
 
 

 
 

REGULAR MEETING 
NORTHWEST-PROGRESSO-FLAGLER HEIGHTS REDEVELOPMENT ADVISORY BOARD 

 
October 8, 2019 - 3:00 PM 

 
CITY HALL 

8th FLOOR CONFERENCE ROOM 
100 NORTH ANDREWS AVENUE 
FORT LAUDERDALE, FL 33301 

 
AGENDA 

 
 

i. Call to Order/Roll Call      Rhoda Glasco Foderingham 
Quorum       Chair 
 

ii. Approval of Minutes      NPF CRA Board 
• 9.10.2019 Minutes 
 

iii. Project Funding Update      Valessa Martin 
 

 
iv. Request for Funding – Northwest 6th Investments, LLC  NPF CRA Staff 

Sistrunk Station - 616 NW 2 Avenue - $350,000 
 

v. Request for Funding – V & R Family Enterpriser, Corp.  NPF CRA Staff 
1227 Sistrunk Blvd. - $350,000 
 

vi. Request for Funding – Fat Live Lmited Partnership/Evergreen NPF CRA Staff 
Partners III LLC/Urban Street Development 
Fat Village – NW 5 Street at NW 1 Street - $5,000,000 
 

vii. Communication to CRA Board of Commissioners  NPF CRA Board 
 

viii. Old/New Business      NPF CRA Staff 
 

ix. Public Comments 
 

x. Adjournment 
 

 
 

 
THE NEXT REGULAR NPF-CRA MEETING WILL BE HELD, Tuesday – November 12, 2019 

 
 
  
Purpose: To review the Plan for the NPFCRA and recommend any changes to the Plan. To make recommendations 
regarding the exercise of the City Commission's powers as a community redevelopment agency in order to 
implement the Plan and carry out and effectuate the purposes and provisions of Chapter 61-2165, Laws of Florida 
and Section 163.330 through 163.450, Florida Statutes in the NPFCRA. To receive input from members of the public 
interested in redevelopment of the NPFCRA and to report such information to the City Commission. 
 
 
Note:  If any person decides to appeal any decision made with respect to any matter considered at this public 
meeting or hearing, he/she will need a record of the proceedings and for such purpose he/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.  Anyone needing auxiliary services to assist in participating at the meeting should contact the 
City Clerk at (954) 828-5002 two days prior to the meeting. 
 
 



 
 

 
Note:  Advisory Board members are required to disclose any conflict of interest that may exist with any agenda item 
prior to the item being discussed. 
 
Note: Advisory Board members should disclose any discussions or site visits to any project that come before the 
Advisory Board for a recommendation. 
 
Note:  Two or more Fort Lauderdale City Commissioners or Members of a City of Fort Lauderdale Advisory Board 
may be in attendance at this meeting.    
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MEETING MINUTES 

NORTHWEST-PROGRESSO-FLAGLER HEIGHTS 
REDEVELOPMENT ADVISORY BOARD 

FORT LAUDERDALE 
8TH FLOOR CONFERENCE ROOM, CITY HALL   

September 10, 2019 – 3:00 P.M. 
 
Cumulative Attendance 
June 2019 – May 2020 
UMembers PresentU    UAttendanceU   UPresentU    UAbsent 
Rhoda Glasco Foderingham, Chair         P        4        0 
Dylan Lagi, Vice Chair          A                                       3                               1 
Leann Barber (arrived at 3:08 p.m.)               P        3        1 
Sonya Burrows          P                                       3                               1 
Kenneth Calhoun           P                                       4                               0 
Lisa Crawford           A                                       3                               1 
Matt Habibi           P        3        1 
John Hooper            A           3        1 
Michael Lewin          P                                       4                               0 
Steffen Lue                      P        3        1 
Christopher Murphy            P        3         1 
Michelle Nunziata          A                                       0                               4 
John Quailey           P        4         0 
Tina Teague                     P                            3        1 
 
UStaff 
Vanessa Martin, CRA Business Manager 
Bob Wojcik, Housing and Economic Development Manager 
Clarence Woods, III, NPF CRA Manager 
Lizeth DeTorres, Sr. Administrative Assistant 
Eleni Ward Jankovic, Housing and Economic Development Manager 
Tania Bailey-Watson, Senior. Accounting Clerk 
Corey Ritchie, CRA Project Manager 
Jamie Opperlee, Prototype-Inc. 
 
UGuests 
Chris Smith, Owner of Smitty’s Wings 
Pamela Beasley-Pittman, Historical Dorsey Riverbend 
 
Currently there are 14 appointed members to the Board, which means eight would constitute a 
quorum. 
 

I. Call to Order/Roll Call      Rhoda Glasco Foderingham 
         Chair 

 
Chair Foderingham called the meeting to order at 3:00 p.m. and roll was called. A quorum was not yet 
present; therefore, Chair Foderingham moved forward to non-voting items. 
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II. Approval of Minutes        NPF CRA Board  
  

• August 13, 2019 
 

Motion by Mr. Calhoun, seconded by Ms. Teague, to approve the minutes of August 13, 2019.  In a 
voice vote, the motion passed.  (10-0) 
 

III. Vote Chair/Vice-Chair       NPF CRA Board 
 
Motion by Ms. Teague to nominate Rhoda Glasco Foderingham as Chair, seconded by Mr. Lewin.  In 
a voice vote, the motion passed unanimously.  (10-0) 
 
Motion by Ms. Teague to nominate Dylan Lagi as Vice Chair, seconded by Mr. Lewin.  In a voice 
vote, the motion passed unanimously.  (10-0) 

 
IV. Project Funding Update       Vanessa Martin, 

FY2020 Budget Approval       Business Manager    
 

Ms. Martin mentioned the Fiscal Year 2020 budget and asked if anyone had any questions. 
 
In response to Ms. Burrows, Ms. Martin stated that WAVE refunds have not yet been received.  In 
speaking with Finance, she was told that an update would be provided once they hear something. 
 
Ms. Burrows mentioned the Ambassador Program. 
 
Mr. Woods advised that the Ambassador Program is supposed to provide informational types of 
services to tourists; it is not a security service.  The desire was to have more police; however, there is 
no real current need.  It was decided not to continue with the Ambassador Program until people are 
visiting the neighborhood.   
 
Ms. Burrows commented that when the Ambassador Program was presented, the impression was 
that there would be a presence on the street, and it would be more of a crime deterrent.  She 
questioned if all Ambassador Programs are going away. 
 
Mr. Woods clarified that the Ambassador Program in the Northwest was going away until there is a 
need.   
 
Motion by Mr. Murphy, seconded by Mr. Lewin, to approve the FY2020 proposed budget.  In a voice 
vote, the motion passed unanimously.  (10-0) 
 
V. Smitty’s Wings (Change Order/Increase to the Contract)   NPF CRA BOARD 
 
Ms. Ward advised that a request was received from Smitty’s Wings for an additional $100,000 in 
the construction budget.  The developer was granted $225,000 under the PBP Program and 
$125,000 under the Façade Program in March 2018.  Work has begun and during the demolition 
phase it was discovered that the roof was severely deteriorated and could not hold the HVAC 
system needed; therefore, it was decided to install a new roof.  It was also discovered that gas 
lines were not anywhere near that location, so the gas had to be switched to tanks, and for that 
purpose, it is recommended that an extra $100,000 be awarded to complete this project.  So far, 
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the applicant has paid $47,355 in architectural fees, $42,355 for original plans, and an extra 
$5,000 for revised plans; their complete contribution is $91,352. 
 
Mr. Murphy questioned what would happen if there was another cost overage and why they did 
not know where the gas lines were. 
 
Mr. Ritchie stated that re-drawings were done to make sure everything was complete.  The 
problem was solved, and they have a fully operational set of documents.  
 
Chair Foderingham questioned why no one knew how far away the gas lines were when the initial 
plans were done. 
 
Mr. Ritchie indicated that it was assumed the gas lines were in the area, but as they kept digging 
the gas lines stopped about ten blocks to the east. 
 
Chris Smith, owner of Smitty’s Wings, advised that they received a $100,000 line of credit from 
Wells Fargo in case additional funds are needed. 
 
Mr. Woods commented that everything is exposed on the structure, so anything that needs to be 
replaced can be seen. 
 
Ms. Barber questioned how much contingency was in the original plan. 
 
Mr. Ritchie stated that there is normally a 3% contingency plan; originally it was 3% of $400,000, 
so the amount was about $12,000. 
 
Ms. Burrows questioned if it was assumed that the roof was okay because the tarp had been on 
there for a long time. 
 
Mr. Ritchie advised that more weight than anticipated was being put on top of the building and the 
wooden trusses were deteriorating. 
 
Motion by Ms. Teague, seconded by Mr. Lue, to approve staff recommendations for Smitty’s Wings.  
In a voice vote, the motion passed with Ms. Burrows and Ms. Barber opposed.  (8-2) 
 
 Ayes:  Calhoun, Habibi, Lewin, Lue, Murphy, Quailey, Teague, Foderingham 
 Nays: Barber, Burrows 
 
VI. Communication to CRA Board of Commissioners .  NPF CRA BOARD 

 
Mr. Woods mentioned the “Finally Friday” event.  There has been talk about continuing the event 
and creating a positive movement along the Sistrunk corridor.  He thanked staff for the event. 
 
In response to Ms. Teague, Mr. Woods stated that staff initially wanted to move the “Finally 
Friday” event to different locations; however, for compelling reasons, it was decided to keep the 
event at this location.  Traffic control may be needed in the future with MOT because of the 
number of people attending. 
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Mr. Calhoun suggested permanent signage. 
 
Mr. Woods advised that there are renderings of some of the future developments that would go 
along the corridor, so maybe they could be enlarged and put in those locations.   
 
Chair Foderingham questioned if some of the streets could be blocked off at the next event. 
 
Mr. Woods mentioned that perhaps one lane could be blocked to allow the event to spill out in the 
street and keep the other two lanes open.  The idea was to keep traffic coming through to see the 
event. 
 
In response to Ms. Teague, Mr. Woods indicated that staff said no to additional Police Officers. 
 
Pamela Beasley-Pittman with the Historical Dorsey Riverbend Neighborhood Association thought 
the event was a great idea. 
 
Chair Foderingham emphasized that the event was fun with an excellent turn out; even people 
from outside of the area attended.  She stated that the event is held on the last Friday of the 
month and noted that Board members could park in the CRA building parking lot. 
 
VII.  Old/New Business – None.      NPF CRA STAFF 
 
VIII. Public Comments - None. 
 
IX. Adjournment 
 
There being no further business to come before the Board at this time, the meeting was adjourned at 
3:28 p.m. 
 
Any written public comments made 48 hours prior to the meeting regarding items discussed during 
the proceedings have been attached hereto. 
 
[Minutes prepared by C. Guifarro, Prototype-Inc.] 



MORANDUM                 
 
DATE:    October 8, 2019 
 
TO:        NPF CRA Advisory Board Members 
 
FROM:  Clarence E. Woods III, NPF CRA Manager  
 
BY:               Bob Wojcik, Housing and Economic Development Manager  
 
SUBJECT:    Request for Funding – North West 6P

th
P Investments, LLC  

                      Sistrunk Station – 616 NW 2 Avenue  
                      $225,000 - Property and Business Improvement Program & 
                      $125,000 – CRA Façade Program                     
                      
________________________________________________________________ 
 
 
UREQUEST AND SUMMARY   
 
North West 6P

th
P Investments, LLC is requesting a forgivable loan from the CRA in the 

amount of $225,000 from the Property and Business Improvement Program and a 
$125,000 forgivable loan from the Façade Program for interior and exterior renovations 
of the building and site at 616 NW 2 Avenue for the Sistrunk Station project.  (Exhibit 
1).    
 
Sistrunk Station is directly adjacent to the Sistrunk Market Project at 115 Sistrunk 
Boulevard that is nearing completion and expected to open in November, 2019 (Exhibit 
2).   The 23,000 square foot Sistrunk Market is a “Food Hall” funded in part by the CRA 
in the amount of $1.4 million in December 2017 under its Development Incentive 
Program (DIP) program and represents a total capital investment of $5.96 million.   It 
will house a fully functioning micro-brewery with tap room, event space, classroom and 
meeting space, food, art and craft kiosks and gathering space.  The project is nearing 
completion and is estimated to open in November 2019.    
 
The Developer has since purchased the property next to Sistrunk Market for Sistrunk 
Station for $2,000,000, consisting of a 20,891 square foot warehouse on a 51,390 
square foot site.    He plans to expand the overall development to create a communal 
workspace and retail hub consisting of co-working space and office suites, event and 
cultural space, and retail and art stalls with direct access to the Sistrunk Market food 
hall and brewery. The space will offer a unique business model promoting a communal 
culture providing space to both work and socialize. The co-working space will include 
super-fast internet, mail and package handling, card access security, business services, 
unique common area and flex meeting and event space for professional, networking 
and social events.  The design of the retail space will have an open floor plan with high 
ceilings, creating a light industrial look and feel.   The overall design of Sistrunk Station 



for the existing 75 year old warehouse will embrace current trends for reclaimed spaces 
that are both rustic yet modern.  Photos of the existing facility and illustrations of the 
proposed renovation and reuse project are attached as Exhibit 3. 
   
The cost of the project including the land purchase necessary for Sistrunk Station, 
represents a total capital investment of approximately $2.75 million with North West 6P

th
P 

Investments, LLC providing over 87% of the total project cost.   Interior renovations 
include air conditioning, electrical, plumbing, framing, drywall, millwork, painting, 
restrooms, sprinkler system, floor finishing and other upgrades.  Exterior improvements 
include new roof, windows and doors, stucco, parking lot upgrades, landscaping, deck 
and patio, fencing, ornamental metal work, security cameras and other work items. The 
Developer is in the process of securing contractor pricing. The total cost of upgrades is 
estimated at approximately $750,000.    A complete breakdown of interior and exterior 
improvements line items in provided in their funding application, attached as Exhibit 4.  
An analysis of the Developer’s Return On Equity for the project is provided.  It shows 
unless the building is repurposed as proposed, there is no or limited Return on Equity 
based on the investment.  Under a do-nothing scenario the existing warehouse space 
provides the Developer a Return on Equity of  6.85%.  Leasing the existing warehouse 
space at market rate of $10/square foot without CRA assistance provides the Developer 
a Return on Equity of 1.29% and improving the property to create Sistrunk Station with 
CRA assistance provides the Developer a Return on Equity of 15.9%.  
 
CRA Property and Business Improvement Program and Façade Program funds will be 
disbursed as a reimbursement to North West 6P

th
P Investments, LLC for renovations to 

the building and site.   CRA funding will be a forgivable loan secured by a mortgage on 
the property, forgiven after 5 years.  The purchase of the site and proposed repurposing 
and renovation of the building and site for Sistrunk Station will almost double the 
existing building and footprint that currently exist under the Sistrunk Market project.   
This remarkable project will further the transformation of this portion of Sistrunk 
Boulevard into a destination and dynamic environment for creativity and connection for 
the business community. 
   
It is estimated that approximately 20 to 25 jobs will be created at the project primarily by 
tenants, with an additional 5 jobs for its administration and oversight by the owner.    
Projected rents will be $25 per square foot.    As a community benefit, the Developer 
has agreed to provide the following: 
 

• Provide complementary meeting spaces for local NPF CRA organizations; 
• Make space available to residents in the CRA District for their business at 20% 

off their market rents to help local start-ups and small businesses; 
• Have a monthly farmers market, outdoor art installations and special events; 
• Provide subsidized pricing at 20% off their rents for CRA residents for 

participation in farmers market, art and special shows and events; and   
• Provide monthly complementary meditation/stretch/yoga classes.   



Steven Dapuzzo Sr., a commercial real estate investor is managing partner of the North 
West 6P

th
P Investments, LLC.   Upon approval of CRA funding, the project will commence 

immediately for completion within the next six months or less.    
 
UCONSISTENCY WITH THE NPF CRA COMMUNITY REDEVELOPMENT PLAN  

The NPF CRA Community Redevelopment Plan is designed, in part to stimulate private 
development of areas planned for commercial development.  The project is consistent 
with the NPF CRA Community Redevelopment Plan which provides for direct physical 
improvements to enhance the overall environment, improve the quality of life and attract  
sound business and commercial development that provide employment and job 
opportunities.  
 
Per the CRA plan, the CRA will establish incentive programs to address redevelopment 
obstacles. The CRA 5-Year Program, which is incorporated as part of the Plan, 
identifies strategic objectives, goals and measurements that include targeting and 
attracting businesses, retail uses and industries to establish a presence in the 
redevelopment area.  In addition, it calls for investing in development projects that 
create job opportunities, promote public private partnerships and investment in the 
redevelopment area. 
 
 
URECOMMENDATION 

It is recommended the CRA Advisory Board approve a Motion recommending that the 
CRA Board approve a $225,000 forgivable loan from the Property and Business 
Improvement Program and $125,000 forgivable loan from the Façade Program to North 
West 6P

th
P Investments, LLC for the Sistrunk Station project located at 616 NW 2 Avenue.  

.   
Attachments 
Exhibit 1:  Location Map of Sistrunk Station  
Exhibit 2:  Sistrunk Market Project Proposed to Open in November 2019 
Exhibit 3:  Photos of the existing warehouse and illustrations of the proposed Sistrunk  
                 Station Renovation  
Exhibit 4:  CRA Funding Application  
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MORANDUM                 
 
DATE:    October 8, 2019 
 
TO:        NPF CRA Advisory Board Members 
 
FROM:  Clarence E. Woods III, NPF CRA Manager  
 
BY:               Bob Wojcik, Housing and Economic Development Manager  
 
SUBJECT:    Request for Funding – V & R Family Enterprises, Corp                                        
                      Renovation of 1227 Sistrunk Boulevard  
                      $225,000 - Property and Business Improvement Program & 
                      $125,000 – CRA Façade Program                     
                      
________________________________________________________________ 
 
 
UREQUEST AND SUMMARY   
 
V & R Family Enterprises, Corp is requesting a $225,000 forgivable loan from the CRA 
Property and Business Improvement (PBIP) Program and a $125,000 forgivable loan 
from the CRA Façade Program for renovations of the building and site at 1227 Sistrunk 
Boulevard (Exhibit 1).    
 
This property is owned by the Bolden family and titled to the Virgil Bolden & Rose 
Bolden Revocable Living Trust.  V & R Family Enterprises, Corp is the business that 
was established to manage their holdings and their son Tommy Bolden, is President of 
V & R Family Enterprises, Corp.   The Boldens own and manage rental property 
throughout the CRA area.  They have resided in the northwest portion of the CRA in the 
Dorsey Riverbend neighborhood for over 50 years.  
 
In 2017 they received from the City of Fort Lauderdale a Community Development 
Block Grant Program forgivable loan in the amount of $298,000 to help renovate their 
property at 1227 Sistrunk Boulevard which had been vacant since they purchased it 
from a church organization that had bought it two years earlier in 2005.   When it was 
purchased in 2007 for $326,000, they were unaware of the extensive improvements 
required for the building to be put back into service.  The prior owner was also unable to 
move forward with their plans to occupy it and sold it to the Boldens at a loss.  The 
property consists of a 5,246 square foot, two story building constructed in 1959 on a 
6,039 square foot site.  Parking for the building is in the rear of the property, facing NW 
6P

th
P Court on a separate 7,000 square foot lot.   The original building plans show a large 

open area on the first floor, accessible from the front entrance and a smaller storage 
area in the rear.  The second floor was designed to accommodate five one bedroom 
rental units, accessible from an outside staircase with access to the front and rear of the 
building.    



In response to community concerns that the existing remaining buildings along Sistrunk 
Boulevard would end up being demolished unless the CRA stepped in to assist the 
property owners with the expense of renovation, the CRA modified its incentive 
programs in 2017 to make Sistrunk Boulevard  a Focus Area for CRA incentive 
programs and increased the funding limits to assist building owners of properties along 
Sistrunk  to save some of the existing remaining architectural and historic fabric of the 
community. Tommy Bolden, a former city employee, who retired from the City as a 
maintenance worker in 2015 had approached the City over the years for incentive 
funding for the property.  The Boldens, in addition to their housing rental business, had 
a small business managed by Rosa Bolden and their daughter Merdine Mitchell that 
provided decorating and party planning for weddings and other events. With the 
intention of expanding this business, they secured at their own expense architectural 
services and developed the concept of turning the first floor of the building into a 
reception hall for the community, while providing affordable rental housing on the 
second floor.    More detailed plans have since been developed using the CDBG funds 
and the construction cost to improve and repurpose the property for this project is 
estimated at $620,268 (Exhibit 2).  The total improvement cost, including permitting, 
architectural and engineering fees has been estimated at approximately $725,598.  The 
project will be managed by the CRA and the estimates were generated by the CRA 
Project Manager.   
 

Sources 
 

Uses 

CRA                               $350,000.00 Construction                                    620,268.00  
City                                  295,000.00  Architectural Services                       105,330.00  
Developer                          80,958.00  Permitting and Fees                             

10,000.00                                           
TOTAL                           $725,598.00 TOTAL                                           $725,598.00 
 
A copy of the architectural plans for the project are attached as Exhibit 3 and a copy of 
the Boldens application for CRA funding is attached as Exhibit 4. The renovated 
building will have approximately 1,449 square feet of assembly area, including new 
handicap accessible restrooms, a 234 square foot warming kitchen and 616 square feet 
of storage area on the first floor and five 450 square foot one bedroom apartments on 
the second floor.  This is a total renovation and the units and building will be as if new. 
The building will have a clean modern look with new impact windows and doors, central 
air conditioning, tiled floors and an outdoor patio area.  
 
To encourage redevelopment of the CRA Sistrunk Focus Area, Façade Improvement 
Program funds for Focus Area properties provide for 100% of the first $75,000 of the 
total project cost and 95% of the cost between $75,000 and $125,000, not to exceed 
$125,000. Under the BPIP Program, the CRA can provide for 90% of the total project 
cost not to exceed $225,000.  CRA funds are provided as a forgivable loan forgiven 
after 5 years secured by a mortgage on the property.  The City will hold a $298,000 first 
mortgage for their CDBG forgivable loan and the CRA’s mortgage will be in second 



position.  The Developer has cash from their rental housing business to cover their 
match and provide a fund reserve for any additional cost and operating expenses.   
Because the funding for this project includes CDBG funds, in addition to the CRA funds, 
this federal program requires that at least 51% of the rental units be affordable to 
households at 80% of the median income.  In this project, the Boldens CDGB funding 
agreement with the City goes beyond the minimum requirement for affordability such 
that 100% of the residential rental units in the project will be affordable rental units for a 
period of 10 years, capping four (4) of the rental units at no more than $980 per month 
and one (1) of the rental units at $758 per month.  Bolden estimates that the units will 
rent for an average of $850 per month and the banquet hall will rent for $1,000 an 
event, with most of the income generate by this project from the affordable rental units.  
The banquet facility will be managed by the Bolden’s daughter Merdine Mitchell who 
has years of experience in providing decorating and party planning from the time she 
worked with her mother in the family business and they still have a large inventory of 
event material such as linens, flatware, serving trays, china and other material in 
storage that can be used.   The Boldens have been approaching the churches and 
funeral parlors in the area that have expressed an interest in using the space for repass 
and other events.  The property is next door to an active Fort Lauderdale Police 
substation which enhances the safety for such an  operation in the area.  Property 
maintenance and apartment leasing will be managed by Tommy Bolder who is very 
experienced in this area from managing their portfolio of rental properties.  They project 
projects a positive income stream the first year of operations.   
 
The Bolden property at 1227 Sistrunk Boulevard, as other older properties along 
Sistrunk, suffer from deferred maintenance and many have code liens, some of which 
accumulate large fines over time.  When the Property and Business Improvement 
Program was modified in 2017 it was recognized that substantial renovation of existing 
properties may require payment of property taxes, tax liens, City liens and property 
insurance by the CRA in addition to providing funding for construction, equipment, 
architectural and permit fees, which are now all eligible costs under the program.  While 
the CRA will not be paying existing liens on this property, City code liens do exist.    A 
summary of outstanding City liens and code cases on this property are attached as 
Exhibit 5.  It shows that there are three (3) City of Fort Lauderdale board up liens on 
the property, which are hard cost, totaling $5,564 that will need to be paid by the 
Boldens in addition to their match for construction and related expenses for the project.  
In addition, there is a demolition order on the property and a running City fine of $300 
per day for the building failing its 40 Year Building Inspection required by law.  The fine 
was imposed under a Special Master hearing and the current amount of the fine is 
$490,200 as of September 9, 2019.  The Magistrate has the authority to reduce or 
remove the fine once the building comes into full compliance, which will be 
accomplished as a result of this improvement project.   The CRA has been working with 
the Community Enhancement and Code Compliance Division who are aware of and are 
cooperating the City and CRA efforts to bring this building into compliance 
 
CRA Staff over the last year has been presenting you numerous projects where the 
applicant is new to the CRA area.  While these projects are important and represent 



new investment and confidence in the area, it is equally important for the CRA to invest 
in projects where local property owners are struggling to maintain their property, and are   
willing to make an investment to participate in the redevelopment of their community 
providing the CRA can assist them in these efforts.   The Urban Land Institute Technical 
Assistant Panel (ULI TAP) Report of 2014 that was recommended for approval by the 
CRA Advisory Board and accepted by the CRA Board, stated that in putting together 
incentive packages, that the first focus of the CRA should be on community benefits to  
existing buildings and people who have already invested in and own business and 
properties in the community.   The CRA has been working with a number of local 
property owners along Sistrunk Boulevard who want to be a part of the redevelopment 
such as the Boldens, whose properties face various obstacles for development and the 
CRA will be bringing to you additional projects with similar issues that provide benefits 
directly to the stakeholders in the area such as the Bolden family project as these 
projects are more fully developed and ready for consideration by this advisory board.      
 
UCONSISTENCY WITH THE NPF CRA COMMUNITY REDEVELOPMENT PLAN  

The NPF CRA Community Redevelopment Plan is designed, in part to stimulate private 
development of areas planned for commercial development.  The project is consistent 
with the NPF CRA Community Redevelopment Plan which provides for direct physical 
improvements to enhance the overall environment, improve the quality of life and attract  
sound business and commercial development that provide employment and job 
opportunities. The Plan also calls for housing opportunities for very low, low and 
moderate income households within the Northwest Regional Activity Center.    
 
Per the CRA plan, the CRA will establish incentive programs to address redevelopment 
obstacles. The CRA 5-Year Program, which is incorporated as part of the Plan, 
identifies strategic objectives, goals and measurements that include targeting and 
attracting businesses, retail uses and industries to establish a presence in the 
redevelopment area.  In addition, it calls for investing in development projects that, 
promote public private partnerships and investment in the redevelopment area. 
 
 
URECOMMENDATION 

It is recommended the CRA Advisory Board approve by Motion recommendation that 
the CRA Board approve a $225,000 forgivable loan from the Property and Business 
Improvement Program and $125,000 forgivable loan from the Façade Program to V & R 
Family Enterprises, Corp for renovation of 1227 Sistrunk Boulevard. 
   
Attachments 
Exhibit 1:  Location Map, Broward County Property Appraiser Information and 
                 Existing Photos of Property    
Exhibit 2:  Construction Cost Breakdown Prepared by CRA  
Exhibit 3:  Architectural Plans 
Exhibit 4:  CRA Funding Application  
Exhibit 5:  List of Open Code Cases on the Property  
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MORANDUM                 
 
DATE:    October 8, 2019 
 
TO:        NPF CRA Advisory Board Members 
 
FROM:  Clarence E. Woods III, NPF CRA Manager  
 
BY:               Bob Wojcik, Housing and Economic Development Manager  
 
SUBJECT:    Request for Funding – Fat Village Limited Partners: Evergreen 
                      Partners III, LLC and Urban Street Development   
                      FAT Live – 501 NW 1 Avenue 
                      $5,000,000 – Development Incentive Program 
________________________________________________________________ 
 
 
UREQUEST AND SUMMARY   
 
Fat Village Limited Partners is requesting a $5,000,000 investment from the CRA to fill 
their funding gap for a new affordable housing project in Fat Village at 501 NW 1 
Avenue. (Exhibit 1).  Fat Village is a group of warehouses and loft apartments between 
Sistrunk Boulevard, NW 4P

th
P Street , the FEC Railway and Andrews Avenue and home to 

artist, creative businesses and the monthly Fat Village Art Walk.   The Developer’s 
proposed new development master plan for this area (Exhibit 2)  includes 188,692 
square feet of office space, 31,278 square feet of restaurants and bars, 19,659 square 
feet of retail, 7,302 of art studio, a 12 story 145 room hotel, a 7 story 1,049 car parking 
garage, 432 housing units including a 13 story 307 units market rate housing project 
and a 13 story 125 units housing project with  31 market rate units and 94 affordable 
housing units.  The redevelopment project will be in two phases with the first phase 
including the new proposed 125 unit housing project.   
 
The Developer, Fat Village Limited Partners is made up of co-partners Urban Street 
Development and Evergreen Partners IIl, LLC.    Alan Hooper, founder of Hooper 
Construction is co-founder of Urban Street Development and operates as the 
construction development manager.  Alan was a pioneer in Fat Village and developed 
the numerous loft projects that exist in Fat Village today.  Tim Petrillo is the other co-
founder of Urban Street Development and also co-founded The Restaurant People who 
owns and operates some of the most popular restaurant and night life venues in Fort 
Lauderdale including YOLO, O Lounge, S3, Taste, Township, Rooftop @ 1 WLO, Java 
and J and The Boatyard.  
 
Evergreen Partners is an affordable housing development company with offices in 
Maine, Florida, Massachusetts and New Hampshire who focus on both the acquisition 
of older federally assisted multifamily rental properties and the creation of new 
affordable housing throughout the United States. In their new construction projects they 



specialize in leveraging low income housing tax credits to serve markets with unmet 
affordable housing needs.   The company was co-founded by Brian Poulin and Charles 
Allen. Since 2001 Brian Poulin has been involved with over 40 affordable housing 
projects.  Both Brian Poulin and Alan Hooper, as principals and co-developers have the 
capacity to undertake this project.    
 
The proposed financing for The Fat Village affordable housing project will include a  
$10.08 million HUD 221 (d)(4) loan serviced by Orix Real Estate Capital, 9% tax credits 
awarded from the Florida Housing Finance Corporation (FHFC) to be sold to PNC Bank 
for $27.3 million (tax credit equity) along with a request for $5 million from Broward 
County and $5 million from the CRA.   The developer is applying for the 9% tax credits 
and the application deadline is November 7, 2019.  To help fill the funding gap, they are 
applying for a $5 million loan under a Multifamily New Construction RFP issued by 
Broward County on September 23, 2019 with a deadline of October 8, 2019. The 
County will select the project under this RFP  for funding at their November 5, 2019 
meeting.  The additional $5 million in CRA funding will fill the remaining funding gap in 
the $50,845,795 development project to make it financially feasible.  Without the County 
and CRA funding, the project is not feasible and cannot move forward.  All GAP 
financing, both CRA and County needs to be committed by the November 7, 2019 
Low Income Housing Tax Credit application date in order to meet the FHFC 
requirements.  FHFC awards would be announced in Spring, 2020.  They have a 
preliminary commitment from the first mortgage lender and will need to do a formal 
submission for a binding commitment after the award of the 9% tax credits.   The 
County loan would be a 0% loan with a 30 year term.  CRA funds would be used for 
construction.  Construction would commence in January 2021 and be completed by 
July, 2022.  The Developers CRA Funding application is attached as Exhibit 3.  The 
FHFC and Broward County RFP Application Schedule  is attached as Exhibit 4.  A 
detailed source and use of funds for this project is attached as Exhibit 5. A conditional 
commitment letter from Orix Real Estate Capital for HUD 221 (d)(4) financing is 
attached as Exhibit 6.  A letter of intent from PNC Real Estate to purchase the 
forcasted tax credits is attached as Exhibit 7 and a 20 year proforma for the project  is 
attached as Exhibit 8. 
 
In comparison to other recent affordable housing project funded by the CRA, the CRA 
funding for this project equates to $53,191 per unit based on the proposed 94 affordable 
housing units.  By comparison, the CRA’s contribution to the 613 workforce housing 
project was $7 million which equals to $49,295 per unit and for the Sweeting Estates 
affordable townhomes was $1.5 million which equates to $60,000 per unit. 
 
The 125 units housing project will have 19 units set aside for residents who earn 30% of 
the Area Median Income (AMI) or less, 50 units set aside for residents who earn 60% of 
the AMI or less , 25 units set aside for residents who earn 80% of the AMI or less and 
31 market rate units (Exhibit 9).    
 
The building will include 48 one bedroom 678 square foot units and  77 two bedroom 
units ranging from 967 square foot units to 1,359  square feet.    125 parking spaces will 



be provided on the first floor along with 2,694 square feet of retail and 7,497 square feet 
of collaborative office and art studios.   While the project cannot limit occupancy to artist 
or those working in Fat Village in need of affordable housing, the Developer will target 
both artist and workers in Fat Village by making them aware of the upcoming availability 
of units in advance of the application process.  
 
An Economic Impact Analysis by Walter Duke and Partners  demonstrates that during 
the 18 month construction period, the local impact of the projects construction plus 
multiplier effects of the construction project will exceed $58.4 million. Permanent 
economic impacts include 29 permanent jobs and over $2.8 million in ongoing local 
activity including direct, indirect and induced economic impacts. Retail sales are 
estimated to support 6 to 7 permanent jobs and over $600,000 in ongoing economic 
effects. Apartment resident spending was estimated to support 22 to 23 permanent jobs 
as well as over $2.2 million in ongoing economic benefits.  
 
South Florida faces an affordable housing crisis and there is an acute shortage of  
affordable housing in the City of Fort Lauderdale.  More than 60% of adults in South 
Florida are cost burdened spending over 30% of their incomes for housing.  In Broward 
County, of the 147,000 renter housing units, over 77,000 renters are severely cost 
burdened paying over 50% of their income for housing.  With only a few thousand 
affordable apartments in the City, the gap is huge between the need for affordable 
rentals and what is available.    
 
   
UCONSISTENCY WITH THE NPF CRA COMMUNITY REDEVELOPMENT PLAN  

The NPF CRA Community Redevelopment Plan is designed, in part to stimulate private 
development of areas planned for commercial development.  The project is consistent 
with the NPF CRA Community Redevelopment Plan which provides for direct physical 
improvements to enhance the overall environment, improve the quality of life and attract  
sound business and commercial development that provide employment and job 
opportunities.  
 
Per the CRA plan, the CRA will establish incentive programs to address redevelopment 
obstacles. The CRA 5-Year Program, which is incorporated as part of the Plan, 
identifies strategic objectives, goals and measurements that include targeting and 
attracting businesses, retail uses and industries to establish a presence in the 
redevelopment area.  In addition, it calls for investing in development projects that 
create job opportunities, promote public private partnerships and investment in the 
redevelopment area. In addition, per the Future Land Use Plan and CRA Plan, 
redevelopment and housing opportunities for low, very low and moderate income 
households within the Northwest RAC should be encouraged.   
 
 
URECOMMENDATION 



It is recommended the CRA Advisory Board approve a Motion recommending that the 
CRA Board approve a  $5 million Development Incentive Program forgivable loan as 
gap financing for the FAT Live affordable housing project at 501 NW 1 Avenue 
contingent on an award of 9% tax credits by the Florida Housing Finance Corporation  
and an award of a $5 million loan by Broward County under their Multifamily New 
Construction RFP. 
 
Attachments 
Exhibit 1:  Location Map  
Exhibit 2:  Fat Village Master Plan 
Exhibit 3:  CRA Funding Application  
Exhibit 4:  FHFC and Broward County Application Schedule  
Exhibit 5:  Source and Use of Funds 
Exhibit 6:  Orix Real Estate Capital Conditional Commitment Letter  
Exhibit 7:  Letter of intent from PNC Real Estate 
Exhibit 8:  20 Year Proforma 
Exhibit 9:  Rents  
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ECONOMIC IMPACT ANALYSIS  

FAT LIVE PHASE I 
A PROPOSED AFFORDABLE MULTIFAMILY 
DEVELOPMENT WITHIN FLAGLER VILLAGE 

 

 
 

TO BE LOCATED AT 
501 N.W. 1st Avenue 

Fort Lauderdale, Broward County, Florida 33301 
 
 
 

FOR 
Hooper Construction 

421 North Andrews Avenue 
Fort Lauderdale, Florida 33301 

Attention: Mr. Alan Hooper, President 
 
 
 
 

PREPARED BY 
Walter B. Duke, III, MAI, CCIM 

Andrew S. Rolf, MAI 
2860 W State Road 84, Suite 109 
Fort Lauderdale, FL 33312-4804 

 
 

DATED 
July 29, 2019 
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Executive Summary 
 
Hooper Construction and Evergreen Partners have proposed to construct a 13-story, 
125-unit affordable multifamily rental apartment community with 2,440 square feet of 
ground floor commercial area at 501 N.W. 1st Avenue, Fort Lauderdale, Florida within 
Flagler Village.  The rental apartment units will comprise 19 units set aside for residents 
who earn 30% of area median income (AMI) or less, 50 units set aside for residents who 
earn 60% of AMI or less, 25 units set aside for residents who earn 80% of AMI or less 
and 31 market rate units for a total of 125 units.   
 

 
 
In support of the development, Hooper Construction and Evergreen Partners have 
retained Walter Duke + Partners to model the Economic Benefits of the construction and 
operations on the surrounding areas, particularly the City of Fort Lauderdale.  For 
purposes of this analysis the Primary Study Area includes the zip codes of 33301, 
33304, 33305, 33306, 33311, 33312, 33315 and 33316, which generally includes the 
areas east of Interstate 95, south of Oakland Park Boulevard, north of Interstate 595 and 
west of the Atlantic Ocean and it is reflective of the study area.   
 
The direct project construction costs associated within the proposed development is 
$33,736,029 and will be spent on hard and soft construction costs that filter into the local 
economy.  The construction period is expected to take ±18 months.  Local economic 
impacts of the multi-family rental community construction plus multiplier effects of the 
project construction will exceed $58.4 million.  Construction and related service 
employment plus induced and indirect employment will support 400 jobs over the 
construction period, as well as supporting an additional 29 non-construction jobs.   
 
Permanent economic impacts of the project include 29 permanent jobs and over $2.8 
million in ongoing local activity including direct, indirect, and induced economic effects.  
Retail sales were estimated to support 6 to 7 permanent jobs as well as over $600,000 
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in ongoing local activity including direct, indirect, and induced economic effects.  
Apartment resident spending was estimated to support 22 to 23 permanent jobs, as well 
as over $2.2 million in ongoing local activity including direct, indirect, and induced 
economic effects.  The data within this Economic Benefits Study and the Executive 
Summary reflect the following economic impacts: 
 
Economic Impacts – Construction 

Economic Activity - $58,453,435 during construction 
Labor Income - $18,350,933 
Employment – 400 persons employed during construction 

 
Economic Impacts – Retail Operations 

Retail Sales - $500/SF Building Area or $1,220,000 
Total Economic Activity - $602,358 
Total Employee Earnings - $224,281 
Total Employment – 6 to 7 jobs 
 

Economic Impacts – Apartment Resident Spending 
Total Economic Activity - $2,203,068 
Total Employee Earnings - $881,510 
Total Employment – 22 to 23 jobs 

 
FAT Live Phase I 
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1.0 Introduction 
Under the current plan, Hooper Construction and Evergreen Partners have proposed to 
construct a 13-story, 125-unit affordable multifamily rental apartment community with 
2,440 square feet of ground floor commercial area at 501 N.W. 1st Avenue, Fort 
Lauderdale, Florida.  This analysis examines the economic impact of the construction of 
the apartment project and the ongoing operations of the development. Economic 
impacts detail the income, employment, and multiplier of these activities.   
 

2.0 Economic Impact Analysis 
Walter Duke + Partners conducted the necessary analysis to determine the economic 
impacts of construction and operation of the proposed 125-unit affordable multifamily 
apartment community with 2,440 square feet of ground floor commercial area.  The 
analysis relies upon data gathered from the following sources: 
 

x Primary data for construction and operation as provided by Mr. Alan Hooper of 
Hooper Construction and Mr. Brian Poulin of Evergreen Partners 

x Economic Impact Modeling using IMPLAN 
 
A systematic analysis of local level economic impacts is essential for effective planning 
in the public- and private-sectors.  Walter Duke + Partners have used IMPLAN 
multipliers for this analysis for the following Zip Codes that make up the study area: 
33301, 33304, 33305, 33306, 33311, 33312, 33315 and 33316. 
 
Consistent with standard practice for these types of economic impact studies, our 
analysis considers the direct (i.e., onsite) impacts associated with the proposed multi-
family rental community development, as well as “multiplier” impacts within the Fort 
Lauderdale economy (these “indirect” and “induced” impacts are calculated for the zip 
codes listed above).  These multiplier impacts have been projected using the IMPLAN 
model.  The IMPLAN model was originally developed by researchers at the University of 
Minnesota and is widely used throughout the United States for economic impact 
analysis.  The model estimates impacts at the city and county levels (based on data that 
are specific to Fort Lauderdale). 
 
The programmatic data used in the IMPLAN analysis were derived from the developer’s 
pro forma projections developed for the Value Enhancement Analysis (VEA) for the 
project.  Economic benefits were estimated through the following process. 
 

x Construction Phase – Based on data from the VEA pro forma, construction value 
the proposed project was matched to the appropriate IMPLAN construction 
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sector.  Construction costs do not include land acquisition costs, as this is simply 
an asset swap and does not produce any economic activity.   

 
x Operations Phase – Operations phase impacts are based on the operation of the 

ground floor retail area.  The estimated annual gross sales are used as inputs in 
the IMPLAN model to estimate ongoing impacts associated with the proposed 
commercial area.  

 
x Resident Spending – Impacts are based on the estimated annual spending by 

apartment residents in the local economy.  The IMPLAN model is again utilized 
to estimate ongoing impacts associated with spending by apartment residents.  

 
The multi-family rental community project will generate the following types of economic 
benefits in the regional economy: 
 

x Direct Benefits – Direct benefits relate to: a) the short-term business activity of 
general contractors involved in the project construction, and b) the ongoing 
business activity of retailers and other firms located within the developed project. 
 

x Indirect Benefits – Indirect benefits will result when local firms directly impacted 
by the project in turn purchase materials, supplies or services from other firms.  
An example would include increased sales of building materials as a result of 
construction activity. 

 
x Induced Benefits – Induced benefits relate to the consumption spending of 

employees of firms that are directly or indirectly affected by the project.  These 
would include all of the goods and services normally associated with household 
consumption (e.g., housing, retail purchases, local services, etc.). 
 

The analysis quantifies the above benefits in terms of the following measures: 
 

x Total industry output – the increase in gross industry receipts, representing the 
total economic activity generated by the project; 

 
x Total value added – The difference between an industry’s total output and the 

cost of its intermediate inputs.  It is the portion of total output that most accurately 
reflects local economic activity (i.e., local payrolls and profits, as distinct from 
gross output which may include the value of raw materials purchased outside the 
region); 
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x Employment – Expressed as new full-time equivalent (FTE) jobs; and 
 

x Labor Income – Payroll and benefits associated with the created jobs, along with 
additional proprietor income (payments received by self-employed individuals 
and unincorporated business owners). 
 

3.0 Construction Impacts 
The construction cost of the proposed apartment building less land acquisition is 
$33,736,029 and will be spent on hard and soft construction costs in the local economy.  
Local economic impacts of the construction plus multiplier effects of the construction will 
exceed $58.4 million.  There are economic impacts benefiting the community from this 
local construction activity.  The economic impacts of construction take place during the 
construction period only.  These impacts will cease after the construction period 
estimated to be no more than two years.  For purposes of this analysis and in order to 
estimate the impact as of the analysis date, the construction period was estimated to 
commence in 2019. 
 
Walter Duke + Partners estimates the average number of construction and related 
service employment plus induced and indirect employment will support 400 jobs over the 
construction period as well as supporting an additional 29 non-construction jobs.  Walter 
Duke + Partners estimated the annual number of construction workers that will be 
required to complete the construction of the apartment project using the IMPLAN 
modeling system to determine employment and economic impacts.  The table below 
summarizes the total impact of the construction of the proposed apartment community: 
 

Table 1.  Total New Construction Benefits Estimates 
Impact Type Employment Labor Income ($) Value Added ($) Output ($)
Direct Effect 211.3 $9,963,372 $15,090,019 $33,736,029
Indirect Effect 102.2 $4,599,943 $7,234,223 $12,742,517
Induced Effect 86.7 $3,787,618 $6,945,675 $11,974,888

Total Effect 400.3 $18,350,933 $29,269,917 $58,453,435  
Source: Copyright 2016 IMPLAN Group; Walter Duke + Partners 

 
The direct economic output of the construction, combined with the indirect and induced 
impacts, which ripple throughout the local economy, will result in an estimated $58.4 
million in total economic output.  This includes $18.35 million in wage earnings and total 
direct, indirect and induced employment of ±400 jobs.  The total economic output was 
calculated using the IMPLAN impact model and includes the output, earnings and 
employment associated with the construction of the proposed apartment community. 
 



8 
 

 

 

Construction is a major employment sector in South Florida.  The new construction 
impacts can be described among different key construction related industries and areas 
of business.  The table below highlights the most prominent industries, which will benefit 
from the construction of the proposed apartment community: 

 
Table 2.  New Construction Impact – Selected Key Sectors 

Sector Description Employment Labor Income ($) Value Added ($) Output ($)
60 Construction of new multifamil... 211.3 $9,963,372 $15,090,019 $33,736,029
406 Retail - Miscellaneous store r... 11.0 $237,995 $270,910 $432,411
395 Wholesale trade 9.2 $718,711 $1,433,136 $2,172,331
401 Retail - Health and personal c... 8.6 $351,773 $510,998 $809,368
403 Retail - Clothing and clothing... 8.3 $201,705 $435,263 $707,421
399 Retail - Building material and... 8.1 $326,939 $523,043 $830,276
440 Real estate 7.8 $117,632 $878,878 $1,345,254
398 Retail - Electronics and appli... 5.9 $311,671 $239,160 $376,802
407 Retail - Nonstore retailers 5.4 $127,515 $437,174 $732,907
404 Retail - Sporting goods, hobby... 5.0 $117,170 $167,293 $263,353

Total Effect 280.6 $12,474,483 $19,985,876 $41,406,152  
Source: Copyright 2016 IMPLAN Group; Walter Duke + Partners   

 
The impact of the construction of the apartment community is felt throughout the local 
economy, benefitting a variety of industries and supporting economic diversity.  Key 
industries benefitting from the construction of the apartment include construction firms, 
engineers, architects, real estate services, materials and retail sales, which comprise a 
large percentage of the current labor force in Fort Lauderdale. 
 

4.0 Retail Sales Impact 
Gross sales from the retail operation were estimated to total $500 per square foot of 
building area or $1,220,000.  Gross sales were estimated to support a $30.00 per 
square foot, gross rental rate and were supported by data from Dollar & Cents of 
Shopping Centers.  IMPLAN modeling indicates that the retail operation is estimated to 
support 5 permanent jobs as well as an additional 1 to 2 jobs unrelated to the retail 
operation.  The ongoing total employment income is estimated to be $224,281 by 
IMPLAN with total ongoing economic output of more than $602,358.  The table below 
summarizes the total impact of the retail operation of the larger mixed-use: 
 

Table 3.  Annual Economic Impacts – Ground Floor Commercial Operations 
Impact Type Employment Labor Income ($) Value Added ($) Output ($)
Direct Effect 4.8 $136,396 $213,846 $331,840
Indirect Effect 0.8 $41,361 $70,327 $123,425
Induced Effect 1.1 $46,524 $85,286 $147,093

Total Effect 6.6 $224,281 $369,458 $602,358  
Source: Copyright 2016 IMPLAN Group; Walter Duke + Partners   
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The direct economic output of the retail operation, combined with the indirect and 
induced impacts, which ripple throughout the local economy, will result in an estimated 
$602,358 in total economic output.  This includes $224,281 in wage earnings and total 
direct, indirect and induced employment of 6 to 7 jobs.  The total economic output was 
calculated using the IMPLAN impact model and includes the output, earnings and 
employment associated with the ongoing operation of the proposed 2,440 square feet of 
ground floor commercial area. 
 
The ongoing impacts of the retail operation can be described among different industries 
and areas of business.  The table below highlights the most prominent industries, which 
will benefit from the ongoing operation of the proposed retail component: 
 

Table 4.  Community Economic Impacts – Selected Key Sectors 
Sector Description Employment Labor Income ($) Value Added ($) Output ($)
405 Retail - General merchandise s... 4.8 $137,404 $215,426 $334,292
440 Real estate 0.2 $2,593 $19,377 $29,659
416 Warehousing and storage 0.1 $6,813 $8,234 $14,254
461 Management of companies and en... 0.1 $10,807 $13,664 $23,862
501 Full-service restaurants 0.1 $1,514 $1,667 $3,064
502 Limited-service restaurants 0.1 $1,089 $2,758 $4,685
482 Hospitals 0.1 $3,609 $4,393 $7,815
411 Truck transportation 0.0 $2,042 $2,496 $6,386
395 Wholesale trade 0.0 $3,259 $6,498 $9,850
464 Employment services 0.0 $1,680 $2,593 $3,402

Total Effect 5.5 $170,810 $277,106 $437,269  
Source: Copyright 2016 IMPLAN Group; Walter Duke + Partners 

 
The impact of the retail operation will primarily impact the general merchandise sector 
where the majority of the employment and labor income will be created.  However, retail 
employees will spend their earnings at a number of places including real estate, 
warehousing and storage, restaurants, shopping and local services.  Thus, the ongoing 
operation of the retail area will create new employment in Fort Lauderdale and support 
new and existing employment in other fields within Fort Lauderdale.  Therefore, the 
ongoing operation of the ground floor commercial area is considered to be a positive for 
the City of Fort Lauderdale in terms of employment and total economic impact. 
 

5.0 Apartment Resident Spending 
Revenue from apartment resident spending was estimated by IMPLAN to total 
$2,203,068.  Resident spending was estimated from household expenditures and 
spending in a three-mile ring surrounding the subject.  The data was compiled from the 
Site to do Business.  Considering the affordable status of the majority of the proposed 
apartment units, Walter Duke + Partners has determined resident spending on the lower 
end of the range of household expenditures within the neighborhood.  Resident 
spending is estimated to support 22 to 23 permanent jobs.  The ongoing total 



10 
 

 

 

employment income is estimated to be $881,510 by IMPLAN.  The table below 
summarizes the total impact of resident spending of the proposed apartment community: 
 

Table 5.  Annual Economic Impacts – Apartment Resident Spending 
Impact Type Employment Labor Income ($) Value Added ($) Output ($)
Direct Effect 15.8 $571,963 $752,328 $1,217,375
Indirect Effect 2.6 $126,982 $230,967 $408,484
Induced Effect 4.2 $182,565 $334,708 $577,209

Total Effect 22.6 $881,510 $1,318,003 $2,203,068  
Source: Copyright 2016 IMPLAN Group; Walter Duke + Partners 

 
The direct economic output of resident spending combined with the indirect and induced 
impacts, which ripple throughout the local economy, will result in an estimated $2.2 
million in total economic output.  This includes $881,510 in wage earnings and total 
direct, indirect and induced employment of 22 to 23 jobs.  The total economic output was 
calculated using the IMPLAN impact model and includes the output, earnings and 
employment associated with apartment resident spending. 
 
The ongoing impacts of resident spending can be described among different industries 
and areas of business.  The table below highlights the most prominent industries, which 
will benefit from the ongoing operation of the proposed multi-family rental community: 
 

Table 6.  Community Economic Impacts – Key Industries 
Sector Description Employment Labor Income ($) Value Added ($) Output ($)
501 Full-service restaurants 3.1 $81,254 $89,473 $164,449
400 Retail - Food and beverage sto... 2.8 $78,762 $119,983 $183,126
502 Limited-service restaurants 1.9 $39,589 $100,304 $170,353
475 Offices of physicians 1.7 $163,073 $161,961 $243,925
503 All other food and drinking pl... 1.5 $41,145 $41,046 $68,154
487 Child day care services 1.3 $27,962 $33,539 $52,593
403 Retail - Clothing and clothing... 1.1 $26,123 $56,372 $91,620
496 Other amusement and recreation... 0.9 $25,567 $39,248 $64,468
398 Retail - Electronics and appli... 0.9 $44,900 $34,454 $54,283
402 Retail - Gasoline stores 0.7 $22,878 $28,431 $46,121

Total Effect 15.8 $551,253 $704,811 $1,139,091  
Source: Copyright 2016 IMPLAN Group; Walter Duke + Partners 

 
The impact of apartment resident spending will primarily impact food and beverage 
sales, including restaurants, but will also impact services such as doctors and retail 
sales.  Fort Lauderdale has a number of destination style shopping locations including 
the Galleria Mall, Las Olas Boulevard and 17th Street that will undoubtedly benefit from 
resident spending from the proposed apartment.  Further, restaurants and bars at the 
same location, as well as locations along Fort Lauderdale Beach, the Fort Lauderdale 
CBD, and the Fort Lauderdale CRA, particularly Flagler Village, will also benefit from 
resident spending from the proposed apartment.  Resident spending at the most 
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prominent industries will support 15 to 16 jobs and labor income of $551,253.  Therefore, 
the estimated resident spending is considered to be a positive for the City of Fort 
Lauderdale in terms of employment and total economic impact. 
 

6.0 Summary of Economic Impacts 
The construction and ongoing operation of the proposed apartment development 
including ground floor commercial uses provides a significant contribution to the local 
economy.  From the time the construction of the project is started, until the end of the 
first year of operation, economic impact on the local economy is estimated to be over 
$61.2 million by IMPLAN.   
 
Construction impacts will exceed $58.4 million, but will cease after ±18 months.  The 
ongoing operation of the apartment community was estimated to create over $2.8 million 
in total economic benefits by IMPLAN along with supporting 29 jobs and supporting over 
$1.1 million in employee wages.  Based on the analysis conducted within this economic 
benefit study it is Walter Duke + Partners conclusion that the construction and ongoing 
operation of the proposed apartment community is an economically positive project for 
the City of Fort Lauderdale, particularly within the study area.  Inasmuch as there is a 
tremendous pent up demand for affordable housing therefore the intangible value of the 
affordable rental apartment units over the life span of the 30-year agreement with the 
City of Fort Lauderdale is considered to be a positive as well. 
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7.0 Flagler Village Overview 
This portion of the CBD is located north of Broward Boulevard and south of SE 6th Street 
(Sistrunk Boulevard), between the FEC railroad and Federal Highway.  This rapidly re-
gentrifying area, once predominated by a mixture of neglected commercial buildings, 
warehouses, and old residential units, is emerging as a favored community for 
millennials, young professionals and others seeking quality housing in a walkable 
community. There is an emerging arts scene in Flagler Village that appeals to the 
millennial and young professionals. FAT Village (Flagler Arts and Technology) serves as 
the hub for this community and has stemmed the serious momentum of development 
and attraction to this area. The strip of warehouses along 1st Avenue between 5th Street 
and 6th Street has been converted into galleries, performance spaces and trendy 
businesses that cater to millennials and host local events.  
 

Flagler Village Development Map 
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Recently Constructed (not shaded on map): 
x Edge at Flagler Village – 331-unit apartment building facing Federal Highway, on 

the south side of 5th Street 
x Manor at Flagler Village – 382-unit apartment building, facing Federal Highway, 

on the north side of 5th Street 
x AMLI Flagler Village – 225 Class “A” apartment units one block west of Federal 

Highway, on 5th Street 
x ORA Apartments Flagler Village – 6-story, 292-unit rental complex located on 7th 

Street and 3rd Avenue.  Property is presently on the market for sale 
x Pearl Flagler Village – 350 Class “A” apartment units one block west of Federal 

Highway, on 4th Street.  Leasing is underway 
x The Whitney – 386 Class “A” apartment units in two towers topping off at 25-

stories is in lease up and located along 4th Street just east of Andrews Avenue. 
x ID Flagler Village - 24-unit street-fronting townhouse community located on 6th 

Street and 2nd Avenue. 
x EON at Flagler Village – Phase I of the Alta development comprising 206 units in 

a 12-story building was completed in 2019 and is in lease-up.  Located along 6th 
Street, one block west of Federal Highway. 

x The Dalmar/Element Hotel – Construction of the 323-room, 24-story project on 
Federal Highway and 3rd Street was recently completed. The dual-branded hotel 
features contemporary amenities, retail, and restaurant space, in an effort to 
attract millennials, as well as travelers of all ages. 

 
Under Construction (shaded in blue): 

x Six13 – A 7-story, 142-unit apartment complex is underway with planned 5,991 
ground floor retail. This site is located at the corner of 6th Street and 4th Avenue.  

x Quantum at Flagler Village – Construction has begun on this mixed-use 
development. The complex will include 328 apartment units within two 15-story 
towers, ground floor retail space, a 9-story Courtyard by Marriott hotel consisting 
of 137 guest rooms, and two parking garages. This project is located on the 
block between 8th Street and 7th Street, facing Federal Highway. 

x The Rise – 30-floor building consisting of 398 residential units and 2,200 ground 
floor retail space, located on 3rd Street between Federal Highway and 3rd 
Avenue.  Construction by Encore is underway. 

x ArchCo Metropolitan (Motif) – Located on the entire block on Andrews Avenue 
between 6th Street and 5th Street, the mixed-use project will comprise 385 
residential units, 14,717 square feet of retail space, and 12,039 square feet of 
restaurant space.  Project is under construction as of mid-2019 with completion 
scheduled for 2020. 
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x Flagler Village Hotel – Driftwood Development and Merrimac Ventures broke 
ground on a 19-story, 112- room dual branded Hilton Hotel.  Completion is 
expected by May 2020.  

 
Approved Projects (shaded in purple): 

x FATCity – 30-floor mixed-use multi-family residential project consisting of 626 
residential units, 96,002 square feet of retail, and 406,958 square feet of office 
space, located at 4th Street and Andrews Avenue.  The developer, Traina 
Companies recently sold an interest in the project for approximately $23.1 
million. 

x The Gallery at FATVillage – 12 floors of 150 residential units and 4,000 square 
feet of retail space, located at 6th Street and Andrews Avenue. 

x Flagler 626 – 12-floors consisting of 99 residential units, located at 7th Street and 
1st Avenue. 

x Modera 555 – This project would total 598,069 square feet comprising of 24-
stories and 305 apartment units located on the west side Federal Highway, north 
of 8th Street. 

 
The subject property is known as FAT Village, located north of 4th Street along 
the FEC railroad. The proposed project is a mixed-use development consisting of 
280 residential units in addition to 125 workforce housing units, a 136-key hotel, 
±42,000 square feet of ground floor retail, along with ±200,000 square feet of 
office space.  
 
The project is designed to take place in four stages. Phase I (subject), located at 
the southwest corner of the development, will comprise 125-units of workforce 
housing with 100 ground floor parking stalls along with ±2,440 square feet of 
retail. Phase II will be the lot adjacent to the north comprising of ±80,000 square 
feet of Collab office space with ±12,000 ground floor retail. Following that, Phase 
III will add another ±14,000 square feet of retail, ±41,000 square feet of office 
space, 280-units of residential apartments including live/work space, and a 
1,010-stall central parking garage. The final Phase will fill the remaining office 
space as well as add the 136-key hotel.   

 
Projects under review (shaded in green): 

x Alta Flagler Village Phase II – just to the north of the Alta Flagler Village (Phase 
I), plans are awaiting approval for a 12-story, 271-unit residential building. 

x URBN @ Flagler Village – Proposals to construct a 27 and 19-story, 512-unit 
micro rental apartment community has been submitted and is awaiting approvals. 
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The project will also include ground floor retail and would be located along 3rd 
Avenue between 5th Street and 4th Street.  

x Aloft Hotel – Plans for the Aloft Hotel include 12 floors and 199 hotel rooms with 
6,208 square feet of retail space, located on 3rd Street between Federal Highway 
and 3rd Avenue. 

x iPIC Theatre – This project will consist of 150,000 square feet of office/retail 
space along with 180-units of luxury apartments. This will include a 400-seat 
theatre with a 4,200 square foot terrace with a bar and lounge. 
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Economic Impact Methodology - IMPLAN 
On General Input-Output 
Economic Impact Analysis (EIA) refers to any number of processes that trace how 
changes in spending, such as business closures, new industrial or infrastructural 
developments, natural disasters, and conventions, move through an economy.  An 
impact study measures the cumulative effects of that spending on a defined geographic 
region. 
 
EIA can also provide information about the effects of policy and employment changes 
such as reports on job creation estimates related to the American Recovery and 
Reinvestment Act of 2009, to the effects of a local business' opening or closing, the 
impacts of job exportation to other countries, or the tax revenue associated to certain 
policy decisions made by local, state or federal governments. 
 
Typically, whenever the phrase the "estimated impact on the economy/community is that 
X jobs are created" is used, these are the results of an economic impact analysis report. 
 
Impact Analysis Tells Us About Changes in Jobs, Income and Production 
Economic impact studies generate large amounts of information about local industries, 
employment, wages, profits, labor spending, and taxes that may be useful for a variety of 
purposes and circumstances. 
 
Economic impact analysis looks backwards rather than forwards through the economy.  
In other words, to determine the effect of increased production in a local industry, 
economic analysis looks at the industries, which supply the producing industry with the 
items and services for its production.  Thus, an increase in window production will result 
in the manufacturer purchasing a variety of supplies including wood, glass, and 
furnishings for the windows, all of which will be incorporated into the final product. 
 
Increases in labor dollars also have economic effects, because increased labor dollars 
typically translate into increased income spending.  EIA provides a measurement of the 
impacts of employee spending of all employees of the firm seeing the sales change, and 
all the employees of subsequent impacted Industries in the supply chain, as long as 
these employees live within the defined geography of the study. 
 
The accumulation of business-to-business and labor purchases can be tracked until the 
resultant spending of the original sale is completely removed from the economy by 
imports, savings, taxes and profits. 
 
Information from economic impact studies may be used to apply for grants to expand 
businesses, as a marketing tool, or to estimate how an increase in his sales, due to a 
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county-wide 'buy local' program could the community as a whole.  EIA are also often 
requirements of various legislative acts or permitting requirements. 
 
What is IMPLAN 
IMPLAN is an acronym for IMpact analysis for PLANning, and our products represent 
the culmination of 35 years of experience and expertise in economic modeling. 
 
IMPLAN produces several data and analysis products, but the IMPLAN System is our 
core.  The IMPLAN System is a general input-output model that is comprised of software 
and regional data sets.  IMPLAN is designed so that users of varying skill levels and 
backgrounds in economics can create cost effective, accurate economic reports.  We 
provide two tools to address customer specific needs: IMPLAN Pro for those customers 
who want to customize and modify the data to do in-depth advanced analyses and the 
IMPLAN-Online System for those customers looking to do general economic impact 
analysis and those who want to access IMPLAN online. 
 
One of the most powerful aspects of IMPLAN is that input-output Models for specific 
regional economies can be created, and the data sources behind them are continually 
improved and updated.  Rather than extrapolating regional data from national averages, 
IMPLAN® measures economic impacts from data on actual local economies.  IMPLAN® 
data sets are available from the ZIP Code level to the national level, and regional files 
can be combined to create precise geographic definitions when calculating impacts.  The 
IMPLAN Pro System also allows you to examine impact in Canada and other OECD 
regions. 
 
IMPLAN Data tracks all the available industry groups in every level of the regional data.  
This permits detailed impact breakdowns and helps ensure accuracy of inter-industry 
relationships.  If a study involves the introduction of an industry group that does not 
already exist in the local area, IMPLAN provides tools and methods for examining the 
potential impacts of that new industry.  If the industry exists in IMPLAN, but does not 
exactly match the sales and employment information for the firm you are working with, 
the IMPLAN Industry relationships may be updated to match the known values, while still 
maintaining the local regional sales and employment averages for examining the Indirect 
and Induced impacts.  In addition to analysis, you can also view all the data that lies 
behind your IMPLAN Model. 
 
IMPLAN® results are recorded in easy to read tables that demonstrate the impact for a 
variety of economic variables.  Reports can provide both detailed and summary 
information related to job creation, income, production, and taxes.  Several options exist 
so you can specify the level of detail and the type of information that will be most 
interesting to, or productive for, the intended audience to be easily pulled into a report.  



ADDENDA 

 

 

While we do not have visualization tools at this time, all reports export to Excel where 
they can be easily manipulated into charts and graphs to meet your needs. 
 
Where Does the Data Come From? 
IMPLAN data sets are constructed annually by Implan Group LLC.  Regional data is 
derived from many different sources, primarily federal agencies responsible for data 
collection. 
 
The primary sources for data derivation include: 
 

x the U.S. Bureau of Labor Statistics (BLS) Covered Employment and Wages 
(CEW) program; 

x the U.S. Bureau of Economic Analysis (BEA) Regional Economic Information 
System (REA) program; 

x the U.S. Bureau of Economic Analysis Benchmark I/O Accounts of the U.S. 
x the BEA Output estimates; 
x the BLS Consumer Expenditure Survey; 
x the U.S. Census Bureau County Business Patterns (CBP) program; 
x the U.S. Census Bureau Decennial Census and Population Surveys; 
x the U.S. Census Bureau Economic Censuses and Surveys; and 
x the U.S. Department of Agriculture Census. 

 
When combined, these sources provide all the elements needed to assemble a 
complete U.S. data set.  Assembly of these elements into a cohesive and complete U.S. 
IMPLAN data set requires about five months.  Since the BLS CEW data is not released 
until July of the following year (i.e. 2015 data was released in July of 2016), IMPLAN 
data sets are also released one year after the current calendar year, typically in the 
month of December. 
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Household Income Profile
501 NW 1st Ave, Fort Lauderdale, Florida, 33301 Prepared by Esri
Ring: 1 mile radius Latitude: 26.12852

Longitude: -80.14472

2019-2024 2019-2024
Summary 2019 2024 Change Annual Rate

Population 26,709 33,540 6,831 4.66%
Households 12,512 16,327 3,815 5.47%
Median Age 36.4 36.6 0.2 0.11%
Average Household Size 2.00 1.95 -0.05 -0.51%

              2019               2024
Households by Income Number Percent Number Percent

Household 
Income Base

12,512 100% 16,327 100%
<$15,000 2,233 17.8% 2,155 13.2%
$15,000-$24,999 1,202 9.6% 1,244 7.6%
$25,000-$34,999 1,250 10.0% 1,341 8.2%
$35,000-$49,999 1,415 11.3% 1,682 10.3%
$50,000-$74,999 1,806 14.4% 2,674 16.4%
$75,000-$99,999 1,340 10.7% 1,881 11.5%
$100,000-$149,999 1,511 12.1% 2,322 14.2%
$150,000-$199,999 589 4.7% 1,147 7.0%
$200,000+ 1,165 9.3% 1,881 11.5%

Median Household Income $51,527 $64,148
Average Household Income $87,462 $103,871
Per Capita Income $40,953 $50,457

Data Note: Income is reported for households as of July 1, 2019 and represents annual income for the preceding year, expressed in 2017 dollars.  Income is reported for 
households as of July 1, 2024 and represents annual income for the preceding year, expressed in 2022 dollars
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2019 and 2024.

July 26, 2019
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Household Income Profile
501 NW 1st Ave, Fort Lauderdale, Florida, 33301 Prepared by Esri
Ring: 1 mile radius Latitude: 26.12852

Longitude: -80.14472

2019 Households by Income and Age of Householder
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 726 3,016 2,452 2,069 2,116 1,393 740

<$15,000 200 400 299 320 436 330 249
$15,000-$24,999 99 204 159 163 221 231 126
$25,000-$34,999 96 314 239 211 202 121 67
$35,000-$49,999 94 396 290 244 215 114 62
$50,000-$74,999 98 517 361 274 294 174 88
$75,000-$99,999 65 433 316 193 200 94 39
$100,000-$149,999 51 455 298 253 220 157 77
$150,000-$199,999 9 147 194 108 62 56 12
$200,000+ 13 150 297 302 266 115 20

Median HH Income $30,925 $57,257 $64,577 $56,920 $48,572 $36,450 $24,421
Average HH Income $48,390 $79,152 $105,361 $105,769 $93,607 $77,614 $50,141

Percent Distribution
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 100% 100% 100% 100% 100% 100% 100%

<$15,000 27.5% 13.3% 12.2% 15.5% 20.6% 23.7% 33.6%
$15,000-$24,999 13.6% 6.8% 6.5% 7.9% 10.4% 16.6% 17.0%
$25,000-$34,999 13.2% 10.4% 9.7% 10.2% 9.5% 8.7% 9.1%
$35,000-$49,999 12.9% 13.1% 11.8% 11.8% 10.2% 8.2% 8.4%
$50,000-$74,999 13.5% 17.1% 14.7% 13.2% 13.9% 12.5% 11.9%
$75,000-$99,999 9.0% 14.4% 12.9% 9.3% 9.5% 6.7% 5.3%
$100,000-$149,999 7.0% 15.1% 12.2% 12.2% 10.4% 11.3% 10.4%
$150,000-$199,999 1.2% 4.9% 7.9% 5.2% 2.9% 4.0% 1.6%
$200,000+ 1.8% 5.0% 12.1% 14.6% 12.6% 8.3% 2.7%

Data Note: Income is reported for households as of July 1, 2019 and represents annual income for the preceding year, expressed in 2017 dollars.  Income is reported for 
households as of July 1, 2024 and represents annual income for the preceding year, expressed in 2022 dollars
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2019 and 2024.

July 26, 2019
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Household Income Profile
501 NW 1st Ave, Fort Lauderdale, Florida, 33301 Prepared by Esri
Ring: 1 mile radius Latitude: 26.12852

Longitude: -80.14472

2024 Households by Income and Age of Householder
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 1,009 4,020 3,267 2,431 2,461 1,925 1,214

<$15,000 214 360 264 264 366 351 336
$15,000-$24,999 100 200 148 141 200 276 179
$25,000-$34,999 110 320 249 196 199 156 111
$35,000-$49,999 132 476 331 251 228 159 106
$50,000-$74,999 185 773 551 340 383 277 165
$75,000-$99,999 117 591 435 238 269 147 83
$100,000-$149,999 101 704 436 350 308 261 163
$150,000-$199,999 22 307 374 185 117 109 32
$200,000+ 30 287 480 466 391 189 38

Median HH Income $43,149 $69,734 $79,134 $76,962 $63,352 $51,308 $32,847
Average HH Income $61,470 $93,718 $123,559 $131,618 $114,867 $92,177 $60,440

Percent Distribution
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 100% 100% 100% 100% 100% 100% 100%

<$15,000 21.2% 9.0% 8.1% 10.9% 14.9% 18.2% 27.7%
$15,000-$24,999 9.9% 5.0% 4.5% 5.8% 8.1% 14.3% 14.7%
$25,000-$34,999 10.9% 8.0% 7.6% 8.1% 8.1% 8.1% 9.1%
$35,000-$49,999 13.1% 11.8% 10.1% 10.3% 9.3% 8.3% 8.7%
$50,000-$74,999 18.3% 19.2% 16.9% 14.0% 15.6% 14.4% 13.6%
$75,000-$99,999 11.6% 14.7% 13.3% 9.8% 10.9% 7.6% 6.8%
$100,000-$149,999 10.0% 17.5% 13.3% 14.4% 12.5% 13.6% 13.4%
$150,000-$199,999 2.2% 7.6% 11.4% 7.6% 4.8% 5.7% 2.6%
$200,000+ 3.0% 7.1% 14.7% 19.2% 15.9% 9.8% 3.1%

Data Note: Income is reported for households as of July 1, 2019 and represents annual income for the preceding year, expressed in 2017 dollars.  Income is reported for 
households as of July 1, 2024 and represents annual income for the preceding year, expressed in 2022 dollars
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2019 and 2024.

July 26, 2019
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Household Income Profile
501 NW 1st Ave, Fort Lauderdale, Florida, 33301 Prepared by Esri
Ring: 3 mile radius Latitude: 26.12852

Longitude: -80.14472

2019-2024 2019-2024
Summary 2019 2024 Change Annual Rate

Population 150,807 163,847 13,040 1.67%
Households 66,628 72,960 6,332 1.83%
Median Age 41.9 42.0 0.1 0.05%
Average Household Size 2.21 2.20 -0.01 -0.09%

              2019               2024
Households by Income Number Percent Number Percent

Household 
Income Base

66,628 100% 72,960 100%
<$15,000 9,615 14.4% 8,307 11.4%
$15,000-$24,999 6,152 9.2% 5,531 7.6%
$25,000-$34,999 6,731 10.1% 6,358 8.7%
$35,000-$49,999 8,724 13.1% 8,905 12.2%
$50,000-$74,999 10,831 16.3% 12,141 16.6%
$75,000-$99,999 7,337 11.0% 8,682 11.9%
$100,000-$149,999 7,209 10.8% 9,426 12.9%
$150,000-$199,999 3,612 5.4% 5,475 7.5%
$200,000+ 6,417 9.6% 8,134 11.1%

Median Household Income $53,498 $62,958
Average Household Income $88,458 $102,707
Per Capita Income $39,212 $45,865

Data Note: Income is reported for households as of July 1, 2019 and represents annual income for the preceding year, expressed in 2017 dollars.  Income is reported for 
households as of July 1, 2024 and represents annual income for the preceding year, expressed in 2022 dollars
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2019 and 2024.

July 26, 2019
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Household Income Profile
501 NW 1st Ave, Fort Lauderdale, Florida, 33301 Prepared by Esri
Ring: 3 mile radius Latitude: 26.12852

Longitude: -80.14472

2019 Households by Income and Age of Householder
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 2,343 10,526 10,980 12,370 13,625 10,284 6,501

<$15,000 510 1,359 1,290 1,401 2,066 1,615 1,373
$15,000-$24,999 313 779 759 733 1,151 1,296 1,121
$25,000-$34,999 314 1,219 1,098 1,079 1,142 1,053 825
$35,000-$49,999 355 1,525 1,632 1,508 1,589 1,300 816
$50,000-$74,999 398 1,976 1,628 1,993 2,276 1,678 882
$75,000-$99,999 201 1,390 1,370 1,270 1,473 1,022 611
$100,000-$149,999 149 1,302 1,237 1,583 1,445 1,030 464
$150,000-$199,999 49 531 805 877 687 452 212
$200,000+ 56 445 1,162 1,926 1,795 839 196

Median HH Income $36,087 $53,398 $58,809 $66,512 $57,380 $48,182 $33,921
Average HH Income $52,892 $73,849 $96,002 $112,158 $99,547 $80,530 $56,382

Percent Distribution
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 100% 100% 100% 100% 100% 100% 100%

<$15,000 21.8% 12.9% 11.7% 11.3% 15.2% 15.7% 21.1%
$15,000-$24,999 13.4% 7.4% 6.9% 5.9% 8.4% 12.6% 17.2%
$25,000-$34,999 13.4% 11.6% 10.0% 8.7% 8.4% 10.2% 12.7%
$35,000-$49,999 15.2% 14.5% 14.9% 12.2% 11.7% 12.6% 12.6%
$50,000-$74,999 17.0% 18.8% 14.8% 16.1% 16.7% 16.3% 13.6%
$75,000-$99,999 8.6% 13.2% 12.5% 10.3% 10.8% 9.9% 9.4%
$100,000-$149,999 6.4% 12.4% 11.3% 12.8% 10.6% 10.0% 7.1%
$150,000-$199,999 2.1% 5.0% 7.3% 7.1% 5.0% 4.4% 3.3%
$200,000+ 2.4% 4.2% 10.6% 15.6% 13.2% 8.2% 3.0%

Data Note: Income is reported for households as of July 1, 2019 and represents annual income for the preceding year, expressed in 2017 dollars.  Income is reported for 
households as of July 1, 2024 and represents annual income for the preceding year, expressed in 2022 dollars
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2019 and 2024.

July 26, 2019
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Household Income Profile
501 NW 1st Ave, Fort Lauderdale, Florida, 33301 Prepared by Esri
Ring: 3 mile radius Latitude: 26.12852

Longitude: -80.14472

2024 Households by Income and Age of Householder
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 2,727 11,718 12,191 11,906 13,894 12,174 8,351

<$15,000 514 1,111 1,042 1,015 1,579 1,522 1,525
$15,000-$24,999 292 655 615 537 920 1,292 1,221
$25,000-$34,999 306 1,109 997 848 985 1,110 1,003
$35,000-$49,999 416 1,567 1,614 1,309 1,487 1,459 1,053
$50,000-$74,999 517 2,266 1,869 1,842 2,340 2,093 1,215
$75,000-$99,999 279 1,672 1,622 1,306 1,630 1,303 870
$100,000-$149,999 234 1,776 1,621 1,795 1,788 1,444 767
$150,000-$199,999 84 890 1,267 1,115 998 734 386
$200,000+ 85 671 1,544 2,139 2,166 1,216 312

Median HH Income $42,865 $63,262 $74,232 $81,386 $69,801 $56,394 $40,006
Average HH Income $62,782 $88,184 $113,639 $130,314 $117,739 $95,287 $66,599

Percent Distribution
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 100% 100% 100% 100% 100% 100% 100%

<$15,000 18.8% 9.5% 8.5% 8.5% 11.4% 12.5% 18.3%
$15,000-$24,999 10.7% 5.6% 5.0% 4.5% 6.6% 10.6% 14.6%
$25,000-$34,999 11.2% 9.5% 8.2% 7.1% 7.1% 9.1% 12.0%
$35,000-$49,999 15.3% 13.4% 13.2% 11.0% 10.7% 12.0% 12.6%
$50,000-$74,999 19.0% 19.3% 15.3% 15.5% 16.8% 17.2% 14.5%
$75,000-$99,999 10.2% 14.3% 13.3% 11.0% 11.7% 10.7% 10.4%
$100,000-$149,999 8.6% 15.2% 13.3% 15.1% 12.9% 11.9% 9.2%
$150,000-$199,999 3.1% 7.6% 10.4% 9.4% 7.2% 6.0% 4.6%
$200,000+ 3.1% 5.7% 12.7% 18.0% 15.6% 10.0% 3.7%

Data Note: Income is reported for households as of July 1, 2019 and represents annual income for the preceding year, expressed in 2017 dollars.  Income is reported for 
households as of July 1, 2024 and represents annual income for the preceding year, expressed in 2022 dollars
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2019 and 2024.

July 26, 2019
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Household Income Profile
501 NW 1st Ave, Fort Lauderdale, Florida, 33301 Prepared by Esri
Ring: 5 mile radius Latitude: 26.12852

Longitude: -80.14472

2019-2024 2019-2024
Summary 2019 2024 Change Annual Rate

Population 315,075 334,079 19,004 1.18%
Households 131,880 140,154 8,274 1.22%
Median Age 41.6 41.8 0.2 0.10%
Average Household Size 2.35 2.35 0.00 0.00%

              2019               2024
Households by Income Number Percent Number Percent

Household 
Income Base

131,880 100% 140,154 100%
<$15,000 17,711 13.4% 15,063 10.7%
$15,000-$24,999 13,131 10.0% 11,500 8.2%
$25,000-$34,999 14,290 10.8% 13,150 9.4%
$35,000-$49,999 18,582 14.1% 18,546 13.2%
$50,000-$74,999 22,553 17.1% 24,405 17.4%
$75,000-$99,999 14,728 11.2% 17,066 12.2%
$100,000-$149,999 14,124 10.7% 17,966 12.8%
$150,000-$199,999 6,681 5.1% 9,873 7.0%
$200,000+ 10,080 7.6% 12,585 9.0%

Median Household Income $51,704 $59,776
Average Household Income $81,656 $95,006
Per Capita Income $34,194 $39,870

Data Note: Income is reported for households as of July 1, 2019 and represents annual income for the preceding year, expressed in 2017 dollars.  Income is reported for 
households as of July 1, 2024 and represents annual income for the preceding year, expressed in 2022 dollars
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2019 and 2024.
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Household Income Profile
501 NW 1st Ave, Fort Lauderdale, Florida, 33301 Prepared by Esri
Ring: 5 mile radius Latitude: 26.12852

Longitude: -80.14472

2019 Households by Income and Age of Householder
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 4,291 19,409 20,937 24,206 27,526 20,993 14,519

<$15,000 823 2,414 2,393 2,465 3,847 2,944 2,825
$15,000-$24,999 584 1,604 1,598 1,506 2,450 2,599 2,788
$25,000-$34,999 685 2,466 2,244 2,151 2,394 2,348 2,003
$35,000-$49,999 691 3,021 3,313 3,164 3,406 2,993 1,994
$50,000-$74,999 787 3,689 3,231 4,308 5,085 3,600 1,854
$75,000-$99,999 337 2,520 2,603 2,759 3,104 2,146 1,259
$100,000-$149,999 236 2,207 2,489 3,159 3,004 2,040 990
$150,000-$199,999 71 825 1,331 1,720 1,420 875 438
$200,000+ 77 662 1,734 2,973 2,818 1,448 368

Median HH Income $35,825 $50,891 $55,389 $64,135 $56,147 $47,479 $32,748
Average HH Income $50,370 $69,151 $87,392 $102,722 $91,012 $76,604 $53,790

Percent Distribution
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 100% 100% 100% 100% 100% 100% 100%

<$15,000 19.2% 12.4% 11.4% 10.2% 14.0% 14.0% 19.5%
$15,000-$24,999 13.6% 8.3% 7.6% 6.2% 8.9% 12.4% 19.2%
$25,000-$34,999 16.0% 12.7% 10.7% 8.9% 8.7% 11.2% 13.8%
$35,000-$49,999 16.1% 15.6% 15.8% 13.1% 12.4% 14.3% 13.7%
$50,000-$74,999 18.3% 19.0% 15.4% 17.8% 18.5% 17.1% 12.8%
$75,000-$99,999 7.9% 13.0% 12.4% 11.4% 11.3% 10.2% 8.7%
$100,000-$149,999 5.5% 11.4% 11.9% 13.1% 10.9% 9.7% 6.8%
$150,000-$199,999 1.7% 4.3% 6.4% 7.1% 5.2% 4.2% 3.0%
$200,000+ 1.8% 3.4% 8.3% 12.3% 10.2% 6.9% 2.5%

Data Note: Income is reported for households as of July 1, 2019 and represents annual income for the preceding year, expressed in 2017 dollars.  Income is reported for 
households as of July 1, 2024 and represents annual income for the preceding year, expressed in 2022 dollars
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2019 and 2024.
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Household Income Profile
501 NW 1st Ave, Fort Lauderdale, Florida, 33301 Prepared by Esri
Ring: 5 mile radius Latitude: 26.12852

Longitude: -80.14472

2024 Households by Income and Age of Householder
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 4,767 20,531 22,929 22,837 27,280 24,131 17,679

<$15,000 815 1,917 1,981 1,769 2,889 2,705 2,988
$15,000-$24,999 531 1,301 1,316 1,079 1,892 2,479 2,903
$25,000-$34,999 651 2,154 2,044 1,637 2,004 2,369 2,291
$35,000-$49,999 777 2,988 3,290 2,706 3,089 3,260 2,435
$50,000-$74,999 961 4,033 3,624 3,920 5,113 4,324 2,430
$75,000-$99,999 446 2,942 3,089 2,795 3,342 2,707 1,744
$100,000-$149,999 349 2,926 3,255 3,493 3,595 2,801 1,547
$150,000-$199,999 122 1,325 2,058 2,167 2,015 1,418 769
$200,000+ 114 947 2,271 3,270 3,342 2,067 573

Median HH Income $41,179 $59,361 $67,920 $77,132 $66,441 $55,367 $38,160
Average HH Income $59,070 $82,501 $102,861 $119,350 $107,683 $90,807 $63,748

Percent Distribution
<25 25-34 35-44 45-54 55-64 65-74 75+

HH Income Base 100% 100% 100% 100% 100% 100% 100%

<$15,000 17.1% 9.3% 8.6% 7.7% 10.6% 11.2% 16.9%
$15,000-$24,999 11.1% 6.3% 5.7% 4.7% 6.9% 10.3% 16.4%
$25,000-$34,999 13.7% 10.5% 8.9% 7.2% 7.3% 9.8% 13.0%
$35,000-$49,999 16.3% 14.6% 14.3% 11.8% 11.3% 13.5% 13.8%
$50,000-$74,999 20.2% 19.6% 15.8% 17.2% 18.7% 17.9% 13.7%
$75,000-$99,999 9.4% 14.3% 13.5% 12.2% 12.3% 11.2% 9.9%
$100,000-$149,999 7.3% 14.3% 14.2% 15.3% 13.2% 11.6% 8.8%
$150,000-$199,999 2.6% 6.5% 9.0% 9.5% 7.4% 5.9% 4.3%
$200,000+ 2.4% 4.6% 9.9% 14.3% 12.3% 8.6% 3.2%

Data Note: Income is reported for households as of July 1, 2019 and represents annual income for the preceding year, expressed in 2017 dollars.  Income is reported for 
households as of July 1, 2024 and represents annual income for the preceding year, expressed in 2022 dollars
Source: U.S. Census Bureau, Census 2010 Summary File 1. Esri Forecasts for 2019 and 2024.
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QUALIFICATIONS OF 
WALTER B. DUKE, III, MAI, CCIM 
 
 
EDUCATION 
 
University of Florida, Gainesville, Florida 
Major in Real Estate  
B.S. Degree in Business Administration 
 
Appraisal Institute, American Institute of Real Estate Appraisers and Society of Real Estate Appraisers core course, 
electives, seminars and comprehensive examination. 
 
APPRAISAL�REAL ESTATE E;PERIENCE 
 
1992 – Present President 	 CEO, Walter Duke + Partners, Inc. 
1988 – 1992 Senior Appraiser, Clobus Valuation Co., Inc. 
1985 – 1987 Staff Appraiser, Clobus Valuation Co., Inc. 
1983 – 1984 Broker-Salesperson, Carmel Bay Realty 
 
Appraisal assignments include the valuation and/or evaluation of a wide variety of commercial, residential and industrial 
properties in Florida prepared for banks, savings and loans, savings bank, insurance companies, estates, governmental 
agencies, REIT’s, mortgage bankers, attorneys and individual investors.  Property types include, but are not limited 
to, proposed and existing office buildings, commercial condominiums, warehouse and industrial properties, shopping 
centers and retail development, market and tax credit apartments, acreage tracts, commercial/industrial land and special 
purpose properties including marinas, boatyards, religious and/or educational facilities, fixed base operations (FBO). 
 
Qualified Real Estate Valuation Expert Witness: 

U.S. Bankruptcy Court, Southern District of Florida 
17th Judicial Circuit Court, Broward County 
 
PROFESSIONAL AND BUSINESS AFFILIATIONS 
 
MAI – Member, Appraisal Institute, No. 8584 
CCIM – Certified Commercial Investment Member No. 7130 
Registered Real Estate Broker-Salesperson – State of Florida, No. 0398146 
Certified General Appraiser – State of Florida, No. RZ375 
Former Member – Review and Counseling Division – Region X South 
Florida-Caribbean Chapter of Appraisal Institute: 
President 2000, 2nd Vice President 1999, Secretary 1998, Treasurer 1997 
Regional Representative:  Region X Leadership Fort 
Lauderdale – Class IV, 1998 
Appraisal Institute-Leadership Advisory Council, 1997 
Institute Affiliate Member – Realtor Association of Greater Fort Lauderdale Member – 
Society of Commercial Realtors of Greater Fort Lauderdale Member – Executives’ 
Association of Fort Lauderdale  
Former Member – Appraisal Journal Editorial Review Board 
Member – Marine Industries Association of South Florida (MIASF) 

Walter B. Duke, III, MAI, CCIM
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Since 1975 

 

CIVIC AND CHARITABLE ACTIVITES 
 
Mayor, City of Dania Beach, 2012 - 2014 
City Commissioner – City of Dania Beach, 2009 – 2011, 2015-2016 
Chairman - Dania Beach Community Redevelopment Agency 2012 - 2014 
Member – Broward Metropolitan Planning Organization 2012 - 2016 
Director, Marine Industries Association of South Florida 
Trustee Member – Riverwalk Trust 
Leadership Fort Lauderdale – Class IV, 1998 
 
RECENT A:ARDS AND RECOGNITION 
 
Appraisal Institute – Recipient of the Volunteer of Distinction Award  
Jubilee Center of South Broward – Recipient of the Compassion Award 
Golden Anchor Award Recipient - Highest honor bestowed by the Marine Industries of South Florida, (MIASF) 
Dania Lions Club - Recipient of the Nicholas James Costello Award for service to the community 
Gold Coast Magazine Fort Lauderdale - named as a 2016 Power Couple along with wife Lisa  
Symphony of the Americas, honored along with wife Lisa as a couple of “Style and Substance” 
South Florida Business Journal - One of five notable figures who are “Making Waves in the Marine Industry” 
 
RECENT SPEAKING ENGAGEMENTS 
 
Keynote - Commercial Real Estate Trends” - Berger Commercial Realty Lunch N Learn Series 
Keynote - Florida Commercial Real Estate Market” - South Florida Loan Committee 
Keynote - Market Update – South Florida Commercial Real Estate” South Florida Chapter of the American 
Society of Appraisers (ASA) 
Keynote - Commercial Real Estate and Dania Beach Development Overview” - Broward Council of the 
Miami Association of Realtors 
Panelist - Market Perspectives on Valuation, National Association of Office and Industrial Properties 
(NAIOP) 
Speaker - South Florida Commercial Real Estate Financing and Valuation” South Florida CCIM Chapter 
Panelist - MIASF Better Business Series” – Marine Industries of South Florida (MIASF) 
Speaker - 2040 Regional Transportation Plan Rollout - Southeast Florida Transportation Council 
Keynote  Global Real Estate Trends Applicable to Fort Lauderdale – Fort Lauderdale Historical Society 
 
 
RECENT PUBLISHED ARTICLES AND INDUSTRY CONTENT 
 
Author - Top 5 Misconceptions About Commercial Real Estate Appraisals Author – 
Dredging of the Dania Cut Off Canal Spurs Economic Growth Author – What Type of 
Commercial Lease is Best for You? 
Author – How Walkable Communities Increase Property Values 
Author – Selling Your Marina? 5 Key Factors to Consider 
Author – Millennials Finally Leaving the Nest – Fort Lauderdale Rental Market Booming 
Author – The Importance of LIHTC Market Feasibility Studies 
Author – When is the right time to sell a marina?” – Boating Industry Magazine – August 13, 2015 
Author – Business is Booming at Walter Duke + Partners 
Author – Top 10 Takeaways from this year’s ICSC Conference 
Co-Author – Big Profits/Low Risk: 7 Bank Lease Deal Trends 
Author – Top 5 Misperceptions About Commercial Real Estate Appraisals 
Author – All you need to know about Florida Charter Schools 
Author – Top 4 Reasons Why Baby Boomers Still Own the Share of US Small Businesses 
Author – Three Reasons to be Happy in Your Upside Down Condo� 
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Author – Three Troubling Trends in the South Florida Condo Market” 
Author – Free Beer Included in Your Office Space? 
Guest Columnist/South Florida Business Journal – Ask these questions before running for office, 2015 
Author – Low Income Housing Tax Credit: A Government Program That Works 
Contributor - Time to sell that Marina? – Trade Only Today Magazine – December, 2015 Issue 
Author – Boom Interrupted: Six Signs Commercial Real Estate Could Be Peaking 
Author – Thinking Outside the Box to Create Value in Church Property 
Author – From the Desk of Duke: SHIP and SAIL Big Winners� 
Guest Columnist/MIASF Soundings – Fort Lauderdale must be vigilant to maintain its title as Yachting 
Capital of the World 
Author - Is the Condo Market Keeping You Up at Night? 
Author - Top Three Reasons For An Improved Housing Market? 
Author - Sea Level Rise: Does the Business Community Care?  
Author – Nine Noteworthy Trends You Should Know   
 
RECERTIFICATION AND CONTINUING EDUCATION  
 
The Appraisal Institute conducts a voluntary program of continuing education for its designated members.  
MAIs and SRAs who meet the minimum standards of this program are awarded periodic education 
certification.  I am currently certified under this program. 
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QUALIFICATIONS OF 
ANDREW S. ROLF, MAI 
 
 
EDUCATION 
 
Florida Atlantic University, Boca Raton, Florida 
Master of Business Administration (MBA) – 2010 
 
Florida State University, Tallahassee, Florida 
Bachelor of Science Degree – 2003 
Major – Real Estate and Finance 
 
REAL ESTATE APPRAISAL EDUCATION 
 
Appraisal Institute: Basic Income Capitalization – October 2004 
   Course 510 Advanced Income Capitalization – September 2008 
   Course 520 Market Analysis & Highest and Best Use – December 2009 
   Course 530 Advanced Sales Comparison & Coast Approaches – July 2010 
   Course 550 Advanced Applications – October 2009 
   General Appraiser Report Writing & Case Studies – October 2010 

Separating Real Property, Personal Property & Intangible Assets – June 2012 
 
APPRAISAL/REAL ESTATE EXPERIENCE 
 

2007 – Present Senior Appraiser, Walter Duke + Partners, Inc., f/k/a, Clobus, McLemore 
& Duke, Inc. 

2003 – 2007 Trainee Appraiser, Clobus, McLemore & Duke, Inc. 
 
Appraisal assignments include the valuation and/or evaluation of a wide variety of commercial properties 
in Florida prepared for banks, savings and loans, insurance companies, estates, governmental agencies, 
REITs, mortgage bankers and individual investors.  Property types include, but are not limited to, 
proposed and existing shopping centers, office buildings, warehouses and industrial properties, rental 
apartment projects, acreage tracts, commercial/industrial land, mixed-use properties, self-storage facilities 
and senior housing facilities.   
 
PROFESSIONAL AFFILIATIONS 
 

MAI – Member, Appraisal Institute, No. 456819 
State-Certified General Appraiser – State of Florida No. RZ3092 
Real Estate Salesperson – State of Florida No. SL-3210795  

 
RECERTIFICATION AND CONTINUING EDUCATION 
 
The Appraisal Institute conducts a voluntary program of continuing education for its designated members.  
MAIs who meet the minimum standards of this program are awarded periodic education certification.  I 
am currently certified under this program. 
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BANKS / LENDERS 
American National Bank 
Amerinational  
Amarillo National Bank 
Bank Leumi 
Bank of America, N.A. 
Bank of Florida 
Bank Midwest 
Bank United, F.S.B. 
Banesco USA 
BB&T 
BBCN Bank 
BBVA / Compass Bank  
Capital Bank  
Capital One Bank 
Capital Source Bank  
Catholic Order of Foresters 
Centerstate Bank 
CIBC World Markets 
Citibank, F.S.B. 
Citizens Bank 
City National Bank  
CLI Capital 
CNL Bank  
Coconut Grove Bank  
Comerica  
Commerce Bank, N.A. 
Credit Suisse 
Eastern Savings Bank 
ECCU 
EverBank 
Fidelity Bank of Florida  
Fifth Third Bank 
Finemark Bank  
First American Bank  
First Green Bank 
First Republic Bank   
Florida Shores Bank 
First United Bank 
Flagler Bank 
Floridian Community Bank 
GE Capital 
Gibraltar Private Bank & Trust 
Grand Bank and Trust of Florida 
Heartland Bank 
HSBC Bank USA 
Hudson Valley Bank  
Iberia Bank 
International Finance Bank 
Ironstone Bank 
J.P. Morgan Chase Bank, N.A. 
Key Bank, N.A. 
Landmark Bank 
Legacy Bank of Florida  
Mack RE Strategies   
Marquis Bank 
Mercantile Bank 
Mutual of Omaha Bank  
Northern Trust Bank of Florida 
Oak Grove Capital  
Ocean Bank 
OptimumBank 
Pacific National Bank  
PNC Bank 
Popular Bank 
Popular Community Bank 
Professional Bank 
RBC Bank  
Regions Bank 
Sabadell United Bank 

Safra National Bank of New York 
Seacoast Bank 
Seacoast National Bank  
Seltzer Management Group 
Stonegate Bank 
Sun State Bank 
SunTrust Bank 
Surety Bank  
Synovus 
Textron Financial  
TD Bank 
The Private Bank 
Total Bank 
U.S. Bank  
U.S. Century Bank 
United National Bank 
Valley Bank 
Wells Fargo Bank 
Zeigler Capital Markets 
 
DEVELOPERS / INVESTORS 
Allen Morris Commercial Real Estate 
Alta Development  
Altman Development 
American Land Company 
Atlantic Pacific Companies 
Bergeron Development 
Blue Water Developers 
Brandon Companies  
Bridge Development  
Centerline Homes 
Charter Schools USA 
Colliers International S Florida 
Cornerstone Group 
Drury Development Corporation 
Easton & Associates  
Eden Multifamily 
El Ad National Properties  
Flagler/Codina Development 
Florida Crystals 
Florida East Coast Industries 
Gatlin Development Company  
Genting Group 
Graham Companies 
Groupe Pacific 
IBI 
Ireland Companies 
Jeff Greene Partners 
Lincoln Property Company 
McCourt Development 
Mill Creek Residential Trust  
Milton & Associates  
M.R. McTigue & Co  
Netz Real Estate Fund 
New Urban Development  
Olen Properties 
Pebb Capital  
Pillar Multifamily  
Premier Developers  
RAM Real Estate Development 
Raza Development  
Red Apple Development  
Related Companies 
Rilea Group 
Ross Realty Investments 
Segbro Companies 
Stiles Corporation  
Taplin Companies 
Trinsic Residential Group  
Turnberry Associates 

Woolbright Development 
ZOM Companies 
 
CORPORATE / COMPANIES 
Aelion Enterprises  
Art Institute  
AutoNation 
Avison Young 
BBX Capital  
Bradford Marine 
Budget Rent-A-Car Corporation 
Holman Automotive 
Huizenga Holdings 
Lowes Home Centers 
Miami Dolphins 
Pantropic Power 
Seminole Indian Tribe of Florida 
Tampa Electric (TECO) 
The Las Olas Company 
Uniform Advantage  
Westrec Marinas 
Wintrust Financial   
Yacht Management Group 
 
GOVERNMENT / MUNICIPAL  
Broward County Housing Authority 
Broward County Property Appraiser 
Broward County, Florida  
City of Boca Raton 
City of Coral Springs 
City of Deerfield Beach 
City of Fort Lauderdale 
City of Hallandale Beach 
City of Hollywood 
City of Homestead 
City of Lake Park 
City of Oakland Park 
City of Margate 
City of Miramar 
City of Oakland Park 
City of Sunny Isles Beach 
City of Sunrise 
City of Wilton Manors 
Fort Lauderdale DDA 
Florida Housing Finance Corp. 
Housing Authority City of Ft. Laud. 
Miami Parking Authority 
Miami-Dade Housing Authority 
Palm Beach Housing Authority 
School Board of Broward County 
Town of Southwest Ranches  
United Companies Lending Co. 
United States Department of Justice 
 
INSTITUTIONAL / NON-PROFIT 
AHF 
American Maritime Officers (AMO) 
Archdioceses of Miami  
Boca Raton Community Hospital  
Bonnet House Museum & Gardens  
Children’s Services Council of 
Broward County   
Dan Marino Foundation  
First Housing Corporation 
Florida Inland Navigation District 
Habitat for Humanity   
Holy Cross Hospital  
Memorial Healthcare Systems 
Nova Southeastern University 
Salvation Army 

South Broward Hospital District 
Urban League  
Volunteers of America 
 
LIFE COMPANIES  
AEGON USA Realty Advisors 
Aetna Life Insurance 
Allstate Life Insurance Company 
Berkshire Life Insurance Co. 
Genworth Financial 
Great American Life Insurance Co. 
Guardian Life Insurance 
ING Life Insurance 
John Hancock Mutual Life 
Life of Georgia Insurance Co. 
Lincoln National Life Ins. Co. 
Met Life Mortgage 
Mutual Life Insurance Co.  
Nationwide Life Insurance 
New York Life 
New England Mutual Life 
Northwestern Mutual Life 
Principal Real Estate Investors 
Provident Mutual 
Prudential Insurance Corporation  
State Farm Life Insurance 
Thrivent Financial for Lutherans 
TransAmerica Life 
 
LAW FIRMS 
Akerman LLP 
Berger Singerman LLP  
Buchanan Ingersoll & Rooney PC 
Cooney Trybus Kwavnick Peets 
Dunay, Miskel & Backman  
Frank Weinberg & Black, PL 
Greenberg Traurig 
Hackelman, Olive & Judd 
Kirschbaum, Birnbaum, et al 
Mastriana & Christiansen, PA 
Moskowitz, Mandell, Salim & Simowitz  
Nexterra Law  
Rice, Pugatch, et al   
Saavedra Goodwin 
Saul Ewing Arsntein & Lehr 
Shutts, LLP 
Tripp Scott  
White & Case, LLP 
 
MORTGAGE / WALL STREET 
Ackman Ziff  
AGM Financial 
ASB Capital Management, Inc. 
Aztec Group 
Berkadia 
Berkshire Mortgage Finance 
Chrysler Credit Corporation 
Dockerty Romer & Company  
Florida Bond & Mortgage 
Gross Mortgage Finance 
Guggenheim Pillar Multifamily  
Holliday Fenoglio Fowler, L.P. 
InterBay Funding 
Mercury Capital Corporation 
Merrill Lynch Capital 
Midland Funding 
Morgan Stanley Mortgage Capital  
Northmarq Capital 
Thomas D. Wood & Company 
Walker & Dunlop  

PARTIAL CLIENT LIST 
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Ground Level Lobby/Amenity Retail Trash
2,006 Sq. Ft. 2,694 Sq. Ft. 800 Sq. Ft. 

2nd Level per level # of levels Total %
1bed 7 1 7 58.3%
2bed 5 1 5 41.7%

12 100.0%

3rd to 8th Level per level # of levels Total %
1bed 6 6 36 50.0%
2bed 6 6 36 50.0%

72 100.0%

9th to 11th Level per level # of levels Total %
1bed 1 3 3 11.1%
2bed 8 3 24 88.9%

27 100.0%

12th to 13th Level per level # of levels Total %
1bed 1 2 2 14.3%
2bed 6 2 12 85.7%

14 100.0%

Total %
1bed 48 38.4%
2bed 77 61.6%

125 100.0%

Parking Puzzle Stalls Accessible Stalls
98 2124 3

UNIT DESCRIPTION UNIT AREA (GSF) UNITS
TOTAL UNIT 
AREA (GSF)

% LEVEL 01 LEVEL 02 LEVEL 03 LEVEL 04 LEVEL 05 LEVEL 06 LEVEL 07 LEVEL 08 LEVEL 09 LEVEL 10 LEVEL 11 LEVEL 12 LEVEL 13 TOTAL

1BD‐1 1BD/1BA 678 48 32,544 7 6 6 6 6 6 6 1 1 1 1 1 48

2BD‐1 2BD/2BA 967 48 46,416 4 4 4 4 4 4 4 4 4 4 4 4 48
2BD‐2 2BD/2BA 1,004 7 7,028 1 1 1 1 1 1 1 0 7
2BD‐3 2BD/2BA 1,026 9 9,234 1 1 1 1 1 1 1 1 1 9
2BD‐4 2BD/2BA 1,124 5 5 1 1 1 1 1 5
2BD‐5 2BD/2BA 1,280 5 6,400 1 1 1 1 1 5
2BD‐6 2BD/2BA 1,359 3 4,077 1 1 1 3
TOTAL 125 105,704 12 12 12 12 12 12 12 9 9 9 7 7 125

UNIT DESCRIPTION UNIT AREA (GSF) UNITS
TOTAL UNIT 
AREA (GSF)

% LEVEL 01 LEVEL 02 LEVEL 03 LEVEL 04 LEVEL 05 LEVEL 06 LEVEL 07 LEVEL 08 LEVEL 09 LEVEL 10 LEVEL 11 LEVEL 12 LEVEL 13 TOTAL

STUDIO‐1 STUDIO/1BA 436 113 49,268 10 11 11 11 11 11 11 11 11 5 5 5 113
0 0 0 0 0 0 0 0 0 0

1BD‐1 1BD/1BA 524 128 67,072 11 15 15 15 15 15 7 7 7 7 7 7 128
1BD‐2 1BD/1BA 635 18 11,430 2 2 2 2 2 2 2 2 2 0 0 18
1BD‐3 1BD/1BA 620 6 3,720 0 0 0 0 0 0 2 2 2 6
2BD‐1 2BD/2BA 788 18 14,184 3 3 3 3 3 3 0 0 0 0 18
2BD‐2 2BD/2BA 890 18 16,020 2 2 2 2 2 2 2 2 2 0 0 18
2BD‐3 2BD/2BA 1,280 6 7,680 0 0 0 0 0 0 2 2 2 6
TOTAL 307 169,374 28 33 33 33 33 33 22 22 22 16 16 16 307

UNIT COUNT PER LEVEL

UNIT COUNT PER LEVEL

WORKFORCE HOUSING BUILDING

RESIDENTIAL BUILDING

Gross unit areas (GSF) are measured to the exterior face of exterior wall, the centerline of the party wall, and the corridor 
face of the corridor wall

36.8%

49.5%

13.7%

38.4%

61.6%

UNIT DESCRIPTION UNIT AREA (GSF) UNITS
TOTAL UNIT 
AREA (GSF)

% LEVEL 01 LEVEL 02 LEVEL 03 LEVEL 04 LEVEL 05 LEVEL 06 LEVEL 07 LEVEL 08 LEVEL 09 LEVEL 10 LEVEL 11 LEVEL 12 LEVEL 13 TOTAL

1BD‐1 1BD/1BA 678 48 32,544 7 6 6 6 6 6 6 1 1 1 1 1 48

2BD‐1 2BD/2BA 967 48 46,416 4 4 4 4 4 4 4 4 4 4 4 4 48
2BD‐2 2BD/2BA 1,004 7 7,028 1 1 1 1 1 1 1 0 7
2BD‐3 2BD/2BA 1,026 9 9,234 1 1 1 1 1 1 1 1 1 9
2BD‐4 2BD/2BA 1,124 5 5 1 1 1 1 1 5
2BD‐5 2BD/2BA 1,280 5 6,400 1 1 1 1 1 5
2BD‐6 2BD/2BA 1,359 3 4,077 1 1 1 3
TOTAL 125 105,704 12 12 12 12 12 12 12 9 9 9 7 7 125

UNIT DESCRIPTION UNIT AREA (GSF) UNITS
TOTAL UNIT 
AREA (GSF)

% LEVEL 01 LEVEL 02 LEVEL 03 LEVEL 04 LEVEL 05 LEVEL 06 LEVEL 07 LEVEL 08 LEVEL 09 LEVEL 10 LEVEL 11 LEVEL 12 LEVEL 13 TOTAL

STUDIO‐1 STUDIO/1BA 436 113 49,268 10 11 11 11 11 11 11 11 11 5 5 5 113
0 0 0 0 0 0 0 0 0 0

1BD‐1 1BD/1BA 524 128 67,072 11 15 15 15 15 15 7 7 7 7 7 7 128
1BD‐2 1BD/1BA 635 18 11,430 2 2 2 2 2 2 2 2 2 0 0 18
1BD‐3 1BD/1BA 620 6 3,720 0 0 0 0 0 0 2 2 2 6
2BD‐1 2BD/2BA 788 18 14,184 3 3 3 3 3 3 0 0 0 0 18
2BD‐2 2BD/2BA 890 18 16,020 2 2 2 2 2 2 2 2 2 0 0 18
2BD‐3 2BD/2BA 1,280 6 7,680 0 0 0 0 0 0 2 2 2 6
TOTAL 307 169,374 28 33 33 33 33 33 22 22 22 16 16 16 307

UNIT COUNT PER LEVEL

UNIT COUNT PER LEVEL

WORKFORCE HOUSING BUILDING

RESIDENTIAL BUILDING

Gross unit areas (GSF) are measured to the exterior face of exterior wall, the centerline of the party wall, and the corridor 
face of the corridor wall

36.8%

49.5%

13.7%

38.4%

61.6%

FOR DRC FOR DRC

WORKFORCE HOUSING BUILDING UNITS LEVEL 01 LEVEL 02 LEVEL 03 LEVEL 04 LEVEL 05 LEVEL 06 LEVEL 07 LEVEL 08 LEVEL 09 LEVEL 10 LEVEL 11 LEVEL 12 LEVEL 13 TOTAL
BUILDING FOOTPRINT PROPOSED 19,282 SF
TOTAL GROSS FLOOR AREA (INCLUDES PARKING) 160,055 SF 19282 12420 12420 12420 12420 12420 12420 12420 11777 11777 11777 9251 9251 160055
GROSS FLOOR AREA (RESIDENTIAL W/O PARKING) 144,160 SF 3387 12420 12420 12420 12420 12420 12420 12420 11777 11777 11777 9251 9251 144160
PARKING STRUCTURE AREA 13,283 SF 13283 13283
GROSS FLOOR AREA (RETAIL)* 2,574 SF 2574 2574
BUILDING HEIGHT 140 SF
PROPOSED NUMBER OF STORIES 13
BUILDING WIDTH & LENGTH
DWELLING UNITS 125

OFFICE BUILDING 01 (COLLAB.) UNITS
BUILDING FOOTPRINT PROPOSED 28,421 SF
TOTAL GROSS FLOOR AREA 111,266 SF 28421 17588 17588 17588 17588 12493 111266
GROSS FLOOR AREA (OFFICE)* 85,510 SF 9059 16375 16375 16375 16375 10951 85510
GROSS FLOOR AREA (RESTAURANT)* 9,265 SF 9265 9265
GROSS FLOOR AREA (RETAIL)* 1,745 SF 1745 1745
BUILDING HEIGHT 87.5 FT
PROPOSED NUMBER OF STORIES 6
BUILDING WIDTH & LENGTH

OFFICE BUILDING 02 (FAT IRON) UNITS
BUILDING FOOTPRINT PROPOSED 6,929 SF
TOTAL GROSS FLOOR AREA 49,050 SF 6929 7163 7163 7163 7163 7163 6306 49050
GROSS FLOOR AREA (OFFICE)* 38,867 SF 1318 6400 6400 6400 6400 6400 5549 38867
GROSS FLOOR AREA (RESTAURANT)* 1,788 SF 1788 1788
GROSS FLOOR AREA (BAR)* 1,421 SF 1421 1421
BUILDING HEIGHT 88.5 FT
PROPOSED NUMBER OF STORIES 7
BUILDING WIDTH & LENGTH

TOTAL NET FLOOR AREA (RESTAURANT) 11,053 SF
TOTAL NET FLOOR AREA (RETAIL) 4,319 SF 47,703 SF

BUILDING INFORMATION PER LEVEL OVERALL BUILDING INFORMATION 

*Note: per section 47‐20.2.B: B. For the purpose of calculating parking spaces, gross floor area shall not include: covered or 
enclosed parking areas; exterior unenclosed private balconies; floor space used for mechanical equipment for the building; and, 
elevator shafts and stairwells at each floor. Customer service area is the area of an establishment available for food or beverage 
service or consumption, or both, calculated by measuring all areas covered by customer tables and bar surfaces and any floor area 
within five (5) feet of the edge of said tables and bar surfaces, measured in all directions where customer mobility is permitted. 
Customer service area shall include any outdoor or patio floor area used or designed for food or beverage service or consumption, 
or both, measured as specified above. Areas between tables or bars which overlap in measurement with another table shall only be 
counted once.

Floor Area, Gross:  The sum of the floor areas of all floors of a building or structure from the exterior face of exterior walls, or from the centerline of a wall separating two buildings, excluding covered parking and loading 
areas or parking garages for nonresidential uses in all but the area east of the Intracoastal Waterway. Covered parking and loading areas or parking garages shall be included in calculating gross floor area for residential 
uses and nonresidential uses east of the Intracoastal Waterway. When an entire level of a building or structure is located below ground as measured from floor to floor or ceiling slab to ceiling slab, the floor area of this 
level shall be excluded from the calculation of gross floor area. In restaurants, gross floor area shall also include any outdoor or patio floor area used or designed for use for customer service. For the purpose of calculating 
parking spaces, see gross floor area as provided in Sec. 47‐20.2.B., Parking and Loading Zone Requirements.

Floor area, net: The total floor area of all floors of a building, excluding stairwells and elevator shafts, equipment rooms, interior vehicular parking or loading and all floors below the first or ground floor, except when such 
is used or intended to be used for human habitation or service to the public.FAT VILLAGE - WORKFORCE HOUSING
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