ji PINNACLE

COMMITTED TO EXCELLENCE

June 6, 2024

Angela Salmon, Assistant to the
City Manager

City of Fort Lauderdale

100 N. Andrews Avenue

Fort Lauderdale, Florida 33301

RE: Request for “Local Government Area of Opportunity” (LGAO) Loan Commitment for
Proposed “Pinnacle at Cypress” Affordable Senior Community at 6520 N. Andrews
Avenue, Fort Lauderdale

Dear Ms. Salmon:

Thank you for reaching out for more information on the above-referenced request. | am
organizing this submittal in the order prescribed in your email dated June 4, 2024. We very much
appreciate the City's action in this matter, and we look forward to consideration before the City
Commission as anticipated on June 18™. We have also attached per your request the LGAO form
for signature as required by Florida Housing.

Entity Submitting the Application

Pinnacle Communities Il, LLC will be the developer of Pinnacle at Cypress. The owner will be a
single-purpose entity which as of this writing is currently being registered with the Secretary of
R . State to be named “Pinnacle at Cypress, LLLP.” Both are part of
: the Pinnacle family of companies controlled by the principals of

Pinnacle.

Pinnacle is a South Florida-based full-service real estate
development company committed to solving the critical need for
affordable and workforce housing in Florida's urban centers,
suburban areas and rural communities. Since 1997, the Pinnacle
| family of companies have been developing, building, leasing and
owning both affordable- and market-priced apartment homes.
Pinnacle’s development portfolio now approaches 11,000 units.
s Pinnacle adds beneficial improvements such as quality design,
green and environmentally friendly features and public art to energize and revitalize the larger
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communities in which it serves. More information about all of Pinnacle’s numerous success
stories in community redevelopment and affordable housing can be found at
www.pinnaclehousing.com. Pinnacle has extensive experience in redevelopment ventures with
communities, including CRAs and public housing authorities, having completed numerous
developments involving a public agency or non-profit organization as a meaningful collaborative
partner. Pinnacle has a long track record of satisfaction with respect to fulfilling the obligations
and needs of our public sector partners and is a “user-friendly” organization with a positive,
transparent and organized business approach.

Pinnacle has a noteworthy track record in

developing affordable and luxury housing in the :'\: W
City of Fort Lauderdale. Pinnacle developed the é,_}
highly successful mixed-income, mixed use *
Pinnacle at Tarpon River located on the
southern part of downtown Ft. Lauderdale at

805 S.E. 3" Avenue, near the Broward Heath [Ba
Medical Center, government offices and the
Broward County Courthouse. Pinnacle at Tarpon River, with 112 total units, is a mixed-income
and mixed-use community, with 12 market and 100 affordable units within a 10-story tower and
a three-story urban village building, and contains a vibrant commercial use, the highly-successful
South Florida Physical Therapy and Sports Rehab facility. It offers a variety of community
amenities and a free-standing fitness center lining the parking garage along S.W. 9th Street.
Pinnacle at Tarpon River is Silver LEED-certified and offers the latest green features and worry-
free low utility bills, along with ample bike storage. It is within close proximity to mass transit
including the Fort Lauderdale Brightline station, and also within a short walking distance to the
popular Las Olas shopping and entertainment district. Pinnacle at Tarpon River was completed in
2015 and has withstood the test of time as a shining example of providing quality affordable
housing, indistinguishable from other developments in terms of quality of design, in a rapidly

growing urban core.

Pinnacle was also the developer of ELYPS, a 140-
unit luxury community in Marina Bay at 2500
S.W. 22" Terrace. Pinnacle created a unigue
curved design to best capture the natural
beauty of Fort Lauderdale’s Marina Bay
waterfront, offering elegant living as well as a
worry-free commute for workers accessing
other parts of the city adjacent to the new SR
84/1-95 interchange. ELYPS offers residents
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unparalleled amenities, including a top floor indoor/outdoor “Sunset Lounge” with spectacular
vistas, as well as co-working space and other best in class amenities. ELYPS was completed in late
2022. Pinnacle has an established positive track record in Fort Lauderdale and both a developer
and property owner.

Pinnacle has received broad acclaim throughout Broward County and Florida for its efforts, and
we have attached recent news articles concerning Pinnacle and its accomplishments. Recent
developments include Pinnacle’s noteworthy two-phase “Pinnacle 441" development on SR 7 in
Fort Lauderdale, which has attracted national attention for the unprecedented demand for
guality affordable housing, with Phase 1 occupancy being determined through a lottery with over
21,000 residents in a 10-day registration period. Pinnacle is also constructing the 110-unit
“Pinnacle at La Cabana” community for seniors in Miramar. This development is the result of a
Public/Private Partnership (P3) proposal by Pinnacle to the City, along with a LGAO loan similar
to our request herein.

We have attached a master list of completed Pinnacle communities.

Project Scope

The plan for Pinnacle at Cypress came about as a result of Pinnacle's desire to locate a new
affordable housing opportunity in Fort Lauderdale, combined with our long collaboration with
Fort Lauderdale-based land use attorney Keith M. Poliakoff, who represented Pinnacle on our
prior developments in Fort Lauderdale and has an ownership interest in the property at 6520 N.
Andrews Avenue, The site currently houses an office building where the primary tenant is the MS
Foundation.

The long-range plan for the site is to redevelop the parcel in two distinct phases. The first phase
would be the senior affordable housing discussed in this LGAO request and as shown on the
attached concept plan on the portion of the property closest to North Andrews Avenue, This
would contain 101 units with all 1 bedroom units and ground floor office space for the future
relocation of the M5 Foundation. The future second phase of the development is planned for a
possible development of workforce/affordable housing for families and individuals who are
desperately in need of quality housing in close proximity to jobs in the Cypress Creek area. At
some point during the development process of both phases, the MS Foundation would relocate
into new space allocated on the first floor of Phase 1. Mr. Poliakoff has also secured cross-access
parking rights to the adjoining Treo market rate rental community currently being completed by
Fairfield Residential to the north which will prove beneficial to the overall development plan. Our
conceptual plan is attached herein.
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Community members to be served by this development are vulnerable seniors aged 62+. Senior
affordable housing is a burgeoning crisis in South Florida and in the City of Fort Lauderdale.
Seniors are among the most cost-burdened Asset Limited, Income Contrained, Employed or “ALICE”
Househaolds. The United Way's 2021 "United for ALICE" study revealed this in stark terms — an
alarming 43% of age 65+ households, or 203,457 total households in Broward County, are below the
ALICE Threshold, and 18% are living in abject poverty. The 10 Year Affordable Housign Master Plan
from Broward County notes that the current average 1 bedroom rent in Fort Lauderdale is 52,640
per month, far above what most seniors on fixed incomes can afford, and that the rental housing
unmet demand/supply gap for affordable units in Fort Lauderdale is 7,297 units, the highest in the
County. According to the Harvard Joint Center for Housing Studies, 35% of Fort Lauderdale residents
are “severly cost burdened”, or paying more than 50% of their income on hoiusing-related expenses.

The lack of any affordable housing for seniors in City Commission District 1 is particularly
noteworthy, especially given the Cypress Creek corridor’s access to services, jobs and public
transportation. In fact, Florida Housing’'s database suggests there is only one affordable rental
community financed by Florida Housing in all of District 1 (125 units at 5500 N.W. 31** Avenue). This
led us to engage in constructive discussions with District 1 Commissioner John C. Herbst concerning
our plan for this development and the need for affordable senior housing in this quadrant of the
City, and he has provided invaluable guidance in this regard.

Funding Plan and City LGAO Loan Terms

Our financing plan for this development would largely rely upon an allocation of 9% Housing
Credits (HCs) from the Florida Housing Finance Corporation through the 2024 Request for
Applications (RFA) cycle. We use these HCs to generate critical equity investment in our
developments to make the housing affordable. The “Geographic RFA"” process at Florida Housing,
where affordable housing communities are selected for HC awards from Broward, Palm Beach,
Hillsborough, Pinellas, Duval and Orange counties, occurs once each year. Florida Housing
applications are due this year for Florida Housing’s Request for Applicants (RFA) 2024-202 on July
18, 2024, so time is of the essence. In this year's RFA cycle, two developments will be selected
from Broward County in this highly competitive process. We will opt for the “elderly
demographic” in the application process under this RFA, which commits us to providing housing
for seniors as set forth above. By doing so, we agree that all units will be affordable to senior
households at an average of 60% of area median income or less, which is adjusted for family size.

Housing Credits are essential to our financing plan. Pinnacle will syndicate these tax credits to
raise the equity investment necessary to cover a significant amount of the development cost. In
exchange for these HCs, Pinnacle must agree to keep the property affordable and restricted to
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seniors for a fifty (50) year period. Pinnacle will also procure conventional construction and
permanent financing to cormbine with the HCs to form the overall financing strategy.

Acquiring these Housing Credits is a competitive process, but the City of Fort Lauderdale knows
from experience with past successful developments in the City that competing as a LGAOD
application greatly enhances our odds of securing tax credit financing. When a city selects only
one development annually to provide a cash loan or cash grant in the Florida Housing RFA
process, it may qualify that development as an LGAO in the Florida Housing RFA application.
These funds can be funds provided by the City from local, state or federal resources, but they
must be conveyed to the development in the form of a loan or grant at the level prescribed by
Florida Housing, which for this upcoming cycle is $640,000. LGAO applications from year to year
are given scoring and tiebreaker preferences in RFAs.

We have prepared a draft commitment letter which reflects our proposed loan terms.

Timeline

We have attached a conceptual timeline for our proposed development activities, culminating in
completion and occupancy of the development by the beginning of 2028.

We greatly appreciate the City entertaining the possibility of expanding our footprint in Fort
Lauderdale by developing another best in class affordable housing community. Thank you for the
opportunity to present this information and we look forward to our appearance before the City
Commission.

Sincerely,

Iili
Timothy P. Wheat
Partner

Attachments

ce: Keith M. Poliakoff, Esq.
David O. Deutch
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FLORIDA HOUSING FINANCE CORPORATION
LOCAL GOVERNMENT VERIFICATION OF CONTRIBUTION — LOAN FORM

Pinnacle at Cypress
On North Andrews Avenue, northeast of the intersection of Morth Andrews Avenue and NE 1st
Development Locatifiyenue, Fort Lauderdale (aka 6520 Morth Andrews Avenue)

(AL a minimum, provide the address number, street name and city, and/or provide the street name, closest designated intersection and either
the city (if located within a city) or county (if located in the unincorporated area of the county). I the Development consists of Scattered
Sites, the Development Location stated above must reflect the Scattered Site where the Development Location Point 15 located. )

640,000.00

MName of Development:

The City/County of Fort Lauderdale , commits $ at face value, (which
may be used as an FHFC Non-Corporation Funding Proposal in an Application for FHFC funding if it meets the
required eriteria) in the form of a reduced interest rate loan to the Applicant for its use solely for assisting the
proposed Development referenced above.

Please note: In some competitive processes, Florida Housing will use the face value of the commitment minus
the net present value of the commitment for scoring purposes. The net present value of the above-referenced
loan, based on its payment stream, inclusive of a reduced interest rate and the designated discount rate (as stated
in the applicable RFA) is: §

Mo consideration or promise of consideration has been given with respect to the loan. For purposes of the
toregoing, the promise of providing affordable housing does not constitute consideration. The commitment for
this loan must be effective as of the Application Deadline for the applicable RFA, and is provided specifically
with respect to the proposed Development.

CERTIFICATION
I certify that the foregoing information is true and correct and that this commitment is effective at least through
the date required in the applicable RFA.

Susan Grant
Signature Print or Type Name
Acting City Manager
Print or Type Title Date Signed

NOTE TO LOCAL GOVERNMENT OFFICTAL: Additional information is set forth in the applicable Request for Application
under which the Applicant is applyving tor funding for the above referenced Development.

This certification must be signed by the chief appointed official (staff) responsible for such approvals, Mayor, City Manager,
County Manager /Administrator/Coordinator, Chairperson of the City Council/Commission or Chairperson of the Board of
County Commissioners,  If the contribution is from a Land Authority organized pursuant to Chapter 380.0663, Florida
Statutes, this certification must be signed by the Chair of the Land Authority. One of the authorized persons named above
may sign this form for certification of state, federal or Local Government funds initially obtained by or derived from a Local
Government that is directly administered by an intermediary such as a housing finance authority, a community reinvestment
corporation, or a state-certified Community Housing Development Organization (CHDOY). Other signatories are not
acceptable. The Applicant will not receive credit for this contribution if the certification is improperly signed. The amount
of the contribution stated on this form must be a precise dollar amount and cannot include words such as estimated, up to,
maximum of, not to exceed, ete,

If there are alterations made to this form that change the meaning of the form, the form will not be accepted.

{Form Rev. 07-2022)
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2 AERIAL

SCALE: NTS

/
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/

’
’
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SITE/INFORMATION

. ﬂm_mjzm ZONING:

/
H; TOTAL NET LOT AREA:

« NET LOT AREA PHASE 1:

-

GROSS LOT AREA PHASE 1:

6520 N. ANDREWS AVE.
FORT LAUDERDALE, FL 33309

UUV-NE

78,920.0 SF (1.8 AC)

42,549.0 SF (0.977 AC)

58,388.0 SF (1.34 AC)

3 SITE DATA

UPTOWN URBAN VILLAGE - NORTH-EAST DISTRICT

* DENSITY: a0 D_.._\____.n X 1.34 = 67 UNITS
ﬁ_zn_ﬂm_pmm ALLOWED FOR AFFORDABLE EZ_AmV
* PRPOSED NUMBER OF UNITS: 101 UNITS
* PROPOSED DENSITY: 75.37 DU/AC
* PROPOSED FAR:
ALLOWED PROVIDED
3.0 = 127,647 SF 115,623 SF
* FEMA FLOOD ZONE — A SERIES 7.0° NAVD
« SETBACKS:
R IR PROVIDED
FRONT 10'=0" MIN. 10°-11"
SIDE Q'-0" NA
REAR Q'-0" 11°=-11"
* PARKING: R IR
1.75 PER UNIT X 101 = 177 SPACES
OFFICE 9066 mm\ 200 = 36 SPACES
TOTAL = 213 SPACES
PROVIDED

ON SITE PARKING - 52 SPACES (INCLUDING 3 HC SPACES)

OFF SITE PARKING — 40 ASSIGNED SPACES FAIRFIELD GARAGE 8:00AM — 6:00PM
— 10 UNASSIGNED SPACES FAIRFIELD SITE 8:00AM — 6:00PM
— 25 ASSIGMED SPACES FAIRFIELD SITE 6:00 PM — 8:00AM

-

TOTAL = 127 SPACES
LOADING: REQUIR PROVIDED
NA 1 SPACE
BUILDING HEIGHT ALLOWED PROVIDED

ELDERLY HOUSING

BUILDING LENGTH
UNIT SIZE

75'=0" (FAA LIMITATION)
300'-0" MAX.

400 SF MIN.

8 STORIES (75'-0")
228'-4"

680 SF
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DRAFT

June 5, 2024

Pinnacle at Cypress, LLLP

cl/o Pinnacle Communities 11, LLC
9100 S. Dadeland Blvd., Suite 700
Miami, Florida 33156

Re:

Commitment for $640,000 Loan to Finance the Development of Pinnacle at Cypress in the
City of Fort Lauderdale, Florida

Ladies and Gentlemen:

The City of Fort Lauderdale, Florida (the “Lender”) offers to make a construction and permanent

loan (“Loan”) to Pinnacle at Cypress, LLLP, a Florida limited liability limited partnership (the “Borrower™).
This loan commitment is made upon the following terms and conditions:

1.

Purpose: The purpose of the Loan is to finance the construction of Pinnacle at Cypress, an
affordable housing development for seniors (the “Project”), generally located at 6520 N. Andrews
Avenue, on M. Andrews Avenue northeast of the intersection of N. Andrews Avenue and NE 1%
Avenue in the City of Fort Lauderdale (Portion of Parcel ID #494210130074).

Loan Amount: $640,000. The Loan is non-recourse and non-amortizing and shall be secured by
a subordinate mortgage on the Project, subordinate to all other secured financing obtained or to be
obtained by Borrower.

Interest: Zero percent (0%) interest rate throughout the three (3) year construction period of the
loan, and then two percent (2%) interest rate for the remainder of the fifteen and one-half (15.5)
year permanent loan term. Interest shall accrue on a simple, non-compounding basis and become
due and payable at the end of the permanent loan term.

Loan Term: The Loan shall be for a total of eighteen and one-half (18.5) years, whereby the first
three (3) years shall be the construction period of the Loan, followed by fifteen and one-half (15.5)
years for the permanent loan term. The maturity date may be extended by the Lender in its sole
discretion.

Repayment and Forgiveness: Upon maturity, the Borrower shall repay the loan balance in full
along with all interest which has accrued during the permanent loan term. The Loan Agreement
shall have a provision for forgiveness exercisable by the Lender in its sole discretion at the end of
the Loan Term.

General Conditions: The Borrower must demonstrate to the satisfaction of Lender prior to closing
that it has secured other sources of financing for the Project, including but not limited to the tax
credit equity to be confributed to the Borrower by its investor partner. Failure to provide these
commitments before December 31, 2024 shall result in cancellation of the Loan. The Loan will
close simultaneously with the closing of the construction loan for the Project and the admission of
the investor partner in Borrower.
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7. Special Conditions:

a. The Borrower shall enter into a loan agreement, mortgage and related documents with the
Lender at closing.

b. This loan is made to assist the development financially, but also to induce Florida Housing
Finance Corporation to provide an allocation of Low-Income Housing Tax Credits (“LIHTC")
and/or other sources of financing to allow the development to be financially feasible. It is
acknowledged that this loan amount is sufficient to qualify the development as a “Local
Government Area of Opportunity” based upon Florida Housing Finance Corporation's Request
for Applications (RFA) 2024-202.

8. Subordination: Lender will consent to the subordination of its mortgage securing the Loan and any
payments on the Loan to all other construction and permanent mortgage financing.

This commitment is valid and in full force and effect through December 31, 2024. If you accept these terms,
please execute a copy hereof and deliver the same to the Lender's office.

Wery truly yours,

City of Fort Lauderdale, Florida

By:
Name:
Title:

ACCEPTED:

Pinnacle at Cypress, LLLP, a Florida limited
liability limited partnership

By: PC2 Cypress, LLC, a Florida limited liability company, its general partner

By:
Mame: David O. Deutch
Title: President

Date:
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ji PINNACLE

COMMITTED TO EXCELLENCE

Pinnacle at Cypress
Conceptual Development Timeline

Activi

Possible award of LGAD by City of Fort Lauderdale
Application to Florida Housing under RFA 2024-202

RFA Award Recommendations approved by FHFC Board®

Commencement of Design, Project Schematics, Design Development &
Construction Document Preparation Process

Submission for Site Plan Approval

City Site Plan Approval

Selection of Equity and Credit Enhancement Providers
Submission for site development permits
Submission for Building Permits

All Permits Ready for Issuance

Closing on Financing

Notice to Proceed to General Contractor Issued
Leasing Activities Commence

Construction Completion

Lease-Up Completed

Project Stabilization/|ssuance of 8609s

Date
6/18/24
7/18/24
8/23/24

9/24/24

11/20/24
4/30/25
5/12/25
5/15/25
6/2/25
10/30/25
11/19/25
12/1/25
2/1/27
5/1/27
7/1/27

1/31/28

*awards subject to post-final ranking appeals as permitted under Florida Administrative Code.

8400 5. Dadeland Blvd., Suite 100, Miami, FL 33156
Tel: 305.854.7100
www, pinnaclehousing.com
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