LAK=LAND CRA

COMMUNITY REDEVELOPMENT AGENCY

AGENDA

Community Redevelopment Area Advisory Board

Thursday, June 6, 2019 | 3:00 PM -5:00 PM
City Commission Conference Room, City Hall

A. Financial Update & Project Tracker*

B. Housekeeping

C. Action Items
i. Old Business
i. Meeting Minutes May 2, 2019 (Pg. 5-9)
ii. Oak Street Parking Lot Presentation (Pg. 10-42)
ii. New Business

D. Discussion Items
i. Project Updates
i. 114 E. Parker St.
ii. Mirrorton
iii. Food Truck Park
iv. Lincoln Square
v. Lake Beulah Gateway
vi. Green Mills
vii. Talbot House Vermont Ave. Apartments
E. Adjourn

* For Information

NEXT REGULAR MEETING:
Thursday, July 11 2019 3:00 - 5:00 PM - City Commission Conference Room



Downtown Fund

. $44,348
m Available
= Expenses $770,052
® Encumbrances
$1,567,830
Estimated Income in FY 2020 $1,554,000
Dixieland Fund
$345,655
= Available
m Expenses $94,020
® Encumbrances $626,866
Estimated Income in FY 2020 $279,000
Midtown Fund
_ $97,733
= Available
$3,972,715
m Expenses
® Encumbrances $3.923,937

Estimated Income in FY 2020 $3,345,000

* Estimated Income from Lincoln Square Home Sales $2,619,000

FY 2019
June 6, 2019 2



LAK=LAND CRA

COMMUNITY REDEVELOPMENT AGENCY

PROJECT PROGRESSION REPORT

STATUS KEY

POTENTIAL RISKS

ON TRACK
Food Truck ) Site work Underway through mid-July
Park ON TRACK Construction RS0 Building Foundation Late June
Phase | Complete
Lincoln Square ON TRACK Construction $4,268,086.00 Phase Il Complete
Phase llI-IV Underway 60%
114 E. Parker POTENTIAL RISKS Bid $350,000.00 RFP Issued- Bids Due June 21st
alE ek AL ON TRACK Pre-Bid $730,000.00 Bid in July; PCBS Review
Five Points .
Roundabout ON TRACK Pre-Construction $175,000.00
Kettles Ave )
Sidewalk ON TRACK Construction $150,000.00 Complete
Tapatios ON TRACK Construction $340,000.00 Underway; Site Work & Interior Construction
Mirrorton ON TRACK Under Contract $970,000.00 Pre-Con June 28th

Providence Rd

ON TRACK

Feasibility Study

$1,100,000.00



Alley Vacating

Affordable
Housing
Partnerships

Builder's Line of
Credit

Design
Assistance

Down Payment
Assistance

Facade and Site

Fix-It Up

Food Related

Infill- New
Construction

Infill Adaptive
Reuse

Murals /

Tapestries

LAK=LAND CRA

COMMUNITY REDEVELOPMENT AGENCY

PROGRAM PROGRESSION REPORT

STATUS KEY

POTENTIAL RISKS
ON TRACK

ON TRACK

POTENTIAL RISKS

ON TRACK

ON TRACK

ON TRACK

ON TRACK

ON TRACK

ON TRACK

17

Boundaries located between Florida and Kettles
Avenue and 9th and 10th Street

=Providence Reserve Seniors
(Fall Groundbreaking)- 193 Units
= Midtown Lofts- 70+ Units - Funding Gap

703 W 5th Street; Underway 40%

All Funding Allocated

2 Proposals Pending

All Funding Allocated
Active Sites =313 S. Lake Avenue =729 E Crawford St

Union Hall Complete
Swan Brewing Complete

6 contracts pending

3 Proposals Pending

Complete



Community Redevelopment Area Advisory Board
Meeting Minutes

Thursday, May 2", 2019

3:00 — 5:00 PM

City Commission Conference Room, City Hall

Attendance
Board Members: Ben Mundy (Chair), Pastor Edward Lake (Vice-Chair), Dean Boring, Harry Bryant, Brian
Goding, Frank Lansford, Commissioner Stephanie Madden, Cory Petcoff and Cliff Wiley

Absent: Zelda Abram and Brandon Eady
Staff: Alis Drumgo, Valerie Ferrell, D’Ariel Reed, Jonathan Rodriguez, and Jasmine Denson
Guests: Tom Anderson, Wesley Beck, Steve Boyington, Matthew Clark (Broadway Realty), Ron Clark

(Broadway Realty), Palmer Davis (Assistant City Attorney), Jim Edwards, Carmen Ferrer (EHS
Construction), Barry Friedman (LkldNow), Deborah Londos, Frank McCaulley, Grant Miller,
Bob Puterbough, Shawn Puree (Broadway Realty), Commissioner Bill Read, Brian Rewis
(Assistant Director Community & Economic Development), Gene Strickland, Jack Strollo,
Captain Marvin Tarver (LPD) and Sara Welse

Packets

®  Meeting Minutes dated April 4, 2019

*  Financial Update

®  Project Progression Report

*  Memo- N. Massachusetts Avenue Selection Committee Recommendations

®  Memo- Oak Street Parking Lot Selection Committee Recommendations

Housekeeping

Alis Drumgo acknowledged the email the Board received regarding The Joinery’s funding request decision. The
Board commented on the grant allocation process and encouraged Staff to provide in-depth clarity to
entrepreneurs so as to avoid any confusion going forward. In an effort to verify Staff’s actions during this
process, it was also suggested that multiple CRA Staff members be present for meetings with future grant
recipients.

In response, Alis Drumgo assured the correspondence between the owner and/or operator have been
transparent leading up to the Board’s decision, and support for the project has been sustained. He also
committed to review the grant allocation process and to refine the grant programs to reflect alignment with
the guiding principles. Staff will present recommended changes to the Board at a later meeting.

Discussion ensued regarding available funds in each district.

Palmer Davis advised that if the Board opted to revisit an item that had previously been voted on, a member
that voted with the majority would need to make a motion to reconsider and obtain a second.

Alis Drumgo updated the Board on the status of the Lighthouse Thrift Store building. During the inspection
process, it was determined that the building was inhabitable. Staff has been advised to vacate the current tenant.
Steve Tuberville has been notified and Staff has been working to assist them in the relocation process. Their
notice to vacate is June 12%. It is Staff’s intention to demolish the building.



Action Items — Old Business

Meeting Minutes dated April 4, 2019
Dean Boring moved approval of the minutes. Eddie Lake seconded the motion which passed unanimously.

Financial Update

Ben Mundy noted the inclusion of the update for informational purposes.

Action Items — New Business

N. Massachusetts Avenue Selection Committee Recommendations

The CRA owns 313 N. Massachusetts Ave. The lot encompasses about a quarter of a city block consisting of
approximately 0.40 acres. The site is situated in an ideal location in the North Downtown area along the
Massachusetts Avenue corridor, and was recently identified as a key catalyst site in the Downtown Lakeland
Vision. The property is bounded by Oak Street to the North, Greyhound station to the South and single family
and multiplex to the East. The CRA purchased the property in 2006 for $560,000, subsequently demolishing
the structures. Carrying costs to date are close to $700,000.

In March 2019, the Advisory Board recommended disposition of the property, and notice was issued
accordingly. The CRA received one proposal from FURC1, LLC with interest in developing the site in a three-
phased approach. The project proposed is mixed-use development including retail, flex office/residential and
residential uses with the following:

Phase I—6,800sf ground floor commercial; 20,400sf live/work space; 2,000sf residential space to be leased at
market rate with an estimated taxable value of $4,672,000

Phase I1--6,800sf ground floor commercial; 20,400sf live /work flex space; 2,000sf residential space to be leased
at market rate with an estimated taxable value of $4,672,000

Phase ITI—13,000sf retail/commercial; 40,800sf live/work flex space; 44,100sf residential valued at an
estimated taxable value of $15,760,000

Overall, the project would add 156,900sf of new space valued at over $25,000,000 to the Massachusetts Avenue
corridor. Purchase price of the land and other details are to be negotiated should the proposal meet the
committee’s criteria.

While there was no formal standard for this request for proposals, the Selection Committee was asked to
determine if the submitted proposal warrants sale of the property for uses that align with the City’s development
goals, and the CRA’s Downtown Redevelopment Plan specifies the following goals:

“Create and issue Development Requests for Proposals for City/LLCRA owned parcels. The City of Lakeland,
LCRA and the LDDA own a significant amount of real estate within the Downtown boundary. With a common
vision established, it is an appropriate time to position some of these parcels for desired private investment.”

“Encourage small-scale development. While attracting transformational large-scale development should be a
consistent component of future efforts, significant progress can be made through the aggregation of many
smaller-sized developments.”

In addition, the redevelopment plan identifies the following opportunities as ideal in the North Downtown and
Northeast Downtown sub-districts:



. Low-mid-rise office with ground floor retail and some loft style residential

. Two to five story development
. Extension of the “Main Street” experience north from Bay to Oak Street.
. Commercial/mixed-use on Massachusetts Avenue (six stories ot less)

With the aforementioned goals in mind, the Selection Committee voted 6-1 in favor of commencing negotiation
of a development agreement with FURC1, LLC. Staff recommended the Advisory Board accept the
recommendation of the Selection Committee, and that the Advisory Board recommend negotiation of a
development agreement to City Commission for final approval.

Discussion ensued regarding the disposition process.

Palmer Davis clarified that during the negotiation phase the developer would be responsible for providing
preliminary plans in addition to pricing to present to the City Commission.

Ben Mundy suggested a development timeline be provided as well during the negotiation period.

Eddie Lake moved approval of Staff’s recommendation with a 90-day cap on negotiations. Dean Boring
seconded the motion which passed unanimously.

Oak Street Parking Lot Selection Committee Recommendations
The CRA owns 0 N. Kentucky Ave, the Oak Street Parking Lot, comprising 1.49 acres. The lot encompasses

a full city block and is situated in an ideal location about a block off both the Massachusetts Avenue corridor
to the East and the Florida Avenue corridor to the West. In 2015, the CRA explored issuing request for
qualifications (RFQs) for the development site but opted to expand the parking instead. Today, the CRA
operates the lot as a public parking facility with about 150 spaces of which approximately 125 are leasable.

In March 2019, the CRA Advisory Board voted 9-1 to solicit requests for qualifications (RFQs) via the City’s
purchasing procurement process with the intent of entering an agreement with the most qualified and
responsive applicant. The Board adopted the following for integration into criteria for review:

* Consider a minimum density and height desired from any development.
* The project should meet parking demand generated by the proposed development.

* Any development including residential shall have 20% of the units set aside affordable housing for a minimum
period of 15 years.

* The development team should show proof of the project’s economic sustainability with amount of required
public contributions being a factor of consideration.

* Any development agreement should include per unit sale price for any residential component.

Following the procurement process, two applicants, Broadway Real Estate Services and Catalyst Asset
Management Inc, were deemed qualified and responsive. The Selection Committee reviewed the qualifications
based on the criteria set forth and deemed Catalyst Asset Management to be the most qualified and most
responsive with a ranking of 8 versus Broadway Real Estate Service’s ranking of 13. The lower number holding
the most weight.



Catalyst Asset Management Inc (Catalyst) is a Tampa based investment firm and developer of affordable,
workforce and market rate multifamily properties, senior housing, and mixed-use properties. Catalyst asserts
itself as a mission-driven organization that engages in projects that yield positive social impact.

Catalyst has successfully engaged in the following projects:

. Grand Central (280 Units & Retail; Ft. Myers, Florida; $53 million value)

. Liberty Health Park (320 Units Multifamily, 131 Units Assisted Living, 20,000SF Retail; Cape Coral,
Florida; $74 million value)

. City Walk (318 Multifamily Units & 15,000SF Commercial and 128 Room Hotel; Fort Myers, Florida;
$58 million value)

. Midtown Apartments (90 Multifamily Units; Cape Coral, Florida; $14 million value)

. Channelside Apartments (325 Multifamily Units; Cape Coral, Florida; $40 million value)

In partnership with the CRA, Catalyst proposed to redevelop the site as a 6-story mixed income, mixed-use
property, comprised of market rate and affordable rents. Conceptually, the firm believes it can build 173
residential units (with 38 being at affordable at 50% or less AMI) and 10,000SF of commercial space with the
hopes of integrating a Downtown grocery store. The project would be considered Class A offering amenities
such as community clubhouse, fitness center, game room, business center and pool. Additionally, the project
will include a four-story parking garage to accommodate all uses and for public parking.

The Selection Committee voted unanimously to accept the ranking. Then, the Committee voted unanimously
to initiate firm negotiations as ranked. Staff recommended the Advisory Board accept the ranking of the
Selection Committee, and that the Advisory Board recommend negotiation of a development agreement to
City Commission for final approval.

Alis Drumgo reminded the Board of the protest period and process respondents have the option of adhering
to.

Matt Clark petitioned the Board for a continuance on the final decision or the opportunity to formally present
Broadway’s proposal. It was suggested that denial of said request would violate their right to due process thus
posing cause for legal action.

Palmer Davis advised the Board was not legally obligated to hear either respondent’s presentation; approval
was at the Board’s discretion. The Board’s requirement was to approve or deny Staff’s recommendation to issue

an intent to award to the respondent chosen by the Selection Committee.

Discussion ensued regarding the selection and approval processes as well as Committee members. The ultimate
approval will be granted by the City Commission.

Alis Drumgo noted the members of the Selection Committee and also reminded the Board that the Selection
Committee based their votes on the requirements discussed at the March Advisory Board meeting.

Bob Puterbough encouraged the Board to allow a formal presentation.



Corty Petcoff moved to hear formal presentations from both respondents at the June Board Meeting. Cliff
Wiley seconded the motion. In response to Eddie Lake, Palmer Davis clarified presentations made before the
Board shall be limited to that which was included in the original submissions; any additions will not be
considered. After further discussion, the motion carried unanimously.

Discussion Items

Alis Drumgo noted the presentation of the Annual Report to the City Commission will take place on June 34
at 3:00pm in the Commission Chamber and briefly previewed the online version.

Ben Mundy reminded the Board of the Yard on Mass’ Groundbreaking ceremony on May 9% at 3:30pm.

Adjourned at 4:05 PM

Next Meeting, Thursday, June 6%, 2019 3 PM, City Commission Conference Room.

Ben Mundy, Chairman Date



REQUEST FOR QUALIFICATIONS

REDEVELOPMENT OF THE OAK STREET PARKING L.OT
For The
LAKELAND COMMUNITY REDEVELOPMENT AGENCY

MARCH 22, 2019
R.F.Q.NO. 9112

#EBO NOT SEND INFORMATION ON PRICES***

Company Name __Catalyst Asset Management, Inc.

Company Address _936 South Howard Avenue, Suite 202 e

City Tampa  State FL  zip 33606

Telephone (813 ) 670-3223 Fax ( | B -

E-Mail Address JBONORA@CATALYSTCD.COM

The following Request for Qualifications is in strict accordance with the City of Lakeland R.F.Q. No. 9112,
dated March 22, 2012 and all attachments as referenced therein.

] hereby certify that I vnderstand and am aware that the City of Lakeland at its sole discretion reserves
the right to waive technicalities or irregularities, to reject any or all proposals, and/or to accept that
proposal which is in the best interest of the City. The award of this proposal, if made, may be based on
considerations other than total cost and may be awarded based on various considerations. including without
limitation; Respondent’s experience and/or qualifications, past experience, administrative cost, standardization,
technical evaluation and oral and/or written presentations as required. The City reserves the right to accept all or
part. or to decline the whole, and to award this proposal to one (1) or more Respondents. There is no obligation 1o
buy. The proposal, if awarded, will be in the judgement of the City the most responsive to the City’s peeds. The
City of Lakeland encourages the use of minority and women-owned businesses as subcontractors or in joint
venture arrangements.”

Catalyst Asset Management, Inc.
Company Name

7"{' ’ & ]
ey /o
P I R Y04/ e
_~Authorized Signature /" Date Signed
Michael Allan, Managing Director
Joseph Bonora (813) 423-6064 direct
Name of Contact for Questions Telephone No. of Contact

(Piease Print or Type)

10



[ catalyst

April 18, 2019

Lakeland Community Redevelopment Agency
C/0 Alis Drumgo

228 South Massachusetts Avenue

Lakeland, FL 33801

RE:  RESPONSE TO REQUEST FOR QUALIFICATIONS; RFQ #9112
REDEVELOPMENT OF THE OAK STREET PARKING GARAGE
Dear Alis,

On behalf of Catalyst Asset Management, Inc. (‘CAM” or “Catalyst™), I am pleased to present this response to
RFQ# 9112 for the redevelopment of the Oak Street Parking Lot, identified by Strap number 24-28-18-203000-
002010, located on Kentucky Ave. in the City of Lakeland.

Catalyst is a Tampa-based impact investment firm and developer of affordable, workforce and market rate
multifamily properties, senior housing, and mixed-use properties. As a public benefit corporation (B Corp) and
mission-driven organization, we focus on investments and projects that yield triple-bottom-line returns: positive
social impact; environmental sustainability; and attractive economic returns. We work collaboratively with
Community Redevelopment Agencies, Economic Development Offices, public officials and other stakeholders to
design and develop catalytic projects and leverage the experience and financial expertise we’ve culminated over 20
years to create sophisticated, multi-tiered capital structures.

In partnership with the Lakeland CRA, Catalyst proposes to redevelop the subject site as a 6-story mixed-income,
mixed-use property, comprised of market-rate and affordable residential rental units. Based on our initial conceptual
plan, we believe the site could support up to 173 residential units and 10,000 square feet of commercial space. Of
the 173 units, 35 would be set aside for residents earning 50% of AMI or less, and the balance would be offered at
market rate. The project will be designed as Class A, offering amenities and features such as “smart home”
technology in every unit, high ceilings, stainless steel appliances, and a community clubhouse with a state-of-the
art fitness center, game room, business center, package lockers, and community kitchen.

In addition to the residential units, we envision an urban concept grocery store on the street level, and collaborative
co-working space, similar in concept to WeWork. A four story parking garage will be built on site to accommodate
the residential units and commercial space, as well as public parking. This project will be a significant revenue
generator for the City of Lakeland and the downtown urban core.

Please accept this letter, along with the accompanying documents, as a response to RFQ# 9112 for the
redevelopment of the Oak Street Parking Lot by Catalyst Asset Management, Inc. We sincerely appreciate your
consideration for this project, and I look forward to discussing the details with you,

Sincerely,

Joseph R. Bonora

President and Authorized Representative
Catalyst Asset Management, Inc.

936 S. Howard Ave., Suite 202

Tampa, FL 33606

(813) 423-6064 Direct
jbonora@catalystcd.com

936 South Howard Ave., Suite 202 | Tampa, FL 33606 | (813) 670-3223 | catalystimpact.org

1"



Mixed Income, Mixed Use
Community

Lakeland Community Redevelopment Agency RFQ Solicitation No. 9112
Redevelopment of the Oak Street Parking Lot

Submitted by:

~ catalyst

community development
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Section |

About Us




Company Overview

Catalyst Asset Management is an impact investment management firm, organized as a public benefit corporation (B Corp),
specializing in strategies that achieve triple-bottom-line returns: attractive risk-adjusted investment returns, social impact, and
environmental sustainability. Through a series of managed funds and public-private partnerships, we provide debt and equity
capital to small business owners and mission-driven real estate developers, and develop affordable and workforce housing,
charter schools, healthcare facilities and other community-focused projects in low-income and under-served communities
nationwide.

/J Economic Returns. We seek to deliver above average, un-correlated
i “l returns to our investors.

Economic Returns

N Social Impact. We invest in businesses and projects that positively
KW impact communities and the people that live within them.

Environmental Sustainability. We finance and develop projects that
utilize renewable energy and green building standards.

((—.\\ Cata lYSt Response to Request for Qualifications RFQ# 9112

community d Redevelopment of the Oak Street Parking Lot
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Guiding Principles

Our core values drive the decisions we make and shape the culture within our firm. We consistently look to these values to
inspire and motivate us, and use them to guide the way in which we do business. Impact investing is an exciting and dynamic
business, but it can be challenging at times to stay focused on the mission. By establishing and following a set of guiding
principles, we are able to maintain our focus and deliver superior financial returns alongside tangible and measurable social and
environmental impacts.

{ 1 M » L]

& Innovation 96 Accountability Perseverance
We constantly search for creative ways to “ We take ownership of our ideas, our projects We work through the highs and lows until the
solve problems and challenge the status quo and our impacts. goal is achieved

Excellence Collaboration Integrity
We are committed to the highest standards We believe in sharing ideas and seek We do the right things for the right reasons, and
of excellence in everything we do. partnerships with people of like values and hold ourselves to the highest moral standards.

principles.

@ Cata lYSt Response to Request for Qualifications RFQ# 9112

community development Red evelo p m ent 0{ th e O ak Street Pa rk' n g I_Ot
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Our Strategies

Catalyst invests in projects and people that make a difference. We are a provider of debt and equity capital, as well as a
developer of mid- and large-scale real estate projects. In many respects we are contrarians, often willing to pursue opportunities
that others have ignored due to factors such as location, industry, property type, and transaction complexity. We focus on two
primary business verticals: Real Estate Development and Commercial Lending.

Real Estate Development: Catalyst Community Development is a developer of affordable and market

C catalyst rate multifamily properties, healthcare facilities, and mixed-use projects. Given our extensive capital

comamciy v markets and investment background, we leverage the experience and financial expertise we've
culminated over 20 years to create sophisticated, multi-tiered capital structures to finance
developments that address the needs of the communities.

Commercial Lending: Through our nonprofit affiliate, Catalyst Community Capital, Inc., we provide

hcata lyst senior debt to finance the growth of small businesses and the development of affordable housing,

community capital healthcare facilities, community facilities, charter schools, and mixed-use projects in low-income and
under-served communities across the nation.

@ Cata I-YSt Response to Request for Qualifications RFQ# 9112

"// community development Y
Redevelopment of the Oak Street Parking Lot
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Our Approach

Catalyst invests in projects and people that make a difference. We are a provider of debt and equity capital, as well as a
developer of mid- and large-scale real estate projects. In many respects we are contrarians, often willing to pursue opportunities
that others have ignored due to factors such as location, industry, property type, and transaction complexity. We believe
that opportunities can be discovered and risks can be identified, assessed, and mitigated by using a mix of experience, intuition,

and advanced technology and analytic tools.

We meet with stakeholders to gain a deeper
understanding of the community's needs, and
work with them in a collaborative effort to
determine what needs to be done to address
those needs.

We wuse the information gained from our
stakeholder meetings and the results of our
analytic models to create innovative, and
sometimes unorthodox solutions..

We utilize cutting edge technology, including
machine augmented intelligence and predictive
analytic models, to analyze and organize extensive
amounts of data

We use the results of our analytic models to facilitate
our investment and credit decisions, taking into
account the potential financial returns, as well as the
social and environmental impacts our capital and
projects will have on the community.

Response to Request for Qualifications RFQ# 9112

@ catalyst

community devetopment
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Real Estate Development

Our development focus is driven in large part by the needs of the communities we live, work and invest in. We collaborate with
stakeholders and participate with public and private partners to develop properties that address a specific need and are catalytic

in nature. These properties include apartment communities, assisted living facilities, urgent care clinics, early childhood
education centers, and urban infill mixed-use projects.

-,

S
T
‘Q T - “
e ¥ S
=
Multifamily Senior Housing Mixed-use Commercial
Affordable and Market-rate apartmsnt Assisted living facilities with memory High-density infill projects comprised Single- and multi-tenant retail and
communities 50-320 units in the care, 80-130 units in Florida. of multifamily, commercial and office properties, 3,000-15,000 square
Southeast U.S. hospitality. - feet.

@ catalyst

cammunity development

Response to Request for Qualifications RFQ# 9112
Redevelopment of the Oak Street Parking Lot
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Our Stats

$662 Million 13 860

Loans provided to small business owners Jobs Created
and developers since 2010

$120 MILLION

PROJECTS PIPELINE

@ Cata lySt Response to Request for Qualifications RFQ# 9112

/ commuy development =
e Redevelopment of the Oak Street Parking Lot
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The Catalyst Team




Development Team
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Joseph R. Bonora
President

Joseph Bonora is the founder and President of Catalyst Asset
Management. Joe is responsible for all aspects of the business, including
the planning, development, financial management and implementation of
the firm's various verticals. Joe is particularly well versed in forming
public-private partnerships and engineering complex capital structures to
finance the firm's development and lending platforms.

Prior to forming Catalyst, Joe was the co-founder and Managing Director
of Aileron Investment Management, a national specialty finance firm
focused on government guaranteed loan programs, and developer of
multifamily, senior housing and mixed-use properties. From the time he
formed the company in 2010 until 2018, Joe led Aileron in providing in
excess of $550 million in funding to small business owners nationwide,
and developed over $200 million in multifamily, commercial and senior
housing projects.

Prior to starting Aileron, Joe was the founder and CEQ of Joseph Scott
Financial, a residential and commercial mortgage lending firm, As CEQ of
Joseph Scott, Joe grew the company to four offices doing business in 9
states, with over 50 employees originating over $3 billion of residential
and commercial real estate loans.

Key Personnel
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Michael Allan

Managing Director

Michael Allan is Managing Director of Catalyst Asset Management. Mike is
primarily responsible for the execution and continued growth of Catalyst's
real estate development vertical, where he is involved in aspects of the
real estate development process from initial conception through
construction, lease-up and stabilization. He is also involved in the firm’s
lending platform, assisting in the origination of commercial bridge and
construction loans.

Prior to Joining Catalyst, Mike was Vice President of Development &
Opportunistic [nvestments at Aileron Investment Management, responsible
for the origination and analysis of high yield transactions, which included
short-term bridge and mezzanine loans, and real estate development
opportunities. Mike directed all aspects of the firm’s short-term lending
platform, and also managed many of the day-to-day tasks related to the
company’s real estate development projects.

Key Personnel
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Michael Maguire
Chief Operating Officer

Michael Maguire is the Chief Operating Officer at Catalyst Asset
Management, responsible for the company's day-to-day operations and
execution of the firm's various business verticals. Mike has 17 years of
audit, management and investment banking experience. Prior to joining
Catalyst Asset Management, Mike was co-founder and Managing Director
at Aileron Investment Management.

Mike began his career as an auditor with the Tampa office of Arthur
Andersen in 2000 and moved into investment banking after accepting »
position at Citigroup’s middle-market investment banking division. After
leaving Citigroup, Mike joined LCG Capital Group, a Tampa-based
boutique investment banking firm, where he worked on M&A transactions,
debt and equity raises, including SBA 504 and 7 (a) loans, and was
responsible for the financial modeling and analysis of the transactions.

Mr. Maguire graduated magna cum laude from the University of Notre
Dame, earning a B.B.A. in Business Administration and a Master of
Science in Accountancy. Mr, Maguire is a Certified Public Accountant in
the State of Florida (non-active) and holds FINRA/NASD Series 7, 24 and
B3 licenses.

Key Personnel




Development Team

Jared Wendel is Catalyst's chisf accountant and controller, responsible for managing relationships with the firm's lenders, investors and auditors, as well as leading the firm’s accounting, human
resources and information technology teams. Jared also provides both operational support and strategic guidance to the CEO and Beard of Directors, and participates in the Company's planning
and decision-making process as a member of the Executive Management team.

Prior to joining Catalyst, Jared was controller for Aileron Investment Management, where he was responsible for the company’s accounting, bookkeeping and working with the company’s
accountants to prepare audits and tax returns for the operating companies and investment funds.

Frior to joining Aileron, Jared worked as controller for CTV Capital, a Tampa-based private equity firm. Before making the transition into the world of private equity and real estate, Jared was
Senior Staff Accountant at Gregory, Sharer & Stuart, CPAs in St Petersburg, Florida,

Jared graduated from Indiana University ~ Kelley School of Business with a BS in accounting. He is a licensed CPA.

As Director of Communications, Lindsey Bartley is responsible for drafting executive communications, developing and implementing communications plans to roll out new initiatives,
preparing federal and state grant applications, and serving as a corporate spokesperson. Lindsey is also responsible for researching, coordinating data, and drafting reports for Investors,
Stakeholders and Board of Directors, and is responsible for identifying and implementing new policies and procedures to enhance the company’s best practices.

Prior to joining Catalyst, Lindsey worked for Aileron Investment Management as a commercial credit analyst and portfolio manager, where she was responsible for processing and
underwriting the Company's commercial real estate loans, as well as the administration of the company’s construction loan and development portfolio,

Frior to joining Aileron, Lindsey worked as a Senior Analyst at Ryan, LLC, where she was responsible for the review of commercial property FMV assessments, and the filing of petitions to
the Value Adjustment Boards of 23 Florida Counties. Lindsey graduated from University of Missouri with a BA in Communications.

Nasser Al-Hafi is VP of Business Development at Catalyst. As a Business Development Officer, Nasser is responsible for the origination of new business, including new loan requests as
well as development opportunities. In addition to this, Nasser also assists in procuring financing for the company’s affordable and conventional housing projects, as well as identifying new
sites for the firm to acquire.

Prior to joining Catalyst, Nasser was the Portfolio Manager for Aileron Investment Management, where he was responsible for the servicing of the company’s construction and bridge loan
portfolios, as well as project management for the company's multifamily and senior housing developments.

Prior to joining Aileron, Nasser worked for Chase Bank as 2 Relationship Manager, where he was responsible for the procurement of new client relationships, including depository and

investment accounts. Before working at Chase, Mr. Al-Hafi worked for Standard Chartered Bank in Dubai, UAE as an analyst. He graduated with a BS in Finance from the University of
Tampa.
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Other Key Team Member

B] Baker Barrios

Baker Barrios Architects, Inc. is among the most innovative commercial architecture and design firms in the
Southeast. Spanning more than two decades, the company has practiced a sustainable approach to
architecture through a strikingly wide range of work from world-class entertainment, hospitality and retail
environments to corporate, education, healthcare and multi-family residential properties. Headquartered in
Orlando with offices in Tampa and projects throughout the United States, the service based practice includes
architecture, interior design, planning, landscape architecture, and structural engineering.
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Catalyst Community Development — Organization Chart
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Project Team

\RCHITTECT N PILANNER
Baber B VI

Major decisions and corporate management

Joseph Bonora, Catlyst
Community Development

Michael Alian, Catalyst Overall project management, lead on planning and design,
Community Development | entilements, sourcing structuring of debt and equity.
closing coordination and construction management

Baker Barrios Architects Architecture, Planning and Design

Stantec Civil Engineening and survev

NPS Consulting Mechanical, Electrical and Plumbing Engineering
e s M s ———
Performance Point Green building consuling, servicing and certfications
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Section II1

Proposed Development and Financial Plan




Best Project Approach: Mixed-Income, Mixed Use Community

> 80% Market-Rate and 20% Affordable multifamily units, approximately 173 total units
o b-story building with a height of approximately 75', 37.5% below the maximum allowable height, to conform with the surrounding neighborhood
o Efficient and highly functional urban-style layouts
o Affordable units set aside for residents earning 50% of AMI or less.
= 50% of AMI 2018 Rent Limits for Polk County

{Florida Housing Finance Corporatian income and rent limits are based upon figures provided by the United States Department of Housing and Urban Development and are subject to change.)

» (0-Bedroom: $564 (studio), 1-Bedroom: $603, 2-Bedroom: $724, 3-Bedroom: $836
o Unit Features and project amenities that are comparable to Class A apartment communities, such as:
= “Smart Home” Technology in all units
= (lubhouse with in-housing leasing office and state-of-the art Fitness Center
= Resort-style Pool
> Retail/commercial space, approximately 10,000 square feet
o Urban-style grocery store;
o Collaborative co-working space; or
o (Other use to better fit the community’s needs based off market study.
Parking Garage with adequate parking spaces to support the project’s use, as well as replace the existing surface parking spaces
Design and streetscape improvements to complement the Downtown Lakeland Redevelopment District
Sustainable Design Features

YV V V
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Financial Strategy

The Project will be financed through a combination of senior debt, non-competitive tax credits, deferred fees, sponsor equity and a
combination of local, state and federal subsidies and incentives.

Senior Debt: The Developer intends to utilize HUD's 221 (d) 4 program for senior debt, which offers a 40 year term with a fixed interest
rate for the entire term of the loan. Alternate options include bank financing for the construction loan with a Fannie Mae/Freddie Mac

permanent loan. The development team's knowledge of finance, combined with the ability to efficiently manage a project to keep
operating costs to a minimum and the inclusion of market rate units will provide for a maximum permanent loan.

Sponsor Equity: The Developer intends to set up an Opportunity Zone fund specific to this project. The principals will invest equity in
the project through the OZ fund.

Incentives/Subsidies: The Developer intends to request a combination of local, state and federal funding subsidies and incentives.

o
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Section IV

Qualifications & Experience




Relevant Development Experience
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"8 280 Units | Retail | Fort Myers, Florida
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Grand Central: Mixed-Use Development

Following the acquisition of the 18-acre site, located within a Brownfield Area of the Cleveland Redevelopment Area along U.S 41 in Fort Myers, the
development team navigated the rezoning of a former mobile home park through the PUD process, including an increase of density. Previously, the
site sat vacant in excess of 10 years, generating minimal tax revenue. Based off of the developer’s vision of a mixed-use community called Grand
Central, the project received TIF from the CRA, averaging an 80% tax rebate totaling approximately $4.5 million over 12 years.

Grand Central was the first project to successfully work with the City and CRA in obtaining Nutrient Bank Credits, also known as Offsite Stormwater
Credits. Rather than use the 1.28 acres of additional useable land for amenities, due to the credits, the development team recognize the City's
needs for additional parking at the adjacent community park. The land was sold to the City significantly below market value and acquisition cost and
will now be used to service the need of additional parking for the park. The City, CRA and Catalyst's vision became a reality by utilizing a HUD 221
(d)(4) loan to develop the much needed multifamily portion of the project. Per an April 2018 CRA presentation, the “Grand Central Apartments
serves as the catalytic project to jumpstart revitalization of U.S. 41.

The CRAs Cleveland Redevelopment Plan recommends mixed use projects and providing a buffer between U.S. 41 and residential areas near the
corridor. Grand Central serves as a hybrid of the Plan recommendations as a mixed-use development consisting 280 multifamily units set behind
three outparcels containing approximately 15,000 square feet of retail space. An econometric study for the multifamily portion of Grand Central
determined the economic impacts of the construction, development, and ongoing operations of the new 280-units would result in creating 452.74
total jobs, generate $16,783,794 of household earnings, add $31,207,234 of value to the regional economy, and increase regional demand by
$59,628,845.

(N
@ Ca ta lYSt Response to Request for Qualifications RFQ# 9112

s Redevelopment of the Oak Street Parking Lot

33



Grand Central: Mixed-Use Development

Description Total Project Cost: $53,000,000
» 280-unit market-rate multifamily > HUD 22a(d)(4) Loan (Multifamily): $40,605,000
» 3-commercial Outparcels > First Mortgage (Commercial): $2,500,000

o 3,100 sq. ft Krispy Kreme > Developer Cash & Land Equity: $9,895,000

o 5,150 sq. ft. multi-tenant building CRA Incentives:

o Full service Car Wash (sold vacant, entitled land > $4.5 million TIF over 10 years

parcel for $1.3MM Nov. 2017) » Nutrient Bank Credits, approx. $1.2MM value

Site Size: Location:
» 18-acres > 4910-4922 Silver Gate Land and 4904, 4928 & 4936

S. Cleveland Ave, Fort Myers, FL 33307
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Relevant Development Experience

Uptown Apartments

320 Units | Cape Coral, Florida
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Liberty Health Park: Mixed-Use Development

The Catalyst team acquire a vacant, unentitled 32-acre site within the Cape Coral Veterans Investment Zone (VIZ), an economic incentive zone, for the
development of Liberty Health Park, a mixed-use community. The City of Cape Coral established the VIZ in efforts to develop a campus of symbiotic
businesses to surround the new Regional VA Outpatient Clinic, which opened in 2012. During the early stages of VIZ, Catalyst worked closely with the
City and became one of the first projects within the redevelopment area and was a key to the success of active redevelopment currently ongoing within
the VIZ. To incentivize the development of the 32-acre mixed use project consisting of 320-unit multifamily, 128-unit assisted living facility with memory
care and approximately 20,000 square feet of retail, the City granted the project a 5-year deferment of impact fees. Uptown at Liberty Park, the
apartments, were recently completed and are currently 72% occupied while experiencing consistent rental rate increases for all unit types during the
lease-up stage. The ALF, Atrium at Liberty Park, is expected to be completed in November 2019. Atrium’s creative capital stack utilized EB-5 and PACE
funds to finance the project. The development team had the project vision due to the high demand and no new apartment supply within the city, as well
as a high demand for senior housing within the market.

Description Multifamily Project Cost: $48,000,000

> 320-unit Class A apartment community > Bank Loan: $33,750,000

» 131-unit assisting living facility, with memory care > Mezzanine Loan: $6,000,000

> 20,000 SF Commercial/Retail > Developer Cash & Land Equity: $8,250,000

Location: ALF Project Cost: $26,750,000

» 2505 Liberty Park Drive, Cape Coral, FL 33909 > EB-5 Funds: $20,500,000

Site Size; » PACE Funds: $3,920,000

> 32 acres > Developer Cash & Land Equity: $2,330,000
City Incentive:

72 » Deferral of impact fees for 5 years
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Relevant Development Experience

R\ .

Clty Walk

318 Units | 128 Room Hotel
Fort Myers, Florida
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City Walk: Mixed-Use Development

In February 2018, Catalyst acquired a blighted 7.89 acre site located within the CRA designated Downtown Redevelopment Area. In conforming with the
Downtown (Fort Myers) Plan, Catalyst will transform the vacant, underutilized land into a vibrant mixed-use community, comprised of 318 residential
rental units, a 128-key Marriot brand hotel, approximately 10,000 square feet of retail/commercial space with open green space to be used for pocket and
dog parks. The Catalyst team is currently working with the City to amend the existing PUD and has already been granted $5.5 million of TIF for a 10-year
period by the CRA. During Catalyst's TIF request presentation to the CRA Board, the owner an adjacent office building called City Walk a “stellar project”
that will increase property values in the area. The project has created immediate enthusiasm throughout the city with being a catalyst for the
redevelopment of the Downtown Fort Myers Redevelopment District. Referenced by the News-Press as “a prized piece of long-vacant land that could be a
game-changer for downtown Fort Myers is expected to finally be redeveloped” the site will be a significant driver of economic growth for the City Fort
Myers and the downtown urban core. Prior to Catalyst’s involvement, the City Walk site had been vacant for more than 10 years, generating less than
$100,000 per year in tax revenue for the city and county, and depressing surrounding property values. In terms of economic impact, the proposed
project, when fully developed, will generate an estimated $1.1 million annually in tax related revenue for the city and county. Additionally, in terms of
direct and indirect impacts, the project will create 748 total jobs, generate $30,670,192 of household eamings, add $55,025,863 of value to the regional
economy, and increase regional demand by $100,999,308.

Description Total Project Cost: $58,650,000 Location:
> 318-unit Class A apartment community, » Bank Loan (Multifamily): $42,000,000 > 2250 McGregor Blvd., Fort Myers, FL
with 15,000 SF of commercial office space » PACE Funds (Multifamily): $5,000,000 Site Size:
> 128-key hotel > Mezzanine Loan (Multifamily): $1,550,000 [?RZ.IBQ a:tfes
> Outparcel TBD > Developer Cash & Land Equity LhA ncentive.
(Muttifamily): $10,100,000 > $5.5 million TIF over 10 years
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Development Flnanelal Performance

Midtown Apartments
90 Units | Cape Coral Flonda

Description Highlights

> 90 unit Class A apartment community > Total project cost of $14 million

> Location: 2310 SW 17t Place, Cape Coral, FL 33914 » Entitled the site and developed the project
> Site Size: 5 acres » Construction completed in August 2017

> Property is currently stabilized with 98.89% Occupancy

=)
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Channelside Apartments
325 Units | Cape Coral, Florida
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Description Highlights

» 325 unit Class A apartment complex » Total project cost of $40 million

» Location: 15270 Ballast Point Dr., Fort Myers, FL 33908 > Took the project from design and entitiement, through lease-up
» Site Size; 28 acres » Property stabilized in January 2016

> Sold for $55 million in April 2016
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Development Flnanelal Performance

Rose Garden
109 Unit ALF | Fort Myers, Florida

Description Highlights

> 109 unit assisted living facility with memory care > Total project cost of $10.5 million

» Location: 2117 Earl Rd., Fort Myers, FL 33901 > Designed the project, took the site through the
» Site Size: 3.75 acres entitlement process, managed construction, and

provided all of the debt and equity financing
> Property opened in April 2016

> Property is currently stabilized with 90% Occupancy
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catalyst

The Catalyst Companies
936 South Howard Ave., Suite 202
Tampa, FL 33606
(813) 670-3223
www.catalystimpact.org
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