Flagler County
Board of County Commissioners
Special Meeting Agenda

February 10, 2015 « 9:00 a.m.

1. Pledge to the Flag and Moment of Silence
2. Chairman Comments

3. Consideration of RFP_ Proposals for the Lease of the Former Courthouse/Annex;
Authorizing a Lease of the Facility and the Expenditure of $360,000 in Capital
Improvements: The County Commission approve the ranking of RFP-P035-0-2015 and
authorize staff to negotiate an agreement with the top ranked firm, First Baptist Christian
Academy of Palm Coast, and authorize the Chairman to execute an agreement as approved in
form by the County Attorney and as approved by the County Administrator and; approval of the
Capital Investment not to exceed $360,000. Further, authorize the County Administrator to
take all necessary actions to implement the agreement.

4. Adjournment

Section 286.0105, Florida Statutes states that if a person decides to appeal any decision made
by a board agency, or commission with respect to any matter considered at a meeting or
hearing, he or she will need a record of the proceedings, and that, for such purpose, he may
need to ensure that a verbatim record of the proceedings is made, which record includes the
testimony and evidence upon which the appeal is to be based.
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FLAGLER COUNTY BOARD OF COUNTY COMMISSIONERS
SPECIAL MEETING / ITEM 3

SUBJECT: Consideration of RFP Proposals for the Lease of the Former Courthouse/Annex;
Authorizing a Lease of the Facility and the Expenditure of $360,000 in Capital Improvements

DATE OF MEETING: February 10, 2015

OVERVIEW/SUMMARY: Work on reusing this facility has been on-going for many years dating
back to 2007, shortly after the facility was vacated. The Commission has studied and evaluated the
structure, held workshops on the issue with the City of Bunnell and the former Sheriff, formed an Ad
Hoc Historic Courthouse Committee with the City of Bunnell and gave the entire property to the City
of Bunnell and subsequently received it back. Volumes of this information is on available online
under the government tab at the top of the website “BOCC” and then under Historical Courthouse
tab on the left side of the BOCC page.

More recently, since receiving the property back, the County has struggled with ways to eliminate
the on-going operational costs, show sensitivity to various community interests, and ensure proper
handling of this County asset. To assist with this process, the Commission created an Ad Hoc
Historic Courthouse Committee. A summary of the Committee’s activities are included (Attachment
1). The Ad Hoc Historic Courthouse Committee’s November Report is online under the same tab
as described above.

After submittal of its November 2014 report, the Committee became more focused on
redevelopment details and several new prospects began to show interest after reading and hearing
about the facility in the news. County staff began to explore the potential of various prospects and
after it was determined that viable options existed, an RFP was pursue with the Committee as
require by Florida Statutes when leasing a publically owned facility. The project specific portions of
the RFP- Section 4 — Proposal Submittal and Requirements are included (Attachment 2).

Two RFPs were received and are provided (Attachment 4). Both proposals requested long term
leases, offered substantial facility improvements and were sensitive to the historical nature of the
facility. Both proposals could have positive area impacts on downtown Bunnell, remove on-going
operational costs, and enable the County to retain the asset long-term to meet future County space
needs. Both have asked for the right of first refusal should a future Board seek to sell the facility.

The evaluator ranking and comments for the two proposals have also been included (Attachment
3). Both proposals were interesting in their own right, but staff unanimously ranked the First Baptist
Christian Academy of Palm Coast as the number one proposal. When comparing the two
proposals the Academy Proposal stood out in contrast to the other proposal for the following main
reasons:

. Timing of Improvements and larger initial capital investment.

. Non-reliance on grants to fund operations and facility improvements
. More established funding sources vs. speculative

. Existing and larger organization/operation vs. start-up

. Rent vs. non-rent for the County’s asset.

. More thorough due diligence/understanding of building issues.

. Experience in maintaining larger facilities.
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ATTACHMENT 1

Ad Hoc Historic County Committee Report
February 9, 2015

On November 17, 2014, the Ad Hoc Historic Courthouse Committee presented its report to the
County Commission following extensive work to evaluate the future of the Historic Courthouse
and Annex. The report provided recommendations to the Flagler County Board of County
Commissioners in response to Resolution 2014-20, which established the Ad Hoc Historic
Courthouse Committee to evaluate the future of the Historic Flagler County Courthouse and
Annex building. Following the presentation of the Ad Hoc Historic Committee recommendation,
the Commission expanded the role of the Committee enabling it to pursue possible tenants and
extended the timeline for the committee to March 31, 2015.

As conveyed within the Ad Hoc Historic Committee Report presented to the Commission in
November 2014, if the facility is leased to businesses for other purposes (non-Government use),
it will require at a minimum the City of Bunnell's approval for a rezoning. The property is located
in the downtown commercial area of Bunnell and whether leased, sold, or any other action
taken on the property, the zoning needs to be changed to allow other uses than solely
governmental. Therefore, on December 22, 2014, staff submitted an application to the City of
Bunnell to Amend the Future Land Use from City of Bunnell Public to City of Bunnell
Commercial Medium. Concurrently, an application was submitted to change the Zoning

Designation from City of Bunnell Public to City of Bunnell B-2, Business district. The City's

Planning, Zoning and Appeals Board, at its January 20, 2015 meeting, recommended approval
of both applications to the City of Bunnell Commission. On January 26, 2015, the City
Commission held its first reading on the requests and recommended approval. The second
and final reading is scheduled for February 9, 2015.

In October 2014, the Ad Hoc Committee was provided information on the Common Area
Maintenance (CAM) Charges to gain a sense of what the potential cost for continuation of
maintenance of the facility could be. The information was further refined to include the potential
cost of a County Capital Investment that was provided to the Committee to spur interest in the
facility. The potential capital investment by the County would be capped at $360,000 to be
recouped over a 30 year period through the monthly rent. This amount would cover some
critical components such as Tuck-pointing/Sealing Exterior Walls/Facades, Fire Panel/Safety
System, Security/Emergency Lighting and Exits, Sprinkiers in Annex/Rehab of Historic, Window
Annex and Historic (partial) and Elevators. The potential tenant shell finishing cost is estimated
to be over $500,000-dependent on needs (Attachment 1).

Through community outreach and discussions, the Ad Hoc Historic Courthouse Committee
worked with County staff to let a Request for Proposals seeking interest in leasing the Historic
Flagler County Courthouse. This RFP was advertised in the News Journal as well as publicly
broadcast on Demandstar.com. RFP-P035-0-2015 requested proposals from firms interested in
leasing the facility.

On February 4, 2015, the County received two (2) responses as detailed on the attached
tabulation sheet as well as the Review Committee Comments (Attachments 2 and 3). Staff
reviewed the proposals for conformity to specifications as well as to the terms and conditions
outlined in the RFP documents. Staff recommends award to First Baptist Christian Academy of
Palm Coast who demonstrated through the RFP process to be the most responsive and
responsible firm.



ATTACHMENT 2
EXCERPT RFP PO35-0-2015

SECTION 4 — PROPOSAL SUBMITTAL & REQUIREMENTS

Proposals shall include all of the information solicited in this RFP, and any additional data that the respongent
deems pertinent to the understanding and evaluation of the proposal. The respondent should not withhg|qg any
information from the written response in anticipation of presenting the information oraily or in a demDnStration,
since oral presentations or demonstrations may not be solicited.

Submittal of a Proposal shall constitute the Proposer’'s agreement and intent to follow and adhere g gy
statements, offerings and monetary incentives contained within this Proposal.

In conjunction with other material and information requested in the RFP, all proposers responding tq thijs
solicitation shall provide one (1) original, four (4) identical paper copies, and one (1) electronic copy in pdf format
on CD and all attachments of the following in 8 %" by 11" format, clearly legible, tabbed and spiral bound in the
following order:

TABLE OF CONTENTS

TAB A — STATEMENT OF INTEREST AND INTRODUCTION

Each Proposer must submit a cover letter identifying the names of the Proposer(s) and the types of business
operations planned at the property desired. Proposer(s) may include other important general information that is
deemed significant enough to be highlighted within the Request for Proposals (RFP) document. An authorized
representative of the proposing entity must sign the cover letter.

TAB B — DETAILED PROPOSAL

The purpose of the proposal is to demonstrate the qualifications, competence, and capacity of the proposers
responding to this Request for Proposal. As such the substance of proposals will carry more weight than thejr form
or manner of presentation. The proposal should demonstrate the combined qualifications of the proposer,

The proposal should address all of the points outlined in the Request for Proposal. The proposal shoyld be
prepared simply and economically, providing a straightforward, concise description of the proposer’s capabilities
to satisfy the requirements of the Request for Proposal. While additional data may be presented, the following
subjects must be included.

A: BUSINESS, DEVELOPMENT AND MARKETING PLAN
la. Proposer(s) must describe its proposed use of the property. At a minimum, a detailed description of
the site uses, operating hours, and target market.

2a. Proposer(s) must describe their development and/or renovation plan, including a proposed timeline,
for the property(s) together with the required governmental approvals necessary to implement their
plan, as well as professionals to be engaged in connection with such approvals. Please inclyde any
details in the proposal if plans include eliminating historical features described herein or Modifying
or eliminating the front courtyard or historical features.

B: CAPITAL INVESTIVIENT & RENT
1b. Proposer must describe what capital investment it will be making to replace or renovate the
structures on the property(s) to meet the needs of the intended use. Proposer(s} must describe thejr
development and/or renovation plan for the property(s) together with the required governmenta|
approvals necessary to implement their plan, as well as professionals to be engaged in connection
with such approvals.

2b. Provide a detailed proposal of the proposed rent, security deposit, common area Maintenance
(CAM), term of the Lease, and name of guarantor(s). The minimum lease period is 10 years,

C: FINANCIAL INFORMATION
An indication of the resources and the necessary working capital available and how it will relate 1o the
firm'’s financial stability through the lease period shall be included in the RFP response. Include the most
recent and 2 prior years reviewed or audited Financial Statements (including notes) with letter from CPA

RFP-P035-0-2015
LEASING OF THE HISTORIC FLAGLER COUNTY COURTHOUSE Page 12 of 21



for the proposer and the proposed guarantor(s). Show evidence of financial resources and Capabilities,
Pursuant to Florida Statute 119.071(2013) of the Florida Public Records Law, any financial statements
supplied to the County is exempt from inspection and copying by the public.

TAB C — STATEMENT OF QUALIFICATIONS AND EXPERIENCE
Proposer(s) must describe their experience in operating the proposed use, including locations of similar businesses
operated by Proposer(s) and proof of any certifications and/or registrations required for the type of business,

TAB F — REQUIRED DOCUMENTS

Include all required Flagler County forms. FAILURE TO PROVIDE ALL INFORMATION listed on each form may result
in the rejection of your proposal, or a reduction in evaluation points. Required forms include:

Form 7.1 Proposer’s Certification form

Form 7.2 Addendum Acknowledgement

Form 7.3 Sworn Statement on Public Entity Crimes

Form 7.4 Affidavit of Non-Collusion and of Non-Interest of Flagler County Employees
Form 7.5 Proposer Information

The County reserves the right to conduct investigations as deemed necessary by the County to assist in the
evaluation of any proposal and to establish the responsibility, qualifications and financial ability of PrOposers,

subcontractors, suppliers and other persons and organizations to perform and furnish the work in accordance with
the Proposal documents.

It is the Proposer’s sole responsibility to submit information related to the evaluation categories. Flagler County is
under no obligation to solicit such information if the proposer fails to include it within their proposal Submittal,
Failure to provide requested information may result in the rejection of the proposal, or a deduction in evalyation
points at the sole discretion of the evaluation committee.

[REMAINDER OF THIS PAGE LEFT INTENTIONALLY BLANK]
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SECTION 5 — EVALUATION OF PROPOSALS

EVALUATION CRITERIA

The proposals received will be evaluated based on the following criteria:

CRITERIA WEIGHT
Proposed Concept (30 points)
Experience and Qualifications of Firm and Individuals (20 points)
Financial Strength (15 points)
Proposed Redevelopment Schedule of the Facility (10 points)
Timeline for Implementation of proposal (10 points)
Proposed Rent/Investment (5 points)
Community Benefit to the Area (5 points)
Local Organization — Property/Business Owner in Flagler County (5 points)
TOTAL 100 points

RFP SCHEDULE:

The following schedule is the PROPOSED schedule for evaluations. The County reserves the right to alter gqtes g5

needed.

Deadline for Proposal Questions . . . . . . . . .  3:00pm, January 28, 2015

Proposal Duebate . . . . . . . . . . . . 8:30am, February 4, 2015

Evaluation Committee Meeting. . . . L February 5, 2015

SELECTION PROCEDURE — The Staff Qualifications Committee shall be responsible for evaluating the qualifications
and capabilities of proposers who have submitted proposals in response to the request for proposals. Committee
evaluations shall be conducted in accordance with applicable Florida Public Records Laws, including F.g. 119,
Evaluation may include such activity as is deemed appropriated by the Committee to verify the qualificatigns and
capabilities of the proposers and their ability to furnish the required goods or services.

The Staff Qualifications Committee shali review the Proposals and prepare by consensus a recommendation of
award to the firm or firms it deems to be most qualified and capable to perform the required services.

The Staff Qualifications Committee, at its discretion, may request oral, written or visual presentations from:

conduct interviews with; or conduct visits to the office, facilities or projects of the Proposers it selects from among
those submitting Proposals.

If the Staff Qualifications Committee decides to entertain presentations or conduct interviews at a Subsequent
meeting, it shall set the date, place and time for that meeting, and then establish the order of presentations o

interviews before adjourning. Purchasing shall be responsible for notifying all firms of the meeting and order of
presentations or interviews.

If no oral presentations or interviews are requested, the Staff Qualifications Committee selection shall be based on
its review and evaluation of qualified firms at its initial Committee meeting.

RFP-P035-0-2015
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The County Administrator, or his authorized designee, the County staff, and authorized members of outside
agencies may participate in the oral presentations or interviews as determined by the County.

The evaluation of Proposer qualifications and capabilities shall include but not be limited to such factors as:
experience; capabilities; past record; past performance; adequacy of personnel; ability of professional Personnel;
willingness and ability to meet time and budget requirements; recent, current and projected workload; location;
approach to the project; ability to furnish the required services; volume of work previously awarded to €ach firm
submitting qualifications; and such other factors as may be determined by the Staff Qualifications Committee to be
applicable to the particular requirements of the project for which the professional services have been requesteq,

At the conclusion of its evaluations, the Staff Qualifications Committee shall report its recommendations and order
of preference (final ranking) to the Board of County Commissioners.

PROPOSAL EVALUATION - Flagler County shall be the sole judge of its own best interests, the proposals, ang the
resulting Contract. An award may be made to the most responsive.and responsible firm whose proposg| is
determined to be the most advantageous to the County. The County’s decision shall be final and the County at g
times reserves the right to:

(a) Rejectany or all proposals or parts thereof

{b) Issue subsequent RFP

(c} Cancel the entire RFP

(d) Remedy technical errors in the RFP

(e) Negotiate with any, all, or none of the Proposers

(f) Award a contract to one or more Proposers or none at all
(8) Accept other than the lowest price

(h) Waive informalities and irregularities in proposals

The proposals received will be evaluated by qualified personnel of Flagler County.

Flagler County reserves the right to consider historic information and fact, whether gained from the Propgger's
proposal, question and answer conferences, references, and/or other sources in the evaluation process.

[REMAINDER OF THIS PAGE LEFT INTENTIONALLY BLANK]

RFP-P035-0-2015

LEASING OF THE HISTORIC FLAGLER COUNTY COURTHOUSE Page 15 of 21



Attachment 3

Flagler County Board of County Commissioners
RFP- P035-0-2015, Leasing of the Historic Flagler County Courthouse

Committee Ballot Sheet

Meeting Time, Date, and Place
9:00 a.m. on Wednesday, February 4, 2015
1769 E. Moody Boulevard, Building 2, Third Floor
Bunnell, FL 32110

Committee Members Score Ranking

Firms Sally Sherman Heidi Petito Roy Sieger

ExecData, Inc. OBO

Information Technology Development Center 2 2 2 6 2

First Baptist Christian Academy of Palm Coast 1 1 1 3 1

e
7 L
(epe®_. 7;/ ( t;// ‘ Recommendation of Award

P
Dian& M. Fye, CPPB, FCPA e
Senior Procurement Analyst First Baptist Christian Academy of Palm Coast
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Score

Score

Score

Score

Score

Score

Score

Score

Total |

First Baptist Christian Academy of Palm Coast

Proposal Reviewers Comments

Proposed Concept:

25

28

25

Detailed use as private school, hours of
operation, Renovation and revitalization of
space, preservation of historic features,

Excellent, will allow for growth of the business
and accreditation

Private Christian Schoot which offers clagseg
from pre-schoof through high school
Long term lease, 30 years?

Experience and Qualifications of Firm and Individuals:

20

18

18

Existing operation relocating for growth,
Proven experience, established schooi in
2008, Joe P Architect, Buckles contractor, Doc
preliminary design, VPK Certification

Established in 2008 - currently serving and will
continue to serve

Currently employs 35 full and part time
teachers

Financial Strength:

5

15

10

Church established 1974, School established
2008

Growth projection ~ year 1 relocation $1.6M
Lease payment to County $1,000 monthly,
after year 2 $2,000

Already has the financial where with alf to
support this purpose, with room for growth and
increased enrollment additional revenue.

$1,000 per month for two years (.25 per sq f)
Has $500,000 renovation capital through gifts
and secured promissory notes

Ready to invest $300,000 for improvements

(page 4)

Proposed Redevelopment Schedule of Facility:

10

10

8

Renovation 4 months with occupancy July 31,
2015

Conducted due diligence of facility to
understand needs

Already secured local firm for preliminary
design/plans. Already secured preliminary
construction costs from loca! general
contractor

Restroom and fire/life safety systems
4 months, occupancy date July 31, 2015 / start
classes August 17, 2015

$400,000 - $500,000 improvements

Will preserve the historical aspects of the
courthouse

Timeline for Implementation of Proposal:

10 10 10
Immediate advancement, preparation for 2015-|Improvements will take 120 days (4 months) |4 months
16 schoot year - starting August 17, 2015 Occupancy 7/3/15 for start of classes 08/17/15
Proposed Rent/Investment:
5 5 3
$1,000 year 2 - $,2,000 wicam Long Term Lease, initial outlay from school  {$1,000 for two years. After two years the rent
$800,000 $500k construction/renovation $150k working {goes up to $2,000 pius CPQO increases tota
$5,700 wicam capital, $150k relocation expense. Payback to |rent received $5,700 (year end) and $6,700
County for capital costs, CAM, and rent. (after year two)
Community Benefit to the Area:
3 5 4
Possible partnership w/Historic Org Excellent - occupy currently vacant building, || believe a school in that area will be welcome
Introduce Community employ more personnel, enroll more students, {as it is surrounded by neighborhoods.
Leverage Partnership use of local firms to perform work,
Local Organization — Property/Business Owner in Flagler County:
5 5 5
Existing Established in 2008, serves 211 students, Established in 2008, Palm Coast, FL. They
employs 35 people, located in Palm Coast are out growing their current facility.
83 96 83

—
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Score

Score

Score

Score

Score

Score

Score

Total

ExecData, Inc. OBO Information Technology Development Center

Proposal Reviewers Comments

Proposed Concept:

15

10

10

Start up - become a core of the IT business
Community. Preserve Historic Features, 1st
Floor - Video Facility — space to be rented,
2nd Floor - IT incubator — will attract tenants
for space, 3rd Floor - Have individuals who
are interested in Adult Education & IT, 2nd
Fioor Courthouse ~ Rental Space for
Offices/Courthouse, 1st Floor Courthouse —
Public & Corporate Use, 10 years triple net -
no cost to county

Innovative approach, much needed concept,
lacks security and financial budgeting and
support.

Use the courthouse as an ...housing various
businesses (incubator)

10 year lease with two 5 year renewals, with
the intent to purchase

{TDC will pay no rent ($0.00)

Experience and Qualifications of Firm and Individuals:

3

5

10

Not established - per proposal — no known
individual or corporation that has experience in
use. Unique concept, Experienced / 6 startups

Concept conceived locally within the last few
months as an attempt to save Courthouse. No
known individual or corporation has experience
in operating the proposed use.

ITDC is not a established company. There are
no known individual or corporation that has the
experience in operating the proposed use. But
the proposed staff has experience in running a
business (collectively).

Financial Strength;

7

2

5

100% Upgrade, Initial Investment of $250,000,
Investment over 3 years $1,000,000, ITDC -
dependent on grants, loans and investors /
marketing package, No lease payment to
County, 1st investment fo create accounts
andfor payment to cover operational cost by
County, 2nd Investment will be renovation cost
to allow occupancy, Day 1 of lease pursue
grant — negotiate with Adult Ed, Adult Ed
fundirent used to renovate 1st Floor.

Lacking financial statements, bank records,
etc. Relying on investors, grants and loans.

~

The revenue stream is not solid. They have to
find tenants for the facility. They currently
have $250,000 for FC residents projecting
annual revenues to decrease in 3 years?
Initial working capital $500,000 (%2 investors,
% loan) '

Proposed Redevelopment Schedule of Facility:

3

2

5

Renovate as needed - develop when funding
is available, Initial Completed over 3 years,
Class A Office Space, Revenue by month 3
from use of courtrooms for com org

Too loose, lacks detail

Invest $1,000,000 over the next 3 years, [TDC
intent is to preserve all historical features.

Timeline for Implementation of Proposal:

5

2

5

All upgrades by year 3 -~ depending on grants
and leases
Not sure full due diligence conducted

Too loose, everything hinges on finances

Renovations will continue as the space is
needed/leased.

Proposed Rent/Investment:

2 2 0
Rent 0 ~ investment initiat $250,000 No money for County - “Just wants the Rent $0.00
Remain dependent on loans and part total building for free”
investment No money in bank or secured, new enity
Community Benefit to the Area:
3 2 1
May introduce individuals to area and spark  |Community access, café, wifi (ifitcomesto  |Start up business
economic development. fruition), Economic Development for start-ups
Local Organization — Property/Business Owner in Flagler County:
5 0 2

Propose local - start up

New concept, not formally developed

Residents that are involved in the
community.

43

[

25

38




Flagler County Board of County Commissioners
RFP- P035-0-2015, Leasing of the Historic Flagler County Courthouse

Committee Ballot Sheet

Meeting Time, Date, and Place

9:00 a.m. on Wednesday, February 4, 2015

1769 E. Moody Boulevard, Building 2, Third Floor

Bunneli, FL

32110

Committee Members Score Ranking
Firms Sally Sherman Heidi Petito Roy Sieger
ExecData, Inc. OBO > 2 2 6 2

Information Technology Development Center

First Baptist Christian Academy of Palm Coast

A zoee. =2 ;;/

Dian& M. Fye, CPPB, FCPA
Senior Procurement Analyst

Recommendation of Award

First Baptist Christian Academy of Palm Coast
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First Baptist Christian Academy of Palm Coast

Proposal Reviewers Comments

Proposed Concept:

Score 2 28 25
Detailed use as private school, hours of Excellent, will allow for growth of the business |Private Christian School which offers classes
operation, Renovation and revitalization of and accreditation from pre-school through high school
space, preservation of historic features, Long term lease, 30 years?
Experience and Qualifications of Firm and Individuals:
Score 20 18 18
Existing operation relocating for growth, Established in 2008 - currently serving and will |Currently employs 35 full and part time
Proven experience, established school in continue to serve teachers
2008, Joe P Architect, Buckles contractor, Doc
preliminary design, VPK Certification
Financial Strength:
Score 5 15 10
Church established 1974, School established |Already has the financial where with all to $1,000 per month for two years (.25 per sq ft)
2008 support this purpose, with room for growth and |Has $500,000 renovation capital through gifts
Growth projection - year 1 relocation $1.6M  Jincreased enroliment additional revenue. and secured promissory notes
Lease payment to County $1,000 monthly, Ready to invest $300,000 for improvements
after year 2 $2,000 (page 4)
Proposed Redevelopment Schedule of Facility:
Score 10 10 8
Renovation 4 months with occupancy July 31, [Already secured local firm for preliminary Restroom and fireflife safety systems
2015 design/plans. Already secured preliminary |4 months, occupancy date July 31, 2015 / start
Conducted due diligence of facility to construction costs from local general classes August 17, 2015
understand needs contractor $400,000 - $500,000 improvements
Will preserve the historical aspects of the
courthouse
Timeline for Implementation of Proposal:
Score 10 10 10
Immediate advancement, preparation for 2015-{Improvements will take 120 days (4 months) |4 months
16 school year — starting August 17, 2015 Occupancy 7/3/15 for start of classes 08/17/15
Proposed Rent/Investment:
Score 5 5 3
$1,000 year 2 - $,2,000 w/cam Long Term Lease, initial outlay from school  }1$1,000 for two years. After two years the rent
$800,000 $500k construction/renovation $150k working [goes up to $2,000 plus CPO increases total
$5,700 wicam capital, $150k relocation expense. Payback to |rent received $5,700 (year end) and $6,700
County for capital costs, CAM, and rent. (after year two)
Community Benefit to the Area:
Score 3 5 4
Possible partnership w/Historic Org Excellent — occupy currently vacant building, |1 believe a school in that area will be welcome
Introduce Community employ more personnel, enroll more students, |as itis surrounded by neighborhoods.
Leverage Partnership use of local firms to perform work.
Local Organization — Property/Business OQwner in Flagler County:
Score 5 5 5
Existing Established in 2008, serves 211 students, Established in 2008, Palm Coast, FL. They
employs 35 people, located in Palm Coast are out growing their current facility.
Total | 83 96 83 T
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ExecData, Inc. OBO Information Technology Development Center

Proposal Reviewers Comments

Proposed Concept:

15

10

10

Start up — become a core of the [T business
Community. Preserve Historic Features, 1st
Floor - Video Facility — space to be rented,
2nd Floor - IT incubator — will attract tenants
for space, 3rd Floor — Have individuals who
are interested in Adult Education & IT, 2nd
Floor Courthouse — Rental Space for
Offices/Courthouse, 1st Floor Courthouse -
Public & Corporate Use, 10 years triple net -
no cost to county

Innovative approach, much needed concept,
lacks security and financial budgeting and
support.

Use the courthouse as an ...housing various
businesses (incubator)

10 year lease with two 5 year renewals, with
the intent to purchase

ITDC will pay no rent {$0.00)

Experience and Qualifications of Firm and Individuals:

3

5

10

Not established — per proposal — no known
individual or corporation that has experience in
use. Unique concept, Experienced / 6 startups

Concept conceived locally within the last few
months as an attempt to save Courthouse. No
known individual or corporation has experience
in operating the proposed use.

ITDC is not a established company. There are
no known individual or corporation that has the
experience in operating the proposed use. But
the proposed staff has experience in running a
business (collectively).

Financial Strength:

7

2

5

100% Upgrade, Initial investment of $250,000,
Investment over 3 years $1,000,000, ITDC -
dependent on grants, loans and investors /
marketing package, No lease payment to
County, 1st Investment to create accounts
and/for payment to cover operational cost by
County, 2nd Investment will be renovation cost
to allow occupancy, Day 1 of lease pursue
grant - negotiate with Adult Ed, Aduit Ed
fund/rent used to renovate 1st Floor.

Lacking financial statements, bank records,
etc. Relying on investors, grants and loans.

The revenue stream is not solid. They have to
find tenants for the facility. They currently
have $250,000 for FC residents projecting
annual revenues to decrease in 3 years?

Initial working capital $500,000 (% investors,
Y loan)

Proposed Redevelopment Schedule of Facility:

3

2

5

Renovate as needed - develop when funding
is available, Initial Completed over 3 years,
Class A Office Space, Revenue by month 3
from use of courtrooms for com org

Too loose, lacks detail

Invest $1,000,000 over the next 3 years. ITDC
intent is to preserve all historical features.

Timeline for Implementation of Proposal:

5

2

5

Ali upgrades by year 3 — depending on grants
and leases
Not sure full due diligence conducted

Too loose, everything hinges on finances

Renovations will continue as the space is
neededfleased.

Proposed Rent/Investment:

2 2 0
Rent 0 — Investment initial $250,000 No money for County - “Just wants the Rent $0.00
Remain dependent on loans and part total building for free”
investment No money in bank or secured, new entity
Community Benefit to the Area:
3 2 1
May introduce individuals to area and spark  {Community access, café, wifi (if it comes to  |Start up business
economic development. fruition), Economic Development for start-ups
Local Qrganization — Property/Business Owner in Flagler County:
5 0 2

Propose local — start up

New concept, not formally developed

Residents that are involved in the
community.
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TAB A STATEMENT OF INTEREST AND INTRODUCTION

The property referenced throughout this proposal, Flagler County Tax Parcel Nos. 10-12-30-
0850-01330-0000 & 10-12-30-0850-01220-0000, consists of the Historic Flagler County
Courthouse and Annex and an additional partially fenced parcel of land with a parking area, a
grassy area, and a tennis court (hereinafter, referred to as “the site”).

The First Baptist Christian Academy of Palm Coast (FBCA) is a private Christian school, which
offers classes from preschool through high school. FBCA was established in 2008 as a ministry of
the First Baptist Church of Palm Coast located at 6050 Palm Coast Parkway NW in Palm Coast,
Florida. Over the past couple of years, FBCA has come to the realization that they are outgrowing
their facility at the same address; therefore, they are looking for ways to continue to grow and
serve the community by providing an excellent alternative educational environment. The site
represents the best opportunity for FBCA to continue to expand its operation, seek accreditation
and be a positive addition to the businesses in the City of Bunnell and Flagler County.

FBCA opened in the fall of 2008 with two preschool classes. In each successive year, FBCA added
grades through the elementary grades. In 2013, it was decided that FBCA would open classes to
middle and high school students and now serves 211 students from preschool through 11th
grades. This year, FBCA offers classes in a traditional teacher-taught format, virtual classes, and
homeschool partnerships in 23 classrooms. FBCA currently employs 35 full- and part-time
teachers, aides and administrative staff. The facility at the First Baptist Church of Palm Coast has
been sufficient to house FBCA during its initial growth period; however, the intended use for this
campus was for Sunday School rather than for full-time primary education. Currently, FBCA
utilizes every available room and space on campus to meets its needs.

The two main goals of FBCA are to continue to expand and grow to meet the alternative
educational needs of the community and to become accredited. Neither of these goals can be
accomplished as long as FBCA remains in operation at the current facility because the classroom
sizes are too small to effectively run a growing school operation. The small classrooms also
represent significant negative impacts to income potential. Additionally, FBCA has the desire to
become accredited through the Florida Association of Christian Colleges and School (FACCS).
This goal of accreditation cannot happen in the current location because of facility square
footage to student ratio limitations.

It is the desire of the FBCA to relocate its operations from its current location to the site. This
move would facilitate FBCA's success in accomplishing its goals of expanding student enrollment
and achieving accreditation through FACCS.
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TABB DETAILED PROPOSAL

FBCA has carefully reviewed the RFP and has prepared this detailed proposal to satisfy all
requirements and to clearly illustrate the intended utilization of the site.

A. Business, Development, and Marketing Plan

The following sections provide further details pertaining to FBCA’s plans for obtaining,
developing, and utilizing the site.

1a. Proposed Use of Property

If awarded, FBCA will utilize the entire site including the Historic Courthouse, the Annex, the
parking located behind the Bunnell City Hall, and the open grassy area and tennis court adjacent
to the southeast of the rear parking area. School hours will start at 8:00 am and finish at 3:00
pm. Faculty and staff will begin reporting to work at 7:30 am along with students who sign up
for Before Care. After Care service will last until 6:00 pm. The majority of the Academy activity
will be during normal school hours and will conclude around 6:00 pm. There will, however, be
special events, assemblies, parent meetings, etc. which will necessitate the use of the site during
evening hours. FBCA currently serves and will continue to serve families with school age children
in the Flagler County region.

The historic courthouse portion of the site will be used primarily for executive and administrative
purposes. Plans for the first floor include FBCA Administrative offices for attendance, finance,
records storage, teacher workrooms, and a teacher lounge. The second floor plans include
executive space in the surrounding offices and a large assembly space in the historic courtroom.
FBCA would want to preserve the historic renovations existing in the courtroom while
reconfiguring the space for assembly. Careful consideration and advice will be sought to ensure
that the historic features of this structure remain as period authentic as possible, while still
allowing it to be utilized by FBCA and for assembly.

The Annex will be the primary location of student classes. All three levels of the Annex will have
renovated restrooms to comply with current American Disabilities Association (ADA) standards.
The first floor will be where the Preschool, K-5, and 1st grade student classrooms are located.
There will be mechanical, building and plumbing additions to accomplish the build out of these
classrooms. Plans include an additional two bathrooms added to the first floor. The second floor
of the Annex will be where the 2nd - 6th grade classrooms will be held. The large white
courtroom room will be left as a large multi-purpose space for elementary grades. Construction
and renovation will result in a center hallway design for the second floor that is congruent with
the first and third floors. There will also be a second means of egress from the assembly area in
the Historic Courthouse into the Annex. This will allow two means of egress from the Historic
Courtroom other than the wooden staircases that are present. The third floor will house middle
and high school students, cafeteria and kitchen. Refer to attachment A for a preliminary design
and proposed usage.

The site will be developed to include a fenced in play space behind the Annex. Faculty and staff
parking will be available in the parking lot behind Bunnell City Hall. Outdoor recreation and play
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space will be utilized on the property adjacent to the parking lot behind Bunnell City Hall. The
fenced in tennis court will also be used for outdoor recreation, play space and P.E. classes.

FBCA will take precaution to preserve and maintain the historic appearance of the Historic
Flagler County Courthouse. FBCA is willing to work with community partners, such as the
Historical Society and the City of Bunnell to accomplish these goals. Allowing space for historic
displays and educational opportunities are some of the ways that FBCA could partner with the
community in order to accomplish this. FBCA would be open to discussing future possibilities of
partnering with the Historic Society or other entities to preserve and promote the historic value
of the site. Please refer to Attachment A for figures, which illustrate the preliminary design and
proposed usage of the site by FBCA.

Development and Renovation Plan

The site will require modifications and improvements in order to facilitate the needs of FBCA.
The fire and life safety systems currently in the annex need to be updated to be in compliance
with current County building codes (particularly, those pertaining to the use of a structure as a
school). The Annex needs to have a fire sprinkler system installed to host a school. The exterior
surfaces and several windows located in both the annex and historic courthouse portions of the
site need to be sealed and/or replaced. Maintenance and inspections must be done to the
elevators to restore them to working order. Inspections need to be performed and repairs need
to be made to the roof in both building portions to ensure that there are no leaks and to the
HVAC systems in both buildings. These items are assumed to be the responsibility of Flagler
County as the building owner. These improvements are necessary to house FBCA and to
maintain the buildings on the site in good working conditions for the foreseeable future.

FBCA will assume the construction and renovation responsibility of turning the site into a
functioning school. The improvements and renovations will take approximately 4 months (120
days) from start to finish. This does not include time for permitting or proposal approval. The
hopeful date of occupancy is July 31, 2015. This would allow at least 2 weeks for last minute
punch list items to be completed before the beginning of the school year with classes starting
on August 17, 2015. Relocation contingency plans have been put into place if the site is not ready
for occupancy by this date, with possible partial occupancy being an option as the logistics of
the relocation are completed.

FBCA has contracted Flagler County architect Joseph Pozzuoli to prepare a preliminary
construction design plan for the site based on information garnered from several visits to the
site. These preliminary designs were utilized to prepare a preliminary construction cost estimate
from John. W. Buckles (a local General Contractor). The preliminary construction cost estimate
includes only renovations for the annex portion of the site and range from $400,000 to $500,000
depending on finishing details. The Historic Courthouse would be given a fresh coat of paint and
a thorough cleaning. The rest of the design and function of the Historic Courthouse would
remain as is. In the interest of time, FBCA requested a baseline quote based on square footage
and simple finishing design of the annex.

FBCA does not desire or seek to eliminate or modify historical aspects of the site. FBCA would
be diligent to preserve the historical value and the appearance of the site whenever possible.



RFP-P035-0-2015
Historic Flagler County Courthouse
Tab B, Page 3

Renovation plans to the Historic Courthouse include painting and flooring where needed.
Existing flooring and room structures, which are found to be in good condition, would not be
impacted by renovations. The kitchenette space in the Historic Courthouse would be updated
with modern amenities and fixtures. FBCA would seek to limit the amount of renovation needed
to the wooden staircases and the already renovated 2nd floor courtroom. FBCA will consult
Flagler County prior to performing any alterations to the site, which would adversely impact its
historical value.

Capital Investment & Rent

The following sections provide further details pertaining to FBCA’s capital investment and rent
plans as they pertain to the site.

Proposed Use of Property

The upfront capital can be separated into three different purposes: Construction and renovation
costs ($500,000), working capital ($150,000), and relocation expenses ($150,000). The total
required capital investment for FBCA to re-develop and re-locate to the site is estimated at
$800,000.

Construction and renovation costs have been estimated between $400,000 and $500,000. FCBA
has received a preliminary bid of $400,000 for the Annex renovations only. This estimate would
allow FCBA to relocate and operate as a fully functioning Preschool - High School operation with
all classrooms in the Annex. Other construction costs not yet estimated include painting and
cleaning of the Historic Courthouse, replacing necessary flooring and ceiling in the Historic
Courthouse, re-modeling two of the upstairs bathrooms in the Historic Courthouse, fencing and
installing a gate and playground space in the back parking lot of the facility, and fencing the large
yard behind Bunnell City Hall. FBCA hopes to accomplish these additional goals with a $100,000
budget.

Working Capital will be necessary for FBCA to operate in the transition year of relocation. The
estimated cost for working capital is $150,000. This cost would have to include the costs for
construction, rent, utility deposits, insurance, upfront operational costs, and unforeseen
expenses for the new school year.

Relocation expenses are estimated to be $150,000. FBCA has to furnish approximately thirty
classrooms with tables, desks, chairs, technology, storage, teaching aides, whiteboards,
corkboards, Smart boards, lockers etc. Teacher workrooms, elective space rooms, and resource
rooms have to be established and outfitted with supplies as well. Cafeteria and kitchen
furnishings required include cabinets, commercial grade appliances, ice machine, 3
compartment sink, dishes, utensils, prep tables, tables, chairs and audio/visual (A/V) equipment.

In addition to these expenses, estimates are being gathered for office furnishings and equipment
(including, but not limited to, copiers, telephone systems, security systems, and internet
service).
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Development and Renovation Plan

FBCA is prepared to enter into a long-term lease agreement with Flagler County for use of the
site. Flagler County would be the owner and Lessor of the site and FBCA would assume the role
of Lessee.

As the owner of the site, the County would be a logical entity to assist in the coordination and
construction of some of the required improvements, provided there is payback from the lessee
over time. FBCA would like for the County to seek to define a budgeted investment amount that
could address some of the critical components of the renovation and re-development of the
site. Below are examples of some items that could potentially be addressed, based on previous
discussions between FBCA and The County:

Improvements Estimated Costs
Tuck pointing/Sealing Exterior Walls/Facades $30,000
Fire Panel/Safety System/Security/Emergency Lighting & Exits $30,000
New Sprinklers in Annex/Rehab of Historic $100,000
Windows Annex and Historic (Partial) $70,000
Elevators $70,000

Total $300,000

The payback to the County, amortized over 30 years, would equate to approximately $1,000.00
per month.

FBCA would desire that The County continue to maintain several larger Common Area
Maintenance (CAM) items (such as the roof and HVAC system) for a fee. FBCA would like for
other items, such as the sprinkler systems and elevator phones, to be installed/upgraded by The
County on the capital side with ongoing testing and re-certification for a fee. The replacement
of these items is not factored in the costs presented in this proposal.

FBCA proposes to pay $750 per month for each CAM item to be maintained and or replaced by
The County, as illustrated in the table below.

CAM ltem Monthly Cost
HVAC - $80,000 every 10 years S750
Roofing — $80,000 every 10 years $750

Other potential lease items FBCA desires include the following:

Ite Estimated
Annual Cost

Elevator Phone S600
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Property Insurance $23,200
Fire Alarm $1,500
Fire Sprinkler S300
Elevator License $250
Termite Pest Control $500
Extinguisher Certification, Other S250
Total Estimated Annual Costs $26,000

Corresponding Estimated Monthly Costs $2,200

FBCA would appreciate a rent which is below market value for a period of time in order to offset
the initial capital costs and to provide a long-term incentive to occupy the site. FBCA proposes
to pay $1,000 per month or approximately $.25 cents per gross square foot (s.f.) $.33 per net
s.f. After two years, FBCA proposes to pay $2,000 per month in rent, plus Consumer Price Index
(CPI) increases. Any future increases would be linked to an annual CPl adjustment. The CPI
adjustment will be based on the CPI for All Urban Consumers, South Regions, US City Average
(current CPlis 1.3%)

To summarize, proposed monthly costs for the Lessee (FCBA) would be as follows:

Ite Estimated

Annual Cost

Capital Reinvestment Repayment of County Expense $1,000

Monthly CAM $3,700

Rent (Increases after 2 years to $2,000 plus CPI) $1,000

Total Proposed Monthly Costs, Years 1 & 2: $5,700

Total Proposed Monthly Costs, After Year 2 (not including CPI $6,700
Increase):

Financial Information

FBCA has never had an independent CPA perform a review or audit of the financial records or
books. However, for the last 18 months a Certified Public Accountant (C.P.A.) has been preparing
the monthly financial reports, including bank reconciliation. The C.P.A. also provides financial
advice to the FBCA administration and Board of Directors. FBCA's President is also a C.P.A., which
provides and additional resource for financial direction during the monthly Board of Directors
meeting. A review of the financial records could be done in the future if requested.
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One of the primary reasons FBCA desires to occupy the site is to increase its financial stability
and to facilitate growth. FBCA's current facility does not allow for any accelerated income
potential due to the small classroom sizes. The current teacher to student ratio is 1 to 8. FBCA
expects to nearly double this ratio with its occupancy of the site (one teacher per 15 students).
This will ensure FBCA’s ability to invest in the site and to expand its operation as student
enrollment continues to grow.

FBCA has already acquired capital necessary for renovation and building costs through gifts and
short term unsecured promissory notes of $500,000. Upon Proposal approval and additional
$300,000 working capital will be funded for equipment, furnishings and start up costs. FBCA
working capital is accumulated through tuition, scholarship payments, gifts and fundraising.

Total income for the first year of operation in this location is estimated at $1,615,086 with an
enrollment of 300 students. Total Income in the 5th year is forecasted to be $2,574,063 with
472 students. Total Income in the 10th year is forecasted to be $2,727,078 with 527 students.
The above total income will provide the necessary working capital to ensure the
continued operation of FBCA throughout the proposed lease period.
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TAB C STATEMENT OF QUALIFICATIONS AND EXPERIENCE

FBCA is a ministry of the First Baptist Church of Palm Coast. The church was established in 1974
through educational classes and an informal Bible study. The church has grown to be one of the
largest churches in the County. It has a membership of over 1,000 active members. One of FBCPC's
goals in ministering to the community is to provide classes and educational opportunities for people
to come together and learn about the Scriptures and how to apply to everyday life. In any given
week, 600 people are engaged in some sort of continuing education through the Center For Biblical
Studies, Sunday School Department or seasonal studies. FBCA is an outgrowth ministry of the
educational core value at FBCPC.

FBCA has successfully operated as a private learning institution in Flagler County since the fall of
2008. Over the past six years, FBCA has grown from a small preschool to a bona fide academy with
211 students enrolled. Furthermore, FBCA is currently the only private school in Flagler County,
which offers courses to students above the Eighth Grade.

FBCA is a participating member of the Florida Association of Christian Colleges and School (FAACS).
The process of accreditation has begun; however, the relocation of FBCA to a larger facility (such as
the site) is necessary in achieving this accreditation. There is a square footage requirement per
student for accreditation that will not be met at its current location. The site satisfies this
requirement for FBCA, with sufficient space to more than double in enrollment.

Currently, FBCA employs 35 personnel including administration, office staff and classroom teachers.
Cumulative, there are 26 Bachelor's degrees and 6 Master’s degrees represented among our staff.
This is important to note because it demonstrates a commitment to a cause of providing a quality
education to young people. These dedicated staff members have chosen to be a part of FBCA
because they believe in the mission and values of a traditional teaching environment foregoing
better salary and benefits that could potentially be found elsewhere. Their dedication and hard
work represent the cornerstone of FBCA's success.

FBCA's Preschool operation is a certified Voluntary Prekindergarten (VPK) program. FBCA is a
participating school for the income-based (Step Up) scholarship program and the McKay
Scholarship program, both of which supply funds for those with special educational needs. FBCA
also partners with Flagler County in the Title 1 program, offering additional assistance with reading
and math to those in need.

Copies of select current certifications and licenses that FBCA holds are included in Attachment B.
The documents provided in Attachment B include: 2014/2015 VPK Approval letter, January 2014
State of Florida Health Department Public/Private School Inspection Report, April 2014 Fire
Inspection Report, 2013 Good Faith Safety Compliance Certificate, April 2014 State of Florida
Voluntary Prekindergarten Education Program Statewide Provider Agreement, January 2015 Florida
Department of Children and Families (DCF) Inspection Checklist, June 2014 DCF Child Care Facility
Certificate of License, September 2014 FACCS Religious Exemption Certificate, September 2014
FACCS Membership Certificate, April 2014 Florida Department of Education (DOE) Office of
Independent Education and Parental Choice compliance letter, and the Florida Department of State
Division of Corporations record showing that FBCA has been incorporated since 06/02/2008.
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TAB D REQUIRED DOCUMENTS

In accordance with the requirements of RFP-P035-0-2015, the following Flagler County Forms have
been prepared by FBCA and included with this proposal:

e Form 7.1: Proposer’s Certification Form

e Form 7.2: Addendum Acknowledgement

e Form 7.3: Sworn Statement on Public Entity Crimes

e Form 7.4: Affidavit of Non-Collusion and of Non-Interest of Flagler County Employees
e Form 7.5: Proposer Information

The following pages contain copies of these executed forms.
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Detailed Proposal

ITDC proposes to lease the entire facility known as the Historic Flagler County Courthouse,
including the annex, for a period of 10 years with options to renew for 2 five year periods.
ITDC will renovate and use the building for:

IT education facility

IT business incubator

IT training facility for public/business
IT access area for the general public
Community meeting center

General offices

SourwnE

The lease of the facility will be done through a triple net lease where all the costs of
maintenance, upkeep, renovations, upgrades, and operations will be provided by ITDC.
There will be no monthly lease payments for the County, nor will there be CAM oversight by
the county.

ITDC will be permitted to remodel interior/exterior as needed within stated lease restrictions.
If required the County will rezone the property as appropriate for use as a commercial
building.

It is the intent of ITDC to purchase the Historic Courthouse at a future date. The lease would
give ITDC the option to buy at a pre-determined price. In addition the lease will provide a
right of first refusal if the county wishes to sell before ITDC exercises its option.

Upon lease of the facility to ITDC, the County agrees to work with ITDC to obtain
grants associated with the use and/or upkeep of the courthouse.

Further lease details are enumerated in the following pages. It is the intent of ITDC to
comply with all detailed restrictions or exceptions enumerated within the RFP.

In consideration for the lease in over 3 years’ time ITDC expects to invest approximately
$1,000,000 plus into renovations and upgrades of the Historic Courthouse.
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Business, Development and Marketing Plan

A. Property Use:

ITDC divides the courthouse into two divisions, the courthouse and annex. The courthouse
is the original building built in 1923 encompassing two floors and fronting on Old Moody
Boulevard. The annex is the building built in 1982 encompassing three floors and attached to
the back end of the courthouse. While ITDC intends to use the entire facility for its
operations, each of the divisions presents different opportunities for development. Official
hours of operation will be Monday through Saturday from 8:00 am until 10:00 pm.

However, each professional, educational unit, or incubator personnel will have access to the
facility at their discretion twenty-four hours a day, seven days a week.

Annex Operations:

Because of its size and relatively newer construction the annex will be the primary
revenue source. The third floor is as seen in Figure 1is projected to be an educational
facility. Inquiries have found that Flagler County Adult Education (Adult Ed) and
particularly the Flagler Technical Institute (FTI) are in need of space for their programs.

With the loss of the building at
Corporate Drive Adult Ed and
FTI have lost a permanent home.
Included in this loss is a large
reduction in space with a
subsequent reduction in revenue
producing programs. While an
adjunct of Flagler Schools Adult
Ed itself is not a part of the K-12
programs and must stand on its
own merits. The use of the third
floor would provide the necessary
space to add programs to Adult
Ed. The added benefit of being in
an IT focused building would
allow FTI to emphasize and
create new technology programs Fig. 1: Third Floor

they are currently missing.
Included as Appendix A is an
email from the Director of Adult Education expressing interest in being a part of the ITDC
building.

While leasing to Adult Ed and FTI is not assured, use of the third floor as an educational
facility will continue. The IT upgrades to the entire facility will make ITDC a focal point for
higher education institutions. ITDC upgrades in Internet service will provide digital speeds
comparable only to the most advanced systems. ITDC upgrades in cellular service will allow
cell phone service within the entire facility, a service few buildings offer. These upgrades

Page | 3



and ITDC focus provide services well beyond current higher education offerings. This

creates a strong incentive for their
participation at ITDC.

As seen in Figure 2 second floor
operations will be dedicated to an IT
incubator. One of the greatest growth
venues in the country is IT. Many of
the companies that develop the IT
businesses are small startups ranging
from one to 20 individuals. A large
drawback to the development of their
products is lack of a strong high-speed
Internet connection and a strong
internal cellular signal. ITDC will
provide both. With these services plus
the ability to lease office space
suitable to the size of the operation,
ITDC will attract multiple tenants for
its incubator office space. Inquiries
have already come in from four
sources. The recent new business

Fig. 2: Second Floor Operations

announcements in this county confirm the development of IT organizations. The second
floor of ITDC will provide incentive for more IT organizations to move to our community.

Figure 3 shows first floor operations dedicated to professional offices, IT video

production, and IT training. More than
one professional has expressed interest
in use of the lower level for primary or
secondary offices. It is the intent of
ITDC to make the entire facility a Class
“A” facility with the latest in IT. This
has strong influence on these
professionals.

In addition to professional offices,
ITDC will provide temporary
professional office space for the
incubator businesses and other entities.
There is a need for these businesses to
make a strong impression on possible
investors or users. Access to these types
of offices allows small businesses to
invest primarily in the facilities needed
for productivity.

Fig. 3: First Floor Operations

Included in the first floor will be an IT video production facility. IT video is a growing
business on the Internet with Google, Yahoo, Netflix, YouTube and others investing heavily
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in original content. IT video production facilities offer an additional revenue stream in
rentals and advertising.

The first floor will include the IT training room. This room is used for public and
business instruction on the use of various programs and applications. The training room will
provide a venue not currently available in Flagler County. Rentals of this room will add to
the revenue stream.

Courthouse Operations:

The courthouse second floor as seen in Figure 2 is dedicated primarily to administrative
and some executive office rentals. Executive offices will be remodeled into an exclusive
office environment highlighting the era of construction. The exclusivity of the office
combined with the historical ambiance and high technology is expected to produce
substantially higher incomes.

The courtroom will remain in original condition as much as possible. But it will be
enhanced with technology. The annex wall will be embedded with monitors to provide an
environment that evokes the original courtroom windows. This will create more light during
use as IT generated images provide scenes of current external conditions or historical re-
enactments. The monitors can be used for presentations or remain silent when the room is
used for more conventional means. It is expected to use the courtroom for hall rentals for
social groups or individuals. It will also be offered for use as a courtroom facility.

The first floor of the courthouse will be dedicated to public and corporate use. When
facing the courthouse the outside area on the immediate right will be developed into a public
access gardens and concourse. The area will benefit from an array of benches and sitting
areas encouraging repeated use. Any current memorials within this area will be enhanced
and highlighted. The area will also have access to high speed wireless Internet connections
and cellular service.

Inside the courthouse the front rooms just adjacent to the gardens will feature a public
access computer room. This room will be dedicated to allowing free use of high speed
Internet and cellular service for the general public. Desks, chairs, and commensurate office
furniture will be provided to enhance use. Computers will be available for general use
although personal devices will be encouraged.

The back room of the courthouse adjacent to the gardens will be set aside for a café.
With the general public encouraged to use the IT services, the 24 hour incubator personnel,
the frequent training, education, and professional offices it is expected the café will enhance
rentals while providing income.

The left side front room of the courthouse will be set aside for teleconferencing. There
are two rooms easily adaptable for an IT teleconference setup suitable for professional use.
These rooms will be provide income through their rentals.

The left side back room of the courthouse will be dedicated to an additional classroom for
training purposes, coding sessions, or general use. With the advent of code-a-thons to teach
students how to code and operate programs this would provide an environment to encourage
this use.
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B. Development and Marketing Plan

Development costs are hard to assess for this project. Despite the extensive reports filed
online there are no ready and reliable cost estimates for renovation or occupancy
requirements. The latest estimate of a comprehensive renovation of the entire facility was
done in 2012 by the city of Bunnell. This cost was estimated at $1,500,000. Previously the
Sheriff’s office estimated costs at over $3,500,000. The estimate by Strollo Architects in
2007 placed the renovations costs at over $2,100,000.

The most recent costs for occupancy were estimated at $300,000 in the proposal offered
on January 6, 2015. However, the county would remain responsible for HVAC, roofing,
property insurance, and various other charges amounting to over $260,000 over 10 years.
This cost could far exceed the $260,000 depending on the conditions of those items. In
addition the lessor in this instance would add an additional $500,000 to the renovation of the
buildings. The total cost for renovation in this proposal could be estimated at $1,060,000.

These various estimates place the renovations in a range of $1,100,000 to $3,500,000
each dependent upon how the facility is used. As instructed by the response to questions of
the RFP in Amendment #1 ITDC used these estimates and the documentation to create a
development plan for the facility. ITDC believes this is the best estimate based upon the
information provided and its determined use of the facility.

Known Issues.

The HVAC system needs to be updated. The report by H2H Indoor Air Solutions on
January 12, 2014 confirms that interior ductwork must be repaired in order to control mold
and adjust for renovated working conditions. Also Stollo Architects indicated all three
rooftop units need to be updated and replaced. The County replaced one in 2008, but the
other two will need replacement shortly.

Fire suppression systems need to be installed and/or updated. There also needs to be an
update in security lighting and exits. ADA requirements must be met in various areas
including the restrooms. Some renovations are required on the elevators before use.

Required Upfront Renovation Costs.

While there are some known issues the required upfront costs are not. HVAC ducting
will need to be replaced, but as required. Ducting has to be set according to need. The
remaining two HVAC units that must be upgraded or replaced have not been scheduled for
immediate replacement by the county in the most recent proposal. It can be assumed that
these units may be usable for a short period of time before replacement.

Fire suppression systems must be upgraded before occupancy and can be listed as an
immediate need. Updates in security lighting and exits is also a requirement. ADA
requirements will need to be met on each floor as occupancies proceed.

The elevator costs are suspect. The only known listing in the documents of needed
elevator upgrades was in the Sheriff’s office estimated costs. Stollo Architects did not list
this as a separate issue and requests from the county on reasons for required upgrades and
estimated costs have not been forthcoming.
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ITDC Marketing Plan

It is not the intent of ITDC to renovate the entire building before use. ITDC intends to
renovate the building as needed, as required, and according to customer specifications. Each
office, floor, or room will be a customization for the individuals or use. The ITDC business
plan is dependent upon grants, loans, and investors for completion. IT is a long term plan
with the initial phase done over a period of 3 years.

ITDC will market the facility as a state of the art information technology center. Internet
connection capacity will meet or exceed 1 gigabyte mps, a capacity in the United States only
met by a few cities or locations. Cellular service will be easily and readily available in all
areas of the building. This is a rarity in almost all current buildings and extremely necessary
for IT development businesses as Internet technologies move to cellular services. These two
additions to the structure alone will be a large incentive for IT businesses not currently
located in Flagler County to move to this location. These services are needed and of a
greater incentive than location issues in the IT community.

When renovating ITDC offices and spaces, ITDC will insist that the renovations
requested meet Class “A” office space requirements. It is the intent to use the Class “A”
amenities and renovations as an additional incentive to move business to the center. ITDC
plans for the courthouse to become a core of the IT business community and a required
address for developers and potential IT investors.

As described below each section of the building provides opportunity for marketing.
Each section will work with others to fulfill a complete marketing plan.

With each floor designated for various activities as defined in Property Use, ITDC will
market each section individually. This will allow development to proceed as needed and
when the funds are available.

Emphasis has been placed on developing the annex’s third floor for educational purposes
first. This is due to Flagler County’s Adult Education need for use of the entire third floor
for educational facilities. If ITDC is successful in leasing this space to Adult Education,
emphasis will then be placed on the annex first floor.

The annex first floor is the most requested professional office space. In addition the
former commission chambers will be outfitted to provide training sessions and conferences
for business and the public. These chambers as well as the professional office spaces will
provide a glimpse of the quality of the space available in the complex and serve as a sales
model for rentals.

The second floor of the annex will be developed next. Marketing will use the models on
the first floor, the IT upgrades, and customized space as incentives to complete this part of
the complex.

The courtroom on the second floor of the courthouse will be opened for social and
community organizations to use as soon as safety standards can be achieved. Marketing
programs will provide this space at minimal to no charge to these organizations to entice
potential customers within the organizations to the view the facility.

First floor courtroom renovations will proceed as soon as grant funding and/or
commercial leases allow. This is an area to bring the public in to use the spaces provided. It
is also a marketing tool to induce potential customers to lease space and/or facilities.
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ITDC Development Plan

ITDC’s first investments will be the creation of accounts and/or payments to cover all of
the monthly operational costs currently covered by the county. Second investments will be
in the required renovation costs that will allow occupancy with emphasis on the annex. As
pre-bid evaluations of the roof-top HVAC usability were not available, evaluations will be
performed to estimate the possible use and time frame for their replacements. Upon
completion of these estimates, time frames will be created and funding sources identified for
their replacements.

Elevator assessment will be done upon lease of facility. Funds will be set aside for their
repair and maintenance. Upgrades to elevators will be done as occupancy increases.

Installation of high-speed Internet service will begin as occupancy requirements are
completed. Installation of interior cellular service will begin as occupancy requirements are
completed. Internet and cellular services are currently expected to be contracted to AT&T
and Alcatel-Lucent respectively.

Grant applications will begin on the first day of leasing from the county. Using the
building as an IT development center with an educational focus allows ITDC to apply for
grants outside the spectrum of County government. Educational grants, STEM grants, NIST
grants, state grants, as well as private grants from the Google and Gates foundations are
available to ITDC. It is expected initial grants will be awarded towards the end of the first
year. Depending on the grants, they will either apply directly to the redevelopment of the
courthouse and/or annex or free up funds that may be applied to the renovations. Continued
grant applications will be created during the tenure of ITDC.

Negotiations will proceed with Adult Education for lease of the third floor of the annex
upon lease of the facility to ITDC. Successful negotiations with Adult Education will lead to
build out of third floor including needed HVAC and ADA requirements. Successful lease of
third floor opens additional funding opportunities with lenders. These funds and lease funds
will be used to renovate the first floor and/or rooftop HVAC.

Renovation of the first floor will create additional revenue streams from workshops and
training sessions. Renovation will also allow for rental of professional spaces bringing in
more revenue streams. Renovations to the office and training spaces will include any needed
HVAC or ADA requirements. Once revenue streams are created on the first floor,
renovations and office space leasing will begin on the second floor of the annex.

Second floor renovations will proceed as the first floor with renovations of office spaces
including HVAC and ADA requirements. Revenue streams created by second floor
renovations combined with first and third floor revenue streams will be applied to the
courthouse second floor.

All courthouse renovations including outdoor renovations will be assisted with grant
awards. Revenue streams from the annex will be added to the courthouse division to
complete all needed ADA and HVAC requirements. Any additional requirements will be
funded through the same sources.
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Approvals and Professionals.

Only certified building professionals will be used in the renovation of the annex and
courthouse. Any approvals required will be obtained by them when necessary. Those
approvals required to be obtained by ITDC will be done by ITDC executive personnel with
certified professionals in that field where appropriate.

Eliminating or Modifying Historic Features

It is the intent of ITDC to preserve any and all historic features. Any modifications done
will be to enhance the historic features. If modifications are required that will severely alter
or possibly eliminate historic features, these modifications will be presented to the county for
consideration and assistance.

Proposed Timeline

From award of County Commission:

First 30 days:

Second Month:

Third Month:

Confirm legal status of ITDC

Secure initial investors

Negotiate and sign lease for Historic Courthouse

Begin grant applications

Evaluate HVAC

Evaluate Elevator repairs, contract services

Evaluate and contract Fire Suppression Upgrades
Negotiate with Adult Education for lease

Secure Accounts, etc. To cover monthly costs for facility
Begin marketing office and professional spaces

Begin installation of Internet services

Begin installation of cellular services

Begin use of courtroom for community organizations
Continue marketing of facilities

Continue grant applications

Begin third floor renovations based on successful negotiations

Four-Six Months: Finalize third floor renovations

Six-Twelve:

Year 2:

Year 3:

Begin first floor renovations

Continue marketing of facilities

Continue grant applications

Sign lease for professional spaces/incubator spaces
Continue leasing third, first, and second annex floors.
Apply received grants to courthouse renovations
Continue making required repairs and renovations to facility.
Finish all HVAC repairs

Upgrade elevators

Begin upgrades to exterior of courthouse and annex
Finalize all upgrades
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Capital Investment and Rent

A. Capital Investment

An initial investment for this project has been offered by various Flagler County residents
and businesses totaling $250,000. Continued investment efforts could result in funds
exceeding this amount. However, the total cash on hand on commencement of operations
will be considered at $250,000 for this evaluation. ITDC is projecting another $600,000 in
capital investments over three years received from grants and regular business income.
Another $250,000 is available from loan services for regular commercial and Small Business
Association organizations. Total capital investment would be $1,100,000 over three years.

Renovation Plan

A Proforma is included as Appendix B as a measure of revenues and expenses anticipated
over the first three years. Included in the Proforma itemizations are line items listing
expenses for capitalization and renovation. However, based upon anticipated financing,
investment, grants, and revenues the following table presents a cash flow of capitalization of
the building over three years. This is the renovation plan ITDC intends to follow.

Year 1 Year 2 Year 3

Investment $250,000

Financing $250,000

Revenues $150,000 $150,000 $100,000
Grants $50,000 $50,000 $100,000
Carryover $200,000 $35,000
Total $700,000 $400,000 $235,000
Fire Safety $15,000

HVAC $25,000 $145,000

Internet Service $50,000

Cell Service $50,000

ADA $40,000 $25,000

Security $20,000

Elevators $50,000 $20,000

Sprinklers $100,000

Windows $25,000 $45,000

Tuck Pointing $30,000

Interior Renovations $125,000 $100,000 $160,000
Exterior Renovations $75,000
Total $500,000.00 $365,000.00 $235,000
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Approvals and Professionals.

Only certified building professionals will be used in the renovation of the annex and
courthouse. Any approvals required will be obtained by them when necessary. Those
approvals required to be obtained by ITDC will be done by ITDC executive personnel with
certified professionals in that field where appropriate.

B. Rent

ITDC proposes a 10 year triple net lease renewable for two 5 year terms. Under the lease
ITDC will be responsible for all building insurance, common area maintenance, and
renovation costs. There will be no lease payments or rent paid to the County for lease of the
building, nor will there be any security deposits. Monthly costs to the County for operations
and use of the building will be $0.00. CAM charges and oversight to the County will be

$0.00. The guarantor for the lease will be ITDC.

Water/Sewer $125
Phone $50
Elevator Maintenance $62
Electric-Courthouse $2,583
Electric-Parking Lot $84
Property Insurance $1,910
In-House Maintenance Staff Time $670
Termite/Pest Control $42
Grounds Maintenance $275
Fire Alarm $100
Annual Elevator License $21
HVAC/Roofing Maintenance/Replacement $1,500
Total Monthly Costs $7,422.00
ITDC Triple Net Lease Offset $7,422.00
Net County Costs $0.00
Net Monthly Return/Lease/Benefit to County $7,422.00



Financial Information

ITDC will be a Florida company with primary shareholders located in Flagler County. Upon
County’s expressed interest in leasing with ITDC legal frameworks will be initiated. Included
in those frameworks will be bank accounts and financial documentations. Due to the history
concerning use of the Historic Courthouse, commitment of funds from investors and financial
institutions will not be available until Flagler County’s intentions are documented.

It is expected that the legal formation of ITDC will have multiple shareholders with no one
entity or company as sole owner. As a new entity there are no reviewed or audited Financial
Statements, therefore none will be provided.

The initial working capital available will be the investments of $250,000 plus the loan
provided by Intracoastal Bank of an estimated $250,000. Documentation for the loan is attached
in Appendix C.
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Statement of Qualifications and Experience

There is no known individual or corporation that has the experience in operating the
proposed use. The concept is unique in use of a building, renovating an historic edifice,
educating students in IT, and centralizing all concepts of information technology development.
Businesses using some concepts such as ITDC are currently operating. Evidence of this is
included in Appendix D detailing current enterprise at Church Street Station in Orlando.

At best there are individuals that have experience and backgrounds in entrepreneurial
enterprises and/or specific expertise. ITDC intent is to employ and contract with these
individuals or businesses. A brief statement of these individuals follows.

ITDC Proposed Staff

Dr. Douglas Courtney:

Dr. Courtney has his doctorate in Management of Information Systems Technologies
(DMV/IST). He has over thirty years in information technology including development of cutting
edge medical software for which he received the Florida Governor’s Award for Innovation. In
addition to establishing two different IT companies since 2003, Dr. Courtney has taught IT
classes and consulted on various IT projects.

Dr. Courtney also has a Master’s in Business Administration (MBA) which has contributed
to his 40 year entrepreneur career. He has owned or co-owned 6 companies in that time working
through a variety of startup and financial issues. In the last two startups Dr. Courtney has raised
over $500,000 for these companies through private investors and state grants. Dr. Courtney has
also engaged in international sales and investment issues while working with companies in
Indonesia seeking to establish medical software systems.

Dr. Courtney is also well versed in the issues surrounding government and government
administration. He has engaged both as a member of the government and a government
contractor. Dr. Courtney served as the Town Clerk of Beverly Beach and the City Clerk for
Palm Coast. Dr. Courtney’s resume is included as Appendix E.

Joe Mayo, CPA.

Joe Mayo is a certified public accountant with offices in New York and a presence in Flagler
County. He also has a long history of entrepreneurship and is aware of the requirements for
successful businesses. Mr. Mayo has a long history in Flagler County and is aware of the
various issues surrounding the courthouse. Not only is Mr. Mayo sought for this project for his
professional expertise in finance, but for his abilities in grant procurement. Mr. Mayo has the
needed experience and connections required for success in grant acquisitions.

Rhonda F. Courtney, LCAM
Mrs. Courtney has over 15 years in successful property management in Flagler County.
Over 8 of those years have been in high rise and condominium management. She has the

expertise to manage, oversee, and coordinate the many aspects required in this project. Her
experience has provided her with unique insights into reliable and effective local contractors.
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w-9
Form

(Rev. December 2014)

Department of the Treasury
Internal Revenue Service

Request for Taxpayer
Identification Number and Certification

Give Form to the
requester. Do not
send to the IRS.

Information Technology Development Center

1 Name (as shown on your income tax return). Name is required on this line; do not leave this line blank.

2 Business name/disregarded entity name, if different from above

|:| Individual/sole proprietor or |:| C Corporation

single-member LLC

the tax classification of the single-member owner.
Other (see instructions) »

Print or type

3 Check appropriate box for federal tax classification; check only one of the following seven boxes:
|:| S Corporation

|:| Limited liability company. Enter the tax classification (C=C corporation, S=S corporation, P=partnership) »
Note. For a single-member LLC that is disregarded, do not check LLC; check the appropriate box in the line above for

Determination Pending

4 Exemptions (codes apply only to
certain entities, not individuals; see
instructions on page 3):

Exempt payee code (if any)

|:| Partnership |:| Trust/estate

Exemption from FATCA reporting
code (if any)

(Applies to accounts maintained outside the U.S.)

5 Address (number, street, and apt. or suite no.)
21 Prince Kaarel Lane

Requester’s name and address (optional)

6 City, state, and ZIP code
Palm Coast, FL 32164

See Specific Instructions on page 2.

7 List account number(s) here (optional)

Taxpayer Identification Number (TIN)

Enter your TIN in the appropriate box. The TIN provided must match the name given on line 1 to avoid
backup withholding. For individuals, this is generally your social security number (SSN). However, for a
resident alien, sole proprietor, or disregarded entity, see the Part | instructions on page 3. For other - -
entities, it is your employer identification number (EIN). If you do not have a number, see How to get a

TIN on page 3.

Note. If the account is in more than one name, see the instructions for line 1 and the chart on page 4 for [ Employer identification number |

guidelines on whose number to enter.

| Social security number

or

Applicat 10+ Pen!dimg

Part i Certification

Under penalties of perjury, | certify that:

1. The number shown on this form is my correct taxpayer identification number (or | am waiting for a number to be issued to me); and

2. | am not subject to backup withholding because: (a) | am exempt from backup withholding, or (b) | have not been notified by the Internal Revenue
Service (IRS) that | am subject to backup withholding as a result of a failure to report all interest or dividends, or (c) the IRS has notified me that | am

no longer subject to backup withholding; and

3. Iam a U.S. citizen or other U.S. person (defined below); and

4. The FATCA code(s) entered on this form (if any) indicating that | am exempt from FATCA reporting is correct.

Certification instructions. You must cross out item 2 above if you have been notified by the IRS that you are currently subject to backup withholding
because you have failed to report all interest and dividends on your tax return. For real estate transactions, item 2 does not apply. For mortgage
interest paid, acquisition or abandonment of secured property, cancellation of debt, contributions to an individual retirement arrangement (IRA), and
generally, payments other than interest and dividends, you are not required to sign the certification, but you must provide your correct TIN. See the

instructions on page 3.

Slgn Signature of
Here U.S. person >

Date >

General Instructions
Section references are to the Internal Revenue Code unless otherwise noted.

Future developments. Information about developments affecting Form W-9 (such
as legislation enacted after we release it) is at www.irs.gov/fw9.

Purpose of Form

An individual or entity (Form W-9 requester) who is required to file an information
return with the IRS must obtain your correct taxpayer identification number (TIN)
which may be your social security number (SSN), individual taxpayer identification
number (ITIN), adoption taxpayer identification number (ATIN), or employer
identification number (EIN), to report on an information return the amount paid to
you, or other amount reportable on an information return. Examples of information
returns include, but are not limited to, the following:

e Form 1099-INT (interest earned or paid)

e Form 1099-DIV (dividends, including those from stocks or mutual funds)

® Form 1099-MISC (various types of income, prizes, awards, or gross proceeds)

® Form 1099-B (stock or mutual fund sales and certain other transactions by
brokers)

® Form 1099-S (proceeds from real estate transactions)
® Form 1099-K (merchant card and third party network transactions)

* Form 1098 (home mortgage interest), 1098-E (student loan interest), 1098-T
(tuition)
® Form 1099-C (canceled debt)
* Form 1099-A (acquisition or abandonment of secured property)

Use Form W-9 only if you are a U.S. person (including a resident alien), to
provide your correct TIN.

If you do not return Form W-9 to the requester with a TIN, you might be subject
to backup withholding. See What is backup withholding? on page 2.

By signing the filled-out form, you:

1. Certify that the TIN you are giving is correct (or you are waiting for a number
to be issued),

2. Certify that you are not subject to backup withholding, or

3. Claim exemption from backup withholding if you are a U.S. exempt payee. If
applicable, you are also certifying that as a U.S. person, your allocable share of

any partnership income from a U.S. trade or business is not subject to the
withholding tax on foreign partners' share of effectively connected income, and

4. Certify that FATCA code(s) entered on this form (if any) indicating that you are
exempt from the FATCA reporting, is correct. See What is FATCA reporting? on
page 2 for further information.

Cat. No. 10231X

Form W=9 (Rev. 12-2014)
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Appendix A

Douglas Courtney

From:
Sent:
To:
Subject:

Doug,

McCarthy, Kevin <McCarthyKe@FlaglerSchools.com>
Wednesday, January 28, 2015 11:17 AM

Douglas Courtney

Proposal

It was a pleasure meeting with you to discuss the proposal regarding the old Flagler County Courthouse.
We would like very much to be a part of this project. The core mission of Flagler Technical Institute is
economic development, and we achieve that by enabling students to master the English language,
complete high school, and gain valuable certification to enter the local workforce. We are looking to the
future in planning new training programs to meet current and future labor needs in the areas if
information technology, manufacturing, and construction trades. What we lack at this time is a facility to
do this, and we feel this is a prime location where we could expand our school and at the same time
positively impact the surrounding community. Please note that we are interested in this proposal and do
not hesitate to contact me if | can help in any way.

Kevin P. McCarthy
Director

Flagler Technical Institute

Adult and Community Education



Appendix B

ITDC Proforma Income and Expense Statement

First Year Second Year Third Year
Office Rentals 155,000 275,000 301,000
Training Room Rentals 12,000 24,000 30,000
IT Video Control Room 24,000 48,000 60,000
IT Conference Room 12,000 24,000 30,000
Courtroom Rentals 25,000 40,000 50,000
Grants 100,000 250,000 350,000
Gross Profit $328,000.00 $561,000.00 $721,000.00
Utilities:
Water/Sewer 6,000 6,600 7,200
Electric 50,000 75,000 100,000
Custodial 11,000 15,000 15,000
Elevator Maintenance 800 800 800
Elevator Licensing 200 200 200
Window Cleaning 500 600 700
HVAC Maintenance 23,000 23,000 23,000
Termite/Pest Control 2,000 2,000 2,000
Fire Alarm Monitoring 2,000 2,000 2,000
Grounds Maintenance 5,000 9,500 9,500
Telephone 1,500 1,500 1,500
Office Supplies 1,500 1,500 1.500
Office Furniture 4,000 1,500 1,500
Advertising 5,000 7,000 10,000
Postage/Courier 1,500 2,500 3,000
Servers 1,500 1,500 1,500
Internet 31,200 34,800 35,520
Cell Service 12,000 12,000 12,000
Building Upgrades 200,000 200,000 200,000
Insurance/Property 34,000 38,000 42,000
Travel 1,000 2,000 2,000
Miscellaneous 2,000 2,000 2,000
Salaries 40,000 90,000 110,000
Benefits 5,000 9,000 11,000
$440,700.00 $538,000.00 $592,422.00
Net Profit/(Loss) (112,700.00) $23,000.00 $128.578.00




Appendix C

e/ N
Intracoastal
Bank

These prospective loan structures are respectfullyAsubmitted on October 9, 2014
regarding the Historic County Courthouse located in Bunnell, FL. These are for
discussion purposes only, and should not be misconstrued as an offer to lend.

Scenario #1: County Retains ownership, improves the property, and leases the property
to qualifying tenants.

I. Maximum Loan To Value of 75%
2. Term of 5 years with a 20 year amortization
3. Rate would be fixed for 5 years
4, Repayment schedule would be interest only during construction or improvement
timeline (typically 12 months), and in the 13" month it would convert to principal
and interest payments.
5. Collateral to be determined
Scenario #2: A Private Party purchases, improves the property, and leases the property to
qualifying tenants,
1. Maximum Loan To Value of 75%
2. Term of 5 years with a 20 year amortization
3. Rate would be fixed for 5 years
4, Repayment schedule would be interest only during construction or improvement

3.

timeline (typically 12 months), and in the 13" month it would convert to principal
and interest payments.
Collateral: FREM on subject property

Secenario #3: County retains ownership, leases the property, and the tenant improves the
leased space.

o=

Loan would be between the tenant and the bank.

5 year term

Fixed rate for 5 years

Repayment schedule would be interest only during construction or improvement
timeline (typically 12 months), and in the 13" month it would convert to principal
and interest payments.

Collateral to be determined



Scenario #4: Private party purchases, and occupies over 51% of the property.

1. Loan would be owner occupied

2. The borrower could use a conventional loan or an SBA product

3. Terms would be subject to the program chosen, but potential ltv could be between
80% (conventional) -90% (SBA)

4. Fixed rates for a minimum of 5 years

5. 5-20 year term subject to the program chosen

6. Repayment schedule would be interest only during construction or improvement
timeline (typically 12 months), and in the 13" month it would convert to principal
and interest payments.

7. Collateral: FREM on subject property

The above are just a few of the options that may be available for you to consider. Please
let us know what further questions you may have regarding this outline of loan structures
as discussed, Thank you for the opportunity to be of assistance.

Best Regards,

AV O~
Lawara Gilvary
Relationship Manager”VP
Intracoastal Bank
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Appendix D

From the Orlando Business Journal
-http://www.bizjournals.com/orlando/print-edition/2014/02/28/how-church-street-
exchange-may-bring.html

How Church Street Exchange may bring
retail, 350 jobs

Reporter page

SUBSCRIBER CONTENT: Feb 28, 2014, 6:00am EST Updated: Feb 27, 2014, 7:20am EST

Abraham Aboraya
Reporter- Orlando Business Journal
Email | Twitter | Google+

Aboraya covers health care, higher education and technology. He likes that the Church Street
Exchange news was announced in the Orlando Rising documentary about the local tech scene.
Contact: aaboraya@bizjournals.com; (407) 241-2895; @abeaborayaOBJ

The transformation of the Church Street Exchange into a tech cluster and co-working space isn’t
just good news for the industry: It's good news for everyone in downtown Orlando.

This week, Canvs, a nonprofit organization headed by Splyt Inc. CEO Philip Holt, is expected to
finalize a lease for 14,069 square feet of tech-focused co-working space in downtown.

That's on the heels of PlanSource Inc. signing a lease as the anchor tenant.

But those deals are just the tip of the iceberg: Aaron Gray, vice president at Jones Lang LaSalle in
Orlando, which is representing the owner of the site, said his firm is in negotiations for more space
than the 87,000-square-foot building has. About 60,000-65,000 square feet of the building — more
than 75 percent — will be tech, he said.

That translates to 300 to 350 high-tech, high-wage jobs in one building. And “we think that will go
a long way in terms of activating retail” in the building, Gray said.

The Church Street Exchange was built in 1988 as an indoor mall — that's right, there used to be
retail downtown — but it was designed to look like a turn-of-the-century building.

Gray said Jones Lang LaSalle has been working to attract new tenants, focusing on creative
companies like digital media and marketing firms, architects and engineers.

“As the market has improved, we’ve really seen this tech scene emerge,” Gray said. “We believed
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in the idea, but we didn’t know how it would be received. The response has been extremely
positive.”

Holt said Canvs will have enough space for 120 entrepreneurs — primarily Internet companies,
software developers and startups. “This is about making it easier for anyone in Orlando to start up.
We’'re trying to increase the likelihood of success and trying to inspire more people to become
entrepreneurs.”

Take Darren Wendroff, founder of Orlando-based CareSpotter, an online marketplace that helps
families find a caregiver, and so far has 300 caregivers using the beta version that launched in
January. Despite CareSpotter growing to three employees and winning the top award at Healthbox
— a health care technology accelerator in Jacksonvlle — Wendroff said he’s working out of his
home to save on costs for the business.

Wendroff said he definitely would consider co-working space at the Church Street Exchange.

“Orlando still is learning about being a tech community,” Wendroff said. “Tech is about failing or
iterating and pivoting. Here, people don’t feel safe to fail. If you lived in New York or San
Francisco, there’s more opportunity; you fail at one company you can switch into another. The
closer we can get to building that community of tech companies, the better everybody is going to
be.”

The checkered history of the Church Street Exchange

The Church Street Exchange — one of the buildings that make up the Church Street Station
entertainment complex — is new to tech, but it's an iconic piece of Orlando history.

In 1985, Church Street Station had 1.7 million visitors a year, making it the fourth largest attraction
in the state. That led to the Church Street Exchange building being built in 1998, designed to look
like a turn-of-the-century Victorian building with staircase and iconic fountain.

Previous owners include Lou Pearlman, who created the Back Street Boys and N'Sync. He bought
the building in 2003. Pearlman currently is serving a 25-year prison sentence for fraud.

Cameron Kuhn, who built The Plaza building downtown, bought Church Street Exchange out of
Pearlman’s bankruptcy case, but lost it himself during the Great Recession.

That led the lender, Tremont Net Funding LLC, to hold onto the Church Street Exchange in 2009.

And now that investment might pay off. Or something just as weird will happen — because this is
Florida.

Stock ticker

Jones Lang LaSalle Inc. (NYSE: JLL)

Description: A financial and professional services firm specializing in real estate with 200-plus
offices worldwide, including Orlando, and operations in more than 1,000 locations in 70 countries.
Jones Lang LaSalle was critical in remaking the Church Street Exchange into a tech hub.
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Appendix E
Douglas Courtney, DM/IST

21 Prince Kaarel Lane « Palm Coast, FL 32164
dicourtney@execdata.net ¢ (386) 445-2088¢ (386) 225-3377

Executive Management

Business Development ¢ Strategic Planning ¢ Information Systems Analyst

Unique Executive with extensive experience in development of products and businesses as
well as proven track record of building and strengthening municipalities and towns. A
hands on approach to product development that has led to six patent applications,
numerous copyrights and various trademarks. Extensive knowledge in management and
current technologies that has led to increased profits for businesses and costs reductions in
Information Technology divisions. Ability to bridge the communication gap between
traditional management and current IT development in order to facilitate tested
management techniques to better utilize developing technologies and increase profits.

Proven Abilities and Core Competencies

* Farsighted Leadership * Organizational Development * Product Creation
* Communications * Tactical Planning * Product Marketing
* IT Design and Usage » Government Interaction » Contracting

* Internet Designs/Usage * Negotiations * Budgeting

Professional Experience

EXECDATA, INC. Palm Coast, FL 6/2008 - Present
Owner/President
Created company to create, market, and distribute products outside the realm of partnership.

Developed websites for small organizations and new enterprises, created new database
systems for property management firms and diet control. Developed iMRS and integrated
medical record system for health care professionals and integrated it with the iPHER.
Key Achievements
» Developed Just a Diet Journal a simple diet tracking Access database for consumers
» Developed customized Property Management Access database for Community
Association Management
» Created online system for sale of products.
» Created iMRS, and integrated medical record system that utilizes the requirements
of the Health Information Technology laws passed in 2009.

PATIENT PRACTITIONERS, LLC, Palm Coast, FL 8/2003 - Present
CEO and Information Technology Developer

Provide executive leadership for startup company and develop innovative software
technologies using current common database programs.

....continued....
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Create and develop new software product for the healthcare information industry that is
capable of being marketed globally, used and understood by the technologically declined,
and utilizes common software programs and abilities. Develop Business Plans, company
organization, distributor organization, marketing strategies and obtain investor financing.
Key Achievements

Winner of the 2006 Florida Governors Award for Product Innovation

Winner of $100,000 in Federal Grants for product development

Obtained $450,000.00 in investor financing

Obtained 6 patent applications for innovative processes in IT design

Created numerous copyrights

Designed and created new innovative product for portable medical information
storage that can be read in multiple languages

Designed websites for product and helped develop server technology to interact
with product

Created Internet video to present product to potential customers and for placement
on web.

YV VYVVVVY

A\

EXECUTIVE INFORMATION GROUP, Palm Coast, FL 6/2002 -8/2003
President

Develop Internet directory service for local businesses. Create Internet directory for cell phone
numbers of local residents and adapt the technology to be used on cell phone applications.
Consult on local business Internet and database systems.

Created, built and developed first local telephone directory for local businesses. Included
residential cell phone service and placed in format usable and understood by general public.
Formatted sales techniques and worked on Internet sales strategies.
Key Achievements

» Creation of the first Internet directory dedicated to local businesses

» Placed Internet directory on WAP formats to be accessed on cell phones

TIGERNETORDER. INC,, Palm Coast, FL 11/2001 - 6/2002
Database Engineer/Writer/Consultant

Helped develop Internet e-commerce site for distribution of old movies and TV episodes. Wrote
screenplays, business plans and IPOs and consulted on Information Technology requirements
and designs to control costs

Directed the development of the database design to interact with web site and sales offices.
Set up tracking of use of system. Served as consultant and writer for screenplays to be
directed by owner/producer and worked to develop IPO for company.
Key Achievements

» Creation of online interactive website for interaction with product database

» Wrote IPO for company to initiate sales on New York Stock exchange
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CITY OF PALM COAST. Palm Coast FL 12/1999 - 7/2000
City Clerk

Store Records, create budgets, organize departments and direct personnel for newly
established Florida city.

Lead in the formation of the City of Palm Coast, Florida. Worked with the Interim City
Manager to separate City duties from County duties, crated first city budgets, first
accounting system, first records keeping system, and City Ordinance system.
Key Achievements

» Created the plan for creation of city administration

» Developed first city budgets

» Received an ‘unqualified’ report from State examiners on bookkeeping for first year.

Education and Credentials

Doctorate in Management of Information System Technology * University of Phoenix,
Phoenix Arizona

Master of Business Administration (MBA) ¢ Xavier University, Cincinnati, Ohio

Bachelor Of Science, Business Administration (BS) ¢ University of Cincinnati,
Cincinnati, Ohio



Appendix F

Exceptions to requirements of RFP:

There are no and cannot be any reviewed or audited Financial Statements of ITDC. The organization was
formed for the purpose of providing a solution to the Historic County Courthouse use issue. Therefore,
the absence of organizational financial history prohibits the ability to provide such documents.



ATTACHMENT 5

PROPOSED LEASE TERMS FOR AGREEMENT

(To Be Provided)
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