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Question 1: Best financial offer from the proposer that offers the lowest possible cost to developing the new MSC
building at the highest quality. All costs to the City must be identified. The City prefers the value of the purchase price
for the existing MSC building to be applied to the cost of the new MSC building without any rental charge for the
existing MSC building until the move occurs. If the offer contemplates paying for the existing MSC building prior to
the City moving out of the building, and the City charged rent while occupying the building, please include the rental
rate to be charged. The City is unable to purchase the building prior to October 2024. If the building is completed
before then, and a lease to purchase is contemplated, please ensure an annual lease expense breakdown is included
in the offer along the final purchase price.

Response: Third Lake and Echelon (the “Partnership”) have prepared the following two proposals which we believe
are the most advantageous to the city:

Proposal A:

Purchase of existing Municipal Services Center, build-to-suit construction (ownership by Joint
Venture with Partnership) of a New Municipal Services Center (“NMSC”) and development of
a new multifamily building:

Municipal Services Center Building:
a) Consistent with the Notice of Intent To Sell, we propose to purchase the existing MSC for

$12,250,000 cash with no financing contingency, closing to occur either after the
construction and relocation of City’s staff to the NMSC or up front. This option provides
the City the most flexibility at the lowest cost. With a delayed closing, there will be no
rent obligation for the current space and the sole proceeds can be applied to the MSC
as free rent at the City’s election. If the City prefers an up front close, the City will pay rent
of $0.00 NNN per square foot on the existing space for the first 30 months and $9.00
NNN per square foot thereafter until they relocate to the NMSC. In addition, the City has
the option to apply any proceeds from the sale of the MSC to the rent and/or purchase
of the NMSC on a one to one basis.

b) To utilize the MSC’s remaining useful life, the JV between Third Lake and Echelon (the
“Partnership”) will invest capital to provide new retail on Central Avenue to the greatest
economic extent possible. The Partnership would also intend to activate the corners of
3rd and 4th Streets (see pages 17 and 18), as well as renovate and reposition the existing
office space to meet current market demands. We believe these changes will integrate
and activate this portion of Central Avenue with new life and energize the existing retail.
We plan to renovate the existing office space in a manner that will enable us to offer
attractive, cost-effective and efficient space, providing a perfect complement and
alternative to existing Class A downtown space thus helping to meet an important City
goal of increasing job growth in downtown St. Petersburg (see page 14 (a)).

c) When market demands support it, the MSC will be demolished and re-developed
which will serve as a critical component to unlock and maximize the full development
potential of 200 Central. The re-development of the MSC site will incorporate mixed
uses and parking to support the maximum development potential of both the MSC
property, and the vacant portion of the 200 Central site.

Proposal A
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New Municipal Services Center Building

a) Under proposal A, the Partnership will solely finance the development and the City has
the option of purchasing the building in year 5 at cost plus 10%. Alternatively, the City
has the option of purchasing the NMSC at the end of year 30 for $1. Under both
scenarios, the City will pay rent to the Partnership in an amount that will cover the
principal and interest expense of a 30 year bond which would be used to finance the
project. The Partnership has estimated a starting rent of $13.53 NNN per square foot
with 2% annual rent escalations. Land value is neutral and always accrues to the City.

b) Simultaneous or phased development:

i. Time to build: 22 months after approved design.

ii. Exterior design will be kept in line with existing City Hall architectural style.
Maximum height of 20 stories (see page 19).

iii. Physical bifurcation of the site for the NMSC (west side) and a future
residential/retail development (east side), to include ground floor retail with 20
stories of multifamily units of which 20% are planned to be work force housing.
The City will own 100% of the NMSC, the Partnership will own the multifamily
and the City and the Partnership will jointly own the shared parking.

iv. The development site will have shared parking for both the new multifamily
building as well as the NMSC. Parking will have appropriate controlled access
and high-level security for each designated use. The Partnership will pay for its
proportionate share of the parking.

v. As a secondary option, a phased development plan can be considered. A
phased development would allow for the east side multifamily development to
occur based on then-existing market demand. In the meantime prior, the
parking deck would still be built and City would immediately be able to provide
needed downtown parking as a revenue source for the City. This phased
development method was successfully executed by Echelon for the McNulty
Garage and condominiums at the corner of 2nd Ave and 2nd Street South.

c) The Partnership will serve as the master developer providing pricing at “all-in” cost
(including hard and soft costs) and an open-book accounting methodology for all
matters for the design-build.

Proposal A (Continued)
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A. The Partnership proposes purchasing the existing MSC for $12,250,000 in cash with no financing
contingency, closing to occur either after the construction and relocation of City’s staff to the
NMSC or up front - - at the option of the City.

B. Since the Partnership is offering to purchase the existing MSC up front, the City can roll the
$12,250,000 cash into the development cost of the NMSC, effectively reducing the financing
need from $41,750,000 to $29,500,000.

C. The initial rental rate for both the 5-year and the 30-year options would be the equivalent cost of
principal and interest payments due on the financed amount. In the current example, the
Partnership is presuming $29.5mm in debt, 3.6% interest rate and a 30-year amortization which
equatesto an initial NNNrental rate of $13.53 per square foot.

D. The matrix (at bottom right below) illustrates the various potential rental rates relative to the
bond interest rates. It is important to note that the City’s rental rate would be reduced to the
extent that the Partnership is able to achieve more favorable interest rates.

E. The City will have the option of either purchasing the building at the end of year 5 for cost + 10%
or for $1 at the end of a 30-year term. If the city elects to purchase the NMSC at the end of year 5,
the Partnership would return back to the City its original sale proceeds (i.e. the $12,250,000 that
was rolled forward by the City) thereby effectively reducing the purchase cost of the building by
that same amount (see page 4 (a)). In this instance, the City’s final purchase price for the NMSC
at the end of year 5 would be $33,675,000 (i.e. building cost + 10% minus $12,250,000).

Key Terms - NMSC
Development Budget $41,750,000 30 Year Initial Rental Rate (NNN) $13.53
Parking Spaces 400 Rent Escalations 2.00%
City Ownership 0 Bond Amortization 30
Exit Cap Rate Not Applicable 30 Year Bond Interest Rate 3.60%
5 Year Purchase Price (Cost + 10%) $45,925,000 5 Year Bond Interest Rate 3.60%
30 Year Purchase Price $1 Bond Amount $29,500,000
5 Year Initial Rental Rate (NNN) $13.53 Additional Tax Revenue from Multi? Yes

Secure Multifamily Entrance? Yes

Key Terms - Existing MSC
Existing MSC Purchase Price $12,250,000
Payment Timing and Structure Up front
Payment Timing Years Post Close 0
Present Value Discount Factor 8.0%
Offer Contingent on Purchase of Adjacent Land? No
Activation of 200 Central? Yes
Need for Outside Capital Raise? No

Total Cost to City

5 Year Cost to City 30 Year Cost to City
Rent (NNN) $8,451,949 $65,887,141
Purchase Price $45,925,000 $1
Return of Capital -$12,250,000 $0

Total Cost to City $42,126,949 $65,887,142

Rental Rate Calculation
Bond Amortization (years) 30
30 Year Bond Interest Rate 3.60%
Bond Amount $29,500,000
Annual Payment $1,624,113
Square Feet 120,000
Initial Rent per Square Foot (NNN) $13.53

Proposal A Explanation

A

E

C

E B

Bond Rate Matrix (NNN Rent Rate)

Bond 
Interest Rate 3.00% 3.20% 3.40% 3.60%

NNN Rental 
Rate $12.54 $12.87 $13.20 $13.53

D



T
h

ir
d

 L
a

k
e

 a
n

d
 E

c
h

e
lo

n
, L

L
C

 P
r

o
p

o
s

a
l fo

r
 M

u
n

ic
ip

a
l S

e
r

v
ic

e
s

 C
e

n
t

e
r

 | J
u

ly
 1

7
, 2

0
2

0

7

Purchase Upon NMSC Occupancy: No Rent

Proposal A Rent Schedule

Year 1 2 3 4 5 6 7 8 9 10

Rental Rate (NNN) $1,624,113 $1,656,595 $1,689,727 $1,723,522 $1,757,992 $1,793,152 $1,829,015 $1,865,595 $1,902,907 $1,940,965

Year 11 12 13 14 15 16 17 18 19 20

Rental Rate (NNN) $1,979,785 $2,019,380 $2,059,768 $2,100,963 $2,142,982 $2,185,842 $2,229,559 $2,274,150 $2,319,633 $2,366,026

Year 21 22 23 24 25 26 27 28 29 30

Rental Rate (NNN) $2,413,346 $2,461,613 $2,510,846 $2,561,062 $2,612,284 $2,664,529 $2,717,820 $2,772,176 $2,827,620 $2,884,172

Year 1 2 3 4 5

Rental Rate (NNN) $1,624,113 $1,656,595 $1,689,727 $1,723,522 $1,757,992

5 Year Repurchase Scenario

30 Year Repurchase Scenario

$0/SF NNN

First 30 Months

Up Front Purchase Scenario

$9/SF NNN

Rent Until Relocation 
to NMSC

New Municipal Services Center Building

Existing MSC



T
h

ir
d

 L
a

k
e

 a
n

d
 E

c
h

e
lo

n
, L

L
C

 P
r

o
p

o
s

a
l fo

r
 M

u
n

ic
ip

a
l S

e
r

v
ic

e
s

 C
e

n
t

e
r

 | J
u

ly
 1

7
, 2

0
2

0

8

Purchase of existing Municipal Services Center (“MSC”), build-to-suit construction (ownership
by City or Joint Venture (“JV”) with Partnership) of a NMSC and development of a new
multifamily building:

Municipal Services Center Building:

a) Consistent with the Notice of Intent To Sell, we propose purchasing the existing MSC for
$12,250,000 in cash with no financing contingency, closing to occur either after the
construction and relocation of City’s staff to the NMSC or up front. This option provides
the City the most flexibility at the lowest cost. With a delayed closing, there will be no
rent obligation for the current space and the proceeds can used at the City’s discretion.
If the City prefers an up front close, the City will pay rent of $0.00 NNN per square foot
on the existing space for the first 30 months and $9.00 NNN per square foot thereafter
until they relocate to the NMSC. In addition, the City has the option to apply any
proceeds from the sale of the MSC to the construction costs of the NMSC on a one to
one basis, which would significantly reduce the City’s annual bond payment (rent).

b) To utilize the MSC’s remaining useful life, the JV between Third Lake and Echelon (the
“Partnership”) will invest capital to provide new retail on Central Avenue to the greatest
economic extent possible. The Partnership also intends to activate the corners of 3rd
and 4th Streets (see pages 17 and 18) as well as renovate and reposition the existing
office space to meet current market demands. We believe these changes will integrate
and activate this portion of Central Avenue with new life and energize the existing retail.
We plan to renovate the existing office space in a manner that will offer attractive, cost-
effective and efficient space, providing a perfect complement and alternative to existing
Class A downtown space. This will help the City meet an important goal of increasing
job growth in downtown St. Petersburg (see page 14 (a)).

c) When market demands support it, the MSC will be razed and re-developed, serving as
a critical component to unlock and maximize the full development potential of 200
Central. The re-development of the MSC site will incorporate mixed uses and parking to
support the maximum development potential of both the MSC property, and the
vacant portion of the 200 Central site.

Proposal B
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New Municipal Services Center Building

a) City retains sole ownership of land, or alternatively the Partnership and City can form a
JV. The land would be collateralized for construction debt, as this will be the most cost-
effective method available given the City’s strong credit rating. In the alternative, the JV
could secure the debt.

b) Simultaneous or phased development:

i. Time to build: 2 years after approved design.

ii. Exterior design will be kept in line with existing City Hall architectural style.
Maximum height of 20 stories (see page 19).

iii. Physical bifurcation of the site for the NMSC (west side) and a future
residential/retail development (east side), to include ground floor retail with 20
stories of multifamily units, of which 20% are planned to be work force housing.
The City will own 100% of the NMSC, the Partnership will own the multifamily
and the City and the Partnership will jointly own the shared parking.

iv. The development site will have shared parking for both the new multifamily
building as well as the NMSC. Parking will have appropriate controlled access
and high-level security for each designated use. The Partnership will pay for its
proportionate share of the parking.

v. As a secondary option, a phased development plan can be considered. A
phased development would allow for the east side multifamily development to
occur based on market demand. In the interim, the parking deck could still be
built and the City would be able to provide needed downtown parking and
generate revenue for the City. This phased development method was
successfully executed by Echelon for the McNulty Garage and condominiums at
the corner of 2nd Ave and 2nd Street South.

c) The Partnership will serve as the master developer providing pricing at an “all-in” cost
(hard and soft costs) and an open-book accounting methodology for the design-build.

Proposal B (Continued)
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Key Terms - NMSC
Development Budget $41,750,000 30 Year Initial Rental Rate $11.75
Parking Spaces 400 Rent Escalations 0.00%
City Ownership 100% Bond Amortization 30
Exit Cap Rate Not Applicable 30 Year Bond Interest Rate 2.50%
5 Year Purchase Price $25,968,061 5 Year Bond Interest Rate 2.50%
30 Year Purchase Price $0 Bond Amount $29,500,000
5 Year Initial Rental Rate (NNN) $11.75 Additional Tax Revenue from Multi? Yes

Secure Multifamily Entrance? Yes

A. The Partnership proposes purchasing the existing MSC for $12,250,000 in cash with no financing
contingency, closing to occur either after the construction and relocation of City’s staff to the
New MSC (“NMSC”) or up front - - at the option of the City.

B. Since the Partnership is offering to purchase the existing MSC up front, the City can roll the
$12,250,000 cash into the development cost of the NMSC, effectively reducing the financing
need from $41,750,000 to $29,500,000.

C. When combining the land value plus the up front proceeds of $12.25mm, the bond LTV would
be 57.0%.

D. This low bond LTV will enable the City to obtain attractive financing while also owning the
NMSC building instead of leasing, which may be more economically efficient long term.

E. The NNN rental rate is effectively the cost of principal and interest for the bond financing. We
conservatively estimated a 2.5% interest rate, however, due to the low LTV and the City’s high
credit quality, we believe the City can potentially obtain a rate closer to 2.0% equating to $10.98
per foot of NNNrent.

NMSC Rental Rate Calculation
Bond Amortization (years) 30
30 Year Bond Interest Rate 2.50%
Bond Amount $29,500,000
Bond LTV 57.00%
Annual Payment $1,409,440
Square Feet 120,000
Initial Rent per Square Foot (NNN) $11.75

Proposal B Explanation

Key Terms - Existing MSC
Existing MSC Purchase Price $12,250,000
Payment Timing and Structure Up Front
Payment Timing Years Post Close 0
Present Value Discount Factor 8.0%
Offer Contingent on Purchase of Adjacent Land? No
Activation of 200 Central? Yes
Need for Outside Capital Raise? No

Sources Uses
Land Value $10,000,000 Land Value $10,000,000
MSC Up Front Sale $12,250,000 Development $41,750,000
Bond $29,500,000

Total Sources $51,750,000 Total Uses $51,750,000

A

B

E

D

Total Cost to City

5 Year Cost to City 30 Year Cost to City
Rent (NNN) $7,047,202 $42,283,212
Purchase Price $25,968,061 $0

Total Cost to City $33,015,263 $42,283,212

Bond Rate Matrix (NNN Rent Rate)
Bond 

Interest 
Rate

1.75% 2.00% 2.25% 2.50%

NNN Rental 
Rate $10.60 $10.98 $11.36 $11.75

C

57.0% 
Bond 
LTV

D
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New Municipal Services Center Building:

Note that the City would not pay the Partnership rent as the city would own the NMSC. The below 30-year rent
schedule shows the estimated bond payments made by the City.

Purchase Upon NMSC Occupancy: No Rent

Proposal B Rent Schedule

30 Year Scenario

$0/SF NNN

First 30 Months

Up Front Purchase Scenario

$9/SF NNN

Rent Until Relocation 
to NMSC

Year 1 2 3 4 5 6 7 8 9 10

Rental Rate (NNN) $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440

Year 11 12 13 14 15 16 17 18 19 20

Rental Rate (NNN) $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440

Year 21 22 23 24 25 26 27 28 29 30

Rental Rate (NNN) $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440 $1,409,440

Existing Municipal Services Center

New Municipal Services Center Building



T
h

ir
d

 L
a

k
e

 a
n

d
 E

c
h

e
lo

n
, L

L
C

 P
r

o
p

o
s

a
l fo

r
 M

u
n

ic
ip

a
l S

e
r

v
ic

e
s

 C
e

n
t

e
r

 | J
u

ly
 1

7
, 2

0
2

0

12

Offer Comparison
Existing MSC

New Municipal Services Center

Third Lake Option A Third Lake Option B

Purchase Price $12,250,000 $12,250,000

Payment timing and 
structure

Up front at closing or full payment after the city vacates old 
MSC and moves into new MSC (~ 3 years from close)

Up front at closing or full payment after the city vacates old 
MSC and moves into new MSC (~ 3 years from close)

Offer not contingent 
on adjacent land  
Activation of 200 

Central  
No need for capital 

raise  
Present value at 8% 

Discount Factor 
$12,250,000 $12,250,000

Third Lake Option A Third Lake Option B

Development budget $41,750,000 $41,750,000 

Parking spaces 400 400

City ownership 0.00% 100.00%

Purchase Price
Year 5: Cost + 10% less free rent if applicable ($45.925,000), 

Year 30: ($1)
N/A since 100% owned by city

Rent $13.53 NNN $0 NNN

Rent Escalations 2.00% N/A since 100% owned by city

Additional Tax revenue 
from multifamily  
Secure separate 

multifamily entrance  
Clear Cost Segregation  

Local to St. Pete  
Multifamily and Office 

Development 
Experience

 

Rent $8,451,949 $7,047,202

Purchase Price $45,925,000 $25,968,061

Return of Capital -$12,250,000 -

Total 5 year cost $42,126,949 $33,015,263

Rent $65,887,141 $42,283,212

Purchase Price $1 -

Total 30 year cost $65,887,142 $42,283,212

30 Year Cost to the City:

5 Year Cost to the City:
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200 Central:
Unique to our proposal is the enabled development of the 200 Central vacant lot, which would be a
significant addition to the redevelopment of the existing MSC as well as the City’s tax base.

Financial Strength:
The Partnership has the financial wherewithal to complete this project in its entirety. The Partnership’s
offer is not contingentupon an equity raise or third party approvals.

Guaranteed Purchase Price:
The Partnership will stand behind its $12.25mm purchase price.

Security and Cost Segregation:
The NMSC multifamily and office towers will remain physically separated, ensuring secure entry and
accurate cost segregation. This is an important consideration as transparency is critical to ensure the
City is only paying for its fair share of the development

Design:
The Partnership’s renderings capture the essence of the existing neighborhood as requested by the
City, and will not exceed20 stories.

Ample Parking:
The Partnership assumes ample parking at 400 spaces compared to 360 and 300 for our immediate
competitors.

No Contingencies:
There are no contingencies in our offer such as requirements for adjacent land purchases or
increased floor area ratios, which may be met with significant public opposition.

Commitment to St. Pete:
The Partnership’s principals are lifelong local residents and have proven their commitment to the City,
and are long-term oriented.

Experienced Developers:
The Partnership has developed and successfully completed more office space projects than all of the
competing bidders combined.

Efficient Building Design:
The Partnership has leveraged its office development experience to create an efficient building design
and can keep its budget lower than its competitors thereby saving the City money.

Financially Advantageous:
We believe our proposal is the most financially advantageous to the City on both a 5 year and 30 year
basis. and provides for the most prudent use of tax-payer dollars.

Incremental Tax Revenues to the City:
Between the redevelopment of the existing MSC, NMSC multifamily development and the 200
Central Development, we believe our proposal will create the most tax revenues for the City.

Key Takeaways 
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Question 2: List your purchase price for the existing MSC building and site.

Response: $12.25mm

Question 3: Clarify on what the development will be on the existing MSC site, clear timelines for
development and clarity on how it will be paid for (financial structure). Please be clear on all financial
contingencies related to financial capacity and equity structure and contributions. Please identify any
contingencies to performance.

Response: Third Lake and Echelon (the “Partnership”) have prepared the following in order to provide development
clarification.

a) To utilize the MSC’s remaining useful life, the JV between Third Lake and Echelon (the
“Partnership”) will invest capital to provide new retail on Central Avenue to the greatest
economic extent possible. The Partnership also intends to activate the corners of 3rd and 4th
Streets (see pages 17 and 18) as well as renovate and reposition the existing office space to meet
current market demands. We believe these changes will integrate and activate this portion of
Central Avenue with new life and energize the existing retail. The Partnership plans to renovate
the existing office space in a manner that will offer attractive, cost-effective and efficient space,
providing a perfect complement and alternative to existing Class A downtown space. This will
help the City meet an important goal of increasing job growth in downtown St. Petersburg. The
Partnership will begin pre-leasing the MSC retail and office space and start creating renovation
plans as soon as it is awarded the contract by the City. With the high demand and limited
supply of quality affordable office space in Downtown St. Petersburg, the Partnership believes it
will be successful in pre-leasing the renovated MSC and have tenants ready to move in as soon
as the City relocates to the NMSC. The Partnership performed thorough due diligence on the
MSC by utilizing general contractors, architects, engineers and project managers and is highly
confident in its renovation budget. Keep in mind, the Partnership will not have any financial or
performance contingencies.

b) When market demands support it, the MSC will be razed and re-developed, The re-
development of the MSC site will incorporate mixed uses and parking to support the maximum
development potential of both the MSC property as well as the vacant portion of the 200
Central site. The Partnership currently envisions the following for the redevelopment: up to 1,500
parking spaces (enough to park the MSC redevelopment and 200 Central development),
ground floor retail, up to 100,000 square feet of class A office space, up to 200 senior housing
units, up to 120 hotel rooms, and up to 400 residential units. Importantly, the Partnership will not
have any financial or performance contingencies.

c) Third Lake already solely owns 200 Central, a 306,000 square foot Class A office tower adjacent
to the MSC. Third Lake’s 200 Central asset includes undeveloped land at the corner of Central
Ave and 3rd St (adjacent to MSC) and is currently entitled for approximately 340,000 square feet
of improvements. The vacant land at 200 Central’s site (currently utilized as a surface parking lot)
is too narrow to build an efficient parking structure under a tower economically. However,
combined with ownership of the MSC, parking can be simultaneously provided for both sites,
unlocking the development potential for 200 Central’s vacant land and enabling maximization
of St. Petersburg’s downtown core. The redevelopment of the MSC site will incorporate mixed
uses and parking to support the enhanced development potential of both the MSC property,
and that vacant portion of the 200 Central site. Unlocking the development potential of 200
Central is a feature unique to the Partnership’s proposal and provides additional incentive for the
Partnership to take action and redevelop the MSC for its highest and best use, which is in the
City’s best interest.

Development Clarification
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Development Timeline

Month 0 Month 1 Month 6 Month 7 Month 8 Month 27 Month 30 Month 31 Month 34 Month 35 Month 36

City awards 
contract and the 

Partnership 
purchases MSC for 

$12.25mm cash

MSC renovation 
plans commenced

Plans completed 
for NMSC, 

commence 
bidding with 

general 
contractors

MSC renovation 
plans completed, 

Partnership begins 
pre-leasing MSC 

office space

Construction 
commences on 

NMSC

Commence 
bidding with 

general 
contractors for 

MSC renovation

NMSC construction 
completion and 
City occupancy 

commencement

Begin renovation 
of MSC office and 

retail

Commence office 
tenant move-ins 

on a floor  by floor 
basis as 

construction is 
completed

Retail renovations 
complete, retail 
tenant move-in 

commencement

NMSC residential 
component 
construction 
completion
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Development Budget
MSC - Echelon / Third Lake 

Preliminary Development Budget

Amount Per Unit
Per 

Net SF % of Total

Hard Construction Costs

Core & Shell $16,110,000 $40,275 $134.25 38.6%

TI Allowance $6,000,000 $15,000 $50.00 14.4%

Office Parking - 400 spaces $9,680,000 $24,200 $55.31 23.2%

Lobby/Entryway/Corridors (FF&E) $425,000 $1,063 $2.43 1.0%

Hard Cost Contingency -5% HC $1,589,500 $3,974 $13.25 3.8%

Total Hard Costs $33,804,500 $84,511 $281.70 81.0%

Soft Costs

A&E / Civil Engineering $1,950,000 $4,875 $16.25 4.7%

Project Administration $218,000 $545 $1.82 0.5%

(1) Permits & Utilities $275,000 $688 $2.29 0.7%

Geotech & Pilot Boring $170,000 $425 $1.42 0.4%

Threshold Inspections $200,000 $500 $1.67 0.5%

Material Testing $100,000 $250 $0.83 0.2%

Building Envelope Consultants $35,000 $88 $0.29 0.1%

Construction Testing & Inspections / Water $290,000 $625 $2.08 0.6%

(2) RE Taxes $92,564 $231 $0.77 0.2%

(3) Leasing Fees $200,000 $500 $1.67 0.5%

Construction Interest $1,131,686 $2,829 $9.43 2.7%

Public Art $250,000 $625 $2.08 0.6%

Soft Cost Contingency $400,000 $1,000 $3.33 1.0%

Total Soft Costs $5,312,250 $13,281 $44.27 12.7%

Fees

Developer Fee - 5% HC $1,589,500 $3,974 $13.25 3.8%

Construction Management Fee - 1% $417,500 $1,044 $3.48 1.0%

Total Fees $2,007,000 $5,018 $16.73 4.8%

Financing Costs

Closing / Financing Fees $626,250 $3,974 $13.25 3.8%

Total Financing Costs $626,250 $1,566 $5.22 1.5%

Total Development Cost $41,750,000 $104,375 $347.92 100.0%

1 Assumes City will pay Permitting fees – if not will be reduced.
2 Assumes City will pay RE taxes – if not will be reduced.
3 Assumes retail in building – if not will be reduced.
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MSC Night Renderings

Ground Level Rendering

Building Structure Rendering

Question 4: The City wants clarity on the design elements for both sites. Please present any new
conceptual renderings or changes from your first submission.

Response: The Partnership has engaged an architect to assemble the following renderings in order to
provide clarity on the design elements for both sites.
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MSC Day Renderings

Ground Level Rendering

Building Structure Rendering
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New MSC Renderings
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New MSC Renderings
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New MSC Aerial Renderings
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The Honorable Rick Kriseman
Mayor of St. Petersburg
St. Petersburg City Hall
175 Fifth Street North
St. Petersburg, FL 33701

RE: St. Petersburg Municipal Service Center (“MSC”) - One 4th Street North
and the development of a new Municipal Service Center (“NMSC”) along 2nd Avenue North
between 4th and 5th Streets (collectively, the “Project”)

Dear Mayor Kriseman:

Third Lake Partners, LLC (“Third Lake”) and Echelon, LLC (“Echelon”) have formed a joint
venture (the “Partnership”) to provide this proposal to the City of St. Petersburg (“City”). We
appreciate this opportunity and are excited to expand our existing investments and
commitments to the city and specifically to downtown.

Third Lake is an investment advisory firm located in Tampa, Florida that invests in real
estate projects across the United States in addition to private equity, venture capital and
private credit. The senior professionals at Third Lake have invested significantly in downtown
St. Petersburg, having provided equity financing for ONE St. Petersburg (41-story
condominium) and 200 Central (the tallest office building in Pinellas County). Third Lake’s
principals have invested billions of dollars across the world and own, manage and lease
more than 10 million square feet of real estate.

Echelon is a real estate company which develops, owns and manages multifamily
residential and commercial real estate. Echelon owns its headquarters at 3rd & 3rd South in
downtown St. Petersburg, is the master developer of Carillon Park in St. Petersburg, and
holds significant investments in Echelon City Center in Carillon Park. Echelon’s principals
have developed and managed millions of square feet of commercial office, industrial,
waterfront and warehouse space. Additionally, Echelon’s principals have developed over 30
multifamily residential properties throughout the southeast and southwest United States
totaling over 5,000 units. Echelon is dedicated to creating extraordinary projects and
communities that set new standards for excellence.

Thank you again for the opportunity to work with the City and to make an investment
that we know will make a difference. We are excited to provide this proposal, and are
dedicated to both working with and transforming St. Petersburg.

Kenneth P. Jones
Chief Executive Officer

Third Lake Partners, LLC

Darryl LeClair
Chief Executive Officer

Echelon, LLC
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02 E X E C U T I V E  S U M M A R Y
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Just as our existing Third Lake / Echelon multifamily high-rise project, WaterView at Echelon
City Center, is helping to transform Carillon Park, we believe our Partnership’s expanded
investment in downtown St. Petersburg will positively contribute to its ongoing
transformation.
Execution
We know the real estate market, and more importantly, we know the downtown St.
Petersburg market. Our Partnership has already performed significant diligence on the
proposed transactions including hiring a structural engineer, construction firm and architect
as evidenced by our preliminary renderings attached. We have worked diligently with these
firms and completed preliminary pricing for the Project and have concluded that the
Project is viable and are confident we can execute our proposed plan. Given our existing
knowledge of the market and our in-depth diligence performed to date, we believe our
remaining diligence on the Project will be more efficient and concise than other parties’.
Unique Opportunity
200 Central is an existing neighbor to the MSC and we believe that common ownership and
control will help to create a stronger and more cohesive neighborhood experience. 200
Central’s owners already have planned expansion for the building and when integrated with
the MSC and NMSC, this will be exponentially beneficial to the City - an exceptional feature
unique to our proposal. Without ownership of the MSC, further development of the 200
Central site (including the adjacent surface parking lot) will result in underutilization of
important core land, fewer jobs and less potential tax revenue.
Commitment to St. Petersburg
Echelon began developing Carillon Park more than 20 years ago and is in the final phases of
the Echelon City Center development located inside Carillon Park. The Carillon Park and
Echelon City Center development has resulted in numerous corporate relocations as well as
the creation of thousands of jobs and new residents to the St. Petersburg area, having a vast
and enduring impact on Pinellas County. The senior professionals at Third Lake and Echelon
have completed numerous high value transactions in St. Petersburg, including the financing
and development of One St. Petersburg condo tower and the acquisition of 200 Central.
Echelon is local to St. Petersburg and has contributed many works to the downtown area
including the McNulty Garage, McNulty Lofts, Bayboro Station and Harborage Marina.
Echelon has also developed many properties within Carillon Park such as Catalina
Marketing, Castille, Promenade Apartments, the Bright House headquarters and more.
Experience
Both Third Lake and Echelon's senior executives have distinguished track records in
commercial and residential real estate development including site selection, feasibility
analysis, acquisition, design, construction and management. Our development teams
design custom solutions to meet client’s needs, and manage the development process from
concept all the way through property management. There are few firms who bring the
financial security, reputation and reliability accompanying our bid.
Capital Markets Access
We have robust access to the capital markets as illustrated by our strong relationships with
more than 20 reputable lenders and over $2 billion in third party debt placed for our
projects.

EXECUTIVE SUMMARY
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03 U N I Q U E  PA R T N E R S H I P  
B E N E F I T S



T
h

ir
d

 L
a

k
e

 a
n

d
 E

c
h

e
lo

n
, L

L
C

 P
r

o
p

o
s

a
l fo

r
 M

u
n

ic
ip

a
l S

e
r

v
ic

e
s

 C
e

n
t

e
r

 | J
u

ly
 1

7
, 2

0
2

0

26

The Partnership intends to unlock the potential of the vacant land at 200
Central.

Third Lake solely owns 200 Central, a 306,000 square foot Class A office tower adjacent to
the MSC. Third Lake’s 200 Central asset includes undeveloped land at the corner of Central
Ave and 3rd St (adjacent to MSC) and is currently entitled for approximately 340,000 square
feet of improvements. The vacant land at 200 Central’s site (currently utilized as a surface
parking lot) is too narrow to build an efficient parking structure under a tower economically.
Combined with ownership of the MSC, parking can be simultaneously provided for both
sites, unlocking the development potential for 200 Central’s vacant land and enabling
maximization of St. Petersburg’s downtown core. Unlocking the development potential of
200 Central is a feature unique to the Partnership’s proposal and provides additional
incentive for the Partnership to take action and redevelop the MSC for its highest and best
use.

Utilization of Vacant Land 
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The Partnership intends to activate the retail space underneath the MSC,
creating a much needed and energized connection with the rest of
Central Avenue’s retail presence.

Before

After (Rendering)

Filling the Retail Void

Creating Congruency and Connectivity in the Retail Corridor of downtown St. Petersburg

RETAIL VOID



T
h

ir
d

 L
a

k
e

 a
n

d
 E

c
h

e
lo

n
, L

L
C

 P
r

o
p

o
s

a
l fo

r
 M

u
n

ic
ip

a
l S

e
r

v
ic

e
s

 C
e

n
t

e
r

 | J
u

ly
 1

7
, 2

0
2

0

28

The Partnership has recent experience activating retail in directly
neighboring areas.

We have recent experience efficiently repurposing space and relocating anchor tenants from
high value retail areas to more suitable, better purposed office space. In the case of 200
Central, we relocated Raymond James from the Central Ave facing ground floor to the top
floors of the building, allowing for the re-adaptation of the ground for more appropriate
retail usage. In addition to Craft Kafe, we recently signed a new lease with La Pergola
restaurant, owned and operated by world renowned chef Fabio Viviani, as well as the vegan-
friendly restaurant Naked Farmer which we believe has significantly reinvigorated the
Central Ave retail corridor.

Echelon is experienced in attracting retail tenants to St. Petersburg’s downtown area and
has brought in numerous tenants including Ford’s Garage, the James Museum, Aveda on 3rd,
and Datz.

Retail Activation Experience

200 Central Avenue

Echelon
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Our partnership plans to renovate the MSC and position it as an affordable
option compared to Class A office space.

Creation of Affordable Office Space

Limited Supply of Available Class B Office Space

Class A and B Office Space Supply SF
Our research indicates there is currently a
limited supply of class B office space in St.
Petersburg’s downtown core. Furthermore,
there is nearly twice the available class A
office space compared to available class B
office space and the cost differential
between class A and class B has continued
to widen over the past several years. The
Partnership intends to renovate the MSC
and provide additional value-oriented office
space to the market, positioning it as an
affordable option as compared to class A
space. The renovation of MSC would bring
new, much-needed supply to an
underserved segment of the market and
create opportunity for new jobs that would
otherwise be priced out of the market.

Rapidly Rising Rents Making St. Petersburg Less Affordable

St. Petersburg Downtown Rental and Availability Data. Costar Group. Accessed 1/28/2020.
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$21.00

$23.00
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Class A Rent Per Square Foot Class B Rent Per Square Foot

1,800,000

165,000

1,100,000

93,100

Total Inventory Available Space

Class A Class B
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04 PA R T N E R  O V E R V I E W
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Third Lake Partners Overview

Experience: 10mm+ SF of Real Estate Investments Over 45 Transactions*

Commitment to St. Petersburg

WaterviewOne St. Petersburg* 200 Central Avenue*

0.5mm+ SF 
Retail

4.0mm+ SF 
Office 

3.4mm+ SF 
Residential

*Transactions invested in by senior investment professionals of Third Lake Partners.
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Echelon develops, owns, and manages
commercial and multifamily real estate.
Echelon’s principals have developed and
managed millions of square feet of
commercial office, industrial, waterfront
and warehouse space, and over 30
multifamily residential properties
throughout the southeast and southwest
United States totaling over 5,000 units.
Echelon and its affiliates offer a full range
of brokerage services in addition to asset
management, property management
and facilities management.

Echelon, LLC Overview

Track Record

Echelon has a distinguished track record in commercial real estate development with many
nationally recognized clients. The commercial development team designs custom solutions
to meet client’s needs and manages the development process from concept and land
acquisition all the way through property management. In total, Echelon’s commercial
development experience is well over 2 million square feet and includes Class A office space
and office parks. Echelon is dedicated to creating extraordinary projects which set new
standards for excellence.

Commitment to St. Petersburg

Echelon LLC Overview. Echelonre.com. Accessed 1/28/2020.

Castille at 
Carillon

Catalina 
Marketing 

McNulty Station Bright House 3rd and 3rd

One Progress 
Plaza

Carillon Pointe

Central Station
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05 A P P E N D I X
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MSC Night Time Rendering
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MSC Day Time Rendering
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