CITY OF NORTH MIAMI BEACH
cja COMMUNITY REDEVELOPMENT AGENCY

]J'l\-' Board of Commissioners Meeting
I City Council Chambers, 2" Floor
il;l'(‘l’l('}' City Hall, 17011 NE 19" Avenue

North Miami Beach, FL 33162

November 3", 2015

7:15 P.M.
NMBCRA Board of Commissioners: Staff:
Chairman George Vallejo Executive Director Ana M. Garcia
Commissioner Anthony DeFillipo CRA Attorney Steven Zelkowitz
Commissioner Phyllis S. Smith Assistant City Manager Candido Sosa-Cruz
Commissioner Beth E. Spiegel CRA Administrator Patrick Brett
Commissioner Frantz Pierre
Commissioner Barbara Kramer
Commissioner Marlen Martell

AGENDA

o e

Call to Order / Roll Call
Approval of Minutes: Regular Meeting: August 27", 2015
Public Comment
Action Item: Read Capital Apartments Tax Increment Recapture Incentive application
Executive Director’s Report: New CRA Administrator
2015 Florida Redevelopment Association Conference

Next CRA Board Meeting: (Workshop) November 19", 2015 @ 6:00 p.m.

Regular meeting - December 17" @ 6:00 p.m.

Adjournment



CITY OF NORTH MIAMI BEACH
BOARDS AND COMMITTEES MEETING MINUTES

NAME OF BOARD/COUNCIL: COMMUNITY REDEVELOPMENT AGENCY, BOARD OF
COMMISSIONERS

NAME OF PERSON PREPARING SUMMARY: K. MCGUIRE, PROTOTYPE

NAMES OF STAFF, AND INVITED GUESTS PRESENT: CRA COORDINATOR RASHA CAMEAU, CRA
EXECUTIVE DIRECTOR ANA M. GARCIA, CRA CONSULTANT RACHEL BACH, CITY ATTORNEY JOSE
SMITH, ASSISTANT CITY ATTORNEY SARAH JOHNSTON, RMA CONSULTANT KEN STAPLETON
BOARD MEMBERS: COMMISSIONER/CHAIR GEORGE VALLEJO, COMMISSIONER ANTHONY
DEFILLIPO, COMMISSIONER BARBARA KRAMER, COMMISSIONER MARLEN MARTELL,
COMMISSIONER BETH SPIEGEL, COMMISSIONER PHYLLIS S. SMITH

TYPE OF MEETING: REGULAR MEETING DATE: AUGUST 27, 2015

MINUTES

AGENDA ITEM 1 - Call to Order / Roll Call: 6:00 p.m.
Chair Vallejo called the meeting to order at 6:14 p.m. Roll was called and it was noted a quorum was present.

AGENDA ITEM 2 — Public Comment. At this time Chair Vallejo opened public comment. As there were no
members of the public wishing to speak, the Chair closed public comment and brought the discussion back to the
Board.

AGENDA ITEM 3 — Approval of Minutes: Regular Meeting, June 25, 2015. Commissioner DeFillipo made a
motion, seconded by Commissioner Smith, to approve. In a voice vote, the motion passed unanimously (6-0).

AGENDA ITEM 4 - Action Item: FY 15-16 Budget Presentation.
a. Resolution Approving CRA 2015-2

Ms. Cameau reported that this year’s City and County tax increment financing revenue (TIF) increased by
approximately $94,000 and $60,000 respectively. The total CRA budget is $1.433 million and includes a $49,000
carryover from the current fiscal year. Next year’s budget includes the salary of a full-time CRA Administrator, who
will be the sole full-time employee of the CRA. Ms. Cameau explained that since the City’s recent zoning changes
were implemented, there is significantly more interest from developers and other parties, which requires a full-time
individual. This salary is capped at $90,000 and includes insurance and pension benefits. She also noted that the
CRA will pay for administrative support from City Staff, which includes services provided by the Finance,
Procurement, Legal, and other City Departments.

She continued that the CRA will increase its funding for grant incentive programs to $200,000. Other budget items
were reviewed, including operating expenses, debt service, and capital expenses such as the sewer project, which is
expected to go before the County Commission for approval in September 2015. It was noted that for development
purposes, the CRA may elect to fill any gaps in the sewer project if they wish, such as properties on 21 and 22"
Avenues that still use septic service.

Commissioner Spiegel requested clarification of an employee salary listed under Administrative Services. Ms.
Cameau explained that this line item refers to the incoming CRA Administrator, whose salary will be divided into
25% administrative and 75% operating. City Administrative Support refers to work provided by members of City
Departments. It amounts to less than the 6% cap on these services set by the interlocal agreement. Ms. Cameau
added that the specific line item figure can be broken down by the Finance Department if the Board wishes. She
characterized the expense as a projection, pointing out that monies in this line item may go unused. It was also noted
that the County has received a copy of the draft budget and did not object to the administrative expenses.

Commissioner Spiegel also requested further clarification of Contractual Services. Ms. Cameau stated that these
include marketing and branding of the CRA, an update of the City’s website in order to market the City and CRA
more effectively to developers, and retaining Kevin Crowder of RMA to assist the City with public-private
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partnership negotiations. Mr. Crowder’s retainer is not to exceed $15,000. It was noted that the Contractual Services
are included under operating expenses. Ms. Cameau advised that the budget narrative more fully explains these line
item expenses. It was also clarified that marketing includes collateral materials and events, while branding refers to
promotional items provided free of charge by the CRA.

Commissioner Smith expressed concern with the compensation of salaries within the CRA. Ms. Garcia explained
that the salaries included within the CRA budget are most likely insufficient to cover the input provided by various
City employees. She pointed out that the new zoning changes have triggered a renaissance within the CRA that
necessitates a full-time staff member to work toward recruiting more businesses.

Chair Vallejo asked how much the CRA currently owes toward the original $3 million loan. Ms. Cameau replied
that this figure would be provided from the Finance Department.

It was noted that once approved by the Board, the budget will go before the City Council and then to the County for
final approval. Ms. Garcia suggested that in the future, the budget may be provided to the members further in
advance of the Board meeting so any specific questions may be addressed.

Commissioner Martell made a motion, seconded by Commissioner Kramer, to approve the fiscal budget 2015-16. In
a voice vote, the motion passed unanimously (6-0).

b. Approval of Memorandum of Understanding for Administrative Support Services

Ms. Cameau advised that this Item may be postponed until the Board is supplied with additional information, if the
Board so desired.

A motion was made, seconded by Commissioner DeFillipo, to approve.

Commissioner Smith did not feel it was appropriate to vote on the Item without first hearing the requested
information, and suggested that the Item could be brought before the City Council for a vote. It was confirmed that
this could be done if the CRA Board meeting was resumed just prior to the City Council meeting.

Chair Vallejo pointed out that the memorandum of understanding (MOU) allows for monies to be moved from a
CRA account to a City account in payment for support of administrative services. He did not feel additional
information would be necessary in order to approve the Item.

In a voice vote, the motion passed 5-1 (Commissioner Smith dissenting).

AGENDA ITEM 5 — Discussion Item: Presentation of the West Dixie Highway Implementation Plan. Ms.
Bach showed a PowerPoint presentation on this plan, explaining that RMA had learned the City conducted a traffic
study in 2009, which resulted in a request that the County widen West Dixie Highway from two to four lanes from
163" Street to 172" Street. The County has now allocated $9 million for this project in its fiscal year (FY) 2017-18
Transportation Improvement Plan (TIP), as well as $3 million to replace the Snake Creek Canal Bridge.

Ms. Bach advised that recent CRA plans for this corridor of the West Dixie Highway include creation of a
neighborhood center and pedestrian environment from north of the canal to 172" Street, in conjunction with recent
zoning changes. This means the CRA must make a policy decision on how it would like to proceed with the project.
She pointed out that the presentation is a preliminary draft of the West Dixie Highway Implementation Plan; once it
has been approved by the CRA Board, it will be presented to area stakeholders. While it may be beneficial to widen
West Dixie Highway to four lanes from the Snake Creek Canal to 163 Street, this would be less desirable in light
of plans for the area north of the canal.

RMA Consultant Ken Stapleton continued with the presentation, noting that while the West Dixie Highway Corridor
includes multiple assets, it also faces several issues, including parking, pedestrian safety, right-of-way
encroachments, sewer issues, inconsistent lighting, lack of wayfinding, and poor transit service, among others. There
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is not yet a brand for this particular area, and recent investments have been limited. Mr. Stapleton characterized the
existing assets as underused. One of these assets is the CRA’s shared vision for the area, as represented by the recent
zoning changes. The northern end of the corridor will include mixed-use residential development, while the southern
end will have more of a Downtown feeling.

Mr. Stapleton stated that two particular items present opportunities: development of a signature bridge in the area to
create a sense of place, and enhancement of three distinctive gateways into the corridor at 163" Street, 172" Street,
and the bridge and canal themselves. He showed photographs of other signature bridges, advising that they should
be visually memorable and exciting and should encourage pedestrian interest.

The Implementation Plan identifies five key priorities:

Bridge/roadway design and construction, in partnership with the County;
Commuter rail support;

Assistance of early private mixed-use development;

Find images to communicate vision for the area;

Creation of a signature event that is tied to this specific place.

akrwbdPE

The Board discussed the presentation, with Mr. Stapleton clarifying that the presentation did not address the specific
configuration of the West Dixie Highway process. Ms. Bach recommended that this discussion be part of the
engineering and design process. This decision will be made in both the CRA Board and City Council capacities in
order to advocate for the City’s desired policy direction, and communicated to the County. Chair Vallejo proposed a
pre-Council meeting work session to address this issue.

Commissioner Smith requested that a list of County requirements for the project be provided to the Board members
prior to the proposed work session. She explained that some County requirements may not be modified or County
funding could be withdrawn from the project. Commissioner Spiegel recommended reaching out to property owners
within the subject area to find out their vision and needs for the corridor.

AGENDA ITEM 6 — Discussion Item: Executive Director’s Report. Ms. Garcia reported that she has spoken to
County Commissioner Sally Heyman and learned that the FY 2014-15 CRA Budget was approved by the County
Commission. City Staff has also met with FDOT regarding rail support during the past two weeks. She noted that
some of the assets and priorities identified by the West Dixie Highway Implementation Plan are included in specific
CRA budget line items. Commissioner Smith emphasized the need for the City to remain closely involved in
decisions regarding the proposed rail stop.

AGENDA ITEM 7 — Next Board Meeting: CRA Community Workshop on CRA Plan Updates, September
24, 2015 at 6:00 p.m. Ms. Cameau advised that this public meeting is required in order to submit an updated CRA
Plan to the County Commission in October 2015. There was brief discussion of modifying this date, as the Mayor
and Vice Mayor may be unable to attend as planned.

AGENDA ITEM 8 — Adjournment. There being no further business to come before the Board at this time, the
meeting was adjourned at 7:17 p.m.
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STEARNS WEAVER MILLER
WEISSLER ALHADEFF & SITTERSON, pA.

Javier E. Ferndndez

150 West Flagler Street, Suite 2200
Miami, FL 33130

Direct: (305) 789-3501

Fax: (305) 789-2620

Email: jefernandez@stearnsweaver.com

October 19, 2015

Mrs. Rasha Cameau

CRA/City Coordinator

Community Redevelopment Agency
City of North Miami Beach, Florida
17011 NE 19" Avenue

North Miami Beach, FL. 33162

Re: Aventura Property Holdings, LLC - Tax Increment Recapture Incentive Application for
2145 NE 164™ Street, North Miami Beach, FL (the “Property”)

Dear Mrs. Cameau:

Our firm represents Aventura Property Holdings, LLC (hereinafter, “Developer” or “Owner”) of the
Property located within the City of North Miami Beach, Florida (the “City”). The Property is located within the
redevelopment boundaries of the City’s Community Redevelopment Agency (the “CRA”). This letter will serve as
the Owner’s formal request for a Tax Increment Recapture Incentive (“TIE”) to assist them in their efforts to
construct a mixed-use project on the Property.

The Property consists of an approximately 2.6 acre site located within the City’s CRA. Presently, the
Property is vacant, but it previously housed a store of a major grocery chain. The Property has been identified as
one of three (3) potential sites for acquisition or for redevelopment assistance in the CRA’s 2010 Amended
Redevelopment Plan (the “2010 Plan”) because of its ability to further the goals of the CRA. See Section 5 at
Page 21 of the 2010 Plan.

The Developer acquired the site in June of 2014 with the infent of positioning the Property for
redevelopment as o mixed-use project consisting principally of residential units with ground floor
commercial/retail space. Proof of the Developer’s ownership of the Property is attached hereto as Exhibit “A”.

Earlier this summer, Developer submitted a site plan submission for the City’s review and potential
approval.  The proposed site plan, prepared by Arquitectonica, envisions the development of an 8-story
building containing a total of 349 residential units ranging in size between 508 sq. feet and 1,389 sq. feet and
totaling 304,598 sq. feet of floor area, as well as 10,985 sq. feet of ground floor retail lining NE 164" Street
{the “Project”). All of the above programmatic components are supported by 574 space parking garage
attached to the Project. The proposed program represents development at a residential density of 135 units per
acre and floor area ratio of slightly more than 2.81. A copy of the Project site plan and conceptual elevations is
attached hereto as Exhibit “B”. As of the date of this lefter, Developer does not anficipate any potential
obstacles in securing development approvals based on the City's comments to the design-concept submitted for
its consideration.

MIAMI = FORT LAUDERDALE = TAMPA = TALLAHASSEE
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The development team undertaking the Project is lead by Jose Malabet and Rafael Diaz of READ
Capital, a Miami-based real estate development firm with a 15-year track record of experience. Mssrs. Malabet
and Diaz have the requisite experience and financial backing to undertake advance this Project to completion.
Evidence of their experience is attached hereto as Exhibit “C”.  Mssrs. Malabet and Diaz have also enlisted the
services of an experienced development consultant, Mr. Jay Jacobson, who will assist READ Capital in all phases
of the project — conceptual refinement, financing, construction management, project marketing, and leasing.
Mr. Jacobson brings a wealth of development experience to the team having previously served as a project
manager, developer/owner, and consultant for a wide-variety of projects. A short summary of his experience is
attached hereto as part of Exhibit “C".

In an effort to further guarantee the Project’s success, Developer will also be retaining the services of an
experienced multi-family contractor, J. Milton & Associates (“Milton”). Milton has successfully developed and
built condominium towers and multi-family rental communities with a market valuation of approximately $3.5
billion over its 50-year history. A summary of Milton’s credentials is attached hereto as Exhibit “D”.

As noted hereinabove, the Developer has the requisite capacity and ability to secure the financing
required to complete the Project. Initial discussions with potential equity investors and lenders, such as Berkadia
Commercial Mortgage, have demonstrated a strong interest in deploying capital to underwrite the Project,
subject to the Developer a TIF commitment from the CRA. Evidence of the Developer’s ability to procure Project
financing is attached hereto as Exhibit “E”. The Project’s potential commercial lender, Berkadia Commercial
Mortgage (“Berkadia”), is a joint venture of Berkshire Hathaway and Leucadia National Corporation and an
industry leader in commercial real estate lending solutions for the acquisition, construction, rehabilitation and
refinance of multi-family and commercial properties. In 2014, Berkadia was a Top 10 Fannie Mae Delegated
Underwriting and Servicing (“DUS") producer.  More information about Berkadia can be found at
www. berkadia.com.

While the Developer believes in the viability of the Project, potential lenders and investors have
conditioned future financial support of the Project on the approval of a TIF agreement due to the fact that little
to no comparable development has occurred within the immediate portions of the CRA in many years.  In
addition, market rents, as measured on a square footage basis, are substantially below the rent levels necessary
to underwrite the Project. A comparative market analysis completed for the Developer by Affinity International
Realty indicates per square foot rents of approximately $1.35 per sq. foot (the “high” scenario). A copy of the
market study is attached hereto as Exhibit “E”. Such existing market rents are approximately forty percent (40%)
below the Developer's targeted pro-forma rents.

In light of the lack of development comparables and relatively weak market rents, Developer is
requesting a TIF incentive of seventy-five percent (75%) (the 50% base TIF incentive, plus the 25% bonus tax
incentive) of projected ad valorem revenues from the CRA in order to advance the Project. The requested
incentive will help underwrite a portion of the monthly rent gap discussed hereinabove. A copy of a project
proformas demonstrating the value of the TIF generated by the Project is attached for your review as Exhibit “G”

(“TIE Projection”).

Developer proposes to achieve the bonus tax incentive (25% of additional TIF) through the introduction
of public streetscape improvements and through the installation of public art in public areas surrounding the
Project (the “Bonus Improvements”). The Bonus Improvements will consist of the construction of significant
infrastructure and streetscape enhancements and public art installation(s) along a portion of the Royal Glades
Canal from NE 21% Avenue to W. Dixie Highway that will serve as a waterfront recreational amenity for the
general public consistent with the City’s plan for waterfront. The proposed improvements are estimated cost well

in excess of Seven Hundred Thousand and No/100 Dollars {$700,000.00).

STEARNS WEAVER MILLER WEISSLER ALHADEFF & SITTERSON. PA.
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In summary, we believe the Project will serve as a catalytic force for this portion of the CRA and will help
usher in new multi-family housing projects and neighborhood-serving retail and commercial development
opportunities within the area.  The requested TIF will help underwrite a portion of the gap between the
Developer’s projected pro-forma rents and the existing market rents, thus making the project financeable. Most
importantly, this request is consistent with the goals of the CRA, as reflected in the 2010 Plan, and represents a
responsible investment of public funding to incentive both the development of new multi-family housing and a
recreational amenity on a portion of the Royal Glade Canal. For each of the foregoing reasons, we request the
City’s support of this TIF request.

Sincerely,

Javier E. Fernéndez

Cey The Honorable George Vallejo, Mayor
Ana M. Garcia, City Manager
Richard Lorber, Asst. City Manager
Carlos Rivero, Planning Director
Jose Malabet, READ Capital
Rafael Diaz, READ Capital

STEARNS WEAVER MILLER WEISSLER ALHADEFF & SITTERSON. pA.



North Miami Beach CRA

Tax Increment Recapture Program
Project Information Sheet

Applicant Aventura Property Holdings, LLC
Contact Person Javier E. Fernandez, Esq.
Telephone 305.789.3501 / 305.761.2274
Email jefernandez@stearnsweaver.com
Site Address | 2145 NE 164th Street, N. Miami Beach, FL |
Existing Prior Year Taxable Values
Folio Numbers Building Size Lot Size 2015 2014

2013

[07-2216-007-0051 | - | 111,949 sq. ft. | $ 895,592 | $ 2,087,000 | $ 2,392,633
Total - - S 895,592 $ 2,087,000 S 2,392,633
Type of project (condo, retail, office, mixed use) Mixed-Use |
Construction Commencement Date 4/1/2016

Projected Construction Completion Date 12/31/2017

Residential Construction Cost
Commercial Construction Cost
Public Area / Infrastructure Costs

Residential Square Feet
Retail Square Feet
Office Square Feet

Is property being acquired for this project?
If yes, on what date? What price?
Fill in all that apply:

Projected office rent rate per square foot

Projected retail rent rate per square foot:

Projected condominium sales price:

Projected condominium sales price per square foot:
Projected apartment rental rate per square foot:

S 44,398,804.00

S 1,601,196.00

S 2,000,000
304,598
10,985

No
S 24.00
S 2.22

annual
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EXHIBIT “A”

DEVELOPER PROOF OF OWNERSHIP/CONTROL |

STEARNS WEAVER MILLER WEISSLER ALHADEFF & SITTERSON, PA,
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CIRCUIT COURT OF THE ELEVENTH JUDICIAL RECORDED 04727720004 12813857

UEED DOC TAX 7220040
SURTAX Sy 400045
HERVEY RUVINy CLERK OF COURT

MIART-DADE COUNTY, FLORIDA

AVENTURA PROPERTY HOLDINGS LLC

GENERAL JURISDICTION DIVISION

Plainti titi
laintiff(s) / Petitioner(s) Case No: 13016121CA01
VS. ,
Section: 1
NE 164 STREET HOLDINGS LLC , et al. Doc Stamps: $7.200.60
Defendant(s) / Respondents(s) Surtax: $5,400.45
Consideration; $1,200,100.00
CERTIFICATE OF TITLE

The undersigned clerk of the court certifies that a Certificate of Sale was executed and filed in this action on June
05, 2014, for the property described herein and that no objections to the sale have been filed within the time
allowed for filing objections.

The following property in Miami-Dade County, Florida:

All that part of Tract *B" of the 20d Amended Plat of Part of First
Addition to Fulford, according to the plat thereof, recorded in Plat
Book 47, at Page 46, of the Pyblic Records of Mismi-Dade
County, Plorida, lying northerly and westerly of a linc a3 described
as follows:

Commencing at the permanent referonce monument located at the
ititersoction of the northerly and casterly lines of said Tract "B”
extended, run thence southerly along the casterly line and the
casterly line extended of said Tract "B" a distance of 50 feet to a
point for a point of beginning; run thence westerly in a line 50 feet
distart from and paralle] to the northarly line of said Tract "B" &
distance of 200 feet to a point, run thence southerly in & line 200
foet distant from and parallel to the easterly line of said Tract "B" a
distance of 215 feet, more or less to its imtersection with the

L5
«3  southerly line of said Tract "B*. '
I Property address: 2145 NE 164™ Street, North Miami Beach FL 33160
(Vo)
oNJ
tviwas §old to; £ 2
! - el

f;’:AVEgURA zﬁfOPERTY HOLDINGS LLC
2699 South Bayshore Drive
Penthouse
Miami, FL, 33133

Rev. 10/5/2009

1

Book29209/Page4630 CFN#20140459093
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EXHIBIT “B”

PROJECT SITE PLAN & CONCEPTUAL ELEVATIONS

STEARNS WEAVER MILLER WEISSLER ALHADEFF & SITTERSON. rA.
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DEVELOPMENT TEAM EXPERIENCE

STEARNS WEAVER MILLER WEISSLER ALHADEFF & SITTERSON., ra.



RE
AD

Capital Group

READ Capital Group (“RC”) is a Miami-based real estate development company with extensive knowledge of the
market. RC scouts and selects investment opportunities that promise a competitive refurn for its partners. The
principals of RC, Jose Malabet and Rafael A. Diaz, have developed prestigious residential projects in South
Florida over the last 15 years.

Jose Malabet — Partner

Mr. Malabet is a co-founder of RC and has been involved in real estate acquisitions and development for the
past 20 years. His areas of expertise are in investment banking for his real estate development and construction
properties where he oversees all areas of land acquisitions, financial structuring, and acquisitions of rental and
commercial properfies. During his career, he has developed real estate projects totaling more than 250 units
with another 550 units in the pre-development stages. He has also arranged financing for projects in excess of
$150 million in loan and credit facilities. Mr. Malabet has an M.B.A. from La-Salle in Barcelona, Spain.

Rafael A. Diaz — Partner

Mr. Diaz is a co-founder of RC. Prior to establishing RC, Mr. Diaz held a variety of different position in the
finance and real estate industries over the past 15 years. Mr. Diaz began his career with Mass Mutual Financial
Group, then joined Citicorp Investment Services as its Vice President of Investment, and then transitioned fo
Wachovia Securities where he managed a portfolio of over $30 million for 80 clients located all over the world.

In 2009, Mr. Diaz fransitioned full-time into the real estate industry when he founded Cadi Investment Group
(“Cadi”), a real estate firm that owns and manages mulfi-family properties, retail shopping centers and office
buildings. In 2010, Cadi joined Dencity Development to create Avenue 4 Equity Partners. Mr. Diaz has
structured, negotiated and managed over $50 million of real estate transactions over the past 5 years. He
personally oversees acquisitions, structures proposed development budgets for all new projects, oversees the
drafting of all legal documents for all deals, and assists in arranging financing, overseeing construction, and
marketing of all projects.

Jay Jacobson — Development Consultant
Eden Multifamily LLC

Eden Multifamily LLC (“Eden”) was formed as a boutique multifamily residential development, investment, and
consulting firm designed to capitalize on unique off-market properties within targeted infill submarkets across



South Florida with a specific emphasis on Miami-Dade, Broward and Palm Beach counties. Eden’s founder and
managing partners, Mr. Jay Jacobson, has over a 25-year career in the multifamily industry directly developed in
excess of 25,000 units, invested in or acquired another 40,000 units, and has raised hundreds of millions of
dollars in investment capital for projects located in over 30 sub-markets in 22 cities

Immediately, prior to founding Eden, Mr. Jacobson served as the President of Stiles Residential Group and is a
former partner with Wood Partners. Previously, he was a senior director of multifamily investment with Goldman
Sachs Real Estate Services and a managing director of Archstone Communities Trust.
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ExHIBIT “E”

LENDER COMMITMENT LETTER

STEARNS WEAVER MILLER WEISSLER ALHADEFF & SITTERSON., pA.



BERKADIA

349 Unit Multi-family Development Project - 2145 NE 164 Street, North Miami

October 15, 2015

This Term Sheet provides an indication of potential proposed terms to be considered by Berkadia
Commercial Mortgage (“Berkadia”) in connection with arranging financing on the Property (as defined

below).

Property: Multi-family Development Project with 349 Units totaling 304,598 square feet
and 10,985 square feet of ground floor retail space located at 2145 NE 164
Street, North Miami, Florida 33162 (the “Property”).

Loan Amount: 51,700,000. Maximum proceeds available subject to (a) a maximum loan-to-
value ratio at closing not to exceed 70% and (c) a minimum debt yield of 9%.
Additional factors, including but not limited to, the credit underwriting of the
proposed borrower and its principals may also influence the final loan amount.

Term: 3 year loan terms, with 2 (1) year options.

Interest Rate: The rate will be determined based on the requested loan amount and term, as
well as the leverage and other structural requests of the borrower. Current
market pricing is approximately 225-300 basis points over the 1 Month LIBOR
which equates to a current all-in rate of roughly 2.50 — 3.25%.

Amortization: 25 years

Lender Fee: 1.00% of the Loan Amount

Borrower/Principal:  Borrower and the Principal(s) of Borrower are subject to lender’s review and
approval for appropriate legal structure, credit worthiness and experience.

Guarantee Recourse

Escrows/Reserves: Required for, but not limited to, taxes, insurance and replacement reserves.

Berkadia Fee: 1.00% of the Loan Amount

Brad Williamson
Senior Director
Phone 786-646-2580
Brad.Williamson@Berkadia.com

WELLS FARGO CENTER | 333 SE 2nd AVENUE | SUITE 2540 | MIAMI, FL 33131 | 305373 6650 | BERKADIA.COM
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PROJECT MARKET STUDY

STEARNS WEAVER MILLER WEISSLER ALHADEFF & SITTERSON, pA.



Comparative
Market
Analysis

Lo Prepared for
Jose Malabet

For property at
2145 NE 164
North Miami,

Alexander Sherman

Affinity International Realty
999 Brickell Ave

Miami, FL 33131

Office: 305-376-4145

Direct; 305-376-4145

Ce||786-280-3692 INTFRNATICNAL REALTY
Fax: 305-755-0223

Email: agsherman@getaffinity.com

www.AffinityMiami.com
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Q-

July 23, 2015

Jose Malabet

Dear Jose,

| appreciate the opportunity to provide you with a Comparative Market Analysis for your property.
Prepared exclusively for you, this analysis contains a summary of the recent real estate
transactions in your area for properties that are similar to yours. While none of the properties
included in this analysis is exactly like yours, they do provide a good basis by which to compare
your property with the 'competition’.

The following pages contain descriptions of each property whether it is currently available for
sale, recently sold, or was listed but did not sell. A short description of each property is
provided, followed by a summary table of each property's key features, which allows you to easily
compare the features of your property with others in your area.

Your property may have special features or improvements that could substantially affect the price
range in which it should be listed. We will discuss pricing in more detail after you have had a
chance to review the enclosed information.

Please give me a call if you have any questions or would like any additional information. | look
forward to working with you and selling your property quickly.

Sincerely,

Alexander Sherman

Affinity International Realty

999 Brickell Av. Suite 540

Miami, FL 33131

Office:; 305-376-4145 Direct: 305-376-4145
Cell: 786-280-3692

Fax: 305-755-0223

Email: asherman@getaffinity.com

Web Site: www AffinityMiami.com



Prepared for Jose Malabet

2145 NE 164

No Photo Available

#Bedrooms: 2
#Full/#Half Baths: 2
Square Footage: 1,000
Approx. Lot Size:

Year Built:

Alexander Sherman, Affinity international Realty
999 Brickell Av. Suite 540, Miami, FL 33131
Office; 305-376-4145 | Direct: 305-376-4145 | Cell: 786-280-3692 | Fax: 305-755-0223



Comparative Market Summary

Ref # # Beds #FB/HB LivArea Year Built Lot SqFt Type List Price Sale Price
2 2 1,000 SgFt Condo

2145 NE 164, North Miami #Grg/Cpt: Pool: Waterfront: DOM:

A2123714 2 2/0 1,480 SgFt 1990 0 Townhouse 4 $ 2,550

16529 NE 26 AV # 4A, UN# 4A, North Miami Be #Grg/Cpt: 2/0 Pool: Y  Waterfront: Y DOM: A

A2084745 3 3/1 1,967 SgFt 2007 0 Condo $ 2,500

14951 ROYAL OAKS LN # 507, UN# 507, North | #Grg/Cpt: 1/0 Pool: N  Waterfront: N DOM: A

A2078708 3 3/0 1,801 SgFt 2007 0 Condo 4 $2,350

14951 ROYAL OAKS LN # 2006, UN# 2006, Nort #Grg/Cpt: 2/0 Pool: N Waterfront: N DOM: A

A2130299 3 3/0 1,822 SqgFt 2007 / Resale 1,800 Condo $ 2,300

15051 ROYAL OAKS LN # 1206, UN# 1206, Nort #Grg/Cpt: 0/0 Pool: N  Waterfront: N DOM: A

A2136813 3 3/0 1,801 SgFt 2007 0 Condo ¥ $2,300

15051 ROYAL QAKS LN # 2203, UN# 2203, Nort #Grg/Cpt: 2/0 Pool: N Waterfront: N DOM: A

A2135651 2 2/1 1,603 SgFt 2007 0 Condo $ 2,250

15051 ROYAL OAKS LN # 1802, UN# 1802, Nort #Grg/Cpt: 1/0 Pool: N Waterfront: N DOM: A

A2141455 3 3/0 1,822 SqFt 2007 / Resale 1,822 Condo $ $2,250

15051 ROYAL OAKS LN # 806, UN# 806, North | #Grg/Cpt: 0/1 Pool: Y  Waterfront: N DOM: A

A2032047 3 2/0 1,743 SgFt 2007 0 Condo * $2,200

15051 ROYAL OAKS LN # 804, UN# 804, North | #Grg/Cpt: 2/0 Pool: N  Waterfront: N DOM: A

07/23/15 * (¢) 2004 - Southeast Florida MLS -- INFORMATION IS BELIEVED ACCURATE BUT IS NOT WARRANTED*8:48 AM

Total Listings:

Living Area SqFt List Price Sale Price DOM
Average: 1,671 t$2,338 $0 0
Minimum: 1,000 * $2,200 $0 0
Maximum;: 1,967 t $ 2,550 $0 0
Median: 1,801 * $2,300 $0 0

These properties are your competition. A potential purchaser will compare your home to homes similar to these when trying to
decide which to buy. Take a look a these homes, if only on paper. Try to be objective and ask yourself, "Which home is the
best value?" Is it yours? If not, these other homes may sell before yours. But don't forget the "List Prices" of these homes
represent what the seliers WANT for their home, not necessarily what they are really going to get if they sell their home. So,
when setting the price of your home, don't simply look at the LIST PRICE of the other comparable homes, look at the SALE
PRICE of homes comparable to yours which actually SOLD!



Comparative Market Summary

Ref # # Beds #FB/HB LivArea Year Built Lot SgFt Type List Price Sale Price
A1892354 2 2/1 1,700 SgFt 2007 0 Condo t $2,100
15051 ROYAL OAKS LN # 1805, UN# 1805, Nort #Grg/Cpt: 1/0 Pool: N Waterfront: N DOM: A
A2137049 2 2/0 1,743 SgFt 2007 0 Condo $ 2,100
14951 ROYAL OAKS LN # 804, UN# 804, North | #Grg/Cpt: 1 /0 Pool: N  Waterfront: N DOM: A
A2140766 2 2/0 1,603 SgFt 2007 0 Condo ¢ $2,100
15051 ROYAL OAKS LN # 2305, UN# 2305, Nort #Grg/Cpt: 1 /0 Pool: N Waterfront: N DOM: A
A2130563 2 2/1 1,758 SgFt 2007 0 Condo & $1,999
14951 ROYAL OAKS LN # 1208, UN# 1208, Norl #Grg/Cpt: 0/0 Pool: N Waterfront: N DOM: A
A2098232 2 2/1 1,603 SgFt 2007 0 Condo ¥ $ 1,950
14951 ROYAL OAKS LN # 405, UN# 405, North | #Grg/Cpt: 1/0 Pool: N Waterfront: N DOM: A
A1840396 3 3/0 1,886 SgFt 2007 1,886 Condo * $ 2,600 $ 2,550
14951 ROYAL OAKS LN # 2602, UN# 2602, Norl #Grg/Cpt: 2/0 Pool: N  Waterfront: N DOM: 668 R
A2105997 2 2/0 1,763 SgFt 2007 / Resale 0 Condo $ 2,300 $ 2,300
15051 ROYAL QAKS LN # 1501, UN# 1501, Nort #Grg/Cpt: 1 /0 Pool: N Waterfront: N DOM: 75 R
A2115865 2 2/0 1,763 SgFt 2007 / Resale 0 Condo $ 2,300 $ 2,300
15051 ROYAL OAKS LN # 601, UN# 601, North | #Grg/Cpt: 1/0 Pool: N Waterfront: N DOM: 54 R
A2076302 3 3/0 2,048 SqFt 2007 Condo ¥ $2,290 $ 2,290
14951 ROYAL OAKS LN # 301, UN# 301, North | #Grg/Cpt: 2/0 Pool: N  Waterfront: N DOM: 21 R
07/23/15 * () 2004 - Southeast Florida MLS -- INFORMATION IS BELIEVED ACCURATE BUT IS NOT WARRANTED*8:48 AM
Total Listings:
Living Area SqFt List Price Sale Price DOM

Average: 1,763 ¥ $2,193 $ 2,360 205

Minimum: 1,603 ¥ $1,950 $ 2,290 21

Maximum: 2,048 ¥ $ 2,600 $ 2,550 668

Median: 1,758 ¥ $2,100 $ 2,300 65

These properties are your competition. A potential purchaser will compare your home to homes similar to these when trying to
decide which to buy. Take a look a these homes, if only on paper. Try to be objective and ask yourself, "Which home is the
best value?" Is it yours? If not, these other homes may sell before yours. But don't forget the "List Prices" of these homes
represent what the sellers WANT for their home, not necessarily what they are really going to get if they sell their home. So,
when setting the price of your home, don't simply look at the LIST PRICE of the other comparable homes, look at the SALE

PRICE of homes comparable to yours which actually SOLD!



Comparative Market Summary

Ref # # Beds #FB/HB LivArea Year Built Lot SqFt Type List Price Sale Price
A2032034 2 2/0 1,834 SgFt 2007 / New C( 1,834 Condo ¥ $2,200 $ 2,000
14951 ROYAL OAKS LN # 703, UN# 703, North | #Grg/Cpt: 1 /0 Pool: N Waterfront: N DOM: 84 R
A2037774 2 2/1 1,758 SgFt 2007 / New C 1,758 Condo $ 2,200 $ 2,200
14951 ROYAL OAKS LANE # 2105, UN# 2105, N #Grg/Cpt: 1/0 Pool: N  Waterfront: N DOM: 133 R
A2048138 2 2/0 1,763 Sgrt 2007 0 Condo $ 2,200 $ 2,100
15051 ROYAL OAKS LN # 801, UN# 801, North #Grg/Cpt: 0/1 Pool: N  Waterfront: N DOM: 48 R
A2050592 2 2/0 1,763 Sgrt 2007 0 Condo ¥ $2,200 $ 2,050
15051 ROYAL OAKS LN # 701, UN# 701, North | #Grg/Cpt: 1/0 Pool: N  Waterfront: N DOM: 66 R
A2053559 2 2/0 1,743 SgFt 2007 0 Condo t $2,200 $ 2,125
15051 ROYAL OAKS LANE # 404, UN# 404, Norl #Grg/Cpt: 2/0 Pool: N Waterfront: N DOM: 36 R
A2124216 2 2/1 1,758 SgFt 2007 0 Apartment $ 2,200 $ 2,100
14951 ROYAL OAKS LN # 2508, UN# 2508, Norl #Grg/Cpt: 2/0 Pool: N  Waterfront: N DOM: 45 R
A2115807 2 2/0 1,763 SgFt 2007 / Resale 0 Condo ¥ $2,100 $ 2,100
15051 ROYAL OAKS LN # 201, UN# 201, North | #Grg/Cpt: 1/0 Pool: N  Waterfront: N DOM: 88 R
A2087366 2 2/1 1,758 SgFt 2007 / New Cq 0 Condo & $2,099 $ 2,000
14951 ROYAL OAKS LN # 1008, UN# 1008, Norl #Grg/Cpt: 0/0 Pool: N Waterfront: N DOM: 77 R
A2047082 2 2/1 1,743 SgFt 2007 0 Condo & $ 2,000 $ 2,000
15051 ROYAL OAKS LN # 204, UN# 204, North | #Grg/Cpt: 1/0 Pool: N Waterfront: N DOM: 59 R

07/23/15

* () 2004 - Southeast Florida MLS -- INFORMATION IS BELIEVED ACCURATE BUT IS NOT WARRANTED*8:48 AM

Total Listings:

Living Area SqFt List Price Sale Price
Average: 1,765 ¥ $2,155 $ 2,075
Minimum: 1,743 ¥ $ 2,000 $ 2,000
Maximum; 1,834 ¥ $2,200 $ 2,200
Median: 1,758 $ $2,200 $ 2,100

DOM
71
36

133
66

These properties are your competition. A potential purchaser will compare your home to homes similar to these when trying to

decide which to buy. Take a look a these homes, if only on paper. Try to be objective and ask yourself, "Which home is the
best value?" Is it yours? If not, these other homes may sell before yours. But don't forget the "List Prices" of these homes
represent what the sellers WANT for their home, not necessarily what they are really going to get if they sell their home. So,
when setting the price of your home, don't simply look at the LIST PRICE of the other comparable homes, look at the SALE

PRICE of homes comparable to yours which actually SOLD!



Comparative Market Summary

Ref # # Beds #FB/HB LivArea Year Built Lot SqFt Type List Price Sale Price
A2085176 2 2/1 1,603 SgFt 2007 / Resale 1,605 Condo + $2,000 $ 1,900
15051 ROYAL OAKS LN # 502, UN# 502, North | #Grg/Cpt: 2/0 Pool: N  Waterfront: N DOM: 51 R
A2115067 2 2/0 1,743 SgFt 2007 0 Apartment $ 2,000 $ 2,100
15051 ROYAL OAKS LN # 1904, UN# 1904, Nori #Grg/Cpt: /0 Pool: N  Waterfront: N DOM: 27 R
A1678639 2 2/0 1,763 SqFt 2007 / New C( 0 Condo ¢ $1,950 $ 1,900
15051 ROYAL OAKS LN # 501, UN# 501, North | #Grg/Cpt: 1/0 Pool: N  Waterfront: N DOM: 986 R
A2122273 2 2/1 1,603 SqFt 2007 0 Condo ¥ $ 1,850 $ 1,850
14951 ROYAL OAKS LN # 2005, UN# 2005, Mia1 #Grg/Cpt: 1/0 Pool: N Waterfront: N DOM: 49 R
07/23/15 * (C) 2004 - Southeast Florida MLS -- INFORMATION IS BELIEVED ACCURATE BUT IS NOT WARRANTED*8:48 AM

Total Listings:

Average:
Minimum:
Maximum:
Median:

Living Area SqFt List Price Sale Price DOM
1,678 ¥ $1,950 $ 1,938 278
1,603 ¥ 41,850 $ 1,850 27
1,763 ¥ $ 2,000 $ 2,100 986
1,673 ¥ $1,975 $ 1,900 50

These properties are your competition. A potential purchaser will compare your home to homes similar to these when trying to
decide which to buy. Take a look a these homes, if only on paper. Try to be objective and ask yourself, "Which home is the
best value?" Is ityours? If not, these other homes may sell before yours. But don't forget the "List Prices" of these homes
represent what the sellers WANT for their home, not necessarily what they are really going to get if they sell their home. So,
when setting the price of your home, don't simply ook at the LIST PRICE of the other comparable homes, look at the SALE
PRICE of homes comparable to yours which actually SOLD!
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Comparable Address

2145 NE 164

16529 NE 26 AV # 4A

14951 ROYAL OAKS LN # 507
14951 ROYAL OAKS LN # 2006
15051 ROYAL OAKS LN # 1206
15051 ROYAL OAKS LN # 2203
15051 ROYAL OAKS LN # 1802
15051 ROYAL QAKS LN # 806
15051 ROYAL OAKS LN # 804
15051 ROYAL OAKS LN # 1805
14951 ROYAL OAKS LN # 804
15051 ROYAL OAKS LN # 2305
14951 ROYAL OAKS LN # 1208
14951 ROYAL OAKS LN # 405
14951 ROYAL OAKS LN # 2602
15051 ROYAL OAKS LN # 1501
15051 ROYAL OAKS LN # 601
14951 ROYAL OAKS LN # 301
14951 ROYAL OAKS LN # 703
14951 ROYAL OAKS LANE # 21
15051 ROYAL OAKS LN # 801
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668
75
54
21
84

133
48
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& 2015 Microzoft Corporation ® 2505 HERE

Sale Price

& $2,550
$2,500
& $2,350
$2,300
% $2,300
$2,250
& $2,250
P $2,200
% $2,100
$2,100
¥ $2,100
¥ 51,999
& $1,950

% $2,600
$2,300
$2,300

¥ $2,200

§ $2,200
$2,200
$2,200

$2,550
$2,300
$2,300
$2,290
$2,000
$2,200
$2,100

Alexander Sherman, Affinity International Realty
999 Brickell Av. Suite 540, Miami, FL 33131
Office: 305-376-4145 | Direct: 305-376-4145 | Cell: 786-280-3692 | Fax: 305-755-0223



Prepared for Jose Malabet

NE
st St
W Ln
o
S

B ol

)

fa

By
| Cay%
b» bing <, € 20°5 Mizroscht Corporation & 2075 HERE

Comparable Address # Beds Days on Market List Price Sale Price
15051 ROYAL OAKS LN # 701 2 66 & $2,200 $2,050
15051 ROYAL OAKS LANE # 404 2 36 % $2,200 $2,125
14951 ROYAL OAKS LN # 2508 2 45 $2,200 $2,100
15051 ROYAL OAKS LN # 201 2 88 ¥ $2,100 $2,100
14951 ROYAL OAKS LN # 1008 2 77 & $2,009 $2,000
15051 ROYAL OAKS LN # 204 2 59 & $2,000 $2,000
15051 ROYAL OAKS LN # 502 2 51 $ $2,000 $1,900
15051 ROYAL OAKS LN # 1904 2 27 $2,000 $2,100
15051 ROYAL OAKS LN # 501 2 986 & $1,950 $1,900
14951 ROYAL OAKS LN # 2005 2 49 % $1,850 $1,850

Alexander Sherman, Affinity International Realty
999 Brickell Av. Suite 540, Miami, FL 33131
Office: 305-376-4145 | Direct: 305-376-4145 | Cell: 786-280-3692 | Fax: 305-755-0223



Prepared for Jose Malabet

General Facts About Pricing...

There are certain factors that are within our control and some factors beyond our control when it
comes to setting the price. Those factors within our control are: the appearance of the property,
how aggressively we market the property and the price. Factors outside our control are: location
of property, size and local amenities. It's important to accept those factors that are beyond our
control and focus on the pricing and preparation.

A property priced at market value will attract more buyers than a home priced above market
value. Consider that a competitively priced property will also attract a greater number of
potential buyers and increase your opportunity for a quick sale.

Market Statistics...
Sell Price Statistics Sell Price Per Sq. Ft. Statistics
Average Price: $2,100 Average Price/Sq Ft: $1.19 x 1,000 $1,200
High Price: $2,600 High Price/Sq Ft: $1.35 x 1,000 $1,400
Median Price: $2,100 Median Price/Sq Ft: $1.19 x 1,000 $1,200
Low Price: $1,900 Low Price/Sq Ft: $1.08 x 1,000 $1,100

Figures are based on selling price after adjustments, and rounded to the nearest $100.

Summary...

Analysis of the selected comparable properties suggest similar properties are selling in this
price range:
$1,900 to $2,600

Recommend Price: $1,900

Alexander Sherman, Affinity International Reaity
999 Brickell Av. Suite 540, Miami, FL. 33131
Office: 305-376-4145 | Direct: 305-376-4145 | Cell: 786-280-3692 | Fax: 305-755-0223



October 5, 2015
Page 10

ExHIBIT “G”

PROJECT TAX INCREMENT PROJECTION

STEARNS WEAVER MILLER WEISSLER ALHADEFF & SITTERSON, pA.



Gov't Agency Millage Rate

North Miami Beach 6.6036
County-wide 4.6669
TIF Base Rate: 50%
TIF Incentive Rate: 25%
CRATIF Rate: 20%
Growth Rate: 1.00%
Discount Rate: 5.00%

58.6%
41.4%

Aventura Holdings, LLC
North Miami Beach CRA TIF Request
Estimated Project TIF

TIF Base Valuation

Est. Compl. Date

Improvements: $40,800,000.00 12/31/2017
Land: $7,604,408.00
Total: $48,404,408.00
Total Units: 349
Improvements $0.00 $40,800,000.00 $41,208,000.00 $41,620,080.00 $42,036,280.80 $42,456,643.61 $42,881,210.04 $43,310,022.14 $43,743,122.37 $44,180,553.59 $44,622,359.13
Land $0.00 $7,604,408.00 $7,680,452.08 $7,757,256.60 $7,834,829.17 $7,913,177.46 $7,992,309.23 $8,072,232.33 $8,152,954.65 $8,234,484.20 $8,316,829.04
Fiscal Year
2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028
Base TIF Improv. - NMB $0.00 $134,713.44 $136,060.57 $137,421.18 $138,795.39 $140,183.35 $141,585.18 $143,001.03 $144,431.04 $145,875.35 $147,334.11
Base TIF Land - NMB $0.00 $25,108.23 $25,359.32 $25,612.91 $25,869.04 $26,127.73 $26,389.01 $26,652.90 $26,919.43 $27,188.62 $27,460.51
Base TIF Improv.- County $0.00 $95,204.76 $96,156.81 $97,118.38 $98,089.56 $99,070.46 $100,061.16 $101,061.77 $102,072.39 $103,093.11 $104,124.04
Base TIF Land - County $0.00 $17,744.51 $17,921.95 $18,101.17 $18,282.18 $18,465.00 $18,649.65 $18,836.15 $19,024.51 $19,214.76 $19,406.90
Incentive TIF Improv. - NMB $0.00 $67,356.72 $68,030.29 $68,710.59 $69,397.70 $70,091.67 $70,792.59 $71,500.52 $72,215.52 $72,937.68 $73,667.05
Incentive TIF Land - NMB $0.00 $12,554.12 $12,679.66 $12,806.45 $12,934.52 $13,063.86 $13,194.50 $13,326.45 $13,459.71 $13,594.31 $13,730.25
Incentive TIF Improv. - County $0.00 $47,602.38 $48,078.40 $48,559.19 $49,044.78 $49,535.23 $50,030.58 $50,530.89 $51,036.19 $51,546.56 $52,062.02
Incentive TIF Land - County $0.00 $8,872.25 $8,960.98 $9,050.59 $9,141.09 $9,232.50 $9,324.83 $9,418.08 $9,512.26 $9,607.38 $9,703.45
Total Annual TIF to Developer: $0.00 $409,156.41 $413,247.97 $417,380.45 $421,554.26 $425,769.80 $430,027.50 $434,327.77 $438,671.05 $443,057.76 $447,488.34
Annual TIF NPV (5%): $0.00 $336,613.99 $323,790.60 $311,455.72 $299,590.74 $288,177.76 $277,199.56 $266,639.58 $256,481.88 $246,711.14 $237,312.62
Annual TIF Per Unit: $0.00 $1,172.37 $1,184.09 $1,195.93 $1,207.89 $1,219.97 $1,232.17 $1,244.49 $1,256.94 $1,269.51 $1,282.20
Monthly TIF Per Unit: $0.00 $97.70 $98.67 $99.66 $100.66 $101.66 $102.68 $103.71 $104.74 $105.79 $106.85
Fiscal Year
2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028
TIF Improv. - NMB $0.00 $53,885.38 $54,424.23 $54,968.47 $55,518.16 $56,073.34 $56,634.07 $57,200.41 $57,772.42 $58,350.14 $58,933.64
TIF Land - NMB $0.00 $10,043.29 $10,143.73 $10,245.16 $10,347.62 $10,451.09 $10,555.60 $10,661.16 $10,767.77 $10,875.45 $10,984.20
TIF Improv. - County $0.00 $38,081.90 $38,462.72 $38,847.35 $39,235.82 $39,628.18 $40,024.46 $40,424.71 $40,828.96 $41,237.25 $41,649.62
TIF Land - County $0.00 $7,097.80 $7,168.78 $7,240.47 $7,312.87 $7,386.00 $7,459.86 $7,534.46 $7,609.80 $7,685.90 $7,762.76
Total Annual TIF to CRA: $0.00 $109,108.38 $110,199.46 $111,301.45 $112,414.47 $113,538.61 $114,674.00 $115,820.74 $116,978.95 $118,148.74 $119,330.22
Annual TIF NPV (5%): $0.00 $89,763.73 $86,344.16 $83,054.86 $79,890.86 $76,847.40 $73,919.88 $71,103.89 $68,395.17 $65,789.64 $63,283.37
Fiscal Year
2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028
Total Annual TIF to NMB: $0.00 $21,899.33 $24,363.85 $26,965.30 $29,710.66 $32,607.25 $35,662.79 $38,885.35 $42,283.43 $45,865.96 $49,642.29
Annual TIF NPV (5%): $0.00 $18,016.63 $19,089.72 $20,121.92 $21,114.81 $22,069.87 $22,988.55 $23,872.23 $24,722.25 $25,539.88 $26,326.37

$4,280,681.33

$2,843,973.59

$1,141,515.02

$758,392.96

$347,886.21

$223,862.23




Gov't Agency Millage Rate
N. Miami Beach Operating 6.6036
N. Miami Beach Debt Service 1.0333
Miami-Dade Operating 4.6669
Miami-Dade Debt Service 0.4500
Miami-Dade Fire Operating 2.4207
Miami-Dade Fire Debt Service 0.0114
School Board Operating 7.7750
School Board Debt Service 0.1990
Florida Inland Nav. District 0.0345
South Fla. Water Mgmt. District 0.1577
Okechobee Basin 0.1717
Everglades Construction Proj. 0.0548
Children's Trust Authority 0.5000
Total Millage: 24.0786
11.2705
Growth Rate: 1.00%
Discount Rate: 5.00%

Aventura Holdings, LLC

North Miami Beach CRA TIF Request
Estimated Annual Property Taxes

Base Valuation

Est. Compl. Date

Improvements: $40,800,000.00 12/31/2017

Land: $8,500,000.00

Total: $49,300,000.00

Total Units: 349
Improvements $0.00 $40,800,000.00  $41,208,000.00 $41,620,080.00 $42,036,280.80 $42,456,643.61 $42,881,210.04 $43,310,022.14 $43,743,122.37 $44,180,553.59 $44,622,359.13
Land $0.00 $8,500,000.00 $8,925,000.00 $9,371,250.00 $9,839,812.50 $10,331,803.13 $10,848,393.28 $11,390,812.95 $11,960,353.59 $12,558,371.27 $13,186,289.84

Fiscal Year
2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028

Total Annual Taxes: $0.00 $1,187,074.98  $1,207,132.45 $1,227,799.84 $1,249,103.70 $1,271,071.89 $1,293,733.63 $1,317,119.53 $1,341,261.72 $1,366,193.88 $1,391,951.33
Total City & County Taxes: $0.00 $555,635.65 $565,023.98 $574,697.78 $584,669.51 $594,952.19 $605,559.49 $616,505.76 $627,806.03 $639,476.05 $651,532.38
Annual Real Prop. Taxes Per Unit: $0.00 $3,401.36 $3,458.83 $3,518.05 $3,579.09 $3,642.04 $3,706.97 $3,773.98 $3,843.16 $3,914.60 $3,988.40
Montly Real Prop. Taxes Per Unit: $0.00 $283.45 $288.24 $293.17 $298.26 $303.50 $308.91 $314.50 $320.26 $326.22 $332.37




CRA POLICY RESOLUTION NO. 2015-

A RESOLUTION OF THE CHAIRMAN AND BOARD
MEMBERS OF THE NORTH MIAMI BEACH
COMMUNITY REDEVELOPMENT AGENCY
APPROVING THE RESERVATION OF A TAX
INCREMENT RECAPTURE INCENTIVE FOR
AVENTURA PROPERTY HOLDINGS, LLC AND TO
DIRECT STAFF TO NEGOTIATE A TAX
INCREMENT RECAPTURE INCENTIVE
AGREEMENT WITH AVENTURA PROPERTY
HOLDINGS, LLC FOR REVIEW AND APPROVAL BY
THE CHAIRMAN AND BOARD MEMBERS;
PROVIDING FOR AN EFFECTIVE DATE.

WHEREAS, Aventura Property Holdings, LLC (the “Developer”) submitted to
the North Miami Beach Community Redevelopment Agency (“CRA”) a Tax Increment

Recapture Incentive Application (the “Application”) for redevelopment of the property
located at 2145 NE 164th Street, North Miami Beach, Florida; and

WHEREAS, the Developer proposes a project including an eight (8) story
building with three hundred forty nine (349) residential units and ten thousand nine
hundred eighty five (10,985) square feet of retail space and a parking garage with five
hundred seventy four (574) parking spaces; and

WHEREAS, the Application was reviewed and determined complete by CRA
staff; and

WHEREAS, the CRA Board desires to approve a reservation of a Tax Increment
Recapture Incentive for the Developer based upon the Application and to direct CRA
staff to negotiate a Tax Increment Recapture Incentive Agreement with the Developer for
review and approval by the CRA Board.

NOW, THEREFORE, BE IT RESOLVED BY THE CHAIRMAN AND BOARD
MEMBERS OF THE NORTH MIAMI BEACH COMMUNITY REDEVELOPMENT
AGENCY:

Section 1. Recitals. The recitals in the whereas clauses are true and correct,
and incorporated into this Resolution.

CRA POLICY RESOLUTION NO. 2015-



Section 2. Approval of Tax Increment Recapture Incentive Reservation.
The reservation of the Tax Increment Recapture Incentive for the Developer of the 50%
base TIF incentive plus the 25% bonus TIF incentive is hereby approved, provided that
such reservation is subject to and contingent upon the approval of a Tax Increment
Recapture Incentive Agreement with the Developer by the CRA Board.

Section 3. Negotiation of Tax Increment Recapture Incentive Agreement.
CRA staff is hereby directed to negotiate a Tax Increment Recapture Incentive
Agreement with the Developer for review and approval by the CRA Board, which Tax
Increment Recapture Incentive Agreement shall be in a form and substance acceptable to
the CRA Executive Director and approved as to form and legality by the CRA Attorney.

Section 4. Effective Date. This Resolution shall take effect immediately
upon approval.

PASSED AND ADOPTED by a vote of the Board of the North
Miami Beach Community Redevelopment Agency, this 3" day of November, 2015.

ATTEST: NORTH MIAMI BEACH COMMUNITY
REDEVELOPMENT AGENCY
CITY CLERK GEORGE VALLEJO, CHAIRMAN

APPROVED AS TO FORM:

GRAY ROBINSON, P.A.
CRA ATTORNEY

SPONSORED BY: ADMINISTRATION

Moved by:

Seconded by:

CRA POLICY RESOLUTION NO. 2015-



Vote:

Chairman George Vallejo _ (Yes) ___ (No)
Board Member Anthony F. DeFillipo (Yes) _ (No)
Board Member Barbara Kramer _ (Yes) __ (No)
Board Member Marlen Martell _ (Yes) __ (No)
Board Member Frantz Pierre (Yes) __ (No)
Board Member Phyllis S. Smith (Yes) __ (No)
Board Member Beth E. Spiegel _ (Yes) ___ (No)
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REINVENTING YOUR CITY

To: North Miami Beach Community Redevelopment Agency (NMBCRA)
From: Kevin S. Crowder, CEcD, RMA Director of Economic Development
Subject: Tax Increment Recapture Incentive Application for 2145 NE 164™" Street

RMA is pleased to provide this review of the Tax Increment Recapture Incentive Application provided by
Aventura Property Holdings, LLC, for redevelopment of the property located at 2145 NE 164™ Street,
North Miami Beach, Florida. The purpose of this report is to 1) ensure that the application is complete
pursuant to the guidelines adopted by the CRA Board, and 2) to evaluate the merits of the request for the
Bonus Tax Increment Recapture of 25%. The Applicant proposes to develop an eight (8) story building with
349 residential units and 10,985 square feet of retail space with a 574-space parking garage.

Background
The North Miami Beach CRA Board of Commissioners has placed high priority on projects that include

prioritized or targeted uses, which create jobs, which introduce stimulative activities into the CRA area,
and/or which provide for other public benefits. This project meets several of the public policy goals
identified by the CRA Board:

1. Job creation — construction of a project of this magnitude ($40+ million) will result in the creation
of a significant number of construction jobs; permanent jobs will also be created by the occupants
of the 11,000 square feet of retail space.

2. Stimulative activities — the project’s proposed residential density of 135 units per acre will
introduce new residents that will generate new activity and commerce in the area. Additionally
the project targets residential rental rates that are significantly higher than current market
conditions. Finally, the Applicant will make improvements along Snake Creek Canal that will
enhance its role as a recreational amenity.

3. Public Benefits —in addition to the aforementioned improvements along Snake Creek Canal, the
Applicant proposes to provide for a public art installation, along with infrastructure and
streetscape improvements that are estimated by the Applicant to cost more than $700,000.

Application Completeness
RMA has reviewed the application within the context of the Tax Increment Recapture Incentive guidelines
which require that applicants provide the following items:

Proof of property or site control — PROVIDED.

A copy of the conceptual site plan — PROVIDED.

A description of the project, including use, square footage, and density — PROVIDED.

Names, qualifications of the principals and key representatives involved in the project — The
applicants have provided information on the partners of READ Capital Group, its development
consultant, and the project’s contractor, Milton Construction.

el
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2145 NE 164" Street TIF Application

5. Evidence of the financial strength of the deal — the applicant provided a project summary and
potential term sheet from Berkadia Commercial Mortgage. The term sheet anticipates a $51
million construction loan with a 70% debt coverage ratio. According to the Applicant, potential
lenders have conditioned financial support on the approval of a TIF agreement with the CRA since
they view the CRA as an untested market and the projected rents are higher than current market
conditions. The purpose of a TIF Increment Recapture is to address this specific scenario and make
projects feasible for financing. RMA has reviewed the information provided by the Applicant and
the proposed term sheet and we believe it is consistent with industry standards for an area with
the NMB CRA’s market conditions.

6. A market study — Affinity International Realty provided a Comparative Market Analysis for the
project which provides a basis for how the project fits into and competes within the residential
marketplace. The market analysis identifies market rents in the range of $1.08 to $1.35 per square
foot, and suggests that rents of up to $1.89 per square foot can be targeted by this project. One
of the goals of a CRA is to implement activities that will change a marketplace and provide for
economic growth and increased investment. Rental rates of $1.89 per square foot will help drive
that market change which will help stimulate additional investment and redevelopment.

7. ldentification of any potential obstacles securing necessary approvals — the Applicant has stated
that no obstacles are anticipated.

8. A Tax Increment Value proforma — the Applicant has provided a proforma of Tax Increment for
the period beginning in 2019 (following completion in 2018) through 2028 when the CRA is
scheduled to sunset. RMA has reviewed the Applicant’s methodology and assumptions, and we
believe that the project’s construction costs, rental rates, and taxable value estimates are well
within market conditions and are consistent with our experience on other projects. RMA
conducted an independent estimate of the potential taxable value of the project upon completion
which is consistent with the Applicant’s projections. It is important to note, however, that the
Applicant has been conservative with a growth rate projected at only 1%, which in reality will
likely be higher. Based on a 1% growth rate, the Net Present Value (NPV) of the TIF to the CRA for
the period of 2019-2028 is estimated to be $3.8 million. The Application requests the recapture
of NPV $2.8 million during the same term, with $758,000 accruing to the CRA and an additional
NPV $224,000 accruing to the City of North Miami Beach General Fund during that time.

9. Justification for the request of the additional 25% Bonus Increment Recapture — The guidelines
identify six areas in which an applicant can establish eligibility — LEED certification, green roofs,
public parking, infrastructure and streetscape improvements, public art, and public open space.
The Applicant has identified the construction of infrastructure and streetscape improvements and
public art installation along a portion of the canal, estimated to cost in excess of $700,000, as
justification for the Bonus Increment Recapture. In addition, it is important to note that while the
Applicant did not request the Bonus based on a provision of public open space, the Applicant will
make improvements along Snake Creek Canal on public property that will significantly enhance
that recreational amenity and contribute to revitalization and redevelopment in the NMB CRA
area.

Conclusion
RMA has reviewed the application and recommend support of the reservation of the Tax Increment
Incentive request of the 50% base TIF incentive plus the 25% bonus TIF incentive.
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CITY OF NORTH MIAMI BEACH
cja COMMUNITY REDEVELOPMENT AGENCY

COMMUNIty 17050 NE 19" Avenue, Room 122
i North Miami Beach, FL 33162
il;l'(‘l'l(‘}' NMBCRA.com
MEMORANDUM

TO: Chair and Board of Commissioners

FROM: Ana M. Garcia, Executive Director

VIA: Patrick Brett, CRA Administrator

DATE: October 29", 2015

RE: Executive Director’s Report

New CRA Administrator

Patrick Brett started his new position as CRA Administrator on October 13™. He can be contacted at
(305) 787-6053 and at Patrick.Brett@citynmb.com. His office is located in room 122 in the Public
Services building. He reports to Assistant City Manager Candido Sosa-Cruz.

Mr. Brett is a redevelopment and economic development specialist who previously worked for the
City from 2004 — 2005. During that time, he participated in the multi-departmental collaborative team
effort that successfully established the City’s CRA. Mr. Brett is an owner of a consulting business,
and previously held the positions of CRA Executive Director, CRA Assistant Director, and Senior
Planner and Technology Manager. He is a board member of the Heart of Florida Legal Aid Society,
and calls the NMB community his home.

Florida Redevelopment Association Annual Conference

The Florida Redevelopment Association is a not-for-profit organization dedicated to assisting Florida
professionals and volunteers in community revitalization efforts (redevelopment.net). It held its
annual conference on October 21% through the 23" in Tampa. Assistant City Manager Candido Sosa-
Cruz, Community Development Director Richard Lorber, and CRA Administrator Patrick Brett
attended the three day event.

Staff observed and learned of innovative projects and programs, such as Art in Place-Making,
partnerships, Tampa Business Watch Program, and community engagement techniques.

Website Accessibility Improvement

NMBCRA.org and NMBCRA.com are now setup to take users directly to the CRA’s webpage on the
City’s website.
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