RESOLUTION 2020-02-01

A RESOLUTION OF THE DOWNTOWN INVESTMENT AUTHORITY
(“DIA”) ADOPTING THE RECOMMENDATION OF THE RETAIL
ENHANCEMENT AND PROPERTY DISPOSITON COMMITTEE

SELECTING SPANDREL DEVELOPMENT PARTNERS
(“DEVELOPER”) AS THE MOST RESPONSIVE BIDDER TO NOTICE
OF DISPOSITION ISP-0307-20 FOR THE

DEVELOPMENT/REDEVELOPMENT OF CITY OWNED RIVERFRONT
PROPERTY COMPRISED OF DUYAL COUNTY TAX PARCELS 074443-
0000 (220 EAST BAY STREET) AND 073358-0000 (330 EAST BAY
STREET (THE “SOLICITATION”); FINDING THE SPANDREL
DEVELOPMENT PARTNERS PROPOSAL, ATTACHED HERETO AS
EXHIBIT ‘A’, IN FURTHERANCE OF THE NORTH BANK
DOWNTOWN CRA PLAN AND IN THE PUBLIC INTEREST;
AUTHORIZING THE CEO OF THE DIA TO COMMENCE
NEGOTIATIONS WITH THE DEVELOPER AND PRESENT TO THE
DIA BOARD A TERM SHEET FOR DISPOSITION AND
DEVELOPMENT OF PHASE 1 (*COURTHOUSE SITE”) AND A
CONTINGENT SALE AND REDEVELOPMENT FOR PHASE 2 (THE
“ANNEX SITE”) IN ACCORDANCE WITH THE PROPOSAL
SUBMITTED BY DEVELOPER AND OTHERWISE TAKE ALL
NECESSARY ACTION TO EFFECTUATE THE PURPOSES OF THIS
RESOLUTION; PROVIDING AN EFFECTIVE DATE.

WHEREAS, the City owns two tax parcels bounded generally by Newnan and Liberty
Streets and fronting on Bay Street identified by Duval County Tax Parcel Numbers 073358-0000
(the “Courthouse Site”) and 07443-0000 (the “Annex Site”) (collectively, the “Property”); and

WHEREAS, the Property is located within the North Bank Downtown Community
Redevelopment Area (“North Bank CRA™); and

WHEREAS, DIA is the designated Community Redevelopment Agency for the North
Bank CRA, to which a Community Redevelopment Plan was adopted by Ordinance 2014-0560-
E; and

WHEREAS, on September 18, 2019, the DIA Board adopted Resolution 2019-09-03,
instructing its CEQO to cause to be issued a Notice of Disposition for the Property, consistent with
Florida Statutes Chapter 163.380(3)(a) City of Jacksonville Ordinance Code Chapter 122,
Subpart C Community Redevelopment Real Property Dispositions and incorporating the terms of
and scoring criteria for such disposition; and

WHEREAS, the DIA through the City’s Procurement Division, released on October 21,
2019, ISP-0307-20 - Notice of Disposition with a Proposal Due Date of January 22, 2020; and

WHEREAS, the DIA received two (2) bid proposals in response to ISP-0307-20; and
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WHEREAS, the bid proposals were scored by the appointed scoring committee based on
criteria and points assigned; and

WHEREAS, based on the scores assigned by scoring committee members, Spandrel
Development Partners was ranked number one and The Related Group was ranked number two;
and

WHEREAS, the proposal of Spandrel Development did not include Area 3, the
submerged lands; and

WHEREAS, the proposal of Spandrel Development was divided into two phases, the
first of which is located entirely on the Courthouse Site; and

WHEREAS, the right of first refusal with respect to the Annex Site remains in effect;
and

WHEREAS, the Retail Enhancement and Property Disposition committee of the DIA
considered the rankings and score sheets, the NOD responses, and answers provided by the
respondents at their publicly noticed meeting held on February 11, 2020 and has identified
Spandrel Development Group as the respondent whose proposal is deemed in the public interest,
furthers the North Bank Community Redevelopment Area Plan and furthers Sec. 163.380 Florida
Statutes, and it is recommended by the committee that the DIA Board approve this resolution to
enter into negotiations for a Term Sheet with Spandrel Deveiopment Group for the sale and
redevelopment of the Courthouse Site and a contingent sale and redevelopment of the Annex
Site.

NOW THEREFORE, BE IT RESOLVED by the Board of the Downtown Investment
Authority:

Section 1. The DIA finds that the recitals set forth above are true and correct and are
incorporated herein by this reference.

Section 2. The DIA, following consideration of the score rankings, the
recommendation of the Retail Enhancement and Property Disposition Committee, and the
Northbank CRA Plan and BID Plan at their publicly noticed meeting held on February 19, 2020,
hereby adopts the recommendation of the Retail Enhancement and Property Disposition
Committee, selecting Spandrel Development Company as the respondent whose proposal is
deemed in the public interest, furthers the North Bank Community Redevelopment Area Plan
and furthers Sec. 163.380 Florida Statutes.

Section 3. The DIA hereby authorizes the CEO of the DIA to negotiate a Term Sheet
with the Developer with respect to the sale and redevelopment of the Courthouse Site in
accordance with the Developer’s proposal for Phase 1, and terms and conditions attendant to a
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contingent sale and redevelopment of the Annex Site, consistent with the Developer’s proposal.
Such term sheet shall be presented to the DIA Board for approval.

Section 4. This Resolution shall become effective on the date it is signed by the

Chair of the DIA Board.
WITNESS: DOWNTOWN INVESTMENT AUTHORITY
?‘f W W e _— X ﬂ/_z?_a 20

Craig Gibbs, Chairman ate

VOTE: In Favor: @ Opposed: Q Abstained: Q
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EXHIBIT A

SPANDREL DEVELOPMENT PARTNERS PROPOSAL

The Spandrel Development Partners Proposal can be found on the following pages.
























































































































THE JASPER

CHARLESTON, SC

The design for the new Jasper is based on a “building in the park” concept. Positioned
in the center of the site with generous green setbacks from the surrounding streets, the
building is surrounded by public amenities including Colonial Lake, Moultrie Playground,
and the Ashley River Walk. The gardens surrounding the buildings preserved the site’s
existing grand oak trees.

The mixed-use building, inspired by details from the historic People’s Building, Fort Sumter
House, and Francis Marion Hotel, features retail, office, and residential units which wrap a
concealed parking deck. The taller residential building references a traditional Charleston
vernacular with a highly expressive articulated base, an elegant simple center shaft, and
classical articulated upper levels that celebrate the cornice and frieze details at the roof.
The elegant materials palette of cast stone, brick, ornate steel, and aluminum carry over to

the mixed-use building, with upscale finishes accent the interior.




COMPLETED | Est. 2021

SIZE | 618,500 SF; 7-story Class
“A” Office; 22,000 SF First Floor
Retail; 536 Parking Spaces; 5th
Floor Pool Amenity Deck;.13-sto-
ry, 225 Unit Residential Rower

IN ASSOCIATION: Antunovich &
Associates




GLOBAL HOME OF THE PGA TOUR
PONTE VEDRA BEACH, FL

Kimley-Horn was selected to provide professional planning and civil engineering services
for the development of the new 187,000-square-foot Global Home of the PGA TOUR.
In addition to the three-story Global Home building, the site will include future office
expansion areas, a spectator village, as well as an admissions gate and shuttle drop-off
zone. Kimley-Horn is providing entitlement planning, engineering, and permitting services.
The scope of services also includes roadway design, traffic engineering, signal design,
civil/site plans, and construction phase services. Kimley-Horn is coordinating permitting
for the Global Home project through St. Johns County, St. Johns River Water Management
District (SIRWMD), and the U.S. Army Corps of Engineers (USACE).

Kimley»Horn
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STATUS | ONGOING

SIZE 187,000 SF

SERVICES | Roadway Design
Traffic Engineering

Signal Design

Civil/Site Plans

Construction Phase Services
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Kimley-Horn is currently providing professional civil engineering services for the new JEA
HQ in downtown Jacksonville. The proposed 207,000-square-foot office building is set to
include an 850-space parking garage. Our specific services for this project include due
diligence, civil site design, entitlement services, environmental services, and landscape
architectural service.

Kimley»Horn
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STATUS | ONGOING

SIZE | 207,000 Sk

SERVICES | Due Diligence
Civil Site Design
Entitlement Services
Environmental Services
Landscape Architectural Services
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ANCER CENTER
JACKSONVILLE, FL

MD

This redevelopment project won the 2016 Northeast Florida Planning and Zoning
Association (FPZA) Redevelopment Project Award and was subsequently selected as the
winner of the 2017 FPZA Statewide Outstanding Redevelopment Award of Merit. Baptist
Hospital partnered with MD Anderson to redevelop two blocks within Historic San Marco
to construct a world-class cancer treatment facility. Kimley-Horn was selected by Baptist
Hospital to provide entitlement, traffic engineering, site civil engineering and permitting
services for the 505,000-square-foot medical center, located in downtown Jacksonville.
Kimley-Horn is responsible for aiding Baptist Medical Center and the Baptist team on
zoning and land use entitlements, mobility fee negotiations, a major downtown traffic study,
and the preparation of site development drawings for the state-of-the-art cancer treatment
facility located in the beautiful and historic San Marco (Jacksonville).

Kimley»Horn




COMPLETED | 2018
SIZE 505,00 SF

SERVICES | Entitlement
Traffic Engineering

Site Civil Engineering
Permitting Services

AWARDS | 2018 Northeast Flor-
ida Planning and Zoning Asso-
ciation (FPZA) “Before Its Time”
Award

2017 Statewide Florida Planning
and Zoning Association (FPZA)
“Outstanding Redevelopment
Award of Merit”

2016 Northeast Florida Planning
and Zoning Association (FPZA)
“Outstanding Redevelopment
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Kimley-Horn partnered with the The District’'s Community Development District (CDD) to
provide professional engineering services for The District project, a 32-acre mixed-use
development that’s planned to transform Downtown Jacksonville’s Southbank. The project
is proposed to include 1,170 residential units, 200,000 square feet of office space, 200,000
square feet of retail space, a 125-slip marina, a 3.5-acre riverfront park, 1,950-foot addition
to the Riverwalk, riverfront bars and restaurants, and a hotel. Our services on this project
include the civil roadway and utility infrastructure design and the landscape/hardscape
concept and design of the public roadways, parks, and Riverwalk expansion intended
to serve the future private developments. We also provided sea wall & bulkhead design,
brownfield environmental services, and permitting services.

Kimley»Horn
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WASHINGTON SQUARE

TALLAHASSEE, FLORIDA

Washington Square is a mixed-Use 19 story development featuring condos, Loews Hotel,
and rooftop dining restaurant. The $90 Million mixed-use project will occupy one entire city
block when complete. The project will be three different vertical levels of amenities. The
street level will feature a courtyard with a garage beneath, level 5 will be a rooftop garden
event lawn with a prominent water feature and level 7 will be a rooftop pool alongside a bar
and restaurant. Wood+Partners Inc. (Landscape Architect) is providing conceptual planning
services including permitting services. Wood+Partners Inc. is designing the features that
include the rooftop garden with water feature, event lawn, and outdoor seating area with
trellis.
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STATUS | ON-GOING

SIZE | 575,840 SF
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Wood+Partners Inc. (Landscape Architect) is providing planning through construction
phase services for the 110 Ann Street Hotel development. The proposed urban hotel is a
192,500 square foot +/- featuring 211 rooms within a six story structure along Ann Street
in Savannah, Ga. The hotel will feature a 4,7000 square foot meeting space, 20,500 square
foot food and beverage space, 1,500 square foot of retail space and raised pool/amenity
deck. The proposed amenities include second floor courtyard area with seating areas,
grand fountain feature, vertical planters, and a fireplace.
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SAVANNAHNGEORGA

Wood+Partners Inc. (Landscape Architect) is providing planning through construction
phase services for the 111 Ann Street multi-family urban development. The proposed
development will provide 225 apartment units in a six-story, 270,000 square feet structure
that includes 68,000 square feet of structured parking spaces, lobby and amenities, retail
shell space and rooftop pool amenities. The proposed amenities include private cabanas,
raised water features, fire pit, outdoor grilling area, and a trellis shade structure.
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STATUS | ON-GOING

SIZE | 270,000 SF
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Please reference Table 4 in Section Xl for site plan and parking details.
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CONCEPTUALSITE PLAN
THE EXCHANGE ON THE BAY & THE ENCLAVE ON THE BAY
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10

LEGEND:

1. URBAN OPEN SPACE

2. COURTYARD

3. OUTDOOR CAFE

4. RIVERWALK ALLEY

5. RIWERWALK & NODE 4 -
COWFORD GREAT FIRE

14

12

.
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13

6. RIDESHARE | AUTONOMOUS
TRANSIT DROP-OFF

7. ON-STREET PARKING

8. RELOCATED BUS STOP
INTEGRATED WITH BUILDING

9. POOL AMENITY

9

10. PATIO | TERRACE

11. GARAGE | SERVICE ENTRANCE

12. ENHANCED INTERSECTION
13. MID-BLOCK CROSSING

14. PEDESTRIAN BRIDGE

15. PARKING GARAGE
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OVERVIEW & ASSUMPTIONS

PROJECT SUMMARY

UNIT MIX - RESIDENTIAL AREA 2

Address | Name Ford onthe Bay| [Type #of Beds #of Units % of Total Avg. 5F AvgRent/SF  AwgRent/ Rent/Mo  Total Me  Total Ann.|
City, State Jacksorville, FL|  [Studio 1 60 221% 614 5236 91,450 91,450 587,000 51,044,000
Asset [ass Mixed Use | Multi family-Retall| |1BR 1 164 603% 818 5220 41,500 41,500 5295200 53,542,400,
Financing FirstMbrtgage Constraction Loan| (28R 2 /RO17E% 13T §174 81,075 $2150  B103300 51,23 400
Szl e Month | Afte r Completion) Month12| |3BR 3 o 0.o% o 5000 0 0 50 =0
Hold Period - AREA 2 31¥ears| |[Total 320 272 100.0% 211,230 5214 51,595 51,780 $485,400 35,824,800
rvonth of Sale -AREAZ 104/31/23]
Held Period -AREA 1 SR =ETE I UNIT MIX - RESIDENTIAL AREA 1
Motk of Sale - AREA 1 10/71/26|  (Type #of Beds #of Units % of Total Avg.SF  AvgRent/SF  AvgRent/ Rent/Mo  Total Mo  Total Ann.
Studio 1 0 |B3% 548 5251 1,375 1,375 595,250 51,155,000
1BR 1 nooEnn B 5207 51,750 SLTS0 SZILTSO 5541000
Gross: 3F [ex. Parking) 05,506 (28R 2 55 13TH 131 S150 41,028 $2050  S114800 51,377,500
MNet5F 62,242| [3BR 3 o} 0o% ] $0.00 30 30 50 =
Residential SF 111,30 (Total 303 247 100.0% 208,831 $2.11 51,479 51,712 $422,800  %5,073,600
Commerdal SF 42, @3
Cirrulztion SF 43 B4{ |Rental income Por MRSE Ber GG Lin-Trenderd
Efficiency Factor B33 Resid ential Gross Income - AREA L %1758 S12B5  $5,824800
MNumber of Units 72| Resid ential Gross Income - AREA L 52430 52017 55,073600
Pre Cast Parking Spares 717 |GrossRental Income £25.94 $21.53 $10,898,400
Average UnitSiz= 07| |Otherincome Pex MRSF Per GSF Uln-Trended
Commerdial Income - AREM 2 5253 52.10 5933538
Commerdsl Incorn= - AREA 1 5218 f181  Sese1m
Gross 5F (ex. Parking) 290,028 Other Imcome | 5.00:) BFEA 2 SL38 5114 5291240
NztSF 147,255 | Otherimeome (508 AREA 1 5121 £101 42536880
residential 5F 202,231 (Total Other Income 53.65 53.03 51,534,577
Ccommercal 5F 31, &1| |GrossPotential Income 529,60 $24.57 $12,432,977
A menity OF £SR3 |Vaconcy /Eronamic Loss Pear NRSF Der GSF  Lin- Trendad
Girculation SF 42,773 | Wacamey [ Econemic Loss (5148 (5123 (5621649
Efficiency Facior B3| |Effective Gross Income 52812 52334 511,811,328
Mumber of Units 27| |Operoting Experses REV Grant Toagle  Per Lnit HofEs] Per MRSE Per G5F  Lin-Trendeed
Pre Cast Parking Spaces D[E | Total DperstingExpenses- AREAZ Include 57,038 14.7% 5823 S5E3 51738509
Average Unitsize B15) Totzl Operzting Expenzes - ARZA L Include 571,037 14.7% 5837 5681 51738061
Total Operating Expenses 14.7% SB.28 $6.87 53,476,569

TIMING - RESIDENTIAL AREA 2

Date  Beg. Month Duration End. Month
Land Qosi ng 10/1/20
Constru ol on Start 10/1/® oMonmths 24 Months Iwlonth 24|
Delivery Date 9/30/2
Lease Up 10/1/22 Month 24 12 Months Month 35
Sal e Date 10/31/53

TIMING - RESIDENTIAL AREA 1

Date  Beg. Month Duration End. Month
Land osing 10/1/30
Constru cii on Start /LS ovienths 24 Menths eonth 24
Deliveny Date 9/30/5
Lease Up 10/1/25 Month 24 12 Morths Month 36|
5l € Date 1031/

RESIDENTIAL LEASE UP VELOCITY - AREA 2

Category Total Units % Total #Months Units / Mo
Pre Leased n oo - -]
Leaserd Units Post 00 245 50.1% 13 Months 19.00)

RESIDENTIAL LEASE UP VELOCITY - AREA 1

Category Total Units %Total  #Months Units / Mo
Pre Leased = 10.1% - -
Leased Units: Post CO 22 29 93¢ 12 Morths 19.00|

NetOperating Income 70.6%

Cap. Reserve (5200/unit)
NOI - After Reserves

CONSOLIDATED SOURCES & USES

$8,230,959

Sources % of Total 5/ NRSF STotal
Total Equity 3508 SE350 547637616
LP 315% 58415 542873854
GP 3.5% 59.35 54763782
MNezzanine Loan [ali 000 0
SeniorLoan EE.0% 8173.64 383 4E0ESE
Total Sources 100.0% $267.14 $136,107,474
Uses
Lamd Cost 105 254 51293021
Hard Costs 783% S2912 5106546188
Soft Costs 124% 5314 S15EBEIM2
Finandng Costs 208 <1058 55,392,342
Dewelopment Fees 44% SIL76  %5,989.881
Total Uses 100.0% $267.14 $136,107,474
Parcel Acres Zoning Price Priece/Acre Price/ Door  Price/ RSF
Areal .3 Dowmtown 0 20 50 $0.00
Areal 180 Downtown 50 50 0 $0.00
Total 5.28 50 50 50.00

—_
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REVEN UE & ECONOMIC LOS5 ASSUMPTIONS

Revenue 2754
Other Income 27596
Vacancy f Economic Loss SD0a
Ewpenses (lessRET) 275
Real Estate Taxes 275%
Growth Rate Year 5- 10 1505
Growth Rate Year 10+ 100G
Leasing Costs Resl @5 YLRENL
Reserves for Replace ment - Resid=ntial 5200/ Urit

DISPOSITION - RESIDENTIAL AREA 2

Sale Menth 10/31,/23
NI Following 12vionths $4, 798,357
Ewit Cap Rate S5E
Grossvalue $87, 243,35
Less Sales Cost( 150%) (51,308,651)
Net ion Value $B5,%84, 72

DISPOSITION - RESIDENTIAL AREA 1

Sale Month 10/31/26
NI Following 12 Months 54,481,154
Exit Cap Rate 550s
GrossWalue 281,476,251
Less sales Cost( 150%) (31,222,144)
Net ion Value $80,254,110
Lmam Amount 655 LTC - AREA 2 SAECE2.47
Loan Ameunt §5% LTC - AREA 1 842 417 35
LoanPrice Index LIBOR
liborCap Edei:
LI BOR Rats (as of 05/11/15) 205%
|3prezd 300 bps
All-In Rate 5.05%

RETURNS SUMMARY - AREA 2

Deal Level IRR : 11:6
Deal Level Equity ult ple 163
Untrended ROC 6.46%
[spreza 96 bps

RETURNS SUMMARY - AREA 1

Deal Level IRR ‘ 12565
Deal Level Equity Multiple 168
Untrended ROC 6.88%
|5pread 138bps

=
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DEVELOPMENT BUDGET | COMPARISON

DEVELOPMENT BUDGET AREA 2 % S/GSF _ S/NSF AREA 1 % S{GSF _ S/NSF
Acquisition ¢ 0 Comtribui
i. Land Cost 50 0.0% 50 50 S0 0.0% $0 50
ii. CEREFee $1,293,021 18% 52 33 50 0.0% $0 30
TOTALACQUISITION COSTS $1,293,021 1.8%  $2 $3 50 0.0% S0 50
Lonstruction Cocts
i. Hard Costs $54,107,088 76.5% S0l %115 $43,504,200 66.7%  $73 $02
General Hard Cost PSF 48,284 600 59.6% 583 5105 453,504,200 66.7% 573 9z
General Parking Cost Per Space - Pre Cast Ind . Above o 00% S0 50 o 0.0% 50 a
o 00% S0 S0 o 0.0% 50 a
ii. Construction Manager 0.000% 50 0.0% 50 50 50 0.0% S0 50
General Conditions & Requirement 0.000%% (s 0.0% S0 s0 o 0.09¢ 50 a
iii. Escalation 1.500% $813,000 1.1%  $1 52 47,831,000 12.0%  $13 $17
Hard Cost Escalation 1.SOD%| 213,000 11% 51 52 7,831,000 513
iv. Owner Misc. Expense $100,000 0.1% 50 50 $100,000 0.2% S0 50
Tenant Improvement Office & Retail 50.00 100,000 01% S0 50 100.000 02% S0 a
LC Office & Retail o 00% S0 50 o 00% S0 a
OwnerMisc. Expense Continge ncy (o] 0.0% 0 [u] 0.0% s0 [1]
TOTALHARD COSTS $55,110,988 77.8% 593 5117 4$51,435,200 78.8% 586 $109
Soft Coste
i. Soft Costs $8,723,149 12.3% 515 519 58,162,893 12.5% 514 517
Municipal Costs 450,000 0.6% s1 51 400,000 0.6% 1
Land CarryCosts
Land Carry Costs o 0.0% 30 S0 o 0.0% a
Architectural Fees 1,653,000 2.3% 33 54 1,543,000 2.4% 3
Testing & Surveys 250,000 Q4% 3l 230,000 Q4% 1
Inspection Fees
Inspections 60,000 0.1%% S0 60,000 0.1%% a
Insurance
Insurance - Builders Risk (% of CC) 637,650 0.9% S1 51 587,318 0.9% 1
Insurance - GL 115,000 0.2% S0 $0 125,000 0.2%% o]
BrokerFees
Broker Fees [ Equity] 247,975 045 S0 51 228,401 0.4% a
Broker Fees [ Debt) 460,525 o7 51 51 424 178 0L7%
Legal
Legal 500,000 0.4% s1 51 500,000 0.5% 1
EE&E
Furniture - FFE Upgrades <150,000 0.6% =3 51 00,000 0.6%% 1
Low Woltage (Incl Infinysis) 200,000 0.3% S0 S0 200,000 0.3% a
M . : izing /S
StartUp 400,000 0.6% s1 51 350,000 0.5% 1
Other Costs
Travel Cost 75,000 019 20 ) 75,000 0.19¢ a
Other Costs
Development Continge ncy 2,164,000 4,59 S5 57 2,970,000 4.6% [
TOTALSOFT COSTS $8,723,149 12.3%  $15 $19 $8,162,893 12.5%  $18 $17
i in Cost
i. InterestRese e 2,212 883 31% 24 85 2,406,086 3.7% 5
Operating Expense Resenve 67,444 0.1% S0 0 £3,570 0.1% S0 0
. Loan Placement Fee 230,262 0.3% =) 0 212,087 0.3% so [1]
iv. Closing Cost 100,000 0.1% S0 0 100,000 0.2% 50 0
TOTAL FINANCING 42,610,599 3.7% 54 56 $2,781,743 4.3% 55 56
Developer Fees
DevelopmentFee 2,582,950 3.6% 54 33 1,376,393 36% 54 35
Arguisition Fee 354,250 0.5% 51 51 326.288 0.5% 51 51
Construdion Management Fee 175,000 0.2% 50 o 175.000 03% S0 o
TOTAL DEVELOPMENT FEES 53,112,200 4.4% 55 57 52,877,681 4.4% 55 56
‘TOTAL COSTS | $70,849,057 100%  $110 $150 $65,257,517 100%  $110 $130
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TOTAL % S/GSF _ S/NSF
S0 0.0% S0 50
$1,293,021 0% s2 $3
$1,293,021 1.0% 2 $3
$07,702,488  718% $164 5207
92,788,800 B2.2% 5156 187
o 00% SO 0
o 00% SO o
S0 0.0% S0 $0
0 00% S0 0
$8,644,000 64% 815 518
2,644,000 6.4% 515
$200,000 04% %0 $0
200,000 01% %0 0
0 o00% %0 o
0 00% %0 0
$106,546,188  78.3%  $179 5226
516,886,082 124% 528 536 |
850,000 0.6% 2
o 0.0% o
3,196,000 1.3% i
500,000 0.4% 1
120,000 01% 0
1,224,967 0.9% 3
250,000 02% 1
476,376 0.9% 1
BB4,699 0.7% 2
600,000 0.9% 1
850,000 0.6% 2
400,000 0.3% 1
750,000 0.6% 2
150,000 0.1% o
6,134,000 45% 12
$16886,092 _ 124% 528 s36
4 618 478 54% 58 510
131,015 01% S0 1]
4437 340 0.3% 81 1
200,000 01% S0 1]
$5,302,342 10% 49 s11 |
4,955,344 3.6% 58 s11
680,537 0.5% 51 51
350,000 0.3% 51 1
$5,989,881 14%  $10 s13 |
$136,107,474 100%  $220 s289 |
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AREA 2 ANNUAL CASH FLOW

Yearl Year2 Year3 Yeard Year5 Year6 Year7 Year8 Year9 Year 10 Year11 Year 12 Year13
Sep-21 Sep-22 Sep-23 Sep-24 Sep-25 Sep-26 Sep-27 Sep-28 Sep-29 Sep-30 Sep-31 Sep-32 Sep-33
Gross Potential Income $0 $0  $3,726,580  $7,087,471  $7,380,469  $7,575,844  $7,776,440  $7,982,542  $8,194,303  $8,411,812  $8,635,239 55,864,803  $9,100,673  $9,343,024
VaNCncy Allowance
VaNCney / Economic Loss $0 $0  ($185,329)  ($354,374)  ($369,023)  ($378,792)  ($388,822)  ($399,127)  ($405,715)  ($420,591)  ($431,762)  ($443,240)  ($455,034)  ($467,151)
Effective Gross Income $0 $0  $3,540,251  $6,733,098  $7,011,446  $7,197,051  $7,387,618  $7,583,415  §7,784,588  $7,991,222  $8,203,477  $8,421,563  $8,645640  §8,575:872
Operating Expenses
Real Estate Taxes $862,732 $886,457 $910,834 $935,882 $961,619 $981,514 $996,236 $1,011,180 51,026,347 $1,038,955 $1,049,344 $1,053,838 $1,070,436 $1,081,140
REV Grant Rebate ($394,346) ($405,190) ($416,333)  ($427,782)  ($439,546) (5448,639) ($455,369) ($462,200) ($469,133) ($474,805)  ($479,644)  ($484,441)  (5489,285) (5494,178)
Insurance 122,836 126,213 129,684 133,251 136,915 139,748 141,844 143,972 146,131 147,926 148,405 150,899 152,408 153,932
Repairs & Maintenance 86,951 89,342 91,799 94,324 96,917 98,922 100,406 101,912 103,441 104,712 105,759 106,816 107,885 108,963
Water 96,612 95,269 101,999 104,804 107,686 108,914 111,563 113,236 114,935 116,346 117,510 118,685 119,872 121,070
Payroll 411,844 423,170 434,807 445,764 459,050 468,547 475,575 482,709 489,950 495,968 500,528 505,937 510,996 516,106
Utilities 63,212 64,550 66,736 68,572 70,457 71,915 72,994 74,089 75,200 76,124 76,885 77,654 78,430 79,215
General & Administrative 140,778 144,649 148,627 152,714 156,914 160,160 162,563 165,001 167,476 169,533 171,229 172,941 174,670 176,417
Management Fees 0 0 106,208 201,993 210,343 215,912 221,629 227,502 233,538 235,737 246,104 252,647 259,369 266,276
Total Operating Expenses $o0 $0  $1,765829  §1,907,253  $1,962,499  $2,004,316  $2,036859  $2,069,962  $2,103,634  $2,132,804  $2,158,102  $2,183,765  $2,209,798  $2,236,210
Net Operating Income $0 $0 51,774,423  $4,825844  $5,048947  $5192,735  $5350,758  $5,513,454 55,680,955 $5858,418 56,045,374 56,237,798  $6,435841  $6,639,663
Reserves for Replacement 50 50 ($54,400) ($54,400) ($54,400) ($54,400) ($54,400) ($54,400) ($54,400) ($54,400) ($54,400) ($54,400) ($54,400) ($54,400)
Net Operating Income - After Reserves $0 $0  $1,720,023  $4,771,344  $4,994547  $5138,335  $5296,358  $5459,054  $5626,555  $5804,018  $5990,974  $6,183,398  $6,381,441  $6,585,263

Year 16 Year17 Year 18 Year19 Year 20 Year21 Year 22 Year 23 Year 24 Year 26 Year27 Year28 Year29
Sep-36 Sep-37 Sep-38 Sep-39 Se p-40 Sep-41 Sep-42 Sep-43 Sep-44 Sep-46 Se p-47 Se p-48 Sep-49
Gross Potential Income $9,592,082 _ $9,847,882 510,110,761 _$10,380,862  $10,658,385 $10,943,533 $11,236,516 $11,537,549 $118B46,854 $12,164,659 $12,491,196 $12,826,707 $13,171,437 $13,525,641 $13,889,579  $14,263,519
VaMCney / Economac Loss. [SAHR  (ana0gy  (S50R SR (LSI0MI  [S5E)O1C (4710 (SRR (SSFRESF) [SSOR243 (SRR [fEIlae0)  [Sed1335)  [SERRAR (SRR (E0LAM] (5713,17R]
Effective Gross Income $9,112,430  $9,355488  $9605223  $9,861,819 $10,125466 $10,396,356 $10,6746%0 $10,960,672 $11,254,512 $11,556,426 $11,866,636 $12,185371 $12,512,865 $12,849,359 $13,195100 $13,550,343
Operating Expenses
Aeal Estate Taxes € o152 S1L102871 1,112,000 31129030 §113500 41147652 §1159,120  S11R0720  S118X27 81188081 §, 205184 S1,MB255 S1 080438 S12m 742 8108510 3136770
REW Grant Rebate 12123 5504.111) {2508,152) (=12,385) 15524580 [2529,823) 15235121 15245, Ea0n ($55L338) 15556, 852) ( o=z 420) |55a8,045) (4573.725) 15579462
Insurance 155,472 157,027 158,507 161,785 163,80 165,026 1EREST 1,037 171,738 173,455 175,190 175,821 178,711 180,498
Aepairs & Mantenance 110,052 111,154 112,265 114,522 115 657 115,824 117,092 119,172 10,263 121,567 102,782 122,011 125,251 128,58 127,768
Watar 122281 123,504 12738 127. 2% 128,519 128,804 131102 132413 1313737 135075 136,425 137,720 138.1e7 140,559 141,265
Payrall 521,067 526,280 531,725 522 433 47 8BS 552 236 558 850 564,258 570,12 575,803 51,581 87,377 502,251 09,153 05,175
Utilities 20,007 0,807 81,615 82,055 82,088 22,000 5778 85,626 87,5 88,377 0,951 50,152 0,055 01,086 02 B35
General & Administrative 178,181 179,963 181,763 185,416 87,270 185,143 151034 192,M5 124,874 156,823 158,791 200,779 202,787 204,815 206,863
Management Fees PIEETES P 288,157 308, 76 311,8m 200,241 IIREI 237,625 346,503 255,009 385,551 275, 386 385,481 g ge3 a6, 510
Total Operating Expenses $2,263,006  $2,290,194  $2,317,781  $2,345775  $2,374,184  $2,403,015  $2,432,276  $2,461,976  $2,492,122  $2,522,725  $2,553,791  $2,585,331  $2,617,354  $2,649,868  $2,682,885  $2,716,412
Net Operating Income $6,849,425 $7,065294 $7,287,442  $7,516044 $7,751,282 $7,993,341 $8242414 $8498696 $3762389 $9,033,701  $9,312,845 $9,600,040 $9,895512 $10,199,491 $10,512,216 $10,833,931
jn_esemes.lmneglacemnt 652 A (55841 45,2001 [ S5, 2000 (554 ) [5a2, 80 {454 4001 [R5 A1) 54 200] [552 300 [ 58,2000 [ 552 &0 %54 2 [454 &1 {554,410} [452, 4ri1]
Net Operating Income - After Reserv  $6,795,025  $7,010,894 57,233,042 57,461,644 57,696,882 $7,938,941 $8188014 $8444296 $8707,989 58979301 $9,258445 $9,545640 $9,841,112 510,145,001 $10457,816 $10,779,531

AREA 1 ANNUAL CASH FLOW

Year
YearEnded
Gross Potential Income s0 $0 3,916,469  $6,751,758  $6,943,886  $7,115388  $7,201,219  §7,471,861  §7,657,445  $7,847,940  $8,043,509  $8,244439  $8450,879  $8,662,978
VaNCney Allowance
VaNCncy / Economic Loss $0 $0 ($195,823)  ($337,588)  ($347,194) ($355,769) ($364,561) ($373,593) ($382,872) ($392,397)  ($402,175)  ($412,222)  ($422,544) ($433,149)
Effective Gross Income $0 $0  $3,720,646  $6,414,170  $6,596,692  $6,759,619  $6926,658  $7,098,268  §7,274,573  $7,455543  $7,641,333  $7,832,217  $8,028,335  $8,229,829
Operating Expenses
Real Estate Taxes $785,482 $807,083 $829,278 4852,083 875,515 $893,628 $907,033 $920,638 $934,448 $945,926 $955,385 964,939 $974,588 $984,334
REV Grant Rebate ($359,036)  ($368,909)  ($379,054)  ($389,478)  ($400,189)  ($408,468)  ($414,595)  (3420,814)  (3427,126)  (5432,373)  ($436,696)  (3441,063)  (5445474)  ($449,929)
Insurance 127,750 131,263 134,873 138,582 142,393 145,339 147,519 149,732 151,978 153,844 155,383 156,937 158,506 160,091
Repairs & Maintenance 90,430 92,517 95,472 98,097 100,795 102,880 104,424 105,990 107,580 108,901 108,990 111,090 112,201 113,323
Water 100,478 103,241 106,080 108,997 111,994 114,311 116,026 117,767 119,533 121,001 122,211 123,433 124,668 125,314
Payroll 428,322 440,100 452,203 464,639 477,416 487,293 494,603 502,022 509,552 515,811 520,969 526,179 531,441 536,755
Utilities 65,741 67,549 69,407 71,315 73,276 74,792 75,914 77,053 78,208 75,169 79,961 80,761 81,568 82,384
General & Administrative 146,410 150,436 154,573 158,824 163,192 166,568 169,067 171,603 174,177 176,316 178,079 173,860 181,659 183,475
Management Fees 0 0 111,619 192,425 197,901 202,789 207,800 212,948 218,237 223,666 229,240 234,967 240,850 246,895
Total Operating Expenses $0 $0  $1,773,578  $1,900,087  $1,952,524  $1,993,712  $2,025,587  $2,058,002  $2,090,967  $2,119,400  $2,143,931  $2,168,804  $2,194026  $2,219,603
Net Operating Income $0 $0  $1,947,068  $4,514,082 $4,644,168  $4765507  $4901,071  $5040,265  §5183,606  $5336143  $5497,402  §5663,413  §5834,308  $6,010,226
Reserves for Replacement s0 $0 ($49,400) ($49,400) ($49,400) ($49,400) ($49,400) ($49,400) ($49,400) ($49,400) ($49,400) ($49,400) (5$49,400) ($49,400)
Net Operating Income - After Reserves $0 $0  $1,897,668 54,464,682  $4,594,768  $4716,507 54,851,671  $4,990,865  $5134206  $5,286743  $5448,002  $5614013  §$5784,908  $5,960,826

Year 16 Year17 Year 18 Year 19 Year20 Year21 Year22 Year 24 Year 25 Year 26 Year27 Year28 Year29
Sep-39 Sep-40 Sep-41 Sep-42 Sep-43 Sep-44 Sep-45 Sep-46 Sep-47 Sep-48 Sep-49 Sep-50 Sep-51 Sep-52
Gross Potential Income $8880,893  $9,104785 $9,334816 $9,571,156  $9,813,979 $10,063,463 $10,319,790 $10,583,150 510,853,734 511,131,743 $11,417,381 $11,710,856 $12,012,385 $12,322,189 $12,640,495 $12,967,538
VaNCnoy / Economic Loss [5434045] (3455239 (5468, (S4FRS5E)  [S400,800)  (350B,173)  [5515,990)  ($520157)  (SBAGE7]  ($5565HY)  [SEM0860)  [S585,54%)  [SED0G19)  (%615,008]  ($E3200S]  (964E 27T
Effective Gross Income $8436,849 $8649,545 $8868,075 $9,092,599 $9,323,280  $9560,200  $9,803,801 $10,053,992 $10,311,048 510,575,156 $10,846512 $11,125313 $11,411,766 $11,706,079 $12,008470 $12,319,161
Operating Expenses
Real Estate Taxes 94178 31004119 £1014161  $1024302 51055340 51085803 51075552 51087317 51,088,191  £1,109172 51,120,264 S1131.45F 51,342,782 31154 209
REY Grant Rebate [MZ0428)  (5458.572) 154 62 [*ez,385) (SB7.208)  (M0L0BO} | Doy i1} (512081} |5517.182) (s=3zaza) 7]
Insurance 161,502 163,300 164,047 171,630 173,356 175,080 176, 240 178,500 1910, 308 182,190 184,071 185,851 187,720
Repairs & Maintenance 114458 115601 115,757 121,498 122713 122,00 125,179 126,431 127 605 128,972 130,252 131,554 132,820
Water 127171 12885 12730 134,997 136347 137711 139,088 10473 Ala 143,302 14473 ME LB 14725
Payroll 5472193 n47548 552,010 575,474 581,970 SEAMM1 593,812 08 841 8 879 £10,877 £15,085 £33, 156 620,288
Utilities 83,208 4,040 B4, 880 88,327 89,210 an,102 91,008 91,913 92,832 93,781 94, B8 95,545 96,502
General & Administrative 185310 187.163 182,035 196,710 108677 200,684 2026 01,698 206,745 08,812 210,900 12008 215138
tManage ment Fees 253,105 750,488 265,042 4114 01,620 W,321 317,255 275,305 323 758 7 383 381,182 30, 754 369,575
Total Operating Expenses $2,245541  $2,271,846  $2,298,525 $2,409,124  $2,437,780  $2,466,853  $2,496,352 $2,526,283  $2,556,656  $2,587,479 $2,618,759  $2,650,507  $2,682,730
Net Operating Income $6,191,308 $6,767,013 $7,394,677  $7,616212  $7,844,195 $8,078,805  $8,320,228  $8,568,657 $8,824,287 $9,087,320  $9,357,964  $9,636,431
| for Replacement 160 ] [ 549, 2000 [E ] [hag.am)y ] [845 200) [ 549 &) L 1 % 1 [5 1 20 K1)
Net Operating Income - After Reserv  $6,141,908 50 $6,717,613 $7,345277 $7566,812 $7,794795 $8,029405 $8,270,828  $8,519,257 $9,037,920 $9,308564  $9,587,031
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FINANCIAL AND NON-FINANCIAL RETURNS TO THE CITY

The Team believes that our mixed-use program described in our RFP response will provide a substantial and lasting
benefit to the City of Jacksonville. As such, we are proposing that the City contribute the land to this development
for the overall benefit of the City of Jacksonville. Not only will our proposed development vastly improve long
underutilized riverfront land, but it will also add nearly two acres of newly landscaped public space to Downtown
Jacksonville, highlighted by a beautiful extension to the River Walk. While we anticipate the River Walk extension
to cost $5mm, the comprehensive benefit to the City of Jacksonville of our placemaking effort will be multiples of
that and long lasting. Further, Spandrel’s approximately $136mm investment in Downtown Jacksonville will have a
multiplier effect on the local economy with a much broader impact on Downtown Jacksonville. This development will
not only set a new precedent for development and catalyze future development in the downtown core, but also add
about 520 units and 620 beds Downtown. This influx of new residents will increase the tax base Downtown and help
invigorate the struggling retail. The economic impact of this is significant. More people living Downtown also means
less people driving to work and a reduction in congestion and pollution. All in all, the Ford on the Bay developments
will provide Downtown Jacksonville with a lasting economic benefit well in excess of what can be quantified today
and the assessed values of the land.

Per Jerry Holland, Property Appraiser, the market land values for Area 1 is $3,149,400 and for Area 2 is $3,937,838 .
For both sites, the total appraised market land value is $7,087,238. The following table reconciles the appraised land
values to our proposed purchase price.

Appraised Land Value: $7,087,238

Less: Estimated CBRE Fee ($1,293,021)

Less: Estimated Cost to Extend River Walk ($4,913,388)

Less: Estimated Benefit of Increased Tax Base (10 Years) ($4,672,196)

Less: Benefit of Placemaking on Property Values Estimated multi-million dollar impact
Less: Benefit of Lanscaping on the Environment Estimated multi-million dollar impact
Less: Benefit of Multiplier Effect of $100m Investment Estimated multi-million dollar impact
Less: Benefit of Development Catalyzing Future Growth Estimated multi-million dollar impact

We are confident this development’s benefits will provide outsized returns beyond what is identified above to the City
of Jacksonville on their $7.1mm investment. Furthermore, the City’s contribution will allow us to reallocate the land
costs towards building quality, architectural features, hardscapes, and landscapes that will restore these sites to their
deserved prominence in Downtown Jacksonville.
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OTHER REQUIRED FINANCIAL ITEMS

Spandrel Development Partners is well capitalized internally and
has an extensive network of institutional capital partners ranging
from life insurance companies and wealth management firms
to international and regional banks. Typically, our development
projects employ a healthy and conservative mix of both debt and
common equity. We underwrite obtaining a 65% loan-to-cost
construction note, with the balance of development costs being
funded through common equity. We do not overleverage our
projects through the use of preferred equity or mezzanine debt.
Generally, the common equity is split 90%/10% between the limited
partner (i.e. a large institutional fund management company) and
the general partner or Spandrel Development Partners. This type
of deal structure is extremely common in the industry, what we have
used on past deals, and what we would plan to employ for the Ford
on the Bay development.

For the Ford on the Bay development, we plan to capitalize out
general partnership interest in the deal through our internal equity
fund and call on our institutional limited partner relationships
for the additional equity required. Our principles have approval
power over our fund capital, while limited partners general have
committee-based approval processes in place. We plan to fund
35% of total project costs in each phase with equity. We only
partner with institutional-grade limited partners who have extensive
urban development experience. Please see the qualifications
section in our RFP Response for limited partners relationships. Past
project budgets can be provided to the DIA upon the execution of
a confidentiality agreement.

On the debt side, we plan to employ a modest 65% loan-to-
cost construction loan on both phases of the Ford on the Bay
development. We do not anticipate using preferred equity or
mezzanine debt. We have existing relationships with many bank
and non-bank lenders who would be interested in providing the
construction financing for this deal. We anticipate a construction
loan term of 3 years with two 1-year extension options. Once the
property is stabilized, permanent financing would recapitalize the
existing construction debt likely for a 30-year term.

In the Financial Feasibility section and Excel Underwriting, you will
see a detailed sources and uses for the proposed developments
that details total project costs, including the respondent’s fee and
cost of structured parking.

We have described what we believe to be some of the economic
impacts on the City of Jacksonville from our proposed Ford on the
Bay development in the Financial and Non-Financial Returns to the
City section above. In addition to this, the development will create
more than 100 construction jobs during each construction phase
and employ over 50 people in the retail bays once operational.
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CITY OF JACKSONVILLE
PROCUREMENT DIVISION
Ed Ball Building, 8th Floor
214 N. Hogan Street
Jacksonville, Florida 32202

ADDENDUM NO: ONE (1)
BID NUMBER: ISP-0307-20
TITLE OF BID: NOTICE OF DISPOSITION OF DUVAL COUNTY

TAX PARCELS 074443-0000 AND 073358-0000

OPENING TIME AND DATE: JANUARY 22,2020 @ 2:00 P.M.

THIS ADDENDUM IS ISSUED FOR THE INFORMATION OF BIDDERS ON THE ABOVE
TITLED PROJECT AND WILL BE PART OF THE CONTRACT.

1. CLARIFICATION:
The due date for proposals is January 22, 2020. Proposals are due by 2:00 p.m. at:

Ed Ball Building
214 N. Hogan Street, Room 105
Jacksonville, FL 32202

2. CLARIFICATION:
The Non-Mandatory Pre-Proposal Meeting shall be held at:

Ed Ball Building
214 N. Hogan Street, Suite 800
Jacksonville, FL 32202

The date and time of the meeting remain Tuesday, November 5, 2019 at 2:00 p.m.

3. ADDITIONAL INFORMATION:
Please use the link below to view additional information on this project, including:
e Exhibit 2 — Terms for the Notice of Disposition
¢ Riverfront Design Guidelines and Activity Nodes Plan
e Appendix A — Right of First Refusal
e Highest & Best Use Massing Study
e Appendix B — CBRE Disposition/Development Fee Agreement
e The Ford on Bay (Final) Brochure

https://www.cbredealflow.com/handler/modern.aspx?pv=I1QZAZfcNOIRIVUMIMQie2qCf3D1PO5E
F7F3LB-CSP U# top

For questions about navigating the website, please contact Tess Fleming, Transaction Specialist, at
(904) 903-0726 or tess.fleming@cbre.com.

Continued on next page.
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ISP-0307-20
Notice Of Disposition Of Duval County Tax Parcels 074443-0000 and 073358-0000

DATE  October 23, 2019 BUYER David Klages

RECEIPT ACKNOWLEDGED BY RETURN OF SIGNED COPY WITH BID.

Bidder’s Signature

Co-Founder

Title
Spandrel Development Partners

Company
1/21/2020

Date

End of Addendum 1
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CITY OF JACKSONVILLE
PROCUREMENT DIVISION
Ed Ball Building, 8th Floor
214 N. Hogan Street
Jacksonville, Florida 32202

ADDENDUM NO: TWO (2)
BID NUMBER: ISP-0307-20
TITLE OF BID: NOTICE OF DISPOSITION OF DUVAL COUNTY

TAX PARCELS 074443-0000 AND 073358-0000

OPENING TIME AND DATE: JANUARY 22,2020 @ 2:00 P.M.

THIS ADDENDUM IS ISSUED FOR THE INFORMATION OF BIDDERS ON THE ABOVE
TITLED PROJECT AND WILL BE PART OF THE CONTRACT.

1. QUESTION:

Is it possible to call into the Non-Mandatory Pre-Proposal Meeting and listen via phone?

ANSWER:
Yes. Please follow the call-in instructions below.

e Phone (local): (904) 630-1211
e Phone (toll free): 800- 299-9355 ext. 1211
e Passcode: 12345# (pound)

The meeting will be held at the Ed Ball Building, 214 N. Hogan Street, Suite 800 (Conference Room
851), Jacksonville, FL 32202 at 2:00 p.m. on November 5, 2019.

DATE  October 29, 2019 BUYER David Klages

RECEIPT ACKNOWLEDGED BY RETURN OF SIGNED COPY WITH BID.
‘,-&-"f;’:-:“‘ _

Bidder’s Signature
Co-Founder

Title
Spandrel Development Partners

Company
1/21/2020

Date

End of Addendum 2
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CITY OF JACKSONVILLE
PROCUREMENT DIVISION
Ed Ball Building, 8th Floor
214 N. Hogan Street
Jacksonville, Florida 32202

ADDENDUM NO: THREE (3)
BID NUMBER: ISP-0307-20
TITLE OF BID: NOTICE OF DISPOSITION OF DUVAL COUNTY

TAX PARCELS 074443-0000 AND 073358-0000

OPENING TIME AND DATE: JANUARY 22, 2020 @ 2:00 P.M.

THIS ADDENDUM 1S ISSUED FOR THE INFORMATION OF BIDDERS ON THE ABOVE
TITLED PROJECT AND WILL BE PART OF THE CONTRACT.

1. FOR YOUR CONVENIENCE:
Below is a link to the movie that was played at the Non-Mandatory Pre-Proposal Meeting.

https://player.vimeo.com/video/362153193

2. FOR YOUR CONVENIENCE:
Included in this addendum is the sign-in sheet from the Non-Mandatory Pre-Proposal Meeting.

3. FOR YOUR CONVENIENCE:
Included in this addendum is the Plan Holders List as of November 27, 2019.

Note: These are the firms that have downloaded the Notice of Disposition (NOD) documents from
the City of Jacksonville’s website. This list may not include firms that have visited CBRE’s website.

4. QUESTION:
What Planning & Zoning Permits will be required to develop Parcel 074443-0000 (220 East Bay

Street) into a multi-family apartment building with a parking structure and retail along East Bay
Street?

ANSWER:

A development is required to obtain conceptual and final design approval from the Downtown
Development Review Board (DDRB). Specifics regarding DDRB approval are contained in section
656.361.7.1 of the Jacksonville Code of Ordinances, which is published on www.municode.com.

Engineering review and other permits issued through the Planning and Development Department,
Development Services Division and Building Inspection Division may be found at:
https://www.coj.net/departments/planning-and-development.aspx.

5. QUESTION:

What costs are associated with that permitting?

ANSWER:

The application fee is $750.00 and covers both conceptual and final approval. A complete list of fees
charged for Planning and Zoning permits may be found at:
https://www.coj.net/departments/finance/city-fees.
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6.

8.

QUESTION:

Do the City of Jacksonville or Duval County have any impact fees (i.e. Parks & Recreation,
Transportation, Mobility, Schools, etc.)?

ANSWER

There are no impact fees within the City of Jacksonville but there are Mobility Fees which are
explained via the link below; however, the property is within a Development of Regional Impact
(DRI); the transportation impacts of which have been mitigated for existing development and
unallocated Phase | development.

https://www.coj.net/departments/planning-and-development/development-services-
division/concurrency-and-mobility-management-system-office).

Area 1 and Area 2 of the site contained 210,396 square feet of government office entitlements and
363,156 square feet of government office entitlements, respectively. The DRI allows for a
conversion of government office to multi-family as follows: 1,000 square feet of government office
equates to 2.403 multi-family units.

The existing entitlements should not be viewed as a limitation on redevelopment. Any deficit in
entitlements will be allocated by the Downtown Investment Authority (DIA) and, to the extent
additional development rights may be accommodated for in Phase | of the DRI, those additional
entitlements would also have mitigated transportation impacts. Should the Downtown Investment
Authority allocate Phase Il or Phase Il entitlements to the project, transportation impacts for only
Phase Il or Phase Il would be subject to the City’s Mobility Plan.

QUESTION:

Is the entire environmental cleanup for the site complete?

ANSWER:

There have not been specific environmental cleanup actions conducted at the site; however,
underground storage tanks containing heating oil were removed from both the Old Courthouse
property (330 East Bay Street) and the former City Hall property (220 East Bay Street). Tank
closure environmental assessments were done during the removal of each tank and these reports can
be viewed via the link below. The tank closure assessment conducted for the Old Courthouse
property did not identify any contaminants in the area of the removed storage tank. The tank closure
assessment for the former City Hall property indicated the presence of polycyclic aromatic
hydrocarbons (PAHSs) present in the soil and initially in the groundwater at levels slightly above
regulatory criteria. A follow-up investigation of the tank area did not verify the presence of
contaminants in the groundwater. The follow-up investigation did confirm PAHSs in soil above
residential soil cleanup target levels but below commercial/industrial cleanup target levels. A copy
of the follow-up environmental investigation report into the storage tank at the former City Hall can
be viewed via the link below. Additional environmental investigation is planned by the City for the
former City Hall storage tank area. The report is expected to be available in January, 2020 and will
be released via addendum if it is available prior to the NOD submittal deadline.

https://filedrop.coj.net/?ShareToken=60F86615E68E64C60A68C7A4489B66836FE1D4D4

Note: the above link will expire on December 11, 2019 so please download/save the documents.

QUESTION:

Have all the riverfront repairs been completed?

ANSWER:
No.


https://filedrop.coj.net/?ShareToken=60F86615E68E64C60A68C7A4489B66836FE1D4D4
https://www.coj.net/departments/planning-and-development/development-services
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10.
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12.

13.

QUESTION:
Have new bulkheads been installed after the riverfront renovations?

ANSWER:
New bulkheads have been installed in front of the Hyatt Hotel and at the Liberty Street Bridge.

QUESTION:

Will any additional offsite improvements be required?

ANSWER:

This is dependent on the development plans. Development plans will be reviewed by the City for
offsite impacts to the transportation network, utilities, etc. Please see the answer to Question 6 in
regards to the City’s Mobility Plan and the DRI entitlements.

QUESTION:

What impact/mobility or other fees will be required?

ANSWER:

Please see the answer to Question 6 in regards to the City’s Mobility Plan and the DRI entitlements.
Additionally, there will be fees relating to the review of engineering plans, building permits, site
clearing permits, etc. For a list of City fees, visit https://www.coj.net/departments/finance/city-fees.

QUESTION:

Are all entitlements in place to develop what is being proposed in the Highest and Best Use Massing
Study?

ANSWER:

The Highest and Best Use Massing study options conform to the existing Downtown zoning overlay
with regard to permissible heights, view corridors, and setbacks. CCBD zoning allows a wide range
of uses which can be found in 656.361.5 Jacksonville Code of Ordinances. The property is within a
Development of Regional Impact (“DRI”). Area 1 and Area 2 of the site contained 210,396 square
feet of government office entitlements and 363,156 square feet of government office entitlements,
respectively. The DRI Conversion Table is included in this addendum (labeled Supplement 1a, Table
S-2, Revised Land Use Transportation/Trade-Off Matrix).

The existing entitlements should not be viewed as a limitation on redevelopment. Any deficit in
entitlements will be allocated by the Downtown Investment Authority and, to the extent additional
development rights may be accommodated for in Phase | of the DRI. The Downtown Investment
Authority may allocate Phase Il or Phase 111 entitlements to the project (see response to Question 6).

QUESTION:
When will the trolley/tram system going to TIAA Stadium be in place?

ANSWER:

The Jacksonville Transportation Authority (JTA), an independent state agency serving Duval
County, has multi-modal responsibilities including public transportation. At present, JTA does not
operate (nor has any plans to operate) a trolley/tram system going to TIAA Bank Field. JTA does
operate Gameday Xpress, a service that provides direct bus service from two downtown and three
suburban parking lots directly to TIAA Bank Field and back on both Jaguar and college game days.

JTA is also developing an Ultimate Urban Circulator (U2C) concept. The preferred vehicle for the
future U2C is the Autonomous Vehicle (AV). The concept will take full advantage of the existing
Skyway assets and fully integrates advancing technologies. JTA has identified Bay Street as an
innovation corridor that could include AV’s, solar roads and sidewalks and a wide array of sensors
and “smart infrastructure”.

For more information on Gameday Xpress or U2C, visit the JTA web site at www.jtafla.com.
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QUESTION:

Will the marina basin be transferred fee simple?

ANSWER:
Area 3 is owned by the City in fee simple and could be transferred in fee simple if a proposal
requesting such is selected. Ownership could also be retained be the City.

QUESTION:

Will the ROFO on Area 1 have any effect on the developer’s ability to have a hotel component in
area 2/3?

ANSWER:

At this time, there is no restriction limiting hotel use on area 1, 2 or 3. If in future negotiations
regarding the release of the ROFR, an agreement is reached that would restrict hotel use on any area,
a subsequent addendum will be issued.

QUESTION:

No minimum or maximum parking is stated, but is there a target number of spaces the City has in
mind?

ANSWER:

There are no minimum parking standards targeted. There are no maximum parking limitations for
structured parking. Surface parking is prohibited. As contained in 656.361.6.2, Jacksonville Code of
Ordinances, new parking structures are encouraged to make ten percent (10%) of the spaces open to
the public at all time.

QUESTION:

Will incentive packages vary based on the size of construction?
e What will they be for high-rise?

e  What will they be for mid-rise?
ANSWER:
Yes. There are no predetermined incentive packages for any particular use on the site. The complete

list of incentives available and criteria for them can be found in the adopted Business Investment and
Development Plan for DIA beginning on page 29. Below is a link to that plan:

https://dia.coj.net/downtown/Docs/20190807 BID-Plan.aspx.

A respondent should identify if they are requesting one or more incentives and provide the ROI, as
well as demonstrate the need for the incentive.

QUESTION:

Who is financially responsible for expanding the Riverwalk?

ANSWER:

The Developer who is awarded the bid on Area 2 or Areas 2 and 3 will be financially responsible for
expanding the Riverwalk. Incentives may be requested to cover a portion of this cost where
warranted by enhanced design elements beyond standard pavement, furnishings and landscaping.

QUESTION:

If you fill in part of the marina and expand the lot size of area 2, do the 50-foot setbacks move back?

ANSWER:
Yes.


https://dia.coj.net/downtown/Docs/20190807_BID-Plan.aspx
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QUESTION:

Are there any planned zoning incentives or exceptions?

ANSWER:

No. Please note that the zoning overlay for Downtown was recently updated and can be found in
Sections 656.361.1 through 656.361.9, Jacksonville Ordinance Code (link below). There are no floor
area ratio bonuses, transferable development rights, and similar incentives within Downtown. That
said; there are also no predetermined zoning limitations on density or square footage within the
Commercial Central Business District underlying zoning district.

https://library.municode.com/fl/jacksonville/codes/code of ordinances?nodeld=ZOSE CH656Z0C
O PT3SCDIRE SPHDOOVZODODIUSFORE

QUESTION:

Can you please explain the 62.5% ground floor retail requirement, and elaborate on what is expected
of the remaining 37.5%?

ANSWER:

The RFP states that “Proposals shall include ground floor retail uses (e.g., restaurants, retail, etc.)
directly fronting and accessible by Bay Street at a minimum ratio of eighty percent (80%) of its
ground floor Bay Street building frontage. At a minimum, the proposal shall include at least one
semi-public use such as a sidewalk café or patio seating along Bay Street. 62.5% of the required
retail must be street level while the balance can be second floor space.”

While 80% of the building frontage is the desired retail frontage, the concept expressed is that 62.5%
of the frontage must be ground floor retail and the balance of 80% frontage requirement or 17.5% of
the linear frontage distance could be satisfied with second floor retail that activates the street such as
a restaurant with an outdoor balcony. The remaining 37.5% of the ground floor building frontage
could include residential units, offices, etc. fronting Bay Street.

QUESTION:

Will there be any tax incentive packages?

ANSWER:

REV grants, or Recaptured Enhanced Value grants, are tax rebates of ad valorem taxes and are a
commonly used incentive of the DIA. The criteria for REV grants can be found beginning on page
230, “Incentives and Funding Programs”, via the link below:

https://dia.coj.net/downtown/Docs/20190807 BID-Plan.aspx

A respondent should identify if they are requesting one or more incentives and provide the ROI, as
well as demonstrate the need for the incentive. Whether any incentive is provided will depend on the
bid response(s) selected.

QUESTION:

Is there any concrete plan to move the jail, and if so, what is the timeline?

ANSWER:

Mayor Curry and the Administration have publicly discussed moving a Jail Relocation Program up in
the Capital Improvement Plan (CIP); however, that process has not yet commenced.

QUESTION:

Does the City have any documentation related to Phase | environmental assessments and/or
geotechnical engineering reports for the sites?

ANSWER:
An Environmental Site Investigation was done for both the Old Courthouse property (330 East Bay
Street) and the Former City Hall property (220 East Bay Street) as part of the demolition efforts of
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the former structures at the site. The purpose of these investigations was to determine the presence
of any hazardous substances or materials on the property that would require abatement/removal prior
to demolition and redevelopment of the property. These reports can be viewed via the link in
Question 7. Other environmental reports related to the former storage tanks on these properties are
available as described in the response to Question 7.

QUESTION:

Does the City have a preference on how stormwater impacts should be addressed for the sites? Is it
provided through an existing off-site facility (proportionate fair share agreement?) or does it need to
be provided on site?

ANSWER:

In lieu of on-site stormwater facilities (i.e., pond or vault) for stormwater treatment, respondents
should contemplate the purchase of Downtown’s Surplus Water Quality Compensatory Credits with
the St. Johns Water Management District permit number 18269-1. One credit is equal to one acre of
development at 80% impervious with a cost of approximately $35,000.00 per credit.

QUESTION:

Will transportation impacts have to be addressed through mitigation/fees?

ANSWER:
Please see the answer to Question 6 in regards to the City’s Mobility Plan and the DRI entitlements.

QUESTION:

Has there been an assessment of the bulkhead/sea wall for the marina site?

ANSWER:
Yes. The assessment reports will be made available through an addendum if they are available prior
to the NOD submittal deadline.

QUESTION:

Have any studies been commissioned that have analyzed Area 3 and its feasibility for marina
redevelopment? Has the underlying land been cleared?

ANSWER:
No studies have been commissioned to analyze Area 3 and its feasibility for marina development.

The former parking deck has been demolished and about 90% of the support piles were completely
removed. The piles that could not be removed (about 140) were cut off two feet (2°) below the
surface of the riverbed. Detailed records were kept during the pile removing process and an as-built
diagram showing the approximate location of the remaining piles will be prepared. The as-built
diagram will be made available through an addendum if it is available prior to the NOD submittal
deadline.

QUESTION:

How would property taxes be treated for Area 3?

ANSWER:

Submerged lands in Duval County are currently assessed by the Duval County Property Appraiser at
$170/acre and taxable for any private owner. The total assessment of the Area 3 parcel will
ultimately depend on how the buyer uses the site. For example, if the area is used as a marina, a
surface parking deck and/or pier that supports a use on the upland area, or if the site is filled, it will
be assessed accordingly and taxable for any private owner.


http:35,000.00
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QUESTION:

Could you please confirm that the comparable project thresholds are to be representative of
principals of the development team?

ANSWER:
Yes.

QUESTION:

Does the DIA have any in-house data that they have collected on Downtown trends that could be
made readily available for use in our RFP response besides any information in the NOD?

ANSWER:

Downtown performance in key indicators, such as employment and residential, each year are tracked
and analyzed, the results of which are published by Downtown Vision, Inc. in their annual State of
Downtown report, which may be found at http://downtownjacksonville.org/Media/Publications.aspx.

QUESTION:

Does the DIA have any other tools outside of Retail Enhancement Grants to cultivate a vibrant retail
mix Downtown that a proposed development on this site would be eligible for?

ANSWER:
Retail Enhancement Grants are not available for new construction. Other incentives, such as loans,
tax rebates, etc., can be found beginning on page 230, “Incentives and Funding Programs”, via the
link below:

https://dia.coj.net/downtown/Docs/20190807 BID-Plan.aspx

QUESTIONS:

Who is responsible for the cost associated with the extension of the Riverwalk along Courthouse
Drive? If the selected developer is responsible, is the DIA willing to provide any subsidies for this
extension, and if so, in what form?

ANSWER:

The developer who is awarded the bid for Area 2 or Areas 2 and 3 is responsible for the extension of
the Riverwalk along the City constructed bulkhead, or any new bulkhead constructed by the
Developer within Area 3 riverward of the current bulkhead line. Incentives may be requested to
cover a portion of this cost where warranted by enhanced design elements beyond standard
pavement, furnishings and landscaping.

QUESTION:

Is Area 3 (marina site) fully entitled for marina slips, and if entitled, how many slips are permitted?

ANSWER:

The site is not at this time specifically entitled for a marina, noting however, that marinas are a
permitted use. Further, there are available marina entitlements within Downtown that have been
contemplated for use on this site.
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*Nine (9) pages to follow.
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	TABLE 2 - GREEN AND OPEN SPACE SUMMARY 
	The rich colors and material variety populate the historic waterfront and are contemplated by this proposal. 
	Jacksonville had simple working sheds above the water in linear forms to work with vessels and the easy transport of goods into and out of the warehouses. 





