AGENDA

Community Redevelopment Agency Meeting
5:30 PM - Thursday, February 3, 2022 - City Hall
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CALL TO ORDER
ACKNOWLEDGEMENT OF QUORUM AND PROPER NOTICE
1. APPROVAL OF MINUTES

1.1  August 19, 2021 - Community Redevelopment Agency Meeting
October 21, 2021 - Community Redevelopment Agency Meeting

Staff Report #22-0020 - Html
08-19-2021 CRA MIN - For Approval
10-21-2021 CRA MIN - For Approval

2. CRA ITEM WITH BOARD DISCUSSION, PUBLIC INPUT AND DIRECTION

2.1 CRA Resolution Number 22-01: First amendment to developer agreement with
Boukalis Enterprise, LLC
Staff Report #22-0018 - Html
Staff Report CRA Resolution 22-01 1st Amendment Boukalis Developer Agreement
ADA
CRA Resolution 22-01 Boukalis 1st Amendment ADA
1st Amendment to Boukalis CRA Agreement Time Extension ADA
Signed Boukalis Development - Tax Increment Benefits 10-3-2019

2.2  General CRA Update for February 3, 2022

Staff Report #22-0017 - Html
Staff Report General CRA Update for 2-3-22 ADA

3. ADJOURNMENT

This Agenda is provided to the Commission only as a guide, and in no way limits their consideration to the items contained hereon. The
Commission has the sole right to determine those items they will discuss, consider, act upon, or fail to act upon. Changes or amendments
to this Agenda may occur at any time prior to, or during the scheduled meeting. It is recommended that if you have an interest in the
meeting, you make every attempt to attend the meeting. This Agenda is provided only as a courtesy, and such provision in no way infers or
conveys that the Agenda appearing here is, or will be the Agenda considered at the meeting.

If a person decides to appeal any decision made by the board, agency or commission with respect to any matter considered at such
meeting or hearing, he or she will need a record of the proceedings, and that, for such purpose, he or she 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
(Florida Statutes, 286.0105). In accordance with the Americans with Disabilities Act of 1990, persons needing a special accommodation to
participate in this proceeding should contact the City Clerk 48 hours prior to any meeting so arrangements can be made. Telephone (352)
483-5430 for assistance.
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Staff Report

TO: Eustis CRA Board

FROM: Mary Montez, City Clerk

DATE: February 3, 2022

RE: AUGUST 19, 2021 - COMMUNITY REDEVELOPMENT AGENCY MEETING
OCTOBER 21, 2021 - COMMUNITY REDEVELOPMENT AGENCY
MEETING

Introduction:
This item is for consideration of the minutes of the August 19, 2021, Community
Redevelopment Agency meeting.

Attachments:
08-19-2021 CRA MIN - For Approval
10-21-2021 CRA MIN - For Approval

Reviewed by:

B
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MINUTES
Community Redevelopment Agency
Meeting

5:30 PM - Thursday, August 19, 2021 - Community Building

CALL TO ORDER: 5:30 P.M.

ACKNOWLEDGEMENT OF QUORUM AND PROPER NOTICE

PRESENT: Willie Hawkins, Vice Chair Emily Lee, Karen LeHeup-Smith, Nan Cobb and

Chairman Michael Holland

1. APPROVAL OF MINUTES

1.1

May 20, 2021 - Community Redevelopment Agency Meeting
July 15, 2021 - Community Redevelopment Agency Meeting

Moved by Member LeHeup-Smith, seconded by Vice Chair Lee, to approve the
Minutes as submitted. Motion carried by the following votes:

Ayes: Member Hawkins, Vice Chair Lee, Member LeHeup-Smith, Member Cobb
and Chairman Holland

2. CRA ITEM WITH BOARD DISCUSSION, PUBLIC INPUT AND BOARD DIRECTION

21

CRA Resolution Number 21-02: Approving a development and acquisition
agreement by and between Waterman Square LLC, the Downtown and East Town
Redevelopment Agency, and the City of Eustis for the redevelopment of the
former Florida Hospital Waterman site

Tom Carrino, Economic Development Director, reviewed the history of the former
site of Florida Hospital Waterman and the purchase of the property by the CRA in
2020. He noted that it is identified as a "catalyst site" in both the 2008 downtown
plan and the 2016 redevelopment plan. He indicated an RFP was issued
September 21, 2020, for proposals to develop the site and explained how it was
publicized noting that it was also sent to 50 interested parties. He stated there was
one respondent - Atrium Management and PRN Real Estate Investments. He
commented on how well the group has been to work with and reviewed their
resources and development experience.

Mr. Carrino reviewed the various public meetings held on the proposal including
the February 4, 2021, CRA meeting at which the Board authorized staff to
negotiate exclusively with the Atrium team. He then provided an overview of the
proposed project including the following: 1) Phase 1 - Current surface lot to be
developed with a five-story mixed-use apartment building with approximately 75
units, minimum of 6,000 sq.ft. commercial space and a food hall with a minimum
of 8,000 sq.ft.; 2) Phase 2 - lot south of post office to include a parking garage with
first floor commercial and live-work space; 3) Phase 3 - lot north of City Hall to
include a five-story mixed-use apartment building with 180 apartments and first
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floor commercial; and 4) Phase 4 - back on Parcel 1 - four-story 60 room hotel.

Mr. Carrino stated the estimated investment for the project totals over $65 million.
He then reviewed the proposed timeline as follows: 1) 2021 - due diligence,
entitlements, potentially close on property, permitting; 2) 2022 - 2023 -
construction and completion of Phase 1; 3) Operation and leasing of Phase 1 in
2024. He then explained that there is potential for Atrium to close on Parcels #2
and #3 as soon as 2024-2025; however, the agreement gives them until 2027 to
close on those parcels. He added there is also a requirement for the hotel to be
under construction by 2027. He noted there is a clause that would allow the CRA
to recapture the hotel site down the road. He further explained that the plan is for
Atrium to show proof of concept on Phase 1, get Phase 1 leased up, show the
financials, show the income on Phase 1 which will make the financing easier for
Phases 2 and 3.

Mr. Carrino explained that the request is for Parcel 1 to be transferred to Atrium at
no cost; however, it also includes an agreement by the developers to provide a
performance bond to insure construction which will guarantee that Phase 1 gets
built. He stated that is important as it guarantees that the CRA gets the
construction, gets the incremental value and gets the revenue to pay back the
transfer of Parcel 1 at no cost.

Mr. Carrino stated the price for Parcels 2 and 3 is set at $3 million total which was
the original purchase price for all three blocks. He added that the developer will
pay $30,000 in nonrefundable deposit annually until 2024. He explained that is
the cost to lock up parcels 2 and 3. He further indicated there is a caveat on the
first payment of $30,000. He explained they pay the first $30,000 as soon as they
sign the agreement; however, they have a due diligence period to decide whether
or not to do Phase 1. If they decide to not proceed with Phase 1, then the initial
$30,000 payment is refundable. He further stated that, if they move forward with
Phase 1 and then, potentially Phases 2 and 3, then they pay $30,000
nonrefundable annually through 2024 and then it goes up to $50,000 for 2025,
2026 and 2027.

He then reviewed the requested incentives as follows: 1) Parcel 1 transferred at
no cost; 2) Developer will get 64 spaces in the new Lake Mechanical garage; 3) If
they move forward with Parcels 2 and 3, the CRA will contribute $4,720,000
toward the Atrium Phase 2 parking garage. He stated the entire incentive
package is $7,000,000. He reviewed the projected revenue from the project as
follows: 1) Phase 1 - $160,000 for the CRA, $41,000 General Fund and $102,000
water/sewer for a total annual revenue of $303,000 in CRA and City revenue. He
stated that the entire project will generate approximately $750,000 annually for the
CRA, $150,000 for the General Fund and $385,000 water/sewer revenue for a
total annual revenue of $1,285,000.

He stated the CRA payback for Phase 1 would be in 6.25 years and all of the
revenue in approximately 3.3 years. He added that for the entire project payback
would be approximately 9.35 years for the CRA and 5.45 years for all revenue.

Mr. Carrino reviewed the other terms of the development agreement as follows: 1)
Name of the development is Waterman Square LLC; 2) Developer has 120 day
feasibility period and 275 days to secure entitlements; 3) Developer will develop a
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Project PUD and site plan consistent with the LDR's; 4) City will explore transfer of
development rights to facilitate the project; 5) Developer will own and operate the
Phase 2 garage so it will stay on the tax rolls; 6) Developer has until December
31, 2027 to close on Parcels 2 and 3 and commence construction of the hotel; 7) If
no hotel is built by 2027, the CRA can recapture the hotel parcel at no cost; 8) The
City's liability is limited to its specific responsibilities under the agreement; 9)
Developer needs written permission to transfer or assign the agreement unless
the transfer is to another entity that is wholly owned by the Atrium team; and 10)
Sale includes all impact fee credits.

Mr. Carrino then reviewed the parking facility agreement which would be with the
City and not the CRA. He explained the location of the Lake Mechanical parking
garage and the details of the agreement as follows: 1) 64 spaces in the garage will
be set aside to serve Phase 1; 2) Garage will be completed within 20 months from
signing of the development agreement; 3) City will maintain the garage except for
any area with Atrium access control; 4) the 64 Atrium spaces will be on the top
floor; and 5) Developer needs permission to transfer or assign except to Phase 1
owners.

Mr. Carrino stated staff's recommendation for approval and identified the reasons
for the recommendation as follows: 1) Property has been identified as a catalyst
site; 2) The property was purchased by the CRA for redevelopment; 3) The exact
purpose of the CRA is to promote private investment; 4) The project was
conducted through the RFP process; 5) Atrium is an experienced development
partner; 6) The total project will provide an over $65 million total investment in the
downtown; and 7) There is a reasonable payback period.

Adam Wonus, representing Atrium Management Co., provided a presentation
regarding the project. He provided an overview of his expertise and experience as
well as the rest of the team and the various phases of the project. He emphasized
the beauty of the park and downtown area and how the project will integrate. He
cited how they want to bring in uses that will attract people to the downtown on a
daily basis such as a water feature that children could play in and a green grocer.

The Board expressed concern that the City is rushing through the process noting
the amount of money the City already has invested. They asked how long the
RFP was out with Mr. Carrino indicating he would have to check but it was at least
30 days. They then asked how long it took Atrium to put the project together.

Mr. Wonus responded they had been looking in the area for at least six months
prior to the RFP being released but the actual project was put together in about 30
days.

The Board also expressed concern that the project will not be completed until
2027 with Mr. Wonus indicating they will begin Phase 1 and the due diligence
period as soon as the agreement is approved. He commented on the lack of
institutional investors that would be interested in the project due to the low
population. He explained the difficulty in getting the financing for the project noting
that the first phase is $16 million. He further explained they have to prove the
concept in Phase 1. He stated the timeline is a safety buffer to make sure they
have time to get the financing in line.

The Board asked if Atrium will be handling the property management as well with
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Mr. Wonus indicating they are fully involved in the project. He confirmed he had
been partners with PRN for approximately four years.

The Board asked how many buildings they have built with Mr. Wonus indicating
they have built a number of buildings. He cited various projects they have under
way.

The Board asked what are their plans to "be" in the community with Mr. Wonus
indicating he and his family have been coming to First Friday events and coming
to Eustis to go to dinner. He explained their desire to get input from the
community and emphasized the importance of the project to them.

The Board asked about their plans for the hotel with Mr. Wonus responding it will

depend on bank financing. He indicated at this time it would be difficult to get the
boutique brand they would want. The better the rest of the project goes the better
the brand they will get.

The Board asked about the City's parking garage and questioned the cost per
space with Mr. Carrino stating it is estimated at $20,000 per space with a total
value of $1.28 million for the spaces for Atrium. He confirmed that the use of the
spaces is in perpetuity. He added that the RFP was put out for 45 days.

The Board asked what is the typical length of time for an RFP to be put out with
Mr. Carrino indicating it depends on what you are asking for. He explained the
type of information the City asked for in the RFP. He said if you are asking for
designs and engineering upfront then those RFP's may be out longer but 30 to 45
days is pretty standard.

The Board asked if they have their financing actually secured with Mr. Wonus
stating they have verbal confirmation but can't get it secured until it is approved.
The Board then commented on the possibility of them selling the project and
leaving the City high and dry.

Mr. Wonus indicated they could only re-assign to another entity they wholly own;
otherwise, they would have to have the City's approval to re-assign. He
emphasized they have no plans to sell.

The Board indicated they said they had a hard time getting a name brand and
asked who they had reached out to with Mr. Wonus explaining the financing is a
large part of who they can attract to the project.

The Board reiterated they had previously requested a workshop on the project. It
was asked whether or not anyone had met individually with Atrium with Ms.
LeHeup-Smith indicating she had met individually with them.

Further discussion was held regarding whether or not to hold a workshop versus a
special meeting.

CONSENSUS: It was a consensus of the Board to hold a workshop at 5:30 on
August 26th and a special CRA meeting on September 9th.

Moved by Member Cobb, seconded by Vice Chair Lee, to continue CRA
Eustis Community Redevelopment Agency Page 4 of 6 August 19, 2021

Page 8 of 54



Resolution Number 21-02 to a special CRA meeting on September 9th. Motion
carried by the following votes:

Ayes: Member Hawkins, Vice Chair Lee, Member LeHeup-Smith, Member Cobb
and Chairman Holland

2.2 CRA Resolution Number 21-03: Approving a developer agreement with Lake
Investment Ventures, LLC

Mr. Carrino reviewed the history of the developer's agreement for the marina and
explained they have a request before them for a new agreement to obtain
assistance with development of a two-story, 110 seat waterfront restaurant. He
provided a rendering of the proposed facility. He stated the developer commits to
developing the proposed $1,700,000 project. He added that without CRA
assistance, the developer will not move forward. He indicated the developer is
committed to securing all Certificates of Occupancy by January 1, 2023 and to
maintain the property as taxable property.

Mr. Carrino stated the CRA commits to reimburse the developer for the statutorily
eligible expenses through reimbursement as follows: Up to 85% of new annual
CRA taxes for a maximum of 12 years and a maximum of $15,000 per year, a
maximum $150,000 total and a maximum of 9.5% of total project costs.

Mr. Carrino explained the project will pay for itself by generating new CRA tax
revenue. He stated the developer has to complete the building and pay the
property taxes and then gets reimbursed a portion of those taxes back each year.
He explained that the developer has to generate $176,000 to collect $150,000 so
approximately $26,000 goes back to the CRA for other projects. He further
explained that the CRA is protected because the project must be completed in
order to get the benefits and there are caps to the amount of reimbursement.

The Board asked if the developer sells the property will the CRA still receive the
reimbursement with Mr. Carrino responding that there is a transfer provision in the
agreement which requires the CRA to provide its approval for the transfer. He
indicated the developer could theoretically sell the building but could build in the
savings into the sale of the property.

The Board then questioned the timeline with Mr. Carrino responding that the
developer must obtain the Certificate of Occupancy by January 1, 2023. If not, he
would have to either request an extension or he would be in default. He confirmed
that the project must be completed and the developer must pay the property taxes
in order to obtain the reimbursement.

Mr. Carrino explained that the developer has to submit paperwork to be reviewed
by Finance before he receives reimbursement.

Moved by Member Cobb, seconded by Vice Chair Lee, to approve CRA
Resolution Number 21-03. Motion carried by the following votes:

Ayes: Member Hawkins, Vice Chair Lee, Member LeHeup-Smith, Member Cobb
and Chairman Holland
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3. ADJOURNMENT: 6:30 P.M.

*These minutes reflect the actions taken and portions of the discussion during the meeting. To review the entire discussion concerning any
agenda item, go to www.eustis.org and click on the video for the meeting in question. A DVD of the entire meeting or CD of the entire audio
recording or verbatim transcript of the meeting can be obtained from the office of the City Clerk for a fee.

MARY C. MONTEZ MICHAEL L. HOLLAND
City Clerk Chairman
Eustis Community Redevelopment Agency Page 6 of 6 August 19, 2021
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MINUTES
Community Redevelopment Agency
Meeting

Hithsismdt  5:00 PM - Thursday, October 21, 2021 - City Hall

CALL TO ORDER: 5:00 P.M.

ACKNOWLEDGEMENT OF QUORUM AND PROPER NOTICE

PRESENT: Willie Hawkins, Vice Chair Emily Lee, Karen LeHeup-Smith, Nan Cobb and

Chairman Michael Holland

CALL TO ORDER: 5:00 P.M.

ACKNOWLEDGEMENT OF QUORUM AND PROPER NOTICE

1. CRA ITEM WITH DISCUSSION, PUBLIC INPUT AND DIRECTION

1.1

General CRA Update for October 21, 2021

Tom Carrino, Interim City Manager, noted there was a speaker's card submitted
and asked if they wanted to hear from the speaker first or hear his quarterly
update first.

Chairman Holland asked to hear the speaker's comments first.

Monica Buggs addressed the Board stating her concerns regarding the amount of
funding for projects within the east side of the CRA. She expressed support for
more funding.

Tom Carrino, Interim City Manager, presented the quarterly CRA report noting that
the report is only through September 30, 2021; however, they are unaudited
numbers. He reviewed the FY20-21 year-to-date revenues and expenses. He
then reviewed some of the projects including the Bay Street drainage project
which will be completed with the assistance of FDOT, the Ferran Park seawall
which will be rolled over and the housing rehab program which was budgeted in
FY19-20 for $250,000; however, $230,000 was rolled into FY20-21. He indicated
that LCAA has been asked to provide an update at the November 4th meeting.
Other projects highlighted were development incentives pertaining to the marina
project and ten gateway grants issued through September. He provided a list of
streets improved within the CRA during the fiscal year. He explained that a lot
more roadwork was actually completed within the CRA beyond the $50,000
budgeted.

Mr. Carrino reported on staff's ongoing negotiations with the Atrium team

regarding development of the former Waterman Hospital site. He noted they had
also met individually with the Commissioners regarding the project and a decision
would eventually need to be made regarding either approving an agreement with

Eustis Community Redevelopment Agency Page 1 0of 3 October 21, 2021
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Atrium or doing something else such as reissuing the RFP.

Mr. Carrino commented on the establishment of the CRA Review Committee with
the appointments to be done at the Commission meeting. He stated some of the
appointees have already received their information packets. He noted staff would
have to work with the Commission and appointees to get an initial meeting
scheduled.

Willie Hawkins asked for a final figure on the street improvements with Mr. Carrino
responding that $480,000 was spent Citywide with $355,000 of that spent in the
CRA but only $50,000 was actually spent out of the CRA budget.

Nan Cobb asked about the timeline for Bay Street with Rick Gierok, Public Works
Director, responding that, at this time, there is no funding in the FDOT project for
the stormwater. He indicated they are working on three different packages in the
City including the crosswalk. He stated staff has reiterated to FDOT the need for
the stormwater project. He explained staff has done some inhouse engineering for
the parking lot and they are looking at doing some drainage but it would not
alleviate the back up during large storm events. He said DOT is still looking at it.
He indicated he is unsure how they are going to address the problem. He added
they could possibly re-route the stormwater to the City's retention ponds on Hwy.
19. He added that he has about $65,000 budgeted for some preliminary
engineering.

Ms. Cobb asked if DOT will fund the repairs since it is a state road with Mr. Gierok
indicating they should be paying for it. He commented on the need to get as much
off of that area as possible and cited previous projects to reduce the volume.

Mr. Hawkins asked about the crossings with Mr. Gierok indicating the City has
requested crossings on Bay at Macdonald and Magnolia with rapid intensity
beacons and audio. He indicated they have also asked for Magnolia and Grove.
He commented on DOT's recent traffic study. He reported on discussions staff
has had with downtown businesses regarding the proposed crosswalk.

Emily Lee asked about the Admin Fee for Lake Community Action Agency with Mr.
Carrino stating there are two fees related to their management of the program. He
explained there is a pre-inspection fee per applicant of $1,000 and a $3,000 post
project admin. fee.

Gail Isaac-Thomas confirmed that the $50,000 for roadwork comes from CRA
funds with Mr. Carrino explaining that $50,000 comes from the CRA and the
additional $300,000 comes from the City's Sales Tax Fund.

Ms. Isaac Thomas asked what fund Ardice repairs were paid from with Mr. Gierok
stating that the Ardice, Ruleme, Kurt and Oak Lynn project was paid from the
City's Sales Tax Fund, Stormwater Fund and the Water/Sewer Enterprise Funds.
He explained that if the City has to tear up a road to repair a sanitary line, then the
Sewer Enterprise Fund pays for the repairs. He noted that the Woodward project
is being funded primarily by the utility fund. He commented on how project funding
is determined.

Mr. Holland asked if any applications had been received for the west side CRA
Eustis Community Redevelopment Agency Page 2 of 3 October 21, 2021
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representative with Mr. Carrino indicating no applications have been received but
a number of applications had been requested.

Monica Buggs questioned why CRA funds are being used for road repairs stating
that all of the road repairs in the City should be coming out of the General Fund.
She stated that since 1990 the east town area has not received what it should
from the CRA. She emphasized that she appreciates what the City has done in
the east town area but there is more to be done. She stated she looks forward to
results of the Committee being established.

Mr. Carrino stated that the point is to leverage a certain amount of CRA funds in
order to improve the CRA District roads to a better level and not have to do the
major reconstruction projects to the roads. He explained that it helps them do
more with limited funds.

Ms. Isaac Thomas asked Yolanda Stevenson Taylor, Monica Buggs and Bryan
Broomfield to come forward, and stated they are organizing as the East Eustis
Community Redevelopment Inc. and stated they are being formed as a 501(c)(3).
She explained their purpose is to help with redevelopment within the eastern
portion of the CRA. She announced that Yolanda is President, Monica is Vice
President, Bryan Broomfield is the Treasurer and Wanda Randolph is the agent.

Yolanda Stevenson Taylor addressed the Board regarding the formation of their
organization and stated they look forward to working with the City and the
community.

ADJOURNMENT: 5:30 P.M.

*These minutes reflect the actions taken and portions of the discussion during the meeting. To review the entire discussion concerning any

agenda item, go to www.eustis.org and click on the video for the meeting in question. A DVD of the entire meeting or CD of the entire audio

recording or verbatim transcript of the meeting can be obtained from the office of the City Clerk for a fee.
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Staff Report

e

STLE

TO: CRA Board

FROM: Tom Carrino, Interim City Manager

DATE: February 3, 2022

RE: CRA RESOLUTION NUMBER 22-01: FIRST AMENDMENT TO

DEVELOPER AGREEMENT WITH BOUKALIS ENTERPRISE, LLC

Introduction:
CRA Resolution Number 22-01 approves the first amendment to the developer agreement
with Boukalis Enterprise, LLC.

Background:
See attached Staff Report.

Attachments:

Staff Report CRA Resolution 22-01 1st Amendment Boukalis Developer Agreement ADA
CRA Resolution 22-01 Boukalis 1st Amendment ADA

1st Amendment to Boukalis CRA Agreement Time Extension ADA

Signed Boukalis Development - Tax Increment Benefits 10-3-2019

Reviewed by:

Tom Carrino, Interim City Approved - 27 Jan 2022
Manager

Mary Montez, City Clerk Pending
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Y City of Eustis

P.O. Drawer 68 ® Eustis, Florida 32727-0068 * (352) 483-5430

TO: CRA BOARD

FROM: TOM CARRINO, INTERIM CITY MANAGER
DATE: FEBRUARY 3, 2022

RE: CRA RESOLUTION NUMBER 22-01

1st AMENDMENT TO DEVELOPER AGREEMENT WITH BOUKALIS
ENTERPRISE, LLC

Introduction

CRA Resolution Number 22-01 approves a 1t Amendment to Developer Agreement
with Boukalis Enterprise, LLC for the development of a three-story, twelve-unit, market-
rate apartment building at the northeast corner of Dewey Street and McDonald Avenue
in Eustis.

Recommended Action
Staff recommends approval of CRA Resolution Number 22-01.

Background

In late 2017, the subject property was sold by the Lake Community Foundation to Lake
R C, Inc. The new ownership, represented by Thomas “Tom” Zahn, started to develop
plans for an apartment building on the site. Mr. Zahn worked with the Development
Services Department to finalize the site plan for the project. Boukalis Development of
Eustis, Inc., represented by Vasilious “Bill” Boukalis, expressed interest in moving the
project forward.

In discussions with the developer’s representatives, there was a concern about project
revenues not supporting the construction and operating costs of the project. Those
representatives explained that but-for assistance from the Community Redevelopment
Agency (CRA) in the form of incremental tax reimbursements, the project would not
happen. Staff reviewed the construction and operating projections, and confirmed that
in order to make the project financially feasible, CRA assistance was necessary.

Following the approval of the Developer Agreement, Mr. Boukalis purchased the
property in December 2019. Upon purchase, Mr. Boukalis requested that the
agreement be assigned to Boukalis Enterprise, LLC, which was approved by the CRA
Board on December 19, 2019. For a variety of reasons, including personal issues,
COVID-19, supply chain issues, and other reasons, the project has been delayed. Mr.
Boukalis has requested that the CRA Board consider an amendment to the original
agreement that extends the project completion date to January 1, 2024.
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The other terms of the agreement remain the same. The original Developer Agreement
commits the developer to building the $2,240,000 project as described in the
agreement. The project is a three-story, market-rate apartment building that consists of
12 two-bedroom, two-bath apartments and accompanying parking lot. The developer
estimates that once the project is complete, the initial taxable value will be
approximately $1,550,000. Using that value, staff negotiated an annual reimbursement
of incremental property taxes generated by the project.

The agreement includes several parameters governing the annual reimbursements.
The estimated initial taxable value of $1,550,000 should generate approximately
$21,000 in new annual CRA revenue initially. The agreement offers a base
reimbursement of 50% on the first $21,000 in new annual CRA revenue generated for
up to ten years up to a maximum total of $100,000. The base reimbursement can result
in up to $10,500 to the developer annually over ten years with a cap of $100,000. If the
taxable value is higher than expected, or increases over time, the agreement also
allows for additional reimbursements above the base reimbursements. For any new
annual CRA taxes generated above $21,000, the developer will receive a 75%
reimbursement for ten years up to a total of $50,000.

The agreement also includes several other provisions. It establishes that the project
and the agreement are consistent with the 2008 Downtown Plan, the 2016
Redevelopment Plan, and Florida Statute. The original agreement established the
Completion Date for the project (as evidenced by all Certificates of Occupancy) as no
later than January 1, 2022. The agreement also restricts the developer from appealing
property values, filing for tax exempt status, or applying for governmental housing/rent
subsidy programs.

The agreement is structured so that the CRA can make the project financially feasible
while still protecting that CRA investment. The developer must perform by making a
significant, taxable investment in the CRA. The reimbursements will be for statutorily
eligible expenses and will be paid annually after all property taxes are paid. The project
will generate its own incentive while also generating revenue for other CRA projects.
The CRA investment is capped at no more than $150,000 in total reimbursements
($100,000 max in base reimbursements and $50,000 max in additional
reimbursements). The agreement also limits reimbursements to ten years and 6.7% of
total project costs.

The original Developer Agreement facilitates private investment and new construction in
the CRA, it fulfills goals laid out in the 2008 Downtown Plan and the 2016
Redevelopment Plan, it funds statutorily eligible project expenses, it protects and limits
the financial exposure of the CRA, the project funds itself through new CRA revenues,
and it generates additional revenue for other CRA projects and initiatives. For these
reasons, staff is recommending approval of CRA Resolution Number 22-01.

Alternatives
1. Approve CRA Resolution Number 22-01
2. Approve CRA Resolution Number 22-01 with changes, understanding that any
changes to the draft Developer Agreement must be reviewed and approved by
the Developer

Page 18 of 54



3. Deny CRA Resolution Number 22-01

Community Input

There was an opportunity for public input when the original agreement was considered.
There will be an opportunity for additional community input when the CRA Board
considers this amendment.

Budget / Staff Impact

There is no significant change to the financial terms or the fiscal impact of the
agreement as part of this amendment. The original Developer Agreement allows for a
maximum of $150,000 in reimbursements to the developer over ten years. The
developer must pay full taxes prior to requesting reimbursement, so the project will be
generating its own incentive.  Additionally, to qualify for the full $150,000 in
reimbursements, the project must generate over $316,000 in total new CRA revenue
over ten years, which will generate over $166,000 in net CRA revenue to be used for
other projects over those ten years.

In addition to CRA reimbursements, the project qualifies for approximately $35,000 in
water/sewer impact fee waivers and up to $60,000 in Economic Development Program
vouchers. If approved, the draft Developer Agreement provides for up to $150,000 in
cash reimbursements while other programs will provide for up to $95,000 in fee waivers
and vouchers.

Prepared By
Tom Carrino, Interim City Manager

Attachments
CRA Resolution Number 22-01 with attached Amendment
Original Developer Agreement
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CRA RESOLUTION NUMBER 22-01

A RESOLUTION OF THE COMMUNITY
REDEVELOPMENT AGENCY OF THE CITY OF EUSTIS
KNOWN AS THE DOWNTOWN AND EAST TOWN
REDEVELOPMENT AGENCY, LAKE COUNTY, FLORIDA,
APPROVING AND RATIFYING A FIRST AMENDMENT TO
DEVELOPER AGREEMENT AND MAKING FINDINGS
AND DETERMINATIONS OF FACT AND LAW PURSUANT
TO CHAPTER 163, PART Iil, FLORIDA STATUTES.

WHEREAS, the Eustis Downtown and East Town Redevelopment Agency
(“Community Redevelopment Agency of the City of Eustis, Florida” or “Agency”) and the
City of Eustis have identified certain areas in the City as blighted and slum areas as
defined by §163.340 Florida Statutes (“Areas”); and

WHEREAS, blighted and slum Areas should be eliminated for all the reasons set
forth in §163.335 Florida Statutes; and

WHEREAS, redevelopment of the Areas by private enterprise is feasible in
carrying out the purpose of Florida’s Community Redevelopment Act of 1969; and

WHEREAS, redevelopment of the Areas is necessary in the interest of the public
health, safety, morals and welfare of the City of Eustis; and

WHEREAS, the redevelopment project contemplated in the original Developer
Agreement, dated October 3, 2019, is a proper subject for the expenditure of public
funds, serves a public purpose and carries out community redevelopment as set forth in
Florida’s Community Redevelopment Act of 1969; and

WHEREAS, for a variety of reasons, including COVID -19 and supply chain
issues, the Developer has requested an amendment to the original Developer
Agreement allowing for a two-year extension for the completion of the project.

NOW, THEREFORE, BE IT RESOLVED by the Community Redevelopment
Agency of the City of Eustis, Florida as follows:

The foregoing whereas clauses are incorporated herein as findings of fact and law.
1. The First Amendment to Developer Agreement is hereby ratified and approved.
2. The Agency authorizes the Chairperson to execute the necessary documents to

effectuate the agreement.

DONE AND RESOLVED, this 3rd day of February 2022, in regular session of the
Community Redevelopment Agency of the City of Eustis, Lake County, Florida.

CRA Resolution Number 22-01
Page 1 of 2
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COMMUNITY REDEVELOPMENT
AGENCY OF THE CITY OF EUSTIS,
FLORIDA

Michael L. Holland, Chairman
ATTEST:

Mary C. Montez, City Clerk
CITY OF EUSTIS CERTIFICATION

STATE OF FLORIDA
COUNTY OF LAKE

The foregoing instrument was acknowledged before me, by physical presence, this 3
day of February, 2022, by Michael L. Holland, Chairman, and Mary C. Montez, City Clerk,
who are personally known to me.

Notary Public - State of Florida
My Commission Expires:
Notary Serial No:

CITY ATTORNEY'S OFFICE

This document is approved as to form and legal content for the use and reliance of the
Community Redevelopment Agency of the City of Eustis, Florida.

City Attorney's Office Date

CERTIFICATE OF POSTING

The foregoing CRA Resolution Number 22-01 is hereby approved, and | certify that |
published the same by posting one copy hereof at City Hall, one copy hereof at the Eustis
Memorial Library, and one copy hereof at the Eustis Parks and Recreation Office, all
within the corporate limits of the City of Eustis, Lake County, Florida.

Mary C. Montez, City Clerk

CRA Resolution Number 22-01
Page 2 of 2
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1st Amendment to Developer Agreement Tax Increment

Benefits
Boukalis Enterprise, LLC

This 15t Amendment to Developer Agreement Tax Increment Benefits is made and entered
into on February 3, 2022, between the Downtown and East Town Redevelopment Agency (the
“Agency”) and Boukalis Enterprise, LLC (the “Developer”).

Recitals

WHEREAS, Agency and Developer entered into a Developer Agreement Tax Increment
Benefits dated October 3, 2019; and

WHEREAS, Purchaser has requested a time extension for the project completion date.
NOW, THEREFORE, the parties agree as follows:

1. The Developer Agreement Tax Increment Benefits between the Downtown and East
Town Redevelopment Agency and Boukalis Enterprise, LLC dated October 3, 2019
(“Agreement”) shall be amended as follows:

5. The parties hereto recognize, acknowledge and agree that it is their mutual
desire and intent in entering into this Agreement that all Certificates of
Occupancy be issued to the Project no later than January 1, 2024 (Completion
Date).

2. To the extent any terms of this 1st Amendment conflict with the terms of the Agreement,
this 1st Amendment supersedes and controls over any conflicting terms. All other terms
of the Agreement remain in full force and effect unless modified herein.

In Witness Whereof, the parties have executed this 1st Amendment as of the day and year first
above written.

Agency: Downtown and East Town
Redevelopment Agency

By:
Michael L. Holland, Chair

Date:

Developer: Boukalis Enterprise, LLC

By:

Date:
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City of Eustis

P.O. Drawer 68 * Eustis, Florida32727-0068 = (352)483-5430

Staff Report

- ——o

STLE

TO: CRA Board

FROM: Tom Carrino, Interim City Manager

DATE: February 3, 2022

RE: GENERAL CRA UPDATE FOR FEBRUARY 3, 2022

Introduction:
The purpose of this item is for staff to present the quarterly CRA update.

Background:
See attached Staff Report.

Attachments:
Staff Report General CRA Update for 2-3-22 ADA

Reviewed by:

Tom Carrino, Interim City Approved - 27 Jan 2022
Manager

Mary Montez, City Clerk Pending

Page 51 of 54



Page 52 of 54



A City of Eustis

P.O. Drawer 68 ® Eustis, Florida 32727-0068 * (352) 483-5430

TO: CRA BOARD
FROM: TOM CARRINO, INTERIM CITY MANAGER
DATE: FEBRUARY 3, 2022

SUBJECT: GENERAL CRA UPDATE FOR FEBRUARY 3, 2022

Introduction:
Included is the general CRA update for 2-3-22.

General Budget Update:

As of December 31, 2021, fiscal year CRA revenue is $855,811, which includes
$380.00 in interest income and $855,431 in incremental tax revenue. Fiscal year
expenses are currently at $126,913, which is comprised of $29,111 in administrative
expenses, $13,750 for utility services, $6,401 in development incentives, $66,049 in
principal and interest payments for the purchase of the former Florida Hospital
Waterman site, and $11,602 in sidewalk/tree planting work.

Projects

Lake Eustis Seawall

Staff and the City’s consultant continue to monitor the seawall to determine necessary
improvements. Funding for improvements continue to be carried over from the previous
fiscal year.

Housing Rehabilitation

The CRA Board originally budgeted $250,000 for housing rehabilitation projects in FY
19-20. Total expenses for FY 19-20 were $17,806 for the rehabilitation of one home
and pre-inspection services for a second home. The remainder of the $250,000, or
$232,194, carried forward to FY 20-21. FY 20-21 totaled $18,024. $21,063.27 in
expenses have been submitted for reimbursement in FY 21-22. However, prior to those
expenses being reimbursed, the City has requested site visits and a meeting to review
the status of the program. On January 20, 2022, City staff, LCAA staff, and
Commissioner Hawkins visited 1223 East Hazzard Avenue. Following the visit, staff
started processing payment for the project, which included $16,063.27 in improvements
and the $3,000 program fee.
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Bay Street Drainage

The purpose of this project is to alleviate drainage issues on the east side of Bay Street
between Magnolia Avenue and Orange Avenue. The City is working with FDOT to
incorporate the project into upcoming improvements on Bay Street. The project must
first be designed and engineered before construction begins. Funding for this project
carried forward from FY 19-20.

Development Incentives
There have been 2 Gateway Grant reimbursements totaling $6,401.

Former Waterman Site

The City/CRA is continuing to work with the Atrium team as part of the Request for
Proposals process for the sale and redevelopment of the site. The CRA budget
includes $198150 in principal and interest payments this fiscal year. Through
December 31, 2021, the CRA has paid $38,034 in principal and $28,015 in interest
(total of $66,049) on the loan.

Prepared By: Tom Carrino, Interim City Manager
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