
 

 

 

  

REGULAR MEETING OF THE BOARD OF COMMISSIONERS 

SOUTH DADE GOVERNMENT CENTER 

10710 SW 211 STREET CUTLER BAY, FL. 33189 

Thursday JUNE 12, 2025 

6:00 PM – 7:30 PM 

 
 

I. Meeting Call to Order, Roll Call, Chairman Remarks  Chairman Shiver 

 

II. Reasonable Opportunity for the Public to be Heard   Chairman Shiver 

 

III. Approval of June Agenda 

        

IV.        Approval of Minutes 

• February 13, 2025, Regular Meeting 

 

V. Discussion Items: 

a. Miami Dade Sherriff Community Update 

b. Chairman Overview 

c. Board Member Introductions 

d. Redevelopment Plan  

 

VI. Presentations: 

a. Proposed Luxe Grove Residential Project 

 

VII. Action Items:  
 

1. RESOLUTION OF THE BOARD AUTHORIZING THE DEMOLITION OF 27501 S. DIXIE 

HIGHWAY UNDER EMERGENCY PROCUREMENT GUIDELINES.  

a. See attached for photos and County violations. 

2. RESOLUTION OF THE BOARD AUTHORIZING STAFF TO ENTER INTO AN AGREEMENT 

FOR DEMOLITION SERVICES WITH JMP GROUP FOR AN AMOUNT NOT TO EXCEED 

$250,000.  

a. See proposal attached.  

3. RESOLUTION OF THE BOARD AUTHORIZING STAFF TO ENTER INTO AN AGREEMENT 

FOR PROPERTY MANAGEMENT SERVICES FOR PROPERTY ADDRESS 27525 S. DIXIE 

HIGHWAY AND THE NARANJA LAKES COMMUNITY CENTER LOCATED AT 27555 SW 

140TH AVENUE WITH WLS, L.C., D/B/A NAI MIAMI FOR ONE YEAR IN AN AMOUNT NOT 

TO EXCEED $50K WITH THE OPTION TO RENEW.  

 

VIII. Proposed Next Meeting Date & Adjournment 

• August 28, 2025 at 6:00pm  
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Regular Board Meeting Minutes – February 13, 2025 – 7:00 P.M. 

Naranja Lakes CRA Community Center 

27555 SW 140th Avenue., Naranja, FL 
----------------------------------------------------------------------------------------------------------------------------- ---------------    

Meeting Call to Order, Roll Call, Chairman Remarks 

Board Member Lordeus called the meeting to order at 7:00 P.M.  Roll Call was as follows: 

• Present: Derrick Lordeus, Danny Olgetree, Cornelius Shiver, and Derek Sippio,

• Absent: Erick Caceres

• Miami-Dade County Staff Present: Vivian Cao, Assistant Director, Office of Management

and Budget (OMB); Jason E. Rodriguez, Business Analyst Manager

• CRA Staff Present: Krystal Patterson, Executive Director

• Steve Zelkowitz - CRA Attorney, Taylor English Duma LLP

Mr. Zelkowitz stated that as a point of procedure Miami-Dade County has taken the position that 

as the governing body of the Naranja Lakes CRA, the Board of County Commissioners (BCC) 

they need to appoint the Chair and the Vice Chair of the CRA.  They haven’t done so yet and for 

purposes of this meeting, we designated you as the Chair in the past so we can proceed with you 

as the Chair and Neil Shiver as Vice Chair.  

Open Forum for Public Comments 

Mr. Lordeus opened the forum for the public to have a reasonable opportunity to be heard.  

Derrick Lester, 26725 SW 134th Avenue, Mr. Lester spoke on behalf of the Hard Knocks 

foundation, stating that the 501c3 organization helps kids in need.  Mr. Lester asked for funding 

for the summer program aimed at keeping at risk kids off the street.  The program benefits 

Centerville High School students in Naranja.  Mr. Lester provided a cost proposal to the Chair and 

asked for assistance in identifying other sources of funding he could reach out to.   

Approval of Agenda 

Mr. Shiver requested that a discussion item regarding the feasibility of building a youth community 

center be added to the Agenda.  

Mr. Sippio moved to approve the meeting Agenda as amended.  The motion was seconded by Mr. 

Shiver Motion passed unanimously. 

Approval of Minutes 

Mr. Shiver moved to approve the Naranja Lakes CRA January 16, 2025, Regular Meeting Minutes. 

The motion was seconded by Mr. Sippio.  Motion passed unanimously.  
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Action Items 

 

Mr. Zelkowitz requested clarification from Mr. Kevin Crowder, BusinessFlare founder, as to 

whether the first three action items were going to be taken as one discussion item.  Mr. Crowder 

clarified that he prepared one presentation which covers the redevelopment plan update, the 

finding of necessity for the boundary expansion and the extension of the Agency’s life. 

 

Mr. Zelkowitz indicated the tiles of the three resolutions should be read and then the votes for each 

resolution will be taken separately.    

 

Mr. Lourdes read the titles of the three resolutions for Board consideration: 

 

a. Resolution of the Board to approve a Finding of Necessity expanding the 

redevelopment area commencing at the intersection of SW 268th Street  and 

SW 112th Avenue, the CRA expansion boundaries extend south to the canal 

right adjacent to the Air Base strip, then west to Flight Line Road/Bikini 

Boulevard, then southwest to Coral Sea Boulevard, then north to SW 288th 

Street/Biscayne Drive, then west to Florida’s Turnpike, then north to SW 

268th Street, then east to commencing intersection 

 

b. Resolution of the Board of Commissioners of the Naranja Lakes 

Community Redevelopment Agency, approving the extension of life of the 

Naranja Lakes Community Redevelopment Agency from September 30, 

2033, to September 30, 2039; Recommending the Naranja Lakes 

Community Redevelopment Agency extension of life from September 30, 

2033, to September 30, 2039, to Miami-Dade County as the Governing 

Body of the Naranja Lakes Community Redevelopment Agency; 

Authorizing the Executive Director to take any and all actions necessary to 

facilitate the approval of the extension of life of the Naranja Lakes 

Community Redevelopment Agency from September 30, 2033, to 

September 30, 2039 by Miami-Dade County and providing an effective date 

 

c. Resolution of the Board of Commissioners of the Naranja Lakes 

Community Redevelopment Agency approving the Finding of Necessity for 

proposed expansion area for Naranja Lakes Community Redevelopment 

Agency; authorizing the Executive Director to transmit the Finding of 

Necessity for proposed expansion area for Naranja Lakes Community 

Redevelopment Agency to Miami-Dade County; authorizing the Executive 

Director to take all action necessary to complete the approval process for 

the Finding of Necessity for proposed expansion area for Naranja Lakes 

Community Redevelopment Agency; and providing an effective date  

 

Mr. Crowder provided an overview of the amended redevelopment plan prepared by his consulting 

firm.  He noted that it has been seven years since the Agency’s Plan was last updated and that 

market conditions have changed since then, which is why an amended Plan is required. Mr. 
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Crowder’s presentation included topics on area median income, decline of home ownership, and 

commercial developments.  Mr. Crowder suggested that future budget considerations should 

revolve around accomplishing the following initiatives, noting that the Plan includes a concept 

spending plan that can serve as guidance when setting future budget expenditures. 

 

Mr. Crowder stated that the current Tax Increment Financing projections until the current sunset 

year are estimated to bring an additional $131,074,325 million.   He noted that the Amended Plan 

also includes exit strategies for the Agency’s consideration as it approaches the end of the Agency 

life.  

 

Mr. Shiver objected to taking the three action items as a group; stating that the importance of the 

Plan is pivotal to what the Agency can achieve.  He noted that right before the Board meeting, a 

community workshop was held to seek community input on how funding should be spent in the 

area and that the community input should be incorporated into the Plan.   

 

Mr. Zelkowitz suggested that the Board could approve the Amended Redevelopment Plan Draft 

as presented and for the consultant to add the community input into the document and have the 

Plan return to the Board at another meeting for final approval.  Mr. Zelkowitz emphasized that the 

plan, the area expansion and the extension of the Agency life must be approved by the BCC.  He 

suggested all the items should go to the BCC together.  

 

Mr. Shiver stated that all the prior ordinances relating to the Agency creation addressed slum; but 

the plan presented by Mr. Crowder only addressed blight.  Mr. Shiver emphasized that the statute 

addresses both: slum and blight.  He stated that the Redevelopment Act defines slum as juvenile 

delinquency, poverty and the social and economic conditions that create disparities within the 

community that make Naranja different from other communities.   

 

In response to Mr. Shiver concern as to why the slum was not addressed in the presented draft of 

the Amended Redevelopment Plan, Mr. Crowder stated that his team took the approach to focus 

on the blight conditions in the area, given that the Statute provides for the presence of slum or 

blight.  

 

Mr. Shiver stated that he received a text stating that “Crime in Naranja is really bad.  We must 

build something for these kids, they are dying. We need a community center similar to the one in 

Overtown.”  Mr. Shiver explained that the reason the Plan needs to address slum is because slum 

talks about juvenile delinquency, poverty and health disparities.  He noted that if the Plan does not 

enumerate those conditions money cannot be spent on them.   

 

Mr. Shiver stated that the presented Plan addresses only blight, which are the physical conditions 

of the area, while being silent about its social conditions. He stated that the Agency’s mission is to 

address slum and blight. 

 

Mr. Crowder stated that the draft can be updated with the definition of slum and its conditions in 

the area. He also noted that the Statute allows for certain specific ways to spend funding.  
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Mr. Shiver noted developers do not want to deal with slum because developers like to run away 

from those conditions.  He stated that at some point addressing slum and focusing on blight became 

the main focus for the area.  

 

Mr. Crowder stated that he received comments from Commissioner Cohen Higgins. He stated that 

her recommendations align with the initiative presented in the Plan.  

 

Mr. Shiver stated that the Commissioner’s Action Plan is excellent, but it is silent about poverty 

and juvenile delinquency. Additionally, Mr. Shiver stated that the Board previously allocated a 

million dollars to the Naranja Optimist Club and that County Staff looked at the Plan and decided 

since it was not on the Plan the funding could not be allocated to the Optimist Club.  Mr. Shiver 

stated that it is essential to address slum conditions in the Amended Plan so future funding could 

be allocated to address juvenile delinquency and other conditions.  He stated that the consulting 

team should bring back a Plan that reflects the Agency’s mission instead of a pro development 

Plan.  

 

In response to a question from Mr. Sippio, Ms. Patterson stated that deferring approval of the Plan 

Draft does not have an impact on the Agency’s initiatives since the Agency is operating under the 

current Plan.  

  

Mr. Zelkowitz stated that the expansion and the extension items can move forward to the County, 

should the Board approve them and amend the Plan. 

 

Mr. Shiver moved to defer Item V. c until the next meeting to give the consultant time to bring 

more information on how to eradicate slum. The motion was seconded by Mr. Sippio.  Motion 

passed unanimously. 

 

Mr. Crowder described the general boundaries of the proposed expansion area, which are described 

in detail in the title of the resolution of action item V. a.   

 

Mr. Shiver moved to expand the boundaries of the Naranja Lakes Community Redevelopment 

Area.  The motion was seconded by Mr. Sippio.  Motion passed unanimously. 

 

Mr. Shiver moved to approve an expansion of life for the Naranja Lakes Community 

Redevelopment Area from 2033 to 2039.  The motion was seconded by Mr. Sippio.  Motion passed 

unanimously. 

 

d. Resolution of the Board to approve an offer for purchase of property address 

27525 S Dixie Highway  

 

Ms. Patterson stated that this item is a follow-up from the last Board meeting. Ms. Patterson stated 

that due diligence was complete regarding obtaining information about tenants at the property.   

 

Ms. Patterson stated that a $6.3 million offer for purchase was extended to the property owner, and 

counteroffered  $6.4 million. 
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In response to a question from Mr. Sippio regarding the resources needed to revamp a blighted 

property, Ms. Patterson stated that this particular property is not comparable to the recently 

acquired property in terms of slum and blight.  This property is very different in that it is 80% 

commercially occupied, it is a  fully functional property.  She stated that it is not the intention to 

vacate anyone on the property, until such a time as the Board decides how the building fits into 

the vision for the area.  Ms. Patterson stated that this building will bring revenue into the Agency 

due to its existing occupancy.   

 

Mr. Shiver expressed concern about appraised values; and about closing the gap in the purchasing 

price.  He stated he visited the building and attested that it is not in the best condition and should 

be purchased at the appraised value.  He noted, however, that it is an opportunity to purchase this 

building with thriving businesses. 

 

Mr. Zelkowitz explained that staff would negotiate a purchase price between $6.3 and $6.4 million. 

He noted that the appraisal will be done once they enter into a contract and that a condition can be 

added that if the building does not appraise at the purchase price, the offer can be terminated or 

renegotiated down at the appraised value. 

 

Ms. Patterson stated that due diligence regarding tenant leases and conditions will be conducted 

once they enter contract.  

 

Ms. Mionsha Gay, South Florida Real Estate Group, Inc., the annual net income is $171,433.  

 

Mr. Shiver moved to authorize staff to negotiate a contract for the purchase of property located at 

27525 S Dixie Highway not to exceed $6.4 million.  The motion was seconded by Mr. Sippio.  

Motion passed unanimously. 

 

e. Resolution of the Board to approve the Agency’s Fiscal Year 2023/24 Annual 

Report 

 
Ms. Patterson stated that the Annual Report covers the period from October 1, 2023, through 

September 30, 2024.  She noted that during this period the Agency’s activities were overseen by 

County staff and therefore they prepared the annual report, which provides a review of the 

Agency’s activities as required by Florida Statute. 

  

Mr. Sippio moved to approve the resolution adopting the Agency’s FY 2024 Annual Report.  The 

motion was seconded by Mr. Shiver.  Motion passed unanimously. 

 

Discussion Items 

 

Mr. Shiver stated that the District Commissioner is very concerned about crime and juvenile 

delinquency.  He stated that at the workshop that took place right before the Board’s Regular 

Meeting, the participants expressed a similar concern and a need to have adequate recreational 

facilities for the youth and a health facility for the elderly.  He emphasized that the CRA does not 
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need to be in the business of managing youth programs but rather pay for it and build it.  He stated 

that it could be a collaboration with Miami-Dade County Parks Department.  

 

Mr. Shiver asked Ms. Patterson to conduct a financial assessment to identify associated costs, 

funding, and different options to build such a facility for the community.    

 

Proposed Next Meeting Date & Adjournment 

 

Mr. Lourdes announced that the next meeting will be held on April 17th, 2025, at 7:00 P.M. 

 

Ms. Patterson announced that the home rehabilitation program, in partnership with Rebuilding 

Together Miami Dade is available to the public. She stated that a program awareness was 

conducted during the workshop that preceded the Board’s Regular Meeting. 

 

Ms. Patterson stated that a marketing campaign to bring awareness to the area is being developed 

and encouraged everyone to follow the CRA in social media.  

 

Ms. Patterson requested that the County meeting notes reflect her request that since the Board 

contracted with an independent consulting firm to provide Executive Director services, no one 

should contact the CRA Board members without her knowledge, .  

 

Mr. Lourdes invited Lieutenant Mario Ferguson from Miami-Dade Sheriff’s Office to introduce 

himself.  Lt. Ferguson is the new Lieutenant heading the Neighborhood Resource Unit serving 

Naranja. 

 

The meeting was adjourned at 8:30 P.M.   
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1. Executive Summary 

Section 1                                                                                                                                                               Executive Summary 

The Naranja Lakes Community Redevelopment Agency (NLCRA) Plan Update for 2025 serves as a 

strategic roadmap to guide the community's continued transformation. This update builds on the 2017 

plan, reflecting the remarkable progress made in recent years, while adapting to evolving market dynamics 

and community aspirations. 

 

Since the 2017 update, Naranja Lakes has experienced an influx of improvements, development, and 

investment interest. Key redevelopment projects have been completed or are underway, including: 

 

• Woodland Grove Apartments (190 units) 

• The Heights at Coral Town Park (180 units) 

• The Preserve at Coral Town Park (90 units) 

• Madison Point mixed-use community (263 units) 

• Circle Creek Apartments (100 units) 

• Coral Bay Cove (224 units) 

• Resia Pine Groves in Princeton (204 units) 

 

Additionally, the new South Corridor Rapid Transit station at SW 264th Street, part of Miami-Dade 

County's Smart Plan, has enhanced connectivity and accessibility, further driving interest in the area. 

Despite these advancements, there remain strategically valuable vacant properties that can be leveraged to 

fulfill the community vision. 

 

The NLCRA is at a pivotal moment to harness private investment and align public initiatives to create a 

vibrant, destination-worthy community while preserving its small-town, country charm. With its unique 

characteristics and proximity to the Homestead Air Reserve Base, recently designated as Florida 

Spaceport territory, the NLCRA has the potential to establish a distinctive brand as an agri-tourism hub. 

This vision includes: 

 

• Developing an identity as a center for agri-tourism as signature attractions, akin to Napa Valley's 

wineries, offering a regional base for agricultural tours, tastings, and farm-to-table dining experiences. 

• Supporting locally-driven businesses such as restaurants, boutiques, and galleries. 

• Showcasing public art, culinary gardens, and nature trails to enhance the area's charm and visitor appeal. 

• Promoting eco-tourism and recreational opportunities to attract both residents and tourists. 
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Section 1                                                                                                                                                               Executive Summary 

The Purpose of a Redevelopment Plan 

 
The purpose of the Community Redevelopment Plan is to outline the primary strategies, goals, program 

initiatives, and catalytic projects that will drive transformative change within the Naranja Lakes 

Community Redevelopment Area. While the plan identifies key projects, it is designed to be flexible and 

adaptable, enabling the CRA to respond creatively and opportunistically to challenges and opportunities 

as they arise. This flexibility ensures that the CRA can address emerging issues effectively and capitalize 

on favorable conditions to achieve its long-term vision. 

 

To implement successful projects and programs, the CRA must regularly assess the area’s conditions and 

the needs of its residents and property owners. Through ongoing evaluations, the CRA can prioritize 

initiatives that are impactful, sustainable, and cost-efficient, fostering a positive and lasting transformation 

within the community. 

 

As authorized by Florida’s Community Redevelopment Act (Florida Statutes 163, Part III), the primary 

funding source for the CRA will be tax increment revenues provided by Miami-Dade County. The CRA 

will also seek to leverage additional funding from County, State, and Federal programs as appropriate 

and available to support the Redevelopment Plan’s objectives and its future amendments. This 

comprehensive and adaptable approach positions the CRA to maximize its resources and drive 

meaningful redevelopment that benefits the entire community. 

 

The 2025 Plan Update outlines specific priority projects that will help achieve these goals. Key sections of 

the plan include: 

 

• Legal Basis for Redevelopment Authority – Establishing the NLCRA's authority and framework. 

• Area Description and Market Conditions – Providing an overview of the region and current 

economic trends. 

• Redevelopment Goals – Defining clear, actionable objectives to guide community development. 

• Redevelopment Program Initiatives – Identifying targeted projects and programs to achieve strategic 

goals. 

• Financial Projections – Presenting a financial roadmap to support redevelopment efforts. 

• Best Practice Case Studies – Drawing on successful examples to inform local strategies. 

 

This plan update represents a coordinated effort to build on past successes while envisioning a 

prosperous future. By integrating private and public investments, the NLCRA aims to create a vibrant, 

sustainable community that is a source of pride for its residents and an attraction for visitors. 
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Section 1                                                                                                                                                               Executive Summary 

Priority Projects List 

 

1. Develop a Naranja Lakes CRA Branding Campaign (Short-Term: 1-3 years) 

Establish a cohesive identity to attract visitors, businesses, and investment. 

2. Redevelop the 121.7-Acres of Vacant Land near Naranja Branch Library (Mid-Term: 3-5 years) 

Transform this vacant property into a vibrant mixed-use town center.  

3. Expand Affordable Housing Options (Long-Term: 5-8 years) 

Partner with developers to create diverse housing options near transit and job hubs. 

4. Support a Small Business Support Program (Short-Term: 1-3 years) 

Provide grants, affordable spaces, and training for local entrepreneurs. 

5. Modernize Infrastructure Along South Dixie Highway (Mid-Term: 3-5 years) 

Upgrade roads, utilities, and drainage systems to enhance functionality and aesthetics. 

6. Enhance Park Connectivity and Walkability (Short-Term: 1-3 years) 

Improve pedestrian and bike access to parks and launch a "Safe Walks to Parks" campaign. 

7. Leverage SMART Plan Transit Station (Long-Term: 5-8 years) 

Create transit-oriented developments with housing, retail, and community spaces. 

8. Launch an Agri-Tourism Initiative (Mid-Term: 3-5 years) 

Develop eco-tourism experiences, including guided tours of farms and boutique hotels. 

9. Establish a Main Street Retail and Dining District (Long-Term: 5-8 years) 

Develop a walkable corridor with shops, restaurants, and cultural spaces. 

10. Improve Public Safety and Code Enforcement (Short-Term: 1-3 years) 

Address illegal dumping, vacant properties, and safety concerns through active enforcement. 
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Here is an example image depicting a vibrant small town centered around agri-tourism, featuring eco-tourism attractions, 

boutique hotels, and lively streets, embodying the vision of turning Naranja Lakes into a unique and welcoming destination. 



Here is a visual representation of a Naranja Lakes CRA branding campaign, showcasing a cohesive identity with a welcoming 

community sign, vibrant street banners, and orange grove-inspired elements to attract visitors, businesses, and investment. 

Section 1                                                                                                                                                               Executive Summary 

Naranja Lakes CRA Community Redevelopment Plan I  2025    4 

Here is an example image of a vibrant Main Street retail and dining district in Naranja Lakes, featuring a walkable corridor with 

boutique shops, restaurants, cultural spaces, and a charming small-town atmosphere inspired by the area's rural character. 



Here is a visual representation of a vibrant town square designed for Naranja Lakes CRA, featuring a pedestrian-friendly plaza 

with boutique shops, cafes, lush greenery, and lively community spaces, reflecting the area's vision for economic and social 

vitality. 

Section 1                                                                                                                                                               Executive Summary 
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Section 1                                                                                                                                                               Executive Summary 

CRA Boundary Map 

 

Existing CRA Boundary (blue line) 
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General Description 

 

The NLCRA area encompasses 4,408.62 acres spanning three main neighborhoods. The central Naranja 

neighborhood serves as the hub of development and features key amenities such as Naranja Park. To the 

north lies the Princeton neighborhood, located near the bustling Redland Market Village, while the 

southernmost area is Leisure City, characterized by an older housing stock. Strategically positioned along 

S Dixie Highway, a major regional connector, and near Florida's Turnpike, the NLCRA enjoys excellent 

accessibility and connectivity. 



Section 1                                                                                                                                                               Executive Summary 

Map Showing Commission Districts 

 

District 8 - Commissioner Danielle Cohen Higgens (blue shade)   

District 9 – Commissioner Kionne L. McGhee (pink shade) 

Existing CRA (blue line) 

 

Current CRA Acreage: 4,408.62 or (100%) 

 

District 8 - Commissioner Danielle Cohen Higgens: 2,316.89 acres or 52.6% 

 

District 9 - Commissioner Kionne L. McGhee: 2,091.73 acres or 47.4% 
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2. Authority to Undertake Redevelopment 

Section 2                                                                                                                              Authority to Undertake Redevelopment 

On July 21, 1998, the Board of County Commissioners (Board) adopted Resolution R-847-98, declaring a 

geographical area in south Miami-Dade County as slum and blight. The Naranja Lakes Community 

Redevelopment Agency (CRA) was created by the Board pursuant to Ordinance No. 02 216 adopted on 

October 22, 2002, appointing its board members, and delegating the power to prepare a Redevelopment 

Plan (Plan), subject to Board approval, to address slum and blight in the redevelopment area. The 

interlocal agreement granting the CRA certain redevelopment powers was approved by Resolution R-

855-03 on July 22, 2003. The Redevelopment Plan was adopted pursuant to Resolution R-418-03 on May 

6, 2003, as well as the Trust Fund to finance the CRA’s redevelopment initiatives. 

 

The CRA Plan included as its Primary Redevelopment Project (Project) the development of 

approximately 210 acres, known as the Mandarin Lakes development. The Mandarin Lakes development 

is the County’s first Traditional Neighborhood Development (TND) project. The County facilitated loans 

to the CRA that were used to fund certain infrastructure improvements, such as roadways, streetscape, 

landscape, recreational grounds with gazebos, and a Community Center. Phase I of the Project was 

completed in Fiscal Year 2010-11. Mandarin Lakes has spurred residential life and landscape beauty in an 

area that was in ruins after Hurricane Andrew. The Mandarin Lakes project has been critical to the 

creation of meaningful tax increment to address slum and blight in the entire redevelopment area. 

 

On March 8, 2016, the Board adopted Resolution R-187-16 declaring an area adjacent to the Naranja 

Lakes CRA area to be a slum or blighted and authorizing the CRA to prepare an amendment to its 

Redevelopment Plan for both, the existing and the proposed expanded area. In January 2018, the Board 

adopted Resolution R-13-18 approving the First Amendment to the Interlocal Cooperation Agreement 

between the County and the CRA and approving the Amendment to the Redevelopment Plan. On April 

11, 2018, the CRA executed the First Amendment to the Interlocal Agreement. On April 9, 2019, the 

Board adopted Resolution No. R-350-19 correcting the boundary description of the expanded 

redevelopment area described in Resolutions No. R-187-16, R-13-18, and the First Amendment to the 

Interlocal Agreement. 

 

The expanded CRA boundaries include County Commission District 8 and 9 and are generally bounded 

on the North by SW 232nd Street from the Urban Development Boundary (UDB) to SW 122nd 

Avenue, on the West by the UDB, on the South by SW 296th Street, and on the East by the Florida 

Turnpike following SW 296th Street to SW 127th Avenue to SW 248th Street to SW 122nd Avenue.  
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This document has been prepared under the direction of the Naranja Lakes Community Redevelopment 

Agency in accordance with the Community Redevelopment Act of 1969, F.S. 163, Part III. In recognition 

of the need to prevent and eliminate slum and blighted conditions within the community, the Act confers 

upon counties and municipalities the authority and powers to carry out “Community Redevelopment”.  

 

Chapter 163 Checklist 

In accordance with 163.362 Florida Statutes, the Community Redevelopment Plan must include the 

elements described below. The following section includes language from the statute shown in normal 

bold type, with a brief response to each element in italic type: 

 

1) Contain a legal description of the boundaries of the community redevelopment area and the 

reasons for establishing such boundaries shown in the plan.  

• A legal description of the boundaries of the Naranja Lakes CRA is included as an exhibit to the Plan.   

 

2) Show by diagram and in general terms: (a) The approximate amount of open space to be 

provided and the street layout. (b) Limitations on the type, size, height, number, and proposed use 

of buildings. (c) The approximate number of dwelling units. (d) Such property as is intended for use 

as public parks, recreation areas, streets, public utilities, and public improvements of any nature.  

• Maps of the  Naranja Lakes CRA and a general description of the existing physical and regulatory 

conditions are included in the Existing Conditions and Market Assessment. The area within the 

Naranja Lakes CRA remains subject to the County’s Comprehensive Plan and zoning regulations, 

which stipulate limits on locations, sizes, height, etc. of dwelling units, streets, and park and recreation 

areas, among other things.  

 

3) If the redevelopment area contains low or moderate income housing, contain a neighborhood 

impact element which describes in detail the impact of the redevelopment upon the residents of the 

redevelopment area and the surrounding areas in terms of relocation, traffic circulation, 

environmental quality, availability of community facilities and services, effect on school population, 

and other matters affecting the physical and social quality of the neighborhood.  

• Neighborhood impact will be outlined within the document as well as the Redevelopment Initiatives 

section that includes housing.  

 

4) Identify specifically any publicly funded capital projects to be undertaken within the community 

redevelopment area.  

• Capital projects will be outlined in the Redevelopment Initiatives section. The Financial Projections 

section includes revenue and expense projections. Specific public capital projects are identified in these 

projections. Publicly funded projects will be evaluated on an ongoing basis.  
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5) Contain adequate safeguards that the work of redevelopment will be carried out pursuant to the 

plan. Specific programs and expenditures must be enumerated in the Plan in order for the CRA to 

have the authority to undertake them. CRA activities are overseen by a Board of Commissioners that 

meets periodically in public session to review and monitor all CRA activities.  

• The Redevelopment Initiatives and Financial Projections sections will include both general and specific 

programs to be implemented by the Naranja Lakes CRA.  

 

6) Provide for the retention of controls and the establishment of any restrictions or covenants 

running with land sold or leased for private use for such periods of time and under such conditions 

as the governing body deems necessary to effectuate the purposes of this part.  

• Regulatory and zoning authority within the CRA is governed by Miami-Dade County. Any 

recommendations regarding regulatory amendments and design guidelines to assist with 

redevelopment efforts must be implemented by County Staff and Commission.  

 

7) Provide assurances that there will be replacement housing for the relocation of persons 

temporarily or permanently displaced from housing facilities within the community redevelopment 

area.  

• The Redevelopment Goals section includes a discussion of neighborhood impacts of redevelopment 

and includes a recommendation that the CRA adopt a relocation policy to provide adequate 

protections and assistance for any persons displaced by redevelopment activities.  

 

8) Provide an element of residential use in the redevelopment area if such use exists in the area prior 

to the adoption of the plan or if the plan is intended to remedy a shortage of housing affordable to 

residents of low or moderate income, including the elderly, or if the plan is not intended to remedy 

such shortage, the reasons therefore.  

• Housing is addressed in this Plan in multiple sections, including the Introduction section; Economic 

Conditions; and the Redevelopment Goals and Initiatives sections.  

 

9) Contain a statement of the projected costs of the redevelopment, including the amount to be 

expended on publicly funded capital projects in the community redevelopment area and any 

indebtedness of the community redevelopment agency, the county, or the municipality proposed to 

be incurred for such redevelopment if such indebtedness is to be repaid with increment revenues.  

• Financial projections are provided in Section 7 of this Plan. These financial projections will be reviewed 

and updated at least annually so that the CRA is always able to look ahead and plan for adequate 

financial resources to undertake its activities.  

 

10) Provide a time certain for completing all redevelopment financed by increment revenues. Such 

time certain shall occur no later than 30 years after the fiscal year in which the plan is approved, 

adopted, or amended pursuant to s. 163.361(1). However, for any agency created after July 1, 2002, 

the time certain for completing all redevelopment financed by increment revenues must occur within 

40 years after the fiscal year in which the plan is approved or adopted.  

• This Plan for the Naranja Lakes CRA is currently scheduled to Sunset in 2033.    
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3. Background 

Section 3                                                                                                                               Background 

A Brief History of Naranja 

 

The story of Naranja began in 1904, when it was envisioned as one of the “railroad towns” along Henry 

Flagler’s Florida East Coast Railroad. Named after the Spanish word for orange, the area was once 

abundant with orange groves until a citrus canker epidemic in 1913 devastated much of the crops. 

Subsequent challenges, including the unnamed hurricane of 1926 and the catastrophic hurricane of 1935, 

derailed Naranja’s development as a railroad town. These events, along with the destruction of the 

railway, left Naranja a small, agriculture-based community for decades. 

 

The 1960s and 1970s marked a period of growth, with new residential and commercial developments 

emerging and military personnel from the nearby Homestead Air Force Base settling in the area. 

However, Hurricane Andrew in 1992 brought widespread devastation, leaving Naranja in recovery for 

over a decade. Despite these setbacks, the community has shown resilience. Today, Naranja is positioned 

for renewed growth and economic development, with community leaders optimistic about its potential to 

shape the future of South Miami-Dade County. 
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Existing Conditions 

 

The Naranja Lakes Community Redevelopment Area (NLCRA) encompasses a unique and dynamic 

region in southern Miami-Dade County, offering significant redevelopment opportunities while facing 

critical challenges that hinder growth. The CRA is strategically located, with its general boundaries 

defined by SW 232nd Street to the north (near the Princeton neighborhood and Redland Market 

Village), SW 296th Street to the south (Leisure City neighborhood), Florida's Turnpike to the east (a 

major statewide connector), and South Dixie Highway to the west (a key regional commercial corridor). 

This advantageous location provides access to major transit routes, employment centers, and a mix of 

residential, commercial, and recreational amenities. 

 

Key Geographical and Development Features 

 

1. Brownfield Designation 

The majority of the NLCRA is designated as a brownfield area, as defined by the federal government, 

encompassing underutilized industrial and commercial properties complicated by real or perceived 

environmental contamination. This designation presents challenges for redevelopment; however, it also 

offers opportunities to leverage state and federal brownfield incentives, such as tax credits, liability 

protections, and grants available under Florida’s Brownfield Site Rehabilitation Program. To capitalize on 

this, the CRA should: 

• Actively promote incentives to private developers to encourage remediation and redevelopment. 

• Update the county’s brownfield designation map after rehabilitations to ensure accurate tracking and 

promotion of progress. 

 

2. Vacant Land and Private Development 

Publicly-owned vacant land in the NLCRA is limited, making it essential to incentivize private 

development and ensure land-use regulations align with the community's vision. Approximately 121.7 

acres of private vacant land near the Naranja Branch Library provides a prime opportunity for 

redevelopment, particularly as an amenity for the Leisure City neighborhood. Strategies include: 

• Partnering with adjacent jurisdictions like Homestead to redevelop outdated properties. 

• Encouraging mixed-use projects that blend residential, commercial, and recreational uses to enhance 

the community's character. 

 

3. Land Use and Zoning 

The NLCRA’s land use is predominantly residential, ranging from single-family homes to assisted and 

public housing projects. Commercial and industrial uses are concentrated along South Dixie Highway, 

while agricultural land is primarily located in the northern Princeton area. Zoning designations include: 

• Urban Centers in Naranja, Princeton, and Leisure City, promoting compact, mixed-use, pedestrian-

friendly developments. 

• Traditional Neighborhood Development (TND 30), which emphasizes walkable, mixed-use 

neighborhoods. 

• While these zoning practices are progressive, the illustrative master plans need updates to improve 

readability and ensure alignment with the community vision. 
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4. Parks and Open Spaces 

With eight parks within the CRA, including Naranja Park and Modello Park, the area has a strong 

foundation for enhancing quality of life and attracting talent. Opportunities exist to: 

• Improve connectivity to parks through shared-use roads, protected bike lanes (network), and 

shaded sidewalks. 

• Launch a "Safe Walks to Parks" campaign to encourage walking and cycling. 

 

5. Schools and Education 

The NLCRA includes six school sites and is located near the Miami-Dade College Homestead Campus, 

which provides educational and workforce development opportunities for residents. These institutions 

can serve as anchors for community engagement and economic growth. 

 

6. Transportation Infrastructure 

The area is well-connected, bordered by Florida's Turnpike and South Dixie Highway, with the Miami-

Dade SMART Plan station at SW 264th Street offering additional transit opportunities. These 

connections facilitate access to employment centers, Miami International Airport, and other parts of the 

county, making the area attractive for future investment and residents. 

 

7. Recent Development and Population Growth 

The Naranja neighborhood has seen significant growth, with approximately 1,251 new housing 

units recently developed. While this influx poses challenges, it also offers opportunities for balanced 

economic growth, such as: 

• Creating a walkable retail and dining district with a focus on local businesses. 

• Promoting eco-tourism and authentic experiences tied to Naranja’s agricultural heritage, such as agri-

tourism, boutique hotels, and small-town charm. 

 

8. Local Assets and Economic Opportunities 

The area features assets like Coral Castle, Naranja Park, and Redland Market Village, which can be 

leveraged for tourism and branding. Additionally, the proximity to the Homestead Air Reserve Base and 

the recently designated Spaceport Territory offers unique opportunities for aerospace and defense-

related economic development. 

 

9. Affordable Housing and Community Growth 

Naranja remains affordable compared to other parts of the county, providing an opportunity to 

introduce housing diversity, including missing middle housing that balances higher density with 

community character. 

 

The Naranja Lakes CRA represents a prime opportunity for redevelopment and revitalization, with its 

strategic location, progressive zoning framework, and mix of assets. By addressing challenges such as 

brownfield remediation, updating master plans, incentivizing private development, and promoting 

authentic community branding, the NLCRA can become a vibrant, economically thriving area that 

balances its historic roots with modern urban living. 
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Map illustrating “Brownfield” designation 
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Map illustrating park locations  



Map illustrating school locations  
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SUMMARY OF MARKET AND ECONOMIC CONDITIONS 

 

The market analysis (Appendix B) of Naranja Lakes provides a comprehensive understanding of the 

area’s demographic, economic, and real estate trends. It highlights the challenges facing the CRA area, 

including housing affordability, retail underperformance, workforce gaps, and infrastructure deficiencies, 

while also identifying opportunities for investment, redevelopment, and economic revitalization. 

 

The following summary sets the foundation for the Naranja Lakes CRA Plan update, which responds to 

these market realities through strategic initiatives focused on land acquisition, commercial revitalization, 

public infrastructure investments, and housing expansion. 

  

Demographics & Economic Overview 

 

• The Naranja Lakes CRA has a population of approximately 46,894 residents, with a population growth 

rate of 1.8% per year, slightly higher than Miami-Dade County. The median age of 34.6 years suggests a 

younger, working-age population, with 26% under 18 and 11% over 65. This demographic profile 

creates demand for workforce housing, family-friendly amenities, and long-term senior housing 

solutions ​. 

• The median household income is $52,536, significantly lower than the countywide average of $64,000. 

More than 22% of residents live below the poverty line, a higher rate than in neighboring Homestead 

(18%) and Miami-Dade County (16%) ​. 

• Employment challenges persist in Naranja Lakes. The labor force participation rate is 62%, lower than 

the national average of 63.5%. The unemployment rate is 2.8%, but the young adult unemployment 

rate of 5.6% indicates some barriers to employment, limited job opportunities, and a workforce skills 

gap that must be addressed through job training, workforce development programs, and business 

attraction efforts ​. 

  

Housing & Real Estate Market Conditions 

 

• Housing in Naranja Lakes is more affordable than in most of Miami-Dade County, with a median home 

value of $404,000, well below the countywide median of $560,000. However, despite lower home 

prices, homeownership rates remain low (37.7%), and over 50% of renters are cost-burdened, 

meaning they spend more than 35% of their income on rent ​. 

• The housing market is not keeping up with demand, although a few new residential developments 

have been introduced in recent years. This leads to rising rental prices and a lack of housing diversity. 

The vacancy rate of 7.2% suggests that some properties may be financially distressed, underutilized, or 

in need of rehabilitation, presenting opportunities for redevelopment and new housing projects ​. 

• The CRA’s role in housing stabilization and affordability will ensure that existing residents are not 

displaced while new investment is encouraged. 
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Retail Market Performance & Commercial Activity 

 

• Despite steady population growth, the retail market has struggled to keep pace, resulting in significant 

retail leakage: where residents shop outside the area, in places like Homestead, Kendall, and Cutler Bay. 

• Retail vacancy rates are high (12.5%), well above Miami-Dade’s 6.8% average, indicating underperforming 

commercial corridors and shopping centers ​. This suggests that existing retail spaces may not align with 

market demand or that poor site selection and outdated layouts discourage investment. 

• Several key retail categories are missing from the area: 

• Grocery stores are undersupplied, forcing residents to travel outside the community for essential 

shopping. 

• Sit-down restaurants and entertainment venues are limited, creating a lack of dining and social 

spaces. 

• Apparel and general merchandise stores are also limited, pushing residents to shop in nearby cities. 

 

The CRA Plan includes focus on retail recruitment, commercial corridor revitalization, and business 

attraction strategies to strengthen the local economy and reduce leakage. 

  

Office & Industrial Market Analysis 

 

• Naranja Lakes’ office market is weak, with a high vacancy rate of 18% and low lease rates of $22/SF, 

significantly lower than Kendall ($38/SF) and Homestead ($30/SF) ​. 

• This suggests that the market is not competitive enough to attract large employers and instead relies on 

small-scale businesses, medical offices, and administrative service providers. Without investment in 

business infrastructure and incentives for office development, the area will continue to struggle to attract 

high-wage professional jobs. 

• In contrast, the industrial sector is more promising, with a low vacancy rate of 6.5%, indicating demand for 

logistics, warehousing, and trade-related businesses. However, growth is constrained by limited industrial-

zoned land and outdated infrastructure, requiring targeted investment and zoning adjustments to support 

job creation in logistics, light manufacturing, and related industries ​. 

• Expanding industrial capacity and business-friendly incentives could position Naranja Lakes as a hub for 

logistics and distribution, leveraging its proximity to major roadways and the South Dade Transitway. 
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Key Challenges Identified 

 

• Retail and commercial corridors are underperforming, with high vacancy rates and limited retail options 

that force residents to spend outside the community. 

• Housing affordability is at risk, with low homeownership rates and rent burdens affecting economic 

stability. 

• Job creation is constrained, with limited office space and few high-wage employment opportunities. 

• Infrastructure deficiencies, including outdated roads, flooding issues, and lack of pedestrian connectivity, 

hinder economic development. 

• The workforce lacks training for higher-wage industries, requiring education and skills development 

programs to improve employment outcomes. 

  

Opportunities for Redevelopment & Economic Growth 

Despite these challenges, Naranja Lakes is well-positioned for targeted redevelopment efforts that support 

long-term economic growth. The CRA Plan outlines strategies to: 

 

• Increase housing supply by redeveloping vacant properties and incentivizing mixed-income housing 

projects. 

• Revitalize retail corridors by attracting grocery stores, restaurants, and essential services to fill market 

gaps and reduce leakage. 

• Encourage industrial expansion by rezoning underutilized land and supporting logistics and light 

manufacturing job centers. 

• Enhance public infrastructure to improve roadways, pedestrian access, and stormwater management. 

• Promote workforce development initiatives that align with the needs of high-growth industries, such as 

construction, logistics, and healthcare. 

  

How This Analysis Connects to the CRA Plan 

 

This market analysis is a foundation for the CRA Plan, ensuring that redevelopment efforts align with 

economic trends, real estate conditions, and community needs. The CRA’s strategies, including land 

acquisition, zoning reforms, public-private partnerships, and financial incentives, are designed to address 

these challenges while maximizing opportunities for sustainable economic growth. The CRA will create a 

more balanced, thriving, and resilient community by implementing targeted housing investments, 

commercial revitalization projects, and workforce development programs. 

 

This summary establishes the market realities the CRA Plan seeks to address, ensuring that all 

redevelopment efforts are based on data-driven insights and strategic economic planning. 
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Public Input Summary 

 

On September 28, 2024, January 16, 2025, and February 13, the consultant team held workshops and 

CRA Board discussions to engage with key stakeholders and the broader community. These sessions are 

a vital part of the redevelopment planning process, providing an opportunity to hear directly from the 

people who live and work in the area every day. These perspectives have been carefully considered and 

incorporated into the priority projects to ensure the redevelopment plan reflects the true needs and 

vision of the people. 

 

• Infrastructure Improvements: This is a recurring theme, particularly for roads, drainage, and utilities, 

to support growth and improve quality of life. The discussions also underlined the importance of 

creating aesthetically pleasing public spaces, enhancing community safety through code enforcement, 

and leveraging the CRA's strategic location near major transportation corridors for transit-oriented 

development. 

• Jobs and Opportunities: A common theme is the lack of local jobs that forces residents to commute 

long distances.  

• Identity and Pride: Many feels South Dade is often misunderstood and lumped together as one area. 

Stakeholders want to highlight their neighborhoods’ unique identities to attract investment and boost 

pride. 

• Aesthetic Improvements: People want a cleaner, more visually appealing environment. Vacant lots, 

rundown plazas, and aging infrastructure are viewed as barriers to creating a place where people want 

to live and visit. 

 

Additionally, discussions recognized the potential of programming the CRA’s trust fund for catalytic 

investments in anchor projects, such as mixed-use developments and other initiatives, to attract talent, 

generate jobs, and create a unique destination. Engagement underscored the importance of aligning 

redevelopment strategies with community needs to ensure sustainable growth. 

 

The redevelopment plan is being finalized, and the public’s input will shape the priorities. The CRA aims 

to make investments that are visible, impactful, and reflect the community’s needs, with a focus on jobs, 

infrastructure, housing, and creating vibrant spaces that everyone can enjoy. 

 

 

TO BE UPDATED AFTER FEBRUARY 13
TH

 BOARD MEETING 

 
 

 

 

Naranja Lakes CRA Community Redevelopment Plan I  2025    19 

Section 3                                                                                                                               Background 



4. Redevelopment Goals & Key Program Initiatives 

Section 4                                                                                                                                                Redevelopment Goals 

This section outlines the overarching goals and key initiatives for the Naranja Lakes Community 

Redevelopment Area (CRA) Plan Update 2025, providing a strategic framework to guide redevelopment 

efforts. These goals serve as a roadmap for revitalizing the area while remaining adaptable to changing 

priorities and opportunities. By establishing clear, broad objectives, the CRA ensures flexibility for staff in 

allocating resources, pursuing partnerships, and implementing tools to address community needs 

effectively. This approach empowers the CRA to respond proactively to challenges, maximize impact, and 

foster sustainable economic development, housing diversity, and an improved quality of life for residents. 

 

Goal #1: Economic Development 

To establish Naranja Lakes CRA as a thriving economic hub with a unique identity, strong anchor 

industries, and a vibrant small business ecosystem. 

 

Key Program Initiatives: 

a) Establish a Clear Identity: Develop a branding strategy that reflects Naranja Lakes’ unique agricultural 

heritage, proximity to natural assets like Biscayne National Park, and emerging eco-tourism potential. 

Promote the area as a destination for agri-tourism, quality outdoor recreation, and a vibrant small-

town charm. 

b) Retain and Expand Anchor Industries: Focus on retaining key industries such as logistics (e.g., Amazon 

facility), agriculture, and tourism. Create partnerships with major employers and identify incentives to 

expand their operations. Leverage the area’s Spaceport Territory designation to attract aerospace and 

defense-related industries. 

c) Support Not-for-Profit Partners: Collaborate with community organizations that support CRA goals, 

such as workforce development, housing, job training and arts and culture through mechanisms that 

are authorized under Chapter 163. 

d) Enhance Safety and Reduce Disorder: Strengthen partnerships with Code Enforcement and 

Community Policing to address blight, illegal dumping, and safety concerns. Improve public spaces to 

foster a sense of security and order in the community. 

e) Support Small Businesses and Entrepreneurship: Develop into a hub for small businesses by offering 

technical assistance, grants, and access to affordable spaces. Support local entrepreneurs in creating 

unique experiences like farm-to-table dining, craft markets, and boutique shops. 

f) Expand Place Brand Communication Efforts: Promote Naranja Lakes as a destination through digital 

platforms, social media campaigns, and community education events. Showcase the CRA’s assets, such 

as its affordability, accessibility, and potential for tourism and investment. 
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Goal #2: Housing and Residential Life 

To create a healthy, diverse housing mix and improve the quality of life for Naranja Lakes residents. 

 

Key Program Initiatives: 

a) Establish a Sustainable Housing Mix: Promote the development of affordable and mixed-income 

housing, including missing middle housing such as duplexes and townhomes, to meet the needs of 

residents while maintaining community character. 

b) Enhance Quality of Life: Focus on improving neighborhood aesthetics, expanding access to parks, 

and addressing blight and vacancy issues. Develop programs to support homeownership, maintain 

existing housing stock, and build community pride. 

 

Goal #3: Public Improvements and Infrastructure 

To create a visually appealing, functional, and safe public realm that supports redevelopment and 

enhances community connectivity. 

 

Key Program Initiatives: 

a) Gateway and Wayfinding Enhancements: Install visually appealing gateway signage and wayfinding 

systems to improve navigation and establish a sense of place throughout the CRA. 

b) Improve Walkability and Safety: Install targeted lighting, wider sidewalks, shade trees, and protected 

bike lanes to make the CRA more pedestrian-friendly and safe. 

c) Improve Aesthetics: Launch streetscape beautification programs, such as landscaping, public art 

installations, and façade improvement grants for commercial properties. 

d) Upgrade Commercial and Industrial Infrastructure: Modernize utilities, roadways, and drainage 

systems in commercial and industrial areas to attract businesses and investors. 

e) Address Parking Lot Aesthetics: Partner with businesses along South Dixie Highway and other key 

corridors to enhance parking lot landscaping, lighting, and stormwater management. 

 

Goal #4: Transportation, Transit, and Parking 

To ensure safe, efficient, and multimodal transportation options to support community growth and 

connectivity. 

 

Key Program Initiatives: 

a) Encourage Multimodal Transportation: Expand shared-use paths, protected bike lanes, and 

pedestrian infrastructure to encourage alternative transportation methods. Promote transit systems 

as safe and convenient options for residents and visitors. 

b) Expand Transit Options: Work with Miami-Dade Transit to increase service frequency and coverage, 

leveraging the SMART Plan station at SW 264th Street as a key asset to connect residents to jobs 

and regional destinations. 

c) Enhance Parking Options: Develop modern, efficient parking facilities to support retail, restaurants, 

offices, and light industrial uses, while maintaining an aesthetically pleasing streetscape. 
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Goal #5: Redevelopment Support 

To create a redevelopment-friendly environment that aligns with CRA goals and attracts sustainable 

investment. 

 

Key Program Initiatives: 

a) Land Use Regulations: Encourage redevelopment through zoning that promotes compact, mixed-

use, pedestrian-friendly areas. Update illustrative master plans to improve clarity and align with the 

community’s vision, ensuring they are accessible to developers and stakeholders. 

b) Use CRA Powers for Land Development: Leverage borrowing, land acquisition, and land disposition 

powers to assemble sites for redevelopment and incentivize transformative projects. 

c) Provide Economic Incentives: Offer grants, tax incentives, and other forms of financial support for 

projects that align with CRA goals, such as mixed-use developments, housing, and public 

infrastructure improvements. 

d) Allocate CRA Resources Strategically: Ensure the CRA is equipped with the necessary funding, 

staffing, and expertise to implement programs and initiatives effectively. 
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5. Key Priority Projects 

Section 5                                                                                                                                                              Key Priority Projects 

Based on information gathered and aligned with the goals of promoting economic vitality, quality of 

life, talent attraction, and creating a unique destination for entrepreneurs and residents, the following 10 

priority projects are recommended for the Naranja Lakes CRA, categorized by timeframe. To ensure the 

successful implementation of the recommended priority projects, the NLCRA staff and leadership can 

adopt the following recommended actionable strategies. These tactics will help allocate resources 

effectively, build partnerships, and ensure alignment with the CRA’s overarching goals. 

 
Short-Term Projects (1-3 Years) 

 
1. DEVELOP A CRA PLACE BRAND COMMUNICATIONS PROGRAM 

 

Action Steps: 

• Design a cohesive visual identity, including a logo, tagline, and communication materials. 

• Develop a digital communications strategy focused on education about local assets and initiatives 

through social media, websites, and email campaigns. 

• Organize community events to promote the CRA’s unique identity and provide education about the 

CRA, its programs, and projects. 

 

Metrics for Success:  

Increased online engagement, attendance, and positive media coverage. 

 

2. LAUNCH A SMALL BUSINESS SUPPORT PROGRAM 

 

Action Steps: 

• Establish a grant or microloan program to support local entrepreneurs in starting or expanding their 

businesses. 

• Partner with the Miami-Dade Economic Advocacy Trust (MDEAT) or similar organizations to offer 

technical assistance and business training workshops. 

• Identify vacant retail spaces, such as those near South Dixie Highway, and work with property owners to 

offer affordable leases for startups. 

 

Metrics for Success:  

Number of businesses supported, jobs created, and occupied retail spaces. 
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3. IMPROVE PARK CONNECTIVITY AND WALKABILITY 

 

Action Steps: 

• Collaborate with Miami-Dade County’s Public Works Department to design and fund sidewalk 

improvements, bike lanes/ bike network, and crosswalk enhancements. 

• Launch a “Safe Walks to Parks” campaign, including community workshops to identify priority 

connections. 

• Apply for grants, such as the Florida Safe Routes to School Program, to fund infrastructure 

improvements near parks and schools. 

 

Metrics for Success:  

Linear feet of sidewalks/bike lanes installed, reduction in pedestrian and bike-related accidents. Reduced 

congestion. 

 

4. EXPAND CODE ENFORCEMENT AND COMMUNITY POLICING 

 

Action Steps: 

• Allocate CRA funds to hire additional code enforcement officers focused on the CRA boundary. 

• Partner with local law enforcement to conduct community outreach and safety improvement initiatives. 

• Implement a reporting system for residents to alert authorities about illegal dumping or unsafe 

conditions. 

 

Metrics for Success:  

Reduction in illegal dumping, improved resident satisfaction with safety. 

 

Mid-Term Projects (3-5 Years) 

 

5. REDEVELOP KEY VACANT AND UNDERUTILIZED LAND 

 

Action Steps: 

• Conduct feasibility studies to determine the best uses for the 121.7-acres of vacant land near the 

Naranja Branch Library, or for any other vacant land in the area. 

• Acquire strategic properties and issue Requests for Proposals (RFP) to attract private developers with 

experience in mixed-use and community-focused projects. 

• Incorporate community input to ensure redevelopment aligns with the vision of residents. 

 

Metrics for Success:  

Land developed, housing/commercial square footage completed. 
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6. INFRASTRUCTURE UPGRADES FOR COMMERCIAL AND INDUSTRIAL AREAS 

 

Action Steps: 

• Identify key infrastructure deficiencies, such as drainage, utilities, and road conditions, through 

engineering studies. 

• Pursue funding opportunities, such as Community Development Block Grants (CDBG) or state 

infrastructure programs. 

• Coordinate with property owners along South Dixie Highway to incentivize façade improvements and 

landscaping. 

 

Metrics for Success:  

Number of infrastructure projects completed, improved stormwater management. 

 

7. LAUNCH AN AGRI-TOURISM INITIATIVE 

 

Action Steps: 

• Using the CRA area as “home base”, partner with local agricultural businesses and farms to 

develop guided tours, farm-to-table events, farmers' markets, and outdoor tasting 

experiences featuring locally grown produce. 

• Create incentives for boutique hotels, restaurants, and agri-tourism businesses to establish in the area, 

leveraging Naranja Lakes’ rich agricultural heritage and rural charm. 

• Integrate this initiative into the CRA’s educational campaign, positioning Naranja Lakes as a 

unique eco-tourism and agri-tourism destination that highlights sustainable farming and local culture. 

 

Metrics for Success: 

Number of visitors participating in agri-tourism activities. 

New hospitality and tourism-related businesses established. 

Increased tourism revenue and economic activity in the area. 

 

Long-Term Projects (5-8 Years) 

 

8. CREATE A WALKABLE DINING AND RETAIL DISTRICT 

 

Action Steps: 

• Use CRA funds to acquire and assemble key properties along South Dixie Highway near Naranja 

Urban Center to create a cohesive retail and dining corridor. 

• Partner with urban designers to create a master plan for a Main Street-inspired district with public 

plazas, public art, and shaded walkways. 

• Attract anchor tenants and unique local businesses to establish a mix of dining, retail, and 

entertainment venues. 

 

Metrics for Success:  

Number of businesses in the district, pedestrian traffic, increase in property values. 
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9. LEVERAGE THE SMART PLAN TRANSIT STATION 

 

Action Steps: 

• Work with developers to create transit-oriented developments (TODs) near the SW 264th Street 

and SW 244
th

 Street TransitWay stations, combining housing, retail, and office space. 

• Ensure pedestrian and bike connectivity to the station, including lighting and signage enhancements. 

• Collaborate with Miami-Dade Transit to expand routes and improve station amenities. 

 

Metrics for Success:  

New TOD developments, increase in transit ridership. 

 

10. EXPAND AFFORDABLE AND WORKFORCE HOUSING OPTIONS 

 

Action Steps: 

• Acquire strategic parcels near transit and job centers for affordable housing development. 

• Establish locally-specific affordability criteria for CRA supported affordable housing projects that do 

not utilize other county, state or federal funds. 

• Partner with affordable housing developers that apply for Low-Income Housing Tax Credits 

(LIHTC) to fund projects. 

• Implement design guidelines to ensure housing blends with the community’s character and promotes 

walkability. 

 

Metrics for Success:  

Number of affordable housing units created, reduction in housing cost burden. 
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LAND ACQUISITION AND REAL ESTATE DEVELOPMENT STRATEGY 

 

A strategic land acquisition and real estate development approach is essential to achieving the goals of 

the Naranja Lakes Community Redevelopment Agency (CRA). The CRA’s role in land banking, 

redevelopment facilitation, and targeted real estate investment will be key in addressing retail gaps, 

workforce housing shortages, job center expansion, and commercial revitalization. 

 

This strategy is guided by the findings from market analysis across residential, retail, office, industrial, and 

hospitality sectors, ensuring that acquisitions and redevelopment projects align with economic needs, 

demand trends, and long-term community impact. 

  

Guiding Principles for Land Acquisition & Redevelopment 

The CRA will pursue a strategic and phased approach to land acquisition and development, prioritizing: 

 

• Job-Creating Commercial & Industrial Sites – Expanding office and industrial space to create local 

employment opportunities. 

• Workforce and Mixed-Income Housing – Ensuring housing development supports economic diversity. 

• Retail Expansion & Revitalization – Addressing retail leakage and activating key commercial corridors. 

• Hospitality & Tourism Development – Creating an environment for hotel investment and tourism-

related growth. 

 

To implement these priorities, the CRA can use tactics that include land banking, public-private 

partnerships (P3s), developer incentives, and site-specific redevelopment initiatives. 

 

Implementation Strategy & Funding Mechanisms 

To execute this strategy, the CRA may utilize: 

 

• Tax Increment Financing (TIF) – To fund infrastructure and site improvements. 

• Land Banking & Site Control – To assemble parcels for redevelopment and public-private partnerships. 

• Public-Private Partnerships (P3s) – To leverage private investment in housing, commercial, and 

hospitality projects. 

• Incentive Programs – Offering tax recapture programs, grants, and potentially land development 

bonuses to encourage investment. 
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TARGETED ACQUISITION & DEVELOPMENT STRATEGIES 

 

1. Workforce and Mixed-Income Housing Development 

 

Why This Matters: 

• Homeownership rates in Naranja Lakes are low (45%), and 50% of renters are cost-burdened. 

• There is significant demand for workforce housing, but vacant and aging housing stock limits availability. 

• The CRA’s role in acquiring and redeveloping underutilized properties is critical to improving 

affordability and increasing homeownership opportunities. 

 

Action Plan: 

• Land Bank Key Residential Parcels – Identify and assemble underutilized or tax-delinquent properties 

for future affordable housing projects. 

• Facilitate Public-Private Partnerships (P3s) – Work with developers to deliver mixed-income housing 

projects while preserving affordability. 

• Create Homeownership Incentives – Offer down payment assistance, tax abatements, and first-time 

buyer incentives to increase ownership rates. 

• Support Multi-Family Redevelopment – Target aging multi-family properties with rehabilitation grants 

or redevelopment incentives. 

 

Potential Acquisition Sites: 

• Underutilized parcels along major corridors (US-1, South Dade Transitway, 137th Ave.). 

• Properties with high vacancy rates or financial distress that can be converted into mixed-use or multi-

family developments. 
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TARGETED ACQUISITION & DEVELOPMENT STRATEGIES 

 

2. Retail Expansion & Revitalization 

 

Why This Matters: 

• Retail vacancy rates are high (12.5%), yet residents spend much of their retail dollars outside Naranja 

Lakes. 

• There is an undersupply of grocery stores, sit-down restaurants, and entertainment venues. 

• The retail sector lags behind residential growth, meaning that more housing density may be needed to 

support future retail investment. 

 

Action Plan: 

• Acquire & Reposition Underperforming Retail Centers – Identify older, struggling shopping centers and 

facilitate redevelopment or repositioning efforts. 

• Target Grocery & Essential Retail Development – Use land assembly, incentives, and P3s to recruit a 

supermarket or specialty grocer. 

• Encourage Mixed-Use Development – Integrate retail into residential projects to create built-in 

customer bases. 

• Support Small Businesses & Local Retailers – Implement business grants, façade improvements, and 

tenant assistance programs to strengthen the local retail ecosystem. 

 

Potential Acquisition Sites: 

• Retail corridors along US-1, 264th Street, and major intersections. 

• Vacant or struggling shopping centers that can be redeveloped into mixed-use areas. 
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TARGETED ACQUISITION & DEVELOPMENT STRATEGIES 

 

3. Job-Creating Commercial & Industrial Sites 

 

•Why This Matters: 

• Office vacancy rates are high (18%), and the area lacks large employers. 

• Industrial vacancy is low (6.5%), showing strong demand for logistics and light manufacturing space. 

• The market is underutilizing its proximity to transit corridors and trade routes. 

 

Action Plan: 

• Expand Industrial & Logistics Space – Acquire and rezone underutilized parcels for light industrial, 

warehousing, and logistics development. 

• Support Office Redevelopment & Job Centers – Convert vacant retail space into small office hubs or 

co-working spaces. 

• Create Business Incubators & Innovation Hubs – Identify properties that can support entrepreneurial 

growth, medical offices, and professional services. 

• Leverage the South Dade Transitway – Encourage transit-oriented office development near major 

public transit hubs. 

 

Potential Acquisition Sites: 

• Land near major roadways and TransitWay stops that can be converted into industrial or commercial 

job centers. 

• Vacant office buildings or underutilized retail space that could be repositioned for business use. 
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TARGETED ACQUISITION & DEVELOPMENT STRATEGIES 

 

4. Hospitality & Tourism Development 

 

Why This Matters: 

• The area has fewer than five hotels, low occupancy rates (58%), and no new hotel development. 

• The lack of lodging options prevents visitor spending, eco-tourism expansion, and event-driven travel. 

• Naranja Lakes is well-positioned to serve visitors to the Everglades, Biscayne National Park, and 

Homestead Speedway, but has no tourism infrastructure. 

 

Action Plan: 

• Attract Hotel Development – Offer tax incentives, impact fee incentives, and land assembly 

opportunities for hotel investors. 

• Encourage Mixed-Use Hospitality Projects – Combine lodging with entertainment, dining, and event 

space to create a destination appeal. 

• Develop an Eco-Tourism Strategy – Position Naranja Lakes as a gateway for nature and adventure 

tourism. 

• Identify Land for Hospitality Expansion – Designate hospitality zones near key roadways, transit access 

points, and future entertainment districts. 

 

Potential Acquisition Sites: 

• Properties along major highways (US-1, Florida’s Turnpike) and near high-traffic corridors. 

• Undeveloped parcels that could support eco-lodging, boutique hotels, or mixed-use hospitality 

developments. 
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NEIGHBORHOOD IMPACT STATEMENT 

 

The following describes the potential impacts of future redevelopment on the neighborhoods within the 

CRA. While neighborhood impacts have been considered in the identification of the Redevelopment 

Goals outlined above, it should be noted that redevelopment projects are in the early stages of planning. 

Specific impacts resulting from implementation should be further identified as individual projects begin 

the design phase. 

 

Housing and Affordability  

The possibility of residential relocations is contemplated by this Plan in connection with future 

redevelopment projects. While no, or only very limited relocation is anticipated, it is important to note 

that implementation of Redevelopment Goals and Initiatives may result in residential and/or business 

displacement.  The following strategies are contemplated within the CRA Plan to help mitigate potential 

displacement. 

 

• The CRA Plan encourages the development of mixed-income housing for a variety of affordable living 

options for existing and new residents. 

• The CRA will engage in public-private partnerships with developers to create workforce housing and 

incentives to address long-term affordability. 

• Potential displacement risks should be mitigated through financial assistance programs and anti-

displacement policies. 

 

Infrastructure and Transportation  

As part of the County, State and CRA’s redevelopment effort, it is anticipated that significant investments 

will be made in transportation networks, including street reconstructions, lighting, beautification, 

landscaping, traffic calming, and pedestrian walkway enhancement.  Investments will also be made to 

upgrades water, sewer, and stormwater systems to accommodate future growth and environmental 

resilience. 

 

Environmental Quality  

The Redevelopment Goals and Initiatives proposed in this Plan are intended to improve the 

environmental quality within the redevelopment area. The following serve to improve the environmental 

sustainability. 

 

• The CRA will encourage energy saving building practices with new developments within the Naranja 

Lakes CRA. 

• Infrastructure projects will utilize green infrastructure and sustainable stormwater management 

techniques where appropriate and add to the tree canopy through urban greening. 
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Community Well Being 

The redevelopment area contains a range of community services and facilities. These facilities contribute 

to the success of the redevelopment plan and support cultural, neighborhood, social and educational 

enhancement.  

 

• Any existing community facilities within the boundary of the redevelopment area may benefit from the 

economic improvement of the area by the implementation of the redevelopment initiatives, and the 

physical improvements of the surrounding area that will create economic revitalization with the advent 

of new businesses and job opportunities. 

• Community services such as innovative policing and code enforcement can be expanded utilizing the 

programs included in the Community Redevelopment Plan.  

  

Economic Development and Job Creation 

The Naranja Lakes CRA Plan addresses economic development throughout the plan, which aims to 

attract new business and provide job opportunities for residents in the community.  The CRA will do this 

through:  

 

• Encourage entrepreneurship by offering support through a microloan program and partner with local 

organizations that provide training programs and technical assistance 

• Supporting small businesses through grants and encouragement of a vibrant mix of uses, such as a 

hotel or restaurants. 

• Enhancing commercial corridors to improve aesthetics, a sense of place, and increase business viability. 

 

Community Engagement and Equity 

 

The CRA Plan update encourages inclusive community engagement strategies, ensuring that residents 

and stakeholders have a voice in prioritizing redevelopment efforts.  Public meetings, workshops, and 

surveys are important to gather feedback for transparent decision-making and the CRA should 

emphasize equitable development to prevent displacement. 

 

In conclusion, the Naranja Lakes CRA Plan addresses housing, infrastructure, environmental quality, 

economic development, and community well being by prioritizing sustainable growth, economic 

opportunity, and improved quality of life while maintaining the community's unique character. Ongoing 

outreach and collaboration with residents, businesses, and stakeholders will be critical to the success of 

this vision. 
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6. Financial Projections & Alternative Funding 

Section 6                                                                                                                           Financial Projections & Alternative Funding 

TIF Projections NLCRA 2033 
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Fiscal Year Original Expansion Increment TIF 

2002         131,292,949  

2017         493,525,205  

2025         816,229,961       2,053,134,960       2,244,546,767         13,649,787  

2026         840,716,860       2,114,729,009       2,330,627,715         14,353,987  

2027         865,938,366       2,178,170,879       2,419,291,091         14,900,051  

2028         891,916,517       2,243,516,005       2,510,614,368         15,462,497  

2029         918,674,012       2,310,821,486       2,604,677,344         16,041,817  

2030         946,234,232       2,380,146,130       2,701,562,209         16,638,516  

2031         974,621,259       2,451,550,514       2,801,353,619         17,253,117  

2032      1,003,859,897       2,525,097,029       2,904,138,773         17,886,155  

2033      1,033,975,694       2,600,849,940       3,010,007,481         18,538,185  

Total TIF      131,074,325  



Spending Plan Concept 
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SPENDING PLAN CONCEPT  FY 2026  FY 2027 FY 2028 FY 2029 FY 2030 FY 2031 FY 2032 FY 2033 8-Year Total 

Tax Increment Revenue 

       

14,353,987  

      

14,900,051  

     

15,462,497  

     

16,041,817  

     

16,638,516  

       

17,253,117  

       

17,886,155  

       

18,538,185  

      

131,074,325  

Expenses 

Administration 

            

273,000  

           

286,650  

          

300,983  

          

316,032  

          

331,833  

            

348,425  

            

365,846  

            

384,138  

          

2,606,907  

County Administration 

            

138,445  

           

145,367  

          

152,635  

          

160,267  

          

168,280  

            

176,694  

            

185,529  

            

194,805  

          

1,322,023  

Operating Expenses 

         

2,155,354  

        

2,263,122  

       

2,376,278  

       

2,495,092  

       

2,619,846  

         

2,750,838  

         

2,888,380  

         

3,032,799  

        

20,581,709  

Programs and Projects 

Community Policing 

         

1,600,000  

        

1,600,000  

       

1,600,000  

       

1,600,000  

       

1,600,000  

         

1,600,000  

         

1,600,000  

         

1,600,000  

        

12,800,000  

Infrastructure Investments 

            

493,243  

        

1,000,000  

       

1,000,000  

       

1,500,000  

       

2,000,000  

         

2,500,000  

         

2,000,000  

         

1,500,000  

        

11,993,243  

Housing Projects* 

            

500,000  

        

1,000,000  

       

1,000,000  

       

1,000,000  

       

1,000,000  

         

1,000,000  

         

1,000,000  

         

2,188,970  

          

8,688,970  

Public Spaces and Parks 

            

250,000  

           

574,333  

          

921,975  

          

787,000  

          

250,000  

            

250,000  

            

250,000  

            

250,000  

          

3,533,308  

Business Assistance & Job 

Creation 

            

200,000  

           

200,000  

          

200,000  

          

200,000  

          

200,000  

            

200,000  

            

200,000  

            

200,000  

          

1,600,000  

Commercial Improvement 

Grants 

            

500,000  

           

500,000  

          

500,000  

          

500,000  

          

500,000  

            

500,000  

            

500,000  

            

500,000  

          

4,000,000  

Land Acquisiton/P3/Major 

Projects* 

         

5,747,757  

        

4,736,710  

       

4,716,144  

       

4,685,313  

       

5,063,703  

         

4,912,363  

         

5,768,363  

         

5,442,797  

        

41,073,150  

Smart Plan for Transit 

Investments 

         

2,496,188  

        

2,593,870  

       

2,694,483  

       

2,798,114  

       

2,904,854  

         

3,014,796  

         

3,128,037  

         

3,244,674  

        

22,875,015  

Total Expenses 

       

14,353,986  

      

14,900,051  

     

15,462,497  

     

16,041,817  

     

16,638,516  

       

17,253,117  

       

17,886,155  

       

18,538,184  

      

131,074,324  

*Can be done with TIF Recapture or P3 



Alternative Funding Mechanisms to Tax Increment Financing (TIF) for Redevelopment Costs 

 

While Tax Increment Financing (TIF) is a widely used tool for funding redevelopment, several alternative 

mechanisms can supplement or replace TIF to finance projects in the Naranja Lakes CRA or similar 

redevelopment efforts. Below are viable funding alternatives: 

 

1. Grants and Federal/State Funding Programs 

• Community Development Block Grants (CDBG) – Federal funding for economic development, 

infrastructure improvements, and affordable housing. 

• Economic Development Administration (EDA) Grants – Support for public works, infrastructure, and 

job creation. 

• Brownfield Grants (EPA & Florida Brownfields Program) – Funding for environmental remediation and 

redevelopment of contaminated sites. 

• Transportation Grants (BUILD/RAISE Grants, State DOT Funding) – Federal or state grants for road, 

pedestrian, and transit-related projects. 

• Florida Department of Economic Opportunity (DEO) Grants – Support for local redevelopment and 

infrastructure projects. 

 

2. Special Assessment Districts (SADs) 

• Establishing a Business Improvement District (BID) or Community Development District 

(CDD) where property owners agree to a special assessment to fund specific improvements, such as: 

• Streetscape enhancements 

• Public safety and maintenance 

• Parking and mobility infrastructure 

• Revenue generated is used for localized improvements, attracting businesses and increasing property 

values. 

 

3. Public-Private Partnerships (P3s) 

• Collaborate with private developers for mixed-use projects where: 

• The CRA provides land, infrastructure, or financing incentives. 

• Private investors contribute funding for commercial or residential projects. 

• Examples: 

• Leasing public land for commercial use in exchange for revenue-sharing 

agreements. 

• Partnering with hotel developers for eco-tourism projects. 
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4. Tax Credit Programs 

• New Markets Tax Credits (NMTCs) – Federal incentive for private investment in economically 

distressed areas. 

• Low-Income Housing Tax Credits (LIHTCs) – Support for affordable and workforce housing 

developments. 

• Historic Preservation Tax Credits – Encourages restoration of historic buildings for adaptive reuse. 

 

5. Opportunity Zone Investments 

• Attract private capital gains investment into designated Opportunity Zones within the CRA. 

• Offer tax deferrals and exemptions for investors supporting local economic development projects. 

 

6. Bond Financing 

• Revenue Bonds – Secured by specific project revenue, such as parking fees or lease agreements. 

• General Obligation (GO) Bonds – Requires voter approval; backed by municipal creditworthiness. 

• Infrastructure Bonds – Used for major redevelopment projects, including roads, utilities, and public 

spaces. 

 

7. Crowdfunding and Philanthropic Funding 

• Local crowdfunding campaigns for small-scale projects (e.g., park improvements, cultural spaces). 

• Philanthropic partnerships with foundations or corporations for community-driven redevelopment. 

 

8. Lease Revenue and Land Value Capture 

•Lease CRA-owned properties to developers or businesses to generate ongoing revenue. 

•Utilize land value capture mechanisms where infrastructure investments increase land value, and part 

of the appreciation funds future projects. 

 

9. Tourism and Hospitality Funding Mechanisms 

• Hotel Bed Tax Revenues – Portion of local lodging taxes used for infrastructure supporting eco-

tourism. 

• Event-Based Revenue Sharing – Hosting cultural festivals, markets, and events that generate funds for 

redevelopment. 

 

Conclusion 

By combining TIF with these alternative funding mechanisms, the Naranja Lakes CRA can diversify its 

revenue sources, reduce financial risk, and accelerate redevelopment efforts. A strategic mix of grants, 

public-private partnerships, special assessments, and tax incentives will ensure sustainable and impactful 

investment in the community. 
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Viable Exit Strategies 

Viable Exit Strategy for Naranja Lakes Community Redevelopment Agency (CRA) by 2033 

 

The Naranja Lakes CRA, established with a sunset date of 2033 as stated in the 2017 Redevelopment Plan, 

requires a structured exit strategy to ensure a seamless transition of responsibilities while maintaining the 

long-term sustainability of its redevelopment efforts. A well-planned exit strategy will allow the CRA 

to achieve its core objectives, ensure continued economic growth, and transition redevelopment initiatives 

to local government or private sector leadership. 

 

Key Exit Strategy Components 

 

1. Financial Sustainability & Responsible TIF Phase-Out 

• Gradual Reduction of TIF Revenues: Develop a TIF Wind-Down Plan where funds are gradually 

allocated to legacy projects and essential infrastructure instead of new long-term commitments. 

• Reserve Fund Establishment: Create a redevelopment trust reserve fund to sustain key projects 

beyond the CRA’s lifespan. 

• Debt Retirement Strategy: Ensure all bonds, loans, or financial obligations are paid off or transferred to 

the county or another governing entity before 2033. 

 

2. Project Completion and Transfer of Responsibilities 

• Prioritize High-Impact Redevelopment Projects: Focus on completing transformational projects (e.g., 

the Main Street Retail & Dining District, Agri-Tourism Initiative, and Transit-Oriented Development 

near the SMART Plan station) by 2028-2030. 

• Asset Transfer to Miami-Dade County: Transition CRA-owned properties, public facilities, and 

infrastructure projects to the county or designated community organizations. 

• Public-Private Partnerships (P3s): Establish agreements where private developers or local business 

groups maintain and manage assets like parks, streetscapes, and commercial spaces. 

 

3. Establish Long-Term Governance for Ongoing Redevelopment 

• Create a Business Improvement District (BID) or Special Assessment District: Ensure continued 

maintenance of commercial corridors through a self-assessed property owner group after the CRA 

dissolves. 

• Municipal Oversight Transition: Work with Miami-Dade County’s Office of Management and Budget to 

integrate CRA functions into existing economic development programs. 

• Local Economic Development Board: Establish a post-CRA advisory board to guide future 

development efforts and oversee unfinished projects. 
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4. Community Benefits and Housing Legacy Programs 

• Affordable Housing Trust Fund: Use final CRA funds to establish a permanent housing assistance 

program to ensure long-term affordability. 

• Small Business & Workforce Development Fund: Transition existing business grants and training 

programs to local chambers of commerce or nonprofit organizations. 

 

5. Final Report and Public Transparency 

• Sunset Report (2032-2033): Provide a final impact assessment detailing TIF fund usage, completed 

projects, and the economic impact of the CRA. 

• Public Engagement: Hold town halls and workshops to inform residents and businesses about the 

transition and future governance structures. 

 

Proposed Timeline for Exit Strategy Execution 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Conclusion 

 

The Naranja Lakes CRA Exit Strategy ensures that redevelopment efforts continue to benefit the 

community post-2033 by transferring key projects, creating sustainable governance structures, and 

phasing out financial dependencies. This strategy protects investments, maintains community 

improvements, and ensures a smooth transition to local entities for long-term growth and sustainability 

Proposed Timeline for Exit Strategy Execution 

Phase Timeframe Key Actions 

Mid-Term CRA Prioritization 2025 - 2028 Finalize major redevelopment projects, secure 

funding for unfinished projects, and initiate asset 

transfer planning. 

TIF Reduction & Transition Plan 2028 - 2030 Gradually reduce reliance on TIF, establish reserve 

funds, and finalize long-term governance plans. 

Final Years of CRA Operations 2030 - 2032 Transfer properties, launch legacy programs (BID, 

affordable housing trust), and ensure all financial 

obligations are met. 

Dissolution & Reporting 2033 Final CRA audit, public report, and formal sunset 

of operations. 
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Thank You 
 

 

 

We provide economic development solutions. 
 
BusinessFlare® is a highly qualified veteran-owned advisory firm specializing in 

redevelopment, revitalization, economic analysis, and urban planning. As a trusted 

partner to the Miami-Dade County Office of Management and Budget, 

BusinessFlare® provides expert support to the county's Community Redevelopment 

Agencies (CRAs), offering tailored strategies to drive sustainable growth and improve 

quality of life within the county. 

 

With headquarters located in North Miami, Florida, BusinessFlare® is deeply rooted 

in the local community, offering unmatched insights into the region’s unique economic 

and urban challenges. Our team is composed of seasoned professionals with 

expertise in redevelopment and planning, leveraging cutting-edge data analytics and 

economic modeling to guide impactful decision-making. 

 

Our Services 

BusinessFlare® provides a comprehensive suite of services, including: 

• Finding of Necessity  

• Redevelopment Plan Updates 

• Revitalization Strategies 

• Economic Data Insights and Analytics 

• Economic Impact Studies 

• Urban Planning and Design 

 

Commitment to Miami-Dade County 

As a local firm, BusinessFlare® is uniquely positioned to address the challenges and 

opportunities in Miami-Dade County. Our proximity to the communities we serve 

allows us to maintain strong relationships with local stakeholders and ensures our 

recommendations are grounded in the realities of the region. By partnering with the 

Miami-Dade County Office of Management and Budget, BusinessFlare® continues to 

empower CRAs to achieve their missions, creating vibrant, resilient communities 

through innovative redevelopment strategies and data-driven insights. 

 

BusinessFlare® has extensive experience supporting CRAs throughout Miami-Dade 

County, delivering measurable results that align with statutory requirements and local 

objectives. We understand the critical balance between preserving community 

character and fostering economic growth, and we tailor our approach to meet the 

specific needs of each project. 

 

https://businessflare.net/ 

https://businessflare.net/
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APPENDIX B – Market Analysis 

Market and Economic Conditions 

 

POPULATION & GROWTH TRENDS 

Naranja Lakes has a population of approximately 46,894 residents, with an annual growth rate of 1.8%, 

outpacing Miami-Dade County’s overall growth of 1.5%. The area has a median age of 34.6 years, which 

is significantly younger than many other communities in South Miami-Dade. This suggests a high 

percentage of working-age individuals and young families. 

 

Why This Matters 

• A growing and young population means that housing demand, job opportunities, and public services 

must expand to keep up. Younger populations tend to be more mobile and seek better job 

opportunities and quality of life, so retention strategies will be important. If the area does not continue 

to develop attractive economic opportunities and community amenities, it risks losing talent to nearby 

areas like Homestead, Kendall, and even Miami. 

• At the same time, growth presents an opportunity for targeted redevelopment. With careful planning, 

the CRA can encourage mixed-use development, commercial growth, and workforce housing projects 

to accommodate this increasing population. It also creates a need for expanded transportation and 

infrastructure investments, particularly as traffic congestion and transit connectivity become more 

pressing concerns. 

  

Population Size and Growth 

The Naranja Lakes CRA has a population of approximately 46,894 residents, with an annual growth rate 

of 1.8%, which is slightly higher than the 1.5% countywide growth rate. This increase suggests steady, 

organic population expansion rather than an explosion of new residents from outside the area. 

 

Age Distribution and Household Composition 

The median age is 34.6 years, reflecting a predominantly working-age population. 

26% of the population is under 18, signaling a strong presence of young families. 

About 11% of the population is 65 or older, meaning there is a growing senior segment but not a 

dominant one. 

 

The average household size is 3.1 people, which is higher than Miami-Dade’s overall average of 2.8 

persons per household. 

 

Why This Matters 

• The age distribution and household size show that Naranja Lakes is a family-oriented community. Many 

residents are children and young parents, increasing the demand for quality schools, childcare facilities, 

parks, and recreational activities. 

• Additionally, housing and service needs will shift as the senior population grows. While today’s 

priorities might focus on education and job opportunities, future planning should include accessible 

housing, healthcare services, and senior-friendly amenities. 

• The larger household size indicates a sense of community and extended-family living arrangements, 

which often correlates with higher rates of multi-generational households. This is important for 

planning housing types, transportation access, and social services that fit this demographic pattern. 
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What This Means for the CRA Plan 

• Expand family-friendly amenities, such as parks, playgrounds, and after-school programs, to accommodate 

the high percentage of children and young families. 

• Encourage multi-bedroom housing development to meet the needs of larger households. 

• Plan for future senior services as the aging population grows. 

• Enhance transit accessibility to support families with single-vehicle or no-vehicle households. 

  

Demographic Shifts and Migration Patterns 

About 40% of residents have moved into the area within the last decade, which means a steady influx of 

new residents but new residents lack the legacy connection to the community and neighborhoods. 

The majority of newcomers come from other areas within Miami-Dade County, suggesting that affordability 

and housing availability are key drivers of migration to Naranja Lakes. 

 

The area's growing immigrant population, particularly from Latin America and the Caribbean, reinforces its 

cultural diversity. 

 

Why This Matters 

• Naranja Lakes is attracting Miami-Dade County residents who are looking for affordability, but if housing 

costs continue to rise, the area could become less competitive. A strategic focus on affordable and 

workforce housing development will be critical in maintaining Naranja Lakes as an attractive place to live. 

• Additionally, immigrant populations bring economic and cultural vibrancy, often creating small businesses, 

restaurants, and retail shops that reflect their cultural backgrounds. The CRA can support these 

communities by offering business incentives, permitting assistance, and branding strategies that highlight 

the area's diverse offerings. 

 

What This Means for the CRA Plan 

• Preserve affordability by encouraging mixed-income and workforce housing developments. 

• Support immigrant entrepreneurship through business assistance programs and micro-loans. 

• Enhance cultural branding to celebrate and promote Naranja Lakes’ diversity. 

 

Population Density and Land Use Considerations 

• Naranja Lakes has a population density of approximately 6,700 people per square mile, which is lower 

than Miami-Dade’s urban areas but denser than nearby suburban and rural parts of the county. 

• Most of the residential development consists of single-family homes and low-rise multifamily buildings, 

but some underutilized land could support higher-density mixed-use developments. 

 

Why This Matters 

• With a moderate population density, Naranja Lakes can grow sustainably without overwhelming 

infrastructure if well planned to keep pace with population growth. The availability of underutilized land 

presents opportunities for redevelopment, especially along transit corridors and commercial areas. 

• However, future land use decisions must balance growth with preserving the community’s character. Too 

much density without proper planning can strain infrastructure, schools, and public services, while too 

little development could limit economic potential. 
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What This Means for the CRA Plan 

• Identify underutilized properties for strategic redevelopment. 

• Encourage higher-density mixed-use developments in targeted areas near the South Dade Transitway. 

• Ensure that infrastructure investments keep pace with population growth. 

  

Summary of Key Takeaways 

 

• The population is steadily growing, requiring strategic planning to accommodate future residents. 

• The community is family-oriented, increasing demand for schools, parks, and child-friendly services. 

• There is a strong immigrant presence, making business development and cultural branding important. 

• Affordability is a key driver of migration, but housing costs must be managed to maintain competitiveness. 

• Moderate population density and available land create redevelopment opportunities, but growth must be 

well-planned to avoid infrastructure strain. 
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INCOME AND POVERTY LEVELS 

 

The median household income in Naranja Lakes is $52,536, which is significantly below the Miami-Dade 

County median of $64,000. Additionally, 22% of residents live below the poverty line, a rate higher than 

that of nearby Homestead (18%). 

 

Why This Matters 

• Low-income levels indicate a high reliance on affordable housing and rental properties, which impacts the 

type of development that is feasible in the area. A higher-than-average poverty rate means that many 

residents face financial barriers to homeownership and upward economic mobility. This also affects 

business attraction and retail development, as companies typically look at disposable income levels when 

determining where to invest. 

• However, Naranja Lakes has the opportunity to increase household earnings through economic 

development initiatives. Workforce training, business support programs, and job placement efforts could 

help improve residents’ earning potential. Additionally, strategic redevelopment projects could attract 

higher-paying industries such as logistics, healthcare, and light manufacturing. 

  

Income Distribution and Economic Hardship 

Naranja Lakes has a median household income of $52,536, below the Miami-Dade County median of 

$64,000. This suggests that many households in the area struggle to afford basic necessities. The income 

distribution is heavily skewed toward lower-wage earners: 

 

• 24% of households earn below $25,000 per year 

• Another 30% earn between $25,000 and $50,000 

• 35% of households earn above $75,000 

• This means that over half of the community earns below $50,000, making disposable income for housing, 

transportation, and leisure activities limited. 

 

Poverty Rate and Economic Disparities 

• The poverty rate in Naranja Lakes is 22%, which is higher than the Miami-Dade County rate of 16% and 

notably higher than nearby Homestead (18%). Many families live paycheck to paycheck and cannot 

absorb financial shocks. 

• Child poverty is especially high, affecting over 30% of children in the area. This impacts educational 

outcomes, access to resources, and future earning potential. 

• The senior poverty rate is also above the county average, with many elderly residents relying on fixed 

incomes that struggle to keep up with rising costs. 
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Cost of Living and Affordability Challenges 

• While housing in Naranja Lakes is relatively affordable compared to the county, the low-income levels 

challenge affordability. Even with a median rent of $1,300 per month, this accounts for over 35% of 

household income, meaning many families are rent-burdened. 

• Other economic factors exacerbating the financial strain include: 

• Rising transportation costs: Many residents rely on cars due to limited transit options, increasing 

commuting expenses. 

• Limited local retail and grocery options: Many residents must travel outside the area for essential 

shopping, adding to costs. 

• High utility costs: Older housing stock often lacks energy efficiency, leading to higher electricity and water 

bills. 

 

Why This Matters 

The high concentration of low-income and financially vulnerable households makes economic mobility a 

critical issue in Naranja Lakes. Without intervention, these income disparities will continue to limit 

homeownership, economic development, and overall community prosperity. 

 

A lack of disposable income also means: 

• Lower local retail spending, making it difficult to attract new businesses. 

• Higher reliance on social services, increasing the demand for support programs. 

• Challenges in upward mobility, especially for young residents who face barriers to higher education 

and high-wage jobs. 

• Investments in higher-paying jobs, workforce training, affordable homeownership programs, and 

business support are essential to breaking the cycle of economic disadvantage. 

 

What This Means for the CRA Plan 

• Focus on workforce development: Training programs should target higher-wage industries like logistics, 

healthcare, and skilled trades. 

• Support small business growth: Business incubators and micro-loans can help residents create their own 

economic opportunities. 

• Expand affordable homeownership programs: Helping renters transition to homeownership can stabilize 

the community and create generational wealth. 

• Improve transit and infrastructure: Better public transportation and walkability can reduce household 

transportation costs. 

• Incentivize grocery stores and essential retail: Ensuring that residents have access to affordable necessities 

without leaving the area will help keep spending local. 
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Summary of Key Takeaways 

 

• Low median household income ($52,536) limits disposable spending, affecting retail and business 

attraction. 

• High poverty rate (22%) signals economic vulnerability, particularly among children (30%) and seniors. 

• Over half of households earn below $50,000, making affordability a major concern for housing and daily 

expenses. 

• Many residents are rent-burdened, with housing costs consuming over 35% of income for lower-earning 

households. 

• Rising transportation, utility, and grocery costs further strain household budgets, limiting economic 

mobility. 

• Economic growth must focus on higher-wage job creation, small business support, and homeownership 

incentives to build wealth. 
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RACIAL AND ETHNIC COMPOSITION 

 

Naranja Lakes is a diverse community, with a population of 70% Hispanic Origin and 22% African 

American. This demographic makeup reflects the broader trends in South Miami-Dade, where Hispanic and 

African American communities drive population growth. 

 

Why This Matters 

• Cultural diversity is a strength that can be leveraged in place branding and economic development 

strategies. The area can build on its cultural identity by supporting businesses that reflect the community’s 

demographics, such as minority-owned enterprises, local markets, and culturally significant retail and 

dining establishments. 

• Additionally, bilingual communication strategies will be essential for effective community engagement.  

  

Diversity and Community Identity 

Naranja Lakes is a racially and ethnically diverse community, with demographics reflecting broader trends in 

South Miami-Dade. The strong Hispanic and African American presence has shaped the area’s cultural 

identity, influencing local businesses, food, music, and community traditions. 

 

Why This Matters 

• Naranja Lakes's racial and ethnic diversity is one of its greatest assets. Cultural representation plays a 

major role in economic development, affecting business growth, place branding, and community 

engagement. When a community’s identity is reflected in its local businesses, public spaces, and civic 

initiatives, it strengthens the connection between residents and their neighborhoods. 

• However, diverse communities also face unique economic and structural challenges, including: 

• Higher rates of economic disparity, particularly in minority populations. 

• Barriers to small business growth, such as lack of access to capital for minority entrepreneurs. 

• Gentrification pressures, which can threaten long-established cultural hubs. 

• Redevelopment efforts must incorporate inclusive economic strategies to preserve and enhance Naranja 

Lakes' cultural identity. These strategies must ensure that minority-owned businesses and cultural 

institutions are not displaced by rising costs. 
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What This Means for the CRA Plan 

• Support for minority-owned businesses through financial incentives, business incubators, and micro-loan 

programs. 

• Incorporate cultural branding into redevelopment efforts, celebrating the area’s Hispanic and African 

American heritage. 

• Protect and enhance local gathering spaces, such as parks, markets, and community centers, that serve as 

cultural hubs. 

• Ensure equitable development by prioritizing policies that protect small businesses from displacement. 

• CRA programs should include bilingual outreach and engagement strategies to ensure inclusivity. 

  

Summary of Key Takeaways 

 

• Naranja Lakes is a majority-minority community, shaping its cultural identity. 

• Cultural diversity is an economic asset that can drive business growth, tourism, and place branding. 

• Minority-owned businesses face structural challenges, including limited access to capital and displacement 

risks. 

• Gentrification pressures could threaten long-standing cultural institutions and small businesses if 

redevelopment is not inclusive. 

• Public spaces, local businesses, and community programs should reflect and celebrate the area’s Hispanic 

and African American heritage. 

• Equitable economic development strategies, such as small business support and anti-displacement 

policies, are critical to preserving the community’s identity. 
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EDUCATION AND WORKFORCE READINESS 

 

Educational attainment levels in Naranja Lakes are below county and national averages: 

• 80% of residents have a high school diploma or higher. 

• 12% have an associate degree. 

• 21% have a bachelor’s degree or higher. 

• The labor force participation rate is 62%, which is lower than the national average of 63.5%. 

• The unemployment rate is 2.8%, lower than the state’s 4.5%. However, youth unemployment (ages 16-

24) is 5.6%. 

 

Why This Matters 

• The percentage of residents without a bachelor’s degree suggests that workforce development efforts 

should focus on trades, technical fields, and vocational programs rather than traditional four-year college 

pathways. The CRA should encourage partnerships with Miami-Dade College, local high schools, and 

vocational training centers to create specialized workforce training programs. 

• The relatively low labor force participation rate suggests barriers to employment, such as lack of access to 

training, transportation challenges, or a mismatch between available jobs and workforce skills. Programs 

that connect residents to high-demand industries (such as construction, logistics, and healthcare) could 

help boost employment. 

 

What This Means for the CRA Plan 

• Job training initiatives should be a central focus, particularly in industries that require technical skills rather 

than a college degree. 

• Partnering with local schools and colleges to create certification programs can help bridge the skill gap. 

• Expanding transportation access to job centers will help address employment barriers. 

  

Labor Force and Employment Overview 

Naranja Lakes's labor force participation rate is 62%, lower than the national average of 63.5%. The 

unemployment rate is 2.8%, lower than Florida’s statewide rate of 4.5%. The higher youth unemployment 

rate suggests some barriers to employment, such as lack of job access, skill mismatches, or limited industry 

diversity. 

• Labor Force Size: Approx. 21,811 workers 

• Unemployment Rate: 2.8% 

• Primary Industries of Employment: 

• Retail and Service: 14% 

• Healthcare and Social Assistance: 16% 

• Construction and Skilled Trades: 13% 

• Logistics, Warehousing, and Transportation: 7% 

• Food Services and Hospitality: 7% 

• Professional and Administrative Services: 5% 
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Why This Matters 

• The largest employment sectors in Naranja Lakes: retail, healthcare, and construction, are industries that 

typically pay lower to mid-range wages and have limited opportunities for upward mobility without 

additional training. This reinforces the area’s lower household income levels and economic disadvantage. 

• The logistics and warehousing sector is an emerging strength, offering stable, higher-wage jobs without 

requiring a college degree. However, job growth in logistics is constrained by infrastructure limitations and 

a lack of available commercial space for expansion. 

• While important, the service and hospitality industries tend to offer lower wages and fewer full-time 

benefits, meaning that workers in these sectors often struggle with economic stability. 

 

What This Means for the CRA Plan 

• Workforce training should focus on higher-paying job sectors like logistics, healthcare, and skilled trades. 

• Expanding commercial and industrial space can help grow logistics and trade-related jobs. 

• The CRA can partner with businesses and schools to offer certifications and apprenticeships that align 

with employer needs. 

  

Business and Industry Landscape 

The Naranja Lakes economy is driven by small businesses and service-based industries, with few major 

employers. The lack of larger businesses and corporate offices limits high-wage job opportunities within the 

area. 

• Number of Businesses: ~+/- 940 

• Small Businesses (fewer than 10 employees): 80% 

• Mid-Sized Businesses (10–50 employees): 15% 

• Large Employers (50+ employees): 5% 

 

Key Employment Industries in the Area: 

• Retail Chains (grocery stores, auto parts, and discount retailers) 

• Healthcare Clinics (small-scale urgent care centers and specialty offices) 

• Construction Companies (local contractors and trades) 

• Logistics & Distribution (small warehousing facilities along major corridors) 

 

Why This Matters 

• The dominance of small businesses and service-based industries creates limited opportunities for job 

stability and career advancement. Additionally, the lack of office and commercial space for mid-sized 

businesses prevents the attraction of higher-wage industries like technology, finance, and professional 

services. 

• Another major issue is job leakage: many residents commute out of the area for work, spending money 

elsewhere instead of contributing to the local economy. Expanding job opportunities within Naranja 

Lakes would reduce commuting burdens and strengthen the local economy. 
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What This Means for the CRA Plan 

• Support small business growth through micro-loans, grants, and business incubators. 

• Encourage mixed-use developments that include office space to attract higher-wage professional jobs. 

• Expand industrial and commercial zoning to allow for growth in logistics, warehousing, and advanced 

manufacturing. 

• Develop a local hiring initiative to connect businesses with residents and reduce job leakage. 

 

Workforce and Education Mismatches 

• One of Naranja Lakes' biggest challenges is the gap between workforce skills and available jobs. Many 

higher-paying industries require specialized training that most residents lack. 

• Many workers are concentrated in low-skill service jobs, while high-demand sectors (healthcare, skilled 

trades, logistics) need more trained employees. 

• Many residents commute to jobs outside the area, indicating a lack of local employment opportunities. 

 

What This Means for the CRA Plan 

• Expand vocational and technical training programs in high-demand fields like logistics, construction, and 

healthcare. 

• Partner with Miami-Dade College and local trade schools to create certification programs that align with 

industry needs. 

• Provide job placement and apprenticeship opportunities to help residents transition into higher-wage 

careers. 

  

Summary of Key Takeaways 

 

• Labor force participation (62%) is lower than the national average, with an unemployment rate of 2.8%, 

but a young adult unemployment rate of 5.6% signaling some employment barriers. 

• The top employment sectors: retail, healthcare, and construction, are dominated by lower-wage jobs with 

limited upward mobility. 

• Logistics and warehousing offers stable, higher-wage jobs but are constrained by infrastructure and 

commercial space limitations. 

• Service and hospitality jobs are prevalent but typically pay low wages and offer few full-time benefits. 

• The majority of businesses are small, with fewer than 10 employees, limiting job stability and career 

growth. 

• The lack of mid-sized and large employers means many residents commute outside the area, contributing 

to job leakage. 

• Addressing the mismatch between workforce skills and job opportunities requires investment in 

vocational training, technical education, and industry-aligned workforce programs. 
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HOUSING AND REAL ESTATE 

 

The future of Naranja Lakes hinges on a balanced and strategic approach to housing and real estate 

development. As the area experiences steady population growth, the current mismatch between residential 

expansion and commercial investment has left the community underserved in key sectors, including retail, 

office space, and hospitality. While the median home value ($404,000) remains affordable relative to 

Miami-Dade County, low homeownership rates (37.7%) and high rent burdens indicate a need for 

expanded workforce and mixed-income housing options.  

 

At the same time, vacant and underutilized properties present an opportunity for redevelopment into 

vibrant mixed-use, commercial, and job-creating spaces. This section outlines a comprehensive real estate 

strategy to expand housing diversity, revitalize retail corridors, support business growth, and create a more 

resilient, self-sustaining economy for Naranja Lakes. 

 

• Median Home Value: $404,000 (compared to $560,000 in Miami-Dade County). 

• Average Monthly Rent: $1,300 (relatively affordable compared to the region). 

• Homeownership Rate: 37.7% (below the national average of 65%). 

• Vacancy Rate: 7.2%, indicating potential for redevelopment. 

 

Why This Matters 

• Housing affordability is a competitive advantage for Naranja Lakes compared to other parts of Miami-

Dade County. However, the low homeownership rate suggests that many residents cannot transition 

from renting to owning. This could be due to economic barriers, a lack of available financing, or a lack of 

desirable housing stock. 

• The high vacancy rate indicates that some properties may be underutilized or in poor condition. These 

properties present an opportunity for redevelopment into higher-quality housing or mixed-use projects. 

 

What This Means for the CRA Plan 

• First-time homebuyer assistance programs could help increase homeownership rates. 

• The CRA should incentivize the redevelopment of vacant properties into modern housing units. 

• Mixed-use projects can help balance residential and commercial needs while enhancing walkability. 

  

Home Values and Ownership Trends 

• Median Home Value: $404,000 (compared to $560,000 in Miami-Dade County) 

• Homeownership Rate: 37.7% (below the national average of 65%) 

• Vacancy Rate: 7.2%, indicating redevelopment opportunities but also potential housing instability 

• The relatively low home values in Naranja Lakes make it one of the more affordable areas in Miami-Dade 

County. However, the low homeownership rate suggests that many residents lack the financial means to 

purchase homes, keeping them in rental housing. 

• The.2% vacancy rate is higher than the county average, which may indicate the presence of some 

underutilized or deteriorating properties. Some of these vacant homes may be financially distressed or 

held by absentee owners, making them prime candidates for redevelopment or homebuyer assistance 

programs. 
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Why This Matters 

• A high percentage of renters creates housing instability, as renters are more vulnerable to market 

fluctuations and displacement. Encouraging homeownership can provide economic stability for residents, 

increase local wealth through property appreciation, and improve neighborhood cohesion. 

• Vacant properties present a redevelopment opportunity but pose risks if not maintained. Blighted 

properties can drag down neighborhood values and discourage new investment. Strategic intervention is 

needed to convert vacant homes into livable housing or redevelop underutilized sites. 

 

What This Means for the CRA Plan 

• Implement homeownership assistance programs, such as down payment grants and first-time buyer 

incentives. 

• Target vacant properties for redevelopment, turning them into affordable housing or mixed-use 

developments. 

• Encourage mixed-income developments to balance affordability while preventing further concentration of 

low-income housing. 

  

Rental Market and Affordability Challenges 

• Median Rent: $1,300 per month, significantly lower than the county average 

• Rent-Burdened Households: Over 50% of renters spend more than 35% of their income on rent 

• Lack of Rental Supply: Few new rental units have been added in recent years, leading to rising rents 

• Renting in Naranja Lakes is more affordable than in much of Miami-Dade County, but income levels 

remain too low for many households to afford housing comfortably. More than half of renters are 

considered rent-burdened, meaning they spend too much of their income on housing costs, limiting their 

ability to save for homeownership or spend on other necessities. 

• One challenge is that new rental housing development has been slow, limiting supply and putting upward 

pressure on rental prices. Many of the existing rental properties are older and may not meet modern 

housing standards, requiring investment in rehabilitation and maintenance. 

 

Why This Matters 

• The combination of low income and high rent burden makes housing affordability a critical issue. Without 

intervention, rents will continue to rise, pushing lower-income households out of the area or forcing them 

into substandard housing conditions. 

• Expanding the rental housing stock can help stabilize prices and improve living conditions while 

rehabilitating older units can extend their lifespan and prevent the displacement of long-term residents. 

 

What This Means for the CRA Plan 

• Incentivize new rental housing development, particularly workforce and affordable housing. 

• Offer grants or tax incentives for landlords to rehabilitate aging rental units while maintaining affordability. 

• Encourage mixed-use developments that incorporate rental units into commercial corridors to increase 

supply. 
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Housing Stock and Development Trends 

• The housing stock in Naranja Lakes is dominated by single-family homes, which limits options for young 

professionals, seniors, and lower-income families who may need smaller or more affordable units. 

• Additionally, much of the existing housing stock is older, requiring rehabilitation and modernization to 

remain livable and attractive. The lack of new construction further restricts housing options and increases 

demand for the limited available units, driving up prices. 

• Predominantly single-family housing, with limited multi-family units 

• Older housing stock, with a high percentage of homes built before 1990 

• Limited new construction, constraining housing supply 

 

Why This Matters 

• The lack of housing variety makes it difficult to accommodate a diverse population, including young 

professionals looking for starter homes and seniors looking to downsize. Encouraging multi-family 

housing and mixed-use developments can provide a range of housing choices while increasing density in 

appropriate areas. 

• Aging housing stock also raises concerns about building safety, energy efficiency, and overall quality of life. 

Redevelopment efforts should include renovation incentives to modernize older homes while ensuring 

they remain affordable. 

 

What This Means for the CRA Plan 

• Encourage a mix of housing types, including townhomes, apartments, and live-work units. 

• Implement housing rehabilitation grants to improve older homes and rental properties. 

• Support zoning changes that allow for multi-family development in strategic areas. 

  

Gentrification and Displacement Risks 

As redevelopment efforts take shape, rising property values and new developments could lead to 

gentrification, displacing long-term residents who can no longer afford to live in the community. While 

increasing investment in the area is necessary, it must be balanced with anti-displacement strategies to 

protect vulnerable residents. 

 

Why This Matters 

• Without proper safeguards, long-term renters and lower-income homeowners may be priced out of their 

neighborhoods, losing access to the economic benefits of revitalization. Implementing affordable housing 

protections and homeownership assistance can help maintain community stability while allowing for 

growth. 

 

What This Means for the CRA Plan 

• Create property tax assistance programs for low-income homeowners to prevent displacement due to 

rising taxes. 

• Work with developers to include affordable housing components to maintain housing diversity. 
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Key Takeaways for Housing in Naranja Lakes 

 

• Median home values ($404,000) are low compared to the county, but the homeownership rate (37.7%) 

is also low, indicating financial barriers to ownership. 

• Vacancy rates (7.2%) suggest redevelopment potential but also highlight underutilized and possibly 

deteriorating properties. 

• Renters are highly cost-burdened, with over 50% spending more than 35% of their income on rent. 

• Limited new housing development is increasing demand and pushing up rental prices. 

• The housing stock is primarily older single-family homes, limiting housing diversity and modern options. 

• Without safeguards, redevelopment could lead to displacement of long-term residents through rising 

property values and rents. 

• Zoning changes, rehabilitation incentives, and affordable housing policies are critical to balancing growth 

with affordability. 
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MULTIFAMILY REAL ESTATE MARKET ANALYSIS  

 

Rental Market and Affordability 

The multifamily housing sector in Naranja Lakes plays a critical role in providing rental housing, supporting 

workforce populations, and shaping future redevelopment opportunities. This analysis examines rental 

rates, vacancy trends, development patterns, and investment conditions to determine how the CRA can 

support multifamily growth and affordability. 

• The Average Multifamily Rent is $1,450/month, which is higher than the area's median overall rent 

($1,300) but still below Miami-Dade County averages. 

• Rent Growth (Year-over-Year): 4.2%, indicating moderate price increases but still below % countywide 

rate of 6.5%. 

• Workforce Housing Demand: Significant need for affordable units, as many lower-wage workers in retail, 

construction, and healthcare struggle with affordability. 

 

Why This Matters 

• Multifamily rents are rising steadily but remain below county averages, meaning the area is still viewed as 

affordable within the broader Miami-Dade market. However, with 50% of renters already cost-burdened, 

even moderate rent increases can push affordability out of reach for working families. 

• The market is not producing enough new workforce housing, meaning that without incentives, rents will 

continue to rise, forcing residents to move further south or face overcrowding. 

 

What This Means for the CRA Plan 

• Encourage new multifamily development with incentives for workforce housing. 

• Support public-private partnerships to deliver mixed-income multifamily projects. 

• Implement affordability protections, such as incentives for landlords who keep units at workforce rental 

rates. 

  

Vacancy Rates and Occupancy Trends 

• Overall Multifamily Vacancy Rate: 7.8%, slightly above Miami-Dade’s 6.5% average. 

• Class A Properties: 4.5% vacancy, indicating strong demand for newer, high-end units. 

• Class B & C Properties: 9%–11% vacancy, suggesting older buildings struggle with tenant retention and 

quality concerns. 

 

Why This Matters 

• The low vacancy rate for newer buildings signals a strong demand for modern, well-maintained 

apartments. However, older properties face higher vacancy and potential obsolescence, meaning many 

units may require rehabilitation or repositioning to remain competitive. 

• Additionally, while a 7.8% overall vacancy rate might suggest ample rental options, much of this vacancy is 

concentrated in aging buildings with substandard conditions, limiting real choices for renters. 

 

What This Means for the CRA Plan 

• Incentivize renovation of older properties to bring more units to modern standards. 

• Promote mixed-use development to add residential units above ground-floor retail spaces. 
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Multifamily Development and Investment Conditions 

• New Units Delivered (Last 3 Years): Less than 500 units, significantly below demand projections. 

• Pipeline (Under Construction/Planned): 1,200 units, concentrated near major corridors like US-1 and 

the South Dade Transitway. 

• Investor Interest: Moderate, with some reluctance due to rising construction costs and concerns about 

workforce housing requirements. 

 

Why This Matters 

• Multifamily construction is not keeping pace with demand, creating upward pressure on rents. The limited 

number of new developments means that renters have fewer choices, leading to overcrowding in some 

older properties. 

• Investors show interest in the market, but concerns about construction costs, regulatory hurdles, and 

affordability mandates may slow new projects. The CRA must balance affordability requirements with 

developer incentives to keep investment strong. 

 

What This Means for the CRA Plan 

• Streamline the approval process for multifamily developments to reduce costs and delays. 

• Offer density bonuses to encourage workforce housing in new projects. 

• Use land banking strategies to support affordable housing construction. 

  

Key Takeaways for Multifamily Housing in Naranja Lakes 

 

• Average multifamily rents ($1,450) are rising steadily but remain below county averages, presenting a 

workforce housing challenge. 

• Multifamily vacancy rates (7.8%) are moderate, but older properties struggle with tenant retention and 

need reinvestment. 

• New construction is lagging demand, with fewer than 500 units delivered in the last three years. 

• Future development (1,200 units in the pipeline) is concentrated near transit corridors but faces financial 

and regulatory hurdles. 

• Investor interest exists but is tempered by high construction costs and affordability mandates. 

• CRA strategies must balance affordability, incentives, and regulatory streamlining to support a strong 

multifamily market. 
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HOSPITALITY MARKET ANALYSIS  

 

The hospitality sector in Naranja Lakes is severely underdeveloped, with limited lodging options, low visitor 

spending, and almost no new hotel development. This lack of hospitality infrastructure directly restricts 

economic growth, tourism potential, and business attraction in the area. 

  

• Current Hotel and Lodging Market Conditions 

• Total Number of Hotels: Fewer than 5 properties, with most being budget motels or small independent 

operations. 

• Average Daily Rate (ADR): $95–$120, far lower than the countywide average of $200+ in Miami-Dade. 

• Occupancy Rate: ~58%, below the county average of 74%, signaling weak demand and poor brand 

presence. 

• New Hotel Development (Last 5 Years): Zero, indicating a lack of investment interest. 

 

Why This Matters 

• The lack of quality hotels and hospitality amenities means that visitors, business travelers, and tourists 

have no reason to stay in Naranja Lakes, instead spending their money in nearby areas like Homestead, 

Kendall, or Miami itself. This limits economic spillover into local restaurants, retail, and entertainment 

venues. 

• Additionally, low occupancy and ADR suggest weak demand, likely due to a lack of destination attractions, 

poor branding, and limited corporate travel needs. Without a clear tourism draw, hotels struggle to justify 

investment in the area. 

 

What This Means for the CRA Plan 

• Attract hotel developers by offering incentives, such as property tax breaks, land grants, or reduced 

impact fees. 

• Encourage mixed-use developments that integrate hospitality with entertainment, dining, and conference 

spaces to drive demand. 

• Improve place branding efforts to position Naranja Lakes as an affordable alternative for visitors to Miami 

and Homestead. 

  

Hospitality Demand and Market Gaps 

• Annual Visitor Volume: Extremely low, with most traffic being pass-through travelers along US-1 and 

Florida’s Turnpike. 

• Business Travel Demand: Minimal, as there are few major corporate employers or conference venues in 

the area. 

• Tourism Potential: Limited. Naranja Lakes does not currently have a clear tourism identity, despite its 

proximity to the Everglades, Homestead, and Miami attractions. 

 

Why This Matters 

• The hospitality sector is stagnant because there is no defined demand driver; no large corporate offices, 

no convention or event space, and no strong leisure attractions to justify overnight stays. 
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• The area’s proximity to the Everglades, Biscayne National Park, and agri-tourism sites in Homestead 

presents an opportunity to capture eco-tourism, sports tourism, and adventure travelers, but the lack of 

accommodations and marketing efforts limits this potential. 

 

What This Means for the CRA Plan 

• Develop an eco-tourism strategy that positions Naranja Lakes as a gateway to Everglades exploration 

with lodging, tours, and outdoor experiences. 

• Partner with Homestead Speedway, local sports complexes, and event organizers to attract sports 

tourism and tournament-based hotel stays. 

• Promote business development near transit corridors to increase business travel demand and justify mid-

tier hotel investments. 

 

Barriers to Hotel Development and Investment 

• Weak Market Perception: Developers view Naranja Lakes as too risky for investment, preferring nearby 

markets with higher ADR and stronger branding. 

• Limited Infrastructure for Hospitality: No entertainment districts, no convention or event spaces, and no 

premium dining options to support hotel guests. 

• Land Use and Zoning Challenges: Existing zoning may not favor hotel development, requiring policy 

changes or land assembly to attract developers. 

 

Why This Matters 

• Hotel development does not happen in isolation; it requires a supporting ecosystem of attractions, 

businesses, and infrastructure. Right now, Naranja Lakes lacks the amenities that make a hotel viable, 

which creates a cycle where no hotels open because there’s no demand, and there’s no demand because 

there are no hotels. 

• Additionally, zoning and land use policies must align with hospitality investment goals to make projects 

financially viable. 

 

What This Means for the CRA Plan 

• Designate targeted areas for hospitality investment, particularly near major corridors and commercial 

nodes. 

• Streamline zoning and entitlement processes to reduce barriers for hotel development. 

• Explore public-private partnerships (P3s) to co-develop hospitality projects with event venues, retail, or 

entertainment centers. 

  

Key Takeaways for Hospitality in Naranja Lakes 

 

• The hospitality market is almost non-existent, with fewer than five hotels, all budget-level, and no new 

development in recent years. 

• Low ADR ($95–$120) and occupancy (58%) indicate weak demand and market challenges. 

• There is no clear tourism or business travel driver, making hotel investment unattractive. 

• The area’s proximity to the Everglades, Homestead, and major roadways presents untapped 

opportunities for eco-tourism and pass-through lodging. 
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OFFICE AND INDUSTRIAL REAL ESTATE MARKET ANALYSIS  

 

Office and industrial properties are key job centers critical for economic growth, business attraction, and 

employment diversification. This analysis examines vacancy rates, rental trends, development activity, and 

investment conditions to understand how the CRA can support commercial expansion and job creation in 

Naranja Lakes. 

  

Office Market Analysis 

Current Office Market Conditions 

• Total Office Inventory: Limited, with few dedicated office buildings. 

• Vacancy Rate: 18%, significantly higher than Miami-Dade’s average of 12%. 

• Average Office Lease Rate: $22 per square foot (SF), well below Miami’s $45/SF average. 

• New Office Development (Last 5 Years): Minimal, with no major Class A office projects. 

 

Why This Matters 

• The high vacancy rate and lack of office space indicate weak demand and limited employment 

opportunities in office-based sectors (finance, tech, professional services). Most office users in Naranja 

Lakes are small businesses, medical offices, and administrative service providers rather than large 

employers. 

• The low rental rates suggest the area struggles to attract corporate tenants, reinforcing the need for 

better infrastructure, business incentives, and branding to improve office market viability. 

 

What This Means for the CRA Plan 

• Target small-scale office development near transit corridors and commercial hubs. 

• Repurpose underutilized retail space into office or co-working environments. 

• Offer incentives for professional services, medical offices, and remote work hubs. 

  

Office Development Challenges 

• Limited demand for traditional office space, as most professionals commute to Kendall, Homestead, or 

Downtown Miami. 

• Lack of amenities and supporting businesses, such as restaurants and entertainment, makes office 

environments attractive. 

• High commercial vacancy rates discourage investment. 

  

Opportunities for Office Growth 

• Small business incubators and co-working spaces could support entrepreneurship. 

• Medical and health service offices are in demand and could expand with incentives. 

• Transit-oriented office development near the South Dade Transitway could attract new tenants. 
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INDUSTRIAL MARKET ANALYSIS 

 

Current Industrial Market Conditions 

• Total Industrial Space: Limited, with scattered small warehouses and flex spaces. 

• Vacancy Rate: 6.5%, relatively low but concentrated in older properties. 

• Average Industrial Lease Rate: $12 per SF, below Miami’s $18/SF. 

• New Industrial Development (Last 5 Years): Minimal, despite regional demand. 

 

Why This Matters 

• The low vacancy rate suggests strong demand for industrial space, but aging infrastructure and lack of 

available properties limit potential expansion. Logistics, warehousing, and light manufacturing are growing 

sectors in South Florida, and Naranja Lakes could benefit from attracting distribution centers, e-

commerce fulfillment sites, and trade-related businesses. 

• However, infrastructure improvements (roads, broadband, utilities) are needed to support industrial 

growth. Developable land is also limited, meaning industrial projects will likely require redevelopment or 

zoning adjustments. 

 

What This Means for the CRA Plan 

• Encourage light industrial and logistics businesses to expand within Naranja Lakes. 

• Identify and rezone underutilized areas for industrial use. 

• Improve infrastructure and transportation access to attract logistics firms. 

  

Challenges for Industrial Growth 

• Zoning limitations prevent industrial expansion. 

• Aging warehouse stock needs modernization. 

• Limited land availability for new industrial development. 

  

Opportunities for Industrial Growth 

• Reposition outdated commercial spaces into small-scale industrial hubs. 

• Leverage proximity to major transportation corridors for logistics expansion. 

• Attract public-private partnerships to develop modern industrial parks. 

  

Key Takeaways for Office and Industrial 

 

•Office vacancy is high (18%), and lease rates are low ($22/SF), limiting corporate and professional job 

growth. 

•There is little new office development, and demand is weak due to competition from nearby markets. 

•Industrial vacancy is low (6.5%), indicating demand, but limited space and aging facilities constrain 

expansion. 

•Logistics, warehousing, and trade-related businesses are growth sectors, but infrastructure improvements 

are needed. 

•Targeted zoning adjustments, business incentives, and redevelopment efforts could create new job 

centers. 
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RETAIL MARKET ANALYSIS  

 

The retail sector in Naranja Lakes lags significantly behind residential growth, leaving many residents 

underserved and forcing them to shop in nearby markets like Homestead and Cutler Bay. This results in 

retail leakage, where local dollars are spent elsewhere, weakening the area’s ability to sustain vibrant 

commercial corridors. 

 

By combining retail real estate data (CoStar) with supply & demand insights (STI Placer Report), we can 

understand: 

• Where retail gaps exist (categories in demand but missing). 

• What types of retail should be recruited to fill those gaps. 

• How is the existing retail space performing, and is redevelopment needed? 

• If population growth is strong enough to attract new retailers or if additional residential density is 

required. 

  

Retail Real Estate Market Overview 

Retail Vacancy and Rental Rates 

• Retail Vacancy Rate: 12.5%, significantly higher than Miami-Dade’s 6.8%, suggesting that much of the 

existing retail space is struggling. 

• Average Retail Lease Rate: $22 per SF, much lower than Kendall ($38/SF) or Homestead ($30/SF). 

• New Retail Development (Last 5 Years): Minimal, despite residential growth. 

 

Why This Matters 

• The high vacancy rate suggests that existing retail space is not fully utilized, meaning some locations may 

be poorly positioned, outdated, or occupied by struggling businesses. However, low rents indicate that 

the market is not strong enough to demand premium retail investment yet. 

• This is a cycle that must be broken. Retailers hesitate to enter because the area lacks proven success, but 

the market cannot prove itself without new investment. 

 

What This Means for the CRA Plan 

• Focus on retail revitalization strategies rather than just new development. 

• Identify struggling properties that could be repositioned or redeveloped. 

• Recruit targeted retailers that match consumer demand rather than relying on speculative development. 

  

Retail Demand and Consumer Spending Gaps 

Retail Leakage and Unmet Demand 

• Grocery Stores: Severe undersupply, with most residents shopping in Homestead or Cutler Bay. 

• Dining & Entertainment: Lack of sit-down restaurants, cafes, and nightlife options. 

• Apparel & General Merchandise: Limited options, with residents traveling elsewhere for clothing, 

electronics, and home goods. 

Appendix                                                                                                                                                           Market Analysis 

22 



Why This Matters 

• The STI Placer Report confirms that Naranja Lakes is losing a significant portion of its retail spending 

power. If retail gaps are not addressed, the area will continue to function as a bedroom community, where 

residents live but do not shop, eat, or entertain locally. 

• New residential growth has created more demand for retail, but without enough rooftops, national 

retailers may still hesitate. This means more housing density may be needed before certain retailers 

consider the market viable. 

 

What This Means for the CRA Plan 

• Prioritize grocery store recruitment, as food retail is necessary to anchor other retail growth. 

• Support small business development, particularly for restaurants and specialty retail that match the 

community’s demographics. 

• Encourage mixed-use development, integrating retail into residential growth areas to create built-in 

customer bases. 

  

Challenges and Opportunities in Retail Growth 

Challenges: 

• Retail is underperforming relative to residential growth, creating a mismatch. 

• High vacancy rates (12.5%) indicate weak retail market conditions and potential poor site selection. 

• Low lease rates ($22/SF) make speculative retail development difficult. 

• Major national retailers may require higher population density before entering the market. 

 

Opportunities: 

• Strong demand for grocery, dining, and entertainment retail means targeted recruitment efforts could be 

successful. 

• Retail revitalization can start with local and regional tenants, reducing dependency on national chains. 

• Mixed-use projects incorporating retail can help create built-in customer bases. 

  

Key Takeaways for Retail in Naranja Lakes 

 

• Retail vacancy (12.5%) is high, signaling underutilized properties and a weak retail environment. 

• Retail rents ($22/SF) are low, making new development difficult without stronger demand. 

• Retail leakage is a major issue, with many residents shopping in Homestead and Cutler Bay. 

• Grocery stores, sit-down restaurants, and entertainment venues are top missing categories. 

• Retail growth may require additional residential density to attract national retailers. 

• Revitalization efforts should focus on improving existing retail spaces and recruiting small, local 

businesses. 

 

 

Sources for this analysis include the U.S. Census Bureau, U.S. Bureau of Labor Statistics, State of Florida, 

ESRI, Placer Labs, CoStar, and BusinessFlare® Analytics. 
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APPENDIX C – Demographics and Economy 



Community Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

Population Summary 
2010 Total Population 30,706
2020 Total Population 43,436

2020 Group Quarters 171
2024 Total Population 46,894

2024 Group Quarters 185
2029 Total Population 50,576

2024-2029 Annual Rate 1.52%
2024 Total Daytime Population 32,594

Workers 6,990
Residents 25,604

Household Summary
2010 Households 8,809

2010 Average Household Size 3.47
2020 Total Households 13,562

2020 Average Household Size 3.19
2024 Households 15,011

2024 Average Household Size 3.11
2029 Households 16,545

2029 Average Household Size 3.05
2024-2029 Annual Rate 1.97%

2010 Families 7,161
2010 Average Family Size 3.75

2024 Families 11,654
2024 Average Family Size 3.37

2029 Families 12,930
2029 Average Family Size 3.29
2024-2029 Annual Rate 2.10%

Housing Unit Summary
2000 Housing Units 7,555

Owner Occupied Housing Units 45.7%
Renter Occupied Housing Units 40.6%
Vacant Housing Units 13.6%

2010 Housing Units 10,077
Owner Occupied Housing Units 46.7%
Renter Occupied Housing Units 40.8%
Vacant Housing Units 12.6%

2020 Housing Units 14,277
Owner Occupied Housing Units 37.7%
Renter Occupied Housing Units 57.3%
Vacant Housing Units 5.0%

2024 Housing Units 16,177
Owner Occupied Housing Units 37.1%
Renter Occupied Housing Units 55.7%
Vacant Housing Units 7.2%

2029 Housing Units 17,460
Owner Occupied Housing Units 36.3%
Renter Occupied Housing Units 58.4%
Vacant Housing Units 5.2%

Data Note: Household population includes persons not residing in group quarters.  Average Household Size is the household population divided by
total households.  Persons in families include the householder and persons related to the householder by birth, marriage, or adoption.  Per Capita
Income represents the income received by all persons aged 15 years and over divided by the total population.

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography.

February 06, 2025
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Community Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2024 Households by Income
Household Income Base 15,011

<$15,000 9.2%
$15,000 - $24,999 14.0%
$25,000 - $34,999 15.0%
$35,000 - $49,999 9.7%
$50,000 - $74,999 14.7%
$75,000 - $99,999 13.1%
$100,000 - $149,999 14.6%
$150,000 - $199,999 5.4%
$200,000+ 4.2%

Average Household Income $73,972
2029 Households by Income

Household Income Base 16,545
<$15,000 7.3%
$15,000 - $24,999 9.1%
$25,000 - $34,999 11.9%
$35,000 - $49,999 8.8%
$50,000 - $74,999 15.2%
$75,000 - $99,999 14.9%
$100,000 - $149,999 17.9%
$150,000 - $199,999 8.4%
$200,000+ 6.3%

Average Household Income $92,997
2024 Owner Occupied Housing Units by Value

Total 5,996
<$50,000 3.8%
$50,000 - $99,999 1.8%
$100,000 - $149,999 1.0%
$150,000 - $199,999 3.3%
$200,000 - $249,999 5.2%
$250,000 - $299,999 8.4%
$300,000 - $399,999 25.5%
$400,000 - $499,999 27.8%
$500,000 - $749,999 17.6%
$750,000 - $999,999 2.8%
$1,000,000 - $1,499,999 1.0%
$1,500,000 - $1,999,999 0.6%
$2,000,000 + 1.3%

Average Home Value $445,213
2029 Owner Occupied Housing Units by Value

Total 6,346
<$50,000 0.7%
$50,000 - $99,999 0.5%
$100,000 - $149,999 0.1%
$150,000 - $199,999 0.5%
$200,000 - $249,999 1.9%
$250,000 - $299,999 4.0%
$300,000 - $399,999 23.3%
$400,000 - $499,999 34.4%
$500,000 - $749,999 25.1%
$750,000 - $999,999 4.8%
$1,000,000 - $1,499,999 1.7%
$1,500,000 - $1,999,999 1.1%
$2,000,000 + 2.0%

Average Home Value $536,609

Data Note: Income represents the preceding year, expressed in current dollars.  Household income includes wage and salary earnings, interest
dividends, net rents, pensions, SSI and welfare payments, child support, and alimony.

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography.

February 06, 2025
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Community Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

Median Household Income
2024 $52,536
2029 $69,896

Median Home Value
2024 $403,869
2029 $455,357

Per Capita Income
2024 $23,547
2029 $30,265

Median Age
2010 28.9
2020 33.5
2024 34.6
2029 34.9

2020 Population by Age
Total 43,436

0 - 4 7.0%
5 - 9 7.6%
10 - 14 8.1%
15 - 24 14.8%
25 - 34 14.8%
35 - 44 13.8%
45 - 54 13.0%
55 - 64 10.3%
65 - 74 6.4%
75 - 84 3.0%
85 + 1.2%

18 + 72.7%
2024 Population by Age

Total 46,893
0 - 4 6.9%
5 - 9 6.8%
10 - 14 7.5%
15 - 24 15.4%
25 - 34 14.0%
35 - 44 14.3%
45 - 54 13.1%
55 - 64 11.1%
65 - 74 6.4%
75 - 84 3.2%
85 + 1.2%

18 + 74.2%
2029 Population by Age

Total 50,575
0 - 4 6.9%
5 - 9 6.5%
10 - 14 6.8%
15 - 24 15.1%
25 - 34 14.9%
35 - 44 13.7%
45 - 54 12.6%
55 - 64 10.9%
65 - 74 7.6%
75 - 84 3.8%
85 + 1.3%

18 + 75.6%

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography.

February 06, 2025
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Community Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2020 Population by Sex
Males 20,791
Females 22,645

2024 Population by Sex
Males 22,743
Females 24,151

2029 Population by Sex
Males 24,484
Females 26,092

2010 Population by Race/Ethnicity
Total 30,706

White Alone 61.4%
Black Alone 29.1%
American Indian Alone 0.3%
Asian Alone 1.4%
Pacific Islander Alone 0.0%
Some Other Race Alone 5.0%
Two or More Races 2.8%

Hispanic Origin 62.4%
Diversity Index 75.3

2020 Population by Race/Ethnicity
Total 43,436

White Alone 24.8%
Black Alone 23.1%
American Indian Alone 0.4%
Asian Alone 1.2%
Pacific Islander Alone 0.0%
Some Other Race Alone 14.3%
Two or More Races 36.1%

Hispanic Origin 69.0%
Diversity Index 84.8

2024 Population by Race/Ethnicity
Total 46,893

White Alone 24.5%
Black Alone 21.5%
American Indian Alone 0.5%
Asian Alone 1.3%
Pacific Islander Alone 0.0%
Some Other Race Alone 14.6%
Two or More Races 37.6%

Hispanic Origin 70.6%
Diversity Index 84.3

2029 Population by Race/Ethnicity
Total 50,576

White Alone 23.9%
Black Alone 20.1%
American Indian Alone 0.5%
Asian Alone 1.4%
Pacific Islander Alone 0.0%
Some Other Race Alone 15.0%
Two or More Races 39.1%

Hispanic Origin 72.7%
Diversity Index 83.5

Data Note: Persons of Hispanic Origin may be of any race.  The Diversity Index measures the probability that two people from the same area will be
from different race/ethnic groups.

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography.

February 06, 2025
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Community Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2020 Population by Relationship and Household Type
Total 43,436

In Households 99.6%
Householder 31.1%
Opposite-Sex Spouse 12.4%
Same-Sex Spouse 0.1%
Opposite-Sex Unmarried Partner 3.4%
Same-Sex Unmarried Partner 0.1%
Biological Child 33.0%
Adopted Child 0.5%
Stepchild 1.6%
Grandchild 3.7%
Brother or Sister 2.2%
Parent 3.2%
Parent-in-law 0.9%
Son-in-law or Daughter-in-law 0.8%
Other Relatives 3.2%
Foster Child 0.1%
Other Nonrelatives 3.5%

In Group Quarters 0.4%
Institutionalized 0.2%
Noninstitutionalized 0.2%

2024 Population 25+ by Educational Attainment
Total 29,730

Less than 9th Grade 10.7%
9th - 12th Grade, No Diploma 9.1%
High School Graduate 30.1%
GED/Alternative Credential 3.1%
Some College, No Degree 13.2%
Associate Degree 12.6%
Bachelor's Degree 15.9%
Graduate/Professional Degree 5.2%

2024 Population 15+ by Marital Status
Total 36,939

Never Married 45.2%
Married 41.4%
Widowed 3.6%
Divorced 9.9%

2024 Civilian Population 16+ in Labor Force
Civilian Population 16+ 22,448
Population 16+ Employed 97.2%
Population 16+ Unemployment rate 2.8%

Population 16-24 Employed 13.6%
Population 16-24 Unemployment rate 5.6%
Population 25-54 Employed 70.3%
Population 25-54 Unemployment rate 2.5%
Population 55-64 Employed 13.6%
Population 55-64 Unemployment rate 1.9%
Population 65+ Employed 2.5%
Population 65+ Unemployment rate 1.6%

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography.

February 06, 2025
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Community Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2024 Employed Population 16+ by Industry
Total 21,811
Agriculture/Mining 3.7%
Construction 12.8%
Manufacturing 2.7%
Wholesale Trade 1.4%
Retail Trade 14.3%
Transportation/Utilities 7.2%
Information 1.3%
Finance/Insurance/Real Estate 4.7%
Services 47.6%
Public Administration 4.3%
2024 Employed Population 16+ by Occupation
Total 21,811
White Collar 44.4%
Management/Business/Financial 11.2%
Professional 13.5%
Sales 8.8%
Administrative Support 10.9%
Services 24.9%
Blue Collar 30.7%
Farming/Forestry/Fishing 2.3%
Construction/Extraction 9.1%
Installation/Maintenance/Repair 5.4%
Production 2.3%
Transportation/Material Moving 11.7%
2020 Households by Type

Total 13,562
Married Couple Households 40.2%

With Own Children <18 19.3%
Without Own Children <18 20.9%

Cohabitating Couple Households 11.2%
With Own Children <18 5.9%
Without Own Children <18 5.3%

Male Householder, No Spouse/Partner 15.8%
Living Alone 7.7%

65 Years and over 1.9%
With Own Children <18 2.2%
Without Own Children <18, With Relatives 4.6%
No Relatives Present 1.4%

Female Householder, No Spouse/Partner 32.8%
Living Alone 8.2%

65 Years and over 3.0%
With Own Children <18 12.2%
Without Own Children <18, With Relatives 11.4%
No Relatives Present 1.0%

2020 Households by Size
Total 13,562

1 Person Household 15.8%
2 Person Household 23.5%
3 Person Household 22.0%
4 Person Household 18.7%
5 Person Household 11.6%
6 Person Household 4.9%
7 + Person Household 3.5%

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography.

February 06, 2025
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Community Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2020 Households by Tenure and Mortgage Status
Total 13,562

Owner Occupied 39.7%
Owned with a Mortgage/Loan 31.4%
Owned Free and Clear 8.3%

Renter Occupied 60.3%
2024 Affordability, Mortgage and Wealth

Housing Affordability Index 51
Percent of Income for Mortgage 48.1%
Wealth Index 47

2020 Housing Units By Urban/ Rural Status
Total 14,277

Urban Housing Units 99.4%
Rural Housing Units 0.6%

2020 Population By Urban/ Rural Status
Total 43,436

Urban Population 99.5%
Rural Population 0.5%

Data Note: Households with children include any households with people under age 18, related or not.  Multigenerational households are families
with 3 or more parent-child relationships. Unmarried partner households are usually classified as nonfamily households unless there is another
member of the household related to the householder. Multigenerational and unmarried partner households are reported only to the tract level. Esri
estimated block group data, which is used to estimate polygons or non-standard geography.

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography.

February 06, 2025
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Community Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

Top 3 Tapestry Segments
1. Fresh Ambitions (13D)
2. Urban Edge Families (7C)
3. Forging Opportunity (7D)

2024 Consumer Spending 
Apparel & Services:  Total $ $25,663,422

Average Spent $1,709.64
Spending Potential Index 72

Education:  Total $ $16,330,693
Average Spent $1,087.92
Spending Potential Index 63

Entertainment/Recreation:  Total $ $38,793,848
Average Spent $2,584.36
Spending Potential Index 63

Food at Home:  Total $ $76,757,549
Average Spent $5,113.42
Spending Potential Index 70

Food Away from Home:  Total $ $41,704,774
Average Spent $2,778.28
Spending Potential Index 71

Health Care:  Total $ $68,913,868
Average Spent $4,590.89
Spending Potential Index 60

HH Furnishings & Equipment:  Total $ $30,659,640
Average Spent $2,042.48
Spending Potential Index 65

Personal Care Products & Services: Total $ $10,381,888
Average Spent $691.62
Spending Potential Index 69

Shelter:  Total $ $281,829,513
Average Spent $18,774.87
Spending Potential Index 70

Support Payments/Cash Contributions/Gifts in Kind: Total $ $29,090,751
Average Spent $1,937.96
Spending Potential Index 55

Travel:  Total $ $29,078,031
Average Spent $1,937.11
Spending Potential Index 64

Vehicle Maintenance & Repairs: Total $ $14,660,576
Average Spent $976.66
Spending Potential Index 66

Data Note: Consumer spending shows the amount spent on a variety of goods and services by households that reside in the area.  Expenditures are
shown by broad budget categories that are not mutually exclusive.  Consumer spending does not equal business revenue. Total and Average Amount
Spent Per Household represent annual figures. The Spending Potential Index represents the amount spent in the area relative to a national average
of 100.
Source: Consumer Spending data are derived from the 2019 and 2020 Consumer Expenditure Surveys, Bureau of Labor Statistics. Esri.

Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2000 and 2010 decennial Census data converted by Esri into 2020 geography.

February 06, 2025
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Time Series Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Population
Total 30,573 31,502 32,750 34,289 35,636 36,742 37,780 38,958 40,209 41,558 43,157 43,557 44,356 45,442 46,894

Change - 929 1,248 1,539 1,347 1,106 1,038 1,178 1,251 1,349 1,599 400 799 1,086 1,452

Percent Change - 3.0% 4.0% 4.7% 3.9% 3.1% 2.8% 3.1% 3.2% 3.4% 3.8% 0.9% 1.8% 0.0% 3.2%

Annual Rate - 3.0% 3.5% 3.9% 3.9% 3.7% 3.6% 3.5% 3.5% 3.5% 3.5% 3.3% 3.0% 3.1% 3.1%

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Households
Total 8,747 9,089 9,534 10,060 10,568 10,983 11,386 11,852 12,343 12,873 13,461 13,659 13,988 14,438 15,011

Change - 342 445 526 508 415 403 466 491 530 588 198 329 450 573

Percent Change - 3.9% 4.9% 5.5% 5.0% 3.9% 3.7% 4.1% 4.1% 4.3% 4.6% 1.5% 2.4% 3.2% 4.0%

Annual Rate - 3.9% 4.4% 4.8% 4.8% 4.7% 4.5% 4.4% 4.4% 4.4% 4.4% 4.1% 4.0% 3.9% 3.9%

2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Housing Units
Total 9,978 10,302 10,704 11,146 11,578 11,941 12,320 12,728 13,180 13,663 14,193 14,578 15,135 15,658 16,177

Change - 324 402 442 432 363 379 408 452 483 530 385 557 523 519

Percent Change - 3.2% 3.9% 4.1% 3.9% 3.1% 3.2% 3.3% 3.6% 3.7% 3.9% 2.7% 3.8% 3.5% 3.3%

Annual Rate - 3.2% 3.6% 3.8% 3.8% 3.7% 3.6% 3.5% 3.5% 3.6% 3.6% 3.5% 3.5% 3.5% 3.5%

Data Note: The Esri Vintage 2024 Time Series (2010 thru 2024) represents July 1 annual estimates in 2024 geography. With each annual release, the entire Time Series is revised.

Source: Esri forecasts for 2024 and 2029.
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Housing Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

Population Households
2020 Total Population 43,436 2024 Median Household Income $52,536
2024 Total Population 46,894 2029 Median Household Income $69,896
2029 Total Population 50,576 2024-2029 Annual Rate 5.88%
2024-2029 Annual Rate 1.52%

Census 2020 2024 2029
Housing Units by Occupancy Status and Tenure Number Percent Number Percent Number Percent

Total Housing Units 14,277 100.0% 16,177 100.0% 17,460 100.0%
Occupied 13,562 95.0% 15,011 92.8% 16,546 94.8%

Owner 5,381 37.7% 5,996 37.1% 6,346 36.3%
Renter 8,181 57.3% 9,015 55.7% 10,200 58.4%

Vacant 707 5.0% 1,166 7.2% 915 5.2%

2024 2029
Owner Occupied Housing Units by Value Number Percent Number Percent

Total 5,995 100.0% 6,344 100.0%
<$50,000 228 3.8% 44 0.7%
$50,000-$99,999 105 1.8% 33 0.5%
$100,000-$149,999 61 1.0% 6 0.1%
$150,000-$199,999 200 3.3% 31 0.5%
$200,000-$249,999 312 5.2% 119 1.9%

$250,000-$299,999 501 8.4% 251 4.0%
$300,000-$399,999 1,526 25.5% 1,479 23.3%
$400,000-$499,999 1,667 27.8% 2,184 34.4%
$500,000-$749,999 1,054 17.6% 1,590 25.1%
$750,000-$999,999 165 2.8% 306 4.8%
$1,000,000-$1,499,999 61 1.0% 107 1.7%
$1,500,000-$1,999,999 35 0.6% 67 1.1%

$2,000,000+ 80 1.3% 127 2.0%

Median Value $403,869 $455,357
Average Value $445,213 $536,609

Census 2020 Housing Units Number Percent
Total 14,277 100.0%

Housing Units In Urbanized Areas 14,192 99.4%
Rural Housing Units 85 0.6%

Census 2020 Owner Occupied Housing Units by Mortgage Status Number Percent
Total 5,381 100.0%

Owned with a Mortgage/Loan 4,255 79.1%
Owned Free and Clear 1,126 20.9%

Data Note: Persons of Hispanic Origin may be of any race.
Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2020 decennial Census data.
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Housing Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

Census 2020 Vacant Housing Units by Status
Number Percent

Total 707 100.0%
For Rent 466 65.9%
Rented- Not Occupied 31 4.4%
For Sale Only 60 8.5%
Sold - Not Occupied 24 3.4%
Seasonal/Recreational/Occasional Use 11 1.6%
For Migrant Workers 0 0.0%
Other Vacant 117 16.5%

Census 2020 Occupied Housing Units by Age of Householder and Home Ownership
Owner Occupied Units

Occupied Units Number % of Occupied
Total 13,562 5,381 39.7%

15-24 452 51 11.3%
25-34 2,363 503 21.3%
35-44 3,070 1,097 35.7%
45-54 3,050 1,379 45.2%
55-59 1,412 717 50.8%
60-64 1,023 517 50.5%
65-74 1,396 712 51.0%
75-84 619 313 50.6%
85+ 178 92 51.7%

Census 2020 Occupied Housing Units by Race/Ethnicity of Householder and Home Ownership
Owner Occupied Units

Occupied Units Number % of Occupied
Total 13,562 5,381 39.7%

White Alone 3,246 1,429 44.0%
Black/African American Alone 3,121 870 27.9%
American Indian/Alaska Native 59 25 42.4%
Asian Alone 162 92 56.8%
Pacific Islander Alone 1 1 100.0%
Other Race Alone 1,787 687 38.4%
Two or More Races 5,184 2,276 43.9%

Hispanic Origin 9,349 3,874 41.4%

Census 2020 Occupied Housing Units by Size and Home Ownership
Owner Occupied Units

Occupied Units Number % of Occupied
Total 13,562 5,381 39.7%

1-Person 2,148 626 29.1%
2-Person 3,187 1,186 37.2%
3-Person 2,985 1,207 40.4%
4-Person 2,535 1,091 43.0%
5-Person 1,570 695 44.3%
6-Person 665 339 51.0%
7+ Person 471 235 49.9%

2024 Housing Affordability
Housing Affordability Index 51
Percent of Income for Mortgage 48.1%

Data Note: Persons of Hispanic Origin may be of any race.
Source: Esri forecasts for 2024 and 2029. U.S. Census Bureau 2020 decennial Census data.
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ACS Housing Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022

ACS Estimate Percent MOE(±) Reliability

TOTALS
Total Population 44,100 3,145

Total Households 13,582 903

Total Housing Units 14,183 908

OWNER-OCCUPIED HOUSING UNITS BY MORTGAGE STATUS
Total 5,600 100.0% 479

Housing units with a mortgage/contract to purchase/similar debt 3,876 69.2% 412

No Second Mortgage and No Home Equity Loan 3,615 64.6% 405

Multiple Mortgages 261 4.7% 91

Second mortgage and Home Equity Loan 10 0.2% 23

Only Home Equity Loan 104 1.9% 66

Only Second Mortgage 147 2.6% 69

Home Equity Loan without Primary Mortgage 0 0.0% 0

Housing units without a mortgage 1,724 30.8% 296

AVERAGE VALUE BY MORTGAGE STATUS
Housing units with a mortgage N/A N/A

Housing units without a mortgage N/A N/A

OWNER-OCCUPIED HOUSING UNITS BY MORTGAGE STATUS

& SELECTED MONTHLY OWNER COSTS

Total 5,600 100.0% 479

With a mortgage: Monthly owner costs as a percentage of

household income in past 12 months

Less than 10.0 percent 198 3.5% 110

10.0 to 14.9 percent 401 7.2% 118

15.0 to 19.9 percent 767 13.7% 183

20.0 to 24.9 percent 616 11.0% 162

25.0 to 29.9 percent 244 4.4% 97
30.0 to 34.9 percent 296 5.3% 129

35.0 to 39.9 percent 272 4.9% 109

40.0 to 49.9 percent 278 5.0% 97

50.0 percent or more 746 13.3% 246

Not computed 60 1.1% 33

Without a mortgage: Monthly owner costs as a percentage of

household income in past 12 months

Less than 10.0 percent 799 14.3% 235

10.0 to 14.9 percent 408 7.3% 130

15.0 to 19.9 percent 79 1.4% 38

20.0 to 24.9 percent 76 1.4% 45

25.0 to 29.9 percent 41 0.7% 49

30.0 to 34.9 percent 56 1.0% 55

35.0 to 39.9 percent 29 0.5% 26

40.0 to 49.9 percent 96 1.7% 63

50.0 percent or more 84 1.5% 45

Not computed 55 1.0% 72

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Housing Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022

ACS Estimate Percent MOE(±) Reliability

RENTER-OCCUPIED HOUSING UNITS BY CONTRACT RENT

Total 7,982 100.0% 835

With cash rent 7,799 97.7% 835

Less than $100 106 1.3% 117

$100 to $149 23 0.3% 37

$150 to $199 139 1.7% 147

$200 to $249 11 0.1% 19

$250 to $299 68 0.9% 64

$300 to $349 61 0.8% 69

$350 to $399 0 0.0% 0

$400 to $449 0 0.0% 0

$450 to $499 73 0.9% 69

$500 to $549 115 1.4% 99

$550 to $599 20 0.3% 30

$600 to $649 62 0.8% 40

$650 to $699 292 3.7% 135

$700 to $749 119 1.5% 94

$750 to $799 98 1.2% 112

$800 to $899 228 2.9% 119

$900 to $999 373 4.7% 184

$1,000 to $1,249 1,893 23.7% 356

$1,250 to $1,499 1,843 23.1% 397

$1,500 to $1,999 1,971 24.7% 638

$2,000 to $2,499 276 3.5% 139

$2,500 to $2,999 25 0.3% 37

$3,000 to $3,499 0 0.0% 0

$3,500 or more 4 0.1% 17

No cash rent 184 2.3% 87

Median Contract Rent $1,280 N/A

Average Contract Rent N/A N/A

RENTER-OCCUPIED HOUSING UNITS BY INCLUSION OF

UTILITIES IN RENT

Total 7,982 100.0% 835

Pay extra for one or more utilities 7,847 98.3% 830

No extra payment for any utilities 136 1.7% 99

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Housing Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022

ACS Estimate Percent MOE(±) Reliability

RENTER-OCCUPIED HOUSING UNITS BY GROSS RENT

Total: 7,982 100.0% 835

With cash rent: 7,799 97.7% 835

Less than $100 0 0.0% 0

$100 to $149 0 0.0% 0

$150 to $199 23 0.3% 37

$200 to $249 187 2.3% 177

$250 to $299 28 0.4% 33

$300 to $349 0 0.0% 0

$350 to $399 27 0.3% 41

$400 to $449 59 0.7% 69

$450 to $499 48 0.6% 62

$500 to $549 53 0.7% 58

$550 to $599 0 0.0% 0

$600 to $649 50 0.6% 51

$650 to $699 50 0.6% 44

$700 to $749 112 1.4% 107

$750 to $799 19 0.2% 32

$800 to $899 462 5.8% 190

$900 to $999 242 3.0% 104

$1,000 to $1,249 988 12.4% 278

$1,250 to $1,499 1,953 24.5% 381

$1,500 to $1,999 2,826 35.4% 722

$2,000 to $2,499 497 6.2% 164

$2,500 to $2,999 152 1.9% 117

$3,000 to $3,499 18 0.2% 28

$3,500 or more 5 0.1% 14

No cash rent 184 2.3% 87

Median Gross Rent $1,449 N/A

Average Gross Rent N/A N/A

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Housing Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022

ACS Estimate Percent MOE(±) Reliability

HOUSING UNITS BY UNITS IN STRUCTURE

Total 14,183 100.0% 908

1, detached 6,168 43.5% 493

1, attached 1,732 12.2% 319

2 166 1.2% 119

3 or 4 365 2.6% 168

5 to 9 783 5.5% 278

10 to 19 1,683 11.9% 375

20 to 49 1,419 10.0% 351

50 or more 1,305 9.2% 598

Mobile home 551 3.9% 129

Boat, RV, van, etc. 11 0.1% 18
HOUSING UNITS BY YEAR STRUCTURE BUILT

Total 14,183 100.0% 908

Built 2020 or later 169 1.2% 89

Built 2010 to 2019 3,820 26.9% 711

Built 2000 to 2009 3,292 23.2% 442

Built 1990 to 1999 1,617 11.4% 375

Built 1980 to 1989 1,585 11.2% 307

Built 1970 to 1979 1,570 11.1% 276

Built 1960 to 1969 649 4.6% 167

Built 1950 to 1959 1,441 10.2% 297

Built 1940 to 1949 24 0.2% 21

Built 1939 or earlier 16 0.1% 22

Median Year Structure Built 2001 N/A

OCCUPIED HOUSING UNITS BY YEAR HOUSEHOLDER MOVED

INTO UNIT

Total 13,582 100.0% 903

Owner occupied

Moved in 2021 or later 145 1.1% 89

Moved in 2018 to 2020 695 5.1% 221

Moved in 2010 to 2017 2,323 17.1% 322

Moved in 2000 to 2009 1,415 10.4% 245

Moved in 1990 to 1999 676 5.0% 181

Moved in 1989 or earlier 347 2.5% 134

Renter occupied

Moved in 2021 or later 464 3.4% 197

Moved in 2018 to 2020 3,304 24.3% 739

Moved in 2010 to 2017 3,528 26.0% 458

Moved in 2000 to 2009 522 3.8% 208

Moved in 1990 to 1999 151 1.1% 91

Moved in 1989 or earlier 13 0.1% 21

Median Year Householder Moved Into Unit 2015 N/A

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Housing Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022

ACS Estimate Percent MOE(±) Reliability

OCCUPIED HOUSING UNITS BY HOUSE HEATING FUEL

Total 13,582 100.0% 903

Utility gas 333 2.5% 151

Bottled, tank, or LP gas 20 0.1% 25

Electricity 12,595 92.7% 910

Fuel oil, kerosene, etc. 0 0.0% 0

Coal or coke 0 0.0% 0

Wood 0 0.0% 0

Solar energy 0 0.0% 0

Other fuel 0 0.0% 0

No fuel used 635 4.7% 181

OCCUPIED HOUSING UNITS BY VEHICLES AVAILABLE

Total 13,582 100.0% 903

Owner occupied

No vehicle available 278 2.0% 124

1 vehicle available 978 7.2% 216

2 vehicles available 2,022 14.9% 355

3 vehicles available 1,901 14.0% 267

4 vehicles available 265 2.0% 86

5 or more vehicles available 156 1.1% 92

Renter occupied

No vehicle available 886 6.5% 270

1 vehicle available 4,143 30.5% 734

2 vehicles available 2,037 15.0% 425

3 vehicles available 678 5.0% 210

4 vehicles available 86 0.6% 63

5 or more vehicles available 151 1.1% 104

Average Number of Vehicles Available N/A N/A

VACANT HOUSING UNITS

Total vacant housing units 591 100.0% 210

For rent 264 44.7% 166

Rented, not occupied 0 0.0% 0

For sale only 45 7.6% 49

Sold, not occupied 0 0.0% 6

Seasonal/occasional 0 0.0% 0

For migrant workers 0 0.0% 0

Other 282 47.7% 114

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Housing Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022

ACS Estimate Percent MOE(±) Reliability

OWNER-OCCUPIED HOUSING UNITS BY VALUE

Total 5,600 100% 479

Less than $10,000 67 1.2% 62

$10,000 to $14,999 10 0.2% 12

$15,000 to $19,999 2 0.0% 5

$20,000 to $24,999 0 0.0% 0

$25,000 to $29,999 38 0.7% 38

$30,000 to $34,999 35 0.6% 31

$35,000 to $39,999 0 0.0% 0

$40,000 to $49,999 81 1.4% 48

$50,000 to $59,999 113 2.0% 90

$60,000 to $69,999 47 0.8% 42

$70,000 to $79,999 106 1.9% 84

$80,000 to $89,999 0 0.0% 0

$90,000 to $99,999 54 1.0% 77

$100,000 to $124,999 84 1.5% 55

$125,000 to $149,999 51 0.9% 58

$150,000 to $174,999 172 3.1% 106

$175,000 to $199,999 93 1.7% 63

$200,000 to $249,999 966 17.2% 227

$250,000 to $299,999 1,009 18.0% 254

$300,000 to $399,999 1,447 25.8% 256

$400,000 to $499,999 833 14.9% 184

$500,000 to $749,999 324 5.8% 96

$750,000 to $999,999 38 0.7% 33

$1,000,000 to $1,499,999 18 0.3% 24

$1,500,000 to $1,999,999 0 0.0% 0

$2,000,000 or more 13 0.2% 20

Median Home Value $293,682 N/A

Average Home Value N/A N/A

Data Note:  N/A means not available.

2018-2022 ACS Estimate: The American Community Survey (ACS) replaces census sample data.  Esri is releasing the 2018-2022 ACS estimates,
five-year period data collected monthly from January 1, 2018 through December 31, 2022.  Although the ACS includes many of the subjects
previously covered by the decennial census sample, there are significant differences between the two surveys including fundamental differences in
survey design and residency rules.

Margin of error (MOE): The MOE is a measure of the variability of the estimate due to sampling error.   MOEs enable the data user to measure the
range of uncertainty for each estimate with 90 percent confidence.  The range of uncertainty is called the confidence interval, and it is calculated by
taking the estimate +/- the MOE.  For example, if the ACS reports an estimate of 100 with an MOE of +/- 20, then you can be 90 percent certain the
value for the whole population falls between 80 and 120.

Reliability: These symbols represent threshold values that Esri has established from the Coefficients of Variation (CV) to designate the usability of
the estimates.  The CV measures the amount of sampling error relative to the size of the estimate, expressed as a percentage.

High Reliability:  Small CVs (less than or equal to 12 percent) are flagged green to indicate that the sampling error is small relative to the
estimate and the estimate is reasonably reliable.

Medium Reliability:  Estimates with CVs between 12 and 40 are flagged yellow-use with caution.

Low Reliability:  Large CVs (over 40 percent) are flagged red to indicate that the sampling error is large
relative to the estimate.  The estimate is considered very unreliable.

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Population Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022
ACS Estimate Percent MOE(±) Reliability

TOTALS

Total Population 44,100 3,145

Total Households 13,582 903

Total Housing Units 14,183 908

POPULATION AGE 3+ YEARS BY SCHOOL ENROLLMENT

Total 42,404 100.0% 3,057

Enrolled in school 12,004 28.3% 1,132

Enrolled in nursery school, preschool 685 1.6% 222

Public school 562 1.3% 215
Private school 123 0.3% 66

Enrolled in kindergarten 1,005 2.4% 398

Public school 839 2.0% 394

Private school 166 0.4% 103

Enrolled in grade 1 to grade 4 2,351 5.5% 413

Public school 2,114 5.0% 395

Private school 237 0.6% 117

Enrolled in grade 5 to grade 8 2,896 6.8% 535

Public school 2,505 5.9% 524

Private school 391 0.9% 119

Enrolled in grade 9 to grade 12 2,936 6.9% 459

Public school 2,754 6.5% 456

Private school 182 0.4% 79

Enrolled in college undergraduate years 1,808 4.3% 338

Public school 1,555 3.7% 320

Private school 253 0.6% 91

Enrolled in graduate or professional school 323 0.8% 144

Public school 163 0.4% 85

Private school 160 0.4% 117
Not enrolled in school 30,399 71.7% 1,914

POPULATION AGE 65+ BY RELATIONSHIP AND HOUSEHOLD TYPE

Total 4,106 100.0% 497

Living in Households 4,023 98.0% 497

Living in Family Households 2,975 72.5% 446

Householder 1,315 32.0% 225
Spouse 602 14.7% 164

Parent 545 13.3% 218

Parent-in-law 111 2.7% 69

Other Relative 276 6.7% 137

Nonrelative 125 3.0% 106

Living in Nonfamily Households 1,049 25.5% 254

Householder 978 23.8% 246

Nonrelative 70 1.7% 84

Living in Group Quarters 83 2.0% 21

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Population Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022
ACS Estimate Percent MOE(±) Reliability

HOUSEHOLDS BY TYPE AND SIZE

Family Households 10,631 78.3% 869

2-Person 2,458 18.1% 442

3-Person 3,463 25.5% 676

4-Person 2,552 18.8% 389

5-Person 1,291 9.5% 254

6-Person 479 3.5% 188

7+ Person 388 2.9% 133

Nonfamily Households 2,952 21.7% 421

1-Person 2,167 16.0% 348

2-Person 652 4.8% 219

3-Person 38 0.3% 84

4-Person 95 0.7% 147

5-Person 0 0.0% 0

6-Person 0 0.0% 0
7+ Person 0 0.0% 0

HOUSEHOLDS BY PRESENCE OF PEOPLE UNDER 18 YEARS BY

HOUSEHOLD TYPE

Households with one or more people under 18 years 6,677 49.2% 822
Family households 6,674 49.1% 822

Married-couple family 2,810 20.7% 408
Male householder, no wife present 952 7.0% 554
Female householder, no husband present 2,912 21.4% 526

Nonfamily households 3 0.0% 13
Households with no people under 18 years 6,905 50.8% 572

Married-couple family 2,203 16.2% 339
Other family 1,754 12.9% 303

Nonfamily households 2,948 21.7% 421

HOUSEHOLDS BY PRESENCE OF PEOPLE 65 YEARS AND OVER,

HOUSEHOLD SIZE AND HOUSEHOLD TYPE

Households with Pop 65+ 3,335 24.6% 399
1-Person 932 6.9% 242
2+ Person Family 2,249 16.6% 307
2+ Person Nonfamily 154 1.1% 154

Households with No Pop 65+ 10,248 75.5% 868
1-Person 1,236 9.1% 294
2+ Person Family 8,381 61.7% 833
2+ Person Nonfamily 630 4.6% 213

HOUSEHOLD TYPE BY RELATIVES AND NONRELATIVES FOR

POPULATION IN HOUSEHOLDS

Total 43,949 100.0% 3,146

In Family Households 39,912 90.8% 3,118

In Married-Couple Family 19,908 45.3% 2,133

Relatives 19,731 44.9% 2,110

Nonrelatives 176 0.4% 119

In Male Householder-No Spouse Present-Family 5,471 12.4% 1,703

Relatives 4,748 10.8% 1,238

Nonrelatives 723 1.6% 534

In Female Householder-No Spouse Present-Family 14,533 33.1% 1,992

Relatives 13,347 30.4% 1,785

Nonrelatives 1,186 2.7% 371

In Nonfamily Households 4,038 9.2% 851

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Population Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022
ACS Estimate Percent MOE(±) Reliability

POPULATION AGE 5+ YEARS BY LANGUAGE SPOKEN AT HOME

AND ABILITY TO SPEAK ENGLISH

Total 40,596 100.0% 2,799
5 to 17 years

Speak only English 3,257 8.0% 722
Speak Spanish 5,194 12.8% 763

Speak English "very well" or "well" 4,999 12.3% 734
Speak English "not well" 176 0.4% 98
Speak English "not at all" 19 0.0% 34

Speak other Indo-European languages 280 0.7% 226
Speak English "very well" or "well" 246 0.6% 185
Speak English "not well" 0 0.0% 0
Speak English "not at all" 34 0.1% 65

Speak Asian and Pacific Island languages 0 0.0% 18
Speak English "very well" or "well" 0 0.0% 13
Speak English "not well" 0 0.0% 0
Speak English "not at all" 0 0.0% 0

Speak other languages 148 0.4% 229
Speak English "very well" or "well" 148 0.4% 229
Speak English "not well" 0 0.0% 0
Speak English "not at all" 0 0.0% 0

18 to 64 years
Speak only English 7,126 17.6% 920
Speak Spanish 19,531 48.1% 1,902

Speak English "very well" or "well" 12,106 29.8% 1,433
Speak English "not well" 4,754 11.7% 791
Speak English "not at all" 2,671 6.6% 604

Speak other Indo-European languages 657 1.6% 344
Speak English "very well" or "well" 616 1.5% 288
Speak English "not well" 40 0.1% 42
Speak English "not at all" 0 0.0% 0

Speak Asian and Pacific Island languages 152 0.4% 127
Speak English "very well" or "well" 131 0.3% 107
Speak English "not well" 21 0.1% 33
Speak English "not at all" 0 0.0% 0

Speak other languages 145 0.4% 164
Speak English "very well" or "well" 27 0.1% 42
Speak English "not well" 82 0.2% 96
Speak English "not at all" 36 0.1% 57

65 years and over
Speak only English 1,211 3.0% 272
Speak Spanish 2,699 6.6% 408

Speak English "very well" or "well" 1,041 2.6% 232
Speak English "not well" 821 2.0% 261
Speak English "not at all" 836 2.1% 271

Speak other Indo-European languages 95 0.2% 80
Speak English "very well" or "well" 93 0.2% 80
Speak English "not well" 2 0.0% 18
Speak English "not at all" 0 0.0% 0

Speak Asian and Pacific Island languages 101 0.2% 109
Speak English "very well" or "well" 101 0.2% 109
Speak English "not well" 0 0.0% 0
Speak English "not at all" 0 0.0% 0

Speak other languages 0 0.0% 0
Speak English "very well" or "well" 0 0.0% 0
Speak English "not well" 0 0.0% 0
Speak English "not at all" 0 0.0% 0

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Population Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022
ACS Estimate Percent MOE(±) Reliability

WORKERS AGE 16+ YEARS BY PLACE OF WORK

Total 19,782 100.0% 1,414

Worked in state and in county of residence 18,723 94.6% 1,360

Worked in state and outside county of residence 993 5.0% 255

Worked outside state of residence 66 0.3% 108

SEX BY CLASS OF WORKER FOR THE CIVILIAN EMPLOYED POPULATION 16 YEARS

AND OVER

Total: 20,349 100.0% 1,446

Male: 10,849 53.3% 988

Employee of private company workers     7,896 38.8% 899

Self-employed in own incorporated business 772 3.8% 217

Private not-for-profit wage and salary workers 378 1.9% 142

Local government workers 722 3.5% 196

State government workers 101 0.5% 88

Federal government workers 199 1.0% 117

Self-employed in own not incorporated business workers 730 3.6% 230

Unpaid family workers 50 0.2% 63

Female: 9,501 46.7% 799

Employee of private company workers     6,464 31.8% 691

Self-employed in own incorporated business 306 1.5% 97

Private not-for-profit wage and salary workers 995 4.9% 207

Local government workers 647 3.2% 261

State government workers 269 1.3% 142

Federal government workers 180 0.9% 127

Self-employed in own not incorporated business workers 589 2.9% 192

Unpaid family workers 50 0.2% 45

POPULATION IN HOUSEHOLDS AND PRESENCE OF A COMPUTER

Total 43,949 100.0% 3,146
Population <18 in Households 12,383 28.2% 1,360

Have a Computer 12,278 27.9% 1,358

Have NO Computer 105 0.2% 85

Population 18-64 in Households 27,543 62.7% 2,032

Have a Computer 26,385 60.0% 2,004

Have NO Computer 1,158 2.6% 490

Population 65+ in Households 4,023 9.2% 497

Have a Computer 3,366 7.7% 455

Have NO Computer 657 1.5% 208

HOUSEHOLDS AND INTERNET SUBSCRIPTIONS

Total 13,582 100.0% 903

With an Internet Subscription 12,000 88.4% 898

Dial-Up Alone 24 0.2% 35

Broadband 9,453 69.6% 826

Satellite Service 833 6.1% 192

Other Service 37 0.3% 52

Internet Access with no Subscription 164 1.2% 123

With No Internet Access 1,419 10.4% 340

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Population Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022
ACS Estimate Percent MOE(±) Reliability

WORKERS AGE 16+ YEARS BY MEANS OF TRANSPORTATION

TO WORK

Total 19,782 100.0% 1,414

Drove alone 14,131 71.4% 1,225

Carpooled 3,113 15.7% 537

Public transportation (excluding taxicab) 323 1.6% 151

Bus or trolley bus 252 1.3% 127

Light rail, streetcar or trolley 51 0.3% 76

Subway or elevated 0 0.0% 0

Long-distance/Commuter Train 19 0.1% 31

Ferryboat 0 0.0% 0

Taxicab 83 0.4% 85

Motorcycle 0 0.0% 0

Bicycle 18 0.1% 42

Walked 84 0.4% 112

Other means 126 0.6% 113

Worked at home 1,904 9.6% 390

WORKERS AGE 16+ YEARS (WHO DID NOT WORK FROM HOME)

BY TRAVEL TIME TO WORK

Total 17,878 100.0% 1,369

Less than 5 minutes 301 1.7% 162

5 to 9 minutes 504 2.8% 174

10 to 14 minutes 1,319 7.4% 354

15 to 19 minutes 2,241 12.5% 664

20 to 24 minutes 2,132 11.9% 456

25 to 29 minutes 746 4.2% 262

30 to 34 minutes 2,893 16.2% 433

35 to 39 minutes 461 2.6% 161

40 to 44 minutes 930 5.2% 261
45 to 59 minutes 1,750 9.8% 373

60 to 89 minutes 2,820 15.8% 427

90 or more minutes 1,780 10.0% 333

Average Travel Time to Work (in minutes) N/A N/A

FEMALES AGE 20-64 YEARS BY AGE OF OWN CHILDREN AND EMPLOYMENT STATUS
Total 13,811 100.0% 1,056

Own children under 6 years only 1,148 8.3% 375
In labor force 987 7.1% 356
Not in labor force 160 1.2% 119

Own children under 6 years and 6 to 17 years 1,035 7.5% 243
In labor force 683 4.9% 186
Not in labor force 352 2.5% 159

Own children 6 to 17 years only 3,161 22.9% 496
In labor force 2,553 18.5% 444
Not in labor force 608 4.4% 237

No own children under 18 years 8,468 61.3% 914
In labor force 5,664 41.0% 622
Not in labor force 2,804 20.3% 691

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Population Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022
ACS Estimate Percent MOE(±) Reliability

CIVILIAN NONINSTITUTIONALIZED POPULATION BY AGE & TYPES

OF HEALTH INSURANCE COVERAGE
Total 44,032 100.0% 3,144

Under 19 years: 12,820 29.1% 1,378

One Type of Health Insurance: 11,213 25.5% 1,241

Employer-Based Health Ins Only 2,276 5.2% 595

Direct-Purchase Health Ins Only 461 1.0% 226

Medicare Coverage Only 0 0.0% 0

Medicaid Coverage Only 8,464 19.2% 1,101

TRICARE/Military Hlth Cov Only 12 0.0% 17

VA Health Care Only 0 0.0% 0

2+ Types of Health Insurance 569 1.3% 335

No Health Insurance Coverage 1,038 2.4% 403

19 to 34 years: 10,934 24.8% 1,486

One Type of Health Insurance: 6,826 15.5% 1,314

Employer-Based Health Ins Only 3,358 7.6% 649

Direct-Purchase Health Ins Only 735 1.7% 188

Medicare Coverage Only 191 0.4% 206

Medicaid Coverage Only 2,531 5.7% 1,096

TRICARE/Military Hlth Cov Only 0 0.0% 0

VA Health Care Only 12 0.0% 19

2+ Types of Health Insurance 306 0.7% 247

No Health Insurance Coverage 3,802 8.6% 750

35 to 64 years: 16,217 36.8% 1,209

One Type of Health Insurance: 11,129 25.3% 1,009

Employer-Based Health Ins Only 6,199 14.1% 725

Direct-Purchase Health Ins Only 2,507 5.7% 522

Medicare Coverage Only 191 0.4% 91

Medicaid Coverage Only 2,168 4.9% 442

TRICARE/Military Hlth Cov Only 19 0.0% 26

VA Health Care Only 45 0.1% 45

2+ Types of Health Insurance 1,096 2.5% 254

No Health Insurance Coverage 3,992 9.1% 618
65+ years: 4,061 9.2% 498

One Type of Health Insurance: 1,790 4.1% 340

Employer-Based Health Ins Only 107 0.2% 89

Direct-Purchase Health Ins Only 74 0.2% 80

Medicare Coverage Only 1,610 3.7% 313

TRICARE/Military Hlth Cov Only 0 0.0% 0

VA Health Care Only 0 0.0% 0

2+ Types of Health Insurance: 2,045 4.6% 358

Employer-Based & Direct-Purchase Health Insurance 0 0.0% 0

Employer-Based Health & Medicare Insurance 188 0.4% 107

Direct-Purchase Health & Medicare Insurance 71 0.2% 52

Medicare & Medicaid Coverage 1,334 3.0% 325

Other Private Health Insurance Combos 0 0.0% 0

Other Public Health Insurance Combos 149 0.3% 187

Other Health Insurance Combinations 302 0.7% 124

No Health Insurance Coverage 226 0.5% 143

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Population Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022
ACS Estimate Percent MOE(±) Reliability

POPULATION BY RATIO OF INCOME TO POVERTY LEVEL

Total 44,010 100.0% 3,144

Under .50 4,384 10.0% 1,101

.50 to .99 5,501 12.5% 1,360

1.00 to 1.24 2,511 5.7% 771

1.25 to 1.49 3,752 8.5% 1,312

1.50 to 1.84 4,341 9.9% 1,163

1.85 to 1.99 1,405 3.2% 655

2.00 and over 22,115 50.2% 2,039

CIVILIAN POPULATION AGE 18 OR OLDER BY VETERAN STATUS

Total 31,697 100.0% 2,181

Veteran 745 2.4% 247

Nonveteran 30,952 97.6% 2,168

Male 15,163 47.8% 1,248

Veteran 623 2.0% 270

Nonveteran 14,540 45.9% 1,240

Female 16,534 52.2% 1,178

Veteran 122 0.4% 74

Nonveteran 16,412 51.8% 1,176

CIVILIAN VETERANS AGE 18 OR OLDER BY PERIOD OF

MILITARY SERVICE

Total 745 100.0% 247

Gulf War (9/01 or later), no Gulf War (8/90 to 8/01), no Vietnam Era 76 10.2% 56

Gulf War (9/01 or later) and Gulf War (8/90 to 8/01), no Vietnam Era 28 3.8% 26

Gulf War (9/01 or later), and Gulf War (8/90 to 8/01), and Vietnam Era 0 0.0% 0

Gulf War (8/90 to 8/01), no Vietnam Era 112 15.0% 80

Gulf War (8/90 to 8/01) and Vietnam Era 0 0.0% 0

Vietnam Era, no Korean War, no World War II 116 15.6% 80

Vietnam Era and Korean War, no World War II 0 0.0% 0

Vietnam Era and Korean War and World War II 0 0.0% 0

Korean War, no Vietnam Era, no World War II 144 19.3% 193

Korean War and World War II, no Vietnam Era 0 0.0% 0

World War II, no Korean War, no Vietnam Era 0 0.0% 0

Between Gulf War and Vietnam Era only 243 32.6% 187

Between Vietnam Era and Korean War only 26 3.5% 32

Between Korean War and World War II only 0 0.0% 0

Pre-World War II only 0 0.0% 0

HOUSEHOLDS BY POVERTY STATUS

Total 13,582 100.0% 903

Income in the past 12 months below poverty level 3,042 22.4% 481

Married-couple family 787 5.8% 286

Other family - male householder (no wife present) 12 0.1% 18

Other family - female householder (no husband present) 1,257 9.3% 322

Nonfamily household - male householder 265 2.0% 134

Nonfamily household - female householder 721 5.3% 194

Income in the past 12 months at or above poverty level 10,541 77.6% 867

Married-couple family 4,225 31.1% 421

Other family - male householder (no wife present) 1,680 12.4% 557

Other family - female householder (no husband present) 2,669 19.7% 498

Nonfamily household - male householder 946 7.0% 279

Nonfamily household - female householder 1,020 7.5% 270

Poverty Index 181

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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ACS Population Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2018-2022
ACS Estimate Percent MOE(±) Reliability

HOUSEHOLDS BY OTHER INCOME

Social Security Income 3,126 23.0% 365

No Social Security Income 10,456 77.0% 891

Retirement Income 1,340 9.9% 242

No Retirement Income 12,242 90.1% 892

GROSS RENT AS A PERCENTAGE OF HOUSEHOLD INCOME IN

THE PAST 12 MONTHS

<10% of Income 100 1.3% 101

10-14.9% of Income 292 3.7% 140

15-19.9% of Income 673 8.4% 226

20-24.9% of Income 622 7.8% 212

25-29.9% of Income 910 11.4% 342

30-34.9% of Income 373 4.7% 153

35-39.9% of Income 399 5.0% 161

40-49.9% of Income 773 9.7% 266

50+% of Income 3,289 41.2% 698

Gross Rent % Inc Not Computed 552 6.9% 230

HOUSEHOLDS BY PUBLIC ASSISTANCE INCOME IN THE PAST
12 MONTHS
Total 13,582 100.0% 903

With public assistance income 950 7.0% 576
No public assistance income 12,632 93.0% 726

HOUSEHOLDS BY FOOD STAMPS/SNAP STATUS
Total 13,582 100.0% 903

With Food Stamps/SNAP 5,414 39.9% 735
With No Food Stamps/SNAP 8,169 60.1% 667

HOUSEHOLDS BY DISABILITY STATUS
Total 13,582 100.0% 903

With 1+ Persons w/Disability 3,338 24.6% 425
With No Person w/Disability 10,244 75.4% 946

Data Note:  N/A means not available.  Population by Ratio of Income to Poverty Level represents persons for whom poverty status is determined.  
Household income represents income in 2022, adjusted for inflation.

2018-2022 ACS Estimate: The American Community Survey (ACS) replaces census sample data.  Esri is releasing the 2018-2022 ACS estimates,
five-year period data collected monthly from January 1, 2018 through December 31, 2022.  Although the ACS includes many of the subjects
previously covered by the decennial census sample, there are significant differences between the two surveys including fundamental differences in
survey design and residency rules.

Margin of error (MOE): The MOE is a measure of the variability of the estimate due to sampling error.   MOEs enable the data user to measure the
range of uncertainty for each estimate with 90 percent confidence.  The range of uncertainty is called the confidence interval, and it is calculated by
taking the estimate +/- the MOE.  For example, if the ACS reports an estimate of 100 with an MOE of +/- 20, then you can be 90 percent certain the
value for the whole population falls between 80 and 120.

Reliability: These symbols represent threshold values that Esri has established from the Coefficients of Variation (CV) to designate the usability of
the estimates.  The CV measures the amount of sampling error relative to the size of the estimate, expressed as a percentage.

High Reliability:  Small CVs (less than or equal to 12 percent) are flagged green to indicate that the sampling error is small relative to the
estimate and the estimate is reasonably reliable.

Medium Reliability:  Estimates with CVs between 12 and 40 are flagged yellow-use with caution.

Low Reliability:  Large CVs (over 40 percent) are flagged red to indicate that the sampling error is large
relative to the estimate.  The estimate is considered very unreliable.

Source: U.S. Census Bureau, 2018-2022 American Community Survey Reliability: high medium low
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Traffic Count Map
Polygon 2 Prepared by Esri
Area: 6.92 square miles
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Civilian Labor Force Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

2024 Labor Force

Age Group Population Employed Unemployed
Unemployment

Rate
Labor Force

Participation Rate
Employment-

Population Ratio
16+ 36,266 21,811 637 2.8% 61.9% 60.1%
16-24 6,536 2,965 177 5.6% 48.1% 45.4%
25-54 19,433 15,332 394 2.5% 80.9% 78.9%
55-64 5,187 2,969 57 1.9% 58.3% 57.2%
65+ 5,110 544 9 1.6% 10.8% 10.6%

Male Age 16+ 17,269 11,666 256 2.1% 69.0% 67.6%
Female Age 16+ 18,997 10,146 380 3.6% 55.4% 53.4%
White Age 16+ 8,475 5,509 120 2.1% 66.4% 65.0%
Black Age 16+ 7,306 4,662 192 4.0% 66.4% 63.8%
American Indian Age 16+ 193 123 10 7.5% 68.9% 63.7%
Asian Age 16+ 516 331 8 2.4% 65.7% 64.1%
Pacific Islander Age 16+ 2 2 0 0.0% 100.0% 100.0%
Other Race Age 16+ 5,218 2,912 66 2.2% 57.1% 55.8%
Multiple Races Age 16+ 14,556 8,273 241 2.8% 58.5% 56.8%

Economic Dependency Ratio
Total 114.8

Child (<16) 48.7
Working-Age (16-64)  45.1
Senior (65+) 20.9

Industry Employed Percent US Percent Location Quotient
Total 21,811 100.0% 100.0% -

Agriculture/Forestry/Fishing 756 3.5% 1.1% 3.18
Mining/Quarrying/Oil & Gas 50 0.2% 0.3% 0.67
Construction 2,786 12.8% 6.9% 1.86
Manufacturing 581 2.7% 10.0% 0.27
Wholesale Trade 305 1.4% 2.0% 0.70
Retail Trade 3,129 14.3% 10.5% 1.36
Transportation/Warehousing 1,416 6.5% 5.1% 1.27
Utilities 150 0.7% 0.9% 0.78
Information 284 1.3% 2.0% 0.65
Finance/Insurance 708 3.2% 4.8% 0.67
Real Estate/Rental/Leasing 319 1.5% 1.8% 0.83
Professional/Scientific/Tech 763 3.5% 8.3% 0.42
Management of Companies 0 0.0% 0.1% 0.00
Admin/Support/Waste Management 1,843 8.4% 4.3% 1.95
Educational Services 1,209 5.5% 9.1% 0.60
Health Care/Social Assistance 3,568 16.4% 14.1% 1.16
Arts/Entertainment/Recreation 230 1.1% 2.3% 0.48
Accommodation/Food Services 1,540 7.1% 6.8% 1.04
Other Services (Excluding Public) 1,229 5.6% 4.6% 1.22
Public Administration 946 4.3% 5.0% 0.86

Data Note: Location Quotients compare the industry/occupation share of a local area's employment relative to that same share nationally. A value
lower/greater than 1 indicates that the local area is less/more specialized in that industry or occupation category than the US as a whole.

Source: Esri forecasts for 2024 and 2029.
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Civilian Labor Force Profile
Polygon 2 Prepared by Esri
Area: 6.92 square miles

Occupation Employed Percent US Percent Location Quotient
Total 21,811 100.0% 100.0% -

White Collar 9,680 44.4% 62.6% 0.71
Management 1,889 8.7% 12.1% 0.72
Business/Financial 546 2.5% 6.3% 0.40
Computer/Mathematical 236 1.1% 4.1% 0.27
Architecture/Engineering 71 0.3% 2.4% 0.12
Life/Physical/Social Sciences 36 0.2% 1.3% 0.15
Community/Social Service 389 1.8% 1.8% 1.00
Legal 107 0.5% 1.2% 0.42
Education/Training/Library 875 4.0% 6.2% 0.65
Arts/Design/Entertainment 203 0.9% 2.2% 0.41
Healthcare Practitioner 1,032 4.7% 6.4% 0.73
Sales and Sales Related 1,919 8.8% 8.5% 1.04
Office/Administrative Support 2,377 10.9% 10.1% 1.08

Blue Collar 6,700 30.7% 21.0% 1.47
Farming/Fishing/Forestry 495 2.3% 0.5% 4.60
Construction/Extraction 1,986 9.1% 4.9% 1.86
Installation/Maintenance/Repair 1,179 5.4% 2.9% 1.86
Production 497 2.3% 5.3% 0.43
Transportation/Material Moving 2,543 11.7% 7.5% 1.56

Services 5,431 24.9% 16.4% 1.52
Healthcare Support 905 4.1% 3.3% 1.24
Protective Service 1,282 5.9% 2.1% 2.81
Food Preparation/Serving 1,235 5.7% 5.3% 1.08
Building Maintenance 1,272 5.8% 3.2% 1.81
Personal Care/Service 737 3.4% 2.6% 1.31

Data Note: Location Quotients compare the industry/occupation share of a local area's employment relative to that same share nationally. A value
lower/greater than 1 indicates that the local area is less/more specialized in that industry or occupation category than the US as a whole.

Source: Esri forecasts for 2024 and 2029.
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Business Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

Data for all businesses in area
Total Businesses: 944
Total Employees: 4,905

Total Population: 46,894
Employee/Population Ratio (per 100 Residents) 10

Businesses Employees
by NAICS Codes Number Percent Number Percent
Agriculture, Forestry, Fishing & Hunting 4 0.4% 19 0.4%
Mining 2 0.2% 7 0.1%
Utilities 1 0.1% 1 0.0%
Construction 68 7.2% 230 4.7%

Building Construction 22 2.3% 64 1.3%
Heavy/Civil Eng Construction 2 0.2% 13 0.3%
Specialty Trade Contractor 43 4.6% 152 3.1%

Manufacturing 24 2.5% 106 2.2%
Wholesale Trade 27 2.9% 192 3.9%

Durable Goods 17 1.8% 116 2.4%
Nondurable Goods 8 0.8% 48 1.0%
Trade Broker 2 0.2% 28 0.6%

Retail Trade 130 13.8% 705 14.4%
Motor Vehicle & Parts Dealers 32 3.4% 192 3.9%
Furniture & Home Furnishings Stores 3 0.3% 6 0.1%
Electronics & Appliance Stores 5 0.5% 11 0.2%
Building Material & Garden Equipment & Supplies Dealers 9 0.9% 39 0.8%
Food & Beverage Stores 23 2.4% 227 4.6%
Health & Personal Care Stores 9 0.9% 67 1.4%
Gasoline Stations & Fuel Dealers 10 1.1% 38 0.8%
Clothing, Clothing Accessories, Shoe and Jewelry Stores 10 1.1% 26 0.5%
Sporting Goods, Hobby, Book, & Music Stores 17 1.8% 42 0.9%
General Merchandise Stores 12 1.3% 57 1.2%

Transportation & Warehousing 34 3.6% 166 3.4%
Truck Transportation 21 2.2% 87 1.8%

Information 19 2.0% 75 1.5%
Finance & Insurance 34 3.6% 110 2.2%

Central Bank/Credit Intermediation & Related Activities 13 1.4% 59 1.2%
Securities & Commodity Contracts 7 0.7% 20 0.4%
Funds, Trusts & Other Financial Vehicles 13 1.4% 32 0.7%

Real Estate, Rental & Leasing 47 5.0% 178 3.6%
Professional, Scientific & Tech Services 80 8.5% 307 6.3%

Legal Services 14 1.5% 34 0.7%
Management of Companies & Enterprises 0 0.0% 2 0.0%
Administrative, Support & Waste Management Services 35 3.7% 131 2.7%
Educational Services 19 2.0% 711 14.5%

Source:  Copyright 2024 Data Axle, Inc. All rights reserved. Esri Total Population forecasts for 2024.
Date Note: Data on the Business Summary report is calculated using which uses census block groups to allocate business summary data to custom areas.
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Business Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

Businesses Employees
by NAICS Codes Number Percent Number Percent
Health Care & Social Assistance 81 8.6% 817 16.7%

Amubulatory Health Care 44 4.7% 432 8.8%
Hospital 5 0.5% 105 2.1%
Nursing/Residential Care 7 0.7% 63 1.3%
Social Assistance 24 2.5% 216 4.4%

Arts, Entertainment & Recreation 27 2.9% 99 2.0%
Accommodation & Food Services 49 5.2% 466 9.5%

Accommodation 5 0.5% 55 1.1%
Food Services & Drinking Places 44 4.7% 411 8.4%

Other Services (except Public Administration) 137 14.5% 506 10.3%
Repair & Maintenance 39 4.1% 179 3.6%

Automotive Repair & Maintenance 26 2.8% 68 1.4%
Personal & Laundry Service 44 4.7% 124 2.5%
Civic and Other Orgs 53 5.6% 203 4.1%

Public Administration 8 0.8% 73 1.5%

Unclassified Establishments 118 12.5% 7 0.1%

Total 944 100.0% 4,905 100.0%

Source:  Copyright 2024 Data Axle, Inc. All rights reserved. Esri Total Population forecasts for 2024.
Date Note: Data on the Business Summary report is calculated using which uses census block groups to allocate business summary data to custom areas.
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Business Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

Businesses Employees

by SIC Codes Number Percent Number Percent
Agriculture & Mining 21 2.2% 93 1.9%
Construction 64 6.8% 221 4.5%
Manufacturing 20 2.1% 97 2.0%
Transportation 39 4.1% 176 3.6%
Communication 13 1.4% 38 0.8%
Utility 3 0.3% 11 0.2%
Wholesale Trade 27 2.9% 192 3.9%

Retail Trade Summary 180 19.1% 1,132 23.1%
Home Improvement 9 0.9% 39 0.8%
General Merchandise Stores 7 0.7% 38 0.8%
Food Stores 25 2.6% 236 4.8%
Auto Dealers & Gas Stations 41 4.3% 224 4.6%
Apparel & Accessory Stores 6 0.6% 17 0.3%
Furniture & Home Furnishings 9 0.9% 20 0.4%
Eating & Drinking Places 43 4.6% 408 8.3%
Miscellaneous Retail 40 4.2% 151 3.1%

Finance, Insurance, Real Estate Summary 73 7.7% 242 4.9%
Banks, Savings & Lending Institutions 13 1.4% 57 1.2%
Securities Brokers 7 0.7% 20 0.4%
Insurance Carriers & Agents 13 1.4% 32 0.7%
Real Estate, Holding, Other Investment Offices 40 4.2% 133 2.7%

Services Summary 378 40.0% 2,624 53.5%
Hotels & Lodging 5 0.5% 55 1.1%
Automotive Services 33 3.5% 110 2.2%
Movies & Amusements 28 3.0% 87 1.8%
Health Services 52 5.5% 545 11.1%
Legal Services 14 1.5% 34 0.7%
Education Institutions & Libraries 17 1.8% 723 14.7%
Other Services 229 24.3% 1,070 21.8%

Government 8 0.8% 73 1.5%

Unclassified Establishments 118 12.5% 7 1.5%

Totals 944 100.0% 4,905 100.0%

Source:  Copyright 2024 Data Axle, Inc. All rights reserved. Esri Total Population forecasts for 2024.
Date Note: Data on the Business Summary report is calculated using which uses census block groups to allocate business summary data to custom areas.

February 06, 2025
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Crime Summary
Polygon 2 Prepared by Esri
Area: 6.92 square miles

Population Summary
2024 Total Population 46,894
2029 Total Population 50,576
2024-2029 Annual Rate 1.52%

2024 Crime Indexes (AGS)
Total Crime Index 122
Personal Crime Index 186
Murder Index 266
Rape Index 79
Robbery Index 186
Assault Index 200
Property Crime Index 110
Burglary Index 118
Larceny Index 100
Motor Vehicle Theft Index 162

Data Note: The Crime Index is an indication of the relative risk of a crime occurring and is measured against the overall risk at a national level. Values above 100 indicate
the area has an above average risk of occurring compared to the US. Values below 100 indicate the area has a below average risk of occurring compared to the US. The
Crime Indexes provides an assessment of the relative risk of seven major crime types: murder, rape, robbery, assault, burglary, larceny, and motor vehicle theft. It is
modeled using data from the FBI Uniform Crime Report and demographic data from the U.S. Census and Applied Geographic Solutions (AGS).

Source: Esri forecasts for 2024 and 2029. Applied Geographic Solutions (AGS) (2024A).

February 06, 2025
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Presentation: 

Luxe Grove Residential Project 



Luxe Grove Apartments
Proposed 300 Unit Residential Housing Development

SW 236th Street and SW 132nd Avenue

Prepared For Naranja Lakes CRA Board – May 1st 2025



Introduction

• Acosta Farms History – Third Generation Farming Family based in 
South Dade

• The site is a 10-acre former avocado grove that became unviable due 
to Laure Wilt.

• For the past several years, the site has unfortunately fallen victim to 
illegal dumping of the swale and entire site, which the Acosta family 
continuously has to clean up, pay for and address with County code 
enforcement.

• The pattern of development surrounding the property has been 
transformed into housing by way of single-family homes and 
townhomes.



Our Vision – Luxe Grove Apartments

• To make the highest and best use of this land, we intend to develop a workforce housing 
project with 300 units by way of Florida’s Live Local Act.

• The development will consist of 5 buildings that are 3 stories each, consisting of 1-
bedroom (111), 2-bedroom (153) and 3-bedroom (36) apartments with an average of 
900 SF.

• The community will be gated with security, well lit and beautifully landscaped.

• There is a tremendous need for affordable rental apartments in Miami-Dade County.

• This project represents the transformation of a defunct avocado grove into a beautiful, 
new, safe and affordable residential housing community.

• The Acosta Family will be making a significant investment in the project and surrounding 
neighborhood, creating almost 1,000 jobs during the construction phase of the project 
and additional job creation when the project is completed. 



The Vision – Before and After



Vision - Continued



CRA Involvement

• An investment from the CRA would address slum and blight and assist in 
transforming a failed avocado grove into a dignified, high-quality multi-
family residence that better matches the overall pattern of development 
nearby and adds vibrancy to the neighborhood.

• Unlike other projects, this is a family-funded undertaking with greater 
flexibility to empower Naranja Lakes residents to avail themselves of some 
of the units (unlike projects using federal funding and subject to federal 
Fair Housing Act restrictions).

• CRA funding would provide greater opportunity for local residents to 
access these new units at a more affordable rate than is possible under the 
current law (Live Local Act) and attainable rent levels.



Economic Benefits

• During the 24-to-36-month period in which the proposed mixed-use project is 
being developed, approximately 1,000 full-time and part-time jobs will be 
created.  Employees are projected to earn more than $50.0 million in wages and 
salaries throughout the period in which the project is being designed and 
constructed.

• The most significant recurring economic benefit will be derived from the 
expenditures of the households occupying the 300 rental apartments. Assuming 
households spend 25 percent of their income on retail goods and in eating and 
drinking establishments, their annual expenditure would approximately $4.2 
million, the majority of which would be spent in the South Miami-Dade area and 
the remainder elsewhere in Miami-Dade County.



Project Team

• Ownership – LALI II LLC (c/o Acosta Farms)

• Architect – Design Tech International 

• Owners Representative – Global One Investment Group LLC – 
Jonathan Karlik

• Civil Engineer – Edwin Ibarra

• Legal – LSN Law



Questions and Contact Us

Nick Acosta

Nicholas.Acosta@Acostafarms.com

786 512 0132

Jonathan Karlik

jkarlik@g1ig.com

305 318 0989

mailto:Nicholas.Acosta@Acostafarms.com
mailto:jkarlik@g1ig.com
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RESOLUTION NO. CRA-08- 2025 

 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE 

NARANJA LAKES COMMUNITY REDEVELOPMENT AGENCY, 

AUTHORIZNG THE DEMOLITION OF THE IMPROVEMENTS ON THE 

REAL PROPERTY OWNED BY THE NLCRA LOCATED AT 27501 S. 

DIXIE HIGHWAY, NARANJA LAKES, FLORIDA 33032 UNDER THE 

EMERGENCY PROCUREMENT GUIDELINES OF MIAMI-DADE 

COUNTY; AUTHORIZING THE EXECUTIVE DIRECTOR AND NLCRA 

ATTORNEY TO TAKE ALL ACTION NECESSARY TO IMPLEMENT 

THE DEMOLITON OF THE IMPROVEMENTS ON THE REAL 

PROPERTY; AND PROVIDING AN EFFECTIVE DATE.  

 

 WHEREAS, the mission of the Naranja Lakes Community Redevelopment Agency 

(“NMCRA”) is to promote economic development and enhance the quality of life by eliminating 

and preventing blighted conditions through the facilitation of community partnerships, business 

growth, job creation, and neighborhood rehabilitation; and 

 

 WHEREAS, the NLCRA is the owner of the real property located at 27501 S. Dixie 

Highway, Naranja Lakes, Florida 33032 (the “Property”); and 

 

 WHEREAS, the NLCRA desires to demolish the improvements on the Property due their 

unsafe nature (violations, squatters and physical integrity of the building) which unsafe nature 

presents a life, health and safety risk to the community; and 

 

 WHEREAS, Miami-Dade County Implementation Order IO 3-38 - Master Procurement 

Implementing Order (the “Implementing Order”) authorizes emergency purchase for unforeseen 

or unanticipated urgent and immediate needs for goods or services where the protection of life, 

health, safety or welfare of the community or the preservation of public properties would not be 

possible using any of the purchasing methods set forth in the Implementing Order; and 

 

 WHEREAS, the Board of Commissioners of the NLCRA desires to (a) authorize the 

demolition of the improvements on the Property under the emergency procurement guidelines of 

the Implementing Order, and (b) authorize the Executive Director and NLCRA Attorney to take 

all action necessary to implement the demolition of the improvements on the Property.  

 

 NOW, THEREFORE, BE IT RESOLVED BY THE COMMISSIONERS OF THE 

NARANJA LAKES COMMUNITY REDEVELOPMENT AGENCY: 

 

Section 1. Recitals.  The recitals in the whereas clauses are true and correct, and 

incorporated into this Resolution. 

 

Section 2. Authorization of the Demolition of the Improvements on the Property. 

The demolition of the improvements on the Property under the emergency procurement guidelines 

of the Implementing Order is hereby authorized. 
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Section 3. Implementation of the Demolition of the Improvements on the 

Property. The Executive Director and NLCRA Attorney are hereby authorized to take all steps 

necessary and appropriate to implement the demolition of the improvements on the Property.  

 

Section 4. Effective Date. This Resolution shall take effect immediately upon 

approval. 

 

PASSED and ADOPTED this 12th day of June, 2025. 

 

 

 

____________________________________ 

      Cornelius “Neil” Shiver 

      Chair 

ATTEST: 

 

 

       

Board Member 

 

 

APPROVED AS TO LEGAL SUFFICIENCY 

 

 

       

Taylor Duma LLP 

NLCRA Attorney 

 

 

SPONSORED BY:  ADMINISTRATION 

Moved by:    

Seconded by:    

Vote: 

 

Chair Cornelius “Neil” Shiver      (Yes)  (No) 

Vice Chair James E. MacDonald      (Yes)  (No) 

Board Member Erick Caceres       (Yes)  (No) 

Board Member Reverand Dr. Alphonso Jackson, Sr.    (Yes)  (No) 

Board Member Derrick Lordeus      (Yes)  (No) 

Board Member Ryan Moseley      (Yes)  (No) 

Board Member Danny Olgetree      (Yes)  (No) 

Board Member Robert K. Parson      (Yes)  (No) 

Board Member Derek Sippio       (Yes)  (No) 

 



 

 

 

 

 

 

 

Action Item #1  

Attachments 



Miami-Dade County Department of Regulatory and Economic Resources
Construction, Permitting & Building Code/Recertification Unit

11805 S.W. 26th Street (Coral Way), Room 220
Miami, Florida 33175-2474

T 786 315-2373 F 786 315-2929
miamidade.gov/recertification

NOTICE OF CASE TRANSFERRED TO THE CONSUMER AND NEIGHBORHOOD PROTECTION 
DIVISION FOR FAILURE TO RECERTIFY BUILDING

February 1, 2025

Dear Property Owner:

In accordance with the previous notices sent to you regarding the recertification of the building on the above referenced 
property, you were advised that this matter would be referred to the Consumer and Neighborhood Protection Division for 
failure to submit the required recertification report, submit request for exemption, if applicable, and/or make all necessary 
repairs within the required timeframe.  This is to advise you that this matter has been referred to the Consumer and 
Neighborhood Protection Division for the following reason(s):

Edward A. Rojas
Building Official

Since this matter has been referred to the Consumer and Neighborhood Protection Division, all further inquiries related to 
code enforcement must be directed to the Consumer and Neighborhood Protection Division at (786) 315-2424. Additionally, 
inquiries related to the submittal of the recertification reports must be referred to the Recertification Unit at 786-315-2373.

Sincerely,

Failure to submit initial recertification report and/or required payment 

Failure to complete all necessary repairs

Failure to submit revised recertification report upon completion of all necessary repairs

Other:

DE PAZ HOLDINGS LLC
13010 MAR ST
CORAL GABLES, FL 33156

Re: Folio No.

Case No.

Property Address:

3069330080070

F2024000569

27501 S DIXIE HWY, Bldg. No: 1, Sq. Ft.: 16182, Year Built: 1983

__________________________________________________________________________________
__________________________________________________________________________________

Visit our Recertification webpage by scanning this QR Code on your phone:





 

 

OPTELL SOLUTIONS GROUP, INC. 
 

INVOICE 
18240 NW 27TH AVENUE 
MIAMI GARDENS, FL 33056 
305.528.6744 
OptellSolutions@gmail.com 
 

INVOICE # 294 
 DATE 3/21/2025 

TO 
ED Krystal Patterson 
Naranja Lakes Community Redevelopment Agency 
Krystal@hersconsult.com 

FOR 27501 S Dixie Hwy, 
 Naranja, FL  

 
 

Description Amount 
Removal and disposal services, including the collection, hauling, and proper 
disposal of all piles of trash, debris, and discarded furniture from the entire 
property. 
Service Date:3/19/2025 thru 3/21/2025 

$3,860.00 

  

  

  

  

  

  

  

  

  

  

  
SUPPLIES AND LABOR COST INCLUDED  

Total $3,860.00 

Make all checks payable to OPTELL SOLUTIONS GROUP, INC. 
Payment is due within 30 days. 
If you have any questions concerning this invoice, contact | Email OptellSolutions@gmail.com 

THANK YOU FOR YOUR BUSINESS! 



 

 

OPTELL SOLUTIONS GROUP, INC. 
 

INVOICE 
18240 NW 27TH AVENUE 
MIAMI GARDENS, FL 33056 
305.528.6744 
OptellSolutions@gmail.com 
 

INVOICE # 288 
 DATE 3/3/2025 

TO 
ED Krystal Patterson 
Naranja Lakes Community Redevelopment Agency 
Krystal@hersconsult.com 

FOR 27501 S Dixie Hwy, 
 Naranja, FL  

 
 

Description Amount 
Boarding Up and Securing 5 Commercial Property Windows  
Service Date:3/3/2025 

$475.00 

Boarding Up and Securing 6 Commercial Property Doors 
Service Date3/3/2025 

$840.00 

Painting Over Graffiti on Wall of Commercial Property   
Service Date:3/3/2025 

$185.00 

  

  

  

  

  

  

  

  

  
SUPPLIES AND LABOR COST INCLUDED  

Total $1,500.00 

Make all checks payable to OPTELL SOLUTIONS GROUP, INC. 
Payment is due within 30 days. 
If you have any questions concerning this invoice, contact 305.528.6744 Phone | Email 
OptellSolutions@gmail.com 

THANK YOU FOR YOUR BUSINESS! 
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RESOLUTION NO. CRA-09- 2025 

 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE 

NARANJA LAKES COMMUNITY REDEVELOPMENT AGENCY, 

AUTHORIZNG THE EXECUTIVE DIRECTOR AND NLCRA ATTORNEY 

TO NEGOTIATE AND FINALIZE AN AGREEMENT WITH JMP GROUP 

LLC IN AN AMOUNT NOT TO EXCEED $250,000 TO DEMOLISH THE 

IMPROVEMENTS ON THE REAL PROPERTY OWNED BY THE NLCRA 

LOCATED AT 27501 S. DIXIE HIGHWAY, NARANJA LAKES, FLORIDA 

33032 UNDER THE EMERGENCY PROCUREMENT GUIDELINES OF 

MIAMI-DADE COUNTY; AUTHORIZING THE EXECUTIVE DIRECTOR 

TO EXECUTE THE AGREEMENT WITH JMP GROUP LLC; 

AUTHORIZING THE EXECUTIVE DIRECTOR TO TAKE ALL ACTION 

NECESSARY TO IMPLEMENT THE TERMS OF THE AGREEMENT; 

AND PROVIDING AN EFFECTIVE DATE.  

 

 WHEREAS, the mission of the Naranja Lakes Community Redevelopment Agency 

(“NMCRA”) is to promote economic development and enhance the quality of life by eliminating 

and preventing blighted conditions through the facilitation of community partnerships, business 

growth, job creation, and neighborhood rehabilitation; and 

 

 WHEREAS, the NLCRA is the owner of the real property located at 27501 S. Dixie 

Highway, Naranja Lakes, Florida 33032 (the “Property”); and 

 

 WHEREAS, the NLCRA desires to demolish the improvements on the Property due their 

unsafe nature (violations, squatters and physical integrity of the building) which unsafe nature 

presents a life, health and safety risk to the community; and 

 

 WHEREAS, Miami-Dade County Implementation Order IO 3-38 - Master Procurement 

Implementing Order (the “Implementing Order”) authorizes emergency purchase for unforeseen 

or unanticipated urgent and immediate needs for goods or services where the protection of life, 

health, safety or welfare of the community or the preservation of public properties would not be 

possible using any of the purchasing methods set forth in the Implementing Order; and 

 

 WHEREAS, the Board of Commissioners of the NLCRA desires to authorize the to 

authorize the negotiation, finalization and execution of an Agreement with JMP Group LLC for 

the demolition of the improvements on the Property in an amount not to exceed Two Hundred 

Fifty Thousand Dollars ($250,000), which Agreement shall be in a form and substance as 

negotiated by the Executive Director and approved as to legal form and sufficiency by the NLCRA 

Attorney.  

 

 NOW, THEREFORE, BE IT RESOLVED BY THE COMMISSIONERS OF THE 

NARANJA LAKES COMMUNITY REDEVELOPMENT AGENCY: 

 

Section 1. Recitals.  The recitals in the whereas clauses are true and correct, and 

incorporated into this Resolution. 
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Section 2. Negotiation and Finalization of Agreement.  The Executive Director and 

NLCRA Attorney are hereby authorized to negotiate and finalize an agreement with JMP Group 

LLC with JMP Group LLC for the demolition of the improvements on the Property in an amount 

not to exceed Two Hundred Fifty Thousand Dollars ($250,000). 

 

Section 3. Execution of Agreement.  The Executive Director is hereby authorized to 

execute the Agreement with JMP Group LLC for the demolition of the improvements on the 

Property.  

 

Section 4. Implementation of Agreement.  The Executive Director is hereby 

authorized to take all action necessary to implement the terms of the Agreement with JMP Group 

LLC for the demolition of the improvements on the Property. 

 

Section 5. Effective Date. This Resolution shall take effect immediately upon 

approval. 

 

PASSED and ADOPTED this 12th day of June, 2025. 

 

 

 

____________________________________ 

      Cornelius “Neil” Shiver 

      Chair 

ATTEST: 

 

 

       

Board Member 

 

 

APPROVED AS TO LEGAL SUFFICIENCY 

 

 

       

Taylor Duma LLP 

NLCRA Attorney 

 

 

SPONSORED BY:  ADMINISTRATION 

Moved by:    

Seconded by:    
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Vote: 

 

Chair Cornelius “Neil” Shiver      (Yes)  (No) 

Vice Chair James E. MacDonald      (Yes)  (No) 

Board Member Erick Caceres       (Yes)  (No) 

Board Member Reverand Dr. Alphonso Jackson, Sr.    (Yes)  (No) 

Board Member Derrick Lordeus      (Yes)  (No) 

Board Member Ryan Moseley      (Yes)  (No) 

Board Member Danny Olgetree      (Yes)  (No) 

Board Member Robert K. Parson      (Yes)  (No) 

Board Member Derek Sippio       (Yes)  (No) 

 



 

 

 

 

 

 

 

Action Item #2  

Attachments 



ESTIMATE
JMP Group LLC
3350 148th Ave
Ste 110
Miramar, FL 33027

info@jmpregroup.com
+1 (305) 908-8303
www.jmpregroup.com

Bill to

Naranja Lakes CRA 

Estimate details

Estimate no.: 1148
Estimate date: 03/24/2025

Customer Serviced: 27501 South Dixie Hwy.

# Date Product or service Description Qty Rate Amount

1. Demo Structure Demolish existing structure. 1 $157,000.00 $157,000.00

2. Trash Removal Remove trash from worksite and
dispose.

1 $66,437.00 $66,437.00

3. Cap Existing Utility Cap existing plumbing. 1 $6,500.00 $6,500.00

4. Permit Processing Contractor administrative permit fee. 1 $5,000.00 $5,000.00

Note to customer
County permit fees not included in estimate and will be determined
by county permit department.

Total $234,937.00

Accepted date Accepted by



 

 

Description                                                                                            Amount 

Interior Renovation*  

- Demo structure and haul away debris                                                              $  266,592.00          

- Permit processing               $      7,800.00 

  

  

  

  

  

  

  

  

  

  

   

  

*County fee assessed for permit is not included in estimate. County permit fee 

will be charged separately. 

 

                    

  

Total                 $274,392.00 

 

THANK YOU FOR YOUR BUSINESS! 

IMR DEVELOPMENT 
14359 MIRAMAR PKWY. #297 

Miramar, FL 33027 

Ph: (305) 724-9980 

 

 

ESTIMATE 

PROPERTY ADDRESS: 

27501 S. Dixie Hwy. 

Homestead, FL 33032 

 

  

ESTIMATE #: 03DPH25 

 DATE: 03/25 

/2025 



DUNCAN AND SONS TRUCKING AND BOBCAT, INC. 
P.O. Box 5787 

                  Hollywood, FL 33083 

                   PH (305) 216-3115 

             duncansonstrucking@yahoo.com 

                  

 

 

 

March 24,2025                                   

                                                      PROPOSAL 
 

 

 

PROPOSAL SUBMITTED TO: 
NARANJA LAKES COMMUNITY REDEVELOPMENT AGENCY 

  

 

WORK TO BE PERFORMED AT:  
27501 S Dixie Highway 

Homestead, FL 33032 

 

 

SCOPE OF WORK AS FOLLOWS: 

Complete demolition of 27501 S Dixie Highway Homestead, FL 33032, including demolition 
of current building and of all current improvements, walls, fencing and paved areas, inclusive 
of all clearing and grubbing of all vegetation, and all debris to be hauled off site. Please see 
Miami-Dade property folios for 27501 S Dixie Highway Homestead, FL 33032. 
 

 
EXCLUSIONS:  

Any asbestos containing materials, if any, present on site to be removed by a separate third-

party asbestos removal company prior to the start of demolition work. 

 

INSURANCE: 

Contractors will carry general liability insurance of not less tha$1,000,000 per occurrence and 

$2,000,000 in the aggregate and will provide a certificate of insurance adding the West Perrine 

Community Redevelopment Agency as additional insured 

PAYMENTS TO BE MADE AS FOLLOWS                              TOTAL PRICE          $400,000.00 

All Checks made to Duncan and Sons Trucking and Bobcat, Inc PO Box 5787, W Hollywood, FL 33083 

mailto:duncansonstrucking@yahoo.com
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RESOLUTION NO. CRA-10- 2025 

 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE 

NARANJA LAKES COMMUNITY REDEVELOPMENT AGENCY, 

AUTHORIZNG THE EXECUTIVE DIRECTOR AND NLCRA ATTORNEY 

TO NEGOTIATE AND FINALIZE AN AGREEMENT WITH WLS, L.C. 

D/B/A NAI MIAMI / FORT LAUDERDALE AND NAI PROPERTY 

MANAGEMENT, LLC FOR A ONE-YEAR TERM IN AN AMOUNT NOT 

TO EXCEED $50,000 WITH THE OPTION TO RENEW TO PROVIDE 

PROPERTY MANAGEMENT SERVICES FOR THE REAL PROPERTY 

OWNED BY THE NLCRA LOCATED AT 27525 S. DIXIE HIGHWAY, 

NARANJA LAKES, FLORIDA 33032 AND THE NARANJA LAKES 

COMMUNITY CENTER LOCATED AT 27555 S.W. 140TH AVENUE, 

NARANJA LAKES, FLORIDA 33032 UNDER THE ACCESSING 

CONTRACTS FROM OTHER GOVERNMENT ENTITIES 

PROCUREMENT GUIDELINES OF MIAMI-DADE COUNTY; 

AUTHORIZING THE EXECUTIVE DIRECTOR TO EXECUTE THE 

AGREEMENT WITH WLS, L.C. D/B/A NAI MIAMI FORT LAUDERDALE 

AND NAI PROPERTY MANAGEMENT, LLC; AUTHORIZING THE 

EXECUTIVE DIRECTOR TO TAKE ALL ACTION NECESSARY TO 

IMPLEMENT THE TERMS OF THE AGREEMENT; AND PROVIDING 

AN EFFECTIVE DATE.  

 

 WHEREAS, the mission of the Naranja Lakes Community Redevelopment Agency 

(“NMCRA”) is to promote economic development and enhance the quality of life by eliminating 

and preventing blighted conditions through the facilitation of community partnerships, business 

growth, job creation, and neighborhood rehabilitation; and 

 

 WHEREAS, the NLCRA is the owner of the real property located at 27501 S. Dixie 

Highway, Naranja Lakes, Florida 33032 and the Naranja Lakes Community Center located at 

27555 S.W. 140th Avenue, Naranja Lakes, Florida 33032 (collectively, the “Property”); and 

 

 WHEREAS, the NLCRA is pursuing the professional services of a property manager to 

provide property management services for the Property; and 

 

 WHEREAS, Miami-Dade County Implementation Order IO 3-38 - Master Procurement 

Implementing Order (the “Implementing Order”) authorizes the award of a contract by accessing 

the competitively selected contract of any other governmental or quasi government entity or non-

profit organization, provided the goods or services are not available through an existing Miami-

Dade Contract at the same or lower price; and 

 

 WHEREAS, WLS, L.C. d/b/a NAI Miami / Fort Lauderdale and NAI Property 

Management, LLC (“NAI Property Management”) was competitively selected to provide property 

management services to the Southeast Overtown Park West Community Redevelopment Agency; 

and 
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 WHEREAS, the Board of Commissioners of the NLCRA desires to authorize the to 

authorize the negotiation, finalization and execution of an Agreement with NAI Property 

Management for a one-year term in an amount not to exceed Fifty Thousand Dollars ($50,000) 

with the option to renew to provide property management services for the Property, which 

Agreement shall be in a form and substance as negotiated by the Executive Director and approved 

as to legal form and sufficiency by the NLCRA Attorney.  

 

 NOW, THEREFORE, BE IT RESOLVED BY THE COMMISSIONERS OF THE 

NARANJA LAKES COMMUNITY REDEVELOPMENT AGENCY: 

 

Section 1. Recitals.  The recitals in the whereas clauses are true and correct, and 

incorporated into this Resolution. 

 

Section 2. Negotiation and Finalization of Agreement.  The Executive Director and 

NLCRA Attorney are hereby authorized to negotiate and finalize an agreement with NAI Property 

Management for a one-year term in an amount not to exceed Fifty Thousand Dollars ($50,000) 

with the option to renew to provide property management services for the Property. 

 

Section 3. Execution of Agreement.  The Executive Director is hereby authorized to 

execute the Agreement with NAI Property Management to provide property management services 

for the Property.  

 

Section 4. Implementation of Agreement.  The Executive Director is hereby 

authorized to take all action necessary to implement the terms of the Agreement with NAI Property 

Management to provide property management services for the Property. 

 

Section 5. Effective Date. This Resolution shall take effect immediately upon 

approval. 

 

PASSED and ADOPTED this 12th day of June, 2025. 

 

 

____________________________________ 

      Cornelius “Neil” Shiver 

      Chair 

ATTEST: 

 

 

       

Board Member 

 

APPROVED AS TO LEGAL SUFFICIENCY 

 

       

Taylor Duma LLP 

NLCRA Attorney 
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SPONSORED BY:  ADMINISTRATION 

Moved by:    

Seconded by:    

 

 

Vote: 

 

Chair Cornelius “Neil” Shiver      (Yes)  (No) 

Vice Chair James E. MacDonald      (Yes)  (No) 

Board Member Erick Caceres       (Yes)  (No) 

Board Member Reverand Dr. Alphonso Jackson, Sr.    (Yes)  (No) 

Board Member Derrick Lordeus      (Yes)  (No) 

Board Member Ryan Moseley      (Yes)  (No) 

Board Member Danny Olgetree      (Yes)  (No) 

Board Member Robert K. Parson      (Yes)  (No) 

Board Member Derek Sippio       (Yes)  (No) 
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REGULAR MEETING OF THE BOARD OF COMMISSIONERS 


SOUTH DADE GOVERNMENT CENTER 


10710 SW 211 STREET CUTLER BAY, FL. 33189 


Thursday JUNE 12, 2025 


6:00 PM – 7:30 PM 


 
 


I. Meeting Call to Order, Roll Call, Chairman Remarks  Chairman Shiver 


 


II. Reasonable Opportunity for the Public to be Heard   Chairman Shiver 


 


III. Approval of June Agenda 


        


IV.        Approval of Minutes 


• February 13, 2025, Regular Meeting 


 


V. Discussion Items: 


a. Miami Dade Sherriff Community Update 


b. Chairman Overview 


c. Board Member Introductions 


d. Redevelopment Plan  


 


VI. Presentations: 


a. Proposed Luxe Grove Residential Project 


 


VII. Action Items:  
 


1. RESOLUTION OF THE BOARD AUTHORIZING THE DEMOLITION OF 27501 S. DIXIE 


HIGHWAY UNDER EMERGENCY PROCUREMENT GUIDELINES.  


a. See attached for photos and County violations. 


2. RESOLUTION OF THE BOARD AUTHORIZING STAFF TO ENTER INTO AN AGREEMENT 


FOR DEMOLITION SERVICES WITH JMP GROUP FOR AN AMOUNT NOT TO EXCEED 


$250,000.  


a. See proposal attached.  


3. RESOLUTION OF THE BOARD AUTHORIZING STAFF TO ENTER INTO AN AGREEMENT 


FOR PROPERTY MANAGEMENT SERVICES FOR PROPERTY ADDRESS 27525 S. DIXIE 


HIGHWAY AND THE NARANJA LAKES COMMUNITY CENTER LOCATED AT 27555 SW 


140TH AVENUE WITH WLS, L.C., D/B/A NAI MIAMI FOR ONE YEAR IN AN AMOUNT NOT 


TO EXCEED $50K WITH THE OPTION TO RENEW.  


 


VIII. Proposed Next Meeting Date & Adjournment 


• August 28, 2025 at 6:00pm  


 







