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April 10, 2024

Val-Chris Investments
2601 Main Street, Ste 400
Irvine, CA 92614

Re: Appraisal Report
A Retail Oriented Property
200 16" Street North
St. Petersburg, Florida 33705

Sir/Madam,

Pursuant to your request, the above captioned property has been inspected and appraised. The purpose of
this appraisal report is to present my opinion as to the fee simple market value of the subject property “as
is” as of April 3, 2024. The report is to be utilized by the client and intended user, Grady C. Pridgen I11
as an aid in financing and internal decision-making purposes. The interest appraised is the fee simple estate
subject to normal easements and restrictions of public record. The date of this report is the date of the
transmittal letter.

The effective date of the market value estimated herein is the date of the last physical inspection on April
3, 2024. The value conclusions contained within this report are based on economic conditions and market
performances which existed as of the effective date of the appraisal.

The subject property is identified by the Pinellas County Property Appraiser as Parcel Number 24-31-16-
29718-007-0130 which is located off the west side of 16" Street North; north of 1 Avenue North; south of
Burlington Avenue North; and east of 1-275; within the City of St. Petersburg, Pinellas County, Florida.
The site contains a total of 0.5584+/- acres and features 127+/- frontage along 16" Street North and extends
250+/- feet along its northern boundary. The property is presently titled to SYSOPTIO, L.L.C. and is
addressed as 200 16" Street North, St. Petersburg, Florida 33705.
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The subject property is presently improved with an one-story retail building with 4,780+/- sqg.ft. of GBA
and 3,700+/- sq.ft. of RBA with related site improvements. The property is presently owner-occupied as a
home furniture and décor business. Per public records, the building was originally constructed in 1956 and
features concrete block construction; with composition shingle roof cover; and it is constructed over a slab
foundation.

The attached analysis is subject to the various contingencies and assumptions made throughout this report.

“AS IS” MARKET VALUE

As a result of my appraisal and analysis, it is my opinion that the market value, of the fee simple estate of
the subject property, in its present condition, in terms of financial arrangements equivalent to cash, as of
April 3, 2024 is:

It is the intent of the appraisers to have completed the appraisal assignment in accordance with accepted
appraisal standards promulgated by the Appraisal Standards Board of the Appraisal Foundation and in
accordance with the Department of the Treasurer, Office of the Comptroller of the Currency, 12 CFR, Part
34, Subpart C, Appraisals ("Final Rule.”) This appraisal was also prepared in conformity with the Code of
Professional Ethics and Standards of the Appraisal Institute and USPAP.

This appraisal was performed in accordance with the requirements of Title X1 of the Financial Institution
Reform, Recovery and Enforcement Act of 1989, (12 U.S.C3331 et. seq.), and any implement regulations.

Ray Hall Appraisals and its employees have no present or contemplated future interest in the real estate that
is the subject of this report; have no personal interest or bias with respect to the subject matter of this report
or the parties involved; and the amount of the fee is not contingent upon reporting a predetermined value
or upon the amount of the value estimate.

It is assumed that the above referenced property is in compliance with applicable federal, state and local
laws, rules, regulations and orders, including building, zoning and environmental requirements and that
title thereto is marketable. In this analysis, no inquiry, review or independent examination in respect to the
foregoing matters has been conducted.

Thank you for this opportunity to be of service. Should you have questions, please feel free to call.

Respectfully submitted,

ot/

Ray Hall Appraisals
Raymond D Hall Il
Certified General Appraiser #RZ3323



SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Location:

Site Features:

Improvements:

Highest and Best Use:
As vacant:

As improved:

Final Market Value Estimate:

“As Is”

Date of Inspection:
Effective Date of Appraisal:
Date of Report:

200 16th Street North
St. Petersburg, Pinellas County, Florida

The subject property is identified by the Pinellas County
Property Appraiser as Parcel Number 24-31-16-29718-
007-0130 which is located off the west side of 16" Street
North; north of 1%t Avenue North; south of Burlington
Avenue North; and east of 1-275; within the City of St.
Petersburg, Pinellas County, Florida. The site contains a
total of 0.5584+/- acres and features 127+/- frontage
along 16™ Street North and extends 250+/- feet along its
northern boundary. The property is presently titled to
SYSOPTIO, L.L.C. and is addressed as 200 16" Street
North, St. Petersburg, Florida 33705.

The subject property is presently improved with an one-
story retail building with 4,780+/- sq.ft. of GBA and
3,700+/- sq.ft. of RBA with related site improvements.
The property is presently owner-occupied as a home
furniture and décor business. Per public records, the
building was originally constructed in 1956 and features
concrete block construction; with composition shingle
roof cover; and it is constructed over a slab foundation.

Commercial, Residential or Mixed-Use Oriented
Development
Razing existing improvements for new development

$4,465,000

April 3, 2024
April 3, 2024
April 10, 2024
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LIMITING CONDITIONS

The appraisal attached hereto is made expressly subject to the following conditions, limitations and
stipulations: Appraisal Institute, The Appraisal of Real Estate Page 664 (14™ Ed. 2013):

Possession of this report, or any copy thereof, does not carry with it the right of publication, duplication
or distribution, nor may the same be used for any purpose by any but the applicant without the previous
written consent of the appraiser or the applicant, and any event, only in its entirety.

The appraisal has been made with the following general assumptions:

o No responsibility is assumed for any legal descriptions provided matters pertaining to legal or title
considerations. Title is assumed to be good and marketable unless otherwise noted.

e The subject property has been appraised as if free and clear of any liens or encumbrances unless
otherwise stated.

o Responsible ownership and competent property management are assumed.

e The information furnished by others is believed to be reliable; however, no warranty is given to for
its accuracy.

e All engineering studies are assumed to be correct. The plot, plans and illustrative material in this
report are included only to help the reader visualize the property.

e Itisassumed that there are no hidden or unapparent conditions of the property, subsoil, or structures
that render it more or less valuable. No responsibility is assumed for such conditions or for
obtaining the engineering studies that may be required to discover them.

e It is assumed that the property is in full compliance with all applicable federal, state, and local
environmental regulations and laws unless the lack of compliance is stated, described, and
considered in the appraisal report.

e Itisassumed that the property conforms to all applicable zoning and use regulations and restrictions
unless nonconformity has been described in the appraisal report.

e Itisassumed that all required licenses, certificates of occupancy, consents, and other legislative or
administrative authority from any local, state, or national government or private entity or
organization have been or can be obtained or renewed for any use on which the value estimate
contained in this report is based.

e It is assumed that the use of the land and improvements is confined within the boundaries of the
property lines of the property described and that there is no encroachment or trespass noted in the
report.



e Unless otherwise stated in this report, the existence of hazardous materials, which may or may not
be present on the property, was not observed by the appraiser. The appraiser has no knowledge of
the existence of such materials on the property. The appraiser, however, is not qualified to detect
such substances. The presence of substances such as asbestos, urea-formaldehyde foam insulation
and other potentially hazardous materials may affect the value of the property. The value estimated
is predicated on the assumption that there is no such material on or in the property that would cause
aloss in value. No responsibility is assumed for such conditions or for any expertise or engineering
knowledge required to discover them. The intended user is urged to retain expert in this field, if
desired.

e The forecasts, projections, or operating estimates contained herein are based on current market
conditions, anticipated short-term supply and demand factors, and a continued stable economy.
These forecasts are, therefore, subject to changes with future conditions.

This appraisal has been made with the following general limiting conditions:

e Any allocation of the total value estimated in this report between the land and the improvements
applies only under the stated program of utilization. The separate values allocated to the land and
buildings must not be used in conjunction with any other appraisal and are invalid if so used.

e The appraiser, by reason of this report, is not required to give further consultation or testimony or
to be in attendance in court with reference to the property in question unless arrangements have
been previously made.

e Neither all nor any part of the contents of this report (especially any conclusions as to value, the
identity of the appraiser, or the firm with which the appraiser is connected) shall be disseminated
to the public through advertising, public relations, news, sales, or other media without the prior
written consent and approval of the appraiser.

e No legal description or survey was furnished, so the appraiser used the county tax plat to ascertain
the physical dimensions and acreage of the property. Should a survey prove this information to be
inaccurate, it may be necessary for this appraisal to be adjusted.

e The analyst assumed good title to all the property described or mentioned in the report and is
appraised free and clear of any or all liens or encumbrances unless otherwise stated. No
responsibility is assumed for matter legal in nature.

e The valuation indicated is this report is valid only for the valuation date and for the purpose stated.

e The appraisal assignment was not based upon a requested minimum valuation, a specific valuation
or the approval of a loan.



The Americans with Disabilities Act (ADA) became effective January 26, 1992. The appraiser has
not made a specific compliance survey or analysis of the property to determine whether or not it is
in conformity with the various detailed requirements of ADA. It is possible that a compliance
survey of the property and a detailed analysis of the requirements of the ADA would reveal that
the property is not in compliance with one or more of the requirements of the act. If so, this fact
could have a negative impact on the value of the property. Since the appraiser has no direct
evidence relating to this issue, possible noncompliance with the requirements of ADA was not
considered in estimating the value of the property.

Unless otherwise stated in this report, the existence of mold, which may or may not be present on
the property, was not observe by the appraiser. The appraiser has no knowledge of the existence
of mold on the property; however, mold does exist in most every property and usually causes no
harm but it can be toxic in some situations. The appraiser is not qualified to detect such substances.
The presence of mold may affect the value of the property. The value estimated herein is predicated
on the assumption that there is no mold problem on or in the property that would cause a loss in
value. No responsibility is assumed for such conditions or for any expertise or engineering
knowledge required to discover them. The intended user is urged to retain an expert in this field if
desired.

This appraisal is not a “building inspection” and the appraiser is not acting as a “building inspector”
when preparing this report. The appraiser visually observed areas that were readily accessible.
This inspection is not intended to be technically exhaustive.



CERTIFICATE OF APPRAISAL

The undersigned does hereby certify as follows:

1)

2)

3)

4)

5)

6)

7)

8)

9)

10)

The statements of fact contained in this report are true and correct.

The reported analyses, opinions and conclusions are limited only by the reported assumptions and limiting
conditions and is our personal, unbiased professional analyses, opinions and conclusions.

I have no present or prospective interest in the property that is the subject of this report, and I have no personal
interest or bias with respect to the parties involved. The subject property has not been previously appraised
by Ray Hall Appraisals.

My compensation is not contingent upon the reporting of a predetermined value or direction in value that
favors the cause of the client, the amount of the value estimate, the attainment of a stipulated result, or the
occurrence of a subsequent event.

My analyses, opinions, and conclusions were developed and this report has been prepared in conformity with
the Uniform Standards of Professional Appraisal Practice.

A personal interior and exterior inspection of the property was performed by Raymond Hall on April 3, 2024.
Michelle Callahan, Florida No. RI25773, provided professional assistance to the persons signing this report
by subject property research, researching market data, comparable selection, value analysis and report

preparation under the supervision of Raymond D. Hall 1I.

The real estate, which is the subject of this report, was valued “as is” as of April 3, 2024. The date of this
report is April 10, 2024.

This report is within the scope of my certifications, is not contingent upon any fee, and is provided by
ourselves as disinterested and unbiased third parties.

The appraisal assignment is not based on a specific or requested minimum valuation or the approval of a
loan.

ot/

Raymond D. Hall 1l
Certified General Appraiser, Florida No. RZ3323



PURPOSE OF THE APPRAISAL

The purpose of this appraisal is to estimate the “as is” market value of the fee simple estate of the subject
property.

Market value is defined as “The most probable price, as of a specified date, in cash, or in terms equivalent
to cash, or other precisely revealed terms, for which the specified property rights should sell after reasonable
exposure in a competitive market under all conditions requisite to a fair sale, with the buyer and seller each
acting prudently, knowledgeably, and for self-interest, and assuming that neither is under undue duress.”
Appraisal Institute, The Dictionary of Real Estate Appraisal Page 141 (6™ Ed. 2015).

Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from
seller to buyer under conditions whereby:

Buyer and seller are typically motivated;

Both parties are well informed or well advised, and acting in what they consider their best interests;
A reasonable time is allowed for exposure in the open market;

Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable
thereto; and

5. The price represents the normal consideration for the property sold unaffected by special or creative
financing or sales concessions granted by anyone associated with the sale.”

el NS =

Fee Simple Estate is defined as “Absolute ownership unencumbered by any other interest or estate,
subject only to the limitations imposed by the governmental powers of taxation, eminent domain,
police power, and escheat”. Appraisal Institute, The Dictionary of Real Estate Appraisal Page 90 (6"
Ed. 2015).

Leased Fee Interest is defined as “The ownership interest held by the lessor, which includes the right to
receive the contract rent specified in the lease plus the reversionary right when the lease expires”. Appraisal
Institute, The Dictionary of Real Estate Appraisal Page 128 (6" Ed. 2015).

IDENTIFICATION OF THE CLIENT AND INTENDED USE OF THE APPRAISAL

This report is to be utilized by the client and intended user, Val-Chris Investments, as an aid in financing
and internal decision-making purposes.



SCOPE OF THE ASSIGNMENT

The purpose of this appraisal report is to present my opinion as to the fee simple market value of the subject
property “as is” as of April 3, 2024.

The subject’s market is researched for economic conditions and local and regional factors which influence
the value of the subject property. These factors, as well as the zoning of the property and the surrounding
development, play a role in analyzing the subject’s highest and best use, which influences the data
researched in the valuation process.

The subject property and its environs were analyzed in efforts to quantify its location attributes, quality,
condition, functional utility, and overall appeal to the marketplace.

In efforts to estimate the market value, the subject property was physically inspected on April 3, 2024 and
pertinent public records were reviewed. In addition, construction cost estimates and information provided
by the purchaser were reviewed.

In arriving at a final value estimate for the subject property, the cost, sales comparison, and income
approaches to value have been considered.

The cost approach to value is not presented in this analysis due to the older age of the subject property. The
inherent difficulty and subjectivity in estimating the accrued depreciation from all sources renders any value
indicated by the cost approach unreliable. Further, market participants are not basing their purchase
decisions upon the replacement cost new less depreciation for these type properties, they are basing their
decisions upon the sales and income/expenses of similar properties.

The income capitalization approach utilizes the market rent which was estimated by a review of the current
and asking lease rates for similar oriented properties like the subject. The gross potential market rent is
calculated, a vacancy and credit loss is deducted as well as management fees, reserves for replacement and
miscellaneous expenses. The resultant net operating income is capitalized at a rate which reflects the quality
and durability of the income stream to provide a value indication.

The sales comparison approach involves the research and analysis of sales of properties which represent
alternatives to the subject property in the marketplace. The sales are verified with a knowledgeable party
and are compared to the subject property. After adjustments for items of dissimilarity, the adjusted unit
indicators provide the basis for the valuation of the subject property.

In arriving at a final value estimate for the subject property, consideration is given to each of these
approaches which have been developed. The strengths and weaknesses of each approach are analyzed,
culminating in the final value estimate.



OWNERSHIP & TRANSFER HISTORY

The subject property is presently titled to SYSOPTIO, L.L.C. There have been no arm’s length sales in the
prior three years.

The subject property is not presently being professionally marketed for sale or lease.

The subject property was marketed for sale as a commercial property from September 8, 2022 until
March 4, 2023 by Brian Maude with Engel & Volkers St. Pete. The original list price was
$4,975,000 and was increased to $5,495,000.

The subject property was marketed for sale as a commercial property from August 2, 2023 until
November 7, 2023 by Brian Maude with Engel & Volkers St. Pete. The original list price was
$3,747,000 and was increased to $4,747,000.

The subject property was additionally marketed for sale as a vacant land from July 27, 2023 until

November 7, 2023 by Brian Maude with Engel & Volkers St. Pete. The original list price was
$3,747,000 and was increased to $4,747,000.

LEGAL DESCRIPTION

I have not been provided with a formal legal description of the subject property. | have therefore relied
upon the Pinellas County Property Appraiser and public records as to the dimensions and size of the

property.

10



EXTRAORDINARY ASSUMPTIONS & HYPOTHETICAL CONDITIONS

The Uniform Standards of Professional Appraisal Practice (USPAP) requires that an appraisal clearly and
accurately discloses any extraordinary assumptions or hypothetical conditions that directly affect the
appraisal and the final value estimate.

An extraordinary assumption is defined as:
“An assumption, directly related to a specific assignment, which, if found to be false, could
alter the appraiser’s opinions or conclusions. Extraordinary assumptions presume as fact
otherwise uncertain information about physical, legal, or economic characteristics of the
subject property; or about conditions external to the property, such as market conditions or
trends; or about the integrity of data used in an analysis.”

Appraisal Institute, The Dictionary of Real Estate Appraisal Page 83-84 (6™ Ed. 2015)

Environmental Concerns: There are no adverse environmental contaminants known to be present on the
subject property. Testing for hazardous substances is considered to be out of the area of appraisal
expertise. If concern over this matter exists, the reader is urged to seek professional assistance in
determining the nature and extent of any said hazardous substances.

There are no additional extraordinary assumptions which have been made within this report which would
affect the value estimate of the property being analyzed.

A hypothetical condition is defined as:

“A condition that is presumed to be true when it is known to be false. It is a condition,
directly related to a specific assignment, which is contrary to what is known by the
appraiser to exist on the effective date of the assignment results, but is used for the purposes
of analysis. Hypothetical conditions are contrary to known facts about physical, legal, or
economic characteristics of the subject property; or about conditions external to the
property, such as market conditions or trends; or about the integrity of data used in an
analysis.”

Appraisal Institute, The Dictionary of Real Estate Appraisal Page 113 (6™ Ed. 2015)

There are no hypothetical conditions which have been made within this report which would affect the value
estimate of the property being analyzed.

11



COMPETENCY AND CERTIFICATION

In accordance with the Uniform Standards of Professional Appraisal Practice (USPAP) adopted by the
Appraisal Standards Board of the Appraisal Foundation, it is certified that the signatories of this report have
prior experience in and are familiar with the type of property being appraised. Qualifications for Raymond
Hall are provided previously within this appraisal report.

The market value estimate contained within this report is not contingent upon the reporting of a

predetermined value or direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result, or the occurrence of a subsequent event.

MARKETING PERIOD and EXPOSURE PERIOD

A reasonable marketing period for the subject property has been considered. Marketing time is defined as
“An opinion of the amount of time it might take to sell a real or personal property interest at the concluded
market value level during the period immediately after the effective date of the appraisal.” Appraisal
Institute, The Dictionary of Real Estate Appraisal Page 140 (6™ Ed. 2015). My estimation of a reasonable
marketing period is contingent upon an asking price near the estimate of market value provided in this
appraisal report, assuming competent and aggressive marketing. Per discussions with local real estate
professionals and investors, | estimate a marketing time of three months to one year for the subject property
if priced at or near the market value estimate contained herein.

A reasonable exposure period for the subject property has also been considered. A reasonable exposure
period may be defined as “the estimated length of time the property interest being appraised would have
been offered on the market prior to the hypothetical consummation of a sale at market value on the effective
date of the appraisal.” Appraisal Institute, The Dictionary of Real Estate Appraisal Page 83 (6" Ed. 2015).
The estimation of a reasonable exposure period is contingent upon an asking price near the estimate of
market value provided in this report. Based on the subject's physical, location, economic and competitive
characteristics, it is my opinion that an exposure period of three months to one year is appropriate if priced
at or near the market value estimate contained herein.

12



DESCRIPTION OF THE NEIGHBORHOOD

The area of influence, commonly called a “neighborhood”, can be defined as “a group of complementary
land uses.” Appraisal Institute, The Dictionary of Real Estate Appraisal Page 156 (6™ Ed. 2015). A
residential neighborhood, for example, may contain single family homes and commercial properties that
provide services for local residents. A district, on the other hand, has one predominant land use. In broader
terms, appraisers analyze the market area within which a subject property competes for the attention of
buyers and sellers in the real estate market. A market area can encompass one or more neighborhoods
and/or districts.

The subject property is identified by the Pinellas County Property Appraiser as Parcel Number 24-31-16-
29718-007-0130 which is located off the west side of 16" Street North; north of 1 Avenue North; south of
Burlington Avenue North; and east of 1-275; within the City of St. Petersburg, Pinellas County, Florida.
The site contains a total of 0.5584+/- acres and features 127+/- frontage along 16" Street North and extends
250+/- feet along its northern boundary. The property is presently titled to SYSOPTIO, L.L.C. and is
addressed as 200 16" Street North, St. Petersburg, Florida 33705.

St. Petersburg traces its origins to the 1830’s and 1840°s and was incorporated as a city in 1903 with a
population of just a few hundred. The St. Louis Browns baseball team brought Spring Training to St.
Petersburg in 1914. The city’s first library opened in 1915 along Mirror Lake and is still open. St.
Petersburg’s current City Hall was constructed in 1939. With the advent of air conditioning in the 1950’s
retirees found St. Petersburg to be a desirable location spurring population and tourism.

As of the 2020 U.S. Census the population of St. Petersburg stood at 258,308 ranking as the second largest
city in the Tampa Bay area and the fifth most populous in Florida.

The St. Petersburg Pier (St. Pete Pier) is located on the eastern edge of downtown St. Petersburg and extends
into the Gulf of Mexico. In 2020 a new 26-acre Pier District opened with five restaurants, a playground,
numerous art installations and an environmental education center.

Mirror Lake Park is located west of the subject property and is operated by the city of St. Petersburg. The
10 acre lake is surrounded by a recreational trail and the park is home to the Sunshine Senior Center and
Mirror Lake Complex. The St. Petersburg Lawn Bowl Club and the historic St. Petersburg Shuffleboard
Club call Mirror Lake Park home.

The downtown area and nearby communities are seeing a surge in new residential development, with most

of this being vertical development with multi-story residential buildings. Shown on the following pages is
information from the City of St. Petersburg on current (November 2022) development projects.

13



Project 5

330 Residences

5th Ave S Apartments

Artistry Apartments

Delmar Terrace

El Dorado Showroom

Galaxy Hotel

Grove Isle Echelon City

Center

Halcyon

Icon Central Apartments

Marina Bay Condos

Museum of the American
Arts and Crafts Movement
(MAACM)

Address

3303rdStsS
St. Petershurg, FL
33701

555 Doctor Martin
Luther King Junior
Street South

Saint Petersburg, FL
33701

1601 Central Avenue
Saint Petersburg, FL
33713

745 Delmar Terrace
South
Saint Petersburg, FL
33701

3700 Tyrone Blvd N
St. Petershurg, FL
33710

101 3rd Ave N
St Petersburg, FL
33701

250 Carillon Pkwy N
St. Petersburg, FL
33716

225 1st Ave N
St Petershurg, FL
33701

801 Central Ave
St Petersburg, FL
33701

44 Bayview Court
Saint Petersburg, FL
33711

3554thStN
St Petersburg, FL
33701

Developer

Wharton-

Smith, Inc.

Lynx
Construction

Management

Matta
Architect

Builder Inc

Moss &

Assaociates

Gilbane
Building

Company
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Onyx Apartments
Al PheilHotel /400 Central
= | Power Design
Shorecrest Prep School
Slocum Place Apartments

SPPD Police Station

HI St. Pete Pier

St. Pete Training Facility

‘ Tru by Hilton

“ Vela Townhomes

334 2nd Ave S
St. Petershurg, FL
33701

410 Central Ave
St. Petersburg, FL
33701

1000 118th Ave N
St. Petershurg, FL
33716

5101 1st St NE
St. Petersburg, FL
33703

1701 Central Avenue
Saint Petersburg, FL
33712

1301 1st Ave N
St. Petersburg, FL
33705

800 2nd Ave NE
St. Petershurg, FL
33701

1845 13th Ave N
St. Petersburg, FL
33713

1650 Central Ave
St. Petersburg, FL
33712

424 8thStS
St Petersburg, FL
33701

Kimmins

Contracting

NRP Group

Ajax Building

Corporation

Ajax Building
Corporation

Matta
Architect
Builder Inc

https://www.stpete.org/citywide_development_projects.php

Not noted on the above list is the property adjacent to the subject which is presently improved with
apartment buildings on 0.925+/- acres that was purchased on July 19, 2022 for a recorded $15,500,000.
The current buildings improvements are slated for demolition to make way for a 23-story residential

building.
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A new $59 million courthouse for Florida’s Second District Court of Appeal has been approved and
construction started in October 2023 and will be located at 525 Mirror Lake Drive on the site of the existing
Sebring Building. This new courthouse will replace a facility in Lakeland (Polk County) that was deemed
unsafe in 2016 due to mold. The 16 judge court will hear appeals of trial court decisions from fourteen
Florida counties with a population of over 5.5 million.

The St. Petersburg City Hall, St. Petersburg Judicial Building (Pinellas County Clerk of Court) and other
governmental buildings are located in relatively close proximity to the subject property and Mirror Lake
Park.

St. Petersburg is home to numerous event and concert venues including The Floridian Social Club, St.
Petersburg Museum of History, The Poynter Institute, Station House St. Pete, The Birchwood, Jannus Live,
The Orpheum and The Palladium Theater.

At an April 2022 meeting of the Pinellas County Tourist Development Council discussion was held on a
need for more meeting space in Pinellas County as stated in www.stpetecatalyst.com (tpetecatalyst.com/tdc-
discusses-markets-lack-of-meeting-space-as-conference-sector-surges/). The article states that as business
travel is surging back post COVID-19 there is a lack of meeting space in Pinellas County. “It’s surging
back, and the talk of the town is more leads are coming in than there is space for the meetings, and hotel
room rates are sky-high,” said Suzanne Scully Hackman, VSPC’s VP of Business Development. It was
additionally noted that meeting planners are booking space six months in advance and cancellations are
hovering around an all-time low of 10%.

The neighborhood appears to be in the renewal phase of its life cycle. Given the history of the neighborhood
and recent growth trends, it is my opinion that the outlook for the neighborhood is neutral to positive with
future growth potential.

Subject location maps and Pinellas County economic information are provided on the following pages.
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Office of Economic & Demographic Research

Pinellas County

Floridas Tth most populous county
with 4.3% of Florida's population

Population
Caiis Popelation Pinallas Cousty
1960 Caras Ta.51
1900 Caicas 851,850
2000 Carcas 921,495
210 Carcass 8,542
2020 Carcass 953,107
B g 204 0-2020 4.6%
g
% Uncdar 18 yaars of age 155%
% Aged 65 and weed 25 7%
5 Wb g o3
it
% Male 2B
% Fassai 52 %
R jalona) & Efniiy
% Mol Hspanie-Whils 8%
% Mol Hispanie-Black o Alrisin Amanican 5%
% Mol Hispanie-Amarncan ndian and Alaska Malve 0%
% Mol Hispanie-Asian 5%
% Mol Hispanie-Mathe Hawaian and Othar Paslic
i 0%
% Mol Hispanie-Sorms Ofer R 05%
% Mol Hispanie-Tws o Mon Aasis 41%
% Hisparse of Latiso (of any race) 107
Population Estimates
Pirmallas Couty
2021 Esirmali B84 400
B changs POH0-F021 LE%
2020 Eslirmali pred v
% changs B 1.4
2023 Eslirmali 974,680
B changs PR3 1.6%
B 1 I0ES i i
0 DEI, 280
2030 905,858
2035 1,007,825
2l 1,047,630
i 1,025,088
2053 1,033,047
Population Characleristics
Pirmallas Couty
Languags Spokan o hosa
(% of lotal phrsons agad S and o)
B oy Englih B5 X%
S & kifgpuage clfar than English 14. 5%
Epsak English “vary wal® o
Placa of bt
Feraign bam 11.0%
htaran slalus
Civilan populalinn 13 and e i
Migration
i bireci 1 Vour fgar
Parsor agud 1 and coar Pirmallas Couty
Bl sl B5Pe
Diffarant v in i LS 135%
Eaastas cosnly inn Fiofida T.T%
Dilfferesn cously in Flasida 5%
Dilfferen cously in another slats i
Al LE%

o g o sk e o v
T Tl A e R —aage @
o b e o v n Cr b s B e 58

|
20

Flasrida
3,746,061
12,038 071
15,062 B2
18,801 352
21,538 167

14E%

105%
2%
430

4HEN
El4%

515%
145N

0%
29%

BT
nE%
s
5%

21,608 D45
1.7%
ke R i
4%
e BET
51%

23,202 200
24 608 545
25804054
26,62 030
27 40 3T
28085018

0%
209%
18.1%

21.1%

TN

EoEN
135%
TAN
ERL
0%
0%

Real Gross Domestic Product

Reaal 3OP
(Thousands of Chalned 3017 Dollars) Pinsllas County
2T GOP 48,400 271
P i sl e Sk 8%
& GDP ST 118
P i sl e Sk 8%
210 GDP Gi,ED3 188
Prsfcaaril o e S2ab AT
2020 GDF 51,176,720
P i sl e Sk 8%
2021 GDP 54,741,510
Prsfcaaril o e S2ab AT
2022 GOP 57077790
Prsfcaaril o e S2ab AT

Population by Housing Type
Pinsllas County
Heissihiokl Population DBETST
Hoiswkd Popula o g Ooeigsed Hoiming Unit 212
Croup Cuaners Populaien 20350
Housing
Hissiiegg Counts Pinells County
Hetiifg uhits, 2000 Cafsuis 516,338
Ol 447 T30
Wacanl 72535
Building Permits
Uit Parn imad Pinslias County
200 ]
20 -
2020 1.3
2 2740
023 2081
Density

Pardornm r dquan rik Pinllas Cournty
2000 3,20
20 33475
2020 3,504 1
2025 35810
Households and Family Housaholds
Hinsvaholds Pinsllas County
Total hovisohels, 2000 Carsin 414078
Fiariily hesicastesiits, 2000 Cars 243330
B with cwn ahilleingn Undel 18 AR
Total hovisoheles, 2040 Carsis 41567
Finily hivicaifesits, 2000 Cirrius F TR
o wilh o e Unser 18 35 3%
Aviage Hoisahol Size, 210 Cansis 18
Avsiage Fasily Soa, 2000 Cands T
Tl bavesashebats, DI Cafdic 447 T30
Fiariily hesicastesiits, 2000 Cars 245300
o wilh o e Unser 18 30 6%

Flesida
1,074 368 BR5

1,050 433 812

1.079 371 045

1,088,377 540

1,184,774, 182

1.218 430,107

Flesida

T304
247
484, 585

Flesida
0,865, 550
8530067
1358 5

Flesida
155,260

ET0
e 074
3404
1|2

Je4
3508
4014
4210

Flesida
8,338,075
4. H0,7el

22 7%

T A E02
483475
200
248

aom
8530067
5571482
3
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Pinellas Cuunti Paga 2

Establisbmarnis

mE

Al Fadusline
Matural Rasouos & lining
Cotnetion

Tiraadu, Trarsgorlalion and Liiites
InferTmiatisn

Firuaeial Sothities

Prishicionsd & Business Safiors
Ertursation & Haalth Serdess
Lk ard Heoplality

O S

Ceramemant

Aewrige Ancual Empleryrnt
% of Al edusseies, 2003
Al Fadusline
Malural Rasous & kiining
Corlruetion

Tiraadu, Trarsgorlalion and Liiites
InferTmiatisn

Firuaeial Sothities

Prishicionsd & Business Safiors
Ertursation & Haalth Serdess
Lt aral Hergeilality

Parsonal ncome (00 6|
2000
A

% changs H00-HHE
2020

% charg B 02020
2021

% changs H2-H
2022

% charg BT

Earsings by Plass of Work (3000s)
2000

A0

% changs H00-HHE
2020

% charg B 02020
2021

% changs H2-H
202

% change HI21-H022

Warkars Aged 18 and Oeer
Pl of Wok in Flofida

Wiarkied outsite eounly of ik

Tiwrval Tirves 12 W il

Wi il e | il (i)

Pinsllas Gousty
0,782

3484
1453
6,388
-k
48241
WHELS
4,800
340%
a0
182

Pinsllas Gousty
450,011

s
Ea%
.M
16.0r%
16%
T.r%
18E%
16 7%
13
3%
LT

Pinsllas Gousty
BL¥S
B1.2%
5815
BO.0%
BE5%
B0

Pinsllas Gousty
§30 855,367

S50 476,170
260

&5 253,507
51.4%

$E0 BOS 155
R

SE6 015, E1D
LE%

149,562 B3
£33, 780,401
1.6

£33 805 000
41.7%

S57 005 808
1%

£40 347 137
aBE%

Pinsllas Gousty
11.6%

M7

Employment and Labor Force

Edlabdisbimests
Frurnea % ol Al Indussries, 2003
&51.78 All indeslries
5 GE3 Malural Risouros & binieg
a0ai Coniueian
4108 Marulactring
150,714 T, Toorsgosiiaton and Uitk
7 i Il e
22073 Fruaiozid St
215872 Prizficconsl & Businiss Safvioas
95774 Eriucation & Haalth Serdci
B4.512 L ard Hicgialty
55508 O S
5008 Craaiemi
Beov i Burual Wi
Pl it g
9,350,143 Al irwdesl T
0a% Maliral Risouncs & g
B4% Canineton
4% Mariilactising
5% Tradi, Transgeoiation and Ll
17% Il e
TO0% Fruaiozid St
16.9% Prizficconsl & Businiss Safvioas
148% Eriucation & Haalth Serdci
15.3% Lisrase and Hogpiaity
30% Ot S
11.2% Craaiemi
Funda Ut plisyertaend Flate
BT 2000
AN 20
58 5% 2020
50.1% 2
50 A% 023
5N 2025

Income and Financial Health

Pl it Par Caglta Personal Bceme
8471, 538 0D 2000
S730,800 145 L k]
Ea 0% e by P00 N0
51,221,111 550 2020
&A% e b 0 0- 2000
51,378 E70 480 2
12a% W changs NEN- A1
51 441,508 018 023
4T% % changs D620
Mesdlan income
§308, 751 _TET Wiirian Heasehold incomi
8430038 383 Wi Fassdy e
42 3%
S563 808 26T Parcist in Powerty, D322
5% Al gy i POy
763, 200, 12 Lirdar dga 18 in povary
124% Rkl el Sy 5-17 in Tamillic i poaity
S3.44 D4E BTD
a8%
Flsriaa Parsonal Banknepiey Fling Rase
ipar 1,000 pogslation|
Ta% 12-Miith Paried Ending Sepiaimise 30, 2083
12-Mesiih Paried Ending Sepamise 30, 2033
] Eirts R

Sonleuinem Chagtes TR Chopoer L3

Pinllas Cournty
anTan
o
BE%
it
6%
2%
1L
HTH
123%
BE%
1%
0%

Pinllas Cournty
861,507
556 640
858 584
§7E 200
550 648
588 a4
500 630
§73050
862 537
532807
S88.070
S62 300

Pinsllas County
3%
105%
T5%
41%
1T
28%

Pinllas Cournty
32 377

542 003

0T

86071

44 5%

868 415

04%

SHE B42

34%

$66.404
580470

124%
159%
136%

Pinsllas County
1]

108

n

a51,7a3
[t
0.5%
2 H%
17.7%
21%
Lt
25 7%
11.2%
7%
LA
[t

Flarida
863,770
843,504
e
874,500
858618

S0, 068
S07 04
73,580
SE2 06T
i
847178
54 668

Flarida
it
TLE
B1%
4. 7%
e
2%

Flarida
20,587
83,778

a2 (e
858,581
450
863,078
11.5%
S84 EDE
1T%

86707
881,514

12 7%
17.5%
TE1%

Flarida
iid
i1id

21



Pinellas County

Pagal

Reported County Government Revenues and Expendilunes

Feavanias J030-31
Teotal - Al Rt Arvour Codis
18000
P Capitar §
% ol Totad
Ticrs
13000s)
P Cagita §
% ol Totad
Prasssits, Fiss, ard Spscial Asisiasanis
(3000s)
P Capita §
% ol Totsd
Il geririml Risvanss
[3000s)
P Cagita §
% ol Totad
Cobargpc fir Srvicars
13000s)
P Cagita §
% ol Tolsd
Ausdgesants, Fines, and Farfals
13000s)
P Cagita §
% ol Totad
Mistilirins Ravanss

Pirallas Gousty

81,052 8830
52458
00

SB41 D64
SHT20%
43.1%

$E0ar2
3518
17

273307
223388
T4

8670 SE14
ST 58
4%

§7 061.5
8732
4%

SE0 55800
3352
41%

LoRlicE]
£n47
19

Flesida®

BE1 51253472
8320345
1000

SR.700550
8137440
BEI%

830707517
EHT48
X

S 164, TEDA
S453.EH
112%

£23.760,0128
81,1578
1%

S33E 73R4
#1632
[E L

84 48T 0764
g3
55%

§12.001,581 8
=14
T

* All County Gomesmants Except Duval - Tha comokdsisd City of dackaorrilla | Dol ooty Sgeres s incuded e

el ictal rather s county goesmmest iotal

** (Mot Court-Assinsd)
Quality of Life
Crifi Pirmllas Cousty
Cirirves i, 2020
i ik pad 100 000 popistien) 23533
Addsiikend b3 pitesn F¥ 202123 1,125
Asdeicied b Presn par 100 000
populaton Py 2002-23 1154
State Infrastructure
Trard poralion Pirmllas Cousty
it Higlrway
i v Wil a2
Larss bias 10780
it Bridgsss
Muriser 187
Baule Faciliges
Busbiirga/Faciities (min. 300 Souane Feat)
Muriser 114
gt Finslingsr 974,380
Cosgarvalion Land fand acres only)
- Choruind firechadics irtiaily-cmrust) 1415
B of Tolsd Corsareation Lasd (CL} -
B ol Tolsd Adwd Lased LX:
% of Fievicla Stale-Twmad CL O

Other Courty Profilis
Coormarmal bustion Couty Profies
Eucuensl D st Provfis

21580
7

1202

121224
45575

e
B5,530. 144

5680 31
540N
1HE%

Expanditores 2030-31 Pinslias County Flnda®
Tl - &l Expinihsn Accousnl Cotis
[5000s) S1TERA R4S T A 310
Par Capia § §1,7DEED 33 a0044
% of Total ki 100.0%
sl Ooretamion S’
(5000w 531586053 30,0030, 337 83
Par Capia § 832754 $1.481.90
% of Total 18.3% 40.1%
Pusde Babaty
E000u) §733811.52 $1RE4068135
Par Capa § gTeedi S65337
% of Total ATEN ™%
Prysasal Errdtorssanl
[S000w) S2ESITEED 52552483
Par Capia § £2000a 825215
% of Total 16.7% BE%
T iraeaci Lo
E000w) §11225050) §5850 04887
Par Capia § LRRE-E) S2T0E
% of Toal B.5% .
Exsinsivee Emdsonsanl
E000u) §Taa5EED 8107525015
Par Capia § 381.78 g4z
% of Total 484 28%
Human Saivioes
E000u) SE4 48771 S4,804 300,07
Par Capia § p 10T 523480
% ol Totad 3T £1%
Cuitiig | Rissinalen
E000u) S3072500 81,734 8273
Pai Cagita § 84119 §E595
% of Total i 2%
(s SHTPFRFTRE N T
E000u) M7 N $10,108. 7031
Par Capia § 22005 SaE1 84
% of Total 18% 131%
CounFukined Exqpandin
E000u) 6550100 §3008 T ET
Par Capita § sarai Sid44.08
% of Total R A%
Health Insurance Stalus
Parcint irured by Age Group Pinsllas County Flerida
Uisnkar £5 s 85 T% B4. 0%
Lirder 14 pinass 92T 0T
181084y 2aTH B2 X%
State and Local Taxation
223 Pinsllas County
Coianly- Wik Bt County- A"
Caunty 4738 15620
Bl 59330
(LTt 40150
Epinziad Ditatricts 11248 1.0028
ETL inchacked i Wt County-Weds “County” Category
Education
Pubsliz Education Schools Pinslias County
Tradtional Seming (2025-24) Eehool DiEtrkst Flesida
Teial {state soisl rekcies specml datrets) 145 A TET
Edivviniary w 1877
Wi 1] 1]
[ ) 20
Carnibirnalion H Lat]
Educational atssment
Parsses 5 and ol ded Pinslias County Florida
% HE geastuats o higher 925 T
W Bt S of gt 35 1% 33 T
T
Freparsd by B
Flerids tagainins 2
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111W. kindiscn Toeet, Suite S
Tolshaies, L SCTRe-Rais
(RS0 71403 hitpc)Vede e Lo s HOA
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MARKET OVERVIEW

For our Market Overview section, we have relied on the current market and submarket reports from Costar.
Pertinent information from the reports is summarized and exhibited below.

The subject property located at 200 16" Street N is located in the Tampa — FL Retail Market and the
Downtown St. Petersburg Retail Submarket.

Retail vacancy rates in the 4th quarter of 2023 in the Downtown St. Petersburg Submarket as a whole stood
at 10.1% and the Tampa Market stood at 3.1%.

VACANCY RATE
o
o i Forecast
i
50% !
H -
o
40% [
[
i
¥
30% I
|1
[ i
| !
20% [
|
| 1
|
10% r 4 —
% Lo
oﬂ/’r A;AK:A ;ll;"l'l: :ll:\k:k':ll
2018 2019 2020 2021 2022 2023 2024 2025 2026 2027
B Mal B Neighborhood Center [l General Retail |l Downtown St Petersburg W Tampa
B Power Center Strip Center B Other Retail

Market rental rates reported by Costar for the Downtown Clearwater Retail Submarket were at $38.52 per
sq.ft. and in the Tampa Market were $25.80 in the 4th quarter of 2024.

MARKET ASKING RENT PER SQUARE FEET
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Capitalization rates in the Downtown Clearwater Retail Submarket stood at 5.8% as a whole and 6.5% in

the Tampa Market in the 4th quarter of 2024.

9:: CoStar-

Market Cap Rate

Stip Center @ General Retail

©2023 CoStar Realy Infrmation Inc.

22
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Downltown

111142023

A summary of the Downtown St. Petersburg Retail Submarket data is shown below.

OVERALL SUPPLY & DEMAND

2019
2018
2017
2016
2015
2014
2013
2012

5F
2254 538
2,241,324
2,232,009
2225047
2,217,987
2,215,541
2,215,541
2,206,855
2,224 385
2,224 385
2203733
2204722
2,148,201
2106.618
2,159,304
2,159,304
2,149,704
2141774

F Growth
13.204
8,315
6,962
T.060
2446

1]
B,686
(17.530)
il
20,652
(98%)
56.431
41673
(62, 776)
li]
0,600
8,020
li]

% Growth
0.6%
0.4%
0.3%
0.3%
01%

0.4%
-0.6%

0.9%

26%

20%

-2.4%

0.4%
0.4%

&F
£ 741
(378)

{2,559)

(3,518)

(80,025

(93,650)

(57.080)

(37.777)
23,179
3,004
36,301
23726
43,113

(75.065)
38,890
17.001
& 642
26,211

Met Absorption
% of Inw
0.3%
0%
-0.1%
-0.2%
-4.1%
-4.2%
-2.6%
-1.7%
1.0%
0.2%
1.6%
1.1%
2.0%
-3.6%
1.5%
0.8%
0.3%
1.3%

Construction Ratio
23

53

24
10

o0&
12
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OVERALL RENT & VACAMNCY

Market Asking Ront Wacancy
Yoar Per SF index % Growth s Hist Peak &F Fercont Ppts Chy
2028 §44.20 196 2a% 16.7% 250,763 11.5% 0.3%
2027 $43.28 192 2a% 14.0% 252 636 11.3% 0.4%
2008 542 27 187 3.0% 11.4% 243281 10.0% 0.4%
2025 $41.02 182 33% B.1% 34,001 10.5% 0.4%
2024 53072 176 4. 7% 4 7% 22382 10.1% 4 2%
¥TD 53852 1M &.9% 1.5% 224,826 10.1% 4 2%
2023 53795 168 B.4% 0% 131,176 5.0% 3.0%
202 £35 155 8.8% -7.8% 65,400 3.0% 0.8%
2021 53217 143 6.2% -15.2% 45,153 2.0% -1.0%
2030 530.248 134 T.T% -20.2% 68,332 1% 0.7%
2019 52811 125 T A% -25.8% 51,584 2.3% -1.7%
2018 3.2 116 6.3% -30.8% BB, BT4 4. 0% 1.4%
2017 524 .69 109 6.0% -34.8% 56,164 2.6% -0.1%
2016 523N 103 21% -38.6% 57,704 2.T% 1.1%
2015 52283 101 35% -39.8% 35,420 1.6% -1.8%
2014 $22.05 a8 4.7% -41.8% 74,310 3.4% -0.4%
2013 521.06 a3 33% -44.5% 81,801 3.8% 0.1%
2012 520.39 a0 35% -16.3% BO,423 3.8% -1.2%
OVERALL SALES
Gompietod Transactions (1) farkot Pricing Tronds |2)
Waar Duals Violume Turnover Hvg Price Avg Price/SE Awg Cap Bate Price’8F  Priceindox  Cap Rate
2028 - - - - - - §328.08 247 6.3%
2027 - - - - - - §316.43 238 6.4%
2026 - - - - - - 520560 222 6.7%
2025 - - - - - - 527447 206 T.0%
2024 - - - - - - §27285 205 6.8%
YTD 1 50 0.1% - - - 530585 230 59%
2023 & $5.2M 0.7% 51.0:3, 700 5302 84 - 530043 226 59%
iy 10 538.4M 10.1% 54 264,243 5308.71 - 527483 207 6.1%
2021 13 344.1M 6.0% 53,391,538 faa2a2 - 5242 85 183 6.3%
2020 1 $11.TM 2.2% 51,285,551 5286.82 6.0% 5214 87 162 6.7%
2019 15 S3aM 52% 82533977 33N 6.0% 520324 153 6.8%
2018 14 521.5M 4 9% 51,536,429 5200.47 6.0% 5186.86 141 T 1%
2017 14 $17.5M 4.1% 51,348 654 $219.19 6.4% §176.71 133 72%
2016 14 $12.40 4.3% §1,126,520 $157.41 6.1% 516652 127 73%
2015 B £1.9M 1.4% £3T.160 $110.37 - 5163.55 123 T.3%
2014 B $5.8M 2.8% $050 167 $102.97 - 515171 114 T 6%
2013 T $£3.8M 1.7% £540 886 $103.77 - 513248 100 B.0%

(1} Compieted transaction data is bassd on actual arms:length sales ransactions and levels are dependsnt on the min of what happened fo ssl in the penod.
(2} Miarket price trends dafa is based on e esimated price movement of all properties in e market, informesd by achal ransactions that have cocwrmed.



DESCRIPTION OF THE SITE

The subject property is identified by the Pinellas County Property Appraiser as Parcel Number 24-31-16-
29718-007-0130 which is located off the west side of 16" Street North; north of 1%t Avenue North; south of
Burlington Avenue North; and east of 1-275; within the City of St. Petersburg, Pinellas County, Florida.
The site contains a total of 0.5584+/- acres and features 127+/- frontage along 16" Street North and extends
250+/- feet along its northern boundary. The property is presently titled to SYSOPTIO, L.L.C. and is
addressed as 200 16™ Street North, St. Petersburg, Florida 33705.

A GIS plat taken from the Pinellas County Property Appraiser website and salient site information are
provided below and on the following pages.

Property Appraiser GIS Map — Aerial

. VR, ¢

49.9

I: ‘sﬁh a aul
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Site Description

Location
Address

MSA

Market Type
Submarket Type
Plat Book/Page

Section/Township/Range
Legal Description

Community Redevelopment Area
Location Classification

Parcel Identifier

Location of Parcel

Size

Land Acres

Land SF

Surplus Land Acres
Surplus land SF

Surplus Land Description
Usable Land Acres
Usable Lane SF

# of Parcels

Access

Primary Frontage (Feet)
Primary Frontage Type
Primary Frontage Curb Cuts
Secondary Frontage (Feet)
Secondary Frontage Type
Secondary Frontage Curb Cuts

200 16th St N

St. Petersburg, Pinellas County, Florida 33705
Tampa-St. Petersburg-Clearwater

Medium

Urban

9257/208

24/31/16

FULLER'S SUB BLK 7, LOTS 13, 14, 15 & 16 LESS THAT PART
DESC BEG SW COR OF SD LOT 13 TH N 40FT ALG W LOT
LINE TH SE'LY 155.24FT TO SE COR OF LOT 15 TH W 150FT
ALG S LINE OF LOTS 13, 14 & 15 TO POB TOGETHER WITH
THAT PART OF LOT 12 DESC BEG NE COR OF SD LOT 12 TH
S47FT ALG E LOT LINE TH NW'LY 52.77FT TH N 30FT TO
NW LOT COR TH E 50FT TO POB PER O.R. 9257/208

Yes

Good
24-31-16-29718-007-0130
Interior Parcel

0.5600
24,326

N/A
0.5200
22,651

127
Artery
Open
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Frontage & Access Description
Access Classification

Encumbrances
Flood Zone

Flood Map Number
Flood Map Effective Date
Flood Plain Description

Zoning
Current Use
Zoning Jurisdiction

Zoning Code
Zoning Description

Permitted Uses:

Conditional Uses:
Conformity Conclusion

Site Characteristics
Shape

Topography

Grade

Drainage

Land Cover
View/Appeal
Available Utilities
Utilities Description
Site Improvements
Site Utility

Property has open access along 16th Street N

Average

X

12103C0219H
8/24/2021

Area Coastal Floodplain

Retail
City of St. Petersburg
DC-2;Downtown Center-2

This district provides for intense residential development that still
allows for a mixture of uses that enhance and support the core and
surrounding neighborhoods, including the domed stadium. The
district also allows support retail and office uses which assist the
residents with the daily needs of living within this highly urbanized
neighborhood. The district establishes performance standards and
design guidelines appropriate to urban form residential buildings.
Heights in this district begin to taper down as development sites
become less proximate to the core and transition to surrounding
neighborhoods. However, base setbacks still apply, creating a
pedestrian-scale environment at the sidewalk level.

Intense residential and a mixture of commercial uses
Not Stated
Legal Non-Conforming Use

Irregular

Basically Level

At Grade

Adequate

Typical for Area

Average

Public Electric; Water & Sewer

Typical for Area

Concrete Walkways: Open Parking, Circuitous Drive
Average

28



Real Estate Taxes

2023 Real Estate Taxes

Assessed Value $899,030
School Assessed Value $1,300,000.00
Mill Levy 19.8587
Real Estate Taxes $20,841.56
Special Assessments $0.00
Total Taxes $20,841.56
Due $20,841.56

The 2023 taxes for the subject are shown in the table above.

It is noted that the taxes shown above are for the property as
a whole and not just the identified "subject property" under the
hypothetical condition stated herein.



DESCRIPTION OF THE IMPROVEMENTS — “A4S IS”

The subject property is presently improved with a 4,780+/- sg.ft. of GBA, one-story retail building with
related site improvements. The property is presently used as a retail furniture store. Per public records, the
building was originally constructed in 1956 and features masonry construction; with tar and gravel roof
cover; and it is constructed over a slab foundation.

Improvement Description

Size

Year Built 1956

Gross Building Area 4,780

GBA Source Property Appraiser
Rentable Area 3,700

Rentable Area Source Property Appraiser
Usable Area 3,700

Usable Area Source Property Appraiser
Ancillary Area SF 880

Ancillary Area Description Canopy/Storage
Building Footprint Area 5,512

# of Buildings 1

# of Stories 1

# of Units 1

# of Tenants 1

General

Tenancy Type Single

Occupancy Type Fee Simple

Utility Average

Project Amenities
Current Use

Structural
Construction Quality
Building Condition
Exterior Walls
Building Frame
Foundation Type

On-Site Parking
Retail

Average
Average to Good
Painted Siding
Masonry

Continuous Footing Poured

Basement Type N/A

Roof Material Tar & Gravel
Window Type Sliding
Glass Type Single Pane



Interior

Interior Wall Type
Interior Wall Cover
Ceiling Description
Floor Cover

Air Conditioning:

Site Improvements
Type of Parking

# of Spaces in Structure
# of Surface Spaces

Total Parking Spaces
Parking Description
Landscape Description

Drywall Partitions

Primarily Paint with Wood Accents
Open Rafter

Primarily Tile & Sealed Concrete
Mini Split

On-Site - Surface
None

15+/-

15+/-

Adequate

N/A

Overall the property is in good condition for its age and use and is of average quality construction quality.
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PHOTOGRAPHS OF THE SUBJECT PROPERTY
Taken April 3, 2024, by Raymond Hall

Exterjor
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Interior

33



Area and Street Scenes

16 Street North looking south 7‘ BT

. dad

Multi-Family property (Th Vantage) located
adjacent to the subject on the south
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HIGHEST AND BEST USE

Highest and best use is defined as

“The reasonably probable use of property that results in the highest value. The four criteria that the
highest and best use must meet are legal permissibility, physically possible, financial feasibility, and
maximum productivity. Appraisal Institute, The Dictionary of Real Estate Appraisal Page 109 (6™ Ed.
2015)

In analyzing the highest and best use of a property, two steps are necessary. The first is to analyze the site
as if vacant and ready to be improved. After this has been accomplished, the second step is to analyze the
property, as improved, which includes the land, existing structures, and site improvements.

Both the “as if vacant” analysis and the “as improved” analysis require that four tests are applied for reason
and logic. Summarily, these tests sustain the sequential premises of:

The legal permissibility,

The physical possibility,

The financial feasibility and

The maximum productivity of the intended improvements.

el e

Highest and Best Use Analysis

Legally Permissible

Zoning is an important consideration in estimating the highest and best use of a site, as it generally
represents what is legally permissible. Per the City of St. Petersburg the property is zoned DC-2, Downtown
Center -2. The property “as is” conforms to the zoning code regulations and is considered to be a legal-
conforming use. A complete copy of the DC zoning code is provided within the Addenda of this report for
reader reference. The client is recommended to seek legal advice on this issue since zoning is a matter legal
in nature.

Physically Possible

The second requirement which must be met by all legally permissible uses is that they be physically possible.
The site as a whole is nearly rectangular in configuration; level and at-grade with adjacent properties and
thoroughfares; is not located within an area of special flood hazard and has access to all public utilities
including public water and sanitary sewer services. In summary, there are no known major physical
restrictions which would appear to prevent the subject site(s) from being developed with a use/uses in
conformance with the zoning regulations and area trends.

Financially Feasible and Maximally Productive
The third and fourth criterion is that the highest and best use of the property be financially feasible and
maximally productive. The subject’s immediate area is primarily commercial, residential and institutional.

The highest and best use of the property as “vacant and available is for development in conformance with
current zoning; Future Land Use under the Comprehensive Plan; and neighborhood uses, most likely in the
residential, commercial, office or mixed use oriented category.
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It is also necessary to recognize the highest and best use of the site as if vacant may or may not conform to
the highest and best use of the site as improved. Therefore, the second portion of the highest and best use
analysis takes into consideration the subject’s improvements. In this analysis, the four tests of highest and
best use are applied to the improved property. The subject property is improved with stand alone retail
building, currently used as a furniture store with related site improvements.

The current improvements are not considered to contribute value in excess of the underlying land value

vacant and available. Therefore, the highest and best use “as improved” is to raze the current improvements
for redevelopment with a use that conforms with current zoning and future land use.
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VALUATION PROCEDURE

Introduction

There are three generally accepted techniques available for estimating the value of real estate. These
techniques or approaches include a cost approach, an income capitalization approach, and a sales
comparison approach. It is significant to note that all three approaches are not always relevant and
applicable to an appraisal problem. The appropriate techniques are selected and applied based upon the
particular characteristics of the type of property being appraised. From the value indications of the
appropriate techniques and the weight accorded each, an opinion of value is reached based on experience
and judgment within the outline of the appraisal process. A brief overview of these three analyses follows.

Cost Approach

This approach consists of estimating the reproduction or replacement cost new of the improvements,
subtracting accrued depreciation from all causes, and adding the depreciated value of the site improvements
as well as the value of the site, as estimated in the land valuation analysis.

Depreciation includes loss in value from all causes. This includes physical deterioration, functional
obsolescence, and economic obsolescence. Deterioration is evidenced by wear and tear and is measured by
a field inspection. Functional obsolescence reflects the lack of desirability by reason of layout, style, or
design. Economic obsolescence is due to environmental factors affecting the property from outside its
boundaries.

Income Capitalization Approach

The income capitalization approach is based on the premise that it is appropriate to measure value by
estimating the present worth of any anticipated future income stream to be generated by a property. The
estimated net annual income is capitalized at a rate commensurate with the relative certainty of the
continuation of the income stream and the risk involved in ownership of the property.

Sales Comparison Approach

This approach is also based on the principle of substitution. Sales of similar properties are researched and
adjusted based upon their comparability to the subject property. Since no properties are ever identical, the
necessary adjustment for differences in quality, location, size, services, and market appeal are a function of
appraisal experience and judgment.
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THE COST APPROACH

The cost approach is defined as “a set of procedures though which a value indication is derived for the fee
simple interest in a property by estimating the current cost to construct a reproduction of, or replacement
for, the existing structure plus entrepreneurial incentive, deducting depreciation from the total cost, and
adding the estimated land value Adjustments may then be made to the indicated fee simple value of the
subject property to reflect the value of the property interest being appraised” Appraisal Institute, The
Dictionary of Real Estate Appraisal Page 47 (5™ Ed. 2010).

“As IS »

The cost approach to value is not considered a meaningful indication of market value due to the difficulty in
estimating depreciation and it does not accurately reflect the actions of buyers and sellers of this type asset in
the market place.

A market value estimate based on cost results in a misleading indication of market value and it does not reflect

the actions of buyers and sellers in the market and is not including in this valuation. The cost approach to
value is therefore not included in this appraisal report for the subject property.

Cost Approach to Value — “As Is”: N/A
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THE INCOME CAPITALIZATION APPROACH

The income capitalization approach is defined as "Specific appraisal techniques applied to develop a value
indication for a property based on its earning capability and calculated by the capitalization of property
income.” Appraisal Institute, The Dictionary of Real Estate Appraisal Page 115 (5" Ed. 2015). This
conversion can be accomplished in two ways. One year’s income expectancy can be capitalized at a market-
derived capitalization rate or at a capitalization rate that reflects a specified income pattern, return on
investment, and change in the value of the investment. Alternatively, the annual cash flows for the holding
period and the revision can be discounted at a specified yield rate.

The steps involved in translating the net operating income projection into a value indication are summarized

as follows:

1.

2.

Estimate potential gross income.

Estimate and deduct a vacancy and collection loss allowance to derive
effective gross income.

Estimate and deduct expenses of operation and an appropriate replacement
allowance to derive net operating income.

Estimate remaining economic life or the duration and pattern of the
projected income stream.

Select an applicable capitalization method or technique and develop the
appropriate capitalization rate and/or discount rate.

Complete the necessary computations in order to derive a value indication
by the income capitalization approach.

In the income capitalization approach, estimates are made of the gross potential income, vacancy/collection
losses, and operating expenses for the subject property. The resulting net operating income is then
capitalized to indicate the value of the property as an income producing investment.

Since the subject’s highest and best use is as vacant, the income approach is not considered to be applicable.
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THE SALES COMPARISON APPROACH

The sales comparison approach is defined as “The process of deriving a value indication for the subject
property by comparing sales of similar properties to the property being appraised, identifying appropriate
units of comparison, and making adjustments to the sales prices (or unit prices, as appropriate) of the
comparable properties based on relevant, market-derived elements of comparison. The sales comparison
approach may be used to value improved properties, vacant land, or land being considered as though vacant
when an adequate supply of comparable sales is available.” Appraisal Institute, The Dictionary of Real
Estate Appraisal Page 207 (6™ Ed. 2015).

The sales comparison approach is generally applied in the following steps:

1. Research the market to obtain information about transactions, listings, and other
offerings of properties similar to the subject property.

2. Verify the accuracy of the information by considering whether the data obtained is
factually accurate and reflects arm’s length market considerations. Information is
verified by consulting a knowledgeable source, typically one of the participants in the
transaction.

3. Determine the relevant units of comparison (e.g., per acre, per square foot, income
multiplier) and develop a comparative analysis for each unit.

4. Compare the subject and the comparable sales according to the elements of comparison
and adjust the sale price of each comparable appropriately.

5. Reconcile the multiple value indications that result from the comparables into a single
value indication or a valuation range.

In the market data search for recent sales comparisons, the current market is investigated; and comparable
sales capable of providing a reliable indication of value for the subject property are identified. Once this
data is compiled, an appropriate unit of comparison or common denominator typical for the type of property
is selected in order that the sales may be analyzed and related to the subject. In the analysis, the indicated
units of comparison are adjusted to allow for differences relative to financing terms, conditions of sale,
market conditions, location, and physical characteristics which might influence the sale price.

As a basis for estimating the value of the subject property from a market standpoint, a search was made of
the subject’s immediate neighborhood and surrounding areas in an effort to locate properties considered
comparable to the subject.

A salient summary grid chart and a location map for the comparable sales utilized are located on the
following page. Complete sale summaries and a discussion of the adjustment process follows.

Land Sale Analysis

We were able to locate land sales considered comparable to the subject. A salient summary grid chart and
a location map for the comparable sales utilized are provided. Full sale write-ups and a discussion of the
adjustment process follows.
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Sale
Subject

Address
200 16th Street North
St Petersbhurg, Pinellas County, Flovida

180 Dr. Martin Luther King Jr. Street North
St. Petersburg, Pinellas County, Florida

200 Dr. Martin Luther King Jr. Street North
St. Petersburg, Pinellas County, Florida

2800 Central Avenue
St. Petershurg, Florida

1624 Burlington Avenue North
St. Petersburg. Pinellas County, Florida

1725 & 1735 1st Avenue North
St. Petersburg, Pinellas County, Florida

Sale Date Sale Price Net Acres
N4 N4 0.5584
January-24 £2.550,000 0.5452
September-23 $1.400,000 0.2893
February-23 $1.400,000 0.2426
January-23 $8.456.230 0.7300
June-22 $2.500.000 0.2916

S/Net Acre
N4

$4.677.183

$4.839.267

$5.770.816

$11.583.904

$8.573.388

ISTORIC ROSER

‘y
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Comparable Sale No. A

Property Information

Location/Address
County
Parcel ID #

Site Information
Land Acres

Shape

Current Zoning
Primary Frontage
Topography
Available Utilities
Parcel Location

Transaction Information
Sales Status

Sale Date

Property Rights Transferred
Instrument Type/Reference
Seller

Buyer

Sale Price

Analysis Sale Price

Price per Acre

Sale Confirmed By

Sale Confirmed With

Sale History

Comments

This property is a former Greyhound Station.

180 Dr. Martin Luther King Jr. Street North, St. Petersburg,
Florida 33705

Pinellas
24-31-16-95436-000-0010

0.5452

Rectangular

CCS-2, Corridor Commercial Suburban
125 Feet

Basically Level

All Public Available

Interior Parcel

Closed

1/16/2024

Fee Simple

Warranty Deed #2024013050
180 MLK OZ, LLC
Greyhound Townhomes, LLC
$2,550,000

$2,550,000

$4,677,183

Michelle M. Callahan

Costar and Public Records

No arm'’s length transactions in the prior three years

The site is improved with a 2,704+/- sq.ft. building improvement that was in usable condition
at the time of sale. However, the property was purchased for redevelopment with

new construction townhomes.
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Comparable Sale No. B

Property Information

Location/Address
County
Parcel ID #

Site Information
Land Acres

Shape

Current Zoning
Primary Frontage
Topography
Available Utilities
Parcel Location

Transaction Information
Sales Status

Sale Date

Property Rights Transferred
Instrument Type/Reference
Seller

Buyer

Sale Price

Analysis Sale Price

Price per Acre

Sale Confirmed By

Sale Confirmed With

Sale History

Comments

The property was vacant at the time of sale.

200 Dr. Martin Luther King Jr. Street North, St. Petersburg,

Florida 33705
Pinellas
24-31-16-37584-000-0010

0.2893

Rectangular

CCS-2, Corridor Commercial Suburban
120 & 105 Feet

Basically Level

All Public Available

Corner Parcel

Closed

9/26/2023

Fee Simple

Warranty Deed #202355353
200 MLK OZ, LLC

MLK Townhomes, LLC
$1,400,000

$1,400,000

$4,839,267

Michelle M. Callahan
Costar and Public Records

The property previously transferred on 5/8/2021 for a

recorded $1,250,000

The property was purchased for redevelopment with new construction townhomes.
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Comparable Sale No. C

Property Information
Location/Address

County

Parcel ID #

Site Information
Land Acres

Shape

Current Zoning
Primary Frontage
Topography
Available Utilities
Parcel Location

Transaction Information
Sales Status

Sale Date

Property Rights Transferred
Instrument Type/Reference
Seller

Buyer

Sale Price

Analysis Sale Price

Price per Acre

Sale Confirmed By

Sale Confirmed With

Sale History

Comments

2800 Central Avenue, St. Petersburg, Florida 33712
Pinellas
23-31-16-35118-024-0010

0.2426

Rectangular

CCT-2, Corridor Commercial Traditional
102.8 & 93 Feet

Basically Level

All Public Available

Corner Parcel

Closed

2/2/2023

Fee Simple

Warranty Deed #2023035773
Ash Developers, LLC
KOTA QOZB LLC
$1,400,000

$1,400,000

$5,770,816

Michelle M. Callahan

Costar and Public Records
The property previously transferred on 3/16/201 for a
recorded $740,000

The property was improved with an auto related building improvement

that was in poor condition at the time of sale.

The property was purchased for redevelopment with new construction townhomes.
The plans for the new condominiums were approved at the time of sale.
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Comparable Sale No. D

Property Information
Location/Address

County

Parcel ID #

Site Information
Land Acres

Shape

Current Zoning
Primary Frontage
Topography
Available Utilities
Parcel Location

Transaction Information
Sales Status

Sale Date

Property Rights Transferred
Instrument Type/Reference
Seller

Buyer

Sale Price

Analysis Sale Price

Price per Acre

Sale Confirmed By

Sale Confirmed With

Sale History

Comments

The property was vacant at the of sale. This
transaction included several parcels purchased

in separate transactions.

1624 Burlington Ave North, St. Petersburg, Florida 33713
Pinellas
24-31-16-29718-007-0040 Etal

0.73

Rectangular

DC-2, Downton Center
100 Feet

Basically Level

All Public Available
Interior Parcel

Closed

01/12/2023

Fee Simple

Warranty Deed #22318/1718 Etal
Koterba Investments FL LLC
Devmar Sky St Pete, LLC
$8,456,250

$8,456,250

$11,583,904

Raymond D Hall Il

Costar and Public Records

The property previously transferred on 11/18/2021 for a
recorded $1,250,000

The property has been approved for construction of a 20-story multi-family development.
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Comparable Sale No. E

Property Information

Location/Address
County
Parcel ID #

Site Information
Land Acres

Shape

Current Zoning
Primary Frontage
Topography
Available Utilities
Parcel Location

Transaction Information
Sales Status

Sale Date

Property Rights Transferred
Instrument Type/Reference
Seller

Buyer

Sale Price

Analysis Sale Price

Price per Acre

Sale Confirmed By

Sale Confirmed With

Sale History

Comments

The property was vacant at the of sale.

1725 & 1735 1st Avenue North, St. Petersburg, Florida
33713

Pinellas
24-31-16-29718-011-0130
24-31-16-29718-011-0120

0.2916

Rectangular

DC-2, Downton Center
100 Feet

Basically Level

All Public Available
Interior Parcel

Closed

6/7/2022

Fee Simple

Special Warranty Deed #2022181225
Azzam Properties Corporation

Jitao Niu

$2,500,000

$2,500,000

$8,573,388

Michelle M. Callahan

Costar and Public Records

The property previously transferred on 11/7/2019 for a
recorded $475,000

The property has been approved for construction of a 50-unit multi-family development.
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Qualitative Adjustment Grid Chart
Sale: A B C
Sale Price-Per-Acre: $4.677.183 $4.839.267 $5.770.816
Conditions of Sale: Comparable Comparable Comparable
Sale Date: Comparable Comparable Comparable
Location/Visibility: Comparable/Comparable  Comparable/Comparable Inferior/Comparable
Primarv Frontage: Comparable Comparable Comparable
Land Size: Comparable Superior/Smaller Superior/Smaller
Functional Utility: Comparable Comparable Comparable
Utilities: Comparable Comparable Comparable
Approved Plans: Comparable Comparable Superior
Current Zoning: Inferior Inferior Inferior
Overall: Inferior Overall Comparable Superior
Sale: D E
Sale Price-Per-Acre: $11.583.904 $8.573.388
Conditions of Sale: Comparable Comparable
Sale Date: Comparable Comparable
Location/Visibility: Comparable/Tnferior Comparable/Tnferior
Primarv Frontage: Inferior Comparable
Land Size: Comparable Superior/Smaller
Functional Utility: Comparable Comparable
Ttilities: Comparable Comparable
Approved Plans: Superior Superior
Current Zoning FLU: Comparable Comparable
Overall: Superior Superior

Analysis of Comparable Land Sales

Each of the comparable sales has been analyzed and items of dissimilarities have been made as compared
to the subject property. A review of the adjustment process follows.

The comparable land sales selected as most pertinent in the valuation of the subject site include land sites
similar to the subject. Each of the comparable sales has been analyzed and items of dissimilarities have
been made as compared to the subject property. Each sale was researched through sales data sources
(CosStar, Public Records, etc.) and verified with parties to the sale if possible.

Property Rights Conveyed: All sales involved the conveyance of similar property rights. No adjustment
is necessary.

Financing: The sales were sold cash equivalent. No adjustment is deemed warranted.

Conditions of Sale: This category of adjustment addresses the motivations of the seller and the buyer. All
sales closed on an arm’s length basis with neither the buyer nor the seller under undue duress.
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Market Conditions
A market conditions adjustment could not be extracted from the sales data analyzed.

Additional Adjustments
Additional adjustments for functional utility, location, utilities, land size, and use were considered.

Sales A and B are located adjacent to each other in relatively close proximity to the subject, however they
have inferior zoning, not being located in the Downtown Center. Sale A has the most similar land size to
the subject.

Sale C is located the further away from the subject, is smaller than the subject and has inferior zoning, not
being located in the Downtown Center. In addition, this sale had approved plans for residential
development at the time of sale.

Sales D and E are located in close proximity to the subject and have comparable zoning being located in
the Downtown Center. However, Sale E is smaller than the subject which is considered to be superior in
terms of economy of scale.

Sale D is adjacent to the subject property with similar zoning and site size. It is superior in that there are
plans for an intensive residential development, however, it’s proximity and similarities to the subject must
be taken into consideration.

A market value of $8,000,000 per acre is deemed warranted. Multiplying $8,000,000 per acre by the
subject’s 0.5584+/- acres indicates a market land value estimate of $4,467,200, or $4,465,000, rounded.

Market Value — 0.5584+/- Acres of Land: $4,465,000
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SUMMATION AND FINAL RECONCILIATION

The market value indications are as follows:

“AS IS”

$4,465,000 Sales Comparison Approach to Value - Land
N/A Income Approach to Value

N/A Cost Approach to Value

As a basis for estimating the value of the subject property, the appraiser relied upon the sales comparison
approach and income approaches to value as they reflect the activities of typical buyers and sellers of this
type property in the marketplace.

In valuing the subject property is in its “as is” condition only the sales comparison approach to value was
utilized as the property is not in a condition to generate income.

In valuing the subject property in its “as proposed” condition only the income approach to value was utilized
as a comprehensive search of the local and national market for sales of properties considered comparable
to the subject did not yield credible results.

“AS IS” MARKET VALUE

As a result of my appraisal and analysis, it is my opinion that the market value, of the fee simple estate of
the subject property, in its present condition, in terms of financial arrangements equivalent to cash, as of
April 3, 2024, is:

FOUR MILLION FOUR HUNDRED SIXTY FIVE THOUSAND DOLLARS
($4,465,000)
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Appraiser Qualifications

EDUCATION: Graduate of the University of South Florida

Major: Marketing
PROFESSIONAL Courses completed under the direction of St. Petersburg college
EDUCATION: « Appralsal Principles — 110

+ Appralsal Procedures — 120

Courses completed under the direction of the Appratsal Institute

« Basic Income Capitalization

+ General Market Anayysls and Highest and Best Use
« General Applications

« General Appraiser Report Writing and Case Studles
« Agvanced Income Capitalization

« Advanced Market Analysis & Highes! and Best Use
« Advanced Concepts and Case Studies

Courses completed under the direction of other accredited schools

« Intreduction to Commercial Appraisal

« Residential Cost Approach

« Income Approach

« Florida Real Estate Laws and Rules

« Supervisor/Trainee Roles and Relationships

AL « State-Centified General Real Estate Appraiser
AFFILIATIONS: + Associate Member of the Appraisal Institute (Cumently working towards MAI designation)



PROFESSIONAL

(October 2014-Present) Owner, President
New Generation appraisal

My company has been working with a varlety of property types since 2014. We value both residential
and commercial and also provide other valuation services such as appraisal reviews and feasibility
studies.

(July 2011-October 2014) Review Appralser, Assistant Vice President
JP Morgan Chase

At Chase | lead a team of appraisers whose primary responsibility was 10 review appraisals that are
questioned by FNMA and FHLMC to be In viclation of their guidelines. This required constant
communication with FNMA and FHLMC as well as extensive knowledge regarding FNMA and FHLMC

appralsal requirements.

(2006-July 2011) Commercial & Residential Real Estate Appralser
Trigg, Catlett & Associates

Tampe, Florida. As a Commercial and Residential Real Estate Appralser, | have valued a varety of
property types and have gained a considerable amount of experience working with complex property
types. | have also had signfficant experience analyzing commercial and residential leases,
construction costs, development plans, sales contracts and real estate agreements. Other aspects of
my b Include the estimation of absorption rates for income properties and residential developments
&3 well discounted cash flow analysis. Due 10 the unique client base that | have serviced, | am
tamiliar with report formatting that conforms with the Florida Communities Trust, The Florida
Department of Emironmental Protection, Southwest Florida Water Management District, South Florida
Water Management District, The Uniform Appralsal Standards for Federal Land Acquisitions (Yellow
Book) as well as Sections 12CFR, 1608.2, and Parts 22582, 323.2, 564.2 and 722 2 of FIRREA, Title
X1,

(2004-2006) Residential Real Estate Appralser
Chapman & Assoclates

Tampe, Florida. As a Residential Real Estate Appraiser | valued all residential property types from
single family homes to 4 unit spartment homes. | am tamiliar with most residential appraisal forms
with emphasis on the standard FNMA 1004 as wel &s the small income form 1025, condominium
form 1073, *Drive By" form 2055 and the Appraisal Institutes General Appralsal Form that is used for
valuations of property not for lending transactions.

Mursing Homes, Single & Multl Family Residences, Partial Interests,

Residential and Office Condominiums, Residential Developments, RV Storage Facilities, Marinas,
Large Acreage Ranches, Ciirus Groves, Aulomoblle Dealership Shes. Vacant Industrial Sites. Vacant
Commercial Sites, Vacant Mult-Family Shes, Office Bulldings. Aparrment Comgplexes. Ratall Strip
Centers, Mobile Home Parks, Medical Offices, Warehouses, Minl Warehouses, Indian Mounds, Unility
Easemeaniz, Construction Ezsaments, Consanvation Easements and Congarvation Lands. | have also
completed appraisals for foreclosures, deficlency judgments, divorce seftlarment, estate planning,
estate safflement and have provided courtroom testimony on residential vakeation.



MM522, 418 PM 5t Petersburg, FL Code of Ordinances

SECTION 1620120, - DOWNTOWMN CENTER DISTRICTS ("DC")

Sections:

14.20.120.1. - Introduction o tha downtown center,

The downtown is the traditional gathering center of the City. Since its inception, it has been the regional center which
artracts residents and visitors for recreation, socialization, shopping and business. It is alse a vibrant residential
neighborhood offering a varierty of heusing rypes and locarions. The City is fortunare o have created and maintained a
slrong pedeslrign-orienled slreelscape, wilh ils grid sLreel pallern, wide sidewalks and buildings al a Lypically lwo- Lo four-
story scale along its sidewalks. Although high rise huoildings, including those which eccupy a full City hlock, have been added
to the downtown, the high-rise building is the exception, and most maintain the pedastrian character at the sidewalk. The
100-foot wide rights-of-way have allowed ample rogom for bath vehicles in the street travel lanes as well 25 on-street parking
and pedestrian sidewalks. The pedestrian scale is a key assat in the downtown. Future development should recognize and
reinferce the pedestrian scale by protecting the right-of-way, through selection and lecation of pedestrian-ariented
businesses at the straet level, and building articulation providing shade, gathering areas and visual interest.

[Code 1992, 5 16.20.120.1)

16.201202. Purpose and intent.

The dewntewn has bean an area of purpeseful growth and transitien fer many years and centinues to evelve inta a
vibrant urfan scale, mived-use, walkable district, The grewth and transition has been guided by redeveloprment plans and
the land development regulations, and incentivized by strategic public investrnent in infrastructure, amenitias and
economic development. DC development regulations allow a variety of uses, building heights, and architectural styles that
promota an aclectic and dynaric development pattern.

Developrment regulations for the downiown require the base of all buildings to create and maintain a strongly defined
slreel edge, while allowing and encouraging larger and Laller buildings Lo be conslrucled above and slepped back inlo Lhe
property. By reinforcing the street edges, providing active uses, concealing parking areas, and requiring streetscape
improvemenls, vibranl aclivily will conlinue al Lhe slreel level, which reinforces Lhe unique pedeslrian scale of Lhe

downtown.

(Code 1882, § 16.20.120.2; Ord. No. 996-H, & 2, 11-14-2014)

16.20.120.3. - Introduction to the DC districts,

The downtown center districts arethe DC-C, DC-1, DC-2, DC-3 and DC-P districts, The districts recognize the unigue
Navor ol each area and scale down developments as they leave the intense core of the downtown and approach the

neighborhoods to the nerth, south and west.

16.20120.3.1. Dewntewn Center-Core (0C-C).

The Downtown Center-Core District is tha meost intensive district in the City's schedule of regulaticns. The purpose
of Lhis disLricl is Lo creale a diverse and vibranl downlown which serves as a cenler for employmenl,
entertalinment and retall activity, This district, hugging Central Avenue, allows the highest densities, intensities and
building height. Development in this district provides apprepriate pedestrian amenities, pedestrian linkages,
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Eround level relail, and cullural aclivilies. The design of buildings and sureelscaping (bolh hardscape and
landscape improvernents) prometes a successful people-criented downtown area as defined in the intown
redeveloprent plan. Residential uses are allawed as a secondary use within the district. Uses that de net require 2

central lecatian ar thase requiring a vehicular emphasis are less apprapriate in this location and are discouraged.
16.20.120.3.2, Downtown Caenter-1 (DC-1).

This district provides ler intense mixed-use development which creates a streng mixture of uses that enhance and
suppert the cere. Gffice and other empleyment uses are highly encouraged. Development in this district provides
appropriate pedestrian amenities, pedestrian linkages, greund level retail, and cultural activities. Buildings and
slrealscaping (bolh hardseape and landscape improvemenls) are designed in a manner Lhal promeles a succassful

pecple-criented downtown area as exernplified and defined in the intown and intown west redevelopment plans.
16 20120 3.3 Downtown Center-2 (DC-2)

This district provides [or intense residential deyelopment that still allows lor a mixture of uses that enhance and
support the core and surrcunding neighbarhoods, including the demed stadium, The district alse allows support
retail and alfice uses which assist the residents with the daily neads ol living within this highly urbanized

neighborhood. The district establishes performance standards and design guidelines appropriate 1o urban form
residential buildings. Heights in this district begin 1o taper down as development sites become |ess proximate 1o
thie core and transition ta surrounding neighborhoods, However, base setbacks still apply, creating a pedestrian-

scale environment at the sidewalk level
16. 200120034, Downtewn Center-3 [DC-3).

This district encourages development of residential, oflices, hotels, specialty retail and permitted mixed uses
compatible with the waterfront area with special emphaslis for pedestrian-oriented development at the street
level Additional sethacks above the base level of the building encourage an intimate village scale along Beach

Drive. Taller buildings are reguired ta step back from the warerfront park system.
16.20.120.3.5. Downtown Center-Park (DC-P).

This district denotes Williams Park, Mirror Lake, and the lands which are public parks, or development locared
wilhin public parks, easl of Beach Drive, In Lhese areas, heighls and developrnan] inlensilies will be limiled and
sethacks will be generous 1o maintain a sense of open space adjacent to the public spaces.

[Code 1992, $16.20.120.3; Ord. No_ 376G, 512, 2-21-2008)

1620120 4. - Apprewval process.

Developrnent projects shall be reviewed using an appreval procedure which is determined by the proposed intensity of
the building. There are three appreval procedures avallable threwugheout the dewntown center (DC) districts:

1. Base approval,
2. Bonus approval, streamline.

4. Bonus approval, public hearing.
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Base approval shall be allewed by righl. Bonus approval, streamline, requires compliance wilth specific criteria, and
bonus approval, public hearing, requires compliance with specific criteria and a public hearing, All apprevals muost
eyaluate the chjective criteria set forth in this section, including, but Aot limited 1o, allowable FAR {with henuses
and exernptions, if requested), height, and sethacks. Additienally, bonus approvals must alsg evaluate the site plan

review criteria in these l[and development regulations.
16.20.120.4.1. Base approval,

The base approval is allowad by right withour public notice ar public hearing if the project complies with the
enhanced streer requirernents, maximum building height, minimun boilding sethacks, minimum greund level

open space, building design requiremenls and alher applicable requiremanls wiltheul a variance.

16.20.120.4.2, Bonus appraval, streamline,

The banus appraval, streamling process reviews projects that excead the limits of the base approval standards
allowing for an increased FAR, building height, or both. To qualily, a project shall incorporate pre-described bonus
provisions which mitigate the sacondary impacts of the developmaeant, and provide public benefit at the graund
lewvel or address issues relevant to downtown developrnent or the City, such as histaric preservation and warkiorce
heusing.

16.20.120.4.3. Bonus approval, public hearing.

The banus appraval, public hearing process reviews projects that exceed the limits of the bonus approval,
sireamline slandards allowing for an increased FAR, building heighl, or belh. To qualify, a projecl shall Incorporale
pre-described bonus provisions abowve and heyend those required for the bonus approval, streamline process.
Aler all benuses are utilized, additienal criteria is placed upon the development which will also address the

sacondary Impacts of the project.
16.20.120.4.4. Variances.

Variances to the maxirmum intensity may net be approved when another mechanism is available to obtain the

approval ef a projert, e g FAR banus provisions.
16.20,120.4.5, Demaliticn of Bulldings,

&, Purpose. Vacant lo1s along certain streets within the DC-C, DC-1, DC-2, DC-3, ar DC-P [DC zoming districts) are
detrimental to the goal of promoting a pedestrian oriented downiown area. Vacani lots which are not
maintained to certain minimum standards promote visual bight, property maintenance concerns and
erosjon of soil inte the public stermwater management system. The purpose of this section is to minimize the
crearion of vacant land parcels and ensure the proper treatment and maintenance af any vacant parcels
resulting from voluntary demaelition within the DC zoning districts.

B. Definitien(s). For the purposes ef this section, the term "structure of general public interest” means the
existing primary or principal building er buildings on any land parcel within the DC zoning districts. Accessory
structures, structures ever submerged land or structures within right-ofaway are net included in this
dealinition.

C. Issuance of dermalition permit for a structure of general public interest (SGPI. A demolition permit may be
issled lor a SGPI, il a site plan has been appreved, amy pre-demolition cenditions of the approval have been
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complied with and a complele application for building permils has been submilled, Howewver, a dermalilicn
permmit may he issued without meeting any of the foregoing requirements if the Building Official determines
thata building is structurally unsala.
Vacant lots resulting from demolition. Vacant lots created in the DC zoming district after Septernber 8 2011

shall be impreved and maintained subject 1o the following standards:

1. Sites not fronting A or B streets, Vacant [ots resulting rem a dermalished building within the DC zoning
district not abutting the A or B streets as designated on the Streetscape Requirements Map shall comply
with the following:

a, Fence requirements, A fence shall surround the entire site.
{1} Malerials. All fences shall be construcled enlirely of melal wilth a maximurm eparily of 25 parcenl.

Alrernative fencing materials, such as woed or PYC, are prehibired.

i2) Design and heighl. Fences shall be eilher vimyl-coaled, chain-link ar a decoralive melal design,
Chain-ink fences shall be a minimum height of three feet, a maximum height of four feat.
Decoralive melal fences shall be g minimurn heighl of three feel and maximum heighl of siv feal,

b, Landscaping.

{1 The applicant shall subrnit a scaled plan showing the vacant lot layout, the proposed landscaping
and irrigation, and the proposed maintenance plan which shall include provisions lor trash
removal, erasion management, and landscape maintenance.

{2} surfarce shall include grass or clher living ground cover, in gy combinalion, provided Lhal Lhe
total site is covered. A five foot wide perimeter landscape buffer shall be previded along all streets
which shall consist of a continueus row of foundation landscaping and cne shade tree [or avery
35 feat, or portign thereof, along tha street, A& corner landscape featura shall be provided at each
streat cornar which shall be a minirmum af 100 sguare feet and shall be densely planted with
trees, low shrubs and ground cover to meet the planting standards provided in the landscaping
and irrigation sectdon.

{3 Irrigation shall be provided consistent with the applicable standards for such systems as
described in this chapter.

2. Sites wilh frontage along A or B streers Marant lots abutting A or B streets as designated on the
Stree(scape Requirements Map resglting fream a demelished bullding within the DC zoning district shall
comply with the following:

a. Fence requiremenis, All fences shall be decoralive and shall be a minimurm heighl of three feel and a
maxirnunn helight of six faat. Required fances shall be of an "Cpen” design and shall not exceed tha
maxirmum opacily slandard of 25 percenl as defined in Lhe fence regulalions seclinn,

b Landscagdiig, The landscaping standards lor these sites shall be the same as the standards (or sites
nat fronting & or B streets.

A Permmit and inspections required. & permit and inspactions of the required improvements to the vacant
lot are required.

4. Guarantee required. Pricr to and as a condition of issuance of a demeliticn permit, the applicant shal
furnish te the City a perfarmance band or an irrevacable and unconditional letter of credit, cash, ara
combination thereal, or other instrurnent acceptable to the City, in the amount sufficient to insure that
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derisions cancerning the property.

lhe requirements sel farth in Lhis seclien are meal.

required site improvements and asseciated conditions of appreval.

Recorded notice required. Prior to and as a condition ol issuance of a demolition permit, the applicant
shall execute and record in the public recards a notice, which shall be provided by the City, identifying the

Pasted sign. & sign idemifying a 24-hour contact persen's name, address and telephane number for the
site shall he postad on the site. The sign shall be designed in accordance with the standards of the City's

sign regulatinns. Such person shall be the owner or site manager and shall have the authority 1o make

£, Procedure if demolilion permit is denjed for a SGPEIF an application for a demolitien permit within the DC
zoning district is denied, the applicant may request an exemption according To the procedures and criteria
provided under section 16,70,040,1.9 "Exernptions, Demeclitien of Structures of General Public Interest within
DC and CCT-2 Zoning Districts "

F. Fordermalition applications involving designated historic landmarks ar structures within designated local

landrnark histaric districrs, where demaolition requires certificate of appropriateness (COA) approval, this

section 16.20.120.4.5 shall nat apply.
(Code 1932, 516.20.120.4; Ord. Ne. 893G, § 41, 9-4-2008; Ord. No. 1023-G, § 62, 9-8-2011; Ord. Ne. 81-H, §5 3, 4, 9-19-201 3;
Qrd. Mo, 396-H, § 3, 11-14-2019)

16.20.120.5. - Permitted uses and use regulations.

16,201 20.5.1. Permitted uses,

Uses in these disiricts shall be allowed as provided in the Matrix: Use Parmissions and Parking Requirements,

16.2001120.5.2. Use regulations.

nanresidential

nonresidential

DC-C DC-1 DC-2 DC-2 DC-P
General use provisions based on approval process

Base appraval Enhanged Enhanced Minimum 75 Enhanced All approvals
streel level street level percent gross streel level are base
requirements requirements s 1. residential requirements approval

ar hatel uses

Bonus Minimum 25 Minimum 5 YA MAA

approval, percent gross percent gross

streamline sf. s.f.
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Bonus Minimum 50 minimum 25 SE required for | Street level plus
approval, public | percentgross | percent gross | nonresidential | ane story liner
hearing s.f. s.f. uses above 25 | minimum at
nonresidential | nonresidential | percent gross base

s.f.

For purposes of this chart, the term "gross s.f." means the total floor area of all buildings on the site,
including but not limited to the floor area of all parking spaces. Parking spaces dedicated for residential
uses shall count towards the residential percentage and parking spaces dedicated for nanresidential uses

shall count towards the nonresidential percentage.
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16.20.120.5.2.1, Pedestrian level "A" streets within DC-C and DC-1.

Developments abutting these streets shall provide nonresidential, pedestrian-criented uses and hardscape and
landscaping improvements consistent with the landscaping and hardscape standards established for downtown

St. Petersburg by the City.

1. Uses Appropriate nonresidential, pedestrian-oriented uses shall include, but not be limited to, retail sales,
service establishments, museums, restaurants and bars, hotel lebbies, studios, and residential lebbies. Such
pedestrian-oriented uses shall be incorporated into no less than 75 percent of the linear building frontage
abutting all pedestrian level "A" Streets. Each of the pedestrian-oriented uses shall have a minimum average
depth of 40 feet and shall meet all requirements of the design guidelines.

2. Streetscape improvernents. The abutting public sidewalk shall be improved in compliance with the
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sireelscape Wrealmenl plan identified in the Plaza Parkway Design Guidelines, a Cily approved plan, or an
oquivalent improvernent as datermined by tha POD,

16.20.120.5.2.2. Pedestrian level "A" streets within DC-2.

Develapments abutting these strears shall provide nonresidential, pedestrian-oriented uses and hardscape and
landscaping improverments consistent with the landscaping and hardscape standards established for downtown
St. Petersburg by the City.

1. Uses Apprapriate nonresidential, pedestrian-orientad uses shall include, but nat be imited to, retail sales,
sarvice estaplishrents, restagrants angd bars, allices, hotel lebbies, studies, and residential Iobhhiaes. Such
pedestrian-oriented uses shall be incarporated into no less than 60 percent of the lingar building frontage
abutting all pedestrian level "A" streats. Each of the loregoing pedestrian-oriented uses shall have a minimum
average depth of 30 feat and shall meat all requirernents of the design guidelines.

2. Srreetscape improvemmenis, The abutting public sidewalk shall be improved in coempliance with the
streetscape treatment plan identified in the Plaza Parkway Deslgn Guidelines, a City approved plan, or an

oguivalent imprevement as determined by the POD.

16.200120.5.2.9. Pedestrian leyel "A" streets within DC-3.

Dewelapments abutting thase streats are required to provide nenresidential, pedestrian-orianted uses and
hardscape and landscaping Imprevements consislenl wilth Lhe landscaping and hardscape slandards eslablished
for downtown St Petersiburg by the City.

1. Uses Appropriate nonresidential, pedestrian-oriented uses shall include, but not be limited to, retail sales,
service establishments, museums, commercial recreation, restaurants and bars, hotel lobbies, studios, and
residential lobbies. Such pedestrian-oriented uses shall be incorporated into no less than 75 percent of the
linear buiding frenlage abulling all pedestrian level “A" streels and S0 parcanl of Lha inlersecling sLraels up
ta a 200-foct distance wastward from Beach Drive. Each of the foregoing pedestrian-orianted uses shall have
aminirmum average depth of 40 feat and shall meet all requirements of the design guidelines.

2. Streetscape improvements. The abutting public sidewalk shall be impravad in compliance with the
streplscape treatrment plan idendified in the Plaza Parkway Design Guidelines, a Cily appreved plan, oran

equivalent irmprovament as datermined by the POD.

16.20.120.5.2.4, Pedastrian lavel "B" streats within all districts.

Appropriate nonresidential, pedestrian-oriented uses shall include, but not be lirmited te, retail sales, service
establishments, museums, commercial recreation, restaurants and bars, hotel lohbies, residential lobbies and
studies. Such pedestrian oriented uses shall be Incorparated into no less than 20 percent ef the linear building
fromrage ahutting all pedestrian level "B" streats, Each of the foregoing pedestrian-criented uses shall have a

minirnum average depth of 20 feet and shall meet all design guidelines.

The abutting public sidewalk shall be improved in compliance with the streefscape treatment plan as identified in
the Plaza Parkway Design Guidelines, a City approved plan, or an eguivalent improvement as determined by the
POD.

16.20.120.5.2.5, All other stroats,
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The abulling public sidewalk of all oclher streels shall be improved in eompliance with Lhe slreelscape Lreatmeant
plan identified in the Plaza Parkway Design Guidalines, a City approved plan, or an equivalent improvermeant as
determined by the POD.

(Code 1882, § 16.20.120.5; Ord. No. 9854, §6 26—31, 7-152010; Ord. No. 395 H, § 4, 11-14-2019)

16.20.120 &. - Development patential.

Developrment potentizl of property in the districts is appropriate fer the character of each area. Achieving maximum
develepment potential will depend upen marker forces, such as minirmum desirable unit size, and developrment standards,

such as minimum lel size, parking requirementls, heighl restriclions, and building selbacks.

Each properly has a base intensily defined by the "base approval” row within the maximurm intensily lable. Developrnent
proposals may increase above the hase intensity by adding allowed FAR banuses, and certain areas of a structure may be
eligible for FAR exemplions, The lolal FAR requesled, wilh bonuses and exemplicns, shall delermine whelher Lhe projecl
requires streamline or public hearing approval, The plan allows additional FAR pursuant ta a mu tiplier in activity centers;
however, in all the DC zoning districts, no additional FAR pursuant ta the multiplier is allowed. Only the FAR specilically
provided for in the following maximum intensity table, the FAR bonus table and the FAR exemptions table are allowed in the
DC zoning districts.

Maximurm Intensity

DC-C DC-1 (Eastof |DC-1(Westof DC-2 DC-3 DC-P

Dr. Martin Dr. Martin

Luther King, Jr. Luther King, Jr.
[ . 5t} St.) . |
Ease appraval 4.0 3.0 3.0 3.0 2.0 0.2 Over park
(floar area segment
ratia) where building
Bonus Greater than  Greater than |Greater than Greater than Greaterthan |is located
approval, 40andequal 3.0andequal [3.0and equal 3.0andequal 2.0andegual
streamline to ar less than to or lessthan o orlessthan fa or less than to ar less than
[floar area an 7.0 5.0 5.0 an
[ratic) . | | . |
Bonus Greater than  Greater than |Greater than Greater than Greater than
approval, aa 7.0 5.0 and equal 5.0 and equal 3.0and egual
public hearing to orlessthan to or less than to or less than
[floar area 7.0 7.0 4.0
ratio)
There shall be no minimum lat area in any downtown center district.
Maximum density in any downtown center district shall be limited by FAR. Units per acre do not apply.

18.20.120.6.1. Exemnptions (rom FAR calculations.

All areas of a struclure are counled Lo delermine Lhe FAR including gross floer area (GFA) associaled wilh slairand
glevater towers and all enclosed cormnmeoen areas, unless noted atherwise. Principle Use, Stand alone parking garages, evan
wilh mixed use on Lhe firsl floor, shall also be calculaled loward FAR excepl Lhose floors of Lhe garage Lhal are enlirely
undergraund.
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FAR Exemptions

All Districts

Maximum Exemption Up
Tea:

Structured parking areas are exempt from FAR; however, in the DC-2 and DC-3
districts, for any parking garage containing more than twice the minimum
required numhber of parking spaces, the additional parking square footage shall
be included in the calculation of the GFA, except those floors that are entirely
underground.

Mot limited

Square faolage of a locally designated histaric property which i3 retained and
restored as part of the site is exempt from inclusion in the GFA.

Mot limited

Square footage of workforce housing units or square footage (as set forth in the
Ciry's workforce housing pregram] or any inclusionary zoning requirement
provided on site.

Mot limited

DC-Core Only

Retail uses located on the ground level and second flaar, when not located on a
pedestrian level "A" street.

0.5 FAR

Office liner on the exterior of structured parking which makes the parking not
visible from a street. Such use shall be incorporated into no less than 75 percent
of the linear parking garage frontage abutting all streets.

0.25 FAR per level

Hotel uses located above the ground floor,

1.5 FAR

Office uses if the office square footage is at least 25,000 gross square feet or 50%
of the gross floor area, whichever s less,

Mat limited

DC-1 Only

Dffice or residentlal liner an the exterior of structured parking which makes the
parking not visible from a street, when not located on a pedestrian level "A"
street. Such uses shall be incorporated into no less than 75 percent of the linear
parking garage frontage abutting all pedestrian level "A" streets.

Retall, restaurants, bars, museums, lobby entrances, hatel public function space
or other publicly accessible, permitted nonresidential uses located an the ground
level, when not located on a pedestrian level "A" street, Such pedestrian-oriented
uses shall be incorporated into no less than 75 percent of the linear building
frontage abutting all streets,

Hotel uses located above the ground floor,

Dffice uses if the office square footage |s at least 25,000 gross square feet or 50%
of the gross floor area, whichever is less,

DC-2 Only

Meighborhood scale retail, neighbarhood scale cafe or office uses located on
graund level, when not located an a pedestrian level "A" street, Such pedestrian-
oriented uses shall be incorporated into no less than 60 percent of the linear
building frontage abutting all streets.

DC-3 Only

Retail, restaurants, bars, museums, lobby entrances, hotel public function space
or other permitted nonresidential uses located on the ground level, when not
lacated on a pedestrian level "A" street. Such pedestrian-ariented uses shall be
incarparated into no less than 60 percent of the linear building frontage abutting
all streets.

0.25 FAR per level

0.5 FAR

1.5 FAR
Mot limited

0.5 FAR

0.5 FAR
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Retail, restaurants, bars, office, ar residential uses lacated abaove the graund level |0.25 FAR per level
on the exterior of structured parking which make the parking not visible fram a

street. Such pedestrian-oriented uses shall be incarporated inta no less than 75

|percent of the linear parking garage abutting all streets.

(Code 1992, § 16.20.120.6.1; Ord. No, 835-G, § 32, 7-15-20010; Ord. Mo, 396-H, 55, 11-14-2018;

1620120 /.2 - Bonuses Lo FAR ralculatinns.

All projects within the downtown center districts may utilize bonuses to receive greater development rights. These
bonuses are specifically written te previde public amenities and te mitigate secondary impacts assorciated with the
additicnal development rights. Sites receiving bonus FAR shall net exceed the maximum intensity allowed for the

site. Certain bonuses are enly applicable 1o specific districts.

Ta qualify fer bonuses:
+ A project shall comply with all minimum wse reguirements of the zening districl. (See use regulations charl.)
+ New construction shall comply with the requirements of the building envelope lar the district.
+ New construction shall comply with the minimum parking standards.

Bonus pricrily:

Frojects that qualify for bonus use, and provide a minimurm of 50 percent gross floor area of office use, may utilize
any combination of the benus provisions listed in this subsection te attain the desired development rights, except

as olherwisg limiled by Lhese regulalions,
For projects required to follow the streamline process for additional FAR, the following prigrities shall apphy:

v fthe project invehes an on-site designated lacal landmark, a listing in the National Register Historic ef Places,
or a cantributing resource ta a lacal historic district ar a National Register of Historic Places district, then the
first (1.5 bonus FAR shall be histaric preservation, and the next 1.0 hanus FAR shall be workfarce hausing.

v For all ather prejects, the first 1.0 bonus FAR shall be workforce housing. Thereafter, any bonus er combination

of bonuses is allowed, except as otherwise limited by these regulations

Fer projects required to fellew the public hearing process or additional FAR, the first 0.5 benus FAR shall be (or

historic preservation. This priarity is in addition to the streamline banus priorities described above.

FAR Bonuses

Il Districts
Make structured parking not visible from streets {not alleys) with a liner that provides 1.0 FAR
uses for a minimum of the first two stories of the structured parking and provide an

rchitecturally compatible design above the two story base to create an attractive and

rchitectural screen Lo structured parking. The width and depth of the liner shall be as
prescribed for a pedestrian level A" street in each corresponding zoning district, This
bonus cannot be used in addition to the FAR exemption for liner buildings.
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Achieve LEED certification or equivalent, Applicant shall submit the LEED Project
Checklist or equivalent documentation priar ta building permit issuance and post of a
bond at permitting equal to the equivalent FAR honus for Workforce Housing,

1.0 FAR LEED Silver or
equivalent

1.5 FAR LEED Gold or
equivalent

Provide financial support to the City's streetscape improvement program equal to one-
fquarter of one percent or more of the total construction cast per each 0.5 of FAR
bonus.

LIp to 0.5 FAR per
each street frontage

Provide affordable commercial space in accordance with City Affordable Commercial
space program,

methods:

» Use of transfer of development rights fram a locally designated landmark or
landmark site.

= Relocate and restore the exterior any structure determined eligible or contributing to
the Mational Register Downtown Historic District to a compatible site within two miles
of a downtown center zoning district. Five times the gross square footage of the
structure may be transferred to the site. The cost of relacation shall be credited to the
total construction cost,

Support workforce housing with one or more of the following methods:

tatal number of housing units shall be provided, on site, as workforce housing units for
people initially qualifying at 120 percent or less of median income,

» Provide financial support to the City's housing capital improvements projects {(HCIP)
trust fund or Its successor fund equal to one half of one percent ar more of the total
construction cost per each 0.5 of FAR bonus.

DC-Care Only

Support the preservation of landmarks and landmark sites by using one of the following

« For each additional 1.0 FAR or fraction of the bonus FAR requested, lve percent of the

1 to 1 ratio of FAR
honus

Mot limited,
minimurm bonus
increment is 0.1 FAR

Mot limited,
rmilnimum bonus
increment Is 0.1 FAR

Provide office use equaling 25 percent or mare of the gross floor area, 1.5 FAR
Limit the building to no more than 25 percent gross floor area of residential uses. 3.0 FAR
DC-1 Only

Provide office use equaling 25 percent or more of the gross floor area ar, Limit the 1.5 FAR
building to no mere than 50 percent residential uses,

DC-2 and DC-3 Only

Provide an additional five percent ground level open space. 0.5 FAR

count towards the nonresidential percentage.

For purposes of this chart, the term "gross s.£." means the total floor area of all buildings on the site,
including, but not limited to, the floor area of all parking spaces, Parking spaces dedicated for residential uses
shall count towards the residential percentage, and parking spaces dedicated for nonresidential uses shall

(Code 1992, § 16.20.120.6.2; Ord. No. B93-G, 5 17.1, 9-4-2008; Ord. Ne. 396-H, 55, 11-14-2019; Ord.

20213

16.20.120.7. - Building envelo pe: Maximum height and minimum setbacks.

16.20.120.7.1. Maximum building height,

about blank
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Heighl restriclions are based upon Lhe approval process soughl by Lhe applicanl and Lhe localion of Lhe properly.
Additionally, bonus appravals must alse evaluate the site plan review criteria in these land develepment
regulations.

The height restrictions da nol correlate directly to the zoning districts. They are designed 1o concentrate heights
within the core area of the downtown and then step down toward the surrounding neighberhoads. The height
map eslablishes Lhe sperific localions of heighl restriclions. In addilion Lo Lhe heighl resLrictions limils specified on
the map, the following criteria shall apply:

Buildings shall not exceed FAA height limiratiens unless approval is cbrained from the FAA.

All buildings receiving additional height using the bonus approval, streamline process shall have a decorative
crown feature compatible with the architectural style of the building.

All buildings receiving additional height using the bonus approval, public hearing process shall have a decorative
crown leature compatible with the architectural style of the building and are encouraged to have decorative up
lighting and crown lighting.

Helght Restrictions Map

MAXIMUM BUILDING HEIGHT

Bea  Rase Holght Stronsline Holght Putiila Hoarbey

(5= 20 Asave 200 i o T
_! ya At A Mserom &84 | J

= ..n 07 0 I8 faave 17 ‘ T
_. (e 108 w1 Ut 2004 ] A

=] o U 7S —1 {—‘—[}

—— )

16.20.120.7.2. Minimum building setbacks.

A. The downtown center allows the most intensive development within the City. Conversely, the downtown retains

the charm and scale of a small city. Te maintain the small-scale character, all buildings should create a strong
presence at the sidewalk edge consistent with development within the traditional downtown. Buildings should be
conslrucled within g building envelope, slepping back from Lhe sireel or provide for a smaller floor plale. Either
method creates space between buildings to allow light and air at the sidewalk level. Buildings which create blank
walls along all edges of Lhe developmenl, wilhoul breaks, are discouraged.

B. The massing of buildings will be regulated by setbacks, distance between buildings, maximum floor plates and in

1218
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some districls building widlh. The ratonale for each regulation is described as follows:

1.

Buitging setbacks from public streefs. The charm of downtown St Petersburg is derived (rom its wide rights-
of-way and sma | scale feel generally consisting of two- to four-stery buildings. While high-rise buildings have
been built throughour all developrment pericds including the 19205, the predominant scale respects a ratio of
height Lo streal width of ne more than 1:1. Te grotect this ratie, larger buildings are regquired al certain
heights to step back from the street. This break in height reinforces the pedestrian feel at the street, assists
with creating a streng base to each building and furthers the charm and character that distinguishes St.

Fetarsbiurg fram other larger cities.

Dizfance between buildings, Buildings should be designed and silualed Lo allow for air and lighl circulation
hetween adjacent buildings en site and off site. In somea cases, this separation requirerent will be
accommodated through existing rights-cl-way, including alleys. in other cases, buildings with internal |ot lines
and development propesals with multiple bulldings on a single site should be designed and situated

accordingly

The width of rights-of-way shall be included within the distance between buildings measurernent. The
minimum distance batween buildings shall be split equally aleng a shared property line 1o determine Lhe
rninimum huilding sethack required. For example, whan an gxisting building on a neighboring property is
|ocated within its hall al the split distance, the proposed building is anly required to provide a minirmum
distance herween buildings equal to ane-half of the required distance berwean buildings regardless of
whether the resulting distance betweean buildings is less than the requirernent stated in the ol owing table.
Buildimg and life safety regulations may require additional building setbacks, When new construction is
proposed that abuts an existing structure with a window wall Tacing the new construction (where window
wall means a wall wilh more Lhan 50 percenl g azing). If Lhe properly owner of Lhe exisling slruclure prevides
an irrevocable, sworn statement of "no cbjection” to allowing the new construction to be closer to the
window wall Lhan Is allowed, Lhen no "blank wall Lo window wall® selback shall be required, The sworn
statement, shall include the |egal description of the property, shall be in a form approved by the PGD, and

shall e recorded in the public records.

The maximum floor plate. To mainlain an appropriale scale conducive wilh qualily developrnent and wilhin
the character of tha City, largar projects may require multiple towars varsus a single tower of a substantially

larger size.

Shared plevaior and stair banks. Elevatar banks and stair banks may be shared. Such elements shall create a

visible break belweean buildings.

Building Massing and Ferm Tahle

Building Massing and Farm

= Forlots of

DC-Core

Sethacks along streets, excluding alleys

~ 0—200 fr. high 0 fL,
= Above 200 ft. 10 ft.
Exemptions.

area, the 10-
= When buildings have a first floor plate of less than 16,000 sq. ft., the 10-foot setback
abowve 208 ft. is encouraged but not required.

record that are equal to or less than 50 ft, in depth or 12,000 sg. ft, in total
foot setback above 200 fi. is not required.

about blank
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Distances between buildings

= Blank wall to blank wall, up to 75 ft. high 0 ft.

» Blank or window wall to window wall up to 75 ft. high 15 ft.
= All conditions 75 ft. to 200 fi. high A0 i,
» All conditions above 200 ft. B0 ft.

Exemptions:

For all conditions above 75 ft. on lots of record with an average lot width equal to ar
less than 120 ft,, the property shall qualify for a reduced minimum intericr building
setback from each interior, shared property line. The reduced sethack shall be equal to
25% of the lot width, or 15 feet, whichever is greater. This sethack shall be measured
from Lhe inlerior, shared properly line, This reduction is nol a subslilule for Lhe
"distance between buildings" requirement when measured across public alleys or
between multiple buildings on a single property and shall not be used in conjunction
with the one-half "distance between buildings" measurement provided for in this
Section.

Maximum floor plate abhove 75 fi.

DC-1 (East of Dr. Martin Luther King, Jr. Street)

Setbacks along streets, excluding alleys

* 0to 75 ft high

» Above 75 ft,

Exemptions:

* For lots of record that are equal to or less than 50 It in depth or 12,000 sg. ft. In total
area, the 10-foot setback abave 75 ft. Is not required.

» When buildings have a first floor plate of less than 16,000 sq. ft., the 10-foot setback
above 75 ft. is encouraged but not required.

» For buildings that do not exceed 85 ft. in height, the 10-foot setback above 75 ft. is not
required,

Distances between buildings

» Blank wall to blank wall, up to 75 ft. high

= Blank or window wall to window wall up to 75 ft. high

» All conditions above 75 ft.

Exemptions:

For all conditions above 75 ft. on lots of record with an average lot width equal to or
less than 120 ft., the property shall qualify for a reduced minimum interior building
setback from each interior, shared property line. The reduced setback shall be equal to
25% of the lot width, or 15 feet, whichever is greater. This sethack shall be measured
from the interior, shared property line, This reductian is not a substitute for the
"distance between buildings" requirement when measured across public alleys or
between multiple buildings on a single property and shall not be used in conjunction
with the one-half "distance between buildings" measurement praovided for in this
Section.

30,000 sq. ft. per
building

0 ft.
10 f,

0 ft.
15 ft,
60 ft.

Maximum floor plate above 75 ft.

30,000 sq. ft. per
building

DC-1 (West of Dr, Martin Luther King, Jr. Street] and DC-2

Setbacks along street, excluding alleys

- 0 to 50 ft. high
= Ahowve 50 ft

& FL.
10 fi.

about blank
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Exemptions.

~ Forlots of record that are equal 1o or less than 50 fr, in depth or 8,000 sq. ft. in total
area, the 10-foot sethback abave 50 ft. is not required,

= When buildings have a first floor plate of less than 16,000 sq. ft., the 10-foct setback
above 50 ft. is encouraged but not reguired.

* For buildings that do not exceed 75 ft. in height, the 10-foot setback above 50 ft. is not
required,

Distances between buildings

» Blank wall to blank wall, up to 50 ft. high i ft.

* Blank or window wall to window wall up to 50 ft. high 15 fi.
- All conditions 30 ft. to 200 ft. high B0 ft.
» All conditions abowe 200 ft. B0 f,

Exemptions:

For all conditions above 50 ft. on lots of record with an average lot width equal to or
less than 120 ft., the praperty shall qualify for a reduced minimum interior building
setback from each interior, shared property line. The reduced sethack shall be equal to
25% of the lot width, or 15 feet, whichever is greater. This setback shall be measured
from the interior, shared property line, This reduction is not a substitute for the
"distance between buildings" requirement when measured across public alleys or
between multiple buildings on a single property and shall not be used in conjunction
with the one-half "distance between buildings” measurement provided far in this
Section.

Maximum floor plate above 50 ft,

DC-3

Setbacks along streets, excluding alleys

» 0to 50 ft. high

= Abave 50 ft,

» Above 50 ft. and adjacent to Beach Drive: From the 20-foot sethack along Beach Drive
a line will be drawn at a 60 degree angle towards the setback from First Street. This line
shall create the envelope in which the building must fit,

Distances between buildings

20,000 sq. ft. per
building

0 ft.
20 ft,
60 degree angle

» Blank wall to blank wall, up to 50 ft. high

0 ft.

= Blank or window wall to window wall up to 50 ft. high

15 ft,

» All conditions 50 ft. to 300 ft. high

60 fi.

= All conditions above 300 ft.
Exemptions;

For all conditions above 50 ft. on lots of record with an average lot width equal to or
less than 120 ft., the property shall qualify for a reduced minimum interior building
setback from each interior, shared property line. The reduced setback shall be equal to
25% of the lot width, or 15 feet, whichever is greater. This setback shall be measured
from the interior, shared property line. This reduction is not a substitute for the
"distance between buildings" requirement when measured across public alleys ar
between multiple buildings on a single property and shall not be used in conjunction
with the one-half "distance between buildings" measurement provided far in this
Section.

a0 ft.

Maximum floor plate above 50 ft.

15,000 sq. ft.

Maximum building width abaove 50 ft.

Each fagade shall be

less than 120 ft. wide

about blank

1519



MM522, 418 PM 5t Petersburg, FL Code of Ordinances

16.200120.7.3. Minirmum ground level open spare.

&, Ground level apen space shall be required in all DC districts. The minimum greund level cpen space shall be at
least five percent of the total land area of the site. This ground level cpen space shall nat have any particn el a
building above it and shall be at least 50 percent pervicus. Up to 50 percent of the required open space may be
cewvered Py architectural features (e.g. balconies, awnings, etc.), and does net regquire a vacation of air rights. The
architectural features shall begin no lower than 12 feet above the aburting grade level. Greund level cpen space
shiall be adjacent 1o the right of-way, shall be linked ta the right of way, and shall be available for use by the
public during the hours Lhe building is accessible e Lhe public. When a building has al leasl 50 percenl gross
flear area of residential uses, the ground level cpen space may be secured for the exclusive use of the occupants
ol the building, but shall remain visibile to pedestrians along all abutting public sidewalks. Qpen space inc udes
hut is ngt irmited w ground-level courtyards, plazas, sidewalks, and landscaped areas, but does ngt include
parking spaces, driveways, alleys, and other yehicular use areas, nor doees it include required vehicular use
landscaping areas.

B Inslead of providing open space, a paymenlin liew of open space of one percenl of lolal conslruclion cosl may
Bemade inte the City's "open space” trust fund that will previde for the purchase or iImprovement of an existing
downtown park or downtown right-al-way imprevements.

(Code 1992, §16.20.120.7; Ord. Ne. 876 G, §13, 2 21 2008; Ord. Mo. 936 G, §1, 6 18 2009; Ord_ MNe. 937 G, 61, 6 18 2005;
Ord. Mo, 50-H, § 1, 18-18-2012, Grd. No. 123-H, § 1, 8-28-2014; Ord. No. 386-H, § &, 11-14-2019)

16.20.120.8. - Building design-

The following design crileria allow Lhe developer Lo checse Lhelr preferred archileclural slyle, building form, scale and

massing, while creating a framewerk for good urban design practices which create a positive experience for the pedestrian.

Kite layour and oripntation. The City is committed to creating and preserving a netwark of linkages for pedestrians.
Consequenly, pedeslrian and vehicle conneclions belween public righls-of-way and privale properly are subjecl

ro a hierarchy ef transportation, which begins with the pedestrian.

1. Buildings shall he constructed to the right-af-way line or create outdeer areas that integrate ints the public

sidewalk ulilizing sound urban design.

2. swurface parking, ancillary equipment, loading and service operatiens shall be placed to the rear er internal to

the proparty and shall not be visible from streats (not alleys).

3. Detention angd retention ponds and drainage ditches shall he lecated behind the principal bullding (o the rear
of the property, Detantion and retention pands and drainage ditches shall comply with the design standards
sat forth in the drainage and surface water management section.

4. Forany lat, public improvemeants [e.g. sidewalks, right-of-way, etc.] shall be provided to service the lat in

accordance with the subdivision section.

5. Fublic sidewalk neck-outs shall be incorporated at street intersections lor all developrments that consist ol a

rminimurm af a half a black.

Velticle conneactions.

1. Mo curh cuts shall be allowed on Central Avenue, Beach Drive, or 2nd Avenue NMorth east of Fillh Street.

about blank 1619
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2, Arcess Lo parking shall be as follows:
a. For parcels abutting an alley or secondary street, access shall be rom the alley or secondary street. For
all other parcels, access shall be from the primary streeat.
b, For multi-unit structures, driveways shall serve the entire complex, net individual units, and shall not be
wider than cne lane in each direction.
€. For parking garages localed easl of 151 Slreel belween SLh Avenue Norlh and 151 Avenue Soulh which
contain rere than 100 spares, alley access is prohibited.
Buitding and architectural design standards. All buildings should presant an inviting, human scale facade to the
public roadway, intarnal drives, parking areas and surrocunding neighbeorhoods The architectural elements of a
building should give iL characlar, richness and visual inLerast.

Buiiding styfe,

1. Mew construction shall utilize an identifiable architectural style,

2. Renovalions and addilions shall ulilize Lhe archileclural slyle of Lhe exisling struclure er shall creale a
complete and compatible new architectural style. Additions ro histeric buildings are exempr from this
regulalion bul shall comply wilh all olher applicable regulalions.

3. Building marerials and Mnishes shall he consistent rhroughout the building.

4, The exterior of a parking structura shall utilize the sarme architectural style, fenestration and detailing as the
principal structure or be encased by a liner building that utilizes the same architectural style, or combination
of bath, Extarior cpenings in a parking structure, excluding vehicle entrances, shall provide screaning that
diffuses lighting including vehicular lights.

Principal use; parking structures and surface parking lots.

1. Parking structures shall utilize a recagnized architectural style.

2. The ground level of all parking structures lecarad within the Downtown Center Core [DC ), and the ground
lewal el all parking structures lecated within amy Downtown Center (DG zoning district abutting Beach Drive
or Central Awenue, shall have nonresidential, non-vehicular useswith a minirmum average deplh of al least 40
feet on all streets, excluding alleys. For all other locations, the ground level of all parking structures shall have
nonrasidential, non-vahicylar uses wilh g minirmum gvarage deplh of 20 feel on all sireeals, excluding alleys
and vehicular entry areas.

4, The exterior of a parking structure shall utilize an identifiable architactural style which includes fenestration
and detailing appropriate lor that architectural style or be encased by a liner building that uti fzes an
idenlifiable archileclural slyle, or combinalien of bolh. Exlerlor openings in a parking slruclure, excluding

wehicle entrances, shall previde screening that diffuses lighting Including vehlcular lights,

4. surface parking lots which are visible frerm the street (not alleysy shall provide a solid knee wall nat less than
36 inches high.

Pedestrian buitding edee and store fronts (non-residential uses).

1. The first floor of big box buildings shall be edged with a use liner containing any permitted use (e.g., retall,
restayrani, residential} or the entire wall shall include architectural details such as lenestration, large [4lse (or
real) display windows, natural finishes and ather architectural featuras to aliminate blank facades vsible

from the street [not alley).
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2, Ground level fagades along primary streels shall have al leasl S0 percenl Lransparency al Lthe ground level, Grol
fagades along secandary straets shall hawve at least 30 percent transparency at the ground level.
3. The bottom ef windows shall begin ne higher than twe feet above grade level, and the top of all windews and
doors shall be no lower than eight feet above grade level. Taller windows are encouraged.
4. The hase of buildings, whera the building meets the sidewalk and entryway, should be censtructed of high-

fuality, hardened materials.

Buitding fenestration (residential and non-residential uses).

1. Buildings shall be equally detailed an all fagades visinle fram a street (not alleys).

2. All fagades for floors above first and second floor sterefronts shall have at least 30 percent tatal fenestratian.
At least twe-thirds ef this requireament shall be transparent [i.e., window glass). This percentage applies to al
sides of buildings.

3. Azero ot line building or bulldings that have interior lagades or portions thereol that cannet provide glazing
due to building and fire code regulations are exempt from providing fenestration on any exempt portion of
the building. Portions of these lagades which are not exernpt shall have fenestration and architectural
detailing consistent with the design style of the building which shall comprise at east 20 percent of the
facade. Permanent, durable architectural leatures such as shutters, tile mosaics, medallions, Trompe L-ciel,
orolher ilerns are acreplable.

4. No NMoor of any street Tagade shall have a blank area greater than 36 leet in width and the height ol the MNoar.
All facades shall include fenestration and/er architectural features,

5. Window lenestration en the street [agades shall be srganized in a rational pattern.

Arcessory siructures and eguipmmeant. Accessory structures shall reinforce the pedestrian character ef the Ciy.

1. Above-ground utility and service learures shall be located an private praperty and designed 1o reduce their
visual impact upon the streetscape,
2. Mechanical equipment and utility functions shall be screened il visible frem the public right-ol-way
[Code 1992, § 16.20.120.4; Ord. No. 876G, § 13, 2-21-2008; Ord. No. 985-G, § 33, 7-15-2010; Ord. No. 1029-G, § 25, 9-3-2011;
Ord. Me. 287-H, § 35, 7-20-2017; Ord. No. 396-H, §7, 11-14-2019]

168.20.120.9. - Public art.

Public arl shall be provided as an inlegral parl of Lhe pedeslrian-level sidewalk area for a | new conslruclion and building
additizns. The value shall be equal te one-half of one percent of the total construction cost up to $100,000.00 and shall he
reviewed and approved by Lhe POD of Cullural Affairs prior Lo issuance of Lhe firsL cerlificale of cccupancy. All public arl
shall be wisually accessible 1o the public. In liew ef providing the public arr, the applicant may provide financial suppert 1o
the City's downtown public art program egual to ene-quarter of one parcent of the total construction cest, up te

$50,000.00.

(Ord. Mo, 396-H, § 8, 11-14-2014)

16.20.120.10. - Building construction.
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& construction action plan shall be reguired to he submitted to the POD lor review and approval prior to initiation of
construction activity requiring site plan review, which shall address construction methods, staging, pedestrian and hicycla

connections, construction serker parking, closing of rightisi-ol-way, husiness and neighber communication plan.

[Ord. Mo, 396-H, 59, 11-14-2019)
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