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MEMORANDUM OF UNDERSTANDING 

 

This Memorandum of Understanding (“MOU”) is entered into as of ____________, 2025 

(the “Effective Date”), by and between the CITY OF MARGATE COMMUNITY 

REDEVELOPMENT AGENCY, a Florida public agency (the “MCRA”), and BPG 

ACQUISITIONS LLC, a Delaware limited liability company (“BPG”). MCRA and BPG are 

sometimes herein collectively referred to as the “Parties” and each, individually, as a “Party”.  

 

RECITALS 

 

WHEREAS, in 2024, MCRA issued a Request for Proposals (the “RFP”) for the long-term 

lease and development of approximately fifty (50) acres of land owned by the MCRA located 

generally at Margate Boulevard and State Road 7, Broward County, Florida (the “Property”) (a 

copy of the RFP is attached hereto and incorporated by reference as Exhibit “A”); and 

 

WHEREAS, BPG submitted a comprehensive proposal in response to the RFP outlining a 

phased mixed-use development including residential, retail, and office uses, anchored by a civic 

town center (“BPG’s Proposal” or the “Project”) (a copy of BPG’s Proposal is attached hereto 

and incorporated by reference as Exhibit “B”); and 

 

WHEREAS, at the March 12, 2025 MCRA meeting, the MCRA Board of Commissioners 

authorized the MCRA Executive Director to negotiate a development agreement with BPG, and 

the MCRA Board of Commissioners determined that it is in the public interest to proceed with 

BPG in negotiating the definitive agreements necessary to implement the Project; and 

 

WHEREAS, Section 163.370, Florida Statutes, authorizes the MCRA to enter into 

development agreements for the purpose of encouraging private development which the MCRA 

finds to be in the public interest. 

 

NOW, THEREFORE, for and in consideration of the agreements and obligations 

hereinafter set forth and other good and valuable consideration, the receipt and sufficiency of 

which are hereby acknowledged, the Parties mutually agree as follows:  

 

1. Purpose and Agreement.  The purpose and intent of this MOU is to evidence the intention 

to collaborate with respect to the potential redevelopment of the Property. Accordingly, the 

MCRA acknowledges and confirms that the MCRA Executive Director has authorization 

to negotiate a development agreement for the redevelopment of the Property with BPG. 

 

2. Exclusive Negotiation Period.  The MCRA agrees to negotiate exclusively with BPG for 

a period of twelve (12) months from the Effective Date of this MOU (the “Negotiation 

Period”) with respect to the execution of a ninety-nine (99) year ground lease and a 

development agreement governing the redevelopment of the Property pursuant to BPG’s 

Proposal. The Negotiation Period may be extended by mutual written agreement of the 

Parties. 
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3. Purpose of Negotiations.  The purpose of the exclusive negotiations is to develop and 

execute a comprehensive ninety-nine (99) year ground lease for the Property and 

development agreement for the Project (collectively, the “Definitive Agreements”) 

between the MCRA and BPG. The Definitive Agreements will, among other things, 

include provisions related to development phases and mixed-use components comprising 

residential, retail, and office elements, as well as civic and public spaces. 

 

4. Good Faith Commitment.  The Parties shall work in good faith during the Negotiation 

Period to finalize the Definitive Agreements, including engaging in regular meetings and 

responding to reasonable requests for information, as needed. MCRA agrees that during 

the Negotiation Period it shall (a) not market the Property or any portion thereof or interest 

therein for sale, lease or other acquisition, (b) not issue new requests for proposals with 

respect to the Property, and (c) not make or accept any express or implied, written or verbal, 

offers to purchase, lease, acquire or develop the Property or any portion thereof or interest 

therein to any person or entity other than BPG. 

 

5. Termination.  Either Party may terminate this MOU if the other Party materially fails to 

perform its obligations under this MOU or acts in bad faith in the performance of its 

obligations by providing thirty (30) days’ prior written notice of intent to terminate.  Any 

notice of intent to terminate delivered pursuant to this section shall state, with reasonable 

detail, the reason(s) for such intent to terminate. 

 

6. Governing Law; Venue.  This MOU shall be construed and governed in accordance with 

the laws of the State of Florida without regard to conflict of laws principles thereof.  Venue 

for any litigation arising out of this MOU shall be filed in the appropriate state court located 

in Broward County, Florida. 

 

7. Miscellaneous.  All of the exhibits attached to this MOU are incorporated in, and made a 

part of, this MOU.  

 

8. Framework.  The foregoing sets forth the general framework of a collaboration between 

the MCRA and BPG.  This MOU is an expression of serious interest on the part of both 

Parties who understand that further negotiations and additional instruments will be required 

to further define the terms and conditions of the proposed collaboration.  Except for the 

exclusivity provisions set forth in Section 2 and the good faith obligations in Section 4, this 

MOU is non-binding, and does not constitute a final agreement to lease or develop the 

Property.  Any such agreement to lease or develop the Property shall be subject to final 

approval by the MCRA Board of Commissioners and BPG, and executed in writing. 

 

 

[Signature Page Follows] 



IN WITNESS WHEREOF, the Parties hereto have executed this Agreement as of the day 

and year first above written. 

BPG: 

BPG ACQUISITIONS LLC, a Delaware limited 

liability company 

By:_______________________________ 

Name:_____________________________ 

Title:______________________________ 

MCRA: 

Attest: CITY OF MARGATE COMMUNITY 

REDEVELOPMENT AGENCY, a Florida public 

agency 

_________________________ By:_______________________________ 

Cale Curtis, Executive Director Anthony Caggiano, Chair 

Frank Frallicciardi
Senior Vice President 



Extraordinary Placemaking Opportunity - 
±50 acre Margate City Center

EXHIBIT A



Table of
Contents

Executive Summary

The Offering

The Vision

City Investments

Civic Components

Potential Submittal 
Requirements

Land Use & Zoning

Market Overview

Municipal & Mixed Use Projects

Leading Sectors + Location

Market Drivers

Demographic Profile

Retail Market

Office Market

Multi-family Market

04

06

12

16

18

20

22

24

26

28

30

48

50

54

56

Brooke Mosier
Associate Vice President
+1 954 652 4633
brooke.mosier@colliers.com

Ken Krasnow
Vice Chair
+1 786 517 4990
ken.krasnow@colliers.com

Mark M. Rubin
Executive Vice President
+1 561 302 2511
mark.rubin@colliers.com

Bastian Schauer
Vice President
+1 561 281 6656
bastian.schauer@colliers.com

200 E. Broward Blvd. Suite 120, Fort Lauderdale, FL 33301 | P: +1 954 652 4600 | colliers.com



Executive
Summary

W Atlantic BlvdW Atlantic Blvd

N State Rd 7

N State Rd 7

Margate Blvd

Margate Blvd

Colliers, on behalf of the City of Margate, Florida (the “City”) is seeking qualified 
real estate developers and investors to enter into a long-term ground lease for 
up to fifty acres of developable land for the construction of Margate’s future 
“downtown”, a large scale, mixed-use project located on the 441 corridor in the 
heart of Margate. The City is looking to create a place for their residents to live, 
work and play. The City plans to launch a Request for Proposals (RFP) process 
in 2024.

The successful proposer will develop a plan that demonstrates an understanding 
of the City’s desired development concept. Proposers must demonstrate 
organizational/team capacity, experience with high quality design and 
construction, access to capital (equity and debt), the ability to engage in 
meaningful public participation, a willingness to incorporate sustainability  
design elements and construction materials, strong and respectful relationships 
with state and local environmental regulatory agencies, and a track record of 
completing projects of a similar size and scope within a reasonable timeframe 
and consistent with financial projections.
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The
Offering

The City-owned sites (twenty-seven parcels) consists of 51.38 acres along State 
Road 7 between Atlantic Boulevard and Royal Palm Boulevard. The parcels 
feature flexible mixed-use zoning, great visibility/frontage, and fantastic 
access via Florida’s Turnpike and Sawgrass Expressway. The City intends for 
this project to be a destination offering dining/leisure activities, residences, 
retail, and activated, public open space. This is truly a one-of-a-kind offering, 
representing one of the few remaining undeveloped plots of land of this 
magnitude in Broward County.

The City is dedicated to encouraging the continued development of a diverse, 
vibrant, and pedestrian-friendly community and is committed to partnering 
with chosen developer to incentivize investment in public components and 
other creative funding opportunities. The project provides a dynamic setting 
for businesses, the visiting public, arts and entertainment and area residents. 
The City is looking for a developer to share in the vision for the development of 
the site and can propose a project concept that will:

Positively influence 
and accelerate the 
redevelopment of 
Margate’s City Center

Create a new Civic Center, 
including a new City Hall, 
Library, and Community 
Center

Display a willingness 
to incorporate
sustainability design 
elements and 
construction materials

Hold a track record of 
completing projects of 
similar size and scope within 
a reasonable time frame 
and consistent with financial 
projections

Engage in meaningful 
public participation

Demonstrate 
organizational 
capacity and 
access to capital

# Address Folio Number Size          
(SF)

Size     
(AC) Zoning

1 5750 Margate Blvd 484125031085 11,250 0.26 B-2

2     5790 Margate Blvd     484125031082 59,898 1.38 B-2

3 5785 Park Drive 484125031070 46,892 1.08 R-3

4 5717 Park Drive 484125031090 8,397 0.19 R-3

5 5721 Park Drive #4 484125031100 7,916 0.18 R-3

6 State Road 7 484125031081 18,405 0.42 B-2

7 1011 N State Rd 7 484125031080 209,641 4.81 B-2

8 State Road 7 484125031084 13,772 0.32 B-2

9 1000 N State Rd 7 484125030010 741,050 17.01 B-2A

10 5701 Margate Blvd 484125031340 241,251 5.54 B-2

11 N State Road 7 484125031343 33,406 0.77 B-2

12 1291 N State Rd 7 484125010190 32,977 0.76 B-3

13 NW 9th Court 484125030100 8,686 2.30 -

14 911 N State Road 7 484125030110 134,440 3.09 B-2

15 5810 Park Drive 484125031060 239,229 5.49 R-1

16 5801 Margate Blvd 484125031280 142,359 3.27 TOC-CC

17 1150 NW 58th Ave 484125031342 10,865 0.25 TOC-CC

18 891 N State Rd 7 484136060180 23,894 0.55 TOC-C

19 6030 NW 9th St #1 484136060170 7,950 0.18 TOC-C

20 NW 10th Street 484125030720 36,821 0.85 R-3

21 Margate Blvd 484125031345 2,185 0.05 TOC-CC

22 Margate Blvd 484125031119 2,520 0.06 CF-1

23 1423 N State Road 7 484125020010 50,319 1.15 TOC-G

24 5750 NW 15 ST 484125020022 15,557 0.35 TOC-C

25 	1491 N STATE ROAD 7 484125020021 17,336 0.39 TOC-C

26 1301 N STATE ROAD 7 484125010210 25,066 0.58 TOC-G

27 Margate Blvd. 484125031088 4,242 0.10 TOC-CC
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(This image shows the conceptual layout and is not the City of Margate’s final expectation)



View 
North West
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View South
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N State Rd 7

N State Rd 7

N State Rd 7

N State Rd 7
N State Rd 7

Downtown Fort Lauderdale

Fort Lauderdale Beach

FXE Executive Airport

Fern Forest Nature Center

Hollywood

Oakland Park

Margate Blvd

Margate Blvd

Margate Blvd

Margate Blvd

Margate Police Dept./City Hall

Walmart Supercenter

W Atlantic BlvdW Atlantic Blvd
W Atlantic BlvdW Atlantic Blvd

Florida TurnpikeFlorida Turnpike

Florida TurnpikeFlorida Turnpike

Chevy Chase 
Shopping Center

Margate Gardens

Southgate Park

Margate Fire Dept.
Margate Library

Lauderhill
Plantation

Senior Center David Park & George Mudd 
Playground

Margate Middle School

SW 71st Ave
SW 71st Ave

SW 71st Ave
SW 71st Ave



The City & 
Community’s
Vision

The vision of the City for the development of this area is to provide a high-
quality urban environment that is attractive to businesses, residents, and 
visitors while also creating a vibrant and identifiable downtown that will enhance 
the City’s quality of life and brand the City as a desirable place to live, work and 
shop. The community envisions a central gathering place or town square for 
community events and entertainment that will be anchored by a waterfront 
park with an amphitheater programmed by the City or MCRA to attract residents 
and non-residents to the City Center. 

While the primary goal for the community is to create a place to “gather,” eat 
and be entertained, additional uses such as residential, office and potentially a 
hotel should be included. A plan that incorporates a mix of leading local, regional, 
and national retailers and restaurants is encouraged.

12

Residential – styles 
that create a unique and 
diverse environment and 
sense of place. The City’s 
current Land Development 
regulations allow building 
heights up to eight stories.

Retail - restaurants, 
food hall, brewery

Entertainment

Hotel/Office

Ground floor and 
roof top activation

Artistic and aesthetically 
pleasing  components 
throughout the project

Connectivity 
throughout the project 
and with rest of the city

Relocating City Hall, 
Library, Community 
center and other public 
facing uses to create an 
engaging Civic Center

Waterfront activation 
using the City’s existing 
canals to provide some 
type of water access for 
kayaks, paddleboards, 
etc.

Public plaza component 
that can be used as 
a gathering space for 
community events.

Vision Elements
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The City & 
Community’s
Vision
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City 
Investments 
& Private 
Developments

Map # Name Phase Address Folio # Description Type

1 Firstgate Complete 5301 W Copans Rd 484219280012 New 131,680 sqft industrial w are-
house building Industrial

2 Del Taco Proposed 5510 W Copans Rd 484230050020 Drive-thru Del Taco rest.
between Wawa and Culvers Commercial

3 Floribbean Proposed 5151 NW 17 St 484230170150 Expansion of seafood
wholesale business Commercial

4 Marquesa Approved 1305-1323 Banks Rd 484230170193 New 220 unit Midrise 
Apartment Complex Residential

5 Cocogate Plaza Proposed 1308-1350 N SR 7 484230010160 Plaza redevelopment 288 dw elling 
units total. 15,000 SF Retail

Commercial/
Residential

6 Margate Manor Proposed 1189 W River Dr 484125040190 Increase bed capacity from 64 to 101
at existing Assisted Living Facility Residential

7 Springdale 
Village Pending 7870 Margate Blvd 484135050030 Redevelop executive golf course into 

137 tow nhouse development Residential

8 Publix Plaza Approved 7388 W Atlantic Blvd 484135043373 51,309 SF plaza w ith Publix Pharmacy 
drive through and 1.09 acre outparcel Commercial

9 Melaleuca 
Gardens Proposed 508 Melaleuca Dr 484136020160 New 15 Townhouses Development. Residential

10 Chipotle Construction 5671 W Atlantic Blvd 484136060023 New 2,446 SF Restaurant 
with drive-thru Commercial

11 Wells Fargo Proposed 400 N SR 7 484136040020
Demo existing 22k SF Wells Fargo

bank and build new 3.2k SF branch
bank on the property.

Commercial

12 MXU Margate Proposed Banks Rd & W
Atlantic Blvd 484231280010

New gas station w ith convenience 
store, free standing restaurant w ith 
drive-thru, & new retail building with 

drive-thru

Commercial

13 The Forest Pending 777 S SR 7 494101310020
New midrise residential development 
– 320 dwelling units & Expansion of 

parking lot for office/call center
Residential

14 Brothers 29 Approved 830 S SR 7 494206180935 New 7,685 SF Retail Building Commercial
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Civic 
Components

The new development may choose to keep the current Civic Components 
as is or choose to rebuild them in another location that better suits the 

project.  A full breakdown of each space can be found in the 
Due Diligence folder.

±25,700 SF 
City Hall

±25,500 SF
Community

Center

±16,500 SF
Senior Center

±9,900 SF
Fire Station

±15,000 SF
Library

Click here

Click below for Due 
Diligence Document(s)

https://www.dropbox.com/scl/fo/0y01o52vx7qgdgo0zu0qc/h?rlkey=jkfrq273puwvrjxertnw8vgd0&dl=0
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Potential
Submittal 
Requirements

The City of Margate plans to solicit a Request for Proposals (RFP) in 2024 for a new 
city center development. Below are submittal requirements that are subject to 
change with RFP in 2024.

Company Profile and Background Information:

1. Firm name, address, telephone and email.
2. Ownership/organization structure.
3. Parent company (if applicable).
4. Officers and principals.
5. Description of key personnel, including: principal in charge, project manager and 
all other key personnel who will be assigned to the project.
6. Corporate approval process.
7. Provide an organization chart and development team structure identifying all 
individuals and entities who the developer is proposing to have as participants in the 
proposed project.

Qualifications, Experience, References and Comparable Projects:

1. Indicate the firm’s number of years of experience in providing the professional 
services as it relates to the work contemplated.
2. Provide details of a minimum of three (3) past projects with summary descriptions. 
Descriptions should include at minimum: scope of work, contract period and duration, 
status of project, development program, project descriptions, and financing sources, 
if available. 
3. Provide three (3) references (Name, company, contact information, description of 
work provided) preferable for at least one municipal/public entity reference.

	 a. Residential Uses - provide the number of units, rooms per unit, and proposed square 	
            footage of units. Are the residential units going to be apartments or condominiums?
	 b. Non-Residential Uses - Provide a breakdown by use types, such as retail (breakdown 	
            by catagory such as restaurant/dining, general retail, specialty, entertainment, etc.), 	            	
            office, public uses, hospitality (including conference meeting space, and/or # of keys). 
            Each of the breakdown of uses should have a general square footage allocation assigned.
	 c. Activated Open/Green Space - provide detail on the approximate amount and 	              	
            how it is incorporated into the development plan.

3. Proposer shall provide descriptions of any intended parking structures to include both the 
interior and exterior facade.
4. Proposer shall provide descriptions of any streetscape improvements or mobility enhancements.
5. Proposals shall include details of planned capital investment.
6. Proposals must include detailed descriptions and are encouraged to include renderings and 
conceptual plans.
7. The proposer shall submit a comprehensive development timeline (subdivided into phases, if 
necessary), identifying the estimated length of time to reach milestones, including: commencement 
and completion of construction.
8. Any contingencies that may affect this timeline should be identified. 

Community/Public Benefit:

1. Provide a description of the community/public benefit that this project will bring (how project will  	
    benefit average Margate residents, number of jobs, quality of jobs, green space, etc).
2. Describe any sustainable or wellness elements of the project. 

Deal Structure:

1. Proposing a minimum fixed base lease rate (pre-development).
2. Proposing a minimum fixed base lease rate (post-development).
3. Proposing annual rent increases (post-development).
4. State desired lease term including any renewals.
5. Deposits.
6. Closing timeline.
7. Summary of any credits or assistance requested from the City.
8. Provide a preliminary proforma for the project to include anticipated project costs and funding   	
sources. 
9. Provide a summary of the development budget for the project.
10. Provide the expected increase in tax revenues generated by the project.

Scope of Project and Development Timeline:

1. Proposer shall provide an overview on proposer’s vision, ideas, methodology, and 
overall approach to the project.
2. Proposer shall provide descriptions of all intended developments, including the 
square footage breakdown of use type. Proposers plan shall detail how government/
public facilities will be incorporated into development or kept as-is  in current location. 

Click here

Click below for Due 
Diligence Document(s)

https://www.dropbox.com/scl/fo/0y01o52vx7qgdgo0zu0qc/h?rlkey=jkfrq273puwvrjxertnw8vgd0&dl=0
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Land Use 
& Zoning

The CRA properties within the City Center are part of the Activity Center land 
use category.  This land use category establishes a maximum build-out based 
on existing conditions and an established amount of potential development 
entitlements that are distributed and shared among properties within the Activity 
Center.  Below is a summary of development rights that have not yet been 
assigned to any specific property, and may be available to the CRA properties. 

Commercial (Retail) sqft: 		     1,275,267

                        Office sqft: 		     861,331

                 Industrial sqft: 		     309,659

          *Residential Units: 		     980 Total Units

                                                               Regular Units: 399

				                   Zone 35 Flex Units: 91

				                   Zone 36 Flex Units: 490

                   Hotel rooms: 		     500

Activity Center Entitlements

The City Center zone is intended to create a unified development plan for a 
high-intensity, highly walkable district with the following features:

New Main Street with ground-floor shopfronts and restaurants 
and on-street parking that connects to Margate Boulevard and 
State Road 7.

Shopfront buildings assure frequent entries and a high level of 
transparency into stores and restaurants.

Urban fabric with housing and/or workplace uses in buildings 
ranging from two (2) to eight (8) stories, to a maximum of one 
hundred twenty-two (122) feet in height.

Highly amenitized public realm including a public plaza, 
ornamental street trees, lights, and public art.

The majority of parking consolidated in structures and at curbs of 
public streets.

1

2

3

4

5

* Residential development in the Activity Center is by Special Exception Use 
Only with approval from the City Commission
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The City of 
Margate Market 
Overview

Educational 
Attainment

Market Drivers

Population (Age 25+)

High School Graduate Only

Bachelor’s Degree

Graduate/Professional Degree

Fort Lauderdale Executive Airport

Pompano Beach

Downtown Fort Lauderdale

Fort Lauderdale Brightline

Sawgrass Mills

Broward County Convention 
Center

Hard Rock Hotel

Port Everglades

Fort Lauderdale-Hollywood 
International Airport

44,182

35%

17.5%

8.5%

5.1 miles

8.2 miles

12 miles

12 miles

12.6 miles

16 miles

16 miles

17 miles

18 miles

2,836
Businesses

20,697
Employees

35
Employee to 

Resident Ratio
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Municipal 
& Mixed Use 
Projects

Miramar Town Center Mixed-Use Developement

South Miami City Hall Mixed-Use Redevelopment

Boynton Beach City Hall Town Square Redevelopment

Location: Miramar
Size: 54 Acres
Included: The 54-acre mixed use project houses a City Hall, public 
library, cultural center-arts park and educational center. The 
project also features retail, office, and residential components. A 
state-of-the-art police headquarters facility was recently completed 
for the site, adding to the dynamic mix of civic and private uses 
at Town Center. 
Developer: Related Group

Location: South Miami
Size: 3.4 Acres
Included: City Hall 30,000 SF, Police Station 42,500 SF, 312 market-rate 
apartments, 154 assisted living beds, 7,500 square foot of retail, 
725-space parking garage with 90 spaces dedicated to City Hall.
Developer: Lynx Companies  

Location: Boynton Beach
Size: 16.5 Acres
Included: City Hall and Police Station, and build a mixed-use project 
to boost its emerging downtown.
Developer: E2L Real Estate Solutions  

Municipal/Mixed -Use Projects taking 
shape all over South Florida

1

2

3

City Village Complex in Downtown Coral Springs

Oakland Park City Hall Mixed Use Redevelopment

Sunrise’s Metropica Community Development District

Location: Coral Springs
Size: 13 Acres
Included: The two-block, 13-acre development will be made up of apartments, retail shops, and a 
food market on the northwest corner of University Drive and Sample Road and stretching along Sample Road 
to Coral Hills Drive. According to the new plans, the 1.2 million-square-foot complex would have four, 
eight-story buildings with 410 apartments, four restaurants, a 40,269-square-foot grocer, and 1,456 
parking spaces.
Developer: Amera Corporation

Location: Oakland Park
Size: 4.0 Acres
Included: Two buildings connected by a skybridge, 136 residential units. 119 units are residential 
and 17 are “live/work” spaces. 15,000 SF of commercial space and more than 300 total parking spaces. 
The developer will designate at least 20% of the units affordable at 120% of the area median income 
(AMI) and 80% of the units within 140% AMI. The City of Oakland Park will be the building’s landmark 
tenant with City Hall offices located on the first and fifth floors of the south building.
Developer: Public/private partnership between City of Oakland Park and NR Investments

Location: Sunrise
Size: 65 Acres
Included: The project could include up to 2,500 residential units, 240 hotel rooms, 480,000 square feet of retail 
space and 650,000 square feet of offices. The city of Sunrise recently approved the Metropica Community 
Development District, which will allow it to secure up to $65 million in bonds to fund infrastructure improvements 
and services for a 50-acre portion of the site.
Developer: Joseph Kayana

4

5

6
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Leading 
Sectors + 
Location 

The City of Margate is thriving with a range of businesses that are expanding or 
relocating here. It’s no surprise that retail is the leading sector with over 380 
businesses, but the City also offers an attractive commercial environment for a diverse 
range of leading sectors from Information & Professional  to Real Estate & Construction. 

383
Retail

30
Medical

350
Information 
& Professional

47
Arts & 
Entertainment

344
Real Estate 
& Construction

163
Financial & 
Insurance

127
Manufacturing 
& Wholesale

155
Food Service 
& Hospitality

54
Transportation
Services

WEST PALM
BEACH

BOCA
RATON

CORAL
SPRINGS

AVENTURA

SUNRISE

PEMBROKE PINES

MIAMI

HOLLYWOOD

MIAMI
BEACH

FORT
LAUDERDALE Port

Everglades

Downtown
Miami

Port
Miami

Florida
Atlantic

University

FLA Live
Arena

Kaseya
CenterLoanDepot

Park
University

of
Miami

Miami
International

Airport

Florida
Internat’l
University

95

95

95

595

75

75

41

1

1

1
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Palm Beach
International

Airport

Everglades and 
Francis S. Taylor

Wildlife Area

BOYNTON
BEACH

MARGATE

Hard Rock
Stadium

Hard Rock
Hotel & Casino

Ft Lauderdale -
Hollywood

Internat’l Airport

Downtown
Ft Lauderdale

DRV/PNK
Inter Miami

Stadium

Downtown
Boca Raton
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Fort Lauderdale - Hollywood
International Airport (FLL)

One of the nation’s fastest growing airports, Fort Lauderdale-Hollywood 
International Airport (FLL), offers domestic and international flights in 
conjunction with nearby Miami International and Palm Beach International 
Airports. In 2019, Fort Lauderdale-Hollywood International Airport 
transported close to 37 million passengers in and out of Fort Lauderdale. 
The hospitality recovery began to take shape in 2021 with FLL welcoming 
28.1 million passengers and strengthened in 2022 totaling 31.7 million 
passengers, a 12.9 percent increase year-over-year. In 2023, FLL is on track 
to surpass 2022 passenger counts totaling 15.2 million passengers year-to-
date (May) a 13.6 percent year-over-year increase. 

FLL offers more than 700 flights daily, including domestic and international 
flights. As such, FLL is ranked tenth airport by the Airports Council International 
for international traffic; more than San Diego, Chicago Midway, Baltimore, 
La Guardia, Detroit, and Salt Lake City combined. Following the Coronavirus 
Pandemic in 2021, FLL is one of the fastest recovering airports in the U.S. 
ranking sixth in total traffic recovery and fourth in international traffic 
recovery among U.S. airports.

28+ Million
Annual Visitors

Broward
Market Drivers

20 Miles
to FLL
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Broward
Market Drivers

Port Everglades

Port Everglades is one of the busiest cruise ports in the world, serving cruises 
to 1.6 million passengers in 2022, which is down from years prior, only due 
to the limitations and restrictions put in place due to the COVID 19 pandemic. 
However, the Florida Ports Council projects that the cruise industry in Florida 
ports should be close to 2019 levels in 2023. Located in Greater Fort Lauderdale/
Hollywood, Port Everglades is ranked third among cruise ports worldwide and 
has more 
homeported cruise ships than any other port in the world. 

Several capital improvements in the Port’s Five-Year Master Plan position the 
port to expand operations to 5.6 million passengers in 2033. Port Everglades 
is one of Broward County’s leading economic engines, generating nearly $32 
billion in economic activity annually while supporting 13,000 local jobs for 
people who work at the Port and for companies that provide direct services. 
Port Everglades has also been selected as “World’s Top Cruise Port” multiple 
times by Seatrade Insider.

17 miles  
to Port 

Everglades

1.6m
Passengers in

2022

#3 Cruise Port 
Worldwide

More homeported 
cruise ships than 

any other port
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Downtown 
Fort Lauderdale

Downtown Fort Lauderdale has been transformed into a walkable “live, 
work & play” cosmopolitan environment. Just 5 miles away from the Central 
Business District, offering close to 5.8 million square feet of class A office 
space and a wide variety of housing with hundreds of restaurants, shops, 
attractions, and amenities. Since the 1900’s, the Las Olas Corridor has been 
the heart and soul of Fort Lauderdale. Not only is this unique and eclectic 
shopping and dining district well-positioned to enjoy the views of the New 
River that runs through the heart of the City, the Boulevard provides a 
primary connection from downtown to the beach. 

Designed to spur economic growth, the City succeeded in developing a “must-
visit” International dining and shopping destination. The Corridor features 
more than 120 specialty retail shops, over 30 al fresco dining options, 10 
major international art galleries, 3 world class museums, 1 charming historic 
hotel and much more under construction.

12 miles
to Downtown Fort 

Lauderdale

5.8 MSF
of Class A Office 

Space

9,346
Hotel Rooms

(2023)
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Broward County
Convention Center

The Broward County Convention Center is South Florida’s premiere 
waterfront conference center– a stunning 600,000 square foot facility that 
is about to double in size with the upcoming expansion. This three-story 
convention center cotains 200,000 square feet of exhibit hall space, a 33,000 
square-foot and 20,000 square-foot ballroom, 54,325 square feet of meeting 
space, 101,276 square feet of pre-function/registration space and 22,000 
square feet of food preparation area, five-acre outdoor plaza complete 
with restaurants, a concert venue and lush parklike atmosphere, and a 
2,500-space parking garage. 

The proposed $1 billion expansion project would add 525,000+ square feet 
of meeting space and an upscale 800-room headquarters hotel to the site, 
thus increasing convention business, tourism and the number of jobs in the 
area. Each year, the Convention Center holds more than 120 events bringing 
350,0000 visitors to the area.

16 miles
to Broward County 

Convention 
Center

120+
Events Held

Annually

9,346
Hotel Rooms

(2023)
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Beautiful Beaches

Due to its tropical weather and pristine beaches, Fort Lauderdale (and the 
Beaches) is one of the nation’s premier international tourist destinations. 
Greater Fort Lauderdale offers 24 miles of white sandy beaches with nature, 
restaurants, and piers along the way. The County offers every beach-going 
experience, from casual and fun, to family (and dog) friendly, to sophisticat-
ed and trendy; in Broward County you can fish, dine, dive, play, and relax at 
any of their beaches.

24 miles
of Sunkissed 

Beaches

8.2 miles
to Pompano 

Beach
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Seminole Hard Rock 
Hotel & Casino

Seminole Hard Rock Hotel & Casino Hollywood, also known as The Guitar 
Hotel, due to its tower constructed to resemble a Gibson Les Paul guitar, is 
a hotel and casino resort near Hollywood, Florida, United States, located on 
100 acres of the Hollywood Reservation of the Seminole Tribe of Florida.[2] 
The property currently has three hotel towers, a 140,000 sq ft casino, large 
poker room, a 4-acre lagoon-style pool facility with a center bar and many 
private restaurants, shops, spa, cabanas, bars and nightclubs, and the Hard 
Rock Event Center. A $2.4B expansion was completed in October 2019.

16 miles
to Seminole Hard 

Rock Hotel & 
Casino

1,275
Hotel Rooms

10M+
Visitors Annualy
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DRV/PNK Stadium

DRV PNK Stadium (formerly Inter Miami CF Stadium) is a soccer-specific 
stadium in Fort Lauderdale, Florida. Built on the site of the former Lockhart 
Stadium, the 21,000-seat stadium is the home pitch of Inter Miami CF of 
Major League Soccer and its MLS Next Pro reserve side Inter Miami CF II. 
DRV PNK Stadium opened in 2020 as an interim venue for Inter Miami CF 
until the completion of the proposed Freedom Park stadium. 

Inter Miami plays and trains at its 34-acre centralized facility, which is 
inclusive of the 19,100-capacity DRV PNK Stadium, a 50,000-square-foot 
training center and seven fields in Fort Lauderdale, Florida. In addition to 
the MLS team, the Club fields the MLS NEXT Pro team Inter Miami CF II and a 
youth Academy for ages U-12 to U-17 as part of the MLS NEXT program.

Soccer star Lionel Messi joined the team in July 2023, and his billion dollar 
impact is being felt already. Inter Miami CF has become the 4th most-
followed US sports team on social media almost overnight. Thanks to 
Messi’s signing, Miami’s soccer club’s franchise value, merchandise sales and 
global reach has instantly shot through the roof.

6.0 miles
to DRV/PNK 

Stadium

21,000
Capacity
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Hard Rock Stadium

Hard Rock Stadium is a multi-purpose stadium located in Miami Gardens, 
Florida, United States. The stadium is the home field for the Miami Dolphins 
of the National Football League (NFL) and the Miami Hurricanes, the 
University of Miami’s NCAA Division I college football team. The stadium also 
has hosted six Super Bowls (XXIII, XXIX, XXXIII, XLI, XLIV, and LIV), the 2010 Pro 
Bowl, two World Series (1997 and 2003), four BCS National Championship 
Games (2001, 2005, 2009, and 2013), one CFP National Championship (2021), 
the second round of the 2009 World Baseball 
Classic, and WrestleMania XXVIII.

In addition, the stadium hosts the Orange Bowl, an annual college football 
bowl game, and the Miami Open tennis tournament. Since 2022, the grounds 
of Hard Rock Stadium has also hosted the Miami International Autodrome, a 
temporary racing circuit used for Formula 1’s Miami Grand Prix. In addition, the 
stadium will host multiple matches during the 2026 FIFA World Cup. From 
1993 until 2011, the stadium also was the home field of the Florida Marlins of 
Major League Baseball (MLB) until their move to LoanDepot Park in 2012.

23 miles
to Hard Rock 

Stadium

4M+
Annual Visitors

80,000
Capacity



46
Other
Market Drivers

Kaseya Center

Kaseya Center (formerly American Airlines Arena, FTX Arena, and Miami-Dade 
Arena) is an international, versatile venue in a vibrant waterfront setting that 
showcases world-class and sophisticated events. Located in Downtown Miami 
on the waterfront of Biscayne Bay, the Kaseya Center is positioned between 
the skyline of the city, the beautiful beaches and the nightlife of South Beach. 
Located in the center of booming Downtown Miami and the Entertainment 
District, Kaseya Center hosts 80+ non-basketball events each year. Including 
A-list concerts, family shows, sporting events, National Conferences, and more.

The HEAT Group has always been committed to making Kaseya Center the 
premier sports and entertainment venue in South Florida, adding state-of-the-
art technology and investing in cutting-edge renovations and additions over its 
15-year history.

As the home arena for the Miami Heat of the National Basketball Association, 
it was designed by the architecture firms Arquitectonica and 360 Architecture. 
The arena has 2,105 club seats, 80 luxury suites, and 76 private boxes. The 
Waterfront Theater, Florida’s largest theater, is housed within the arena and 
seats between 3,000 and 5,800 patrons. The theater can be configured for 
concerts, family events, musical theatre and other stage shows. American 
Airlines, which has a hub at Miami International Airport, maintains a travel 
center at the venue.

120+
Annual Events

35 miles
to the Kaseya

Center

20,000
Capacity
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City of 
Margate
Demographics

Demographic Profile
Margate City, FL (2023)

© 2023 Esri
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City of 
Margate
Retail Market

Occupancy &
Rent Growth

The City of Margate’s retail market has outpaced Broward County’s 
vacancy rate consistently since the fourth quarter of 2020 to date. 
Currently the vacancy rate sits at a historically low rate of 1.5 percent, 
significantly less than Broward County, which is 220-basis points higher 
at 3.7 percent. The lack of new  construction in the City of Margate has 
contributed to the ability to maintain a low vacancy rate. With vacancy 
rates remaining consistently low, the City of Margate has experienced an 
increase in asking rates as a result of strong demand. Since 2018, asking 
rates within the City have increased by 3.2 percent, from $15.76 per square 
foot triple net, up to $16.26 per square foot triple net in the first quarter 
of 2023. In contrast, asking rates in Broward County increased 33.2 percent 
over the same time period, climbing to $27.22 per square foot triple net. 

Absorption &
Leasing Activity

While the effects of the business closures in 2020 had a negative effect 
on retail in Broward County, the retail market in the City of Margate has 
experienced a significant amount of positive absorption since 2020, 
totaling 138,660 square feet since 2021. Similarly in Broward County, 
positive net absorption totaled 2.6 million square feet over the past three 
years. Additionally, tenant demand has remained strong in the City of 
Margate, averaging leasing activity of approximately 60,000 square feet 
annually over the past five years. This is also consistent with Broward 
County, where leasing activity has averaged 2.2 million square feet 
annually. Due to an influx in population, and a feverish increase in 
retailers looking to establish a flagship in South Florida, the retail market 
in Broward County is expected to continue an upward trajectory. 
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Retail
Development
Comparables

Name/Address Buidling SF Year Built Available SF Occupancy Rent PSF Lease Type Notes

1.
Plantation Walk

321 N University Drive
Plantation, FL 33324

131,164 2021 42,657 96% $46.00 NNN Average asking rent.

2.
Arena Shoppes

7210-7290 W McNab Rd
North Lauderdale, FL 33068

141,775 1995 8,927 94% $42.50 NNN Asking rent for inline 
retail space.

3.
Seritage Broward Mall
8000 W Broward Blvd.
Plantation, FL 33388

1,054,674 1980/2022 87,000 92% $42.00 NNN Average asking rent.

4.
The Fountains

801 S University Drive
Plantation, FL 33324

446,250 1987 15,649 97% $40.00 NNN Asking rent for inline 
retail space

5.
Coral Ridge Mall

3200 N Federal Highway
Fort Lauderdale, FL 33306

588,671 1963/1999 1,316 100% $36.00 NNN Average asking rent.

6.
Coral Landings

6264-6290 W Sample Road
Coral Springs, FL 33067

270,897 1992/2008 4,500 98% $36.00 NNN Asking rent for inline 
retail space.

7.
Palm Aire Marketplace

299 S Powerline Road
Pompano Beach, FL

147,020 1977/1997 14,901 92% $34.00 NNN Asking rent for inline retail 
space.

8.
Penn Dutch Plaza

3105-3213 N State Road 7
Margate, FL 33063

161,990 1988/2004 1,825 100% $32.00 NNN Asking rent for inline 
retail space.
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City of 
Margate
Office Market

Occupancy &
Rent Growth

The City of Margate is currently comprised of nearly 770,000 square feet of 
office space and, as of first quarter 2023, has a vacancy rate of 11.6 percent, 
which is 30-basis points higher than the Broward County vacancy rate of 11.3 
percent. Despite Margate’s vacancy being at its highest point in five years, 
it has also experienced strong asking rate growth. The average asking rate 
has increased 33.6 percent to $29.64 per square foot full service gross (FSG) 
since 2018, when rates were $22.18. In comparison, Broward County rates 
have increased 34.0 percent during the same timeframe to $36.58 as of first 
quarter 2023, due to an increase in demand, coupled with high-priced new 
construction delivering to the market.

The City of Margate started 2023 on a strong note with 17,360 square feet of 
positive absorption for the first quarter, following the last two years of neg-
ative net absorption. As population growth and demand continues, net ab-
sorption is expected to remain positive throughout the remainder of the year. 
Similarly, leasing activity started off the year with a total of 8,606 square feet 
leased in the first quarter, and an average annual rate of 32,000 square feet 
leased over the past five years. In contrast, the Broward County office market 
has experienced negative net absorption in the first quarter of 2023, which 
totaled 209,620 square feet. As leasing activity continues to remain strong, 
totaling 1.7 million square feet in the first quarter, net absorption is expect-
ed to go positive in the near term. Continued population growth and tenant 
demand are expected to keep the Broward County office market in stable 
condition.

Absorption &
Leasing Activity
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City of 
Margate
Multi-family 
Market

Multi-family 
Rental Market

The Margate/Coconut Creek/North Lauderdale multifamily rental market has 
seen continuous growth over the past five years with monthly rent increasing 
46.9 percent to $2,226 in the first quarter of 2023. Following the same trend, 
the price per square foot has increased 45.6 percent reaching $2.17 per square 
foot. The increasing migration to the area from other parts of the county are 
contributing to the healthy occupancy rates experienced throughout the region. 
The occupancy rate for the area has remained above 94 percent over that last 
five years, and averaged 95.7 percent over the same period, which is in line 
with the greater Broward County market average of 95.9 percent. Over the 
past year there has been no new construction delivered in the area, however 
there is one new building under construction which is expected to deliver 220 
new units by the second quarter of 2024. With continued demand, limited new 
construction and continued population growth, the Margate/Coconut Creek/
North Lauderdale multifamily market is expected to remain stable throughout 
the remainder of 2023.
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Multi-family 
Development
Comparables

Name/Address Year Built Total Units Bedrooms Units Square Feet Per Unit Rent Rent/SF Weighted Rent/SF

1.
Westgate on University
5475 N University Drive

Lauderhill, FL 33351

Under 
Construction

(2024)
501

Studio
!Bd
2Bd
3Bd

24
266
167
44

468
698
912

1,120

$1,800
$2,165
$2,500
$3,000

$3.85
$3.10
$2.74
$2.68

$2.93

2.
Metropolitan at 

Coral Square
9000 Ramblewood Drive
Coral Springs, FL 33071

Under 
Construction

(2024)
204 1Bd

2Bd
716

1150
TBD
TBD

TBD
TBD

TBD
TBD TBD

3.
Leena Plantation

1711 N University Drive
Plantation, FL 33322

Under 
Construction

(2023)
306

Studio
1Bd
2Bd
3Bd

46
138
92
30

534
736

1,055
1,382

$1,693
$2,240
$2,890
$3,575

$3.17
$3.04
$2.74
$2.59

$2.87

4.
Shalimar at Plantation

8500 Cleary Blvd.
Plantation, FL 33324

Under 
Construction

(2023)
240

1 Bd
2 Bd
3Bd

101
120
19

759
1,110
1,297

$2,506
$3,063
$3,925

$3.30
$2.76
$3.03

$2.96

5.
Modera Coral Springs
3250 N University Drive
Coral Springs, FL 33065

2023 351

Studio
1Bd
2Bd
3Bd

12
117
118
104

604
862

1,199
1,404

$2,123
$2,648
$3,274
$3,540

$3.51
$3.07
$2.73
$2.52

$2.75

6.
The Ellsworth

1301 SW 80th Terrace
Plantation, FL 33324

2023 315 1Bd
2Bd

160
155

808
1,230

$2,461
$3,377

$3.05
$2.75 $2.87

7.
Eden West

8601 W McNab Road
Tamarac, FL 33321

2023 212

Studio
1Bd
2Bd
3Bd

26
74
82
30

598
773

1,136
1,388

$1,809
$2,147
$2,712
$3,224

$3.03
$2.78
$2.39
$2.32

$2.53

8.
Tamarac Village

9141 W Commercial Blvd
Tamarac, FL 33351

2022 401
1Bd
2Bd
3Bd

114
177
110

800
1,146
1,454

$2,245
$2,746
$3,340

$2.81
$2.40
$2.30

$2.44
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Cover 
Letter
August 29, 2024

Attention: City Manager’s Office

Re: RFP - Margate City Center Development

Dear Mr. Curtis,

On behalf of Brookfield Properties, I am pleased to submit this proposal for the development of the city-
owned parcels into a vibrant new downtown environment for the city of Margate. The entire Brookfield 
team is excited by the potential partnership with the city government to deploy public and private 
capital for the creation of new residential and retail offerings for this growing community. We see this 
as an opportunity to do what Brookfield does best: to maximize value for all interested parties through 
collaborative, community-oriented placemaking.

As we hope to convey in this RFP response, Brookfield’s experience, capabilities, and access to financial 
resources are truly unparalleled. Over the past century, we have planned, built, and operated virtually 
every type of real estate asset in over thirty countries across five continents, in all economic cycles. At 
Brookfield, we recognize that every development challenge demands its own unique solution, and that 
evolving economic conditions and community needs warrant different approaches at different points 
in the cycle. We pride ourselves on our ability to work with our public and private partners to identify 
core requirements and formulate plans that are actionable in the near term and attractive to sources of 
investment capital. Once that collective vision is established, we are committed to realizing it.

With that commitment in mind, we have attempted in this proposal to present the outlines of a vision 
for what could be a locus of activity for city residents and the wider region, a place to live, gather, 
shop, and enjoy dining and entertainment amenities in an engaging, walkable city center. We expect 
that the details and exact configuration of this plan will evolve as we advance our dialogue with the 
Margate community, but that the key elements will remain constant: quality residential offerings that are 
both appropriately urban and also achievable in current market conditions; a thoughtful retail program 
designed to draw in customers and generate meaningful value for the city; and an activated public realm 
for the enjoyment of current—and future—residents of Margate.

We look forward to continuing this process and refining a successful vision for the development 
of Margate City Center. Please do not hesitate to reach out to us with any questions or for any 
clarifications on the information in this proposal.

Frank Frallicciardi
Senior Vice President, Head of East Coast Development



I. Brookfield
Properties
Company Profile

Brookfield Place, New York, NY
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Developer:
Brookfield Properties
We are a fully-integrated, global real estate services company that 
provides industry-leading portfolio management and development 
capabilities across the investment strategies of Brookfield Asset 
Management. From office to retail, logistics to multifamily, and 
hospitality to development, we work across sectors to bring high-
quality, sustainable real estate to life around the globe every day.

130M+
OFFICE

Total SF Across 300+ 

Office Properties

130M+
RETAIL

Total SF Across 160+ 

Retail Assets

27,000
MULTIFAMILY

Managed Units & Additional 24,000+ 

Units Under Development

40M
LOGISTICS

Total SF with 42M SF 

Under Development

2,200
HOSPITALITY

Keys Globally, with 200,000 SF 

Under Development

90M+
DEVELOPMENT PIPELINE

SF Development Pipeline, with 

52M SF Under Construction

Two Blue Slip, New York, NY
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Our Global 
Resources
LEVERAGING THE BROOKFIELD ECOSYSTEM
We invest in asset classes that help form the backbone of the global 
economy. Our businesses across these asset classes create a global 
network that is the Brookfield Ecosystem. It provides us with insights 
about how the world is changing, and we use it in guiding our 
investment decisions, while adding value to our assets and businesses 

over the long term. 

GATHERING OPERATIONAL INTELLIGENCE
Our operations in strategic locations around the world provide us with 
data and insights into trends and changes in the market.

TURNING INSIGHTS INTO ACTION
We leverage this intelligence to source, execute, manage and realize 
investments for the benefit of our clients and partners.

CONNECTING WITH CONFIDENCE

The Brookfield Ecosystem drives competitive advantages in sourcing, 
executing, managing, and realizing investments.

Manhattan West, New York, NY

• Office

• Logistics

• Mixed-Use

• Retail

Over 500 Million SF
of leasable space across more than 600 properties globally 
in all real estate sectors. 

• Hospitality

• Multifamily
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Public-Private 
Partnership Experience
THE IMPORTANCE OF PUBLIC-PRIVATE PARTNERSHIPS
Truly visionary projects are opportunities to combine a city’s built environment with the 
ingredients of complete communities. From economic and fiscal policy to social and cultural 
initiatives, merging public and private interests is a complex and challenging endeavor, but one 
that makes even the most ambitious projects achievable. A successful partnership is not just 
“the deal” or agreement on business terms. Of equal importance is a defined process by which 
collaboration either facilitates a shared vision, clear goals, and successful implementation or 

creates and adversarial environment where the net benefits are less for all.

EXPERIENCE REQUIRED IN PRACTICE TODAY
Brookfield’s experience in Public-Private Partnership (“P3”) projects offers cities and local leaders 
a level of certainty and credibility that is unique in the market. With constrained levels of public 
resources, increased pressure on community outcomes and greater accountability for financial 
investments, the credibility and the ability to deliver from a private sector partner are minimum 
requirements in today’s environment. Brookfield is well-positioned to deliver as a strategic partner 
for City of Margate.

More than 50 Million SF
of Public Private Partnership Projects

Over $20 Billion
of Public Private Partnership Investments

(1,2) – Includes select recent P3 projects in various stages of development. Figures are 
presented in unadjusted nominal dollars

The Marlon, Denver, CO

The Yards, Washington, D.C. Fifth + Broadway, Nashville, TN

Cornell Tech, New York, NY
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Placemaking: 
The Brookfield Experience
IT’S ABOUT THE EXPERIENCE, NOT JUST THE REAL ESTATE
We create places that are experiential destinations for workers, residents, consumers and visitors. 
Placemaking is deeply ingrained in our development philosophy and the way we run our business 
every day.

Our approach to Placemaking encompasses these critical aspects: 

•	 Premier assets in central locations

•	 Alignment of goals and values with that of the community

•	 Focus on innovation and operating expertise

•	 Best practices in sustainability

•	 Destination shopping and cuisine

•	 Abundant tenant and public amenities

•	 Seamless connectivity to public transportation

•	 Enjoyable, appealing and multi-use, waterfront green spaces

•	 World-class arts and events programming

•	 Integrated lodging and living

Our distinguished arts and events programming approach brings public spaces to life through 
world-class cultural experiences and activations, including concerts, dance, visual art, community 
events, and more. We host 200+ events annually at each of our districts.

Manhattan West, New York, NY

Fashion Show, Las Vegas, NV

Brookfield Place, New York, NY

Mizner Park, Boca Raton, FL

The Yards, Washington, DC Cornell Tech, New York, NY
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Commitment
to Community
Brookfield will align with the community at the beginning of the visioning entitlement process 
through all phases of Development. Collaboration through workshops, share sessions, and more 
allows for a joint approach to Placemaking, and ultimately the conceptualization of an authentic 
place which will yield the most significant public benefits & amenities. These steps also allow for the 
most efficient process which yields the highest economic and community value. 

A robust engagement process is critical to our visioning and planning efforts.  It adds richness to 
the vision and streamlines the overall process. Through a series of gatherings with a broad set of 
stakeholders, we ensure that everyone is heard, and that their goals are incorporated. This allows us 
to cultivate a vision and clearly communicate what the project is as well as create partnerships with 
organizations & businesses that may become key partners in the creation of place in the evolved site.

Creating Employment Opportunities for Local Residents: Our commitment to the community 
extends to the individual workers on our construction sites. At Bankside in the South Bronx, we have 
partnered with Building Skills New York (BSNY), a nonprofit organization committed to providing 
New York residents with well paid jobs at local construction sites in underserved communities. 
In partnership with BSNY, as of December 2022, we have created 78 new jobs onsite matching 
subcontractor firms with individuals looking for work. We expect to create over 100 of these brand 
new job placements by the close of construction.

GATHERINGS

•	 User Research/Focus Group Interviews

•	 Community Meetings

•	 Workshops

•	 Open Houses

•	 Events

•	 Partnerships with Local Businesses

STAKEHOLDERS

•	 Residents
•	 Businesses
•	 Potential Employers
•	 City Agencies
•	 Elected Officials
•	 Community Organizations

Lilia Waikīkī, Waikīkī, HI

Bankside Partnership with BSNY, New York, NY

The Yards, Washington, D.C. Brookfield Place, New York, NY

I think they have a gold standard in community 
engagement. The speed at which they moved from 
entitlement to being in the ground is extraordinary.

- ELAINE FORBES, Executive Director | Port of San Francisco
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Raising the Bar in 
Sustainable Real Estate
With a focus on sustainability, a commitment to excellence, and the drive for relentless 
innovation in the planning, development and management of buildings and their 
surroundings, Brookfield Properties is reimagining real estate from the ground up.

Manhattan West, one of our flagship mixed-use projects in New York is powered by 
100% renewable energy, one of the largest in-state renewable energy deals in the state 
of New York.

And, there’s much more on the horizon. By 2026, Brookfield Properties has committed to 
transitioning its entire U.S. office portfolio to be powered by zero-emissions electricity. 
The transition will reduce the portfolio’s direct carbon emissions by over 80%, and has 
set a new standard for sustainable real estate in the U.S.

We’re proud of what we’ve already achieved but for us, this is just the beginning - 
because we believe building a better tomorrow begins with us, today.

#1
US Retail Portfolio GRESB 
Ranking as Regional Sector 
Leader for Retail Companies 
in the Americas

85%
Average Global 
GRESB Score in 2021

90%
of our Eligible Global 
Office Footprint has 
Achieved a Sustainability 
Designation

or Sooner Across our Full Global Portfolio

Net Zero
by 2050
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Our Climate 
Strategy
We believe we are well positioned to support the global transition to a net-zero economy and are 
taking a proactive approach to transition our portfolio of investments accordingly by taking the 
following actions:

•	 Catalyze companies onto net-zero pathways aligned with the Paris Agreement through our 
global transition investment strategy, which recently closed its first fund with aggregate 
commitments of $15 billion

•	 Collaborate with leading private sector initiatives to support the economy-wide transition and 
to accelerate capital flows consistent with the Paris Agreement

•	 We are committed to transparency:

	» We will track and report GHG emissions consistent with GHG Protocol and PCAF standards

	» We will publish decarbonization plans every five years consistent with the Paris Agreement

	» We continue to align our business with the TCFD recommendations and are targeting to 
incorporate TCFD disclosures for the 2022 fiscal year

Our Commitment to the 
Net-Zero Transition
As a signatory to the Net Zero Asset Managers (NZAM) initiative, we have made a commitment to 
the goal of reaching net-zero by 2050 or sooner:

PORTFOLIO COMPANY 
EMISSIONS

Work is well underway 
in our development of a 
comprehensive inventory 
of emissions across our 
businesses from which we 
can measure and report 
emissions and develop 
specific decarbonization 
plans and related targets as 
appropriate. 

DECARBONIZATION PLANS

Our objective is to 
substantially increase the 
proportion of our in-scope 
assets over time, consistent 
with our ambition to achieve 
net-zero across all our assets 
under management by 2050 
or sooner.

2030 INTERIM TARGET

We set our 2030 net-zero 
interim target to reduce 
Scope 1 and 2 emissions for 
$147 billion of our AUM1 by 
approximately two-thirds. 
Our emissions inventory is 
intended to include material 
Scope 3 emissions at a 
future time when we are able 
to gather sufficiently high 
quality data.
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Meet the 
Project Team

FRANK 
FRALLICCIARDI
SVP, Development

As head of the East Coast 
development team, Frank provides 
direction and management for 
all aspects of the development 
process, from acquisition, 
entitlement and design, through to 
the completion of construction and 
stabilization.

Prior to joining Brookfield, Frank 
served as Vice President of 
Development at Forest City Realty 
Trust, where he began his real 
estate career in 2004.  Frank has 
managed the development of 
over 3M SF of residential, retail, 
and office projects, including the 
award-winning VYV Apartments in 
Jersey City, NJ; the Blossom Plaza 
and Met Lofts apartment projects 
in downtown Los Angeles; and the 
Yards development in Washington, 
D.C. 

Frank holds a BS in Finance from 
Fairfield University of Connecticut 
and a Masters Degree in Real 
Estate Development from the 
University of Southern California.

MICHAEL STARK
SVP, Invesments

Michael oversees Brookfield’s 
North American development 
business and is responsible for 
the evaluation, management, 
and execution of large scale 
development projects, with a focus 
on multifamily, office, and mixed-
use developments.

Michael joined Brookfield in 2018 
through Brookfield’s acquisition of 
OliverMcMillan, a San Diego based 
mixed-use developer. During his 
time at Brookfield, Michael has 
overseen investment analytics 
for Brookfield’s North American 
development projects. Previously, 
at OliverMcMillan, Michael was 
heavily involved in investments 
and capital markets activities for 
the company’s $2B portfolio of 
mixed-use developments. Michael 
worked closely on 5th & Broadway, 
a 1M SF project in downtown 
Nashville, TN, and Lilia, a luxury 
apartment tower in Honolulu, HI.

Michael is a CFA Charterholder and 
holds a BS in finance and MBA from 
the University of North Carolina, 
Wilmington.

ERNESTO BACALZO
SVP, Construction 

Ernesto Bacalzo oversees the 
construction of several high-profile 
Brookfield projects and he was 
an integral member of the team 
that delivered Manhattan West, 
Brookfield’s marquee eight-acre 
mixed-use development in New 
York City, which includes over 
5.8M SF of office, 844 residential 
units, 200K SF of retail, and the 
150-key Pendry Hotel. Currently, 
Ernesto manages construction 
on Hudson Exchange Phase II, 
a 60 story, 1.3M SF residential 
tower in Jersey City; 660 Fifth 
Avenue, a 1.5M SF repositioning 
of an existing office tower; and 91 
Front Street in Bermuda. Prior to 
Brookfield, Ernesto was with Turner 
Construction, where he oversaw 
cost management of over $1B of 
projects, including the buildout 
of Korean Air Cargo at John F. 
Kennedy International Airport

Ernesto is a graduate of the 
School of Engineering at Rutgers 
University.

AUGUSTUS HANEY
VP, Development

Augustus supports Brookfield’s 
development and investment 
activities across the East Coast, 
primarily in the Mid-Atlantic and 
Southeast regions. With fifteen 
years’ experience in the real 
estate industry, Augustus joined 
Brookfield in early 2018, where 
he is a leading team member on 
several large-scale mixed-use 
projects, including the $1.5B Halley 
Rise development in Reston, VA, 
the second phase of the Yards 
district on Washington, DC’s 
Anacostia Waterfront, and the 
redevelopment of Brookfield’s 
Amazon HQ2-adjacent Pentagon 
City portfolio, 12th Street Landing. 
Augustus also assists leadership 
in evaluating new markets 
and expanding Brookfield’s 
development pipeline.

Augustus is a graduate of New York 
University and earned an MBA from 
Columbia Business School and an 
MUP from Columbia’s Graduate 
School of Architecture.

IAN BRACISZEWSKI
Sr. Director, Precon

Ian is responsible for leading North 
American preconstruction and 
feasibility efforts for Brookfield’s 
mixed-use development business. 
He also manages preconstruction 
for the firm’s in-house builder. 

A Philadelphia native, Ian worked 
for one of the city’s leading general 
contractors before his move to 
the Denver area. Before joining 
Brookfield, he ran preconstruction 
at one of Denver’s largest 
multifamily general contractors. 
Over the past 12 years, he 
successfully completed over $2B 
in mixed-use projects across the 
United States.

Ian earned his BSBA from Holy 
Family University.

MANUEL GARBER
VP, Investments

Manuel joined Brookfield in 2016 
and has held various roles in 
investments and development. 
He now coordinates development 
investments for North America 
with a focus on multifamily. In 
prior roles, he worked on the 
development and management 
of over 2,000 residential units 
throughout the east coast. Prior to 
Brookfield, Manuel worked in the 
Real Estate Banking group of Wells 
Fargo, working with institutional 
managers and developers. 

Manuel holds a Bachelor of Science 
in Economics and Statistics from 
Carnegie Mellon University. 



MARGATE CITY CENTER RFP, AUGUST 2024   |   COMMERCIAL CONFIDENTIAL INFORMATION 25

Project Team: 
Architect
CBA ARCHITECTS
www.cbaarchitects.com
Since 1981, CBA Architects has been driven by the singular goal of Impacting Lives Together. 
Our team is made of talented architects, designers, artists, project managers, construction 
administrators, land planners, and support staff, all devoted to meeting the ever-changing 
needs of the development industry. We also concentrate on assisting both private and 
municipal clients as they determine how to arrange a multitude of uses into cohesive, successful 
communities or design solutions. 

Our vast range of experience has established us as an industry leader. Affordable multifamily 
housing and luxury apartments. Vibrant mixed-use town centers and beautiful 23-story 
high rises. Student housing that caters to a new generation and exciting additions to urban 
downtown cores.

With unparalleled creativity, passion, and integrity, CBA is here to bring your vision to life. Let’s 
get to work.

930 Central Flats, St. Petersburg, Florida

CRISTIAN OQUENDO, 
AIA
President + Chief Creative 
Officer

Cristian Oquendo joined Charlan 
Brock Architects in 2014 with a 
commercial and entertainment 
background. Having worked 
in Central Florida’s theme park 
industry, he brings an outside 
the box creative problem-
solving mentality to every design 
challenge that comes his way. 
With his history as a Lead Designer 
and Project Architect for CBA, he 
leads his teams in finding artistic 
solutions that are in tune with 
the technical parameters of our 
projects.

Cristian’s passion is creating 
communities that harmonize with 
the existing conditions of their 
environments, while serving and 
supporting fellow team members 
so they can achieve the best 
design possible. He embraces 
state of the art software, utilizing 
it to create immersive experiences 
that help our clients visualize 
their goals while showcasing 
our thoughtfully-designed 
architecture. Cristian’s creativity 
and drive to continuously broaden 
our capabilities makes him a 
valuable leader and mentor at 
CBA.

MARK VALENTINO, 
AIA
Associate + Studio Leader

Mark Valentino is an experienced 
licensed architect with a strong 
background in Building Science. 
Mark has been a member of the 
CBA team since 2004, honing 
his skills in construction detailing 
and project coordination. As a 
Studio Director, he oversees all 
aspects of his studio’s operations, 
including design, production, 
and relationship development. 
Throughout his career, he has 
demonstrated a passion for 
architecture and a commitment to 
delivering high-quality results for 
his clients. Mark led the build-out 
of CBA’s employee development 
program, sharing his dedication to 
quality with the rest of his team as 
a great collaborator and mentor.
technologies.

BUTCH CHARLAN, AIA
Principal + Partner

A native of Florida whose family 
moved to Margate in 1962, Butch 
Charlan co-founded Charlan Brock 
Architects in 1981, and for over 
forty years has honed his skills in 
the science and art of creative 
collaboration. His life’s mission has 
been to yield design solutions that 
are in harmony with the critical 
parameters of both our clients 
and the communities in which our 
designs are realized. 

Butch sees his work as 
a passionate journey of 
empowerment that is not 
complete until the architecture is 
built and functioning at the highest 
standards for marketability, 
constructability, and sustainability. 
To achieve this, he draws on his 
own expertise, as well as the 
talented staff and consultants 
that share in the process with 
him. Butch serves as a mentor to 
the firm’s designers and shares 
responsibility for much of the 
initial programming, conceptual 
land planning, and architectural 
vision of CBA’s projects. Butch 
has spoken frequently at 
housing and resort conferences 
and has contributed articles 
to Builder Magazine, Professional 
Builder, Southeast Home 
Builder, Florida Home Builder 
and Multi-Housing News. He is 
excited to help chart his home 
town’s next chapter. 

https://cbaarchitects.com/


The following case studies are reflective of the dynamic development work that 
Brookfield has done across the United States, with public and private partners, and 
encompassing a myriad of real estate uses. Where not specifically noted, the budget 
information is confidential. However, all of these projects were delivered on time, 
under budget, and all have been recognized as leading developments from the real 
estate community and outside observers.

II.	Qualifications & 
Experience 

Marlon at Central Park, Denver, CO
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Washington, D.C.

The
Yards

The Yards is a dynamic mixed-use community within walking 
distance of Capitol Hill and the Washington Nationals ballpark, 
set on the banks of the Anacostia River. Located in the rapidly 
developing Capitol Riverfront district between First St. SE and 
the Navy Yard, The Yards at full build will feature 3,400 places to 
live, 400,000 square feet of retail, dining and services, 1.8 million 
square feet of office space with an award-winning waterfront 
park.

The Yards is home to multiple residential communities, and 
Yards Park, which provides the green space centerpiece of the 
neighborhood. Incorporating historic industrial buildings from 
former Navy Yard complex through adaptive reuse with modern 
amenities including its landmark pedestrian bridge.

48 Acre Site

2.3M SF Vertical SF

1.8M SF Office

3,400 Residential Units

500K SF Retail 

Sustainability & Recognition 
•	 LEED ND Gold Certification

•	 8 Buildings LEED Certified of Targeting LEED 

•	 Yards Park: ULI 2013 Urban Open Space Award 
Winner
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Nestled in the heart of Denver’s Central Park, Marlon at Central 
Park is a stunning residential building where your dream lifestyle 
becomes a reality. Designed to inspire an enhanced way of living, 
these luxury Denver apartments for rent focus on your well-being, 
recreation, and utmost convenience.

The Marlon is the latest residential offering in this highly sought-
after neighborhood, just 25-30 minutes from downtown Denver, 
a five minute drive to Central Park Commuter Rail and Bus station, 
and close to I-70 and major interstates. Combined with The Shops 
at Northfield and an abundance of parks, trails, and green spaces 
in the area, there is no shortage of convenience and fun things to 
do that are moments away.

Denver, CO

Marlon at 
Central Park

14 Acres Site

8.5M SF Office

300,000 SF Retail & Dining

73,000 SF Cultural Arts & Event Space

Sustainability & Recognition 
•	 Urban Land Institute 2016 Award for Excellence 

in Development

•	 ICSC 2016 Maxi Gold Award for Public Relations

•	 CISC / ICCA Ontario Steel Design 2016 Award 
for Architectural Excellence
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Strategically located at the center of the Dulles Technology 
Corridor in Northern Virginia, with easy access to Washington, 
DC, Halley Rise is a transformative urban development comprising 
36 acres of former suburban office park reimagined as a 
walkable, vibrant, “24-hour city,” with myriad parks, dining, and 
entertainment amenities planned for residents, office tenants, and 
visitors alike. 

At full build out, Halley Rise will feature up to 1,600 apartments, 
almost 2M SF of new Class A office, including Virginia’s first Mass 
Timber building, and a quarter million SF of marquee destination 
retail. Everyone who comes to Halley Rise will also be able to 
enjoy over five acres of new open green space, pedestrian 
corridors, community farms, and play areas, creating a best-in-
class civic center for the Reston community. 

Reston, VA

Halley 
Rise

36 Acres Site

1.9M SF Office

246,000 SF Retail 

1,600 Units Residential

5+ Acres Green Space

Sustainability & Recognition 

•	 LEED ND Gold Certification 

•	 100% Hydro Powered

•	 2022 NAIOP Master Plan Award for Excellence



III.	Project Scope 
& Development 
Timeline

Vela at The Yards, Washington, D.C.
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RENDERED SITE PLAN
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Project Narrative
VISION

Brookfield’s vision for Margate’s new town square is anchored by a vibrant civic space in the heart 
of the largest parcel, at the south terminus of a revitalized Margate Boulevard, consisting of green 
space, walkable streets, outdoor dining terraces, and recreational features such as playgrounds and 
outdoor performance venues. This central element will be flanked by activated destination retail and 
new marquee residences, with prominent sightlines from Margate Boulevard and State Road 7 to 
draw in visitors. We feel it is vital that this intersection function as the “corner of Main & Main” for 
the community, and that the amenities concentrated on this parcel are knitted seamlessly into the 
surrounding development. 

As with any urban environment, we envision that the highest density development will be oriented 
around this central common element, with a five-story, approximately 350-unit multifamily building 
wrapping a structured garage, which will provide parking for both residents and retail visitors. 
The ground floor of this building will host retail amenities facing onto the town square. There will 
be ample space for a second multifamily building on this parcel, plus stand-alone retail attractions 
that will be surrounded by terraces for dining and other active uses. As one moves away from the 
town square, the density of use will gradually step down, from four-floor surface-parked multifamily 
modules on the parcels immediately opposite the primary town center along State Road 7, and 
three-story product in the concentric circle beyond. 

PHASING

In total, this vision will deliver up to a thousand new best-in-class residences to the Margate market, 
with as much as 40,000 SF of destination retail. To ensure the success of each individual component 
of the plan, Brookfield expects that this vision will be realized over multiple phases, beginning with 
the core community amenities surrounding the town center described above. As mentioned, the 
highest density development in the first phase will yield around 350 new residences and structured 
parking, plus the bulk of the public benefits. Future phases will deliver additional retail amenities 
along Margate Boulevard and will open opportunities to explore connections with other adjacent 
development projects. Our approach to phasing, as illustrated in the timeline below, is to allow 
the market time to mature to ensure healthy absorption, while leaving open the possibility of 
accelerating future phases if the demand is strong. 

TIMELINE

20262025 20282027 20302029 203220312024

PreDev Construction
PHASE 2

Lease Up
STABILIZATIONRESI. FIRST OPENING

PreDev Construction
PHASE 1

Lease Up
STABILIZATIONRESI. FIRST OPENING

PreDev Construction
PHASE 3

Lease Up
STABILIZATIONRESI. FIRST OPENING

RETAIL

RESIDENT AMENITIES

RESIDENTIAL

PHASE 2

PHASE 1

MARGATE TOWN CENTER

PHASE 3
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IV.	 Community & 
Public Benefits

Brookfield Place, New York, NY
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Community & Public 
Benefits

NEW MARGATE BOULEVARD RETAIL

NEW TOWN CENTER FOR CITY AND REGION

NEW BEST-IN-CLASS 
RESIDENTIAL OFFERINGS

CHILDREN’S PLAY AREAS & RECREATION TOWN CENTER FOOD, DINING, & ENTERTAINMENT

NEW BEST-IN-CLASS RESIDENTIAL OFFERINGS

ACTIVATED RETAIL IN TOWN CENTER & MARGATE BOULEVARD GATHERING SPACES FOR ALL-SEASON ACTIVITIES 



V.	 Deal Structure 

Twleve12 at The Yards, Washington, D.C.
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Financial 
Proposal

Ground Rent 
Category

Untrended 
Amount* Frequency Commencement Ends

CONSTRUCTION RENT

Phase 1  $ 100 Annually Const Start First TCO

Phase 2  $ 100 Annually Const Start First TCO

Phase 3  $ 100 Annually Const Start First TCO

Minimum Rent: $100,000 minimum base rent from start of construction until % EGI is greater than $100,000

GROUND RENT FROM OPERATIONS

Phase 1 3.25% of EGI First TCO 99 Years

Phase 2 5.25% of EGI First TCO 99 Years

Phase 3 5.25% of EGI First TCO 99 Years

Minimum Rent: 60 months from commencement, minimum base rent is calculated as 75% of the average of 
the prior 60 months of paid ground rent; resets every 60 months thereafter

Development Cost 
Pro Forma
SOURCES & USES
*All dollars in thousands

Phase 1 Phase 2 Phase 3 Total

Soft Cost  $ 19,202  $ 12,697  $ 14,663  $ 46,562 

Hard Cost  $ 114,372  $ 59,962  $ 69,591  $ 243,925 

Financing Cost  $ 5,230  $ 2,849  $ 3,856  $ 11,935 

Total Uses  $ 138,804  $ 75,508  $ 88,110  $ 302,422 

Phase 1 Phase 2 Phase 3 Total

Equity  $ 35,095  $ 30,203  $ 35,244  $ 100,542 

Debt  $ 73,709  $ 45,305  $ 52,866  $ 171,880 

CRA Funding  $ 30,000  $  -   $  -   $ 30,000 

Total Sources  $ 138,804  $ 75,508  $ 88,110  $ 302,422 

Brookfield proposes structuring each phase of the development as individual ground leases, with 
payments commencing at the start of construction for each phase. Upon the completion of each 
phase, payments will shift from a statutory minimum to a percentage of the effective gross income. 
To ensure a stable revenue stream to the City, a minimum base rent will be established 60 months 
after a phase is placed into service. This minimum will be calculated as 75% of the average lease 
payment over the prior 60-month period and will be recalculated every 60 months. 

Brookfield intends to fulfill its equity commitment through our discretionary fund vehicles, which 
are fully capitalized and do not require third-party approvals for access. To fully realize the City’s 
goal of a new town center for Margate, we believe that funding from the MCRA is essential for the 
construction of key elements of the proposed plan. We propose allocating 100% of MCRA funding 
to the first phase, which will ensure the delivery of the town center and associated improvements 
as early as possible. With this approach, subsequent phases will not require additional subsidies or 
financial assistance from the City. We look forward to discussing how the MCRA funds can be used 
to enhance the proposed program and optimize public benefits. 

*All dollars in thousands



MARGATE CITY CENTER RFP, AUGUST 2024   |   COMMERCIAL CONFIDENTIAL INFORMATION 51

Ground Lease
Cash Flow

Ground Lease
Cash Flow

PHASE 1
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

0 2025 Const  25 

1 2026 Const  100 

2 2027 Lease Up  125 

3 2028 Lease Up  344 

4 2029 Stab  454 

5 2030 Stab  467 

6 2031 Stab  481 

7 2032 Stab  496 

8 2033 Stab  510 

9 2034 Stab  526 

10 2035 Stab  541 

11 2036 Stab  557 

12 2037 Stab  574 

13 2038 Stab  591 

14 2039 Stab  609 

15 2040 Stab  627 

16 2041 Stab  645 

17 2042 Stab  664 

18 2043 Stab  684 

19 2044 Stab  706 

20 2045 Stab  727 

21 2046 Stab  748 

22 2047 Stab  771 

23 2048 Stab  794 

24 2049 Stab  817 

25 2050 Stab  841 

26 2051 Stab  867 

27 2052 Stab  892 

PHASE 1
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

28 2053 Stab  919 

29 2054 Stab  946 

30 2055 Stab  974 

31 2056 Stab  1,003 

32 2057 Stab  1,033 

33 2058 Stab  1,064 

34 2059 Stab  1,095 

35 2060 Stab  1,128 

36 2061 Stab  1,162 

37 2062 Stab  1,196 

38 2063 Stab  1,232 

39 2064 Stab  1,268 

40 2065 Stab  1,306 

41 2066 Stab  1,345 

42 2067 Stab  1,385 

43 2068 Stab  1,426 

44 2069 Stab  1,468 

45 2070 Stab  1,512 

46 2071 Stab  1,557 

47 2072 Stab  1,603 

48 2073 Stab  1,651 

49 2074 Stab  1,700 

50 2075 Stab  1,751 

51 2076 Stab  1,803 

52 2077 Stab  1,856 

53 2078 Stab  1,912 

54 2079 Stab  1,969 

55 2080 Stab  2,027 

PHASE 1
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

56 2081 Stab  2,087 

57 2082 Stab  2,149 

58 2083 Stab  2,213 

59 2084 Stab  2,279 

60 2085 Stab  2,347 

61 2086 Stab  2,417 

62 2087 Stab  2,489 

63 2088 Stab  2,563 

64 2089 Stab  2,639 

65 2090 Stab  2,717 

66 2091 Stab  2,798 

67 2092 Stab  2,881 

68 2093 Stab  2,967 

69 2094 Stab  3,055 

70 2095 Stab  3,146 

71 2096 Stab  3,240 

72 2097 Stab  3,336 

73 2098 Stab  3,435 

74 2099 Stab  3,537 

75 2100 Stab  3,643 

76 2101 Stab  3,751 

77 2102 Stab  3,863 

78 2103 Stab  3,977 

79 2104 Stab  4,096 

80 2105 Stab  4,218 

81 2106 Stab  4,343 

82 2107 Stab  4,472 

83 2108 Stab  4,605 

PHASE 1
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

84 2109 Stab  4,742 

85 2110 Stab  4,883 

86 2111 Stab  5,028 

87 2112 Stab  5,178 

88 2113 Stab  5,332 

89 2114 Stab  5,490 

90 2115 Stab  5,654 

91 2116 Stab  5,822 

92 2117 Stab  5,995 

93 2118 Stab  6,173 

94 2119 Stab  6,357 

95 2120 Stab  6,546 

96 2121 Stab  6,741 

97 2122 Stab  6,941 

98 2123 Stab  7,148 

99 2124 Stab  5,500 

*All dollars in thousands
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Ground Lease
Cash Flow

Ground Lease
Cash Flow

PHASE 2
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

0 2028 Const  67 

1 2029 Lease Up  229 

2 2030 Lease Up  496 

3 2031 Stab  538 

4 2032 Stab  554 

5 2033 Stab  570 

6 2034 Stab  587 

7 2035 Stab  605 

8 2036 Stab  623 

9 2037 Stab  642 

10 2038 Stab  661 

11 2039 Stab  681 

12 2040 Stab  701 

13 2041 Stab  722 

14 2042 Stab  743 

15 2043 Stab  766 

16 2044 Stab  788 

17 2045 Stab  811 

18 2046 Stab  836 

19 2047 Stab  860 

20 2048 Stab  886 

21 2049 Stab  912 

22 2050 Stab  940 

23 2051 Stab  968 

24 2052 Stab  996 

25 2053 Stab  1,026 

26 2054 Stab  1,057 

27 2055 Stab  1,088 

PHASE 2
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

28 2056 Stab  1,121 

29 2057 Stab  1,154 

30 2058 Stab  1,188 

31 2059 Stab  1,224 

32 2060 Stab  1,260 

33 2061 Stab  1,298 

34 2062 Stab  1,336 

35 2063 Stab  1,376 

36 2064 Stab  1,417 

37 2065 Stab  1,459 

38 2066 Stab  1,503 

39 2067 Stab  1,548 

40 2068 Stab  1,594 

41 2069 Stab  1,641 

42 2070 Stab  1,690 

43 2071 Stab  1,741 

44 2072 Stab  1,792 

45 2073 Stab  1,846 

46 2074 Stab  1,901 

47 2075 Stab  1,957 

48 2076 Stab  2,016 

49 2077 Stab  2,076 

50 2078 Stab  2,138 

51 2079 Stab  2,201 

52 2080 Stab  2,267 

53 2081 Stab  2,334 

54 2082 Stab  2,404 

55 2083 Stab  2,476 

PHASE 2
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

56 2084 Stab  2,549 

57 2085 Stab  2,625 

58 2086 Stab  2,704 

59 2087 Stab  2,784 

60 2088 Stab  2,867 

61 2089 Stab  2,952 

62 2090 Stab  3,040 

63 2091 Stab  3,131 

64 2092 Stab  3,224 

65 2093 Stab  3,320 

66 2094 Stab  3,419 

67 2095 Stab  3,521 

68 2096 Stab  3,626 

69 2097 Stab  3,734 

70 2098 Stab  3,845 

71 2099 Stab  3,960 

72 2100 Stab  4,078 

73 2101 Stab  4,199 

74 2102 Stab  4,324 

75 2103 Stab  4,453 

76 2104 Stab  4,586 

77 2105 Stab  4,723 

78 2106 Stab  4,863 

79 2107 Stab  5,008 

80 2108 Stab  5,157 

81 2109 Stab  5,311 

82 2110 Stab  5,469 

83 2111 Stab  5,632 

PHASE 2
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

84 2112 Stab  5,800 

85 2113 Stab  5,973 

86 2114 Stab  6,151 

87 2115 Stab  6,334 

88 2116 Stab  6,523 

89 2117 Stab  6,717 

90 2118 Stab  6,917 

91 2119 Stab  7,123 

92 2120 Stab  7,335 

93 2121 Stab  7,554 

94 2122 Stab  7,779 

95 2123 Stab  8,011 

96 2124 Stab  8,249 

97 2125 Stab  8,495 

98 2126 Stab  8,748 

99 2127 Stab  2,974 

*All dollars in thousands
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Ground Lease
Cash Flow

Ground Lease
Cash Flow

PHASE 3
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

0 2029 Const  25 

1 2030 Lease Up  123 

2 2031 Lease Up  435 

3 2032 Stab  621 

4 2033 Stab  642 

5 2034 Stab  661 

6 2035 Stab  681 

7 2036 Stab  702 

8 2037 Stab  722 

9 2038 Stab  744 

10 2039 Stab  766 

11 2040 Stab  789 

12 2041 Stab  813 

13 2042 Stab  837 

14 2043 Stab  862 

15 2044 Stab  889 

16 2045 Stab  916 

17 2046 Stab  943 

18 2047 Stab  972 

19 2048 Stab  1,001 

20 2049 Stab  1,031 

21 2050 Stab  1,062 

22 2051 Stab  1,093 

23 2052 Stab  1,126 

24 2053 Stab  1,160 

25 2054 Stab  1,195 

26 2055 Stab  1,231 

27 2056 Stab  1,267 

PHASE 3
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

28 2057 Stab  1,305 

29 2058 Stab  1,345 

30 2059 Stab  1,385 

31 2060 Stab  1,426 

32 2061 Stab  1,469 

33 2062 Stab  1,513 

34 2063 Stab  1,559 

35 2064 Stab  1,605 

36 2065 Stab  1,654 

37 2066 Stab  1,703 

38 2067 Stab  1,754 

39 2068 Stab  1,807 

40 2069 Stab  1,861 

41 2070 Stab  1,917 

42 2071 Stab  1,974 

43 2072 Stab  2,033 

44 2073 Stab  2,094 

45 2074 Stab  2,157 

46 2075 Stab  2,222 

47 2076 Stab  2,288 

48 2077 Stab  2,357 

49 2078 Stab  2,428 

50 2079 Stab  2,501 

51 2080 Stab  2,576 

52 2081 Stab  2,653 

53 2082 Stab  2,732 

54 2083 Stab  2,814 

55 2084 Stab  2,899 

PHASE 3
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

56 2085 Stab  2,985 

57 2086 Stab  3,075 

58 2087 Stab  3,167 

59 2088 Stab  3,262 

60 2089 Stab  3,360 

61 2090 Stab  3,461 

62 2091 Stab  3,564 

63 2092 Stab  3,671 

64 2093 Stab  3,781 

65 2094 Stab  3,895 

66 2095 Stab  4,012 

67 2096 Stab  4,132 

68 2097 Stab  4,256 

69 2098 Stab  4,383 

70 2099 Stab  4,515 

71 2100 Stab  4,650 

72 2101 Stab  4,790 

73 2102 Stab  4,933 

74 2103 Stab  5,081 

75 2104 Stab  5,234 

76 2105 Stab  5,390 

77 2106 Stab  5,552 

78 2107 Stab  5,719 

79 2108 Stab  5,890 

80 2109 Stab  6,067 

81 2110 Stab  6,249 

82 2111 Stab  6,436 

83 2112 Stab  6,629 

PHASE 3
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

84 2113 Stab  6,828 

85 2114 Stab  7,032 

86 2115 Stab  7,243 

87 2116 Stab  7,460 

88 2117 Stab  7,684 

89 2118 Stab  7,914 

90 2119 Stab  8,152 

91 2120 Stab  8,396 

92 2121 Stab  8,648 

93 2122 Stab  8,907 

94 2123 Stab  9,174 

95 2124 Stab  9,449 

96 2125 Stab  9,733 

97 2126 Stab  10,024 

98 2127 Stab  10,325 

99 2128 Stab  7,946 

*All dollars in thousands
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Ground Lease
Cash Flow

Ground Lease
Cash Flow

TOTAL
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

1 2025 Const  25 

2 2026 Lease Up  100 

3 2027 Lease Up  125 

4 2028 Stab  410 

5 2029 Stab  707 

6 2030 Stab  1,087 

7 2031 Stab  1,454 

8 2032 Stab  1,670 

9 2033 Stab  1,723 

10 2034 Stab  1,774 

11 2035 Stab  1,827 

12 2036 Stab  1,882 

13 2037 Stab  1,938 

14 2038 Stab  1,996 

15 2039 Stab  2,055 

16 2040 Stab  2,117 

17 2041 Stab  2,180 

18 2042 Stab  2,245 

19 2043 Stab  2,312 

20 2044 Stab  2,383 

21 2045 Stab  2,454 

22 2046 Stab  2,527 

23 2047 Stab  2,603 

24 2048 Stab  2,680 

25 2049 Stab  2,760 

26 2050 Stab  2,843 

27 2051 Stab  2,928 

28 2052 Stab  3,015 

TOTAL
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

29 2053 Stab  3,105 

30 2054 Stab  3,198 

31 2055 Stab  3,293 

32 2056 Stab  3,391 

33 2057 Stab  3,493 

34 2058 Stab  3,597 

35 2059 Stab  3,704 

36 2060 Stab  3,815 

37 2061 Stab  3,929 

38 2062 Stab  4,046 

39 2063 Stab  4,167 

40 2064 Stab  4,291 

41 2065 Stab  4,419 

42 2066 Stab  4,551 

43 2067 Stab  4,687 

44 2068 Stab  4,827 

45 2069 Stab  4,971 

46 2070 Stab  5,119 

47 2071 Stab  5,272 

48 2072 Stab  5,429 

49 2073 Stab  5,591 

50 2074 Stab  5,758 

51 2075 Stab  5,930 

52 2076 Stab  6,107 

53 2077 Stab  6,289 

54 2078 Stab  6,477 

55 2079 Stab  6,670 

56 2080 Stab  6,870 

TOTAL
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

57 2081 Stab  7,075 

58 2082 Stab  7,286 

59 2083 Stab  7,503 

60 2084 Stab  7,727 

61 2085 Stab  7,958 

62 2086 Stab  8,195 

63 2087 Stab  8,440 

64 2088 Stab  8,692 

65 2089 Stab  8,951 

66 2090 Stab  9,218 

67 2091 Stab  9,494 

68 2092 Stab  9,777 

69 2093 Stab  10,069 

70 2094 Stab  10,369 

71 2095 Stab  10,679 

72 2096 Stab  10,998 

73 2097 Stab  11,326 

74 2098 Stab  11,664 

75 2099 Stab  12,012 

76 2100 Stab  12,371 

77 2101 Stab  12,740 

78 2102 Stab  13,120 

79 2103 Stab  13,512 

80 2104 Stab  13,915 

81 2105 Stab  14,331 

82 2106 Stab  14,758 

83 2107 Stab  15,199 

84 2108 Stab  15,652 

TOTAL
Lease 
Year

Calendar 
Year Status Ground 

Rent ($)*

85 2109 Stab  16,120 

86 2110 Stab  16,601 

87 2111 Stab  17,096 

88 2112 Stab  17,607 

89 2113 Stab  18,132 

90 2114 Stab  18,673 

91 2115 Stab  19,231 

92 2116 Stab  19,805 

93 2117 Stab  20,396 

94 2118 Stab  21,005 

95 2119 Stab  21,632 

96 2120 Stab  22,277 

97 2121 Stab  22,942 

98 2122 Stab  23,627 

99 2123 Stab  24,332 

*All dollars in thousands
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Operating Pro Forma 
& Tax Revenue

Operating Pro Forma 
& Tax Revenue

Revenue Category RSF/Units Program $/RSF or 
/Space Annual Rent*

RENT
Phase 1 - 
Multifamily Bld 1  62,700 RSF  $ 2.78  $ 2,090 

Phase 1 - 
Multifamily Bld 2  246,750 RSF  $ 3.18  $ 9,428 

Phase 1 - 
Inline Retail  18,000 RSF  $ 25.00  $ 450 

Phase 1 - 
Stand Alone Retail  10,000 RSF  $ 25.00  $ 250 

Phase 2 - 
Multifamily Block C  159,610 RSF  $ 2.79  $ 5,347 

Phase 2 - 
Multifamily Block E  91,450 RSF  $ 2.78  $ 3,053 

Phase 2 - 
Retail Block C  6,000 RSF  $ 25.00  $ 150 

Phase 3 - 
Multifamily Block D  116,000 RSF  $ 2.78  $ 3,872 

Phase 3 - 
Multifamily Block B  168,150 RSF  $ 2.78  $ 5,614 

Phase 3 - 
Retail Block B  6,000 RSF  $ 25.00  $ 150 

Subtotal  $ 30,403 

OTHER REVENUE
Phase 1  348 Units  $ 1,640  $ 571 

Phase 2  264 Units  $ 1,087  $ 287 

Phase 3  299 Units  $ 1,053  $ 315 

Subtotal  $ 1,172 

Revenue Category Annual Rent*

GPR  $ 31,576 

VACANCY & COLLECTION LOSS
Multifamily

Vacancy & Bad 
Debt  5.5%  $ (1,617)

Retail

Vacancy & Bad 
Debt  5.0%  $ (50)

Subtotal  $ (1,667)

EGI  $ 29,909 

Expenses  $ (6,638)

Reserves  $ (273)

Total Operating Expenses  $ (6,911)

Untrended NOI Pre-Ground Lease  $ 22,998 

Ground Lease  (1,328)

Untrended NOI  $21,670 

ANNUAL PROPERTY TAX REVENUE
At Total Stabilization

Multifamily  7,446,000 

Retail  233,000 

Total  7,679,000 
*All dollars in thousands
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