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Exhibit A to RFA 2018-102- Housing Credit Financing to Provide Affordable Multifamily Rental Housing
that is a Part of Local Revitalization Initiatives

1. Submission Requirement:

Provide the Applicant Certification and Acknowledgement, executed by the Authorized Principal
Representative, as Attachment 1.

2. Demographic Commitment:

¢ a. Family

b. Elderly Non-ALF

3. Contact Person, Applicant, Developer, and Management Company
a. Contact Person
(1) Authorized Principal Representative contact information (required)

First Name: Leon
Middle Initial: J.
Last Name: Wolfe
Street Address: 2601 South Bayshore Drive, Suite 725
City: Miami
State: Florida
Zip: 33133
Telephone: 7" *"°-8288
Facsimile: 305-443-9339
E-Mail Address:  Lenny.wolfe@cornerstonegrp.com
Manager; Vice President of the General
Relationship to Applicant: Partner

(2) Operational Contact Person information (optional)

First Name: Mara
Middle Initial: S.
Last Name: Mades
Street Address: 2601 South Bayshore Drive, Suite 725
City: Miami
State: Florida
Zip: 33133
Telephone: 305-443-""18
Facsimile: 305-443-9339
E-Mail Address: Mara.mades@ cornerstonegrp.com
Relationship to Applicant: Manager

b. Applicant
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RFA 2018-102

(1)

(2)

(3)

{4)

Name of Applicant:

Platform 3750, LLC

Provide the required documentation to demonstrate that the Applicantis a
legally formed entity qualified to do business in the state of Florida as of the
Application Deadline as Attachment 2.

Non-Profit Applicant qualifications

Does the Applicant or the General Partner or managing member of the
Applicant meet the definition of Non-Profit as set forth in Rule Chapter 67-48,
F.AC?

Yes . )

If “Yes”, provide the required information for the Non-Profit entity as
Attachment 3.

Public Housing Authority as a Principal of the Applicant Entity

Is a Principal of the Applicant Entity a Public Housing Authority?

“Yes L

General Developer information

{1)

(2)

(3)

Name of each Developer (including all co-Developers):

Cornerstone Group Partners, LLC

For each Developer entity listed in question (1) above (that is not a natural
person), provide, as Attachment 4, the required documentation demonstrating
that the Developer is a legally formed entity qualified to do business in the state
of Florida as of the Application Deadline.

General Development Experience:

To be eligible for funding, for each experienced Developer entity, provide, as
Attachment 4, the required prior experience chart for at least one (1)
experienced natural person Principal of that entity.

Principals Disclosure for the Applicant and for each Developer (5 points):
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(1) Eligibility Requirement

To meet the submission requirements, the Applicant must upload the Principals
of the Applicant and Developer(s) Disclosure Form (Form Rev. 08-16)
(“Principals Disclosure Form”) with the Application and Development Cost Pro
Forma, as outlined in Section Three of the RFA.

(2) Point Item

Applicants will receive 5 points if the uploaded Principal Disclosure Form was

stamped “Approved” during the Advance Review Process provided (a) it is still

correct as of Application Deadline, and (b) it was approved for the type of

funding being requested (i.e., Housing Credits or Non-Housing Credits).
General Management Company [nformation:

(1) Name of the Management Company:

Cornerstone Residential Management

(2) Provide, as Attachment 5, the required prior experience chart for the
Management Company or a principal of the Management Company reflecting
the required information.

4, General Proposed Development Information

a.

RFA 2018-102

Name of the proposed Development:

Platform 3750 at Frankie Shannon Rolle Center

Development Category/Rental Assistance (RA) Level:

(1) Select the Development Category:

. New Construction
Rehabilitation
Acquisition and Rehabilitation
(2) The Development Category requirements are outlined in Section Four.
(3) Rental Assistance (RA) Level
if applicable, the Corporation will calculate the Rental Assistance (RA Level)

based on the Development Category Qualification Letter provided as
Attachment 6 and using the criteria described in Section Four.
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C.

(4) Development Category Funding Preference

If the Applicant selected the Development Category of Rehabilitation, with or
without Acquisition, does the proposed Development meet the definition of
Preservation as defined in Rule Chapter 67-48.002(92), F.A.C.?

Yes ' )

Select the Development Type

Garden Apartments

Townhouses

Duplexes

Quadraplexes

- Mid-Rise, 4-stories
Mid-Rise, 5 to 6-stories

» High Rise

For purposes of the A/B Leveraging Classification calculation, if the Development Type
of Mid-Rise, 5 — 6 stories is selected, are at least 90 percent of the total units in these

Mid-Rise building(s)?

Yes )
Concrete Construction Qualifications

Does the proposed Development meet the requirements to be considered Concrete
Construction as outlined in Section Four A.4.d. of the RFA?

* Yes T

5. Location of proposed Development:

a.

RFA 2018-102

County: Miami-Dade
Address of Development Site:

3750 South Dixie Highway, Miami

Does the proposed Development consist of Scattered Sites?

Y LI

Latitude and Longitude Coordinates:
(1) Development Location Point:

Latitude in decimal degrees, rounded to at least the sixth decimal place
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6. Units

RFA 2018-102

25.731678

Longitude in decimal degrees, rounded to at least the sixth decimal place
-80.254415

2) If the proposed Development consists of Scattered Sites, identify the latitude
and longitude coordinate for each site, rounded to at least the sixth decimal
place:

Limited Development Area (LDA)
The Corporation will determine whether the proposed Development qualifies as an LDA

Development, and, if applicable, whether the LDA Requirements are met using the
criteria described in Section Four.

Total number of units in the proposed Development: 96

Select the applicable item below:

(1) Proposed Development consists of 100% rehabilitation units
. (2) Proposed Development consists of 100% new construction
units
(3) Proposed Development consists of a combination of new

construction units and rehabilitation units. State the quantity
of each type:

new construction units
rehabilitation units

The Applicant must indicate which of the following applies to the Development site as of
Application Deadline:

(1) Existing units are currently occupied
(2) Existing units are not currently occupied

(3) There are no existing units

Set-Aside Commitments
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(1) Select one (1) of the following minimum set-aside commitments:

20% of units at 50% Area Median Income (AMI) or lower
. 40% of units at 60% AMI or lower

(2) Total Set-Aside Breakdown Chart

Total Set-Aside Breakdown Chart

Percentage of Residential Units AMI Level
% At or Below 25%
10% At or Below 28%
% At or Below 30%

I=a

At or Below 33%

% At or Below 35%
% At or Below 40%
% At or Below 45%
° At or Below 50%
69 % At or Below 60%
79% Total Set-Aside
- Percentage

Unit Mix Chart

Number of Bedrooms Number of Baths per Number of Units per Number of Units that
per Unit Unit Bedroom Type are EL! Set-Aside Units
0 1 23 2

1 1 66 6

2 2 7 2

]
1
i

111

As further outlined in Section Four A.6.f. of the RFA, in submitting its Application, the
Applicant knowingly, voluntarily and irrevocably commits to waive, and does hereby
waive, for the duration of the 50-year set aside period the option to convert to market,
including any option or right to submit a request for a qualified contract, after year
fourteen (14), and any other option, right or process available to the Applicant to
terminate {or that would result in the termination of) the 50-year set aside period at any
time prior to the expiration of its full term.
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7. Readiness to Proceed

a.

Site Control

Provide the required documentation to demonstrate site control as Attachment 7.

b. Ability to Proceed documents
(1) Provide the required documentation to demonstrate the status of site plan or
plat approval as Attachment 8.
(2) Provide the required documentation to demonstrate zoning as Attachment 9.
(3) Provide the required documentation to demonstrate availability of electricity as
Attachment 10.
(4) Provide the required documentation to demonstrate availability of water as
Attachment 11.
(5) Provide the required documentation to demonstrate availability of sewer as
Attachment 12.
(6) Provide the required documentation to demonstrate availability of roads as
Attachment 13.
8. Construction Features
a. Federal requirements and State Building Code requirements for all Developments are
outlined in Section Four.
b. General feature requirements for all Developments are outlined in Section Four.
c. Accessibility feature requirements for all Developments are outlined in Section Four.
d. Green Building Features:

RFA 2018-102

(1) Green Building feature requirements for all Developments are outlined in
Section Four A.8. of the RFA.

(2) In addition to committing to the required Construction Features listed in Section
Four A.8. of the RFA, Applicants of proposed Developments with the
Development Category of New Construction must commit to achieve one of the
Green Building Certification programs described in Section Four A.8. of the RFA.

(3) In addition to committing to the required Construction Features listed in Section
Four A.8. of the RFA, proposed Developments with the Development Category
Rehabilitation, with or without Acquisition, must select enough of the following
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Green Building Features so that the total point value of the features selected
equals at least 10.

Programmable thermostat in each unit (2 points)
Humidistat in each unit (2 points)

K K

Water Sense certified dual flush toilets in all bathrooms (2 points)

O O

Light colored concrete pavement instead of or on top of asphalt to

reduce the heat-island effect (2 points)

O

Energy Star certified roof coating (2 points) *

O

Energy Star certified roofing materials (metal, shingles, thermoplastic

polyolefin (TPO), or tiles) (3 points) *

O Eco-friendly cabinets — no added urea formaldehyde and material must
be certified by the Forest Stewardship Council, the Environmental
Stewardship Program, or a certification program endorsed by the
Programme for the Endorsement of Forest Certification (3 points)

O Eco-Friendly flooring for entire unit — Carpet and Rug Institute Green

Label certified carpet and pad, FloorScore certified flooring, bamboo,

cork, 80% recycled content tile, and/or natural linoleum (3 points)

High Efficiency HVAC with SEER of at least 16 (2 points) **

<]

O Energy efficient windows in each unit (3 points)
o For all Development Types except Mid-Rise and High Rise:
Energy Star rating for all windows in each unit;
o For Development Type of Mid-Rise and High Rise:
. U-Factor of 0.50 or less and a SHHGC of 0.25 or less
where the fenestration is fixed; and
] U-Factor of 0.65 or less and a SHHGC of 0.25 or less
where the fenestration is operable (i.e., the window
opens}
X Florida Yards and Neighborhoods certification on all landscaping (2
points)
Install daylight sensors, timers or motion detectors on all outdoor
lighting attached to buildings (2 points)

*The Applicant may choose only one option related to Energy Star certified roofing.
** ppplicants who choose high efficiency HVACs must meet the standards listed here,

which exceed the minimum Green Building Features required of all Developments
Section Four A.8. of the RFA.

e. items to be included in the rehabilitation scope of work are outlined in Section Four
A.8.e. of the RFA.

9, Resident Programs:

a. Applicants that select the Family Demographic must commit to provide at least three (3}
of the following resident programs:
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X X O

O X O

After School Program for Children
Literacy Training

Employment Assistance Program
Family Support Coordinator
Financial Management Program

Homeownership Opportunity Program

Developments serving the Elderly (Non-ALF) Demographic:

(1)

(2)

10. Funding:

RFA 2018-102

The required Resident Program for all Applicants that select the Elderly
Demographic (Non-ALF) is outlined in Section Four A.9.b. of the RFA.

Applicants that select the Elderly (Non-ALF) Demographic must commit to at
least three (3) of the following resident programs, in addition to the required
resident program stated in Section Four A.9.b. of the RFA:

O Literacy Training

Computer Training

Daily Activities

Assistance with Light Housekeeping, Grocery Shopping and/or Laundry

oogaoaao

Resident Assurance Check-In Program

Corporation Funding:

(1)

Housing Credits

(a) Eligible Housing Credit Request Amount (annual amount): $ 1,900,000

(b) Is the proposed Development the first phase of a multiphase
Development?

" Yes .

(c) Basis Boost Qualifications:

(i) Is the proposed Development a subsequent phase of a
multiphase Development and eligible for the basis boost?

25 LI

If “Yes”, state the Corporation-assigned Application Number for
the Development where the first phase was declared
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RFA 2018-102

(d)

(i) Are any buildings in the proposed Development located in a
SADDA?

If “Yes”, provide the SADDA ZCTA Number(s): 33133

{The Applicant should separate multiple SADDA 2CTA Numbers by a comma.)

(iii) Is the proposed Development located in a non-metropolitan
DDA?
Yes .
(iv) Is the proposed Development located in a QCT?
® 15 }

If “Yes”, indicate the QCT Number: 72.00 and provide the
required letter from the local planning office or census bureau
as Attachment 14.

The HC equity proposal must be provided as Attachment 15.

(2) Other Corporation Funding:

(a)

If a PLP loan has been awarded for this Development, provide the
following information:

(b)

Corporation File # [: Amount of Funding

If any other Corporation funds will be incorporated as a source of
financing for the proposed Development, provide the information in the
chart below:

Corporation Program I corvoration File No. Amount of Funding

SAIL

HOME-Rental

MMRB

EHCL

Non-Corporation Funding Proposals:
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The Applicant must attach all funding proposals executed by the lender(s) or by any
other source. Insert the documentation for each source as a separate attachment to
Exhibit A, beginning with Attachment 16, and continuing with sequentially numbered
attachments for each additional funding source.

c. The Qualifying Financial Assistance Funding Preference is outlined in Section Four
A.10.c. of the RFA.

d. Development Cost Pro Forma

To meet the submission requirements, the Applicant must upload the Development
Cost Pro Forma with the Application and Principals of the Applicant and Developer(s)
Disclosure Form (Form Rev. 08-16) (“Principals Disclosure Form”), as outlined in Section
Three of the RFA.

e. Per Unit Construction Funding Preference:

Does the proposed Development 'qualify for the Per Unit Construction Funding
Preference?

¢ Yes

2 e e 3k 3k ok ok ok ok ok ok ok ok K Kk

B. Addenda

The Applicant may use the space below to provide any additional information or explanatory
addendum for items in the Application. Please specify the particular item to which the
additional information or explanatory addendum applies.

C. Narratives

1. Developer and/or Management Company Experience with Local Revitalization
Initiatives {(Maximum 15 Points}

As further outlined in Section Four C.1. of the RFA, describe the Developer’s and/or
Management Company’s experience developing affordable rental housing that was
aligned with or an expressly stated part of a local revitalization plan.

The Applicant’s description is limited to no more than three (3) typed pages within the
text box below.
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Cornerstone Group Partners, LLC {“Cornerstone”) has a long history of developing affordable housing
aligned with or expressly stated as part of a local revitalization plan (“LRP"). In fact, because Cornerstone
is a pioneer of affordable housing in the State of Florida—having been founded in 1992—Cornerstone

began developing housing in neighborhoods before they were even characterized as a LRP.

EXPERIENCE WITH LOCAL GOVERNMENTS AND OTHER REVITALIZATION PARTNERS TO RESPOND TO
COMMUNITY NEEDS AND OBJECTIVES. Green Initiatives. Cornerstone has long demonstrated its
commitment to sustainability by utilizing green certified building materials and designing stormwater
infrastructure to maximize filtration of pollutants and aquifer recharge. Cornerstone is one of the most
active proponents of brownfield redevelopment in Florida, having successfully remediated and
redeveloped numerous polluted sites throughout S. Florida, starting in 2006 in Broward County, working
in close collaboration with environmental regulators and community activists. Since then, Cornerstone
has redeveloped several more brownfields sites in Oakland Park, Delray Beach and Miami-Dade County.
Cornerstone evaluated key regulatory, environmental, and public health concerns that would be of
greatest concerns to the community, identified design and engineering solutions to address them, and
then partnered with government officials and local leaders to achieve the desired outcomes.

CRA’s. In 1992, Hurricane Andrew ravaged Miami-Dade County, particularly South Miami-Dade. By
1993, Cornerstone was already building new residential affordable communities in Florida City (River
Oaks and South Pointe Crossings), Naranja (Viliages of Naranja) and Homestead (Monterey Pointe) to
accommodate the many low income families and elderly who lost their homes. This housing was built in
response to a strategic government effort with the additional Hurricane Andrew housing funds provided
by the federal government as well as funding from both Florida Housing and Miami-Dade County. A
Cornerstone principal was also a Board member of We Will Rebuild, focused on rebuilding South Dade.

Cornerstone continued to be a pioneer of development in blighted areas before other developers. in
1998, Miami-Dade County created the Naranja Lakes CRA after finding that the area met 11 of 14 blight
criteria. Since then, Cornerstone has built in the area 6 communities with over 1,200 affordable rental
and workforce homeownership units. Most recently, it completed a unique three phase development in
the Naranja CRA. Cornerstone worked with the community to rezone a decimated trailer park to a
project that consists of 477 units of affordable rental housing, including 100 townhomes and 19 single-
family four bedroom affordable rental homes. Notably, 2/3rds of the 360 garden style units are set aside
for ELI and VLI families. The 36 acre site has been transformed into a true, lively neighborhood.

Cornerstone also frequently co-develops communities with local non-profits which understand the
needs of the neighborhood. For example, DEEDCO, Greater Miami Neighborhoods, and Covenant CDC
were its partners in River Oaks, Villages of Naranja and South Pointe Crossings, respectively. These
entities were important to garner community support, as well as to give back to the local communities.

Cornerstone also was a trailblazer in the NW 79th Street Corridor in long neglected Liberty City. In 2000,
Cornerstone began development of the 204-unit Hibiscus Pointe, the first new rental housing in Liberty
City in decades. The site required a rezoning which the neighborhood was extremely reluctant to
approve, as they believed the housing would be Section 8 housing. They welcomed new investment
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that brought working families to their community. Additionally, Cornerstone included a multi-purpose
room in the clubhouse so community groups had a place to meet. The neighborhood benefited from
more “eyes on the street” which is so critical to these inner city neighborhoods. Over the past 10 years,
Cornerstone has continued to revitalize this Liberty City corridor, building 3 more affordable
developments on NW 79th St. with 376 much-needed units. Each of these communities were built with
various federal, state and local funding, and with non-profit community partners.

After the development of Hibiscus Pointe, the County created the 79th Street CRA to further stimulate
and guide the NW 79th Street Corridor. Cornerstone’s path encouraged other developers to build
several hundred units of affordable housing on the 79th Street Corridor. It has spurred significant
economic growth such as the development of the Poinciana Industrial Park, a new Wal-Mart, numerous
new retail establishments and a renovated and fully occupied 400,000 SF Northside Shopping Center.

Cornerstone worked with the Boynton Beach CRA in order to transform a trailer park into mixed-income
homeownership and rental townhomes. The CRA provided tax increment financing and $50,000 per
household in end buyer subsidy. 20% of the homeownership units were sold to lower income
household, also utilizing Palm Beach County and FHFC HOP subsidies. 10% of the rentals are market rate
and 90% are affordable. Cornerstone built a similar community in Miami Gardens, the only majority
minority city in Florida. Solabella provided 112 mixed-income home-ownership units and 92 affordable
rental units. Both Solabella and Preserve at Boynton Beach now provide true mentors to the lower
income households, as well as the opportunity for tenants who wish to purchase homesin the
community. Cornerstone is the only developer who has experience in developing affordable housing,
market rate housing and affordable and market rate homeownership units.

Other Areas. In 2017, Cornerstone was awarded the Okeechobee Metrorail RFP. The site will be
redeveloped as a 3 phase mixed-use development to be built adjacent to the Okeechobee Metrorail
Station, located in Hialeah. Hialeah has not received new affordable housing for 25 years. Cornerstone
will be building elderly, family and workforce housing. Hialeah Housing Authority is providing 58 elderly
vouchers, and most importantly, will be providing hot lunches every day on-site to the development’s
residents and residents of the 33010 zip code utilizing funding from the Alliance for Aging. The area has
a high percentage of low income Hispanic residents that need access to basic services and in particular
nutritional services. For many of them, the hot lunch will be their only hot meal of the day.

Captiva Cove is one more example of how Cornerstone has revitalized areas, as a 2 phase, 352-unit
affordable community in Pompano Beach. The area was an NSP target area for the City. Captiva
partnered with the City and received an allocation of NSP and HOME Funds as City leaders believed the
project would stabilize the area and be a catalyst for more development.

EXPERIENCE AND APPROACH IN MANAGEMENT TO ENSURE PROJECTS ARE AN INTEGRAL PART OF
SUSTAINING CHANGES BROUGHT TO THE REVITALIZED AREA. Cornerstone has always managed its own
properties through Cornerstone Residential Management LLC (“CRM”). Senior management at CRM has
been with Cornerstone for over 20 years on average and on-site managers average 10 years with the
company. This produces two important effects: 1) there is continuity in the management of
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Cornerstone’s communities; and 2) Cornerstone’s goals and objectives vis-a-vis the community at large
are met. As to maintenance and security of the proposed project, 2 staff members will live on-site,
allowing servicing of residents” work orders on a 24/7 basis. The maintenance staff also includes
certified technicians and a specialized roving crew of technicians that assist with special needs as they
arise. For security, each unit will be equipped with its own individual intrusion alarm. The common areas
will all have security cameras, allowing the property to ensure residents that there is a taped report

should incidents happen.

To revitalize a community, jobs are also needed. Qver the years, Cornerstone has worked with non-
profits, such as Greater Miami Service Corp. (“GMSC”) to build several hundred units of affordable
housing. GMSC’s mission is to work with disadvantaged youth, help them achieve their GED and to learn
a construction trade. By requiring its subcontractors to work with such organizations and hire previously
untrained local labor, Cornerstone has helped community residents gain a meaningful trade.

MANAGEMENT COMPANY EXPERIENCE WITH MIXED-INCOME DEVELOPMENTS; APPLY ITS EXPERIENCE
TO ATTRACT AND RETAIN HOUSEHOLDS WITH MARKET RATE INCOMES. Cornerstone has a long history
of mixing market rate and affordable units in the same community, all with close to 100% occupancy,
including as mentioned earlier Preserve at Boynton Beach, along with San Marco in Ormond Beach and
Portofino in Palm Springs. Other mixed-income communities developed include:

In 1999, Cornerstone completed Doral Terrace in the upscale Doral, FL community. Doral Terrace has
256 units, 184 affordable and 72 market rate units. These were the first {and only) affordable units built
in Doral, FL. Doral Terrace’s occupancy is always greater than 95%, including the market rate units
which have rental rates which are up to 50% higher than the tax credit rents.

In 2000, Cornerstone completed Cross Keys in North Lauderdale, which consisted of 242 affordable units
and 80 market rate units. Similar to its experience with Doral Terrace, Cross Keys has consistently
maintained 95%+ occupancies in both the affordable and market rate units.

A more recent example is Waterford, a 72 unit high-rise in affluent Aventura, FL completed in 2015. The
median income of the census tract is $99,492 for 2017 and the city has no other affordable housing for
its residents. Waterford provides a mixture of affordable and market rate units, located across the
street from the second largest mall in Florida, hospitals, schools and other services. Of the applicants
which competed in the RFA for $10.6 million of County GOB affordable housing funds, Waterford was
the only one that addressed the County’s for mixed income housing.

Based on our experience with the siting, building and operating of mixed-income developments,
Cornerstone knows with certainty that it will be able to maintain very high occupancy in both the
market rate and affordable units at Platform 3750. With Platform 3750 at the Douglas Station Metrorail,
via a pedestrian bridge, residents can be at the largest employment centers in Miami-Dade County, as
well as the airport, in minutes. Secondly, Platform 3750 has two A+ tenants, Aldi and Starbucks, which
will enhance and simplify our residents’ lives, as well as provide many jobs. Third, numerous County and
State services are available in the building; and fourth, our market rate rents will be lower than other
nearby developments and that will also support strong occupancy levels,
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How the Proposed Development Aligns with Local Revitalization Initiatives (Maximum
45 Points)

As further outlined in Section Four C.2. of the RFA, describe Local Government initiatives
or community redevelopment plans completed and adopted on or before january 1,
2017, by the appointed or elected body of the general Local Government with the
authority to regulate the use of the subject site, or an instrumentality thereof {e.g., City,
County, Community Redevelopment Agency).

The Applicant’s description is limited to no more than five (5) typed pages within the
text box below.
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There have been several Local Government Initiatives and community redevelopment plans that
proposed strategies and initiatives to revitalize the community and specifically this site.

RFI 53 and RFP 00207. Most apropos is the Request for Information No. 53 issued by Miami-Dade
County in 2014 which solicited suggestions for how the site (“Site”) upon which the Frankie Shannon
Rolle Center {“FSRC”) is located could best be developed in light of the then current economy, the needs
of the area, and applicable zoning. The RF| yielded several responses which indicated that the Site was
best suited for a mixed-use development which would utilize the Site’s prime location at the Douglas
Station Metrorail on S. Dixie Highway (also known as “US 17).

Thereafter, on June 18, 2015, Miami-Dade County issued Request for Proposal No. 00207. The RFP
required, among other things, that the successful bidder “work with the Coconut Grove community to
help improve and revitalize the neighborhood” and to rebuild the FSRC to continue to serve the
community with the social and other services it has historically provided. Further, Cornerstone agreed to
various strategies to induce aesthetic, physical, social and economic revitalization of the community and
to work with the Coconut Grove community to help improve and revitalize the neighborhood.

After a lengthy evaluation process and oral presentations, in early 2016 Platform 3750, LLC was awarded
the RFP. It agreed to build a LEED Silver mixed-use, mixed income Transit Oriented Development {(TOD)
project that would combine various income levels for the residential component, provide office space
where Cornerstone would relocate its offices to infuse buying power into neighborhood merchants, and
also provide meaningful retail space for employee-intensive retail merchants. As noted in the response
to Section Four C 3, the two merchants who have executed commitment letters will bring approximately
50 new living wage jobs with health insurance to neighborhood residents, and Cornerstone has
committed to moving 60 employees to Platform 3750. This is in addition to the 50 jobs at FSRC, as well
as the Miami-Dade County District 7 offices that are also currently at FSRC. There will be additionally
250+ jobs during construction of this high-rise development, all paid at Miami-Dade County prevailing
wages, which are in excess of Davis-Bacon wages. Cornerstone also is requiring its contractors to hire
local unemployed and underemployed residents and to work with CareerSource of Florida to promote
job fairs and other programs that would combat unemployment in the neighborhood.

After several widely-attended community meetings and a meeting with the Minister’s Alliance (a
coalition of ministers from local historically black churches), Cornerstone believed it would be in the
best interest of all parties not to seek density bonuses that would increase the height of the main
building from 8 stories to 12, or the height of the parking deck that would add 150 cars (and traffic) in
the neighborhood. Platform 3750 also agreed to work with the County to reconfigure the Metrorail
pedestrian bridge on the Site to make it more conducive to residents in the neighborhood.

GRAND AVENUE VISION PLAN. Prior to the 2015 plan specifically addressing the subject Site, in
November 2002 the Grand Avenue Vision Plan (GAV Plan) was presented to the Community of Village
West (West Grove). The Site is one block from Grand Avenue. The plan was done in collaboration with
local leadership, students and faculty of the University of Miami School of Architecture and Design. The
intent was to capture the history of Grand Avenue, as it runs through West Coconut Grove. The GAV
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Pian also noted that Grand Avenue shared the fate of so many other Main Streets across America, such
as the exodus of businesses and families out to the suburbs and the resulting economic decline and
social isolation. The GAV Plan proposed ideas how the decline could be reversed, that an integrated
policy of urban revitaiization, embodied in sound principles of urban design and implemented through
effective management, could contribute to Grand Avenue’s renewal, bringing back families, businesses
and prosperity to those already established in the community. It had a guiding set of strategic goals,
arrived at through public meetings and workshops held with local residents, property owners, and
stakeholders. These included: building upon ongoing local efforts to revitalize and restore the avenue as
a successful “Main Street”; reinforcing the community’s historic and cultural identity as a Caribbean
island district, unique to the South Florida region; providing guidance in the revision of current zoning
regulations to ensure diverse use and activity; developing urban design guidelines that promote an
active, safe, and pleasurable pedestrian environment; and attracting and retaining a diverse and
balanced mix of residents by providing a range of housing options that is both competitive with other
choices in the market and compatible with the avenue’s “Main Street” character.

Platform 3750 is a watershed development that achieves the goals outlined in the GAV Plan:
construction of a mixed use development that leads to additional taxable value; maintaining a Caribbean
architectural motif; new retail users; new businesses that cater to the needs of the local residents; and
attraction of new jobs to the area. There will also be street and infrastructure improvements. In sum, it
will act as a catalyst to revitalize this historically black neighborhood.

TRANSPORTATION. The Site is located at the intersection of US 1 and Douglas Road. As an indication of
the importance of the Douglas Road/US 1 intersection, the Metropolitan Planning Organization (MPO)
commissioned a 2014 report titled “Douglas Road Transit Corridor Study”. The primary objective of the
study was to develop and evaluate feasible premium transit improvement options along the Douglas
Road Corridor, extending from the Miami Intermodal Center (MIC) located at the Miami Airport on the
north to the Metrorail system to the south, which extends to South Miami-Dade County and then
connects to an express busway system down to the southern border of Miami-Dade County and the
Florida Keys. These changes would thereby connect various major employment centers and transit
generators. Specific study objectives included, among others: develop a rapid transit strategy that will
contain viable short-term, mid-term, and long-term transit plans consistent with existing and future
municipal and county goals and policies; develop a cost-effective, incremental premium transit strategy
that is financially sustainable and context sensitive; and develop a transit plan and strategy that is fully
coordinated with existing Miami-Dade Transit (MDT) and local transit services.
http://miamidadetpo.org/library/studies/douglasroad-transit-corridor-final-report-2014-05.pdf.

The MPO noted several challenges in the then current and projected travel conditions along the Douglas
Road Corridor. They included: projected increases in population and employment growth (more high-
density mixed use development) in the study corridor; insufficient north-south transit capacity during
peak travel periods; lack of high-quality alternatives to auto travel; and limitations of options for
transportation improvements in the study corridor due to constrained right-of-way in a built out urban
environment. Platform 3750 is a solution to those challenges, providing housing directly along the
Metrorail corridor.
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COMMUNITY REDEVELOPMENT AGENCY EXPANSION. Recognizing the need for further community
revitalization and the importance of financial assistance to bring it to fruition, the City of Miami took an
innovative action in April 2017 to enlarge a CRA district boundary with a noncontiguous area. The
Findings of Necessity prepared by the expert consultant determined that the proposed area met nine of
the criteria of Section 163.340(8), Florida Statutes, including: deteriorated structures; unsanitary or
unsafe conditions; incidence of crime in the area higher; fire and emergency medical service calls to the
area disproportionately higher; and a greater number of violations of the Florida Building Code.

Subsequently, after public input at local churches and a session at the regular Homeowners and Tenants
Association, the City Commission voted 5-0 to expand the boundaries of the Omni CRA to include the
West Grove Area in which the Site is situated. The final step is approval by the Miami-Dade County
Commission, after which time the CRA tax increment financing will be available to bring other

development to the neighborhood.

TARGETED URBAN AREAS. In 1997, Miami-Dade’s elected officials were aware of the increasing social
and economic disparities between the County’s various neighborhoods, and they identified 15
neighborhoods and 2 commercial corridors as Targeted Urban Areas (TUAs}. The TUAs would serve as
economic development priority areas and the focus of public efforts. Platform 3750 is in the Coconut
Grove TUA. https://www.miamidade.gov/business/library/reports/2013-socioeconomic-profile-tua.pdf.
In 2003 at an Urban Summit, the County commissioned research on socio-economic conditions in the
TUAs. The empirical research prepared revealed socio-economic conditions in the TUAs lagging far
behind the rest of the County.

Per capita income of TUA residents in 2000 was approximately 44% below the per capita income in the
County as a whole. Surveys taken through 2011 indicate the gap in per capita income had fallen to 39%
lower than in the County. The unemployment rate in the TUA neighborhoods indicated that it was
nearly twice as high as the county rate (15.2% vs. 7.9%). The poverty rate in the TUA’s was 31% in 2000,
compared to 14.5% in the County. The Census Bureau’s surveys from 2007-2011 indicate that the share
of adult population in the TUAs without high school completion had fallen to 31%. 29% of the
population in the TUAs live in households with incomes below the federal poverty threshold and the
likelihood a resident of a TUA lives in deep poverty is nearly twice as high. The working age TUA
population is far more dependent on public transportation than the population elsewhere with
residents twice as likely to use public transit as other County residents, 11.6% compared to 4.8%.

The County has allocated resources and funds to the Coconut Grove TUA. For example, as part of its
Building Better Communities General Obligation Bond, Miami-Dade County created a partnership
opportunity for attracting and expanding the most desirable kinds of businesses -- job creators, industry
expanders and neighborhood catalysts. In 2013, the County allocated $9MM (and the City of Miami an
additional $500,000) to 48 units of affordable housing in the Coconut Grove TUA. In November 2004,
Miami-Dade's Board of County Commissioners approved a measure that established a $90 million fund
to spur economic development that attracts major new business to the community and creates high-
impact jobs. This Economic Development Fund allotted $75 million for countywide projects, while the
other $15 million was specifically aimed at targeted urban areas.
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INFILL STRATEGY TASKFORCE. Miami-Dade County has endeavored to revitalize and redevelop the Site
for over 20 years. Resolution R-1477-96 established and appointed an Infill Strategy Taskforce. A year
later, the Taskforce released its report (Taskforce Report) with 12 “cornerstone” recommendations for
an urban infill program in the County. Platform 3750 is aligned with several of the recommendations,
including: provide incentives to encourage higher density, mixed-use and transit development at or near
existing and future transit stations and corridors; encourage a mix of housing types and prices for all
income levels (market and non-market rates); emphasize strategies that promote infill development
which generate employment opportunities. The recommendations were considered by the Task force to
be those with the greatest potential for implementation and effectiveness.
(http://www.miamidade.gov/mayor/library/memos-and-reports/2014/01/01.30.14-Urban-Infill-
Analysis-Report.pdf

On June 5, 2012, the Miami-Dade County BCC adopted Resolution 476-12 directing the County Mayor to
provide a report to the Board regarding: 1) the status of the recommendations and strategies set forth
in the Taskforce Report; and 2) an analysis of transit and infrastructure deficiencies and impediments to
infill development and redevelopment in existing and planned premium transit corridors, within the
Urban Infill Area {UIA), as defined in the Comprehensive Development Master Plan (CDMP).

Utilizing the input of numerous County departments, the Department of Regulatory and Economic
Resources analyzed the status of the recommendations and impediment to infill development and
redevelopment. The Report addressed the issues identified by Resolution No. 476-12 and contains the
following recommendations which apply to Platform 3750, among others:

(a) Develop strategies for development and redevelopment of vacant commercial and industrial parcels,
such as code changes and/or overlay districts; (b) Conduct community planning workshops for areas
located within the proposed UIDA served by premium transit, for the purpose of creating a vision plan to
be used as a guide for the implementation of development standards that assist in creating well-
designed, compact and efficient built communities containing mixed-use and moderate to high
residential densities; (c) Reevaluate land uses along premium transit corridors to allow for greater
development densities and intensities and floor area ratios within 1 mile of either side of designated
premium transit corridors; and (d) Amend the County's development regulations to expressly provide
for park-and- ride/transit terminal facilities in all zoning districts with an emphasis on facilities within
commercial districts along premium transit corridors. In addition, encourage in development plans
shared-use parking.

With respect to housing, CDMP Policy LU-71 was added, to provide for the County to review
development incentives to encourage higher density, mixed-use and transit development at or near
existing and future transit stations and corridors. The development standards for these stations are
guided by the CDMP's Community Urban Center which encourage mixed-use development, such as
Platform 3750. County Planning Staff in consultation with community members and other stakeholders
developed a design concept for transit developments, which is what occurred with RFI 53 and RFP
00207, as noted above. The most significant distinction between Platform 3750 and the other Metrorail
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TODs is the incomparable job production created at Platform 3750, which will provide 100 new jobs in
the retail, office and multifamily mixed-use development.

AREA INVESTMENT. There have been some significant private investments in the West Grove area as a
result, in part, of governmental initiatives to spur development in this once-overlooked area. In the
West Grove, there is virtually no vacant land, so aimost every project is a re-use of existing property
which lessens the need to build new roads and school and reduces urban sprawl.

For example, in July 2016, County Commissioners approved a 60 year lease with a private developer on
the west side of US 1 and Douglas Avenue, at the Douglas Road Metrorail Station. The development will
include almost 1,000 residences, a 150-room hotel with either a Marriott or Hilton flag, 70,000 SF of
retail space and over 1,700 parking spaces. The overall project will total 940,000 square feet and is
expected to cost 5400 Million. The development is expected to create 1,400 jobs during construction
and 200 permanent jobs once completed. The County’s Transit Department expects to receive in excess
of $450 MM in revenue from the project over the first 30 years to fund additional public transit
improvements in the area and countywide. The County will also receive $14MM of improvements to
the Douglas Road Metrorail station {such as new elevators, escalators and bus bays) as well as a
$600,000 contribution to the Underline Project, a planned 10 mile linear park that will run underneath
the Metrorail, much like the Highline in lower Manhattan. The park, transit improvements, retail and
other elements of the project will directly benefit the residents of Platform 3750. Moreover, Platform
3750 residents will be across the street from a project that provides hundreds of jobs.

Another significant TOD development is planned at the Coconut Grove Metrorail Station, 1 mile north of
Platform 3750. It will be a mixed-use residential and retail development that will also include a new bus
terminal, $5 million of Metrorail improvements, a 180 room hotel, 250 market rate apartments, an 850
space parking garage, and bicycle and pedestrian facilities such as continuation of the Underline. The
total project cost will be approximately $200 million.

In 2016, a 68-unit elderly affordable housing community was delivered across the street on the north
guadrant of US1 and Douglas Avenue. The City of Miami provided $2.3MM of support and the County
provided $3.4MM of Surtax funding, with Florida Housing providing 4% tax credits. The project is
adjacent to another public housing elderly complex built in 1977, which was renovated five years ago.
The services provided by CAHSD, DCF, the Commissioner’s District Office and a national value-oriented
grocery store (all at Platform 3750) will be a huge benefit to the residents at these two communities.

As you can see from the information provided, there has been a concerted strategic effort by the
County, City and other public and private entities for the revitalization of this area and for this site
specifically. Platform 3750 aligns with and/or achieves the targets of these initiatives. The combination
of a mixed use, mixed income TOD development with such an unprecedented combination of on-site
local government service providers and public-private sector partnerships makes this development
stand out as a truly unique undertaking. Platform 3750 will change the face of the West Grove, linking it
to the Coral Gables community across the street and further stimulating investment in the West Grove
targeted urban area.
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3. Access to Community-Based Services and Resources {Maximum 28 Points)

As further outlined in Section Four C.3. of the RFA, describe the services and resources
that are and will be accessible to residents who will be served in the proposed
Development {Families and/or Elders).

The Applicant’s description is limited to no more than four (4) typed pages within the
text box below.
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ACCESS TO COMMUNITY-BASED SERVICES AND RESOURCES. Platform 3750 will have unparalleled access
to healthcare, supportive services, education, shopping and governmental services.

SUPPORTIVE AND RELATED SERVICES

An integral component of Platform 3750 is the demolition and rebuilding of the Frankie Shannon Rolle
Center (“FSRC”), which will occupy 9,500 square feet at Platform 3750. The FSRC currently operates out
of a 50 year old building on the Site, and provides a wide variety of social, health and community
services to residents of Miami-Dade County and West Coconut Grove in particular.

Miami-Dade County Community Action and Human Services Department (“CAHSD”) will occupy 4,500
square feet of space within the FSRC offices. CAHSD is the largest provider of comprehensive social
services in Miami-Dade County, and is a nationally accredited organization, recognized for its
outstanding practices in providing high quality social services.

As a part of the Health and Human Services’ goais within the County'’s Strategic Plan, CAHSD provides
services that are designed and coordinated to address and relieve hardships associated with poverty.
The service delivery model is strongly client-centered and is comprised of multiple direct service
components to meet the needs of the entire family, including:

Early Childhood Education & Development; Family & Community Services; Crisis Prevention &
Intervention; Employment Preparation & Placement; Psychological Services; Violence Prevention &
Intervention Services; Child and Youth Development Services; Elderly & Disability Services; Community
Engagement & Advocacy; Energy Services; Rehabilitative Services; and Voter Registration.

As a result, residents at Platform 3750 will merely have to take the elevator to the ground floor and walk
into the CAHSD office to obtain these vital services.

FSRC will also house the State of Florida Department of Children and Families (“DCF”), which is currently
a tenant at FSRC. DCF provides face-to-face contact with approximately 1,200 to 2,200 customer walk-
ins monthly, or roughly 40-60 people per day. The services they provide include assisting those
customers seeking food stamp and Medicaid assistance.

In addition, this DCF office will have an information booth and an ACCESS area on site. “ACCESS” is the
Automated Community Connection to Economic Self Sufficiency, which allows customers to connect
with their public assistance information 24/7, through the online application and MyACCESS Account.
The Economic Self-Sufficiency Program helps to promote strong and economically self-sufficient
communities by determining eligibility for food, cash and medical assistance for individuals and families
on the road to economic recovery. A customer can apply for any {or all) of these programs at one time.
This ACCESS area located at Platform 3750 will enable consumers to apply online and onsite as well,
with assistance from the DCF staff

The Miami-Dade County District 7 Commissioner, currently Xavier Suarez, will also be a tenant at
Platform 3750. This 3,000 square foot office is used for constituent services, which therefore provides
direct access to County government to every resident of Platform 3750. No resident will need to stay on
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the phone endlessly waiting for help with some issue involving the County; rather, they can simply take
the elevator to the ground floor to address his/her needs.

Across the street at Stirrup Plaza is a designated Meals for the Elderly location which provides free hot
meals for elderly 5 days a week. Not only does it provide the nutrition that elderly individuals need, but
a place to socialize and interact with other people, helping them stay active and vibrant.

FOOD, MEDICINE AND SHOPPING

ELIMINATION OF FOOD DESERTS. In 2012, a report was prepared by the Florida Department of Health
entitled “A Healthier Future for Miami-Dade County-Expanding Supermarket Access in Areas of Need.”
http://thefoodtrust.org/uploads/media_items/miami-dade-supermarket-report.original.pdf. In
summary, it stated that research shows that better access to affordable, nutritious food is associated
with healthier eating habits and people more likely to maintain a healthy weight. The lack of full-service
supermarkets is associated with increased weight and obesity and higher rates of diet-related diseases.
Also, it noted that supermarkets serve as important anchors in communities, creating jobs and sparking

economic revitalization.

Miami-Dade County also recognized the critical need of building supermarkets in underserved areas. In
2015, it passed R-947-15 urging the Florida Legislature to adopt HB 153 that would provide financing to
food retailers entering underserved communities, such as Platform 3750.
http://www.miamidade.gov/govaction/matter.asp?matter=1523268&file=true&yearFolder=Y2015. In
fact, that bill was passed and the Legislature enacted the Healthy Food Financing Initiative.
https://www.freshfromflorida.com/Divisions-Offices/Food-Nutrition-and-Wellness/Healthy-Food-

Financing-initiative.

Pursuant to USDA charts used for determining eligibility for programs such as New Market Tax Credits,
the site is in a food desert, with low access for low income families (denoted as “LA” and “LI” on the
USDA charts). With the provision of an on-site full-service supermarket at Platform 3750, the area will
no longer be a food desert and will achieve the goal of providing full-service supermarkets in
disadvantaged areas. Negotiated over the course of a year, a signed commitment was reached with Aldi,
a mid-priced, full fine grocery store that caters to value food shoppers, to be the major retail tenant at
Platform 3750. It will occupy 18,100 square feet on the ground floor of the building. Aside from the
incomparable pricing, Aldi prides itself on being green; shoppers need to bring their own bags or buy
reusable ones at the store. The stores are also smaller and therefore consume less energy, while at the
same time providing a full service, large grocery store. Aldi’s will provide over 30 full time jobs.

Platform 3750 has also signed a commitment letter with Starbucks to occupy 2,280 square feet on the
ground floor of 3750. Starbucks is a tremendous amenity for the residents of Platform 3750 and can act
as a social gathering location for residents, as well as a place for tenants to work and study in a relaxed
environment.

Walgreen’s is across the street from 3750, supplying any prescription, health and drug store need
residents may require. Jackson Medical Center and UM Hospital are a short Metrorail ride northbound
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(10 minute ride) and Doctor’s Hospital and South Miami Hospital are a shorter Metrorail ride
southbound (5 minute ride). Numerous walk-in clinics are minutes away. For example, Baptist Health
Urgent Care is across the street (and connected by pedestrian bridge) from the University of Miami
Metrorail stop, 1 stop south of Platform 3750.

A short, 8 minute Metrorail ride to the south are Dadeland Mall, Dadeland Station and hundreds of
other retail establishments along S. Dixie Highway. The $1 billion Brickell City Center, Brickell Avenue
and downtown central business districts are also a few minutes away on Metrorail and the Coral Gables
CBD is a 5 minute bus ride from the Site. Dadeland Mall is the second largest shopping mall in the
county, with 1.4 million square feet, and adjacent to it, Dadeland Station is a power center, including
Target, Best Buy, Bed Bath & Beyond, Michael’s and Dick’s Sporting Goods, among other tenants.

PUBLIC TRANSPORTATION.

Another unparalleled aspect of Platform 3750 is access to public transportation. The site is connected to
the Miami-Dade Metrorail system by a short pedestrian bridge spanning US 1 at Douglas Avenue. The
bridge itself is on the 3750 site. The Miami-Dade Metrorail system operates from 5 AM to 12 AM, 7
days a week, runs every 5 minutes during rush hour, every 7.5 minutes during the day off peak, and
every 15 minutes from 6:45 to closing. From Douglas Station, the downtown and the Brickell
employment centers are a 5 minute Metrorail ride. As noted earlier, Dadeland, the second largest
shopping center in the County with 1.4 million square feet of space and 185 retail stores, is an 8 minute
ride from 3750. To the north, Jackson Medical Center, University of Miami Hospital, and the VA Hospital
are 10 minutes away, and to the south, South Miami Hospital and Doctors Hospital are a 5 minute ride.

Bus service is also excellent. The Douglas Road area is interlaced with 24 separate bus routes operating
between 8 to 60 minutes during peak hours and 12 to 60 minutes during off-peak. Most of the routes
operate on Saturday and Sunday as well. There are 4 bus routes (#37, 48, 136 and 249) abutting the
property on Douglas Road. At the Metrorail Station, in addition to the 4 bus routes noted above, there
are two other routes (#40 and #42}. One-half block away on Douglas there is bus route #500. in sum,
bus transportation anywhere in the County is available at the residents’ front door. See the following
link for transit services available at Platform 3750.
http://miamidadetpo.org/library/studies/douglasroad-transit-corridor-final-report-2014-05. pdf

One other point is very relevant regarding transportation. To discourage the use of cars, Platform 3750
will have a Zip Car station so that residents can rent a car by the hour or day. Cornerstone believes this
will be a valuable amenity for its residents since almost everything they might need on a day to day basis
is available either in the building or by taking Metrorail which is across the street.

EDUCATION, PARKS, CHILD CARE AND CULTURAL ACTIVITIES.

EDUCATION. Educational opportunities are available minutes away from Platform 3750. The public
schools are George W. Carver Elementary School and the highly-rated magnet George W Carver Middle
School which are located .4 miles from the Site, and Coral Gables Senior High which is located .5 miles
from 3750. In other words, all three schools are easily walkable.
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CAHSD offers free computer training classes which are open to the public for individuals who are
interested in advancing in the workplace and improving their employability skill set levels. Through
CAHSD, young aduits ages 18-23 can enroll in the Greater Miami Service Corps {“GMSC”). GMSC is a
youth service organization that provides out-of-school young people the resources and services
necessary to transition to self-sufficiency. Services provided include assistance to achieve a GED and
training at construction sites, so that the clients learn a trade. Cornerstone has used GMSC clients to
build several hundred affordable housing units. Clients of GMSC include high school drop-outs,
unemployed or underemployed, single parents, non-custodial parents or youth with prior criminal

history.

The University of Miami’s 239-acre Coral Gables campus is one Metrorail stop (2 minutes) to the south.
The University Of Miami Medical School is also on the Metrorail system about 10 minutes to the north.
Miami-Dade College, which offers 2 year and 4 year degrees, is a short Metrorail ride to the north and
has the largest undergraduate enroliment in the country, with 92,000 students enrolled in 2014-2015.
The college enrolls more Hispanic students and has the third largest African-American enrollment in the
country, and is ranked first in the Country in awarding associate degrees to Hispanics and African-
Americans.

PARKS. There are numerous parks within a short walk of the site. The City of Miami maintains Elizabeth
Virrick Park, Esther Mae Armbrister Park, Douglas Park, Kirk Monroe park, Billy Rolle Domino Park and
Blanche Park, all .2 to .8 miles from 3750. Biscayne Bay, Barnacle Historic State Park and a multitude of
green spaces, playgrounds, vita course, jogging and walking paths are also located in Coconut Grove,
approximately 1 mile from the Site.

CHILD CARE. Miami-Dade County operates a Head Start location at the St. Albans Church, which is .5
miles from 3750. Head Start focuses on education and early childhood development emphasizing health,
nutrition and mental health. There is also a Boys and Girls Club .65 miles from the site which is open to
all children who reside at Platform 3750. The Boys and Girls Club helps young adults achieve academic
success, good character and citizenship and healthy lifestyles though a number of programs, activities
and events.

CULTURAL ACTIVITIES. A 10 minute ride on Metrorail opens up the residents to a world of cultural
activities. The world-famous Adrienne Arsht Center for the Performing Arts with the Carnival Studio
Theatre, the Knight Concert Hall and the Ziff Ballet Opera House, has hundreds of diverse events, shows,
recitals and concerts annually. The new PAMM Art Museum, Frost Science Museum and numerous
other venues are all less than 15 minutes away via Metrorail. Other cultural venues such as Bass Art
Museum, Bayfront Park, Freedom Tower, the Children’s Museum, Jungle Island, the Seaquarium, and
many others are all accessible by public transportation within 20 minutes from Platform 3750. The
University of Miami (1 Metrorail stop away) also has numerous venues such as the Lowe Art Museum,
Bill Cosford Cinema and the Jerry Herman Ring Theatre which are open to the public and offer a wide
variety of events annually.
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RFA 2018-102

Approach Toward Tenant Application and Screening Procedures for Households with a
Person with Special Needs Applying for Tenancy {(Maximum 20 points)

As further outlined in Section Four C.4. of the RFA, describe the specific housing
application process and tenant screening criteria, procedures and policies that will be
used by the Applicant’s property management to assist in determining whether a
prospective tenant is eligible for tenancy.

The Applicant’s description is limited to no more than three (3) typed pages within the
text box below.
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As an owner and manager of all of our developments, we are closely and personally vested in the day-
to-day success of the Special Needs residents. Throughout the years we have developed an extremely
close working relationship with many organizations that provide future resident referrals {and in-home
services) to our communities such as: social service agencies (Miami-Dade County Homeless Trust,
Hubbard House [victims of domestic abuse]), rehabilitation agencies for drug and alcohol abuse {Citrus
Health and Housing Assistance Network of Dade}, special interest groups (Veterans Association, United
Cerebral Palsy), out-placement organizations (HANDS Program, Community Partnership for Children Inc.,
Our Kids), elderly services (Kindred Healthcare, In Home Assistance and Care, John Knox Health Agency),
local churches and community groups (Urban League, 79th Street Initiative, Second Baptist Church and
many others). We actively continue to recruit and build our portfolio of Special Needs’ referral agencies,
expanding our outreach to individuals and families in need. This rich experience can now culminate in a
unique experience for Special Needs’ residents at Platform 3750.

The close proximity created by the including the DCF, CAHSD and County Commissioner’s offices at
Platform 3750 will also create a unique and unprecedented level of accountability for the results of the
particular services and housing combinations. Platform 3750 will offer. At Platform 3750, Cornerstone is
fortunate to have both the "“carrot and the stick." The “carrot" is that we have some great on-site
partners to work with in providing assistance and help to our residents - the “stick” is that they will also
be watching carefully that we fulfill our promises to our tenants. If there is a problem, our corporate
offices will be an elevator ride away. It is truly a unique and unprecedented level of accountability for
the results of this particular services and housing combination.

PLATFORM 3750 ON-SITE SPECIAL NEEDS, SERVICES AND REFERRALS. Platform 3750 offers a
development unlike anything that has been provided before in Florida — especially regarding its capacity
to serve residents with Special Needs. This property’s inclusion of a 9,500 SF center providing on-site
offices for both the FL Department of Children and Families (DCF) and the Miami-Dade County
Community Action and Human Services Department (CAHSD) will create a unique relationship between
service and housing providers and will ensure ready access to all prospective tenants to fill the relatively
scarce ELI and Link units.

Special Needs’ households who come to the DCF office will be referred to the Platform 3750 residential
leasing office. DCF and CAHSD will no longer have to scour the County for Special Needs affordable
housing and Special Needs households will have on-site access to the services of DCF and CAHSD.
Furthermore, case managers from DCF and CAHSD will be on-site.

TENANT APPLICATION. As noted in the RFA, it is critical to facilitate the Special Needs’ households’
ability to acquire, complete and submit a rental application. One of the key assets at Platform 3750 is
that many of the modification procedures required to lower the barriers to reaching these households
are mitigated because the social service agencies who have such clients are housed at Platform 3750.
There is no need for third party conversations between the Special Needs’ client and their service
provider/caseworker. Since the caseworker will be on-site, property management staff, the client and
the caseworker can meet as a group. At the same time, DCF clients will coordinate with the CAHSD staff
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the necessary social service programs that CAHSD can provide. it will truly be a unique experience for all,

being located in one building.

Typically, we collaborate with the referred Special Needs household's designated supportive services
provider to address the household's needs for assistance at application and during tenancy; and we
designate a point person on-site to work with the Referral Agency during the leasing and occupancy
period for all Special Needs Household residents. Training is vital to the successful handling of
prospective residents with Special Needs and Cornerstone team members are trained to carefully walk
applicants through the application process, guiding them through the documentation that will be
required for processing. Our team members provide concierge services such as faxing, emailing,
copying, and calling agencies and employers when needed in order to facilitate the application process.

Cornerstone uses a multi-tiered approach to minimize the barriers on households with Special Needs in
their application process. We start almost a year in advance of delivery of the units, to assure the time
necessary to serve the required number of households. Special Needs’ households can find change
difficult. Therefore, it is important that we and their caseworker stay in constant contact with the
tenant; having those many extra months also gives time to plan for the move.

Facilitating prospective households with Special Needs through the application and pre-qualifying
process sometimes requires stepping outside of the standard modes of operation via phone or email.
These individuals may be deaf--our teams are trained to utilize the “Florida Telecommunications Relay”
system (the number is printed on all of our marketing materials). Prospective residents may be without
access to transportation--our teams will provide a source of transportation via taxi/Uber and will pay for
it. They may not be able to meet within normal operating hours--we make special appointment
arrangements. They may be immobile—so we will “tour” the facilities via FaceTime.

Standard application and/or deposit fees may be a barrier to securing housing, and our onsite teams are
trained to approach those issues flexibly so that a successful resolution can be reached for the
prospective resident. Onsite staff is empowered to reduce and/or waive those fees through an
established procedure that only takes them minutes to accomplish.

With regard to the potential barrier about how monthly rent payments may be handled, Cornerstone
mitigates by offering a range of payment options and provides assistance with setting up the payment
process. The tenant can bring a check, money order, certified check, or most easy for many Special
Needs’ households, an ACH. Deposits can be paid by credit card, allowing households to stretch out that

payment over time.

Additionally, to overcome the initial application/move-in barrier of a household with Special Needs not
having enough resources to furnish an apartment, Cornerstone has provided or assisted with the
provision of furniture, clothing, computers and internet access, payment and arrangements for summer
camps and daycare for children and alterations to the unit.

TENANT SCREENING. Special Needs households include persons with physical and developmental
disabilities, youth aging out of foster care, women who have been victims of domestic violence and the
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persons or families that have been formerly homeless. We understand that they are likely to have
blemishes on their credit records. If they have credit issues because of unpaid medical bills, or evictions
due to non-payment of rent, Cornerstone works with those households to find affordable ELI units in
our communities. Bankruptcies and foreclosures are also permitted. Since it is understandable that
these households have struggled with their finances, Cornerstone has rarely turned down a household

with Special Needs due to blemished credit histories.

In terms of criminal background checks, Cornerstone’s primary concern is the comfort and well-being of
all of our residents, as our developments are their homes. Thus, the dominant focus of this screening is
to identify any applicant that may pose a physical and/or other harmful threat. Nonetheless, applicants
are not disqualified immediately for “any/all criminal conviction{s)”. The system uses an advanced
gradation evaluation of crimes that might or might not disqualify a person. Certain crimes such as sexual
crimes, drug distribution, kidnapping and other violent crimes will prevent them from qualifying,
however many other crimes will not. Cornerstone recognizes that people have had challenges in their
past which they may have overcome. We want to work with, support and reward that determination to
lead responsible and constructive lives and are, therefore, dedicated to giving people second chances if

at all possible and reasonable.

Our established process for working closely with referral agencies enables the leadership of
Cornerstone’s property management team to be able to review an applicant’s criminal history in the
context of other information provided by the referral agency in an efficient manor so that
determinations can be made quickly for waiving issues that arise from criminal background checks.

As a result of the above screening procedures, Cornerstone has not had difficulty with placing
households in its Special Needs-designated units.

The unigue opportunity presented by the location of the referral and service agencies on site at
Platform 3750 offers a path for further enhancement of the policies and procedures that Cornerstone
has developed thus far. The close proximity will allow for immediate information sharing, planning and
problem resolution in an unprecedented fashion for Platform 3750’s Special Needs’ residents. And they
will have on-site access to all of the service providers who can assist them in any future social services
they may require as they continue for years to maintain residency at the community. As well, they will
have grocery shopping right on site, and porters from the Cornerstone residential management staff
who can take their shopping list, grocery shop for them and bring their groceries to their door. And,
they can also work on-site for the retail and office properties. Being in an elevator building, they will be
just steps from their jobs.

For Special Needs residents, Platform 3750 is really a once-in-a-lifetime opportunity to be fully
supported on-site by both the management staff as well as the Frankie Shannon Rolle Center social
service agencies. Given these attributes, it is anticipated that Special Needs’ residents and their families
will thrive while being part of this unique mixed-income, mixed-use community.
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RFA 2018-102 DEVELOPMENT COST PRO FORMA (Page 4 of 7}

Detail/Explanation Sheet

Totals must agree with Pro Forma. Provide component descriptions and amounts for each item that has been
completed on the Pro Forma that requires a detailed list or explanation.

DEVELOPMENT COSTS

Actual Construction Cost
(as fisted at Item A1)

Off-Site Wor

Other:

General Development Costs
(as listed at Item A2.)

Impact Fees

Other:

Financial Costs
(as listed at ftem A3.)

Other:

Acquisition Cost of Existing Developments
(as listed at item B2. )

Other:

NOTES: Neither brokerage fees nor syndication fees can be included in eligible basis. Consutting fees, if any, and any financial or other guarantees
required for the financing must be paid out of the Developer fee. Consulting fees include, but are not limited to, payments for Application
consultants, construction management or supervision consultants, or Jocal govemment consultants
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RFA 2018-102 DEVELOPMENT COST PRO FORMA

PERMANENT ANALYSIS

A.

1.

Total Development Costs
Permanent Funding Sources:

HC Syndication/HC Equity Proceeds

. First Mortgage Financing

. Second Mortgage Financing

. Third Mortgage Financing

. Grants

. Othet

. Other

. Deferred Developer Fee

. Total Permanent Funding Sources

. Permanent Funding Surplus

(B.9. Total Permanent Funding Sources,
less A. Total Development Costs)

$

$

AMOUNT

=" 684,733.00

27,073,000.00
e

1,388,267.00

LOCATION OF
DOCUMENTATION

Attachment
Attachment
Aftachment
Aftachment
Attachment
Aftachment

Attachment

(A negative number here represents a funding shortfall.)

Each Attachment must be listed behind its own Tab. DO NOT INCLUDE ALL ATTACHMENTS BEHIND ONE TAB.

(Page 6 of 7)






Principal Disclosures for Applicant

Select the organizational structure for the Applicant entity:

The Applicant is a:

Provide the name of the Applicant Limited Liability Company:

First Principal Di=~l~riima taval:
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rirstLevel 2ElECT | ype OF Frincipdl OT

Entity # Applicant
1.
2.
3.
4.
5.
Second Principal Disclosure Level:
Select the corresponaimg rinse
Level Principal Entity # from Select the type of Principal
above for which the Second being associated with the
Level Principal is being Second Level corresponding First Leve!
identified Entity # Principal Entity
3A
3.8.
3.C.
3.D.
4.A.
4.8.

Third Principal Disclosure Level:

Select the type of Principal
Select the corresponding Second Levei Principal being associated with the

Entity # from above for which the Third Level corresponding Second Leve!
Principal is being identified Principal Entity

Pagelof2

Select organizational structure
Enter Name of First Level Principal of First Level Principal identified

Platform 3750, LLC

Select organizational structure
of Second Level Principal
Enter Name of Second Level Principal identified

Platform 3750, LLC

The organizational structure of

Enter Name of Third Level Principa! Third Leve! Principal identified
who must be a Natural Person Must Be a Natural Person

Natural Person

Natural Person

Natural Person

Natural Person

Principals of the Applicant and Developer(s) Disclosure Form {Form Rev. 08-16)
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Principal Disclosures for the Developer

How many Developers are part of this Application structure?

Select the organizational structurae for the Develope: vy,

The Developer is a:

Provide the name of the Developer Limited Liability Company:

First Principal Disclosure Level: Cornerstone Group Partners, LLC
rirstLevel D€IECT | Ype OT Frinctpal or Select organizational structure
Entity # Developer Enter Name of First Level Principal of First Level Principal identified
1.
2.
3.
4.
5.
6.
7.
8.
Second Principal Disclosure Level: Cornerstone Group Partners, LLC

Select the corresponaing rirst

Level Principal Entity # from Select the type of Principal
above for which the Second being associated with the Select organizational structure
Level Principa I Second Level corresponding First Level of Secc rel Principal
identified Entity # Principal Entity Enter Name of Second Level Principal identified

3.A.

3.B.

4.A.

4.8.

3.C.

3.0.

Page 2 of 2 Principals of the Applicant and Developer{s} Disclosure Form {Form Rev. 08-16}



