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PALM BEACH COUNTY
BOARD OF COUNTY COMMISSIONERS
AGENDA ITEM SUMMARY

Meeting Date: February 11, 2025 [ ] Consent [X] Regular
[ ]1 Ordinance [ ] Public Hearing
Department: Housing and Economic Development
. EXECUTIVE BRIEF

Motion and Title: Staff recommends motion to:

A) deny Housing Bond Loan Program (HBLP) funding in the amount of $4,719,882 for
Residences at Marina Village, LLC,;

B) approve Housing Initiatives Program (HIP) funding in the amount of $4,719,882 to
Residences at Marina Village, LI.C;

C) authorize the County Administrator, or designee, to execute the loan agreement,
amendments thereto, and all other documents necessary for project implementation
that do not substantially change the scope of work, terms or conditions of the
agreement; and

D) approve a Budget Transfer of $4,719,882 within the HIP funds to recognize the
allocation of HIP funds to the Residences of Marina Village, LLC project.

Summary: At the May 7, 2024 Board of County Commissioners (BCC) meeting, the BCC
conceptually approved HBLP funding in the amount $4,719,882 for Residences at Marina
Village project (Project) and transmission to Palm Beach County’'s (County) third-party
underwriter. The Department of Housing and Economic Development (DHED) prepared a
comprehensive term sheet based on the recommendations of the underwriting report and
submitted the term sheet for approval by Marina Village. Marina Village did not accept the
terms as defined because they have secured a State Apartment Incentive Loan (SAIL),
and as part of the SAIL requirements, all subordinate loans are not permitted to have
required debt service payments.

At the December 10, 2024 BCC Meeting, staff recommended denial of the HBLP funds for
the Project due to the developer’'s inability to comply with the HBLP loan terms. The BCC
deferred the denial of the HBLP funding structure and directed staff to bring back the item
for consideration using HIP funding. The Project consists of construction of 149 multifamily
housing units with 118 County-Assisted units. The units are restricted to seven (7) units at
or below 60% Area Median Income (AMI) ($64,260 for a household of four (4)); 23 units at
or below 80% AMI ($85,650 for a household of four (4)); four (4) units at or below 90% AMI
($96,368 for a household of four (4)); 19 units at or below 100% AMI ($107,085 for a
household of four (4)), and 66 units at or below 110% AMI ($117,803 for a family of four
(4)). The total project cost is $ $67,500,520 with a County HIP investment of $4,719,882,
for a per unit cost of $39,662 or 6.99%. (Continued on page 3)

Background and Policy Issues: On page 3)

Attachments:

1. Term Sheet

2. Third Party Underwriting Report

3. Site plan

4. Area Medium Income Limits/Rents Chart
5. Budget Transfer

Recommended By: M\ /&!\d\m l lq!lo L

\_/Department Director Date

Approved By: / MM//{% 2/3/25

Assigfant County Administrator " Déte
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Il. FISCAL IMPACT ANALYSIS

A. Five Year Summary of Fiscal impact:

Fiscal Years 2025 2026 2027 2028 2029
Capital Expenditures $4,719,882
Operating Costs

External Revenues

Program Income
In-Kind Match (County)
NET FISCAL IMPACT $4,719,882

# ADDITIONAL FTE

POSITIONS (Cumulative)
Is Item Included In Current Budget? Yes _x No
Does this ltem include the use of Federal funds? Yes No x
Does this item include the use of State funds? Yes No x
Budget Account No.:

Fund 1116 Dept 143 Unit 1703 Object 8201 Program Code/Period

B. Recommended Sources of Funds/Summary of Fiscal Impact:

Approval of this item will allocate $4,719,882 in HIP funds to the Residences of
Marina Village, LLC project.

C. Departmental Fiscal Review: /Q%—‘

Valerié Alleyn€/ Division Director I
Finance and{Administrative Services, DHED

ll. REVIEW COMMENTS

A, OFMB Fiscal and/or Contract Development and Control Comments:

s %rz/ fo /0/?"?/;/?j

Contract Deve pment and Contrél 7
”“’? »;g f A A &

M0 Wt
B. Legal Sufficiency:

e
/gé ' / .?5//25‘

Ks@y@ounty Attornéy

C. Other Department Review:

Department Director

(THIS SUMMARY iS NOT TO BE USED AS A BASIS FOR PAYMENT)
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Marina Village, LLC
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Summary: (continued from page 1)

Funding Sources

FHFC/Chase/ M&T $26,635,000
FHFC/SAIL $15,400,000
Housing Initiatives Program $ 4,719,882
City of Riviera Beach $ 1,500,000
PRH Investments $ 1,500,000
Truist $ 8,922 516
Residences at Marina Village Developer LLC | $ 8,823,122
Total Development Cost $67,500,520

Based on the preliminary third-party underwriter's report, staff has negotiated final terms
and conditions for BCC consideration. If awarded HIP, County funding will be provided in
the form of a repayable loan at 1% Interest in accordance with the approved allocation
process for developers. The agreement and related documents pursuant to these HIP
funds will be between County and Residences at Marina Village LLC., a for-profit company
(and its respective successors and/or assigns). The loan shall be secured by a mortgage
and note that require repayment of principal and interest within 20 years. All County-
Assisted Housing units will remain affordable for no less than 60 years. Affordability
restrictions will be recorded through Declarations of Restrictive Covenants which shall
survive the repayment of the loan for the duration of the affordability period. The final third-
party underwriter’s report will be provided to DHED 30 days prior to loan closing and, as
long as the report is consistent with the preliminary report, staff will prepare the loan
agreement and other related documents. To facilitate project implementation, staff
requests authorization for the County Administrator, or designee, to execute the loan
agreement and all related documents for this project. District 7 (HJF)

Background and Policy issues: (Continued from Page 1)

DHED is administering the voter approved HBLP. Bond funds which may be issued all at
once or in tranches, as determined by the BCC, for the purposes as stated in Palm Beach
County’s Resolution R2022-1405. The Housing Bond Allocation Process Criteria includes
approved General Guidelines from the Resolution R2022-0626 calling for the Bond
approved by the voters and proposed funding criteria and processes including project
requirements, loan terms deed restrictions, project selection, credit underwriting and
compliance and monitoring requirements. The Project was conceptually approved by the
BCC at the May 7, 2024 Meeting. On December 10, 2024, staff recommended denial of
HBLP funds. At that time, the BCC deferred the denial and requested staff return with an
item to consider the use of HIP funding instead.



Project and Funding Program Information

Funding program: Housing Initiatives Program (HIP)
RFP number and name: HBLP.2024.4 — Workforce Housing Multifamily Development

Project name: Residences at Marina Village

Developer name: Related Urban Development Group
Contracting entity: Residences at Marina Village, LLC

Project type: Multifamily Rental Development — Workforce Housing Development

Brief Project Description:

Residences at Marina Village, a public-private partnership between Related Urban and the
Riviera Beach CRA, will create approximately 149 units of new mixed-income housing along
Riviera Beach's Broadway corridor. The development will include an eight-story building with
structured parking and approximately 5,000 SF of new commercial space.

lLoan Terms

Loan amount: $4,719,882

Rental Increases: Rent increases on individual units will be permitted only at lease renewal
Interest rate: 1%

Affordability period: 60 years

Affordability:

7 units at or below 60% AMi

23 units at or below 80% AMI

4 pnits at or befow 90% AMI

19 units at or below 100% AMI

66 units at or below 110% AMI

8 units at or below 30% AMI — Not County Assisted Units
22 units at or below 50% AMI — Not County Assisted Units

Number of total project units: 149

Number of County-assisted units: 119

Percentage of County-assisted units: 80%

Additional information: Additional information is provided in the preliminary underwriting

report dated August 19, 2024 includes the full capitalization of the project financing and lien
priority, operational proforma, and complete rental information for units.
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Loan term:

20 year term

Interest only payments years 1-10 with payments deferred during construction
Principal and interest in years 11-20 based on a 50 year amortization calculation

Payments are subject to available cash flow with unmade payments deferred to the
end of the term.

Personal Guarantee: Completion and Operating Deficit Guarantee

Term cotnmencement: Upon closing of the loan concurrent with primary financing
Property re-sale:

If the project development is sold, or 50% (aggregate) or more of the ownership changes to a
non-affiliated entity, the loan must be satisfied.

Estimated Construction start:

Disbursement of funds:
Construction Draw — based on a percentage of completion

Additional considerations:

Construction Considerations

Bond requirements:
Payment and performance bond is required for the full construction value of the project prior
to disbursement of HIP funds

Retainage requirements: 5% retainage until work is completed

Eligible Expenses

Al development costs shall be allocated on a per-unit basis. Loan funds can only be
allocated to those costs deemed as eligible that are directly attributable to County-assisted
units. In the event a cost is deemed eligible for something that is a project wide expense, the
loan funds can only be used for the percentage of County-assisted units as defined above for
that expense.
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Eligible expenses shall include, but not be limited to:

Hard Costs:
Onsite costs for construction, including residential construction, site work and improvements,
parking, engineering, architectural, other consultant fees, and General Contractor fees

Soft Costs;
Permit fees, connections fees, FFE, utility relocation

Ineligible expenses shall include:

Cost of relocation of displaced persons
Off-site improvements

Payment of delinquent taxes

Legal fees and other fees

Costs related to other project financing
Demolition

Pre-development costs

Determination of cost eligibility and reasonableness shall be at the County’s sole absolute
discretion.

The terms outlined above shall be detailed in the loan documents consisting of a loan agreement,
morigage and security agreement, promissory note, and declaration of restrictions.

Projects must be Shovel Ready prior to final approval by the Board of County Commissioners
in order to be eligible for funding.

Shovel Ready is defined as a project where the proposer has site control and the property has
the correct and approved development requirements for the project including, zoning
designation, platting, site plan approval for the housing units it proposes to create.

Please submit any documentation to verify that the project is Shovel Ready.

All terms contained herein are contingent upon approval by the Palm Beach County Board of County
Commissioners (BCC). The funding for this project and the terms contained herein are anticipated to
be presented to the BCC for final approval at the February 11, 2025 agenda meeting. Project
construction must commence within one year of BCC final approvai.

Page 3of 4
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By signing below you are verifying that this project is Shovel Ready, as well as acknowledging and
accepling of loan terms:

B{ Accept Terms 0 Does Not Accept Terms

ot A

//“)pﬂla M ]o J¢

Name (prmted)/

P NAY I' ﬂnﬂ"

Title
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FirsT HOUSING

SERVICE =~ PFINANCE « COMPLIANCE

January 21, 2025

Mr. Jeff Bolton

Director

Department of Housing and Economic Development
301 N. Olive Avenue

West Palm Beach, FL 33401

Re:

Residences at Marina Village (“Development™)
Preliminary Review of the Palm Beach County Application

Dear Mr. Bolton:

First Housing Development Corporation of Florida (“First Housing” or “FHDC”) has done an
initial review of the Palm Beach County application for the Development. A summary of the
information known at this time is below. Please note the Development is still in credit
underwriting and the below is subject to change.

Development Highlights g

County funds will be provided on a per-unit basis and the total of all County fundings
shall not account for more than 50% of the total unit cost as allocated to the County-
Assisted funding uniis.

o County funds are currently 6.99% of loan to cost for the entire Development.
County-Assisted Housing Units shall bear the affordability requirements of the RFP for
no less than 30 years,

o The Development has committed to an affordability period of 60 years under the

Palm Beach County application.
A required minimum debt service coverage ratio on the senior debt will be no less than
1.10 DSC and no more than 1.50 DSC.

o The Development is currently showing a DSC of 1.12x on the senior debt.
Permanent deferred developer fee should be a minimum of 30% of the total developer
fee.

¢ The Developer is currently deferring 88.34% of the total developer fee during the

permanent period.
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Background

The Development is to be located at 1124 Broadway Avenue, 57 East 12% Street, and 1195
Avenue C, Riviera Beach, FL 33404 and will consist of 149 units within one high-rise building.
Closing is scheduled for September 2025. The Development is targeting an April board meeting
for presentation of the credit underwriting report.

Residences at Marina Village, LLC (“Applicant”) is a Florida limited liability company, formed
on March 17, 2023, expressly to construct, own, and operate the Development. The Manager
with 0.01% ownership interest in the Applicant is Residences at Marina Village Manager, LLC,
a Florida limited liability company, formed March 16, 2023. The syndicator with 99.99%
ownership interest in the Applicant is anticipated to be Truist Community Capital, LLC.

The Developer is Residences at Marina Village Developer, LLC which is a newly formed entity.
The experience is with the principals of the Developer. The Urban Development Group, LLC
was founded in January 2002 by Alberto Milo, Jr. In 2009, Alberto Milo formed a joint venture
called RUDG, LLC (“Related Urban”). Related Urban has developed, rehabilitated, and
managed numerous affordable housing developments with financing attained through tax exempt
bonds and low income housing tax credits and is considered a leading developer of low income
rental properties in the State of Florida. Alberto Milo is responsible for leading Related Urban’s
day-to-day activities.

16,452
4859 02,771
1,060 38,160
§1,462 175,440
$1,662 39,888
1,865 179,040
$2,064 668,736

[y
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$543 32,580
$1,025 159,900
$1,266 60,758
$1,748 172,588
51,938 47,712
$2,231 294,452
$2,470 1,155,960

The utility allowances are based on a Utility Allowance Estimate, prepared by KN Consultants,
LLC, which has not been approved by FHFC.

Residences at Marina Village PAGE 2
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Lien Position First Second Third Fifth
Source FHFC- MMRB FHRC-SAL (ther Local Qther Local A/ Principal | FHFC-HC4% | Def. Dev. Fee

) Truist | Residences at
Lender/Grantor FFl: :i:dril! FHFC Palcrguzi:’ch Rwestieath RUDGE;%W' Community | Marina Village

Capital, LLC | Developer, LLC

Permanent Amount 426,635,000 | $15400,000 | 54,719,382 $L500000 | $1,500000 | 98922516 | $8811m $67,500,520
Permanent Funding Per Unit §178,758 $103,356 $31577 $18,067 $10,067 $59,883 $59.216 §453,024
% of Permanent Funding 39.5% 2.8% 7.0% 12% 1% 13.2% 13.1% 100.0%
Underwritten Interest Rate 5.70% 100% 100% 0.00% 486% .
Loan Term 5 155 163 4.5 28
Amortization 40 0 0 P 0
Must Pay or Cash Flow Dependent MustPay | CashFlow | CashFlow | CashFow | CashFlow
Permanent Debt Service, No Faes $EA92,219 | S154.000 $471%9 %0 $72,900 41,966,318
Permanent Debt Service, with Feas 3,770,627 | 8166962 §51,6%9 50 $72,500 52,062,187
Debt Service Coverage, with Fees 112 103 1.00x 100 0.96x
{perating Deficit & Debt Sendce Reserves $T73,799
# of Months covered by the Reserves 1l i s s
Loan o Cost - Cumulative 30% 62% 69% 1% 4%

The Palm Beach County Loan will be interest only during years 1-10 and then principal
payments will begin in year 11 based on a 50 year amortization schedule.

Sources Overview

ource Lender Construction Permanent Perm Loan/Unit
FHFC/ JPMorgan Chase Bank /
FHFC - MMRB M&T / reddie Mac $33,500,000 526,635,000 $178,758
FHFC- SAIL FHFC §15,400,000 $15,400,000 $103,356
Other Local Palm Beach County $4,100,643 54,719,882 $31,677
QOther Local Rivera Beach CRA $1,500,000 §1,500,000 $10,067
Aff. / Principal RUDG Investor, LLC $1,500,000 51,500,000 510,067
FHFC - HC 4% Truist Community Capital, LLC $2,676,755 $8,922,515 459,883
Def. Dev. Fee Residencesat Marina Village $8833,122 $8,82312 $59,216
Developer, LLC
TOTAL B o D

Construction Tax Exempt Loan:

First Housing has received a letter, dated January 10, 2025, which indicates that JPMorgan
Chase Bank, N.A. (“Chase”), will provide a construction loan in an amount up to $33,500,000.

Residences at Marina Village

January 21, 2025
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The term of the loan is 36 months, with a 6-month extension option. The construction loan will
bear interest at a rate equal to the One-month Term Secured Overnight Financing Rate (“SOFR”)
plus 200 basis points. The One-month SOFR shall have a floor rate of 3%. The construction loan
interest is based on the One-month SOFR of 4.30% (as of January 10, 2025) plus a 2.00%
spread, and an underwriting cushion of 0.25% for an all-in rate of 6.55%.

The annual Issuer Fee of 24 basis points and the annual Fiscal Agent Fee of $4,500 has been
included in the total development costs.

Permanent Tax-Exempt Loan:

First Housing has received a letter, dated January 13, 2025, which indicates that M&T Realty
Capital Corporation (“M&T”) will provide a loan in the maximum amount of $28,995,000, under
the Freddie Mac Unfunded Forward Bond Credit Enhancement with 4% LIHTC Loan Program.
The loan will be limited to 90% loan to value and a minimum DSC of 1.15x. In order to maintain
a 1.00x debt service coverage ratio on the Palm Beach County loan, First Housing is reflecting a
permanent loan amount of $26,635,000. The term of the loan is 15 years (from conversion) with
a 40-year amortization, subject to Freddie Mac approval. The fixed interest rate will be based on
a spread of 2.10% over the 17-year MMD. According to the letter, the interest rate as of January
13, 2025 is 5.70%.

Additional fees included in the Debt Service calculation consist of an annual Permanent Loan
Servicing Fee, an annual Compliance Monitoring Fee, an annual Issuer Fee of 24 basis points of
the outstanding loan balance, and an annual Fiscal Agent Fee of $4,500. The annual Permanent
Loan Servicing Fee is based upon a fee of 2.3 bps of the outstanding loan amount, with a
minimum monthly fee of $250. The annual Compliance Monitoring Fee is based upon a total fee
which is comprised of a base fee of $193 per month plus an additional fee per set-aside unit of
$11.89 per year, subject to a minimum of $303 per month.

SAIL Loan:

First Housing reviewed an invitation to enter credit underwriting, dated March 7, 2024, from
FHFC with a preliminary SAIL Loan in the amount of $15,400,000 and a preliminary ELI loan
in the amount of $803,000. The Developer has changed the set-asides from the FHFC application
and no longer qualifies for the ELI loan.

The SAIL Loan is non-amortizing with an interest rate of 1% plus permanent loan servicing and
compliance monitoring fees for a total term of 19 years, of which 3.5 years is for the
construction/stabilization period and 15.5 years is for the permanent period. As required by the
first mortgage lender and permitted by Rule 67-48, the SAIL Loan will be coterminous with the
first mortgage plus 6 months as required by Freddie Mac. Annual payments of all applicable fees

Residences at Marina Village PAGE 4
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will be required. Any unpaid interest will be deferred until cash flow is available. However, at
the maturity of the SAIL Loan, all principal and unpaid interest will be due.

For the SAIL loan fees include an annual multiple program Compliance Monitoring Fee of
$1,082 and an annual Permanent Loan Servicing Fee of 25 bps of the outstanding loan amount
up to a maximum of $990 per month, subject to a minimum of $250 per month.

Palm Beach County:

First Housing received a Comprehensive Loan Term Sheet for funding under the Housing
Initiatives Program in the amount of $4,719,882. The loan term is 20 years. First Housing is
assuming 3.5 years is for the construction term and 16.5 years is the permanent loan term. The
loan will bear interest at 1%. The loan will require interest only payments during years 1-10,
with payments deferred during construction. Principal and interest payments will be required in
year 11-20, based on a 50-year amortization schedule. Payments are subject to available cash
flow, with unmade payments deferred to the end of the term. In order to balance sources and uses
during the construction period, First Housing is reflecting a Palm Beach County loan of
$4,100,643.

Riviera Beach Community Redevelopment Agency:

First Housing has reviewed an Amended and Restated Ground Lease Agreement between the
Applicant and Riviera Beach Community Redevelopment Agency. The Ground Lease
Agreement details a loan agreement and promissory note in the amount of $1,500,000 in the
form of a loan with a 50-year term at 0% interest, with principal due at maturity. First Housing
has assumed a 3.5 year construction period and a 46.5 year permanent period.

Affiliate Loan:

First Housing has received a letter, dated January 14, 2025, which indicates that RUDG Investor,
LLC will provide a loan in the amount of $1,500,000. The loan will bear interest at the Long-
Term Applicable Federal Rate (“AFR”) at the time of closing. The term of the loan will be 30
years with 2.5 years for construction and 27.5 years for the permanent period. The loan will have
interest only payments with payments to be paid out of available cash flow. All principal and
unpaid interest will be due at maturity. The interest rate is based on the annual Long-Term AFR
of 4.86% (as of February 2025).

Residences at Marina Village PAGE 5
January 21, 2025



FHDC

Housing Credit Equity:

1st Installment $1,338,378 |[15.00% Closing

2nd Instaliment 51,338,377 [15.00% 75% completion

3rd Installment $1784503 |20.00% 1) 100% compietion, 2.) receipt of ail ce:taf'icates of occupancy, 3)
satisfactory radon testing.

1} evidence of a submitted complete IRS Forms 8609, 2) recelpt of 3
draft cost certification, 3) occupancy of 100% of the units by qualified
tenants, 4} permanent loan closing/conversion, permanent COS, final

Ath Installment $4,327,420 |[48.50% ! . L J .
fien waivers, cost certification, funding of all required reserves, 5)
achievement of a 1.15 debt service coverage ratio for 3 consecutive
calendar months.

1) receipt of completed and signed IRS Forms 8609 2) final cost

Sth Installment $133,838  [1.50% certification, 3} recording of an extended Jow-income housing
commitment.

Total o 88922516 100.00% | i
Syndicator Name Truist Community Capital, LLC
Date of LO 1/9/2025

Total Credits Per Syndication Agreement; 59,914,898
Annual Credits Per Syndication Agreement:  $991,490
Calclated HC Exchange Rate: 50.90
Limited Partner Qwnership Percentage: 99.99%
Praceeds Available During Construction: $2,676,755

Deferred Developer Fee:

In order to balance the sources and uses of fimds during the construction period, the Developer
must defer $8,823,122 or 88.34% of the total Developer Fee of $9,987,501 during the
construction period. To balance the sources and uses of funds during the permanent period, the
Developer is required to defer $8,823,122 or approximately 88.34% of the total Developer Fee of
$9,987,501.

Residences at Marina Village PAGE 6
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Operating Pro Forma — Residences at Marina Village

OPERATING PRO FORMA
Gross Potential Rental Income £3,234,588 | $21,709
Other Income: {4.56%) S0
Miscellansous $147,500 $990
Gross Potential Income $3,382,088 | 522,699
Less;
Physical Vac. Loss Percentage: 4.00% $135,284 $908
! Collection Loss Percentage: 1.00% $33,821 $227
Total Effective Gross Income $3,212 984 | 521,564
Annual Escalation Rate {Income): 2.00%
Fixed:
Real Estate Taxes $238,400 | $1,600
Insurance $223,500 | 51,500
Variable:
Management Fee Percentage: 4.00% $128,519 $B63
General and Administrative ” $50,600 $400
Payroll Expenses $223,500 F $1,500
Utllities $145,000 $1,000
Marketing and Advertising $52,150 $350
Maintenance and Repairs/Pest Control $59,600 $400
Contract Services 544,700 $300
L Reserve for Replacements $44,700 $300
Total Expenses $1,223,669 | 58,213
Annual Escalation Rate (Expenses): 3.00%
Net Operating Income $1,989,314 | 513,351
Debt Service Payments
first Mortgage - FHFC / M&T / Freddie Mac : $1,692,219 | $11,357
Second Mortgage - FHFC - SAIL $154,000 | 51,034
Third Mortgage - Palm Beach County 547,199 $317
Fourth Mortzage - Rivera 8each CRA 50 $0
Fifth Mortgage - RUDG Investor, LLC 472,900 $489
First Mortgage Fees - FHFC / MI&T / Freddie Mac $78,407 5526
Second Mortgage Fees - FHFC - SAIL $12,962 $87
Third Mortgage Fees - Palm Beach County 54,500 $30
Fourth Mortgage Feas - Rivera Beach CRA S0 $0
Fifth Mortgage Fees - RUDG investor, LLC $0 $0
Total Debt Service Payments $2,062,187 | $13,840
Cash Flow after Debt Service {572,873} {5489}
Debt Service Coverage Ratios
BSC - First Marigage pius Fees 1.12x
DSC - Second Mortgage plus Fees 1.03x
DSC - Third Mortgage plus Fees 1.00x
D5C - Fourth Mortgage pius Fee 1.00x
DSC - Fifth Mortgage plus Fees 0.96x
Financial Ratios
Operating Expense Ratio 38.09%
Break-even Econ Occup Ratio {all debt) 97.35%
Break-even Econ Occup Ratio {must pay debt) 88.73%

Interest payments to RUDG Investor, LLC are based on available cash flow, First Housing is
showing the payments for illustrative purposes.
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Recommendation:

Based on the preliminary data provided by the Developer, First Housing has included a Palm
Beach County loan in the amount of $4,719,882. First Housing has assumed a 1% interest rate, 2
20-year loan term, and principal payments beginning in year 11 based on a 50-year amortization.
First Housing has assumed that the interest and principal payments will be dependent on
available cash flow. It is anticipated that during credit underwriting the assumptions in this letter
may change based on market conditions and third party reports.

Prepared by:
DRAFT
Stephanie Petty

Senior Credit Underwriter

Reviewed by:
DRAFT

Edward Busansky
Senior Vice President

At this time First Housing is recommending the following Guarantors, which is subject to change
during credit underwriting,

Construction Completion
Guarantor{s):
CC Guarantor 1:

CC Guarantor 2:
CC Guarantor 3;
CC Guarantor 4;
CC Guaranter 5:
CC Guarantor &:
CC Guarantor 7:
CC Guarantor 8:
CC Guarantor 9:
CC Guarantor 10:
CC Guarantor 1%:

Operating Deficit Guarantor(sk:

QD Guarantor 1:
0B Guarantor 2:
0D Guarantor 3:
0D Guarantor 4:
0D Guarantor 5;
0D Guarantor 6:
0D Guarantor 7:
0D Guarantor 8;
0D Guarantor 9;
0D Guarantor 10:
0D Guarantor 11:

Residences at Marina Village, LLC

Residences at Marina Village Manager, LLC

JMPFT Affordable, LLC

Milo Family Real Estate Investments, LLC

Milo, Maria C

Milo, Alberto Jr.

Residences at Marina Viliage Developer, iLC

RUDG, LLC

PRH Affordable Investments, LLC

PRH Investments, LLC

The Urban Development Group, LLC

Residences at Marina Village, LLC

Residences at Marina Yitlage Manager, LLC

IMPFT Affordable, LLC

Miio Family Real Estate Investrents, LLC

{Milo, Maria €

IMiio, Alberto Jr.

Residences at Marina Village Developer, LLC

RUDG, LILC

PR Affordable Investments, LLC

PRH Investments, LLC

The Urban Development Group, LLC

Residences at Marina Village

January 21, 2025
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T

Exhibit 1 — 15-Year Pro-Forma
5 Gross Patential Realat lacome kil usme|  Baesies] o BAmsil]  ssseaml  @snarl  Bemen]  Sanissist  Rnesassl  sgesesr]  Stameds|  demattod)  Sdz0]  daiesdst)  Heram
w1 Other locome: 14.56%) k] 50 # 30 [l i 3 $ 9 ] 30 b 50 0
g Miscollaneous §1475001 om0 $150,650 §153450 4156528 §158659 $162 850 $166,109 16931 72,30 3176276 $179.808 3193338 3187566 $150,807 $394571
. GrossPotentil ncome $338roe8: Seeot  Ssasomie]  Sastamaal  Saseooon|  S3esemsi|  Savmeeal  s3monved)  gaemsse  faeedess|  samime|  suams]  dausam|  samoas|  Se3mon|  Sedeasm
2 les
Physicat Vac, Loss Percentage:  4.00% §i35284)  $o0s §137,9%9 $140.748 $143,564 $146,435 §149,36¢ 4152351 §155,308 $158,506 $161,676 $154310 $163.208 71572 175,004 $173,504
: CollectionLogs Percontoge:  LOOK Bt s §34,407 $35,187 435,001 336,609 [iET 335,088 338,850 $38607 $1418 s, $82,852 41893 $43.751 $44626
Totat Efective Gross lcome SIS sasea]  Banas! Saaee|  Sa00sMi Pmeir|  Bseand]  BelsIE 5600708 Bassn|  Hansn $3016600 | saSo4sa1]  SA0TaBM0]  SANSE3M] SAMOARE
Annal Escalation Rate [ncome):  2.00%
i Flied:
: Real Estate Taxes 528,400 | $1,600 $245,552 5258 260506 268311 $176301 826465 $253,20 $301,908 $311,058 5320390 $330,001 $339,801 $350,198 $360,801
Insurance smsw| sism $230,005 St W47 4253551 $259,498 $166371 SeT S183,178 20,607 $300,355 430037 $318,658 $38317 3338064
= Varlabler
i Maragentent Fee Pertentage:  4.00% $185i8] 863 S350 BN $136,386 [FEEREE $141,3% $144,734 $147628 $150,581 §153,593 $156,664 $159,788 $162,954 $166,153 $168579
3 Generaland Adminisiraties $59600 3400 461,388 $63,230 865,121 347,080 $63,093 11,166 73,300 §75458 $77,064 $80,047 §22500 84,875 87505 $80,150
E Payrall Evpenses 13500] 31500 SB0,25 sril §244,226 251,551 $259.008 5266871 ST 29,18 $1617 $300,365 $309,376 5318658 308247 338,064
'} Uties 143,000} 51000 $1534% $15804 $162,815 167,201 $17730 $71914 §183,251 §18,708 $194411 $205,240 $205,51 12438 $118412 225,376
Matketing and Advertising sa,150f  $350 453,715 455,32 $56,086 358,695 560456 $62,270 564,138 466,06 $5B,044 10,085 372,188 474,353 476,584 $78,882
Maintenance and Repairs/Pest Control SSO5H1  §d00 $61,338 63230 §65,127 S50 469,093 $M.166 $130% 75,49% $T1.%64 58,097 $82500 86375 S50 0,150
Contract Services D [ iR $4845 50318 5130 3533 4515 36515 583 $60,073 $8L815 $6373 §65,663 857613
Reserve for Replscements 4700 |  $306 §44,700 $44.700 $4.700 $84700 4700 44700 45,200 544,700 44,100 §45,041 $140 $48845 §55,310 34800
Total Exgenses shuaeeel S| SLasnisst  stamaesdl  HAMoM ]  SiG04|  SLAMASS|  stammel  iapendl  SLsioet  Giseeesr]  dewdan]  Suestame|  Simssn|  Hasaiss]  sis100m
Annuzt Escalation Rate [Expensesl: 3005
Nek Operating income siosoane|$3as1]  sroomcoi  faeevssd|  Brosaoai  sauaml Saeme|  sanaess|  fanoeasod  baamsed]  Saaman|  Samami fummesa] samesau|  smeris)  fuamies
Debt Service Paymeats
Firgt Morlgage « FHFC { BT { Freddie Mac sratnie] $1i3]  sieonde|  slemdms| 1ol eonai9i  SLema2igl 416923190  SLEGBMOE  SEenig)  $ighansi  dtesaag|  demador  Stemame)  S1esaiel|  $1eenn
Second Mortgage - FHFC - SAIL S154000) $103 154000 $154,000 $154.000 $154600 $154.000 515430 $154000 $154.000 $154,000 $154,000 5154000 §154,000 154000 $154,000
Third Morigage -Palm Beach County ] sy 47,15 $42,199 47,158 47,198 §47,159 442,59 $47,193 4719 34719 $119,584 $1193% $1m980 $119994 $i19.9
Fourth Mortgage - Rivera Baech CHA % & $0 30 [0 ] 40 (] [ % ) $ $0 $0 % §
Filth Mortgage- AUDG invester, 1L I S50 372900 72,306 72500 §72.900 51290 47230 472900 1508 72900 $72900 $rsm 72900 71500
First Morigage Fees - FHEC | MAT / Freddie Mac 1471 e $TR083 470,746 §71381 $769% §75573 376,128 $T5,652 [ 74,603 74015 1340 $N752 12052 71,306
Secondortgags Fees -FHFC-SAIL I 412962 §12962 $12,362 $12,962 $12950 $12.961 $12,062 §12.962 12,962 $12962 $12,052 311562 11950 $12.962
Third Mortgage Fees -Dalm Beath Catily $4500¢ 4§30 $4,500 M50 54,508 $4.500 $4500 $4.500 $4,500 34500 54,500 34,500 $4,500 4500 4300 $4.500
Fourt Mortgage Fees - Rivera Beack CRA D 30 [ ] % 5 3 ] 8 ] 0 % $0 % ]
Fith Martgage Fees - RUDG Iovestor, ILC E1E) 40 [ $0 % [ § 30 ) k) 0 50 [ 0 50
Tosal Debt Sesvice Payments 52060487 | 513840  $rostese|  SnoelSa6|  $aesLierd  S2.060770{ 52060353  $2053.908]  Su0sosm famsasa]  Snosedsi)  SnM600|  safagsm|  Saman)  sntlesm|  Salamsmt
Cash Flow akier Debt Service LI We {532,478 By 3542 45096 $B2,688 $144,700 [ S5 15y $ineger §20356% $135984 $aB575 $301,285
Debt Service Caverage Ratios
gage ) Fass 142 114y 116K 148 1,19 10N 1.3 1260 100 1.0 L3t JE 1344 1,364
Agage pis Fass 103 L] 146 1.7 105 1,44 £4L 1444 1364 117 118 1.2y 1.2 L1y 126
mﬁ 100 14034 1.35'1] 1,06 108 L% 1114 LEs 11 112 1,834 115 117 138
14 142 103 105 106 108 1084 113 L3 116 1,124 1,13 115 L1 1.8
o-f 9964 0.8 03% 500 100 104 1064 1474 1094 £40x 1,48 1404 111} 113 L
Fisanglat Ratios ] i | i [
Cperating Expense Ratip 16.09%) 38,38% 3685 3:98%] 39.28%) 38.55%] 2.90%) 0% 0565 1036% ALK 4L30% 41.95%) 233% 42304
Break-even Ecan Ocrup Rato (2l debt 97.35%| 95.43% 95.53% 946%) D341 92,998 92.19%) [ 30,673 85.34% 9L.04% 90.36% B8.70% 35.06%] 88.45%|
Break-oven con Occup Ratio mustpay debt) PRe 3608 e 3151%] 44 30114 e sy 35084 136K P wag e
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DEVELOPER: E L E M E N T 8

1124 BROADWAY
[ reLATED RIVIERA BEACH, FLORIDA

26850 TIGERTAIL AVE, SUITE 8Q¢
MIAME, FL 33133
TEL. {305) 4605900

_ARCHITECTURE:

Architects, PA as cooorre

3085 N.W, 155th Street Miami Lakes, Flordda 33016 305 826-3999

CFE | Architects, pa
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BOBS NW {66th STREET
MIAMI LAKES, FL 33016
TEL. (305) BR6-3802

LANDSCAPE ARCHITECTURE:

COHEN" FREEDMAN “ENCINOSA & ASSOC.

L7670 NW 78th AVENUE, SUITE 214
MIAMI, FLORIB& 33015
TEL. {305) 382-1016

1124 BROADWAY RMERA BEACH, FLORIDA

g o
CIVIL. ENGINEERING: E —
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2 2 WHITE s>
CIVH & TRAFFIC ENGINEERING INDEX OF SHEETS - g
258 METROCENTRE BLVD WHST, STE 3 ARCHITECTURE CIVIL LANDSCAPE o W
WEST PALM BRACH, FLORIDA 33407 e
TEL~(561) 4787848 AOI0 COVER SHEET 1 TITLE “SHEET LA1.01 EXISTING “TREE “DISPOSITION PLAN | ivetems oo
AFITURS L BCENGON
SP—1  LOCATION MAP AND LATA 2 CONCEPTUAL MASTER PLAN LA1.02  EXISTING TREE DISPOSITION LIST  [Sbchiodimcr
ALO EXISTING SITE AND SITE IMAGES ot 21
ZONING ATTORNEY: Ao {ST LEVEL PLAN 3 CONCEPTUAL DEMOLITION PLAN LAZ.01 HARDSCAPE MATERIALS PHOTOS
Az 2ND~5th LEVEL PLAN 4 CONCEPTUAL DEMOLITIGN PLAN LAZ.OZ HARDSCAPE MATERIALS PLAN
P4 GUINSTER A28 6TH-8TH LEVEL PLAN 5 CONCEPTUAL PAVING, DRAINAGE, WATER, AND  LAS.00 PLANT PHOTOS-TREES ANP FAIMS |~
- prPora i g ety WASTE WATER PLAN
TEARIBAS § 38 LI S0k kI A30 BUILDING ELEVATIONS LAS.01 PLANT PHOTOS-SHRUBS AND
8 CONCEPTUAL PAVING, DRAINAGE, WATER, AND GROUNDCOVERS
7 SOUTH FLAGLER DRIVE SUITE 50C FAST L BUILDING ELEVATIONS WASTE WATER PLAN -
WEST PALM BEACHFL 33401 LAB.0Z PLANTING PLAN -
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A1 RENDERING 143.63 PLANTING LEGEND AND PLANT LIST
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MARINA VILLAGE-RIVIERA BEACH

ELEMENT 8
ZONING:

FUTURE LAND USE:
ELEMENT 8 LOT SIZE:
RESIDENTIAL:

NET RENTABLE:
RETAIL:

NOTE:

RESIDENTIAL GROUND FLOOR ELEVATION
8" MIN. ABOVE ADJACENT GRAD

GOWNTOWN CORE

DOWNTOWN MIXED USE (OMU} & WORKING WATERFRONT (W\WV)
2,443 ACRES (196,419 8.F }

149 UNITS

117,685 S.F.

5,140 8.F.

NOTE:
RETAIL SPACE ELEVATION

BUILDING DISPOSITION

SEC. 31-538 REGULATIONS FOR DISTRICTS
TABLE 31-536{a) DOWANTOWN CORE DIMENSIONAL REQ.:

ALLOWED PROPCSED
LOT COVERAGE 85% MAX 5%
SETRACKS
FRONT
BROADWAY 12' MIN-18' MAX 1216
FRONTAGE MIN. 76% MiN. 78%
TYPE: STOREFRONT
SEGONDARY STREET
12th STREET 10 N 10
AVENUE "C" 10" MIN 100
SIDE SETBACK o 10
MAXIMUN FAR 20 18
212,838 SF 262,196 SF
BUILDING HEIGHT B8STORIES w *
PUBLIC BENEFT | © STORIES

W SEC. 31-538  CIVIC OPEN SPACES

TABLE 31-538(a} PUBLIC BENEFIT FACTOR

ADDITIONAL BURDABLE AREA ALLOWED=
10,200 sf plaza X 4 stories x 2.0 factor = 81,600 sf

ACDITIONAL BUILDABLE AREA PROPCSED=
20,384 sf X 4 stories = 81,536 sf

§2.5% = 56,920 sf

30.3% = 32,278 sf

OFF- STREET PARKING REQUIRED:

13.6% = 14,465 sf

*INGLUDING 7 HANDICAP PARKING SPACES
PARKING PROVIDED:

LEVELA1 34 SPACES
LEVEL 2 35 SPACES
LEVEL3 88 SPACES
LEVEL 4 68 SPACES
LEVEL S 70 SPACES
TOTAL 276 SPACES

SEC. 31-539 TABLE 31-53%(a) &
SEG. 31-677 - OFF-STREET PARKING RATIOS
MULTEFAMILY Zx B9 UNITS= 178 SPACES
AFFORDABLE HOUSING 1xB0UNITS = 60 BPACES
RETAIL 5,140 sf /300 = 18 SPACES
TOTAL 256 SPACES*

Architects, PA 1 cooorre

COHEN" FREEDMAN "ENCINOSA & ASSOC.
8085 N.W. IS5th Street  Miomi Lakes, Florids 33016 305-826-3999

<€
[
1
]
i .
i I
5=
é %}
: IF
‘ S woki8
TECE s S O = i
WACPERMITIED PROPOSED 8= <9
% OF MAK % OF BaX, 2 3 i |
& FOOTPRINT ALLONED, sF FOOTPRINT ALLOWEL Lu Q 0
LOT AREN - E o
1064105F v .48 o .2 o ﬁ &
ARAREYN GG CovERAGE | LEVELY o, 4 o 500 1%
BIKE PARKING REQUIRED: Hcwe s o o g i £ ...Lu.] 3
SEC. 39539 TABLE 31.530(b) mis wma | o o e s —*
53, 786 % 0. 605 23% ATATE OF S ORDA
MULTEFAMILY 150 UNITS 3= 50 SPACES - " - o = g
RETAIL 3 SPACES oL . - .55 m ST pEr e |
1evELs N 5% 605 oy Arh ootanzy
R e R e AR AT A, A A AR AR R A A
TOTAL 53 SPACES PROJEGT UNIT MiX: UNIT BREAKDOWN
BIKE PARKING PRGVIDED: UMT TOTAL NET
e i Rl TYPE I SF. l = I Ind-dth ” UNITS 1 SALEABLE =—
MULT!FAMH-Y 50 SPACES i il b LHIT AL {1BDHBA} 610 ®T1=58 -] kot
RETAIL 10 SPACES S - ;
bl il oo MUFAZ  [1BIVIBA} o 4 1 7060
TOTAL 60 SPACES B BN sin 7 BT ) 52760 (3 m.,,;,,
TR @EUREAL s 1 =14 is 1agrs - penonrss
LCADING PROVICED: UTBY  @BOREAN L - 2ri=1 “ a0 MHSP _!
2 LOADING BAYS {12 x 8% A " . || ww |
AVERAGE 8 F/UNIT: 16887 4008

Attachment 3, Page2 of 11




666E-978-50F  HI0EE  UPHOLL %P TN 3905 TgsT MM §B0%
6120000 WY W J S108HOIV

0SSV ¥ YSONIONH. NVWQHE YA .NHHOD

EXISTING SITE

Lote el i i




B-pHAX

Ny

-2 HiN, J i 1943 .o
o4 - A
(B%} o990
PR : .
ROPOSED SIGHT THIANGLE {4t WADE RIGHT GFAWAYY HOFCSED SIGHT E&QPLEI.‘LL&E_\ N /PROFOSED SIGHT
- TRIANGLE IANGLE,
SECONDARY STREET 1 nuro \ TR
NTIALRUBLIC

w
W -
= Y
Su V!amrmvig
I
o
4
g
|
[0 =
=
Eg o FARKING GARAGE
o 84 SPACES
BEI o —
5
g
z w
[l L L A
i =, =
£ § L 5
2433 L
-
= H vl e

RETAIL

HEALTH

ART BISTALKATICH

COHEN" FREEDMAN "ENCINOSA & ASSOC.

Architects, PA as covorre

8085 N.W. 135th Street Miami Lakes, Flotida 33016 305 826-39%9

ASHED LINE
INDICATES 10,200 8F
CIVIC SPACE

NOTE: SEE LANDSCAPE DRAWINGS FOR ALL
HARDSCAPE MATERIALS/FINISHES.

NOT A PART

ENCH FYP.

PRELIMINARY DESIGN FOR:
ELEMENT 8

1124 BROADWAY RIVIERA BEACH, FLORIDA

LIFT STATION EASEMENT

RESIDENTIAL GROUND FLOOR ELEVATION 18" MIN, ABOVE ADJACENT GRADE

NOTE:
RETAIL SPACE ELEVATION
AT ABJACENT SIDEWALK ELEVATION

PERVIOUS AREA
30.3% = 276

GPEN SPACE
52.5% = £5,920 &f

FEMAFLGOD MAP NUMEBER:
12099C6390F

NCTE: ALL L ANDISCAPE Et EMENTS INSTALLED WITHIN
THE PUBLIC RIGHT OF WAY SHALL BE THE
MAINTENANCE DBLIGATION CF THE PROJECT.

ERGPERTY | MF

IMPERVIOUS AREA
13.6% = 14,465 s!

i~ 1ST LEVEL PLAN

ECALE: H15=1.0"

Attachent 3, Paged ottt




E. 12TH SREET

& 0 WDE RIGHT-OFWWAY)
e — AT~ TE 2
fé g
4 g 51 . AL . -,é%.-! B
el TTTTTT T e o
L PUBLIC PLAZA

e

!
[ ]

ifE
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COHEN" FREEDMAN “ENCINOSA & ASSOC.
3085 N.W, 155th Street Miami Lakes, Florids 33016 3058263999
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PRELIMINARY DESIGN FOR:

ELEMENT 8
1124 BROADWAY RVIERA BEACH, FLORIDA

HE

FETAL $PACE
ELEVATRON AT
ADJACERT S0

ELEvATION

ELEVATION

HORTH
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Palm Beach County 2024 Multifamily Income Limits-and Rents

hcome
Category:

2024 Jricome Limit by Number-of Persons in Household

1

2

3

&

5.

6

7-

8

10

60%

545,000

551,420

557,840

$64,260

$69,420¢

574,580

$79,680

$84,840

$89,964

395,105

70%

$52,500

'$59,990

567,480

$74,970

'$80,990

487,010

592,950

598,980

-$104,958:

$110,956

-80%

$60,000

568,550

$77,100

:$85,650

492,550

- 99,400

.5106,250.

$113,100

$119,952°

$126,806

$67,500

$77,123

$86,745

-§96,368

$104,123

$111,840 |

$119,528:

§127,245

$134,046

$142,657

100%

$75,000!

585,695

$96,390.

$107,085.

$124,280.

$132,805:

$141,390

'$149,940

$158,508

110%

$82,500

$94,268

'5106;035

'$117,803

$127,268

$136,720

'$146,083

$155,535

$5164,934

§174,359

120%

'$90,000

$102,840.

$115,680

$128,520:

£138,840

$149,160

$159,360

$1689,680

$179,928

$190,210

130%

$97,500

$111,410

$125,320

5139,230

$150,410

$161,590

 §172,640:

$183,820

$194,922

$206,061.

140%

$105,000

$119,980

£134,960

$149,940

$161,980

-$174,020.

$185,920

$197,960

$209,916.|

$221,911

2024 Median Incoine :: $104,000:
Based on Florida Housing Finance Corporation Muftifemily Rental Programs ant CWHIP Homeownership Program.
90%, 100%, 110%, 130% AMirent limits imputed by Palm Beach County.based on FHFC rent limits..

Ingcome

Categary |

0

1

2

3

2024 Rent Limit by Number of Bedrooms in Unit

4

L4

'60%

$1,125

$1,205

$1,446

81,671

$2,056

70%

§1,312

~ $1,406

51,687

$1,949

- §2,175

$2,399

80%

_$1,500

- $1,607

$1,928

52,228

 $2,486

$2,742

90%

I 41,688

$1,808

$2,169'

| 52,507

32,797

$3,085

100%

" $1,875

$2,009

$2,410. -

$2,785

$3,108

$3,428

110%

$2,209

42,651

'$3,064

$3,770

120%

$2,250

$2,410

52,892

$3,342

$3,729

$4,113

130%

52,438

$2,611

$3,133:

$3,621

$4,040

$4,456

140%

§2,625

52,812

43,374

$3,899

- $4,350

£4,798

Ref:\S:HousingBond\Income Limits 8 Rents 2024.x1s:
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25- 0364

BOARD OF COUNTY COMMISSIONERS
PALM BEACH COUNTY, FLORIDA
EXPENDITURE BUDGET TRANSFER
BGEX 012425*807

FUND 1116 HOUSING INIiTIATIVE FUND

EXPENDED/
QRIGINAL CURRENT ABDIUSTED REMAINING

ACCOUNT NUMBER ACCOUNT NAME UNIT NAME BUDGET BUDGET INCREASE DECREASE EUDGET ENCUMBERED as BALANCE

of 1/24/2025

EXPENDITURES
143-1477-8201 Condributions-Non-Govis Agnces Housing Inifiative 52,119,086 51,403,758 0 4,719,882 46,683 874 2,170 46,681,706
143-1703-8201 Contibutions-Non-Govis Agnces Marina Village LLC 0 0 4,719,882 0 4,719,882 0 4,719,882
4,719,882 4,719,882
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