
MEMORANDUM

Agenda Item No. 10(A)(1) 

TO: Honorable Chairman Jose "Pepe" Diaz DATE: September 1, 2022 

and Members, Board of County Commissioners 

FROM: Geri Bonzon-Keenan SUBJECT: Resolution approving, by a two-thirds vote of Board 

County Attorney  members present pursuant to section 125.355, Florida 

Statutes, a contract for sale and purchase between FVP 

Eden Gardens, LLC, a Florida limited liability company, 

as Seller, and Miami-Dade County, as Buyer, for property 

known as Mia Casa located at 12221 Harriet Tubman 

Highway in North Miami, Florida, in the amount of 

$6,400,000.00 and authorizing the expenditure of up to 

$25,000.00 for closing costs; authorizing the Chairperson 

or Vice-Chairperson of the Board to execute the 

acceptance of the Deed of conveyance; authorizing the 

County Mayor (1) to execute the contract for sale and 

purchase, exercise any and all rights conferred therein, 

and to take all other actions necessary to effectuate said 

purchase, (2) to receive and expend $1,750,000.00 from 

the state of Florida Department of Children and Families 

for the purchase and operation of the property, (3) to 

execute a grant agreement and other required and 

customary documents with the State of Florida including 

but not limited to a mortgage lien and security agreement, 

(4) to amend the grant agreement and other documents

and to exercise any and all rights conferred therein, (5) to

enter into a three year services agreement with Mia Casa

at North Miami, a Florida limited liability corporation, in

an amount not to exceed $4,500,000.00 to manage and

operate Mia Casa and to exercise any and all rights

conferred therein, and (6) to expend amounts not to

exceed $4,500,000.00 to fund the services agreement and

$3,000,000.00 toward eligible capital expenses from Food

and Beverage Tax funds; approving and authorizing

designated purchase for the services agreement, in

accordance with section 2-8.1(b)(3) of the Code by a two-

thirds vote of Board members present

The accompanying resolution was prepared by the Homeless Trust and placed on the agenda at the request of Prime 

Sponsor Commissioner Jean Monestime. 

_______________________________ 

Geri Bonzon-Keenan     

County Attorney 

GBK/uw 
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Executive Summary
The purpose of this item is to approve and execute a contract for sale and purchase of Mia Casa 
in North Miami in the amount of $6,400,000.00 million; receive and expend $1,750,000.00 from 
the State of Florida Department of Children and Families for the purchase and operation of the 
property and execute a grant agreement with the State of Florida and other documents required 
by the state, including but not limited to Mortgage Lien and Security Agreement; authorize a 
three-year services agreement with Mia Casa at North Miami, LLC not to exceed $4,500,000.00 
to manage and operate Mia Casa and $3,000,000.00 toward eligible capital expenses from Food 
and  Beverage Tax funds.  This facility provides housing and services for senior citizens and 
other highly vulnerable persons experiencing homelessness. 

Recommendation 
It is recommended that the Board of County Commissioners: 

Date:

To:

From: Daniella Levine Cava
Mayor

Subject: Resolution Approving, by a Two-Thirds Vote of Board Members Present 
Pursuant to Section 125.355, Florida Statutes, A Contract for Sale and Purchase 
Between FVP Eden Gardens, LLC, A Florida Limited Liability Company, as 
Seller, and Miami-Dade County, as Buyer, for Property known as Mia Casa 
located at 12221 Harriet Tubman Highway in North Miami, Florida, in the 
Amount of $6,400,000.00 and Authorizing the Expenditure of up to $25,000.00 
for Closing Costs; Authorizing the Chairperson or Vice-Chairperson of the Board 
to Execute the Acceptance of the Deed of Conveyance; Authorizing the County 
Mayor or County Mayor’s Designee (1) to Execute the Contract for Sale and 
Purchase, Exercise any and all Rights Conferred Therein, and to take all Other 
Actions Necessary to Effectuate Said Purchase, (2) to Receive and Expend 
$1,750,000.00 from the State of Florida Department of Children and Families for 
the Purchase and Operation of the Property, (3) to Execute a Grant Agreement 
and other Required and Customary Documents with the State Of Florida
including but not limited to a Mortgage Lien and Security Agreement, (4) to 
Amend the Grant Agreement and other Documents and to Exercise any and all 
Rights Conferred Therein, (5) to Enter into a Three Year Services 
Agreement with Mia Casa at North Miami, a Florida Limited Liability 
Corporation, in an Amount not to exceed $4,500,000.00 to Manage and 
Operate Mia Casa and to Exercise any and all Rights Conferred Therein, and 
(6) to Expend Amounts not to Exceed $4,500,000.00 to Fund the Services 
Agreement and $3,000,000.00 toward Eligible Capital Expenses from Food and 
Beverage Tax Funds; Approving and Authorizing Designated Purchase for the 
Services Agreement, in Accordance with Section 2-8.1(B)(3) of the Code of 
Miami-Dade County by a Two-Thirds Vote of Board Members Present

Honorable Chairman Jose “Pepe” Diaz
and Members, Board of County Commissioners
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Honorable Chairman Jose “Pepe” Diaz  
and Members, Board of County Commissioners 
Page No. 2 

1. Approve, by a Two-Thirds Vote of Board Members Present Pursuant to Section 125.355,
Florida Statutes, a Contract for Sale and Purchase Between FVP Eden Gardens, LLC, a
Florida Limited Liability Company, as Seller, and Miami-Dade County, as Buyer, for
Property Known as Mia Casa Located at 12221 Harriet Tubman Highway in North Miami,
Florida, in the Amount of $6,400,000.00 and authorize the Expenditure of up to
$25,000.00for Closing Costs;

2. Authorize the County Mayor or County Mayor’s Designee to Execute the Contract for Sale
and Purchase, Exercise Any and All Rights Conferred Therein, Take All Other Actions
Necessary to Effectuate Said Purchase and Accept Conveyance of Property by General
Warranty Deed; and Direct the County Mayor or County Mayor’s Designee to Record such
Deed;

3. Authorize the County Mayor or the County Mayor’s Designee to Receive and Expend
$1,750,000.00 from the State of Florida Department of Children and Families for the
Purchase and Operation of the Property and to Execute a Grant Agreement with the State of
Florida and Other Documents Required by the State of Florida, including but not limited to
Mortgage Lien and Security Agreement, to Amend the Grant Agreement and Other
Documents, to Exercise Termination, Cancellation and Modification Clauses Contained
Therein;

4. Authorize the County Mayor or the County Mayor’s Designee to Enter into a Three Year
Services Agreement with Mia Casa at North Miami, a Florida Limited Liability Corporation,
in an Amount not to Exceed $4,500,000.00, to Manage and Operate Mia Casa and Exercise
Amendment, Termination, Cancellation and Modification Clauses Contained Therein;
Authorize the County Mayor or the County Mayor’s Designee to Expend Amounts Not To
Exceed $4,500,000.00 to Fund the Services Agreement and $3,000,000.00 toward Eligible
Capital Expenses from Food and Beverage Tax Funds.

5. Approve designated purchase for and authorize the County Mayor or County Mayor’s
designee, by a two-thirds vote of Board members present and in accordance with section 2-
8.1(b)(3) of the Code of Miami-Dade, Florida, to enter into the Services Agreement
described in section (4) above with Mia Casa at North Miami

Scope 
Mia Casa, located at 12221 Harriet Tubman Highway, North Miami, Florida 33161, is in Miami-
Dade County Commission District 2, but housing and services will be provided Countywide. 

Delegation of Authority 
Upon approval of this resolution, the County Mayor or the County Mayor’s designee will have 
the authority to execute a contract for sale and purchase of Mia Casa, located at 12221 Harriet 
Tubman Highway in North Miami, Florida, in the amount of $6,400,000.00 and expend funding 
up to $25,000.00 for closing costs; accept conveyance of property by General Warranty Deed; 
and record such deed; receive and expend $1,750,000.00 from the State of Florida Department of 
Children and Families for the purchase and operation of the property and execute a grant 
agreement with the State and other documents required by the State of Florida, including but not 
limited to Mortgage Lien and Security Agreement and to amend the grant agreement and other 
documents, to exercise termination, cancellation and modification clauses contained therein; 
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and Members, Board of County Commissioners 
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enter into a three-year Services Agreement with Mia Casa at North Miami, a Florida Limited 
Liability Corporation, in an amount not to exceed $4,500,000.00, to manage and operate Mia 
Casa and exercise amendment, termination, cancellation and modification clauses contained 
therein; expend amounts not to exceed $4,500,000.00 to fund the Services Agreement and 
$3,000,000.00 toward eligible capital expenses from Food and Beverage Tax funds. 

Fiscal Impact/Funding Source 
Funding for the sale and purchase includes HOME Investment Partnerships (HOME) funds in 
the amount of $5,000,000.00 per R-685-21 and $1,750,000.00 from the State of Florida 
Department of Children and Families. Funding for operations for three years in the amount of 
$4,500,000.00 and $3,000,000.00 toward eligible capital expenses will come from One Percent 
Local Option Food and Beverage Tax funds.  The three-year term will commence October 1, 
2022 and end on September 30, 2025.  

Track/Record/Monitor 
The Internal Services Department will be responsible for carrying out the sale and purchase.  The 
Homeless Trust (Trust) will be the administering department responsible for the monitoring the 
housing and service provider.  The provider’s grant agreements will be monitored through the 
Homeless Trust’s existing monitoring processes that consists of site visits, desk reviews, the 
review of monthly, quarterly and annual progress reports, as well as the analysis of utilization 
rates.   

Background 
On April 24, 2020, in preparation for and in response to the COVID-19 pandemic, Miami-Dade 
County, through the Miami-Dade County Homeless Trust, entered into an agreement with Mia 
Casa at North Miami, LLC, to operate a quarantine and isolation site for senior citizens and other 
highly vulnerable persons experiencing homelessness who were at high risk of serious illness 
from the virus. Mia Casa of North Miami, LLC has provided housing and social services of value 
to the County and has demonstrated an ability or desire to continuing providing housing and 
services.   

Mia Casa, located at 12221 Harriet Tubman Highway in North Miami, Florida, 33161, 
previously operated as an Assisted Living Facility (ALF).  The property includes 65 rooms with 
capacity for up to 120 individuals.  Miami-Dade County, through the Miami-Dade County 
Homeless Trust, worked with FVP Eden Gardens, LLC, the owner of Mia Casa, together with 
Assisted Living Facility operator Mia Casa at North Miami, LLC, who was in a long-term 
leasing agreement with the owner, to acquire the property.   Four appraisals were obtained on the 
property, each of which is attached hereto as Attachment 1.  Two appraisals were ordered 
through Internal Services Department. The third was ordered through Miami-Dade Public 
Housing and Community Development and the fourth appraisal was ordered by the seller.  The 
four appraisals averaged $6,000,000.00.  A two-thirds vote of the Board of County 
Commissioners is needed as the sale and purchase price exceeds the appraised value. 
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As part of the County’s due diligence process, the Department of Regulatory and Economic 
Resources-Division of Environmental Resources Management (DERM) was engaged to oversee 
the environmental assessment of the property. Based on the findings of the Phase 1 
Environmental Site Assessment (ESA) dated November 23, 2021, as well as the amended Phase 
I ESA dated February 24, 2022, prepared by Arcadis U.S., Inc, DERM recommended soil 
assessment associated with the two pad-mounted transformers located onsite.  As a result, one 
soil sample was collected in the vicinity of each transformer in July 2022, and the soil analytical 
results indicated concentrations of arsenic and benzo(a)pyrene that exceed residential soil 
cleanup target levels.  Based on the concentrations, additional soil samples were collected on 
August 29, 2022 to confirm the presence arsenic and benzo(a)pyrene, and the soil analytical 
results are pending.  If soil contamination is confirmed, DERM will provide a cost estimate for 
additional assessment/remediation.   

The Contract for Sale and Purchase provides a clause that if there are recognized environmental 
conditions on the property, the remediation of which would cause the Buyer to incur the costs 
that it is unwilling to accept at its sole and absolute discretion, the Buyer may elect to terminate 
this contract by giving the Seller written notice within 10 days of the effective date of the 
contract. Alternatively, the Buyer may waive all such recognized environmental conditions and 
proceed to closing at the Buyer’s option without adjustment to the purchase price.  Miami-Dade 
Homeless Trust wishes to proceed with the Contract for Sale and Purchase and will assume all 
related expenses associated with the remediation of the property.   

At this time, 97 individuals are housed at Mia Casa, and more than 500 seniors ages 65 and over 
have entered its doors since the Homeless Trust began using the facility in April 2020.  Senior 
citizens are among the fastest growing homeless sub-population in Miami-Dade County with one 
of every four persons entering the homeless Continuum of Care age 60 or older. Specialized 
housing is desperately needed for this extremely vulnerable population and Mia Casa offers a 
setting and provides services that cater to the particular needs of vulnerable and often frail senior 
citizens.  Senior citizen homelessness was on the rise before the pandemic, but the emergence of 
the coronavirus demonstrated the heightened risks faced by people experiencing homelessness. 
The production of housing targeted to those on the streets and in shelters, many of whom are 
disabled and elderly and have little to no income, will help create the system capacity needed to 
permanently house those on Miami-Dade’s streets, and ensure they do not return to 
homelessness.    

Mia Casa of North Miami, LLC is uniquely qualified to serve as the operator of Mia Casa. Mia 
Casa of North Miami, LLC has operated licensed Assisted Living Facilities (ALF) in Miami-
Dade and operated the Mia Casa quarantine and isolation site, on behalf of the Homeless Trust, 
for senior citizens and other highly vulnerable persons experiencing homelessness for more than 
two years.  Mia Casa of North Miami, LLC was pending operations as an ALF when the 
COVID-19 pandemic hit and agreed to put its ALF license on hold to work with the Homeless 
Trust.  During more than two years of operations, senior citizens have been kept safe.  Mia Casa 
of North Miami, LLC is in a long-term lease agreement with FVP Eden Gardens, LLC, through 
September 15, 2028. The lease includes the option of two additional 5-year periods and provides 
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Mia Casa of North Miami LLC the first right of refusal in the event of a sale by FVP Eden 
Gardens, LLC.  Mia Casa of North Miami, LLC and the seller the sale of the premises to the 
Homeless Trust.  Mia Casa of North Miami, LLC, as the current operator of Mia Casa and 
having operated the site for the Homeless Trust for the past two years is in a unique position to 
begin operations immediately and allow the Homeless Trust to begin immediately addressing the 
urgent need of housing senior citizens at risk of Homelessness. The time it would take to conduct 
a formal competitive process would leave the critical need of providing shelter to these senior 
citizens unaddressed for a period of time and for that reason formal competitive bidding to select 
an operator for Mia Casa is not practicable Therefore, it is in the best interest of the County to 
enter into the services agreement with Mia Casa of North Miami and continue operations 
uninterrupted rather than engage in a procurement process that would necessitate delay.

The acquisition utilizes Home Investments Partnership (HOME) funding made available through 
Miami-Dade Public Housing and Community Development and Florida Department of Children 
and Families Grants and Aid Fixed Capital Outlay funding awarded during the Fiscal Year 2022-
2023 Florida Legislative Session.

With approval from the Board of County Commissioners, Mia Casa will be managed by the 
Homeless Trust and designated to serve as “bridge” permanent housing, with a prioritization for
senior citizens ages 65 years and above and other highly vulnerable households.  The services 
agreement will run concurrently, together with the capital funding, and allow Mia Casa at North 
Miami, LLC, to continue providing housing and services for a specialized population, while also 
maintaining and improving the property. 

Morris Copeland
Chief Community Services Officer

Attachments
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PREPARED FOR: 
FVP EDEN LLC 

15500 NEW BARN ROAD, SUITE 104 
MIAMI LAKES, FLORIDA 33014 

RESTRICTED APPRAISAL REPORT AS OF AUGUST 31, 2020 
OHC ADVISORS FILE #: 20.229 

EDEN GARDENS 
12221 FL-909 

NORTH MIAMI, FL 33161 

OHC Advisors, Inc. 
Miami | Tampa | Atlanta | Chicago | Los Angeles  

www.ohcadv.com
(305) 916-6223

Attachment 1
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August 31, 2020 

 
Mr. Alicio Piña 
FVP Eden LLC 
15500 New Barn Road, Suite 104 
Miami Lakes, Florida 33014 
 

Re: Restricted Appraisal Report, Appraisal of the Total Assets of the Business 
Eden Gardens 
12221 FL-909 
North Miami, Miami-Dade County, FL  33161 
OHC Advisors File No: 20.229 

 

Dear Alicio Piña: 

At your request, we have prepared an appraisal of Eden Gardens. This appraisal report is intended 
to comply with the reporting requirements outlined under the Uniform Standards of Professional 
Appraisal Practice (USPAP) for an Restricted Appraisal Report.  

The purpose of the appraisal is to assist internal decision making regarding the potential sale of 
the real estate to the homeless trust.  

Eden Gardens consists of a 65-unit / 118-bed former assisted living residence of average quality 
construction that is currently being used as a homeless shelter. The facility was built in phases 
between 1972/1988 and contains 30,836± square feet of gross building area. The building is in 
average overall physical condition. On a national basis, its location in North Miami is considered 
to be a primary market for seniors housing properties. Local supply and demand fundamentals 
are undersupplied.  

The subject was purchased in 2018 in a non arms-length transaction that represented a forced 
sale associated with litigation against the prior owner. The buyer (FVP Eden Gardens) then leased 
the property to an assisted living operator (Mia Casa at North Miami LLC) for an initial term of 10 
years with two (2), five-year options. Less than six months later, the operator then subleased the 
property on a month-to-month basis to Miami-Dade County for use as a homeless shelter to 
quarantine or isolate homeless persons that have been exposed to or have contracted COVID-19.  
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The client has requested a hypothetical current value of the subject property for negotiation 
purposes in determining an asking price for a potential sale of the real estate to the homeless 
trust. The current fee simple value outlined in this appraisal is subject to the hypothetical 
condition that there are currently no leases encumbering the property and that it could be sold 
with the full bundle of rights associated with fee simple estate.   

The hypothetical current value appraises the property based on the total assets of the business 
and assumes a fair sale of the tangible and intangible real property and personal property assets. 
This includes the land, buildings, furniture, fixtures, equipment, supplies, inventory, easements, 
permits, licensure, certificate of need, goodwill, zoning waivers, use rights, a trained and 
assembled workforce, custodial rights to resident charts, resident care protocols, trademarks, and 
any other assets necessary for the operation of a licensed health care facility and typically 
transferred with the sale of a property. However, the assets appraised specifically exclude items 
that are distinctly separate from the real estate and do not typically transfer such as holdings or 
investments, working capital, and accounts receivable and payable from services prior to the date 
of value. 

Due to the intrinsically connected nature of the real estate and business enterprise, our appraisal 
is based on the assumption that the subject property would continue to operate as a going 
concern as of the effective date of this appraisal as an assisted living facility. If the subject property 
ceases these operations, then the value of any or all of the components may be less than our 
conclusions within this report. Furthermore, these allocations are not reflective of the value of 
each component on a standalone basis. The exclusion of any one of the components from the 
going concern could render these individual allocations invalid. 

This appraisal acknowledges the current global events. The global outbreak of a "novel 
coronavirus" known as COVID-19 was officially declared a pandemic by the World Health 
Organization (WHO). It is currently unknown what direct, or indirect, long-term effect, if any, this 
event may have on the national economy, the local economy or the market in which the subject 
property is located. The reader is cautioned and reminded that the conclusions presented in this 
appraisal report apply only as of the effective date(s) indicated. The appraiser makes no 
representation as to the effect on the subject property of this event, or any event, after the 
effective date of the appraisal.  

We do acknowledge that if this pandemic is prolonged, we would anticipate deterioration in 
current market conditions and increased operating costs to persist. However, it is too early to tell 
what the mid and long-term impacts may be. Our values as of the effective date take into 
consideration market participants current sentiments towards these conditions. As of the 
effective date of value, market participants are taking a wait and see approach and transaction 
activity has stalled due to sellers not wanting to take discounts at this point (i.e. longer 
marketing/exposure times than normal). This is a typical reaction as market participants are 
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typically slow to price in discounts and do not slash values at the first onset of change. However, 
if these conditions persist the necessity and magnitude for discounts will increase over time if 
there is no resolution on COVID-19. At this point, we have projected stable operations, while also 
factoring in a moderate increase to the discount rate for COVID-related impacts in addition to rent 
loss over a two-year period with stable operations occurring in Year 3. Moreover, we have 
extended marketing and exposure times. 

Additionally, since we have not made an interior inspection of the subject property due to the 
travel and visitation restrictions from the coronavirus pandemic, our effective date of value is 
set based on the date when we interviewed the subject property and did a drive-by inspection, 
which was August 27, 2020.  

We certify that we have no present or contemplated future interest in the property beyond this 
estimate of value. Your attention is directed to the Limiting Conditions and Assumptions section 
of this report. Acceptance of this report constitutes an agreement with these conditions and 
assumptions. 

HYPOTHETICAL CURRENT FEE SIMPLE VALUE CONCLUSION 

Based on the appraisal described in the accompanying report, subject to the Limiting Conditions 
and Assumptions, we have developed an opinion that the current market value of the Fee Simple 
estate of the Total Assets of the Business, subject to the hypothetical condition that there are no 
leases currently encumbering the property as of August 27, 2020, was:  

SIX MILLION TWO HUNDRED THOUSAND DOLLARS 

$6,200,000 

Our concluded value is allocated as follows: 

HYPOTHETICAL FEE SIMPLE INTANGIBLES VALUE ALLOCATIONS
Component: Allocation % of Value
Real Estate $5,710,000 92.1%
FF&E $490,000 7.9%
Intangibles + $0 0.0%
Market Value (TAB) $6,200,000 100.0%  

This letter is invalid as an opinion of value if detached from the appraisal report, which contains 
the text, exhibits, and addenda. 
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Respectfully submitted, 

OHC Advisors, Inc. 

 

 

 

Paul Kovach, MAI 
Florida Certified General Real Estate Appraiser 
License No. RZ2962 
Expires November 30, 2020 

 Michael Baldwin, MAI, ASA 
Florida Certified General Real Estate Appraiser 
License No. RZ3238 
Expires November 30, 2020 
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EXECUTIVE SUMMARY 

GENERAL IDENTIFICATION OF PROPERTY 
Property Name: Eden Gardens 

Property Location: 12221 FL-909 
North Miami, Miami-Dade County, FL  33161 

Legal Description:  We were not provided with a copy of the subject's legal 
description, but we have identified the subject 
property by the assessor’s parcel number. 

Assessor Identification: Parcel number 06-2230-031-0390 

OWNERSHIP HISTORY 
Ownership: FVP EDEN GARDENS LLC 

Sale History & Current Contract(s): The subject property sold on September 6, 2018 for 
$2,175,000 between FVP Eden Gardens as buyer and 
ADAR Associates LLC as seller. This was a forced sale 
associated with litigation against the seller and is not a 
fair arms-length representation of market value. Also, 
the subject property is not currently under contract for 
sale. Therefore, we have not reconciled our appraised 
value with a prior sale or current contract. 

PROPERTY DESCRIPTION 
Land Area (Total): 90,246± square feet (2.07± acres) 

Zoning: R-5 (Multifamily Residential) 

Property Type: Assisted Living Residence  
(currently used as homeless shelter) 

Year Built / Renovated: 1972/1988 / 2019 

Number of Stories: One 

Licensed Capacity: 118 assisted living beds (currently inactive) 

Operating Capacity: 118 beds 

Gross Building Area (GBA): 30,836± square feet 

Condition of Improvements: Average 
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EXPOSURE TIME AND MARKETING TIME 

Exposure Time: 9-18 months 

Marketing Time: 9-18 months 

HIGHEST AND BEST USE 

As If Vacant: Residential development to the highest possible density 
with a concentration in healthcare or seniors housing 

As Improved: Equivalent to its previous use as an assisted living 
residence 

VALUE INDICATIONS 

Date of Report: August 31, 2020 

Date of Exterior Property Inspection: August 27, 2020 

Date of Value: August 27, 2020 

Property Interest Appraised: Fee Simple Interest of the Total Assets of the Business 
 

 
SUMMARY OF CONCLUDED VALUES

Analysis
Hypothetical Current 

Fee Simple Value
Cost Approach N/A
Sales Approach $6,500,000
Income Approach $6,200,000

Effective Date of Value 8/27/20

Value Allocations
Real Estate $5,710,000
FF&E $490,000
Intangibles $0

Market Value (TAB) $6,200,000
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MIA CASA AT NORTH MIAMI 
12221 WEST DIXIE HIGHWAY 
MIAMI, FLORIDA  33161 
CBRE FILE NO. 21-341SE-10566-1 
 
 
 
CLIENT: MIAMI-DADE COUNTY, INTERNAL SERVICES 
DEPARTMENT 
  

APPRAISAL 
REPORT 

CBRE VALUATION & ADVISORY SERVICES 

© 20  CBRE, Inc. 
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VALUATION & ADVISORY SERVICES 

 
 

777 Brickell Ave. Ste. 1100 
Miami, FL  33131 

 
T  (305) 381-6472 

www.cbre.com 

 
Date of Report: May 14, 2022 
 
 
 
Ms. Jessica Gutierrez 
Real Estate Officer 
MIAMI-DADE COUNTY, INTERNAL SERVICES DEPARTMENT 
111 Northwest 1 Street, 21st Floor 
Miami, Florida  33128 
 
 
RE: Appraisal of: Mia Casa at North Miami 
 12221 West Dixie Highway 
 Miami, Miami-Dade County, Florida  33161 
 CBRE, Inc. File No. 21-341SE-10566-1 
  

Dear Ms. Gutierrez: 

At your request and authorization, CBRE, Inc. has prepared an appraisal of the market value of 
the referenced property.  Our analysis is presented in the following Appraisal Report. 

The subject is an existing 65-unit assisted living facility (ALF) located at 12221 West Dixie 
Highway in Miami, Florida. The improvements were constructed in 1925, 1940, 1948, 1952, 
1956, 1972, 1986, 1988 & 1995 and situated on a 2.07-acre multi-family residential zoned site.  
As of the effective date of this appraisal, the subject property is leased to an ALF operator with a 
current license, effective April 1, 2020 for 118-licensed beds that expires June 15, 2022.  
However, the tenant/lessee license status was changed to "inactive" in the wake of the Covid-19 
pandemic and is sub-leasing the property to Miami-Dade County on behalf of the Homeless 
Trust.  

The existing tenant lease agreement commenced in September 2019 with a 10-year term plus 
two (2), 5-year renewal option terms, while the Miami-Dade County sub-lease commenced in 
April 2020 on a month-to-month basis in response to a State of Emergency declaration and need 
of housing to quarantine and isolate homeless persons in response to the Covid-19 pandemic. 

Miami-Dade County is now considering acquisition of the property and has requested the 
estimate of the fee simple market value As Is based on its highest and best use; and the market 
value of the leased fee and leasehold interests excluding the short-term sub-lease with Miami-
Dade County on behalf of the Homeless Trust. 

 

 

© 20  CBRE, Inc. 
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The subject property highest & best use and potential alternate uses include an assisted living 
facility (ALF), group care home, sober house and-or drug treatment facility or low-income & 
subsidized housing.  In addition, there is future opportunity for redevelopment of the site as a 
townhouse community and-or low-to-midrise affordable multi-family residential apartments. 

Based on the analysis contained in the following report, the market value of the subject including 
F,F&E but excluding any “going concern” is concluded as follows: 

MARKET VALUE CONCLUSIONS

Appraisal Premise Interest Appraised Date of Value Value Conclusion

As Is Leased Fee Interest December 6, 2021 $5,700,000

Hypothetical As Is Fee Simple Estate December 6, 2021 $5,700,000

As Is Leasehold Interest December 6, 2021 $0

Compiled by CBRE
 

The valuation of an assisted living facility is typically that of a "going concern."  Going concern is 
defined to include the real property plus the contributory value of the furniture, fixtures and 
equipment (FF&E or personal property) and business interest.  USPAP requires that appraisals 
contain a discussion of these elements of value and their individual allocation in the total value of 
the property.  

For purposes of this appraisal the market value of the subject has been allocated based on the 
appraiser’s estimated replacement cost new value (see Cost Approach section) less accumulated 
depreciation of the existing F,F&E necessary to operate an ALF and-or a group care home in a 
prudent manner.  Based on the nature of an assisted living facility (ALF), the business value is 
recognized to be an integral and inseparable part of the overall property value.  However, 
because the subject property is leased to a third party and operated as a homeless shelter, there 
is no “going concern” value or business interest, only depreciated F,F&E, allocated as follows: 

ALLOCATION OF GOING CONCERN VALUE & F,F&E - AS IS
Interest Appraised - Allocation Value Conclusion
Fee Simple Estate
   Hypothetical Value As Is $5,700,000

"Going Concern" Value Zero
Personal Property - Depreciated ($97,500)
Business Interest Zero
Real Property Value $5,602,500
Rounded to $5,600,000

Source:  Cost Approach Section  

The report, in its entirety, including all assumptions and limiting conditions, is an integral part of, 
and inseparable from, this letter.  

The following appraisal sets forth the most pertinent data gathered, the techniques employed, 
and the reasoning leading to the opinion of value.  The analyses, opinions and conclusions were 
developed based on, and this report has been prepared in conformance with, the guidelines and 
recommendations set forth in the Uniform Standards of Professional Appraisal Practice (USPAP), 
and the requirements of the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute.  

 

© 20  CBRE, Inc. 
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The intended use and user of our report are specifically identified in our report as agreed upon in 
our contract for services and/or reliance language found in the report. As a condition to being 
granted the status of an intended user, any intended user who has not entered into a written 
agreement with CBRE in connection with its use of our report agrees to be bound by the terms 
and conditions of the agreement between CBRE and the client who ordered the report.  No other 
use or user of the report is permitted by any other party for any other purpose. Dissemination of 
this report by any party to any non-intended users does not extend reliance to any such party, 
and CBRE will not be responsible for any unauthorized use of or reliance upon the report, its 
conclusions or contents (or any portion thereof). 

It has been a pleasure to assist you in this assignment.  If you have any questions concerning the 
analysis, or if CBRE can be of further service, please contact us. 

 
Respectfully submitted, 
 
CBRE - VALUATION & ADVISORY SERVICES 
 

 

 

    

Stuart J. Lieberman, MAI  Kristin Repp, MAI 
Vice President 
Cert Gen RZ1074 

 Managing Director – South Florida 
Cert Gen RZ2454 

wwww.cbre..com/stuart.lieberman  www..cbre.com/kkristin.repp 

Phone: (305) 381-6472  Phone: (813) 868-8001 
Email: stuart.lieberman@cbre.com  Email: kristin.repp@cbre.com 
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Certification 

We certify to the best of our knowledge and belief: 

1. The statements of fact contained in this report are true and correct. 
2. The reported analyses, opinions, and conclusions are limited only by the reported 

assumptions and limiting conditions and are our personal, impartial and unbiased 
professional analyses, opinions, and conclusions. 

3. We have no present or prospective interest in or bias with respect to the property that is the 
subject of this report and have no personal interest in or bias with respect to the parties 
involved with this assignment. 

4. Our engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

5. Our compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal. 

6. Our analyses, opinions, and conclusions were developed, and this report has been prepared, 
in conformity with the Uniform Standards of Professional Appraisal Practice, as well as the 
requirements of the State of Florida.  

7. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the requirements of the Code of Professional Ethics and 
Standards of Professional Appraisal Practice of the Appraisal Institute. 

8. The use of this report is subject to the requirements of the Appraisal Institute relating to review 
by its duly authorized representatives. 

9. As of the date of this report, Stuart J. Lieberman, MAI and Kristin Repp, MAI have completed 
the continuing education program for Designated Members of the Appraisal Institute. 

10. Stuart J. Lieberman, MAI has and Kristin Repp, MAI has not made a personal inspection of 
the property that is the subject of this report. 

11. No one provided significant real property appraisal assistance to the persons signing this 
report.  

12. Valuation & Advisory Services operates as an independent economic entity within CBRE, Inc.  
Although employees of other CBRE, Inc. divisions may be contacted as a part of our routine 
market research investigations, absolute client confidentiality and privacy were maintained at 
all times with regard to this assignment without conflict of interest. 

13. Stuart J. Lieberman, MAI and Kristin Repp, MAI have not provided any services, as an 
appraiser or in any other capacity, regarding the property that is the subject of this report 
within the three-year period immediately preceding agreement to perform this assignment. 

 

 

 
Stuart J. Lieberman, MAI  Kristin Repp, MAI 
Cert Gen RZ1074  Cert Gen RZ2454 

© 20  CBRE, Inc. 
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January 8, 2022 

Ms. Jessica Gutierrez 
Real Estate Officer 
Miami-Dade County Internal Services 
111 NW 1 Street, Suite 2460 
Miami, FL 33128
 
Re: HT - Mia Casa at North Miami, LLC  

12221 West Dixie Highway
 North Miami, FL 33161 
  
Dear Ms. Gutierrez: 

As requested, we have prepared an appraisal of the property referenced above presented in the attached 
Appraisal Report. The purpose of the appraisal is to develop an opinion of the following values: 

Value Date of Value Interest Appraised Value Type
"As Is - Hypothetical Condition" 12/6/21 Fee Simple Estate Market Value

"As Is - Leased Fee" 12/6/21 Leased Fee Estate Market Value
"As Is - Leasehold Estate" 12/6/21 Leasehold Interest Market Value  

Briefly described, the subject consists of a former assisted living facility containing 65 units totaling 
approximately 30,836 SF of net rentable area, constructed in 1972. The average unit size is approximately 
300 SF. Units are similar to studio units, each with a bathroom, a living/sleeping area, and a closet; units do 
not include a kitchen area. A common kitchen and large dining area are located on site. The improvements 
include the aforementioned living units, plus common areas, office areas, and a kitchen and dining area. The 
property is currently leased for 10 years, with two, five-year options. The base lease expires September 15, 
2028; with options the lease can be extended until September 15, 2038. The subject's site consists of 
approximately 90,246 SF or approximately 2.07 acres of land. The site is irregular in shape and is level and at 
street grade. The building's license to operate as an assisted living facility is "inactive." The building is 
currently being used by Miami Dade County Homeless Trust. 

Within this appraisal we are providing a value of the subject, assuming the hypothetical condition that the 
subject was not encumbered by a lease. If not encumbered by a lease, the subject could potentially be 
operated as a number of types of group-living settings, including assisted living, sober living, workforce 
housing, a school dormitory, etc. We have considered this in our fee simple valuation.  

For the valuation of the subject, in its leased fee condition, we have considered the lease in place, making 
appropriate deductions for operating expenses and vacancy. The lease is structured based on operations as 
an assisted living facility. The subject is not operated as an assisted living facility, making the income 
associated with that lease less secure. 

The leasehold valuation was based on the assumption that the party leasing the property could then sublease 
it to a separate party. 

Within this appraisal we are providing a value of the real estate only. The subject is not an operating assisted 
living facility. Therefore, we are not providing a “going concern” valuation in this appraisal.  
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January 8, 2022 
Ms. Jessica Gutierrez 
Page 2 of 2 

 

 

The appraisal and the attached Appraisal Report have been prepared in conformity with and are subject to 
the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal Institute and 
the Uniform Standards of Professional Appraisal Practice of the Appraisal Foundation (USPAP). In preparing 
this appraisal, we considered the use of the three most widely recognized approaches to value: the Cost, 
Income Capitalization and Sales Comparison Approaches. The appraisal is subject to the attached 
Assumptions and Limiting Conditions and Definition of Market Value. 

Based on the analysis of pertinent physical and economic factors, we have arrived at the following value 
opinions: 

Value Date of Value Interest Appraised Value Opinion
"As Is - Hypothetical Condition" 12/6/21 Fee Simple Estate $5,700,000

"As Is - Leased Fee" 12/6/21 Leased Fee Estate $5,500,000
"As Is - Leasehold Estate" 12/6/21 Leasehold Interest $0  

The Client provided property conditions reports from Core Property Inspections, and cost information for 
needed repairs. We have relied on these reports in the preparation of this appraisal. This appraisal makes 
the extraordinary assumption that the information contained in those reports is credible. This appraisal 
excludes any short-term sublease agreements with the Homeless Trust. Within the appraisal we make the 
extraordinary assumption that any short-term subleases do not materially affect the subject's values, as 
presented. This appraisal is not based on any other extraordinary assumptions. The use of the 
aforementioned Extraordinary Assumptions might have affected the assignment results. 

This appraisal includes an 'as is' value, assuming the hypothetical condition that the subject is free and clear 
of any leases or encumbrances. This appraisal is not based on any other hypothetical conditions. 

The opinion(s) of value are based on exposure times of 6 to 12 months, assuming the property was properly 
priced and actively marketed. 

The attached Appraisal Report summarizes the documentation and analysis in support of our opinions. If you 
have any questions, please contact the undersigned. We thank you for retaining the services of our firm.  

 

Respectfully submitted, 

JOSEPH J. BLAKE AND ASSOCIATES, INC.  
  
Joseph Hatzell, MAI  
Partner  
Florida-State-Certified General Real Estate Appraiser   
No. RZ1302  
Expires: November 30, 2022  
jhatzell@josephjblake.com  
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Approved       Mayor Agenda Item No. 10(A)(1)
9-1-22 Veto __________ 

Override __________ 

RESOLUTION NO. ________________________ 

RESOLUTION APPROVING, BY A TWO-THIRDS VOTE OF 

BOARD MEMBERS PRESENT PURSUANT TO SECTION 125.355, 

FLORIDA STATUTES, A CONTRACT FOR SALE AND PURCHASE 

BETWEEN FVP EDEN GARDENS, LLC, A FLORIDA LIMITED 

LIABILITY COMPANY, AS SELLER, AND MIAMI-DADE 

COUNTY, AS BUYER, FOR PROPERTY KNOWN AS MIA CASA 

LOCATED AT 12221 HARRIET TUBMAN HIGHWAY IN NORTH 

MIAMI, FLORIDA, IN THE AMOUNT OF $6,400,000.00 AND 

AUTHORIZING THE EXPENDITURE OF UP TO $25,000.00 FOR 

CLOSING COSTS; AUTHORIZING THE CHAIRPERSON OR VICE-

CHAIRPERSON OF THE BOARD TO EXECUTE THE 

ACCEPTANCE OF THE DEED OF CONVEYANCE; 

AUTHORIZING THE COUNTY MAYOR OR COUNTY MAYOR’S 

DESIGNEE (1) TO EXECUTE THE CONTRACT FOR SALE AND 

PURCHASE, EXERCISE ANY AND ALL RIGHTS CONFERRED 

THEREIN, AND TO TAKE ALL OTHER ACTIONS NECESSARY 

TO EFFECTUATE SAID PURCHASE, (2) TO RECEIVE AND 

EXPEND $1,750,000.00 FROM THE STATE OF FLORIDA 

DEPARTMENT OF CHILDREN AND FAMILIES FOR THE 

PURCHASE AND OPERATION OF THE PROPERTY, (3) TO 

EXECUTE A GRANT AGREEMENT AND OTHER REQUIRED 

AND CUSTOMARY DOCUMENTS WITH THE STATE OF 

FLORIDA INCLUDING BUT NOT LIMITED TO A MORTGAGE 

LIEN AND SECURITY AGREEMENT, (4) TO AMEND THE GRANT 

AGREEMENT AND OTHER DOCUMENTS AND TO EXERCISE 

ANY AND ALL RIGHTS CONFERRED THEREIN, (5) TO ENTER 

INTO A THREE YEAR SERVICES AGREEMENT WITH MIA CASA 

AT NORTH MIAMI, A FLORIDA LIMITED LIABILITY 

CORPORATION, IN AN AMOUNT NOT TO EXCEED $4,500,000.00 

TO MANAGE AND OPERATE MIA CASA AND TO EXERCISE 

ANY AND ALL RIGHTS CONFERRED THEREIN, AND (6) TO 

EXPEND AMOUNTS NOT TO EXCEED $4,500,000.00 TO FUND 

THE SERVICES AGREEMENT AND $3,000,000.00 TOWARD 

ELIGIBLE CAPITAL EXPENSES FROM FOOD AND BEVERAGE 

TAX FUNDS; APPROVING AND AUTHORIZING DESIGNATED 

PURCHASE FOR THE SERVICES AGREEMENT, IN 

ACCORDANCE WITH SECTION 2-8.1(B)(3) OF THE CODE OF 

MIAMI-DADE COUNTY BY A TWO-THIRDS VOTE OF BOARD 

MEMBERS PRESENT 

WHEREAS, this Board desires to accomplish the purposes outlined in the accompanying 

memorandum, a copy of which is incorporated herein by reference, 
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NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COUNTY 

COMMISSIONERS OF MIAMI-DADE COUNTY, FLORIDA, that: 

Section 1.  The foregoing recital is incorporated into this resolution and is approved. 

Section 2. This Board hereby approves by a two-thirds vote of Board members present 

pursuant to section 125.355, the Contract for Sale and Purchase (the “Contract”) between FVP 

Eden Gardens, LLC, a Florida limited liability company (Seller), and the County, as Buyer, of 

property known as Mia Casa located at 12221 Harriet Tubman Highway in North Miami, Florida 

(the “Property”), in substantially the form attached as Exhibit A, in the amount of $6,400,000.00, 

including real estate, movables and equipment, and an additional expenditure of up to $25,000.00 

for closing costs, funded by $5,000,000.00 HOME Funds previously set aside for this purpose 

pursuant to Resolution No. R-685-21 and $1,750,000.00 awarded by the State of Florida to the 

County for the purchase and operation of the Property.   

Section 3. This Board further authorizes the County Mayor or County Mayor’s 

designee to execute the Contract on behalf of Miami-Dade County, to exercise any and all rights 

conferred therein including but not limited to cancellation or termination, and to take all other 

actions necessary to effectuate said purchase. In the event that contamination remediation costs 

exceed $100,000.00 after due diligence is conducted pursuant to Paragraph 6 of the Contract, and 

the administration wishes to proceed with Closing notwithstanding such overage, the County 

Mayor or County Mayor’s designee shall seek approval from this Board before proceeding to 

Closing, and is authorized to mutually agree with the Seller to extend the Closing Date for this 

purpose. 

Section 4. This Board authorizes the Chairperson or Vice-Chairperson of this Board 

to execute the acceptance of the Deed, in substantially the form attached to the Contract as Exhibit 

C. 
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Section 5. This Board authorizes the County Mayor or County’s Mayor’s designee to 

receive and expend $1,750,000.00 from the State of Florida Department of Children and Families 

for the purchase and operation of the Property and to execute a grant agreement with the State of  

Florida and other customary documents required by the State of Florida, including but not limited 

to a mortgage lien and security agreement, to amend the grant agreement and other documents, 

and to exercise any and all rights conferred therein including termination, cancellation and 

modification, following approval for legal form and sufficiency by the County Attorney’s Office, 

and providing that such documents are customary, meet the intent and purpose of this Resolution, 

and do not place the County in a less favorable position, monetarily or otherwise.  

Section 6.  This Board authorizes the County Mayor or County Mayor’s designee to 

enter into a three year services agreement (“services agreement”)with Mia Casa at North Miami, 

LLC, a Florida limited liability company (Mia Casa), in substantially the form attached as Exhibit 

B in an amount not to exceed $4,500,000.00 to manage and operate Mia Casa, and to exercise any 

and all rights conferred therein, including amendment, termination, cancellation and modification, 

following approval for legal form and sufficiency by the County Attorney’s Office, provided that 

any such amendment or modification does not place the County in a less favorable position, 

monetarily or otherwise, and meets the intent and purpose of this Resolution. Such services 

agreement shall replace and supersede the existing lease agreement between Seller and Mia Casa, 

which shall be terminated as a condition precedent to the transfer of the Property to the County at 

Closing. 

Section 7. This Board finds that it is in the best interest of Miami-Dade County to 

approve this designated purchase and authorizes the County Mayor or County Mayor’s designee 

to execute the services agreement in accordance with section 2-8.1(b)(3) of the Code of Miami-

Dade County, by a two-thirds vote of Board members present. 
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Section 8. This Board authorizes the County Mayor or County Mayor’s designee to 

expend amounts not to exceed $4,500,000.00 to fund the services agreement and $3,000,000.00 

toward eligible capital expenses from one percent Food and Beverage Tax funds.   

Section 9. The person responsible for monitoring the transactions set forth in this 

agreement, including but not limited to the grant agreement and service agreement, is Victoria 

Mallette of the Homeless Trust. 

Section 10. Pursuant to Resolution No. R-974-09, the Board directs the County Mayor 

or County Mayor’s designee to record the instrument of conveyance evidencing the transfer of title 

to the County in the Public Records of Miami-Dade County, Florida and to provide a recorded 

copy of the instrument to the Clerk of the Board within 30 days of execution of said instrument; 

and directs the Clerk of the Board to attach and permanently store a recorded copy together with 

this resolution. 

The foregoing resolution was offered by Commissioner                                                            , 

who moved its adoption.  The motion was seconded by Commissioner         

and upon being put to a vote, the vote was as follows:  

Jose “Pepe” Diaz, Chairman 

Oliver G. Gilbert, III, Vice-Chairman 

Sen. René García Keon Hardemon 

Sally A. Heyman Danielle Cohen Higgins 

Eileen Higgins Joe A. Martinez 

Kionne L. McGhee Jean Monestime 

Raquel A. Regalado Rebeca Sosa 

Sen. Javier D. Souto 
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The Chairperson thereupon declared this resolution duly passed and adopted this 1st day of 

September, 2022.  This resolution shall become effective upon the earlier of (1) 10 days after the 

date of its adoption unless vetoed by the County Mayor, and if vetoed, shall become effective only 

upon an override by this Board, or (2) approval by the County Mayor of this resolution and the 

filing of this approval with the Clerk of the Board. 

MIAMI-DADE COUNTY, FLORIDA 

BY ITS BOARD OF 

COUNTY COMMISSIONERS 

HARVEY RUVIN, CLERK 

By:________________________ 

      Deputy Clerk 

Approved by County Attorney as 

to form and legal sufficiency.  _______ 

Shannon D. Summerset-Williams 

31



32



33



34



35



36



37



38



39



40



41



42



43



44



45



46



47



48



49



Exhibit B

50



51



52



53



54



55



56



57



58



59



60



61



62



63



64



65



66



67



68



69



70



71



72



73



74



75



76



77



78



79



80



81



82



83



84



85



86



87



88



89



90



91



92



93



94




