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TheHonorableRickKriseman
MayorofSt.Petersburg

3StPetersburgCityHall
175FifthStreetNorth
St.Petersburg,FL33701

RE:StPetersburgMunicipalServiceCenter(“MSC”)-One4thStreetNorth
andthedevelopmentofanewMunicipalServiceCenter(“NMSC”)along2ndAvenueNorth
between4thand5thStreets(collectively,the“Project”)

3DearMayorKriseman:
H

ThirdLakePartners,LLC(ThirdLake”)andEchelon,LLC(“Echelon”)haveformedajoint
venture(the“Partnership”)toprovidethisproposaltotheCityofSt.Petersburg(“City”).We
appreciatethisopportunityandareexcitedtoexpandourexistinginvestmentsand-

3commitmentstothecityandspecificallytodowntown.

ThirdLakeisaninvestmentadvisoryfirmlocatedinTampa,Floridathatinvestsinreal
estateprojectsacrosstheUnitedStatesinadditiontoprivateequity,venturecapitaland
privatecredit.TheseniorprofessionalsatThirdLakehaveinvestedsignificantlyindowntown
St.Petersburg,havingprovidedequityfinancingforONESt.Petersburg(41-story
condominium)and200Central(thetallestofficebuildinginPinellasCounty).ThirdLake’s
principalshaveinvestedbillionsofdollarsacrosstheworldandown,manageandlease

3morethan10millionsquarefeetofrealestate.-

Echelonisarealestatecompanywhichdevelops,ownsandmanagesmultifamily
residentialandcommercialrealestate.Echelonownsitsheadquartersat3rd&3rdSouthin
downtownSt.Petersburg,isthemasterdeveloperofCarillonParkinSt.Petersburg,and

3holdssignificantinvestmentsinEchelonCityCenterinCarillonPark.Echelon’sprincipals.

havedevelopedandmanagedmillionsofsquarefeetofcommercialoffice,industrial,
waterfrontandwarehousespace.Additionally,Echelon’sprincipalshavedevelopedover30-

3multifamilyresidentialpropertiesthroughoutthesoutheastandsouthwestUnitedStates
totalingover5,000units.Echelonisdedicatedtocreatingextraordinaryprojectsand-

communitiesthatsetnewstandardsforexcellence.
n

ThankyouagainfortheopportunitytoworkwiththeCityandtomakeaninvestment
thatweknowwillmakeadifference.Weareexcitedtoprovidethisroposal,andare
dedicatedtobothworkingwithandtransformingStPetersburg.

KennethP.JonesDarrylLeClair
ChiefExecutiveOfficerChiefExecutiveOfficer

ThirdLakePartners,LLCEchelon,LLC
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EXECUTIVESUMMARY
JustasourexistingThirdLake/Echelonmultifamilyhigh-riseproject,WaterViewatEchelon
CityCenterishelpingtotransformCarillonPark,webelieveourPartnership’sexpanded
investmentindowntownSt.Petersburgwillpositivelycontributetoitsongoing

3transformation.

Execution
Weknowtherealestatemarket,andmoreimportantly,weknowthedowntownSt.

3Petersburgmarket.OurPartnershiphasalreadyperformedsignificantdiligenceonthe
proposedtransactionsincludinghiringastructuralengineer,constructionfirmandarchitect
asevidencedbyourpreliminaryrenderingsattached.Wehaveworkeddiligentlywiththese
firmsandcompletedpreliminarypricingfortheProjectandhaveconcludedthatthe
Projectisviableandareconfidentwecanexecuteourproposedplan.Givenourexisting

3knowledgeofthemarketandourin-depthdiligenceperformedtodate,webelieveour
remainingdiligenceontheProjectwillbemoreefficientandconcisethanotherparties’.

UniqueOpportunity

3200CentralisanexistingneighbortotheMSCandwebelievethatcommonownershipand
controlwillhelptocreateastrongerandmorecohesiveneighborhoodexperience.200
Central’sownersalreadyhaveplannedexpansionforthebuildingandwhenintegratedwith-

theMSCandNMSC,thiswillbeexponentiallybeneficialtotheCity-anexceptionalfeature
uniquetoourproposal.WithoutownershipoftheMSC,furtherdevelopmentofthe200:

3Centralsite(includingtheadjacentsurfaceparkinglot)willresultinunderutilizationof
importantcoreland,fewerjobsandlesspotentialtaxrevenue.

CommitmenttoStPetersburg
3EchelonbegandevelopingCarillonParkmorethan20yearsagoandisinthefinalphasesof-

theEchelonCityCenterdevelopmentlocatedinsideCarillonPark.TheCarillonParkand‘

EchelonCityCenterdevelopmenthasresultedinnumerouscorporaterelocationsaswellas
thecreationofthousandsofjobsandnewresidentstotheSt.Petersburgarea,havingavast
andenduringimpactonPinellasCounty.TheseniorprofessionalsatThirdLakeandEchelon.

3havecompletednumeroushighvaluetransactionsinSt.Petersburg,includingthefinancing
anddevelopmentofOneSt.Petersburgcondotowerandtheacquisitionof200Central.
EchelonislocaltoSt.Petersburgandhascontributedmanyworkstothedowntownarea

3includingtheMcNultyGarage,McNultyLofts,BayboroStationandHarborageMarina.
EchelonhasalsodevelopedmanypropertieswithinCarillonParksuchasCatalina
Marketing,Castille,PromenadeApartments,theBrightHouseheadquartersandmore.

3Experience
BothThirdLakeandEchelon’sseniorexecutiveshavedistinguishedtrackrecordsin—

3commercialandresidentialrealestatedevelopmentincludingsiteselection,feasibility
analysis,acquisition,design,constructionandmanagement.Ourdevelopmentteams
designcustomsolutionstomeetclient’sneeds,andmanagethedevelopmentprocessfrom‘

3conceptallthewaythroughpropertymanagement.Therearefewfirmswhobringthe
financialsecurity,reputationandreliabilityaccompanyingourbid.

CapitalMarketsAccess
UWehaverobustaccesstothecapitalmarketsasillustratedbyourstrongrelationshipswith

morethan20reputablelendersandover$2billioninthirdpartydebtplacedforour
projects.
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uJ.ProposalA
ElPurchaseofexistingMunicipalServicesCenterfMSC”),constructionofaNewMunicipal

ServicesCenter(‘NMSC”)build-to-suit(ownershipbyCityorJointVenture(“DV’)with
Partnership)anddevelopmentofanewmultifamilybuilding:

MunicipalServicesCenterBuilding:

a)ConsistentwiththeNoticeofIntentToSell,weproposetopurchasetheexistingMSCfor
$72,250,000incashwithnofinancingcontingency,whichsaleshallcloseafterthe
constructionandrelocationofCity’sstafftotheNMSC.ThisoptionprovidestheCitythe
mostflexibilityatthelowestcost.Withadelayedclosing,therewillbenorentobligation
forthecurrentspace.However,iftheCitypreferstoselltheMSCsooner,amarketrent
canbecomputedfortheexistingleasablespaceandaclosingcanoccursooner,

b)ToutilizetheMSC’sremainingusefullife,theDVbetweenThirdLakeandEchelon(the
“Partnership”)willinvestcapitaltoprovidenewretailonCentralAvenuetothegreatest
economicextentpossible.ThePartnershipwouldalsointendtoactivatethecornersof;
3rdand4thStreets(seepages13and14),aswellasrenovateandrepositiontheexisting-

officespacetomeetcurrentmarketdemands.Webelievethesechangeswillintegrate
andactivatethisportionofCentralAvenuewithnewlifeandenergizetheexistingretail.
Weplantorenovatetheexistingofficespaceinamannerthatwillenableustooffer
attractive,cost-effectiveandefficientspace,providingaperfectcomplementand
alternativetoexistingClassAdowntownspacethushelpingtomeetanimportantCity
goalofincreasingjobgrowthindowntownSt.Petersburg.

c)Whenmarketdemandssupportit,theMSCwillbedemolishedandre-developed
whichwillserveasacriticalcomponenttounlockandmaximizetheftilldevelopment
potentialof200Central.There-developmentoftheMSCsitewillincorporatemixed
usesandparkingtosupportthemaximumdevelopmentpotentialofboththeMSC
property,andthevacantportionofthe200Centralsite,
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ProposalA(Continued)
NewMunicipalServicesCenterBuilding

a)Cityretainssoleownershipofland,oralternativelythePartnershipandCitycanforma
iv.Thelandiscollateralizedforconstructiondebt,asthiswillbethemostcost-effective
methodavailablegiventheCity’sstrongcreditrating.Inthealternative,theivcould
securethedebt.

b)Simultaneousorphaseddevelopment:

Timetobuild:2yearsafterapproveddesign.
a

ii.ExteriordesignwillbekeptinlinewithexistingCityHallarchitecturalstyle.
Maximumheightof20stories(p/easeseepage15).

iii.PhysicalbifurcationofthesitefortheNMSC(westside)andafuture
residential/retaildevelopment(eastside),toincludegroundfloorretailwith20;
storiesofmultifamilyunitsofwhich20%willbeworkforcehousing.TheCitywill-

own700%oftheNMSC,thePartnershipwillownthemultifamilyandtheCity
andthePartnershipwilljointlyownthesharedparking.

C)

iv.Thedevelopmentsitewillhavesharedparkingforboththenewmultifamily
buildingaswellastheNMSC.Parkingwillhaveappropriatecontrolledaccess
andhigh-levelsecurityforeachdesignateduse.ThePartnershipwillpayforits
proportionateshareoftheparking.

v.Asasecondaryoption,aphaseddevelopmentplancanbeconsidered.A
phaseddevelopmentwouldallowfortheeastsidemultifamilydevelopmenttoE

occurbasedonmarketdemand.Inthemeantimeprior,theparkingdeck
wouldstillbebuiltandCitywouldimmediatelybeabletoprovideneeded
downtownparkingasarevenuesourcefortheCity.Thisphaseddevelopment
methodwassuccessfullyexecutedbyEchelonfortheMcNultyGarageand
condominiumsatthecornerof2’Aveand2ndStreetSouth.C)

CD

c)ThePartnershipwillserveasthemasterdeveloperprovidingpricingat‘all-in”cost
(includinghardandsoftcosts)andanopen-bookaccountingmethodologyforallZ
mattersforthedesign-build.
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ilProposalB
ElPurchaseofMSCandanNMSCbuild-to-suit(ownershipbyCityor]VwiththePartnership):

MunicipalServicesCenterBuilding

a)ConsistentwiththeNoticeofIntentToSe/iweproposetopurchasetheexistingMSCfor
$12,250,000incashwithnofinancingcontingency,whichsaleshallcloseafterthe
constructionandrelocationofCity’sstafftotheNMSC.ThisoptionprovidestheCitythe
mostflexibilityatthelowestcost.Withadelayedclosing,therewillbenorentobligation
forthecurrentspace.However,iftheCitypreferstoselltheMSCsooner,amarketrentH

3canbecomputedfortheexistingleasablespaceandaclosingcanoccursooner.
a

b)ToutilizetheMSC’sremainingusefullife,thePartnershipwillinvestcapitaltoprovide
newretailonCentralAvenuetothegreatesteconomicextentpossible.ThePartnership
wouldalsointendtoactivatethecornersof3rdand4thStreets(seepages13and14),as
wellasrenovateandrepositiontheexistingofficespacetomeetcurrentmarket
demands.WebelievethesechangeswillintegrateandactivatethisportionofCentral-

Avenuewithnewlifeandenergizetheexistingretail.WeplantorenovatetheexistingE
officespaceinamannerthatwillenableustoofferattractivecost-effectiveandefficient
space,providingaperfectcomplementandalternativetoexistingClassAdowntown
spacethushelpingtomeetanimportantCitygoalofincreasingjobgrowthin
downtownStPetersburg.

c)Whenmarketdemandssupportit,theMSCwillbedemolishedandre-developed
whichwillserveasacriticalcomponenttounlockandmaximizethefulldevelopment
potentialof200Central.There-developmentoftheMSCsitewillincorporatemixed
usesandparkingtosupportthemaximumdevelopmentpotentialofboththeMSC
property,andthevacantportionofthe200Centralsite.2.
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iiI

r.ProposaIB(Continued)
NewMunicipalServicesCenterBuilding

a)CityretainssoleownershipoflandandtheNMSC,oralternativelythePartnershipand
CitycanformaDV.Thelandiscollateralizedforconstructiondebt,asthiswillbethe
mostcost-effectivemethodgiventheCity’sstrongcreditrating.Inthealternative,the
DVcouldsecuredebt.

h)Development:

i.Timetobuild:2yearsafterapproveddesign.
a

ii.ExteriordesignwillbekeptinlinewithexistingCityHallarchitecturalstyle.

c)ThePartnershipwillserveasthemasterdeveloperprovidingpricingatgall-in”cost
(includinghardandsoftcosts)andanopen-bookaccountingmethodologyforall
mattersforthedesign-build,
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1UtiIizationofVacantLand
ThePartnershipintendsforthisopportunitytounlockthepotentialofthe
vacantlandat200Central.

]Thevacantlandat200Central’ssite(currentlyutilizedasasurfaceparkinglot)istoonarrow
tobuildanefficientparkingstructureunderatowereconomically.Combinedwith
ownershipoftheMSC,parkingcanbesimultaneouslyprovidedforbothsites,unlockingthe
developmentpotentialfor200Central’svacantlandandenablingmaximizationofSt.
Petersburg’sdowntowncore.Whenmarketdemandsupportsit,theMSCcanbe

Eldemolishedandre-developed,furthermaximizingtheefficiencyof200Central.There-H

9developmentoftheMSCsitewillincorporatemixedusesandparkingtosupportthe
enhanceddevelopmentpotentialofboththeMSCproperty,andthevacantportionofthe

El200Centralsite.



FillingtheRetailVoid
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ThePartnershipintendstoactivatetheretailspaceunderneaththeMSC,
creatingamuchneededandenergizedconnectionwiththerestof
CentralAvenue’sretailpresence.
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RetaiIActivationExperience

200CentralAvenue

Wehaverecentexperienceefficientlyrepurposingspaceandrelocatinganchortenantsfrom
Elhighvalueretailareastomoresuitable,betterpurposedofficespace.Inthecaseof200

Central,werelocatedRaymondJamesfromtheCentralAvecinggroundfloortothetop
floorsofthebuilding,allowingforthere-adaptationofthegroundformoreappropriate

Elretailusage.InadditiontoCraftKafe,werecentlysignedanewleasewithLaPergola
restaurant,ownedandoperatedbyworldrenownedchefFabioViviani,aswellasthevegan

Li
friendlyrestaurantNakedFarmerwhichwebelievehassignificantlyreinvigoratedthe
CentralAveretailcorridor.
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ThePartnershiphasrecentexperienceactivatingretailindirectly
neighboringareas.

CKAP7’
100%GLUTEN-FREEARTISANFARE

El
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“NAKEDFARMER.

Echelon

EchelonisexperiencedinattractingretailtenantstoSt.Petersburg’sdowntownareaand
hasbroughtinnumeroustenantsincludingFord’sGarage,theJamesMuseum,Avedaon3rd,

UandDatz.
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CreationofAffordableOfficeSpace
OurpartnershipplanstorenovatetheMSCandpositionitasanaffordable

optioncomparedtoClassAofficespace.

Ourresearchindicatesthereiscurrentlya
EllimitedsupplyofclassBofficespaceinSt.

Petersburg’sdowntowncore.Furthermore,
thereisnearlytwicetheavailableclassA

EiofficespacecomparedtoavailableclassB
officespaceandthecostdifferential
betweenclassAandclassBhascontinued

towidenoverthepastseveralyears.The

PartnershipintendstorenovatetheMSC
Elandprovideadditionalvalue-orientedoffice

spacetothemarket,positioningitasan

affordableoptionascomparedtoclassA

Elspace.TherenovationofMSCwouldbring

new,much-neededsupplytoan
Elunderservedsegmentofthemarketand

createopportunityfornewjobsthatwould
otherwisebepricedoutofthemarket.
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ThirdLakePartnersOverview
FamilyOffice

ManagethefinancialneedsofaninfluentialgroupoffamiliesinNorth
America

ThirdLakePartners

ThirdCakePartners(7CP)isaprivately’heldinvestmentfirmthat

servesinfluentialfamiliesandorganizationsWeareatrustedadvisor

andthoughtpartner,facilitatingmeaningfulinvestment

opportunities,familygovernance,andglobalimpact.

Capabilitiesincludethirdpartyinvestmentmanagement.portfolio
managementandmonitoring,familyoperationsandoverallstrategyacross
tax,philanthropy,riskmanagementandestateplanning

DirectInvesting

Directinvestmentopportunitiesacrossrealestate,privateequity.venture
capitalandprivatecredit

ExperiencelOmm+SFofRealEstateInvestmentsOver45Transactlons*
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TransactionsinvestedinbyseniorinvestmentprofessionalsofThirdLakePartners.
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Relationshipswithstrategicfamilies,investors,institutions,developers,and
operatorsacrosstheglobe
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1EcheIon,LLCOverview
Echelondevelops,owns,andmanages
commercialandmultifamilyrealestate.

ElEchelon’sprincipalshavedevelopedand
managedmillionsofsquarefeetof
commercialoffice,industrial,water1ront

Elandwarehousespace,andover30
multifamilyresidentialproperties

Elthroughoutthesoutheastandsouthwest

El
UnitedStatestotalingover5,000units.
Echelonanditsaffiliatesofferafullrange

Elofbrokerageservicesinadditiontoasset
management,propertymanagement
andfacilitiesmanagement.

CommitmenttoStPetersburg‘N
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TrackRecord

Echelonhasadistinguishedtrackrecordincommercialrealestatedevelopmentwithmany

Elnationallyrecognizedclients.Thecommercialdevelopmentteamdesignscustomsolutions
tomeetclient’sneedsandmanagesthedevelopmentprocessfromconceptandland

Elacquisitionallthewaythroughpropertymanagement.Intotal,Echelon’scommercial
developmentexperienceiswellover2millionsquarefeetandincludesClassAofficespace
andofficeparks.Echelonisdedicatedtocreatingextraordinaryprojectswhichsetnew

Elstandardsforexcellence.
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Echelon[CCOverview.Echelonre.com.Accessed1/28/2020.
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