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Orange Station Project Gty

Office Building

- 50,000 rentable square feet of Class A office, 10,000 square feet of retail, and 61 condominiums

Parking Garage

- 600 parking spaces, with 4,000 square feet of ground floor retail

Workforce Housing
- 42 units that adhere to affordability standards at or below 120% AMI

Land/Demolition
- Appraised value of $7.2MM and negotiated purchase price $6.4MM

Future Development (Phase Il)

- An additional 60,000 square feet of office space or a boutique hotel


Presenter Notes
Presentation Notes
1. Downtown St. Pete – land prices are high and construction costs continue escalate. 
2. Achievable office rents in downtown are not high enough to provide a reasonable rate of return on the cost of new office building – it needs to be in the $50s but are currently in the $40s. 
3. There is no supply for new office space in Pinellas County.  All office users are looking towards Tampa on 3 projects they will be adding over 900,000 sf of office space.
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Project Proposed Subsidies W

m Total Cost Government Funds Other Support

Office Building (ESP) $20.0 million $3.0 million (ESP)
Parking Garage $16.8 million $8.0 million (City/TIF)
Workforce Housing*, $57.4 million $2.0 million (loan)*
Retail, and Condos
Land Acquisition $6.4 million $550,000 (City)
Demolition S450,000 S450,000
(Intown West CRA)
Totals $101.0 million $12 million $2.0 million



Penny IV-ESP Funding Rationale  "fd

Industry standard returns required to attract investment capital for development of
speculative multi-tenant office space are 8.5-8.75% of total project cost (the COVID pandemic
and rising interest rates have pushed these return expectations higher given the perceived
risk of the office sector). The project cost for this project is now $399 per SF of rentable area,
up from $338 one year ago. Notably, this now includes a portion of the cost of the public
parking garage in excess of a contribution from the City of St. Petersburg. Based on the
project budget, the net rental rate required to achieve an 8.625% return on cost (assuming
5% vacancy) is $36.25 per square foot on a triple net basis. Adding annual operating costs of
$11.00 per square foot to the net rate, the required full-service rental rate to generate
industry standard returns would be $47.25 per square foot. Forecast achievable market rental
rates for the project upon delivery in late 2023/early 2024 are $39.50-540.00 per square foot.
The difference explains the financial gap of $5.00-$7.00 per square foot. The requested
funding will reduce the overall project cost to a level that will generate industry standard
returns at market rental rates.

—Cushman & Wakefield of Florida, LLC Certification of Financial Gap




Penny IV-ESP Process
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Presenter Notes
Presentation Notes
This is the process that is identified on our website and what has been presented to the BCC.  Following a conditional approval this project will go through 3rd party due diligence.
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