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Total Acres: 8.54

Current Retail SF: 104k

Zoning: Commercial and Residential 
65-units per acre

Opportunity Zone Investment

Transit:

1.5 miles from I-95

10 Miami-Dade Bus stops within a half-
mile radius

24% of locals without vehicles

Flood Risk Factor: Low / 0.2% risk of a 
1-in-100-year event

Community: Half-mile walk to Charles 
Hadley Community Park; 33k vehicles 
per day
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Market Overview
• Location: Miami, Florida

• Sub-Market: Liberty City

• Address: 1150 NW 54th Street
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Market Demographics
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Narrative
● Miami is a city that is quickly growing, and there is a desperate need for affordable housing

● Funding: Market Rate or LIHTC (Low Income Housing Tax Credits)

● We believe market rate funding provides "more bang for your buck"

● 9% LITHC (most generous and competitive LIHTC financing) would only provide us with $28,820,000 

in tax credits over ten years. Worth $27,667,200 (For one tax credit ($1) developer gets .96 cents 

from bank)

● Though a lot of money, it is not enough to properly cover the scale of funding required for 555 units

● Additionally, LITHC would not fund the commercial uses of our property

● Market Rate Option provides quick and easy funding. Important to mention because of neighboring 

real estate growth (Wynwood, Little Haiti, Design District) 

● Though rents will be low at first, we believe our proposed approach will allow our project to both 

provide housing for local residents, while also offering flexibility, as incomes increase over time

● Miami is a city that is quickly changing, and we cannot ignore this, but we must also not ignore those 

who currently live there – we believe this project achieves just that.
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Vision 
• Provide Liberty City with market rate housing and 
vital necessity amenities that allow the neighborhood 
to grow into an economic center as Miami undergoes 
changes and the neighboring Midtown, Design & 
Wynwood Districts continue to expand

• Liberty City is a neighborhood experiencing rapid 
change and economic growth. Much of this can be 
attributed to its 11 foot elevation above sea level –
Climate Migration has begun

• Provides 555 market rate units and 102k SF of 
necessity retail at an opportune moment to a 
community in dire need of modern housing, amenities 
and retail

• The “corner stone” to success with this project is 
timing which matches demand for market rate product 
at affordable pricing with the opportunity for rent 
growth as the submarket continues to see increased 
investment
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Project Overview

•Mixed Use Project with residential rentals and grocery anchored 
necessity retail on the ground floors

•3 Phases Design Implementation:

1. Phase 1: 185-unit residential development including new 
Winn-Dixie and podium parking (24-months)

2. Phase 2: Demo of Old Winn-Dixie (6-months), construction 
of 185-residential units, new ground floor retail space and 
podium parking (24-months)

3. Phase 3: Simultaneously as construction of phase 2, but post 
demo. Construction of 185 residential units, podium parking, 
completion of Community Garden Rooftop and Green Wall 
Garage (24-months)

•Average Unit Size: 783sf (Total 434,550sf)

•Retail Size: 101,500sf

•Parking: 1,163 parking spaces (300 sf each, 1.5/u & 3.25/1000)
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● Liberty City’s vacancy rate for rental property is 1.9% compared to the 

Miami average of 6.4%, creating a significant lack of market rate supply

○ $1,100-$1,200 asking rents (1br) - 50% of AMI

○ $1,400-$1,600 asking rents (2br) - 50% of AMI

● While market rate residential rentals have seen an increase in 

vacancies, housing in lower income communities in Miami have vacancy 

rates of 0.6% and are projected to remain flat through 2021 given 

market rents in other neighborhoods such as Midtown, Wynwood and 

Brickell are outside community means.

● Liberty City currently has an average household income of $39k with

majority of residents employed in blue collar jobs.
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61st Street Apartment Complex

Market Analysis - Residential
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Market Analysis - Residential

Source: ESRI

Establishing a market rate community that draws on the service providing/blue-collar 

population along with new-comers priced out of Midtown & Wynwood
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Related Group Liberty Square
1,332 Units - $900-$1,600 Average Monthly Rent
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AME Transit Village:

● 176 Affordable units, with 22 for residents making 33% or less of AMI, and the remainder for

residents making less than 60% AMI.

● One, Two and Three-bedroom units with average one bedroom rents of $1,200

● Mixed use development with transit hub, commercial retail and community spaces.
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Residential Floor Layout Phase 1
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Phase 1 Floors:

● 4TH & 5TH Floor -
Residential (total 185 
units)

● 3RD Floor – Parking (184) 
& Amenities

● 2rd Floor - Parking (367)
● Ground Floor - Retail 

Replacement
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Residential Floor Layout Phase 2 and 3
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Floor setup:

● 5TH Floor/Roof - Community 
Garden with water features

● 4th Floor – Residential (total 
93)

● 3RD Floor - Residential 

(total 92) & Amenities
● Ground Floor & 2rd Floor -

Parking (213)
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Project Site Map
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Phase 1: Retail Replacement + 

Podium Garage + Residential

Phase 2:

Residential + 

Podium Garage 

+ New Retail

Phase 3: Residential + Podium 

Garage + Community Garden



Retail Trends for Potential Tenants:

● Grocery: U.S. Census Bureau has reported a 12.2% 
increase in grocery sales resulting from the impact 
of the pandemic

● Urgent Care: For those who do not have an 
immediate physician Urgent Care centers are more 
attractive and up to ten times less expensive than a 
traditional visit to the ER.

○ Urgent care centers openings saw 8% growth 
between 2017 and 2020 with over 10k 
centers in the U.S. today

● Pharmacies and Drug stores: Continued growth and 
expansion especially since they are essential 
businesses who have seen increases in sales during 
the pandemic and will be an essential part of vaccine 
roll out plans
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Market Analysis - Retail

Retail Jobs Forecast (Bringing Jobs to Liberty City)



Necessity Retail Tenants
● Winn-Dixie Supermarket (52,000SF)
● Urgent Care - Instant ER (5,000SF)
● Dental Office (4,500SF)
● Pharmacy/CVS (13,000SF)
● Day Care (6,000SF)
● Chipotle (2,500SF)
● Current In-Line Spaces (18,500SF)
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Retail Floor Plan - Phase 2
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Phase 2 Floors:

● 4TH & 5TH Floor -
AH (total 185 
units)

● 3RD Floor -
Parking & 
Amenities 

● 2rd Floor -
Parking (213)

● Ground Floor -
Retail
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Necessity Retailers are Expanding
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Financials Overview

Key Assumptions:

● Residential Space: 434,550SF at an average of 
$1.72PSF/Mo, or $20.69 per year; lease up to 
occur over the first 24 months in phases I-III

● Retail: 101,500SF at an average of $22PSF 
including NNNs

● Development Timeline: 48 Months

● Holding Period: 10 Years (5-year recap)

● Exit at Sales Price: $166mm at a cap rate of 5.5%

● Opportunity to enhance returns by establishing a 
Community Development Entity (CDE) and 
bolster the capital stack with New Market Tax 
Credit financing
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An impact investment opportunity with development returns; forecasted returns of 

19.6% IRR & 2.8x equity multiple



Financials Overview

● LIRR:19.6%

● Stabilized NOI: $7.5mm

○ Residential Revenue: $10.1mm

○ Retail Revenue: $3.5mm

○ EGI: $13.6mm

○ OPEX: $6.1mm

● Stabilized Yield on Cost: 6.5%

● Stabilized CoC: 8.2%

● NPV: $5.4mm (11% Discount)

● Stabilized DSCR: 1.5x

● Perm LTV: 65%
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Significant upside returns capturing investment momentum from both the expansions of 

Midtown and the Design District



Impact Investment Opportunity

Questions?
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Promoting Economic Growth 

& Opportunity Zone 

Investment
02

● Positions community for additional growth 

capitalizing on investment by other 

developers

● Dense Residential base creates profitability 

opportunities for tenants, spurring job growth

Community Enrichment01
● Provides important neccessity community 

services that are missing from the area.

● Helps to create an inclusive and affordable 

space.

Sustainability03 Sustainable Building 

Technologies

● Sustainable design for energy efficiencies

● Green Wall Garage and Roof reduces urban 

heat and provides beautification to the 

Liberty City neighborhod
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