
VIA ELECTRONIC SUBMITTAL  

 

March 23, 2026 

 

Deborah Tackett 

Historic Preservation & Architecture Officer 

City of Miami Beach 

1700 Convention Center Drive, 2nd Floor 

Miami Beach, Florida 33139 

 

RE: PB26-0829 – Letter of Intent – Planning Board 

Approval of Proposed Extension and Amendments to 

Existing Ground Lease for the Property Located at 1691 

Michigan Avenue       

 

Dear Ms. Tackett:  

 

This firm represents RK Rivani, LLC (the “Applicant” 

or “Rivani”), the master tenant of the leasehold interest in 

the property located at 1691 Michigan Avenue, identified 

by Folio Nos. 02-3234-004-0690 and 02-3234-004-06951 

(the “Property”) in the City of Miami Beach (the City”).  

This letter serves as the required letter of intent in 

connection with an application for Planning Board 

approval of the proposed extension of, and amendments 

to, the existing ground lease (the “Proposed 

Amendments”) in connection with proposed renovations 

of and additions to the existing building on the Property. 

 

Basis for Planning Board’s Jurisdiction and Posture. 

The Planning Board has jurisdiction over this Application 

pursuant to the provisions of Section 1.03 of the City’s 

Charter (the “Charter”). Section 1.03(b) of the Charter sets 

forth the procedures required for the disposition of City 

property, including the lease of City property for a term 

of ten (10) years or longer. The process set forth in the 

Charter requires approval by the majority of electors in a 

 
1  The City is the owner of the Property.  The Applicant is the master tenant under a ground lease from the 

City. The Applicant has obtained the City’s consent to file this Application in accordance with the Lease 

Agreement.  
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City-wide referendum following: 1) review by the Finance and Economic Resiliency 

Committee (“FERC”); 2) review and advisory recommendation by the Planning Board; and 

3) approval by a majority vote of the City Commission. At time of writing, the Proposed 

Amendments have been referred by the City Commission to the Finance and Economic 

Resiliency Committee (“FERC”) for consideration of the proposed term sheet on April 1, 

2026, as well as the Planning Board for review and advisory recommendation on May 5, 

2026. Below is a summary of Applicant’s anticipated timeline for total City review and 

approval of the Proposed Amendments: 

 

o March 18, 2026: Referral of item by City Commission to FERC 

 

o April 1, 2026: Consideration of item by FERC 

 

 

o May 5, 2026: Planning Board hearing and recommendation to City 

Commission 

 

 

o June 21, 2026: City Commission Approval of Ballot Question on Proposed 

Amendments 

 

 

o November 2026: City-wide Referendum on Proposed Amendments. 

 

 

Property Description.  The Property is located at the southeast corner of the 

intersection of Michigan Avenue and 17th Street and is approximately 76,500 square feet 

in size.  The Property fronts on Michigan Avenue, 17th Street, Lincoln Lane North, and 

Jefferson Avenue, and is located just a few steps north of Lincoln Road.  The northern 

portion of the Property is zoned CD-3 High Intensity District (“CD-3”), and the southern 

portion of the Property is zoned Government Use (“GU”).  The Property is improved with 

an existing six (6) story mixed-use commercial building and attached parking garage 

structure developed in 2000 known as “The Lincoln.”    

 

Background. The development and subsequent operation of the Lincoln has 

represented a public-private partnership between the City and the master tenant of the 

Property since its inception, as discussed in greater detail below. 
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Ground Lease and Existing Structure.  In 1999, the City entered into a ground lease 

and a development agreement with the Applicant’s predecessors in interest for 

development of The Lincoln (the “Lease” and the “Development Agreement,” 

respectively).2  The Lincoln is a six (6) story building consisting of ground floor 

retail/general commercial uses, five (5) levels of office space (approximately 163,122 

square feet of leasable floor area for office uses), and a parking garage structure that 

contains 712 parking spaces. Notably for this application, the terms of the Lease dictate 

the amount of off-street parking to be provided on site. The terms of the Lease require a 

minimum of 700 parking spaces, one hundred (100) of which must be available for use by 

the public at all times. Further, the Lease provides that rental revenues to the City are 

comprised of two components: a fixed base rent which escalates by twelve percent (12%) 

every five years; and a variable rent equal to two- and one-half percent (2.5%) of gross 

building revenues. 

 

 Over the two decades following the initial development of the building, the 

commercial office space remained underutilized despite its prime location just steps north 

of Lincoln Road. The building’s underperformance is demonstrated by rental revenue 

projections immediately preceding Applicant’s acquisition of the master tenancy: 

minimum contracted rental revenues to the City were projected to fall by approximately 

seventy-five percent (75%) over the following five years, and major tenants had begun to 

vacate the space. 

 

Acquisition by Rivani and Subsequent Improvements. The Applicant acquired the 

master tenancy interest in 2024 with the goal of reinvigorating this underutilized parcel 

and contributing to the broader revitalization efforts for nearby Lincoln Road. Since 

acquiring the master tenancy, Applicant has invested considerable resources towards a 

complete interior and exterior renovation to improve the Property’s performance. 

Applicant’s vision and intent has been to transform the existing building from an 

overlooked and aging office building into a new category of office space known as “Class 

X,” featuring amenities and services that eclipse the standards associated with the Class A 

office space, fostering a work environment where employees are proud to show up to 

work daily 

 

Applicant’s initial investment in the Property and the existing building totaled 

approximately $50 million and included approvals by the City’s Design Review Board 

 
2  The Lease is recorded in Official Record Book 1877, Page 447 of the Public Records of Miami-Dade County. 

The Applicant shall comply with all provisions of the Lease requiring the City’s consent for modifications.  
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(“DRB”) of a complete façade renovation, as well as  creation of a valet service area for 

building tenants; the City’s Board of Adjustment (“BOA”) approvals for the creation of a 

“speakeasy” lounge for use as an elevated meeting space for building tenants during 

office hours and open to the public during non-office hours; and establishment of a 

wellness facility featuring a gym and spa (collectively, the “Phase 1 Improvements”).  

 

The Phase 1 Improvements have proven and continue to prove critical in elevating 

the existing building’s profile, as Applicant has succeeded in attracting a diverse and high-

profile roster of tenants, including a nationally renowned luxury realty, several innovative 

healthcare and wellness uses, and a hedge fund relocating from within Miami-Dade 

County. The addition of these and other high-performing tenants is emblematic of a 

broader trend of corporate relocation and expansion to the South Florida market. The 

Applicant seeks to capitalize on this trend and, more importantly, to highlight the City in 

particular as an attractive business address within an expanding regional market. 

Moreover, the Phase 1 Improvements have stimulated economic growth within the City 

through job creation and spillover economic activity along the nearby Lincoln Road 

corridor, and despite on-going construction at the site, have already resulted in improved 

rent revenues to the City. With the Applicant recently announcing that the building is over 

80% leased, rental revenue to the City is projected to increase nearly 30% over the next 

30 years.  

 

Transient Parking Study. Despite the Applicant’s successes in bringing in high-

quality tenants, the building’s existing parking garage remains underutilized. Although 

the majority of existing parking spaces remain open to use by the general public, analysis 

reveals an approximate five percent (5%) usage rate by the public. See Figure 1. Transient 

Parking Study Excerpt, below. As the Applicant continues improve the existing building’s 

profile for current and prospective tenants, the Applicant seeks to reevaluate the public 

parking use to ensure the most efficient and profitable use of this valuable City-owned 

land in the heart of the City, maximizing revenues and creating meaningful public benefits.  
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Figure 1. Transient Parking Study Excerpt. 

 

Proposed Phase 2 Improvements. The Applicant proposes further improvements 

to the Property consisting of renovations to the rooftop levels of the garage portion of 

the Property to add approximately 36,000 to 40,000 square feet of leasable floor area for 

office use and an approximately 6,000 square foot rooftop restaurant (collectively, the 

“Phase 2 Improvements”). The Applicant estimates that development of the Phase 2 

Improvements would require an additional $50 million investment by Applicant. The 

feasibility of constructing the Phase 2 Improvements within the existing building’s 

footprint rests on the existence of surplus floor area in the form of excess parking which 

applicant proposes to repurpose as buildable floor area within a rooftop addition, as well 

as the fact that the garage portion of the building is developed at 80 feet in height where 

a maximum of 100 feet is permitted, as discussed in greater detail below. 

 

Parking Analysis. The existing parking garage provides parking in significant excess 

of the number of spaces required pursuant to Chapter 5 of the City’s Resiliency Code (the 

“Resiliency Code”). As noted previously, the terms of the Lease require a minimum of 700 

off-street parking spaces, one hundred (100) of which must be available to the general 

public. The existing garage currently provides 712 parking spaces. Notwithstanding the 

requirements of the Lease, the uses within the existing building require only 

approximately 225 parking spaces due to the Property’s location within the Parking Tier 

3, Area 3a (the “Lincoln Lane North District”), which does not require parking for 

retail/commercial uses. Accounting for the one hundred (100) spaces dedicated to use by 

the public, the Applicant calculates that the existing building currently provides a surplus 

of 387 parking spaces. See Table 1. Existing Parking Calculation, below. 
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Tier 3a Parking Requirements Analysis 

Use (square feet) Requirement Required Spaces 

Office (~90,000 s.f.) 1 space per 400 s.f. 225 spaces 

Retail/Restaurant/Speakeasy/Gym 

(~73,000 s.f.) 

N/A 0 spaces 

Minimum public parking required 

per Lease 

100 spaces 100 spaces 

TOTAL  325 spaces 

Table 1. Existing Parking Calculation 

 

Floor Area Ratio and Height Analysis. Pursuant to Article 2, Section 11 of the 

Development Agreement, the Property may be developed in accordance with a maximum 

Floor Area Ratio (“FAR”) of 2.75. Based on the Property’s lot size of approximately 76,500 

square feet, the Property may be developed with up to approximately 210,292 square feet 

of floor area. At the time the building was developed in the early 2000’s, approximately 

47,000 square feet of floor area within the garage portion of the building was allocated 

to “surplus parking.” The surplus parking spaces in excess of the parking requirements for 

the uses in the building served as public parking. However, since Section 1.2.1 of the 

Resiliency Code only exempts “required accessory off-street parking spaces,” and nothing 

in the Code required these public parking spaces, the parking was counted against the 

buildings maximum permitted FAR.  

 

Importantly, the Resiliency Code’s provisions on required parking have been 

amended since the existing building’s development. In relevant part, Section 5.2.4.3 of the 

Resiliency Code now explicitly requires development on City-owned land within the 

Lincoln Lane North Parking District to provide designated accessory off-street public 

parking spaces.  Since the public parking spaces are now “required accessory off-street 

parking spaces,” such spaces are now exempts from the definition of floor area. In other 

words, the existing floor space dedicated to parking spaces in excess of the required 325 

spaces are exempt from the FAR calculation. Based on all the foregoing, Applicant 

calculates that there is approximately 47,253 square feet of floor area available for 

repurposing into leasable floor area in order to develop the Phase 2 Improvements. 

 

Similarly, the garage portion of the building is located in an area of the City that 

permits a maximum height of 100 feet. The current garage is only 80 feet in height. The 

Applicant intends to utilize the remaining available height to develop the proposed 



Deborah Tackett 

Historic Preservation & Architecture Officer 

Page 7 

 

 

Bercow Radell Fernandez Larkin & Tapanes | 305.377.6231 direct | 305.377.6222 fax | mlarkin@brzoninglaw.com 

 

rooftop addition at a height of 100 feet, or possibly up to 110 feet through the 

Commission Warrant Process.  

 

Economic Impact of Phase 2 Improvements. The Applicant projects a combined 

$19,000,000.00 increase in revenues to the City should the Phase 1 and Phase 2 

Improvements be developed. The Applicant modeled a three-scenario, thirty-year outlook 

for City revenues on the building: Scenario 1 models the City’s projected revenues from 

the building as purchased by Applicant (without improvements); Scenario 2 models the 

City’s revenues on the building as modified by the Phase 1 Improvements; and Scenario 

3 models the City’s revenues on the building as modified by the Phase 1 and Phase 2 

improvements. The Applicant projects that the City stands to earn an additional $19 

million in revenues between 2027 and 2057 under Scenario 3 (full buildout of Phase 1 and 

Phase 2 Improvements). See Table 2. Revenue Analysis, below. 

 

Scenario City Revenues 

30-year outlook, as purchased $24 million 

30-year outlook, with Phase 1 

Improvements 

$31 million 

30-year outlook, with Phase 1 and Phase 

2 Improvements 

$43 million 

Total New Income by RIVANI +$19 million 

Table 2. Revenue Analysis. 

 

 Economic Impacts to City Market. In addition to increased City revenues on the 

building, the Phase 2 Improvements would facilitate increased economic activity 

throughout the City. Pursuant to an Economic and Fiscal Impact Analysis prepared by 

BusinessFlare, the Phase 2 Improvements alone would support 269 permanent jobs and 

would generate a $33.2 million increase in annual economic output within the City’s 

market. Additionally, the buildout of the project will stimulate spillover economic activity 

by building tenants, employees and visitors along nearby Lincoln Road. BusinessFlare’s 

analysis finds that approximately seventy-four percent (74%) of the existing building’s 

visitors regularly visit Lincoln Road. Thus, the additional daytime population of the 

building supported by the Phase 2 Improvements will direct economic activity to the 

surrounding area. The proposed rooftop restaurant will serve as an after-hours 

destination in its own right and will further stimulate activity within the Lincoln Road area. 

The fully built out project, including the Phase 1 and Phase 2 Improvements, would 

support 1,114 permanent jobs and would result in $143.4 million in economic output. See 

Exhibit “A,” Economic and Fiscal Impact Analysis, for further details. 
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Proposed Modifications to Lease. In order to facilitate the buildout of the Phase 2 

Improvements, Applicant proposes five amendments to the Lease (the “Proposed 

Amendments”). The Proposed Amendments include: 

 

1. Amend Section 2.1(a) – Demise of Land for Term: Extend term by thirty (30) 

years from September 30, 2052, to September 30, 2082 with existing twenty- 

(20) year extensions (resulting in a final expiration on September 30, 2122) 

 

2. Amend Section 3.2(e) – Appraisal Adjustment to Base Rent: Implement a cap 

on the required re-evaluation to Base Rent based on evaluation of Fair Market 

Rent in years 49 and 69 of the lease. 

 

 

3. Amend Section 6.1(b) – Scope of Use: Reduce total number of required spaces 

from 700 to 425 spaces with all other requirements remaining (100 public 

spaces, 50 monthly passes) 

 

 

4. Amend Section 14.5(d)(iii) – Submission and Review of Alterations: allow City 

Manager to approved “Major Alterations” that reduce parking spaces 

 

 

5. Correct scrivener’s error in Exhibit 8.2 – Article 2 of Development Agreement: 

revise maximum development height from eighty (80) feet to one hundred 

(100) feet in order to align with recorded Development Agreement. 

 

 

The following sections discuss each of the Proposed Amendments in turn. 

 

Extension of Term. Applicant seeks to extend the term of the Lease for an additional 

thirty (30) years. The Lease is currently set to expire on September 30, 2052, with two 

additional twenty- (20) year options, providing a final expiration on September 30, 2092. 

In light of Applicant’s already considerable investments into the Property and 

contemplated continuing investments, Applicant seeks to extend the term and continue 

the existing mutually beneficial public-private partnership. 
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Amendment to Fair-Market Rent Provision. Section 3.2 of the Lease sets forth 

detailed requirements for third-party appraisals of the fair market value (“FMV”) of the 

Property to take place during the forty-ninth (49th) and sixty-ninth (69th) years of the lease 

term. In consideration of the increased revenues and other benefits the City stands to gain 

through the Phase 2 Improvements, and in furtherance of the need for stable predictable 

rents in order to obtain lender financing, the Applicant seeks to cap the maximum amount 

that Base Rent may be increased through the Fair Market Rent evaluation process at 

fifteen percent (15%) of the then existing Base Rent.  

  

 

Reduction of Required Parking Spaces. As discussed above, the existing parking 

garage provides parking spaces far in excess of the number required pursuant to Chapter 

5 of the Resiliency Code for the Parking Tier 3 Area. Additionally, as demonstrated above, 

the existing parking garage remains severely underutilized despite the majority of existing 

spaces being available to the public. Accordingly, Applicant proposes to reduce the 

number of parking spaces required by the Lease from 700 spaces to 425 spaces. 

Importantly, Applicant does not propose to reduce the number of spaces required for use 

by the general public, and reaffirms its commitment to provide at least one hundred (100) 

spaces to this end.  

 

Note that the proposed reduction to 425 required parking spaces would still result 

in sufficient parking to serve the proposed development program of the Phase 2 

Improvements, with additional parking spaces to spare, resulting in additional public 

parking over and above the minimum 100 space requirement of the lease See Table 3. 

Phase 2 Improvements Parking Analysis, below. 

 

Total Existing Spaces 712 

Required Office (90,000 s.f.) -225 spaces 

Required Public Parking -100 spaces 

Required Parking for Phase 2 

Improvements (40,000 s.f.) 

-100 spaces 

Reduction of Spaces for Addition of Phase 

2 Improvements 

-250 spaces 

Remaining Surplus 37 spaces 

Table 3. Phase 2 Improvements Parking Analysis 

 

 Amendment to Review of Major Alterations. Section 14.5(d)(iii) of the Lease 

requires City review and approval of “major alterations” to the Lease. Crucially, Section 
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14.5(d)(iii) prohibits approval of “major alterations” which reduce the number of parking 

spaces “unless the Tenant agrees, in writing, to restore the portion of the Premises so 

modified to the original condition upon request of the [City] prior to the Expiration of the 

Term.” Applicant seeks to remove the requirement that Tenant agree to restore the 

premises to their original condition prior to a reduction in parking spaces since to so 

agree would frustrate the purpose of the Phase 2 Improvements and would make such 

improvements financially infeasible.  

 

 Correction of Scrivener’s Error as to Height. The Lease includes Article 2 of the 

Development Agreement as Exhibit 8.2. Importantly, the version of Article 2 contained in 

Exhibit 8.2 of the Lease appears to contain a scrivener’s error as to the maximum 

developable height of the Property. Whereas the Development Agreement as recorded in 

the Official Records of Miami-Dade County provides for a maximum height of one 

hundred (100) feet, the version included as Exhibit 8.2 provides for a maximum height of 

eighty (80) feet. See Figure 3. Development Agreement – Height Excerpt, below; see Figure 

4. Exhibit 8.2 – Height Excerpt, further below. 

 

 
Figure 3. Development Agreement – Height Excerpt. 

 

 
Figure 4. Exhibit 8.2 – Height Excerpt. 

 

 Correction of this apparent scrivener’s error will bring the Lease in line with the 

recorded version of the Development Agreement and will leave no doubt as to the 

developable height of the Property. Further, this correction will allow for the development 

of the proposed rooftop restaurant consistent with the development program of the 

Phase 2 Improvements. We note that the maximum height of one hundred (100) feet is 

consistent with the Resiliency Code’s development regulations for GU-zoned, City-owned 

properties used by the private sector and bounded by 17th Street on the north, North 
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Lincoln Lane on the south, Alton Road on the west, and Washington Avenue on the east. 

See Resiliency Code Sec. 7.2.16.3(f)(2). 

 

 Proposed Public Benefits. The Applicant and the City have entered preliminary 

discussions regarding Applicant’s provision of public benefits in addition to the 

$19,000,000.00 in increased revenue to the City in connection with the Proposed 

Amendments and Phase 2 Improvements. The Applicant is committed to the future of 

Lincoln Road and desires to craft a public benefit package that meaningfully contributes 

to the betterment of Lincoln Road.  Preliminarily, the public benefit package consists of 

cash contributions towards Lincoln Road projects, contribution to the Lincoln Road 

Business Improvement District, and activations at the Property for small business, young 

entrepreneurs, and seniors.  The Applicant intends to continue working with the City 

Administration and elected officials to develop a public benefit package that will leave a 

lasting positive impact on Lincoln Road and the City overall.  

 

Conclusion.  Applicant proposes the above amendments to the Lease as part of its 

ongoing efforts to revitalize the Property and contribute to the City’s growth as a desirable 

business address. The Proposed Amendments are an important step in advancing these 

efforts. Accordingly, we respectfully request your favorable review and recommendation 

to City Commission of the Proposed Amendments. If you have any questions or 

comments in the interim, please give me a call at 305-377-6231. 

 

 

Sincerely, 

 
Michael Larkin 

 

Enclosures 

 

cc:  Robert Rivani 

 Marc Shandler 

Nicholas Rodriguez, Esq.  

 Mitchell Tozian, Esq. 
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EXHIBIT A 

 

Economic and Fiscal Impact Analysis 



 

ECONOMIC AND FISCAL IMPACT ANALYSIS 
 

1691 Michigan Avenue Office Expansion 
Prepared for RK Rivani LLC 

 

Ground Lease Amendment Application 

March 2026 
 

Prepared by BusinessFlare® 

Miami, Florida 
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Executive Summary 
1691 Michigan Avenue is a Class A commercial office building located at the corner of 17th Street and 
Michigan Avenue in Miami Beach, Florida, sitting on land owned by the City of Miami Beach under a 
long-term ground lease. RK Rivani LLC acquired the building in April 2024 and has since committed $50 
million in capital improvements to reposition it. Those investments have helped attract a nationally 
recognized tenant roster and increased daily visitation to an average of 1,200 people. 

RK Rivani now seeks to do more. The proposed ground lease amendment would authorize construction 
of new Class A office space and a 6,000 square foot rooftop restaurant above the existing parking 
structure; a $50 million capital investment that cannot proceed without City approval. In exchange, RK 
Rivani requests an extension of the ground lease term through 2122 and a modification to parking 
requirements to create the buildable surface. 

This analysis quantifies the projected public benefits of approving the amendment. 

 

1,114 

Permanent Jobs Supported 

Fully built-out building, 
Phase 1 + Phase 2 

$143.4M 

Annual Economic Output 

Direct, indirect and 
induced — all tenants 

522 

Construction Jobs 

One-time build-out, 
combined both phases 

$67.4M 

City Ad Valorem  

Net Present Value of City 
Ad Valorem Receipts 
through 2122 

$130.3M 

New Lease Revenue 

Estimate of new lease 
revenue due to the 
amendment 

$74.2M 

Incremental Revenue 

Net Present Value of 
fiscal impact from  
the amendment 

 

Rivani's Commitment 
RK Rivani has already deployed approximately $50 million in capital improvements and repositioned a 
building that was on a structural revenue decline: contracted rents were on track to fall through 2029. 
The current tenant roster includes Divisadero Street Capital (hedge fund), Coldwell Banker Jills Zeder 
Group (nationally ranked real estate brokerage), The Agatston Center, Monarch Athletic Club, Prime 
Longevity, and h.Wood Speakeasy. The repositioned building now supports an estimated 845 direct, 
indirect and induced jobs and generates approximately $110.2 million in annual economic output in 
Miami Beach. 

What the Phase 2 Amendment Unlocks 
The proposed amendment adds approximately 30% more economic value on top of what already exists. 
The Phase 2 construction would support locally an additional 261 construction jobs and, at stabilization, 
an additional 269 permanent jobs generating an additional $33.2 million in annual economic output, 
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bringing the fully built-out building to approximately 1,114 total jobs supported and $143.4 million in 
annual output. 

Fiscal Impact Summary 
The table below summarizes the projected fiscal benefits to the City of Miami Beach and applicable 
taxing jurisdictions across three analytical time horizons corresponding to the lease term structure. 

 

FISCAL IMPACT SUMMARY -- 1691 MICHIGAN AVENUE 

Revenue Category Through 2052 
(Base Term) 

Through 2072 (+ 
1st Option) 

Through 2122 
(Full Extension) 

AD VALOREM -- EXISTING BUILDING 
(Phase 1 Baseline)    

   City of Miami Beach $16.7M $48.2M $461.9M 

   Miami-Dade County $13.8M $39.8M $382.0M 

   School Board $10.2M $29.3M $281.1M 

   Special Districts $4.4M $12.7M $122.1M 

TOTAL  
Existing Building Ad Valorem $45.1M $130.1M $1.247B 

Ground Lease Revenue to City (Phase 1) $24.3M $56.5M $231.4M 

TOTALS WITH EXPANSION (Phase 2)    

Ad Valorem:  $62.9M $185.6M $1.820B 

   City of Miami Beach $23.3M $68.7M $673.9M 

   Miami-Dade County $14.1M $56.8M $557.4M 

   School Board $6.2M $41.8M $410.2M 

   Special Districts $4.4M $18.2M $178.2M 

Resort Tax: City of Miami Beach (2%) $3.7M $9.3M $51.4M 

Sales Tax: State of Florida (6%) $11.1M $27.8M $154.3M 

Sales Tax: Miami-Dade County (1%) $1.9M $4.6M $25.7M 

   INCREMENTAL TOTAL $44.0M $122.2M $934.4M 
 

All projections reflect conservative assumptions. Ad valorem values grow at 4.5% annually for the 
building component, consistent with recent Miami Beach assessment trends. Revenue growth is 
modeled at 3.0% per year for the first 30 years and 2.0% thereafter. New construction is assessed at the 
estimated 2028 taxable value per square foot of the existing building ($333/SF) plus a 15% new 
construction premium, yielding an initial assessed value of approximately $16.1 million for the new 
42,000 SF. 

Net Present Value figures use a 3.5% discount rate. The NPV of the total combined fiscal impact through 
the full lease extension is approximately $255 million across all revenue streams. 
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1. Project Background and Overview 

1.1 Property Description 
1691 Michigan Avenue is a Class A commercial office building located at the corner of 17th Street and 
Michigan Avenue in Miami Beach, Florida, one block north of Lincoln Road. The property consists of two 
parcels (Folio 02-3234-004-0690 and 02-3234-004-0695) totaling approximately 76,500 square feet 
of land area. The building currently contains 363,031 gross square feet, including 161,824 square feet of 
leasable office and retail space and approximately 700 structured parking spaces. 

The City of Miami Beach holds fee simple title to the land. RK Rivani LLC holds a leasehold interest under 
a long-term ground lease through 2052, with two 20-year extension options extending potential 
occupancy to 2092. The proposed amendment adds a new 30-year extension, establishing a maximum 
lease term through 2122. 

1.2 RK Rivani's Phase 1 Investment 
RK Rivani LLC acquired the building in April 2024 for approximately $59.1 million. Within the first 8.5 
months of ownership, the company deployed an additional $50 million for capital improvements; an 
extraordinary pace of re-investment that demonstrates both the commitment to the property and the 
urgency of the repositioning challenge the building faced. 

At acquisition, the building's contracted lease schedule showed a structural revenue decline: minimum 
contracted rents were on track to fall from $5.78 million in 2025 to $1.36 million by 2029: a 76.5% 
reduction embedded in signed leases. The largest tenant, Wix.com, had already vacated 25,000 square 
feet prior to acquisition. RK Rivani's capital program and leasing activity directly addressed this trajectory. 

The new tenant roster assembled under RK Rivani's ownership includes: 

• Divisadero Street Capital: hedge fund relocating from Coconut Grove 
• Coldwell Banker Jills Zeder Group: the #1 luxury real estate team nationally, expanding to 19,000 sf 
• The Agatston Center: practice of Dr. Arthur Agatston (creator of the South Beach Diet), serving thousands 

of patients annually 
• Monarch Athletic Club: luxury wellness facility with 400 members, its first location outside Los Angeles 
• Prime Longevity: premier cell therapy center, among the first in Florida following 2025 regulatory changes 
• Timeless Health: Dr. Dinetz, relocating from Mercy Hospital 
• h.Wood Speakeasy: Tokyo-inspired concept by the h.Wood Group, tenant-exclusive daytime access with 

public evening operation 

This tenant mix has transformed the building's daily activity, resulting in an average of more than 1,200 
daily visitors and generating significant spillover economic activity along the Michigan Avenue and 
Lincoln Road corridors. 

1.3 The Proposed Phase 2 Amendment 
RK Rivani proposes to construct 36,000 square feet of new Class A office space and a 6,000 square foot 
rooftop restaurant on top of the existing parking structure (Levels 6 and 7). This vertical expansion 
requires demolition of a portion of the existing parking garage ramp to create the buildable surface, 
reducing the parking count from 700 to approximately 525 operational spaces (with a lease floor of 475 
spaces). 
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The proposed ground lease amendment has three components: 

• Authorization of the vertical expansion above the parking structure 
• Reduction of the parking minimum from 700 to 475 spaces 
• Extension of the ground lease term by 30 years, establishing a new maximum term through 2122 

The lease amendment requires approval by public vote, anticipated for the November 2026 ballot. This 
analysis has been prepared to support RK Rivani’s application to the City of Miami Beach. 

This analysis reflects the building program as currently proposed in the ground lease amendment 
application: 36,000 square feet of new Class A office space and a 6,000 square foot rooftop restaurant, 
totaling 42,000 square feet of new leasable area. RK Rivani has indicated that the actual buildable area 
above the parking structure may exceed 36,000 square feet of office space depending on final structural 
design and City approvals. Should the approved program differ from the application scope, all 
economic and fiscal impacts presented in this report scale proportionally with the approved square 
footage. As a reference point, if the City were to approve 50,000 square feet of Class A office space 
rather than 36,000 (with the rooftop restaurant unchanged), the Phase 2 component alone would 
support approximately 232 permanent jobs and $46.1 million in annual economic output, bringing the 
fully built-out building to approximately 1,077 total jobs and $156.3 million in annual output. 
Incremental ad valorem from the new construction would increase from $17.8 million through the base 
term to approximately $23.7 million, and ground lease percentage rent from Phase 2 would increase 
from $9.5 million through the base term to approximately $13.2 million. Each additional 10,000 square 
feet of approved office space beyond 36,000 can add approximately 65 permanent jobs, $9 million in 
annual output, and $2 million in incremental ad valorem through the base lease term. 

2. Economic Impact Analysis 
BusinessFlare® prepared an economic impact analysis utilizing recognized input-output methodology 
with Lightcast/IMPLAN industry-standard tools. Input-output modeling measures the ripple effect of 
economic activity: a direct dollar of investment or spending generates additional indirect spending 
among supplier industries, and further induced spending as employees and business owners spend 
their earnings in the local economy. The combined direct, indirect, and induced effects represent the 
total economic impact on Miami-Dade County. 

The analysis models both the one-time construction phase impacts and the annual recurring operational 
impacts at stabilization. Economic impacts are local to Miami Beach and the broader Miami-Dade 
County economy. The analysis presents results in two phases: Phase 1 reflects the repositioning already 
underway; Phase 2 reflects the incremental impact contingent on the ground lease amendment. 

2.1 One-Time Construction Phase Impacts 
Phase 1 construction activity represents $50 million in capital investment already deployed by RK Rivani 
since April 2024. Phase 2 construction is estimated at $50 million, reflecting approximately $500 per 
square foot for the new vertical construction program. 

 

 

 



Economic and Fiscal Impact Analysis     1691 Michigan Avenue 

6 

 

ECONOMIC IMPACT SUMMARY – LOCAL MIAMI BEACH IMPACTS 

 Direct Indirect Induced TOTAL 

ONE-TIME CONSTRUCTION PHASE     

Phase 1 -- Building Repositioning 
($50.0M) 250 3 8 261 

Phase 2 -- New Construction ($50.0M) 250 3 8 261 

Combined Construction Jobs 500 6 16 522 

ANNUAL RECURRING OPERATIONS     

Phase 1 -- Repositioned Building (Jobs) 810 18 18 845 

Phase 1 -- Annual Earnings $50.7M $1.0M $1.0M $52.7M 

Phase 1 -- Annual Output $105.0M $2.5M $2.6M $110.2M 

Phase 2 -- New Addition (Jobs) 259 5 5 269 

Phase 2 -- Annual Earnings $14.2M $0.2M $0.3M $14.7M 

Phase 2 -- Annual Output $31.8M $0.6M $0.7M $33.2M 

FULLY BUILT-OUT BUILDING  
(Jobs Estimate) 

1,069 23 23 1,114 

FULLY BUILT-OUT BUILDING 
(Annual Output) 

 $143.4M 

 

2.2 Annual Recurring Operational Impacts 
Phase 1 recurring impacts reflect the current tenant roster operating in the repositioned building. 
Employment inputs are based on actual documented headcounts for known tenants (Divisadero Street 
Capital, Coldwell Banker Jills Zeder, Agatston Center, Monarch Athletic Club, Prime Longevity, Timeless 
Health, and h.Wood Speakeasy) supplemented by industry-standard employment density ratios for the 
remaining leasable square footage, which has been classified under NAICS 541990 (Professional, 
Scientific, and Technical Services) consistent with the building's Class A professional office character. 

Phase 2 recurring impacts reflect the new 36,000 SF Class A office component and the 6,000 SF 
rooftop restaurant. Restaurant employment is modeled at 9.5 jobs per 1,000 square feet, consistent with 
full-service rooftop restaurant operations. 

The fully built-out building supports 1,114 total jobs: direct, indirect, and induced, generating $143.4 
million in annual economic output and $67.4 million in annual earnings within the Miami-Dade 
economy. 

2.3 Additional Economic Value 
The proposed amendment adds approximately 30% more economic value on top of what RK Rivani has 
already demonstrated at this address. Measured against the repositioned building's stabilized 
operations, Phase 2 represents 31.8% of Phase 1 employment impact and 30.1% of Phase 1 output 
impact, delivered from new space added directly above an existing structure with no additional land 
required. This is not a speculative projection about a new development on a vacant site; it is an extension 
of a tenant attraction model that is already performing. The City is being asked to allow a proven 
operator to do more of what they have already shown they can execute. 
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3. Direct Fiscal Impact Analysis 
The fiscal impact analysis projects revenues to the City of Miami Beach and other applicable taxing 
jurisdictions across four time horizons corresponding to the ground lease term structure: the base term 
expiring 2052, the first extension option through 2072, the second extension option through 2092, 
and the proposed new 30-year extension through 2122. 

All fiscal projections are presented in two forms: gross (nominal dollar) receipts and net present value 
discounted at 3.5%. Unless otherwise noted, figures represent cumulative totals from the 2027 base 
year through each respective milestone. 

3.1 Ad Valorem Property Tax Revenue 
Ad valorem projections are based on Miami-Dade County Property Appraiser assessed value data for 
Folios 02-3234-004-0690 and 02-3234-004-0695. The 2025 certified taxable value of the building is 
$47.2 million. Land value is held at $11.94 million and grows at 0.5% per year. Building value grows at 
4.5% per year, consistent with conservative assessment trends. Millage rates are applied as certified and 
decline by 0.001 mill per year to reflect observed compression trends: a slight built-in adjustment that 
keeps long-range projections from overstating future tax yields. 

Phase 2 new construction is introduced to the ad valorem roll in 2028, valued at the projected 2028 
taxable value per square foot of the existing building ($333/SF) plus a 15% premium for new 
construction, yielding an initial new construction assessed value of approximately $16.1 million for the 
42,000 SF of new leasable space. 

 

AD VALOREM PROPERTY TAX PROJECTIONS -- GROSS RECEIPTS 

Taxing Jurisdiction Base Term (to 
2052) 

+ 1st Option 
(to 2072) 

+ 2nd Option 
(to 2092) 

+ Extension 
(to 2122) 

EXISTING BUILDING -- Phase 1 
Baseline     

City of Miami Beach $16.7M $48.2M $121.9M $461.9M 

Miami-Dade County $13.8M $39.8M $100.8M $382.0M 

Miami-Dade Public Schools $10.2M $29.3M $74.2M $281.1M 

Special Districts $4.4M $12.7M $32.2M $122.1M 

Phase 1 Subtotal $45.1M $130.1M $329.0M $1.247B 

INCREMENTAL -- New 
Construction (Phase 2)     

All Jurisdictions -- Incremental $17.8M $55.5M $146.4M $572.7M 

TOTAL AD VALOREM -- All 
Jurisdictions 

$62.9M $185.6M $475.4M $1.820B 

NPV @ 3.5% -- Existing Building $26.6M $49.4M $76.1M $126.4M 

NPV @ 3.5% -- With New 
Construction $36.8M $69.6M $108.5M $182.1M 
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3.2 Ground Lease Revenue 
Ground lease revenues to the City of Miami Beach consist of two components: fixed base rent, which 
escalates 12% every five years; and variable percentage rent equal to 2.5% of gross building revenues. 
Revenue projections for Phase 1 are based on the applicant's pro forma, which projects stabilized Phase 
1 revenues of $12.5 million (office/retail) and $1.75 million (parking) beginning in 2028, growing at 
3.0% per year. Phase 2 adds $9.6 million in new office/retail revenues and $250,000 in parking 
revenues upon completion. 

GROUND LEASE REVENUE TO CITY OF MIAMI BEACH 

Scenario Base Term (to 
2052) 

+ 1st Option 
(to 2072) 

+ 2nd Option 
(to 2092) 

+ Extension 
(to 2122) 

GROSS REVENUE     

Phase 1 -- Repositioned Building $24.3M $56.5M $105.5M $231.4M 

Phase 2 -- New Construction (% 
Rent) $9.5M $24.4M $48.7M $121.4M 

Total Ground Lease to City $33.8M $80.9M $154.2M $352.8M 

NPV @ 3.5%     

Phase 1 Ground Lease NPV $15.0M $24.1M $31.1M $38.7M 

Phase 2 Ground Lease NPV $5.8M $10.0M $13.5M $17.8M 
 

Ground lease projections apply 3.0% annual revenue growth for the first 30 years (2027-2057) and 
2.0% thereafter, reflecting greater uncertainty in long-range projections. The base rent escalation 
schedule follows the lease terms: $300,000 in 2027, increasing 12% every five years to reach $592,147 
by 2057 and $2.58 million by 2122. 

3.3 Resort Tax and Sales Tax Revenue 
The proposed rooftop restaurant generates three distinct categories of sales-based fiscal revenue, each 
flowing to a different governmental entity. The City of Miami Beach receives resort tax equal to 2.0% of 
food and beverage sales: this is the only sales-based revenue stream that accrues directly to the City. 
Miami-Dade County receives 1.0% of gross sales through the local option sales tax surtax, collected and 
retained at the county level. The State of Florida receives 6.0% of gross sales through the state sales tax. 

Restaurant revenues are projected at $800 per square foot on 6,000 square feet, yielding $4.8 million in 
annual sales at stabilization, consistent with premium rooftop dining operations in the Miami Beach 
market. All restaurant revenues grow at 3.0% per year for the first 30 years and 2.0% thereafter. 

Revenue Stream Base Term (to 
2052) 

+ 1st Option 
(to 2072) 

+ 2nd Option 
(to 2092) 

+ Extension 
(to 2122) 

Resort Tax: City of Miami Beach (2%) $3.7M $9.3M $19.3M $51.4M 

State Sales Tax: State of Florida (6%) $11.1M $27.8M $57.9M $154.3M 

Local Option Sales Tax: Miami-Dade 
County (1%) $1.9M $4.6M $9.7M $25.7M 

Total: All Jurisdictions $16.7M $41.7M $86.9M $231.4M 
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4. Qualitative Economic Development Analysis 

4.1 Miami Beach Class A Office: A Strategic Imperative 
Miami Beach occupies a paradoxical position in the South Florida office market: it is among the most 
recognized business addresses in the world, yet its Class A office inventory remains limited relative to the 
demand generated by the wave of corporate relocations and headquarters establishments that have 
transformed the region since 2020. The 2021-2023 migration of major financial institutions, hedge 
funds, and technology firms to South Florida, including Citadel, Point72, Blackstone, and Microsoft, 
generated demand for Miami Beach addresses specifically, not merely Miami-Dade County addresses. 

The 1691 Michigan Avenue expansion directly addresses this supply constraint. New Class A office 
space at this address adds meaningful inventory in a submarket where new construction opportunities 
are structurally limited by the built environment. Each square foot delivered at this location represents 
capacity to accommodate precisely the type of high-value tenant that Miami Beach's economic 
development strategy has sought to attract. 

4.2 The Lincoln Road Corridor 
1691 Michigan Avenue is positioned one block north of Lincoln Road, Miami Beach's primary 
commercial corridor and one of the most heavily trafficked pedestrian destinations in South Florida. The 
building's tenant roster, particularly the combination of Coldwell Banker Jills Zeder, Monarch Athletic 
Club, h.Wood Speakeasy, and the Agatston Center, meaningfully expands a limited supply of Class A 
addresses that generate consistent daily activity in the immediate catchment area of Lincoln Road retail 
and restaurant operators. 

The rooftop restaurant component of the Phase 2 expansion extends this activation upward. A premium 
rooftop dining destination above the Michigan Avenue address adds a new typology to the corridor: a 
destination that draws visitors who then circulate into the Lincoln Road ecosystem. The h.Wood Group's 
track record in creating high-profile food and beverage venues suggests the rooftop concept has the 
potential to become a significant destination in its own right. Section 4.3 quantifies this relationship 
directly, using foot traffic data to document where the building's visitors go after leaving the building 
and what that means for the corridor's retail and restaurant operators. 

4.3 Spillover Economic Activity on Lincoln Road and Alton Road 
The economic benefit of a fully leased Class A office building extends well beyond 1691 Michigan 
Avenue’s front door. Foot traffic data from Placer.ai for the twelve months ending February 2026 
documents the measurable commercial spillover that the building’s tenant community already generates 
for adjacent retail, restaurant, and service businesses along the Lincoln Road and Alton Road corridors 
and establishes the pattern that Phase 2 expansion would amplify. 

A Weekday-Dominant Employment Center 
The building’s visit pattern is weekday-oriented, with Monday through Friday generating approximately 
50% more visits than Saturday and Sunday. This profile is consistent with an active employment center 
whose tenants and their clients generate consistent, high-frequency weekday commercial activation in 
the surrounding neighborhood. More than half of all tracked visits exceed 30 minutes in duration, and 
more than a quarter exceed 150 minutes, confirming that the building’s population consists substantially 
of tenants, employees, and regular clients rather than pass-through traffic. 
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Where the Building’s Visitors Go: Same-Trip Behavior 
Placer.ai’s prior/post analysis tracks where 1691 Michigan Avenue visitors travel on the same trip, 
immediately before arriving and immediately after departing. The post-visit data directly documents 
where the building’s population disperses into the Lincoln Road and Alton Road commercial ecosystem 
after leaving the building. The Apple Store at 1021 Lincoln Road is the single most prominent post-visit 
destination, capturing 13.1% of all building visitors on their way out. Among Lincoln Road dining 
establishments, Playa Miami, Cantinetta, La Cerveceria de Barrio, and Taverna all appear as documented 
post-visit destinations. Lincoln Road apparel retailers including Victoria’s Secret, Forever 21, H&M, and 
AllSaints similarly captured post-visit traffic. 

The Building’s Visitors as a Defined Consumer Segment 
The Favorite Places data provides a complementary view: it identifies the habitual commercial 
destinations of the building’s visitor population across their full behavioral pattern, not just on building 
visit days. Nearly three-quarters of 1691 Michigan Avenue’s visitors: 73.8%, are also regular frequenters 
of Lincoln Road Mall, making it the dominant destination in the building’s visitor trade area. The Apple 
Store draws 16.7% of the population as a habitual destination, Macy’s (15.9%), Victoria’s Secret (15.1%), 
and also the Whole Foods on Alton Road (14.9%). This profile confirms that the building’s population is 
not merely passing through Lincoln Road; it is a defined consumer segment with established spending 
relationships across the corridor’s retail, dining, and service offerings, bringing purchasing power that 
reflects the high-income professional character of the tenant mix. 

Phase 2 Implications 
Phase 2 stabilization would add approximately 259 or more net new direct employees to the building’s 
daytime population, each participating in the same corridor-level spending behavior already 
documented in the current tenant community. The proposed rooftop restaurant extends the building’s 
activation beyond standard office hours, adding an independent evening destination that draws its own 
new visitors into the immediate Lincoln Road catchment area. 

4.4 The South Florida Corporate Headquarters Trend 
The relocation of Divisadero Street Capital from Coconut Grove to 1691 Michigan Avenue is emblematic 
of a broader pattern. Financial services firms, family offices, and investment managers have 
demonstrated a consistent preference for Miami Beach addresses when making South Florida location 
decisions. The building's positioning: Class A finishes, structured parking, proximity to Lincoln Road, 
and a tenant community that includes medical, wellness, and luxury amenities, creates a value 
proposition that is difficult to replicate at alternative locations. 

The Phase 2 expansion adds new office square feet capable of accommodating additional firms in this 
category. Given the building's demonstrated ability to attract Divisadero and the Coldwell Banker 
operation, the expanded inventory is positioned to continue the pattern of high-value tenancy that 
maximizes both ground lease percentage rent and ad valorem assessed value for the City. 

4.5 Innovation, Entrepreneurship, and Mixed-Use Activation 
The combination of uses assembled at 1691 Michigan Avenue: finance, real estate, longevity medicine, 
fitness, and food and beverage, creates a mixed-use environment that supports entrepreneurship and 
cross-sector interaction in ways that single-use office buildings cannot. The building’s daily visitors 
represent not just employees but a community of professionals, clients, patients, and members who 
interact within the building and generate activity that extends into the surrounding neighborhood. 
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The proposed rooftop restaurant adds a public-facing activation layer to what is otherwise a 
predominantly private-tenant building. By providing both tenant-exclusive and public access, the 
restaurant creates a civic amenity: a rooftop destination with views of Miami Beach, while generating 
resort tax revenue that directly benefits the City's general operating capacity. 

5. Assumptions, Methodology, and Limitations 

KEY ASSUMPTIONS AND METHODOLOGY 

  

Parameter Value / Approach 

 

Building Configuration 

Existing leasable SF 161,824 SF 

New Class A office (Phase 2) 36,000 SF 

New rooftop restaurant (Phase 2) 6,000 SF 

Total leasable SF (at completion) 203,824 SF 

Parking spaces (post-amendment) 525 operating / 475 lease floor 

 

Assessment Methodology 

Land value growth rate 0.5% per year 

Building value growth rate 4.5% per year 

New construction taxable value (2028) $333/SF x 1.15 premium = $383/SF 

Millage rate adjustment -0.1 mill per year 

 

Revenue Assumptions 

Revenue growth (years 1-30) 3.0% per year 

Revenue growth (years 31+) 2.0% per year 

Ground lease percentage rent 2.5% of gross revenues 

Base rent escalation 12% every 5 years 

Restaurant sales per SF $800/SF ($4.8M annual) 

Resort tax rate 2.0% 

State sales tax rate 6.0% 

Local option sales tax 1.0% 

 

Economic Impact Methodology 

Model Lightcast/IMPLAN Input-Output 

Geography Miami-Dade County 

Phase 1 construction investment $50.0M (actual) 

Phase 2 construction estimate $50M (client estimate) 

Phase 1 employment inputs NAICS-specific by tenant 

Discount rate (NPV) 3.5% 
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Input-Output Methodology: How Economic Impacts Are Measured 
The economic impact analysis uses Lightcast/IMPLAN input-output modeling for Miami-Dade County. 
Input-output analysis is the standard framework used by economists, government agencies, and 
planning organizations to measure how economic activity in one part of an economy generates 
cascading activity throughout the broader regional economy. The model works by tracing how every 
dollar spent at a business flows outward through the economy in successive rounds of spending, each 
round somewhat smaller than the last as a share of dollars leaves the region through imports, savings, 
and taxes. 

The analysis produces three distinct and precisely defined categories of impact, each capturing a 
different layer of economic activity: 

Direct Impacts 
Direct impacts are the first-order economic activity created by the project itself, counting only the jobs, 
wages, and economic output generated by the businesses and workers that are the subject of the 
analysis. For 1691 Michigan Avenue, direct construction impacts are the employment and payroll 
associated with the contractors, subcontractors, and construction workers physically building the 
improvements on-site. Direct operational impacts are the jobs and revenues of the businesses operating 
in the building: the investment professionals and support staff at Divisadero Street Capital, the agents 
and administrative staff at Coldwell Banker Jills Zeder Group, the physicians and clinical personnel at the 
Agatston Center and Prime Longevity, the trainers and operations staff at Monarch Athletic Club, and the 
kitchen, bar, and service staff at h.Wood Speakeasy. These are the people directly employed because of 
this building and these tenants. Direct impacts are the most observable and attributable layer of 
economic activity, and they form the foundation upon which all multiplier effects are calculated. 

Indirect Impacts 
Indirect impacts represent the economic activity generated in the supply chain that supports the directly 
impacted businesses, measured through inter-industry transactions within the regional economy. When 
Monarch Athletic Club purchases equipment, cleaning and maintenance services, food and beverage 
supplies, and insurance, those purchases support jobs and revenues at the vendors and service 
providers supplying those goods. When the Phase 2 construction contractor purchases concrete, 
structural steel, mechanical systems, and electrical materials, those procurement dollars flow back 
through manufacturing, wholesale distribution, and specialty trade firms operating in Miami-Dade 
County. Indirect impacts are the jobs and output at businesses that never interact directly with 1691 
Michigan Avenue but whose revenues depend in part on the spending of firms that do. IMPLAN 
calculates these effects by modeling the full set of inter-industry spending relationships in the Miami-
Dade economy. For a professional office and specialty hospitality building of this type, indirect 
multipliers are moderate: the tenants are primarily service-oriented businesses rather than manufacturers 
or logistics operations with large regional supply chains, meaning most indirect activity flows through 
business services, facilities management, and food distribution sectors. 

Induced Impacts 
Induced impacts capture the household spending effect generated when workers spend their earnings 
in the local economy. Every employee who works at 1691 Michigan Avenue or in its supply chain earns 
wages and spends a portion of those wages within Miami-Dade County: on housing, groceries, 
restaurants, healthcare, entertainment, personal services, and other consumer goods and services. That 
household spending supports additional jobs and revenues throughout the retail, hospitality, 
healthcare, and personal service sectors of the local economy. A hedge fund analyst who earns a salary 
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at Divisadero Street Capital and spends that salary on a Miami Beach apartment, local restaurants, and 
personal services is generating induced economic activity throughout the regional economy. Induced 
impacts are the most diffuse layer: they flow through virtually every consumer-facing sector in Miami-
Dade County. The IMPLAN model uses household spending pattern data calibrated to Miami-Dade 
County income levels and industry wage rates to estimate the magnitude of these second-round 
household spending effects. 

 

The sum of direct, indirect, and induced impacts represents the total economic footprint of the project 
within the Miami-Dade County economy. For 1691 Michigan Avenue at full buildout, the model 
estimates 1,114 total jobs and $143.4 million in annual economic output. The IMPLAN regional 
multipliers used in this analysis are calibrated to Miami-Dade County's specific industry mix, labor market 
structure, and household spending patterns, producing estimates that reflect the actual economic 
relationships of this market rather than national averages. 

 

Fiscal projections are estimates based on current tax rates, millage rates, and fee schedules, which are 
subject to change by applicable governing bodies. This analysis is intended to support the applicant's 
ground lease amendment application and is not intended as an appraisal, market study, or investment 
advisory opinion. This analysis does not constitute legal advice, land use consulting, or representation 
before the City of Miami Beach or any other governmental body. 

Revenue growth rates applied beyond 30 years (2.0% per year) are intentionally conservative to reflect 
the inherent uncertainty of long-range projections. Actual performance will depend on market 
conditions, tenant activity, and macroeconomic factors that cannot be predicted with precision over a 
96-year analytical horizon. 
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About BusinessFlare® 
BusinessFlare® is a Miami, Florida-based economic development enterprise specializing in economic 
and fiscal impact analysis, redevelopment strategy and implementation, market research and actionable 
insights, and public-private partnerships. Founded by Kevin S. Crowder, Army veteran and former 
Economic Development Director for the City of Miami Beach, BusinessFlare® implements a proprietary 
approach to economic development rooted in one of the most significant local economic development 
successes of the last thirty years: South Beach. 

Since its founding, BusinessFlare® has assisted more than 70 communities in improving their economic 
condition, ranging in size from 1,500 to over 600,000 residents, and has performed economic and fiscal 
analysis on projects representing over $10 billion in private sector investment. The firm maintains active 
engagements across Martin, Palm Beach, Broward, and Miami-Dade counties. 

BusinessFlare® created Street Economics® in 2024, the first AI suite built specifically for economic 
development, enabling rapid production of economic intelligence products that would traditionally 
require significantly longer timelines. In 2025, BusinessFlare® launched The Music Cities™, the most 
subscribed economic development channel on YouTube. 
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Exhibits 
 

Assumptions and Multipliers 

Existing Building Ad Valorem Projections 

Existing Building Lease Revenue Projections 

Expanded Building Ad Valorem Projections 

Expanded Building Lease Revenue Projections 

Projections of Sales Tax Receipts 

One Time and Recurring Economic Impact Tables 



Economic and Fiscal Impact Analysis Assumptions and Multipliers  1691 Michigan Avenue

02-3234-004-0690 02-3234-004-0695
1691 Michigan Avenue Lot Size Sq Ft 76,500                  1691 Michigan Avenue Adjusted Sq Ft 363,061            

2025 2024 2023 2025 2024 2023
Market Value $11,940,000 $11,940,000 $11,940,000 Market Value $47,200,000 $53,125,000 $67,500,000 
Assessed Value $11,940,000 $11,940,000 $11,940,000 Assessed Value $47,200,000 $53,125,000 $59,906,000 
Taxable Value $11,940,000 $11,940,000 $11,940,000 Taxable Value $47,200,000 $53,125,000 $59,906,000 

Countywide 4.5740 Growth Rate Bldg TV 4.5%
Library 0.2812 Growth Rate Land TV 0.5%
Schools State Law 0.3251 Millage Adjustment -0.1%
Schools Local Board 2.2480 Discount Rate 3.5%
Schools Operating 1.0000 New Space Premium 15.0%
Miami Beach City 5.8702 Growth Rate Revenue (1st 30) 3.0%
Water Management 0.2301 Growth Rate Revenue (30+) 2.0%
Independent Districts 0.4926 5 Year Base Escalator 12.0%
Voter Debt 0.8290 Percentage Rent 2.5%

15.8502 Office Employment/1000 sf 3.3                      
Retail Employment/1000 sf 2.3                      
Restaurant Employment/1000 9.5                      
New Construction Cost/SF 500.00$           

Office (sq ft) 118,658                 Placer Employee Estimate (Daily) 188                     
Retail (sq ft) 43,166                  Placer Employee Estimate (Annual) 49,100               
Leaseable (sq ft) 161,824                 Placer Visitor Estimate (Daily) 181                      
Parking (spaces) 700                        Placer Visitor Estimate (Annual) 47,000              
Non Leasable (sq ft) 201,237                Restaurant Sales/SF 800.00$           
Building Size (sq ft) 363,061                Annual Restaurant Sales 4,800,000       
Square Feet/Space (avg) 287 Resort Tax Rate 2.0%
2025 Taxable/Leasable SF 292$                      State Sales Tax 6.0%
2025 Taxable Value 47,200,000$      Local Option Sales Tax 1.0%
2025 Taxable/Gross SF 130$                      
Capital Improvements 18,400,000$       

Class A Office 36,000                  Parking 1,802,500$      257,500$         
Rooftop Restaurant 6,000                    Spaces Commercial Rent 12,500,000$   9,888,000$     
New Leaseable 42,000                  Retail Employment 97.1 0
Total Leaseable 203,824               Office Employment 395.1 119.88
Parking Removed -187 Restaurant Employment 23                       57
Parking SF Removed (53,759.0)             
Final Parking Count 525                        
Non-Leasable Space 150,928                
Building Size 354,752               Construction 18,400,000$   50,000,000     
Baseliine Building Value (2025) 59,450,346         

Operational Economic Inputs (stabilized year 2028)

OneTime Economic Inputs

Proposed Building

Existing Building

Millage Rates

Land Building

Assumptions
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Land Building City County Schools Special Total
2023 $11,940,000 $59,906,000 $421,750 $348,827 $256,713 $111,483 $1,138,773
2024 $11,940,000 $53,125,000 $381,945 $315,904 $232,484 $100,961 $1,031,293
2025 $11,940,000 $47,200,000 $347,164 $287,137 $211,313 $91,768 $937,381
2026 $11,999,700 $49,324,000 $359,622 $297,441 $218,897 $95,061 $971,021
2027 $12,059,699 $51,543,580 $372,991 $308,498 $227,034 $98,595 $1,007,117
2028 $12,119,997 $53,863,041 $386,946 $320,040 $235,528 $102,283 $1,044,799
2029 $12,180,597 $56,286,878 $401,516 $332,091 $244,396 $106,135 $1,084,138
2030 $12,241,500 $58,819,787 $416,727 $344,672 $253,655 $110,156 $1,125,209
2031 $12,302,707 $61,466,678 $432,608 $357,807 $263,322 $114,353 $1,168,090
2032 $12,364,221 $64,232,678 $449,189 $371,521 $273,415 $118,737 $1,212,862
2033 $12,426,042 $67,123,149 $466,503 $385,841 $283,953 $123,313 $1,259,610
2034 $12,488,172 $70,143,691 $484,580 $400,793 $294,957 $128,092 $1,308,422
2035 $12,550,613 $73,300,157 $503,457 $416,406 $306,447 $133,081 $1,359,391
2036 $12,613,366 $76,598,664 $523,169 $432,709 $318,445 $138,292 $1,412,614
2037 $12,676,433 $80,045,604 $543,753 $449,734 $330,974 $143,733 $1,468,193
2038 $12,739,815 $83,647,656 $565,248 $467,512 $344,058 $149,415 $1,526,233
2039 $12,803,514 $87,411,800 $587,696 $486,079 $357,721 $155,349 $1,586,844
2040 $12,867,532 $91,345,331 $611,139 $505,468 $371,991 $161,545 $1,650,143
2041 $12,931,870 $95,455,871 $635,621 $525,718 $386,893 $168,017 $1,716,249
2042 $12,996,529 $99,751,385 $661,191 $546,866 $402,457 $174,776 $1,785,290
2043 $13,061,512 $104,240,198 $687,896 $568,954 $418,712 $181,835 $1,857,396
2044 $13,126,819 $108,931,007 $715,787 $592,023 $435,689 $189,208 $1,932,706
2045 $13,192,453 $113,832,902 $744,919 $616,117 $453,420 $196,908 $2,011,364
2046 $13,258,415 $118,955,383 $775,345 $641,283 $471,941 $204,951 $2,093,520
2047 $13,324,708 $124,308,375 $807,126 $667,568 $491,285 $213,352 $2,179,330
2048 $13,391,331 $129,902,252 $840,321 $695,023 $511,490 $222,126 $2,268,961
2049 $13,458,288 $135,747,853 $874,994 $723,701 $532,595 $231,292 $2,362,582
2050 $13,525,579 $141,856,506 $911,212 $753,657 $554,641 $240,865 $2,460,374
2051 $13,593,207 $148,240,049 $949,044 $784,947 $577,668 $250,866 $2,562,524
2052 $13,661,173 $154,910,851 $988,562 $817,632 $601,722 $261,312 $2,669,228
2053 $13,729,479 $161,881,840 $1,029,843 $851,775 $626,849 $272,224 $2,780,691
2054 $13,798,126 $169,166,522 $1,072,965 $887,442 $653,097 $283,622 $2,897,126
2055 $13,867,117 $176,779,016 $1,118,012 $924,699 $680,516 $295,530 $3,018,758
2056 $13,936,453 $184,734,072 $1,165,069 $963,621 $709,160 $307,969 $3,145,819
2057 $14,006,135 $193,047,105 $1,214,228 $1,004,280 $739,082 $320,963 $3,278,553
2058 $14,076,166 $201,734,225 $1,265,583 $1,046,755 $770,341 $334,538 $3,417,217
2059 $14,146,546 $210,812,265 $1,319,233 $1,091,128 $802,997 $348,720 $3,562,077
2060 $14,217,279 $220,298,817 $1,375,280 $1,137,484 $837,112 $363,535 $3,713,410
2061 $14,288,365 $230,212,263 $1,433,832 $1,185,912 $872,752 $379,012 $3,871,508
2062 $14,359,807 $240,571,815 $1,495,003 $1,236,506 $909,985 $395,182 $4,036,676
2063 $14,431,606 $251,397,547 $1,558,910 $1,289,363 $948,884 $412,075 $4,209,232
2064 $14,503,764 $262,710,437 $1,625,675 $1,344,584 $989,524 $429,723 $4,389,507
2065 $14,576,283 $274,532,406 $1,695,429 $1,402,277 $1,031,981 $448,161 $4,577,848
2066 $14,649,165 $286,886,364 $1,768,304 $1,462,551 $1,076,339 $467,425 $4,774,619
2067 $14,722,410 $299,796,251 $1,844,441 $1,525,524 $1,122,683 $487,551 $4,980,199
2068 $14,796,022 $313,287,082 $1,923,988 $1,591,316 $1,171,101 $508,577 $5,194,983
2069 $14,870,003 $327,385,001 $2,007,096 $1,660,055 $1,221,688 $530,546 $5,419,385
2070 $14,944,353 $342,117,326 $2,093,927 $1,731,872 $1,274,541 $553,499 $5,653,840
2071 $15,019,074 $357,512,606 $2,184,649 $1,806,907 $1,329,762 $577,479 $5,898,797
2072 $15,094,170 $373,600,673 $2,279,435 $1,885,304 $1,387,457 $602,535 $6,154,730
2073 $15,169,641 $390,412,703 $2,378,469 $1,967,214 $1,447,737 $628,713 $6,422,133
2074 $15,245,489 $407,981,275 $2,481,941 $2,052,796 $1,510,719 $656,064 $6,701,521
2075 $15,321,716 $426,340,432 $2,590,052 $2,142,214 $1,576,525 $684,642 $6,993,433
2076 $15,398,325 $445,525,752 $2,703,011 $2,235,641 $1,645,281 $714,501 $7,298,433
2077 $15,475,316 $465,574,410 $2,821,034 $2,333,257 $1,717,120 $745,698 $7,617,110
2078 $15,552,693 $486,525,259 $2,944,351 $2,435,251 $1,792,181 $778,295 $7,950,078
2079 $15,630,456 $508,418,895 $3,073,198 $2,541,820 $1,870,608 $812,354 $8,297,981
2080 $15,708,609 $531,297,746 $3,207,826 $2,653,169 $1,952,554 $847,941 $8,661,490

Ad Valorem Receipts 
Existing Improvements

Value
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2081 $15,787,152 $555,206,144 $3,348,493 $2,769,514 $2,038,176 $885,124 $9,041,308
2082 $15,866,088 $580,190,421 $3,495,472 $2,891,080 $2,127,640 $923,976 $9,438,167
2083 $15,945,418 $606,298,990 $3,649,046 $3,018,100 $2,221,118 $964,571 $9,852,836
2084 $16,025,145 $633,582,444 $3,809,513 $3,150,821 $2,318,792 $1,006,988 $10,286,114
2085 $16,105,271 $662,093,654 $3,977,182 $3,289,499 $2,420,849 $1,051,309 $10,738,839
2086 $16,185,797 $691,887,869 $4,152,377 $3,434,401 $2,527,488 $1,097,619 $11,211,886
2087 $16,266,726 $723,022,823 $4,335,438 $3,585,809 $2,638,914 $1,146,008 $11,706,169
2088 $16,348,060 $755,558,850 $4,526,717 $3,744,015 $2,755,342 $1,196,570 $12,222,644
2089 $16,429,800 $789,558,998 $4,726,584 $3,909,324 $2,876,999 $1,249,402 $12,762,309
2090 $16,511,949 $825,089,153 $4,935,426 $4,082,056 $3,004,118 $1,304,607 $13,326,206
2091 $16,594,509 $862,218,165 $5,153,647 $4,262,544 $3,136,945 $1,362,290 $13,915,427
2092 $16,677,481 $901,017,982 $5,381,669 $4,451,139 $3,275,739 $1,422,564 $14,531,111
2093 $16,760,869 $941,563,791 $5,619,932 $4,648,205 $3,420,766 $1,485,545 $15,174,448
2094 $16,844,673 $983,934,162 $5,868,897 $4,854,122 $3,572,307 $1,551,356 $15,846,682
2095 $16,928,896 $1,028,211,199 $6,129,046 $5,069,290 $3,730,656 $1,620,122 $16,549,114
2096 $17,013,541 $1,074,480,703 $6,400,882 $5,294,123 $3,896,118 $1,691,978 $17,283,102
2097 $17,098,609 $1,122,832,335 $6,684,931 $5,529,058 $4,069,014 $1,767,062 $18,050,065
2098 $17,184,102 $1,173,359,790 $6,981,742 $5,774,548 $4,249,678 $1,845,520 $18,851,488
2099 $17,270,022 $1,226,160,981 $7,291,889 $6,031,069 $4,438,460 $1,927,502 $19,688,921
2100 $17,356,372 $1,281,338,225 $7,615,973 $6,299,117 $4,635,725 $2,013,169 $20,563,985
2101 $17,443,154 $1,338,998,445 $7,954,621 $6,579,209 $4,841,855 $2,102,686 $21,478,371
2102 $17,530,370 $1,399,253,375 $8,308,487 $6,871,890 $5,057,248 $2,196,225 $22,433,849
2103 $17,618,022 $1,462,219,777 $8,678,257 $7,177,724 $5,282,321 $2,293,968 $23,432,269
2104 $17,706,112 $1,528,019,667 $9,064,646 $7,497,303 $5,517,510 $2,396,104 $24,475,563
2105 $17,794,643 $1,596,780,552 $9,468,401 $7,831,246 $5,763,270 $2,502,831 $25,565,748
2106 $17,883,616 $1,668,635,677 $9,890,305 $8,180,200 $6,020,076 $2,614,355 $26,704,936
2107 $17,973,034 $1,743,724,282 $10,331,174 $8,544,839 $6,288,426 $2,730,892 $27,895,332
2108 $18,062,899 $1,822,191,875 $10,791,861 $8,925,870 $6,568,839 $2,852,668 $29,139,238
2109 $18,153,213 $1,904,190,509 $11,273,258 $9,324,030 $6,861,858 $2,979,918 $30,439,063
2110 $18,243,980 $1,989,879,082 $11,776,296 $9,740,089 $7,168,049 $3,112,889 $31,797,323
2111 $18,335,199 $2,079,423,641 $12,301,950 $10,174,854 $7,488,007 $3,251,837 $33,216,647
2112 $18,426,875 $2,172,997,704 $12,851,236 $10,629,165 $7,822,349 $3,397,033 $34,699,783
2113 $18,519,010 $2,270,782,601 $13,425,220 $11,103,902 $8,171,724 $3,548,757 $36,249,603
2114 $18,611,605 $2,372,967,818 $14,025,010 $11,599,985 $8,536,807 $3,707,303 $37,869,105
2115 $18,704,663 $2,479,751,370 $14,651,770 $12,118,373 $8,918,306 $3,872,977 $39,561,427
2116 $18,798,186 $2,591,340,182 $15,306,712 $12,660,071 $9,316,959 $4,046,102 $41,329,844
2117 $18,892,177 $2,707,950,490 $15,991,105 $13,226,127 $9,733,538 $4,227,011 $43,177,781
2118 $18,986,638 $2,829,808,262 $16,706,273 $13,817,638 $10,168,850 $4,416,055 $45,108,815
2119 $19,081,571 $2,957,149,634 $17,453,601 $14,435,748 $10,623,737 $4,613,600 $47,126,686
2120 $19,176,979 $3,090,221,367 $18,234,537 $15,081,654 $11,099,081 $4,820,029 $49,235,301
2121 $19,272,864 $3,229,281,329 $19,050,593 $15,756,608 $11,595,802 $5,035,741 $51,438,743
2122 $19,369,228 $3,374,598,988 $19,903,349 $16,461,916 $12,114,861 $5,261,154 $53,741,280

Gross Fiscal Impact
Base Term $16,697,161 $13,810,101 $10,163,304 $4,413,646 $45,084,212

Through 1st Option $48,168,063 $39,839,457 $29,319,155 $12,732,511 $130,059,186
Through 2nd Option $121,859,511 $100,789,121 $74,174,000 $32,211,748 $329,034,379

Through 30-year Extension $461,891,467 $382,027,094 $281,146,196 $122,094,135 $1,247,158,892

Net From Extension $340,031,956 $281,237,974 $206,972,196 $89,882,387 $918,124,513

NPV Fiscal Impact
Base Term $9,859,954 $8,155,097 $6,001,602 $2,606,332 $26,622,985

Through 1st Option $18,283,033 $15,121,765 $11,128,600 $4,832,848 $49,366,245
Through 2nd Option $28,182,547 $23,309,581 $17,154,281 $7,449,637 $76,096,047

Through 30-year Extension $46,794,602 $38,703,477 $28,483,151 $12,369,457 $126,350,687

Net From Extension $18,612,055 $15,393,896 $11,328,870 $4,919,820 $50,254,641
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2027
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2032
2033
2034
2035
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2048
2049
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2057
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2080

Rental Revenue Parking Rev. Total Rev. Base Rent % Rent Total City

10,492,000$      1,750,000$       12,242,000$       300,000$           306,050$           606,050$           
12,500,000$      1,802,500$       14,302,500$       336,000$           357,563$           693,563$           
12,875,000$      1,856,575$       14,731,575$        336,000$           368,289$           704,289$           
13,261,250$       1,912,272$       15,173,522$        336,000$           379,338$           715,338$           
13,659,088$      1,969,640$       15,628,728$       336,000$           390,718$            726,719$           
14,068,860$      2,028,730$      16,097,590$       336,000$           402,440$           738,440$           
14,490,926$      2,089,592$      16,580,517$        376,321$            414,513$             790,833$           
14,925,654$      2,152,279$       17,077,933$       376,321$            426,948$           803,269$           
15,373,423$      2,216,848$       17,590,271$        376,321$            439,757$           816,078$           
15,834,626$      2,283,353$      18,117,979$        376,321$            452,949$           829,270$           
16,309,665$      2,351,854$       18,661,518$        376,321$            466,538$           842,859$           
16,798,955$      2,422,409$      19,221,364$        421,480$            480,534$           902,014$           
17,302,923$      2,495,082$      19,798,005$       421,480$            494,950$           916,430$           
17,822,011$        2,569,934$      20,391,945$       421,480$            509,799$           931,278$           
18,356,671$       2,647,032$      21,003,703$       421,480$            525,093$           946,572$           
18,907,372$      2,726,443$      21,633,815$        421,480$            540,845$           962,325$           
19,474,593$      2,808,236$      22,282,829$      472,058$           557,071$            1,029,128$        
20,058,830$      2,892,483$      22,951,314$        472,058$           573,783$           1,045,841$        
20,660,595$      2,979,258$      23,639,853$      472,058$           590,996$           1,063,054$       
21,280,413$       3,068,636$      24,349,049$      472,058$           608,726$           1,080,784$       
21,918,826$       3,160,695$       25,079,520$      472,058$           626,988$           1,099,046$       

22,576,390$      3,255,516$       25,831,906$       528,705$           645,798$           1,174,503$        
23,253,682$      3,353,181$       26,606,863$      528,705$           665,172$            1,193,877$        
23,951,293$      3,453,776$      27,405,069$      528,705$           685,127$            1,213,832$        
24,669,831$      3,557,390$      28,227,221$       528,705$           705,681$            1,234,386$       
25,409,926$      3,664,111$        29,074,038$      528,706$           726,851$            1,255,556$       
25,918,125$       3,737,394$      29,655,518$       592,150$            741,388$            1,333,538$       

26,436,487$      3,812,141$        30,248,629$      592,150$            756,216$            1,348,366$       
26,965,217$      3,888,384$      30,853,601$       592,150$            771,340$            1,363,490$       
27,504,521$      3,966,152$       31,470,673$       592,151$             786,767$           1,378,917$        
28,054,612$      4,045,475$      32,100,087$       592,151$             802,502$           1,394,653$       
28,615,704$      4,126,385$       32,742,089$      663,209$           818,552$            1,481,761$         
29,188,018$       4,208,912$       33,396,930$      663,209$           834,923$           1,498,132$        
29,771,779$      4,293,090$      34,064,869$      663,209$           851,622$            1,514,831$         
30,367,214$      4,378,952$      34,746,166$       663,209$           868,654$           1,531,863$        
30,974,558$      4,466,531$       35,441,090$       663,209$           886,027$           1,549,237$       
31,594,050$      4,555,862$      36,149,912$        742,794$           903,748$           1,646,542$       
32,225,931$      4,646,979$      36,872,910$       742,794$           921,823$            1,664,617$        
32,870,449$      4,739,919$       37,610,368$       742,795$           940,259$           1,683,054$       
33,527,858$      4,834,717$       38,362,575$      742,795$           959,064$           1,701,859$        
34,198,415$       4,931,411$        39,129,827$       742,795$           978,246$           1,721,041$         

34,882,384$      5,030,040$      39,912,423$       831,930$            997,811$             1,829,741$        
35,580,031$      5,130,641$       40,710,672$       831,930$            1,017,767$         1,849,697$       
36,291,632$      5,233,253$      41,524,885$       831,930$            1,038,122$         1,870,053$       
37,017,465$      5,337,918$       42,355,383$      831,931$             1,058,885$        1,890,815$        
37,757,814$      5,444,677$      43,202,491$       831,931$             1,080,062$        1,911,993$         
38,512,970$      5,553,570$      44,066,540$      931,762$            1,101,664$          2,033,426$       
39,283,230$      5,664,642$      44,947,871$       931,763$            1,123,697$         2,055,459$       
40,068,894$      5,777,935$      45,846,829$      931,763$            1,146,171$          2,077,933$       
40,870,272$      5,893,493$      46,763,765$      931,763$            1,169,094$         2,100,857$       
41,687,677$      6,011,363$       47,699,041$       931,763$            1,192,476$         2,124,239$       
42,521,431$       6,131,590$       48,653,021$       1,043,574$        1,216,326$         2,259,900$       
43,371,860$      6,254,222$      49,626,082$      1,043,575$        1,240,652$        2,284,227$       
44,239,297$      6,379,307$      50,618,603$       1,043,575$        1,265,465$        2,309,040$       

Lease Revenue
Existing Lease Terms with Phase 1
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45,124,083$      6,506,893$      51,630,975$       1,043,575$        1,290,774$        2,334,349$       
46,026,564$      6,637,031$       52,663,595$      1,043,575$        1,316,590$         2,360,165$       
46,947,096$      6,769,771$       53,716,867$       1,168,804$         1,342,922$        2,511,726$        
47,886,038$      6,905,167$       54,791,204$       1,168,804$         1,369,780$        2,538,584$       
48,843,758$      7,043,270$      55,887,028$      1,168,804$         1,397,176$         2,565,980$       
49,820,634$      7,184,135$       57,004,769$      1,168,804$         1,425,119$          2,593,923$       
50,817,046$      7,327,818$       58,144,864$       1,168,804$         1,453,622$        2,622,426$       
51,833,387$      7,474,374$      59,307,762$      1,309,061$         1,482,694$        2,791,755$       
52,870,055$      7,623,862$      60,493,917$       1,309,061$         1,512,348$         2,821,409$       
53,927,456$      7,776,339$      61,703,795$       1,309,061$         1,542,595$        2,851,656$       
55,006,005$      7,931,866$       62,937,871$       1,309,061$         1,573,447$        2,882,508$       
56,106,125$       8,090,503$      64,196,628$       1,309,061$         1,604,916$         2,913,977$       

57,228,248$      8,252,313$       65,480,561$       1,466,149$         1,637,014$         3,103,163$        
58,372,813$      8,417,360$       66,790,172$       1,466,149$         1,669,754$        3,135,903$       
59,540,269$      8,585,707$      68,125,976$       1,466,149$         1,703,149$         3,169,298$       
60,731,074$      8,757,421$       69,488,495$      1,466,149$         1,737,212$         3,203,361$       
61,945,696$      8,932,569$      70,878,265$      1,466,149$         1,771,957$         3,238,106$       
63,184,610$       9,111,221$         72,295,830$      1,642,087$        1,807,396$        3,449,483$       

64,448,302$      9,293,445$      73,741,747$       1,642,087$        1,843,544$        3,485,631$       
65,737,268$      9,479,314$       75,216,582$       1,642,087$        1,880,415$         3,522,502$       
67,052,013$      9,668,900$      76,720,914$       1,642,088$        1,918,023$         3,560,110$        
68,393,054$      9,862,278$      78,255,332$      1,642,088$        1,956,383$        3,598,471$       
69,760,915$      10,059,524$    79,820,438$      1,839,138$         1,995,511$          3,834,649$       
71,156,133$        10,260,714$     81,416,847$        1,839,138$         2,035,421$        3,874,559$       

72,579,256$      10,465,929$    83,045,184$       1,839,138$         2,076,130$        3,915,268$       
74,030,841$      10,675,247$    84,706,088$      1,839,138$         2,117,652$         3,956,791$       
75,511,457$       10,888,752$    86,400,210$       1,839,139$         2,160,005$        3,999,144$       
77,021,687$      11,106,527$     88,128,214$        2,059,835$       2,203,205$       4,263,041$       
78,562,120$      11,328,658$     89,890,778$      2,059,835$       2,247,269$       4,307,105$       
80,133,363$      11,555,231$     91,688,594$       2,059,835$       2,292,215$        4,352,050$       
81,736,030$      11,786,336$     93,522,366$      2,059,836$       2,338,059$       4,397,895$       
83,370,751$      12,022,062$    95,392,813$       2,059,836$       2,384,820$       4,444,656$       
85,038,166$      12,262,503$    97,300,669$      2,307,016$        2,432,517$        4,739,533$       
86,738,929$      12,507,754$    99,246,683$      2,307,016$        2,481,167$         4,788,183$       
88,473,708$      12,757,909$    101,231,616$      2,307,016$        2,530,790$       4,837,807$       
90,243,182$      13,013,067$     103,256,248$    2,307,016$        2,581,406$        4,888,423$       
92,048,045$      13,273,328$    105,321,373$     2,307,016$        2,633,034$       4,940,051$       
93,889,006$      13,538,795$    107,427,801$     2,583,858$       2,685,695$       5,269,554$       
95,766,786$      13,809,571$     109,576,357$    2,583,859$       2,739,409$       5,323,268$       
97,682,122$      14,085,762$    111,767,884$      2,583,859$       2,794,197$        5,378,056$       
99,635,765$      14,367,477$    114,003,242$     2,583,859$       2,850,081$        5,433,940$       

101,628,480$    14,654,827$    116,283,307$     2,583,859$       2,907,083$       5,490,942$       

Gross Fiscal Impact
Base Term $10,972,820 $13,342,516 $24,315,336

Through 1st Option $25,123,243 $31,356,293 $56,479,536
Through 2nd Option $47,389,256 $58,123,819 $105,513,075

Through 30-year Extension $106,879,682 $124,534,334 $231,414,015

Net From Extension $59,490,426 $66,410,515 $125,900,941

NPV Fiscal Impact
Base Term $6,829,585 $8,174,110 $15,003,695

Through 1st Option $10,842,082 $13,290,835 $24,132,917
Through 2nd Option $14,015,161 $17,111,936 $31,127,097

Through 30-year Extension $17,574,738 $21,108,615 $38,683,352

Net From Extension $3,559,577 $3,996,678 $7,556,256



Economic and Fiscal Impact Analysis Estimate of City Lease Revenue 
Expanded Building

 1691 Michigan Avenue

2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047
2048
2049
2050
2051
2052
2053
2054
2055
2056
2057
2058
2059
2060
2061
2062
2063
2064
2065
2066
2067
2068
2069
2070
2071
2072
2073
2074
2075
2076
2077
2078
2079
2080
2081
2082
2083
2084
2085
2086

Land Exist Bldg New Bldg City County Schools Special Total
2023 $11,940,000 $59,906,000 $0 $421,750 $348,827 $256,713 $111,483 $1,138,773
2024 $11,940,000 $53,125,000 $0 $381,945 $315,904 $232,484 $100,961 $1,031,293
2025 $11,940,000 $47,200,000 $0 $347,164 $287,137 $211,313 $91,768 $937,381
2026 $11,999,700 $49,324,000 $0 $359,982 $297,739 $219,116 $95,156 $971,993
2027 $12,059,699 $51,543,580 $0 $373,364 $308,807 $227,261 $98,693 $1,008,125
2028 $12,119,997 $62,950,693 $16,076,632 $535,053 $442,538 $325,678 $141,433 $1,444,703
2029 $12,180,597 $65,783,474 $16,800,080 $556,285 $460,099 $338,602 $147,046 $1,502,031
2030 $12,241,500 $68,743,731 $17,556,084 $578,457 $478,438 $352,098 $152,907 $1,561,900
2031 $12,302,707 $71,837,198 $18,346,108 $601,613 $497,590 $366,193 $159,028 $1,624,424
2032 $12,364,221 $75,069,872 $19,171,683 $625,797 $517,592 $380,913 $165,420 $1,689,723
2033 $12,426,042 $78,448,017 $20,034,408 $651,055 $538,483 $396,287 $172,097 $1,757,921
2034 $12,488,172 $81,978,177 $20,935,957 $677,435 $560,301 $412,344 $179,070 $1,829,150
2035 $12,550,613 $85,667,195 $21,878,075 $704,987 $583,090 $429,115 $186,353 $1,903,544
2036 $12,613,366 $89,522,219 $22,862,588 $733,764 $606,891 $446,631 $193,960 $1,981,246
2037 $12,676,433 $93,550,719 $23,891,405 $763,822 $631,752 $464,927 $201,905 $2,062,405
2038 $12,739,815 $97,760,501 $24,966,518 $795,217 $657,719 $484,037 $210,204 $2,147,176
2039 $12,803,514 $102,159,724 $26,090,011 $828,011 $684,842 $503,997 $218,872 $2,235,722
2040 $12,867,532 $106,756,911 $27,264,062 $862,265 $713,173 $524,847 $227,927 $2,328,212
2041 $12,931,870 $111,560,972 $28,490,944 $898,045 $742,767 $546,626 $237,385 $2,424,824
2042 $12,996,529 $116,581,216 $29,773,037 $935,421 $773,680 $569,376 $247,265 $2,525,742
2043 $13,061,512 $121,827,371 $31,112,824 $974,463 $805,971 $593,141 $257,585 $2,631,160
2044 $13,126,819 $127,309,603 $32,512,901 $1,015,247 $839,704 $617,965 $268,365 $2,741,281
2045 $13,192,453 $133,038,535 $33,975,981 $1,057,851 $874,941 $643,898 $279,627 $2,856,317
2046 $13,258,415 $139,025,269 $35,504,900 $1,102,357 $911,751 $670,987 $291,392 $2,976,487
2047 $13,324,708 $145,281,406 $37,102,621 $1,148,849 $950,205 $699,287 $303,681 $3,102,023
2048 $13,391,331 $151,819,069 $38,772,239 $1,197,419 $990,377 $728,850 $316,520 $3,233,166
2049 $13,458,288 $158,650,927 $40,516,989 $1,248,158 $1,032,343 $759,735 $329,932 $3,370,168
2050 $13,525,579 $165,790,219 $42,340,254 $1,301,165 $1,076,184 $791,999 $343,944 $3,513,293
2051 $13,593,207 $173,250,779 $44,245,565 $1,356,542 $1,121,986 $825,706 $358,582 $3,662,816
2052 $13,661,173 $181,047,064 $46,236,616 $1,414,394 $1,169,835 $860,920 $373,874 $3,819,024
2053 $13,729,479 $189,194,182 $48,317,264 $1,474,834 $1,219,825 $897,709 $389,851 $3,982,219
2054 $13,798,126 $197,707,920 $50,491,540 $1,537,978 $1,272,051 $936,144 $406,542 $4,152,714
2055 $13,867,117 $206,604,776 $52,763,660 $1,603,947 $1,326,613 $976,298 $423,980 $4,330,838
2056 $13,936,453 $215,901,991 $55,138,024 $1,672,869 $1,383,618 $1,018,249 $442,198 $4,516,934
2057 $14,006,135 $225,617,581 $57,619,236 $1,744,876 $1,443,174 $1,062,079 $461,232 $4,711,360
2058 $14,076,166 $235,770,372 $60,212,101 $1,820,106 $1,505,397 $1,107,871 $481,118 $4,914,491
2059 $14,146,546 $246,380,039 $62,921,646 $1,898,706 $1,570,406 $1,155,713 $501,895 $5,126,719
2060 $14,217,279 $257,467,141 $65,753,120 $1,980,826 $1,638,327 $1,205,698 $523,602 $5,348,452
2061 $14,288,365 $269,053,162 $68,712,010 $2,066,625 $1,709,290 $1,257,922 $546,281 $5,580,119
2062 $14,359,807 $281,160,554 $71,804,051 $2,156,268 $1,783,433 $1,312,487 $569,977 $5,822,165
2063 $14,431,606 $293,812,779 $75,035,233 $2,249,928 $1,860,899 $1,369,496 $594,735 $6,075,059
2064 $14,503,764 $307,034,354 $78,411,818 $2,347,786 $1,941,837 $1,429,061 $620,602 $6,339,286
2065 $14,576,283 $320,850,900 $81,940,350 $2,450,031 $2,026,403 $1,491,296 $647,629 $6,615,359
2066 $14,649,165 $335,289,191 $85,627,666 $2,556,860 $2,114,760 $1,556,321 $675,868 $6,903,809
2067 $14,722,410 $350,377,204 $89,480,911 $2,668,479 $2,207,079 $1,624,262 $705,373 $7,205,192
2068 $14,796,022 $366,144,178 $93,507,552 $2,785,103 $2,303,539 $1,695,249 $736,201 $7,520,092
2069 $14,870,003 $382,620,666 $97,715,392 $2,906,959 $2,404,324 $1,769,421 $768,411 $7,849,115
2070 $14,944,353 $399,838,596 $102,112,584 $3,034,280 $2,509,631 $1,846,919 $802,067 $8,192,898
2071 $15,019,074 $417,831,333 $106,707,651 $3,167,314 $2,619,662 $1,927,895 $837,232 $8,552,103
2072 $15,094,170 $436,633,743 $111,509,495 $3,306,316 $2,734,630 $2,012,504 $873,975 $8,927,426
2073 $15,169,641 $456,282,262 $116,527,422 $3,451,556 $2,854,757 $2,100,909 $912,368 $9,319,590
2074 $15,245,489 $476,814,963 $121,771,156 $3,603,314 $2,980,275 $2,193,282 $952,483 $9,729,354
2075 $15,321,716 $498,271,637 $127,250,858 $3,761,884 $3,111,427 $2,289,800 $994,398 $10,157,509
2076 $15,398,325 $520,693,860 $132,977,147 $3,927,571 $3,248,465 $2,390,652 $1,038,195 $10,604,883
2077 $15,475,316 $544,125,084 $138,961,118 $4,100,696 $3,391,656 $2,496,030 $1,083,958 $11,072,340
2078 $15,552,693 $568,610,713 $145,214,369 $4,281,593 $3,541,275 $2,606,140 $1,131,775 $11,560,784
2079 $15,630,456 $594,198,195 $151,749,015 $4,470,613 $3,697,612 $2,721,193 $1,181,740 $12,071,158
2080 $15,708,609 $620,937,114 $158,577,721 $4,668,121 $3,860,969 $2,841,413 $1,233,948 $12,604,451
2081 $15,787,152 $648,879,284 $165,713,718 $4,874,498 $4,031,662 $2,967,031 $1,288,501 $13,161,692
2082 $15,866,088 $678,078,852 $173,170,836 $5,090,143 $4,210,021 $3,098,291 $1,345,504 $13,743,958
2083 $15,945,418 $708,592,400 $180,963,523 $5,315,474 $4,396,390 $3,235,447 $1,405,066 $14,352,377
2084 $16,025,145 $740,479,058 $189,106,882 $5,550,926 $4,591,131 $3,378,763 $1,467,305 $14,988,125
2085 $16,105,271 $773,800,616 $197,616,692 $5,796,955 $4,794,620 $3,528,517 $1,532,339 $15,652,430
2086 $16,185,797 $808,621,643 $206,509,443 $6,054,036 $5,007,250 $3,684,998 $1,600,294 $16,346,579

Value Ad Valorem Receipts 
New Improvements



Economic and Fiscal Impact Analysis Estimate of City Lease Revenue
Existing Building with Upgrades

 1691 Michigan Avenue

2087
2088
2089
2090
2091
2092
2093
2094
2095
2096
2097
2098
2099
2100
2101
2102
2103
2104
2105
2106
2107
2108
2109
2110
2111
2112
2113
2114
2115
2116
2117
2118
2119
2120
2121
2122

2087 $16,266,726 $845,009,617 $215,802,368 $6,322,667 $5,229,433 $3,848,510 $1,671,303 $17,071,913
2088 $16,348,060 $883,035,050 $225,513,474 $6,603,368 $5,461,598 $4,019,368 $1,745,502 $17,829,836
2089 $16,429,800 $922,771,627 $235,661,581 $6,896,681 $5,704,195 $4,197,903 $1,823,035 $18,621,814
2090 $16,511,949 $964,296,350 $246,266,352 $7,203,174 $5,957,693 $4,384,460 $1,904,052 $19,449,379
2091 $16,594,509 $1,007,689,686 $257,348,337 $7,523,439 $6,222,582 $4,579,401 $1,988,709 $20,314,132
2092 $16,677,481 $1,053,035,722 $268,929,013 $7,858,098 $6,499,376 $4,783,103 $2,077,171 $21,217,747
2093 $16,760,869 $1,100,422,330 $281,030,818 $8,207,796 $6,788,609 $4,995,959 $2,169,609 $22,161,972
2094 $16,844,673 $1,149,941,334 $293,677,205 $8,573,211 $7,090,841 $5,218,381 $2,266,201 $23,148,634
2095 $16,928,896 $1,201,688,695 $306,892,679 $8,955,050 $7,406,657 $5,450,801 $2,367,134 $24,179,643
2096 $17,013,541 $1,255,764,686 $320,702,850 $9,354,053 $7,736,669 $5,693,667 $2,472,605 $25,256,994
2097 $17,098,609 $1,312,274,097 $335,134,478 $9,770,990 $8,081,515 $5,947,451 $2,582,816 $26,382,772
2098 $17,184,102 $1,371,326,431 $350,215,530 $10,206,670 $8,441,863 $6,212,642 $2,697,981 $27,559,156
2099 $17,270,022 $1,433,036,120 $365,975,228 $10,661,935 $8,818,409 $6,489,755 $2,818,324 $28,788,423
2100 $17,356,372 $1,497,522,746 $382,444,114 $11,137,667 $9,211,884 $6,779,326 $2,944,076 $30,072,953
2101 $17,443,154 $1,564,911,269 $399,654,099 $11,634,786 $9,623,048 $7,081,915 $3,075,483 $31,415,231
2102 $17,530,370 $1,635,332,276 $417,638,533 $12,154,256 $10,052,697 $7,398,108 $3,212,797 $32,817,858
2103 $17,618,022 $1,708,922,229 $436,432,267 $12,697,081 $10,501,664 $7,728,517 $3,356,284 $34,283,547
2104 $17,706,112 $1,785,823,729 $456,071,719 $13,264,313 $10,970,817 $8,073,782 $3,506,224 $35,815,137
2105 $17,794,643 $1,866,185,797 $476,594,947 $13,857,050 $11,461,066 $8,434,572 $3,662,905 $37,415,592
2106 $17,883,616 $1,950,164,158 $498,041,719 $14,476,439 $11,973,358 $8,811,584 $3,826,631 $39,088,012
2107 $17,973,034 $2,037,921,545 $520,453,597 $15,123,679 $12,508,686 $9,205,550 $3,997,719 $40,835,634
2108 $18,062,899 $2,129,628,014 $543,874,008 $15,800,024 $13,068,086 $9,617,231 $4,176,501 $42,661,842
2109 $18,153,213 $2,225,461,275 $568,348,339 $16,506,784 $13,652,642 $10,047,424 $4,363,323 $44,570,173
2110 $18,243,980 $2,325,607,033 $593,924,014 $17,245,327 $14,263,485 $10,496,964 $4,558,546 $46,564,322
2111 $18,335,199 $2,430,259,349 $620,650,595 $18,017,083 $14,901,799 $10,966,720 $4,762,548 $48,648,149
2112 $18,426,875 $2,539,621,020 $648,579,871 $18,823,546 $15,568,819 $11,457,602 $4,975,724 $50,825,691
2113 $18,519,010 $2,653,903,966 $677,765,966 $19,666,279 $16,265,837 $11,970,560 $5,198,488 $53,101,165
2114 $18,611,605 $2,773,329,644 $708,265,434 $20,546,913 $16,994,203 $12,506,588 $5,431,271 $55,478,976
2115 $18,704,663 $2,898,129,478 $740,137,379 $21,467,154 $17,755,328 $13,066,725 $5,674,523 $57,963,730
2116 $18,798,186 $3,028,545,305 $773,443,561 $22,428,784 $18,550,685 $13,652,054 $5,928,715 $60,560,239
2117 $18,892,177 $3,164,829,843 $808,248,521 $23,433,665 $19,381,815 $14,263,710 $6,194,341 $63,273,531
2118 $18,986,638 $3,307,247,186 $844,619,704 $24,483,744 $20,250,328 $14,902,877 $6,471,913 $66,108,863
2119 $19,081,571 $3,456,073,310 $882,627,591 $25,581,055 $21,157,905 $15,570,793 $6,761,971 $69,071,724
2120 $19,176,979 $3,611,596,608 $922,345,833 $26,727,722 $22,106,305 $16,268,751 $7,065,075 $72,167,853
2121 $19,272,864 $3,774,118,456 $963,851,395 $27,925,966 $23,097,365 $16,998,104 $7,381,814 $75,403,248
2122 $19,369,228 $3,943,953,786 1,007,224,708    $29,178,109 $24,133,003 $17,760,264 $7,712,799 $78,784,176

Gross Fiscal Impact
Base Term $23,297,020 $19,268,797 $14,180,536 $6,158,220 $62,904,573

Through 1st Option $68,727,110 $56,843,696 $41,833,129 $18,166,989 $185,570,924
Through 2nd Option $176,081,917 $145,636,081 $107,178,341 $46,544,634 $475,440,973

Through 30-year Extension 673,989,050    $557,451,472 $410,246,716 $178,158,974 1,819,846,212    

Net Over Current Terms $212,097,583 $175,424,378 $129,100,520 $56,064,839 $572,687,320

NPV Fiscal Impact
Base Term $13,617,062 $11,262,573 $8,288,495 $3,599,468 $36,767,597

Through 1st Option $25,767,208 $21,311,872 $15,684,101 $6,811,178 $69,574,360
Through 2nd Option $40,183,787 $33,235,720 $24,459,250 $10,621,986 $108,500,744

Through 30-year Extension $67,428,932 $55,769,982 $41,042,949 $17,823,835 $182,065,697

Net Over Current Terms $20,634,330 $17,066,505 $12,559,797 $5,454,378 $55,715,010



Economic and Fiscal Impact Analysis Estimate of City Lease Revenue
Expanded Building

 1691 Michigan Avenue
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Rental Revenue Parking Rev. Total Rev. % Rent Total City

9,600,000$            250,000$             9,850,000$            246,250$                246,250$                
9,888,000$            257,500$             10,145,500$           253,638$                253,638$                

10,184,640$           265,225$             10,449,865$          261,247$                 261,247$                 
10,490,179$           273,182$             10,763,361$           269,084$                269,084$                
10,804,885$          281,377$             11,086,262$           277,157$                 277,157$                 

11,129,031$            289,819$             11,418,850$           285,471$                 285,471$                 
11,462,902$           298,513$             11,761,415$            294,035$                294,035$                
11,806,789$           307,468$             12,114,258$           302,856$                302,856$                
12,160,993$           316,693$             12,477,685$          311,942$                 311,942$                 
12,525,823$          326,193$             12,852,016$           321,300$                 321,300$                 
12,901,597$           335,979$             13,237,576$          330,939$                330,939$                
13,288,645$          346,058$             13,634,704$          340,868$                340,868$                
13,687,305$          356,440$             14,043,745$          351,094$                 351,094$                 
14,097,924$          367,133$             14,465,057$          361,626$                 361,626$                 
14,520,861$           378,147$             14,899,009$          372,475$                372,475$                
14,956,487$          389,492$             15,345,979$          383,649$                383,649$                
15,405,182$           401,177$              15,806,358$          395,159$                 395,159$                 
15,867,337$          413,212$              16,280,549$          407,014$                 407,014$                 
16,343,357$          425,608$             16,768,966$          419,224$                 419,224$                 
16,833,658$          438,377$             17,272,035$          431,801$                 431,801$                 
17,338,668$          451,528$             17,790,196$           444,755$                444,755$                
17,858,828$          465,074$             18,323,902$          458,098$                458,098$                
18,394,593$          479,026$             18,873,619$           471,840$                 471,840$                 
18,946,431$           493,397$             19,439,827$          485,996$                485,996$                
19,514,823$           508,199$             20,023,022$         500,576$                500,576$                
20,100,268$          523,444$             20,623,713$          515,593$                 515,593$                 
20,502,273$         533,913$             21,036,187$           612,112$                  612,112$                  
20,912,319$           544,592$             21,456,911$           626,626$                626,626$                
21,330,565$          555,483$             21,886,049$          641,535$                 641,535$                 
21,757,177$           566,593$             22,323,770$         656,853$                656,853$                
22,192,320$          577,925$             22,770,245$         672,592$                672,592$                
22,636,167$          589,484$             23,225,650$         688,766$                688,766$                
23,088,890$         601,273$             23,690,163$          705,390$                705,390$                
23,550,668$         613,299$             24,163,966$          722,478$                722,478$                
24,021,681$           625,565$             24,647,246$         740,045$                740,045$                
24,502,115$           638,076$             25,140,191$           758,107$                 758,107$                 
24,992,157$          650,837$             25,642,994$         776,680$                776,680$                
25,492,000$         663,854$             26,155,854$          795,782$                795,782$                
26,001,840$          677,131$              26,678,971$          815,430$                 815,430$                 
26,521,877$          690,674$             27,212,551$           835,642$                835,642$                
27,052,314$          704,487$             27,756,802$         856,438$                856,438$                
27,593,361$          718,577$             28,311,938$           877,836$                877,836$                
28,145,228$          732,949$             28,878,177$          899,859$                899,859$                
28,708,133$          747,608$             29,455,740$         922,526$                922,526$                
29,282,295$         762,560$             30,044,855$         945,860$                945,860$                
29,867,941$          777,811$              30,645,752$         969,884$                969,884$                
30,465,300$         793,367$             31,258,667$          994,622$                994,622$                
31,074,606$          809,235$             31,883,840$          1,020,099$             1,020,099$             
31,696,098$          825,419$             32,521,517$           1,046,340$             1,046,340$             
32,330,020$         841,928$             33,171,948$           1,073,373$             1,073,373$             
32,976,620$         858,766$             33,835,387$         1,101,224$              1,101,224$              
33,636,153$          875,941$             34,512,094$          1,129,923$             1,129,923$             
34,308,876$         893,460$             35,202,336$         1,159,501$              1,159,501$              
34,995,053$         911,330$              35,906,383$         1,189,988$             1,189,988$             

New Revenue from Phase 2
Lease Revenue



Economic and Fiscal Impact Analysis Estimate of City Lease Revenue
Expanded Building

 1691 Michigan Avenue

2081
2082
2083
2084
2085
2086
2087
2088
2089
2090
2091
2092
2093
2094
2095
2096
2097
2098
2099
2100
2101
2102
2103
2104
2105
2106
2107
2108
2109
2110
2111
2112
2113
2114
2115
2116
2117
2118
2119
2120
2121
2122

35,694,954$         929,556$             36,624,511$           1,221,416$              1,221,416$              
36,408,854$         948,147$             37,357,001$          1,253,820$             1,253,820$             
37,137,031$           967,110$              38,104,141$           1,287,235$             1,287,235$             
37,879,771$          986,452$             38,866,224$         1,321,697$             1,321,697$             
38,637,367$         1,006,181$           39,643,548$         1,357,245$             1,357,245$             

39,410,114$           1,026,305$         40,436,419$          1,393,917$             1,393,917$             
40,198,316$           1,046,831$          41,245,147$           1,431,756$             1,431,756$             
41,002,283$          1,067,768$         42,070,050$         1,470,803$             1,470,803$             
41,822,328$          1,089,123$          42,911,451$           1,511,104$               1,511,104$               
42,658,775$         1,110,906$           43,769,680$         1,552,704$             1,552,704$             
43,511,950$           1,133,124$           44,645,074$         1,595,652$             1,595,652$             
44,382,189$          1,155,786$          45,537,975$         1,639,998$             1,639,998$             
45,269,833$         1,178,902$          46,448,735$         1,685,795$             1,685,795$             
46,175,230$          1,202,480$         47,377,710$          1,733,097$             1,733,097$             
47,098,734$         1,226,530$         48,325,264$         1,781,959$             1,781,959$             
48,040,709$         1,251,060$          49,291,769$          1,832,443$             1,832,443$             
49,001,523$          1,276,081$          50,277,605$         1,884,607$             1,884,607$             
49,981,554$          1,301,603$          51,283,157$           1,938,518$             1,938,518$             
50,981,185$           1,327,635$         52,308,820$         1,994,240$             1,994,240$             

52,000,808$         1,354,188$          53,354,996$         2,051,844$             2,051,844$             
53,040,825$         1,381,271$           54,422,096$         2,111,401$               2,111,401$               

54,101,641$           1,408,897$         55,510,538$          2,172,987$             2,172,987$             
55,183,674$          1,437,075$         56,620,749$         2,236,681$             2,236,681$             
56,287,347$         1,465,816$          57,753,164$          2,302,562$            2,302,562$            
57,413,094$          1,495,133$          58,908,227$         2,370,717$             2,370,717$             
58,561,356$          1,525,035$         60,086,392$         2,441,234$             2,441,234$             
59,732,583$         1,555,536$         61,288,119$           2,514,205$             2,514,205$             
60,927,235$         1,586,647$         62,513,882$          2,589,727$            2,589,727$            
62,145,780$          1,618,380$          63,764,159$          2,667,899$            2,667,899$            
63,388,695$         1,650,747$         65,039,443$         2,748,825$            2,748,825$            
64,656,469$         1,683,762$         66,340,231$          2,832,615$             2,832,615$             
65,949,599$         1,717,437$          67,667,036$         2,919,382$             2,919,382$             
67,268,591$          1,751,786$          69,020,377$         3,009,244$            3,009,244$            
68,613,962$          1,786,822$         70,400,784$         3,102,323$             3,102,323$             
69,986,242$         1,822,558$         71,808,800$          3,198,749$             3,198,749$             
71,385,966$          1,859,010$          73,244,976$         3,298,655$            3,298,655$            
72,813,686$          1,896,190$          74,709,875$         3,402,180$             3,402,180$             
74,269,959$         1,934,114$           76,204,073$         3,509,471$             3,509,471$             
75,755,359$         1,972,796$         77,728,154$          3,620,677$            3,620,677$            
77,270,466$         2,012,252$         79,282,718$          3,735,958$            3,735,958$            
78,815,875$          2,052,497$         80,868,372$         3,855,478$            3,855,478$            
80,392,193$          2,093,547$         82,485,739$         3,979,409$            3,979,409$            

Gross Fiscal Impact
Base Term $9,493,687 $9,493,687

Through 1st Option $25,014,128 $25,014,128
Through 2nd Option $50,766,546 $50,766,546

Through 30-year Extension $130,289,431 $130,289,431

Net Over Current Terms $130,289,431 $130,289,431

NPV Fiscal Impact
Base Term $5,826,484 $5,826,484

Through 1st Option $10,212,795 $10,212,795
Through 2nd Option $13,861,725 $13,861,725

Through 30-year Extension $18,528,312 $18,528,312

Net Over Current Terms $18,528,312 $18,528,312



Economic and Fiscal Impact Analysis Estimate of Sales Tax Receipts
Expanded Building

 1691 Michigan Avenue

2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047
2048
2049
2050
2051
2052
2053
2054
2055
2056
2057
2058
2059
2060
2061
2062
2063
2064
2065
2066
2067
2068
2069
2070
2071
2072
2073
2074
2075
2076
2077
2078
2079
2080

City State County
Resort Tax Sales Tax Sales Tax

96,000$                      288,000$                   48,000$                      
98,880$                      296,640$                   49,440$                      

101,846$                     305,539$                   50,923$                      
104,902$                    314,705$                    52,451$                       
108,049$                    324,147$                    54,024$                      
111,290$                     333,871$                    55,645$                      
114,629$                     343,887$                   57,315$                       
118,068$                     354,204$                   59,034$                      
121,610$                     364,830$                   60,805$                      

125,258$                    375,775$                   62,629$                      
129,016$                     387,048$                   64,508$                      
132,886$                    398,659$                   66,443$                      
136,873$                    410,619$                     68,437$                      
140,979$                    422,938$                   70,490$                      
145,209$                    435,626$                   72,604$                      
149,565$                    448,695$                   74,782$                      
154,052$                    462,155$                    77,026$                      
158,673$                    476,020$                   79,337$                      
163,434$                    490,301$                    81,717$                       
168,337$                    505,010$                    84,168$                       
173,387$                    520,160$                    86,693$                      
178,588$                    535,765$                   89,294$                      
183,946$                    551,838$                    91,973$                       
189,464$                    568,393$                   94,732$                      
195,148$                     585,445$                   97,574$                      
201,003$                    603,008$                   100,501$                     
207,033$                   621,098$                    103,516$                     
213,244$                    639,731$                    106,622$                    
219,641$                     658,923$                   109,821$                     

226,230$                   678,691$                    113,115$                      
233,017$                    699,052$                   116,509$                     
240,008$                   720,023$                   120,004$                    
247,208$                   741,624$                    123,604$                    
254,624$                   763,873$                   127,312$                     
262,263$                   786,789$                   131,131$                      
270,131$                     810,392$                    135,065$                    

278,235$                   834,704$                   139,117$                     
286,582$                   859,745$                   143,291$                     
295,179$                    885,538$                   147,590$                    
304,035$                   912,104$                     152,017$                     
313,156$                     939,467$                   156,578$                    

322,550$                   967,651$                    161,275$                     
332,227$                   996,680$                   166,113$                     
342,194$                    1,026,581$                 171,097$                     
352,459$                   1,057,378$                176,230$                    
363,033$                   1,089,100$                 181,517$                     
373,924$                   1,121,773$                 186,962$                    
385,142$                    1,155,426$                 192,571$                     
396,696$                   1,190,089$                 198,348$                    
408,597$                   1,225,791$                 204,299$                   
420,855$                   1,262,565$                210,427$                    
433,481$                    1,300,442$                216,740$                    
446,485$                   1,339,455$                223,243$                   
459,880$                   1,379,639$                229,940$                   

Sales Taxes



Economic and Fiscal Impact Analysis Estimate of Sales Tax Receipts
Expanded Building

 1691 Michigan Avenue

2081
2082
2083
2084
2085
2086
2087
2088
2089
2090
2091
2092
2093
2094
2095
2096
2097
2098
2099
2100
2101
2102
2103
2104
2105
2106
2107
2108
2109
2110
2111
2112
2113
2114
2115
2116
2117
2118
2119
2120
2121
2122

Gross Fiscal Impact
Base Term

Through 1st Option
Through 2nd Option

Through 30-year Extension

Net From Extension

NPV Fiscal Impact
Base Term

Through 1st Option
Through 2nd Option

Through 30-year Extension

Net From Extension

473,676$  1,421,028$  236,838$  
487,886$  1,463,659$  243,943$  
502,523$  1,507,569$  251,261$  
517,599$  1,552,796$  258,799$  
533,126$  1,599,379$  266,563$  
549,120$  1,647,361$  274,560$  
565,594$  1,696,782$  282,797$  
582,562$  1,747,685$  291,281$  
600,039$  1,800,116$  300,019$  
618,040$  1,854,119$  309,020$  
636,581$  1,909,743$  318,290$  
655,678$  1,967,035$  327,839$  
675,349$  2,026,046$               337,674$  
695,609$  2,086,827$               347,805$  
716,477$  2,149,432$  358,239$  
737,972$  2,213,915$  368,986$  

760,111$  2,280,333$               380,055$  
782,914$  2,348,743$               391,457$  
806,402$  2,419,205$  403,201$  
830,594$  2,491,781$  415,297$  
855,512$  2,566,535$               427,756$  
881,177$  2,643,531$  440,588$  
907,612$  2,722,837$               453,806$  
934,841$  2,804,522$               467,420$  
962,886$  2,888,657$               481,443$  
991,772$  2,975,317$  495,886$  

1,021,525$  3,064,576$               510,763$  
1,052,171$  3,156,514$  526,086$  

1,083,736$  3,251,209$  541,868$  
1,116,248$  3,348,745$               558,124$  
1,149,736$  3,449,208$               574,868$  
1,184,228$  3,552,684$               592,114$  
1,219,755$  3,659,265$               609,877$  
1,256,348$  3,769,043$               628,174$  
1,294,038$  3,882,114$  647,019$  
1,332,859$  3,998,577$               666,430$  
1,372,845$  4,118,535$  686,422$  
1,414,030$  4,242,091$  707,015$  
1,456,451$  4,369,353$               728,226$  
1,500,145$  4,500,434$               750,072$  
1,545,149$  4,635,447$               772,574$  
1,591,503$  4,774,510$  795,752$  

$3,701,092 $11,103,276 $1,850,546
$9,264,140 $27,792,420 $4,632,070

$19,311,623 $57,934,869 $9,655,812
$51,441,618 $154,324,854 $25,720,809

$51,441,618 $154,324,854 $25,720,809

$2,271,442 $6,814,325 $1,135,721
$3,834,119 $11,502,356 $1,917,059

$5,252,545 $15,757,635 $2,626,272
$7,138,503 $21,415,508 $3,569,251

$7,138,503 $21,415,508 $3,569,251



Economic and Fiscal Impact Analysis One-Time and Recurring
Economic Impacts

 1691 Michigan Ave

Direct Indirect Induced Total
Jobs 92 1 3 96

Earnings 7,598,055           37,673                  178,132             7,813,859         
Output 19,080,029         99,058                  447,488            19,626,575      

Direct Indirect Induced Total
Jobs 810                         18                           18                        845                     

Earnings 50,670,126         978,874               1,041,450         52,690,451      
Output 105,016,861        2,533,567           2,607,674        110,158,102      

Direct Indirect Induced Total
Jobs 250                        3                             8                          261                      

Earnings 20,646,889         102,371                484,053            21,233,313       
Output 51,847,904         269,180                1,216,000         53,333,085      

Direct Indirect Induced Total
Jobs 259                        5                             5                          269                     

Earnings 14,165,715           220,446               298,391            14,684,552      
Output 31,835,195          585,126                747,982            33,168,303      

Phase 1 One-Time Impacts (Construction)

Phase 1 Recurring Impacts (Annual Operations)

Phase 2 One-Time Impacts (Construction)

Phase 2 Recurring Impacts (Annual Operations)

Existing Building with Upgrades

Expanded Building




