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NOVEMBER 18, 2024

SUBJECT: CONSIDERATION OF UNSOLICITED PROPOSAL FROM FOREST

DEVELOPMENT GROUP TO PURCHASE AND DEVELOP PROPERTIES
LOCATED AT 1851 BROADWAY.

SUMMARY:

The Agency has received an unsolicited proposal to purchase property located at 1851 Broadway
(the former Miami Subs site) and two adjacent properties. On June 12, 2024, the CRA Board
received a proposal of $3 million from the Forest Development Group to acquire and develop the
site. The CRA Board directed staff to begin negotiations with the Forest Development Group to
obtain the highest public benefit for the project. Staff entered into negotiations with them, and on
September 3, 2024 we received the attached update to their proposal. They have increased the
proposed purchase price to $3.78 million, and have agreed to develop the project in an accelerated
timeframe.

The next steps for the project are as follows:

The properties will be advertised on behalf of the City of Riviera Beach and the CRA in
accordance with Florida Statutes 163.380 (Disposal of property in Community
Redevelopment Area.) The advertisement shall make all information available, and invite
proposals for purchase from private redevelopers or any persons interested in undertaking
the redevelopment of the site.

The proposals received shall be evaluated along with the Forest Development Group
proposal. The best proposal as deemed to be in the public interest and in furtherance of
redevelopment shall be selected.



e The final negotiated conditioned agreement for sale will require final approval by the City
Council and the CRA Board.

BACKGROUND:

Unsolicited Proposal:

The Forest Development Group has proposed the purchase and redevelopment of the combined
2.2-acre site. They have proposed to purchase the properties for $3.78 million to develop a high-
rise, mixed-use project containing 450 apartments, structured parking, and up to 17,000 square
feet of restaurant and retail. The proposal included payment of $25,000 for use by the City/CRA
to study the proposal. (The original proposal was 3 million.)

The proposal provides a total project cost of $325,000,000, and estimates that it would create 1,450
direct and induced jobs during construction and development. The proposed project would
generate $2 million in additional annual tax revenue. (Staff finds that this number will be closer
to $3 million per year as the project is in the redevelopment area.)

The Forest Development Group is currently constructing the “Nautilus 220 project in Lake Park,
and is in the development approval process for the “Oculina,” a 400-unit mixed use project on the
former Winn-Dixie site in Riviera Beach.

The property within the proposal consists of three adjacent properties as shown on the map below:

The site is located on the corner of Broadway and W 19th Street. The site is

in Downtown Core zoning district, and it's current existing land use is vacant
commeercial and future land use designation is Downtown Mixed Use (DMU). It is
surrounded by a mix of waterfront, residential, and downtown commercial uses

Parcel 1-1851 Broadway

PCN: 56-43-42-33-24-002-0000
Acres 0.9342

Parcel 2 - Avenue E

PCN: 56-43-42-33-24-001-0000
Acres 1.2453

Parcel 3 - W 19th Street

PCN: 56-43-42-33-00-001-011
Acres: 0.0233

The property adjacent to Broadway is vacant and owned by the CRA, and the properties to the
west that are directly adjacent to Avenue “E” are owned by the City of Riviera Beach. (One lot
and one narrow sliver of property.)

The CRA has obtained three appraisals of the properties. These appraisals assigned a value of
$3.0 million, $3.78, and $3.8 million. The CRA considered these during our negotiations to obtain
the highest value as well as other public benefits from the potential project. The revised offer to
purchase is for $3.78 million, along with financial and community benefits described below. In
August, the CRA staff requested the most recent appraisal based on Board feedback to ensure to
look at the Lake Park area. The third appraisal considered the Lake Park market area, and provided
a value of $3.78 million.



Proposal Analysis:

PFM Financial Advisors have provided a summary report on the financial capability of the Forest
Development Group to complete the project. The report finds that the City/CRA could enter into
any transaction related to their submitted proposal with confidence that the Developer will be able
to deliver over the full term of the contract.

Jones, Lang, & LaSalle, Public Private Partnership real estate consulting firm has provided a
residual value analysis showing that the original $3 million purchase price is fair value as the
development would earn slightly less than market return at that price point. The increased offer
price further enhances the City and CRA position.

The proposed development would further the goals and strategies of the CRA Plan:

In 2023, the City and CRA approved an updated CRA Plan that directs the activities of the
Community Redevelopment Agency. The approved document includes strategies to pursue
redevelopment in the CRA. The goal of the CRA is to promote increased tax revenue, affordable
housing, and economic development for the City of Riviera Beach.

The proposed mixed-use project will promote redevelopment of the Broadway Corridor and should
be designed consistent with urban design principles established in the CRA Plan. Projects that
feature good urban design produce both economic and social benefits to the community. This type
of proposed project contributes to the goal of creating a safe downtown with accessible public
spaces, active walkable streets, with resident and neighborhood services provided in close
proximity. Adding a restaurant and ground floor retail will add vibrancy to Broadway; the more
activity on our streets the more “eyes on the street,” which contributes to safety and comfort of
visitors and residents. The provision of integrated parking allows the building orientation and
commercial uses to be oriented towards the street. When buildings and public spaces are close to
the street and integrated into the pedestrian pathways, they provide shape and enclosure to the
street which causes vehicles to pay more attention to the environment and pedestrians.

This type of project will improve the look and investment potential of Broadway/US-1, and
provide substantial public benefits, as well as meeting the following strategies of the CRA Plan:

Provide up to $3 million per year in increased tax revenue

Create jobs

Provide opportunities for local businesses

Provide needed neighborhood services including more restaurants within the City.
Redevelop the Broadway Corridor

Provide parking along Broadway Corridor open to the public

Provide 5% or 23 of the units as workforce housing

Provide $100,000 for off-site community improvements, which could be used for public
space improvements anywhere in the City.



BUDGET/FISCAL IMPACT

The completed project is estimated to increase the properties annual tax revenue by $3,000,000.
The sale of this land could help to fund new City/CRA initiatives. In the short term, the submittal
of $25,000 for an initial feasibility analysis paid by the Forest Development Group has eliminated
the immediate impact to the Agency’s budget.

The CRA finds that this proposal provides fair market value for the project. The offer to purchase
has been increased to $3.78 million; they have agreed to develop the project in an accelerated
timeframe. Additionally, the project will provide public parking, 5% or 23 of the units reserved
for workforce housing, and provide 17,000 square feet of additional retail and restaurant space in
the Broadway corridor. Proceeds from the sale would be split between the City and CRA based
on the total square footage of the development site providing additional dollars for reinvestment
in the community by the City Council and CRA Board. Based on the $3.78 million offer, this
would provide the City with their share equal to approximately $2 million. This shared value
would be decided upon approval of the sale and development agreement by the CRA Board and
City Council.

This project will have a significant economic impact including millions of dollars in permit and
impact fees. The long-term financial benefit is also of importance to staff’s recommendation. The
proposed developer has a proven track record in the area, has committed to provide a $200,000
deposit and to proceed with the project in an accelerated timeframe. Upon completion, this project
would provide annual tax revenue of over $30 million during the first ten years.

RECOMMENDATION(S)/ACTION REQUIRED AT THIS TIME

The Board is requested to approve moving forward with the unsolicited proposal, directing staff
to advertise the property for other offers in accordance with State Statutes and the attached legal
memorandum.

Attached:

Unsolicited Proposal — updated on September 3, 2024
Three Appraisals Completed for the Property.

PFM Financial Review of Forest Development

Legal Process Memo from Shutts & Bowen Law Firm
JLL Residual Land Value Analysis



