
Levels boldly leads Miami into the future by creating a culture of 
resiliency beginning with the built environment and supporting it 
throughout the community. By strategically lifting infrastructure, 
focusing on transit-oriented development, and building 
community resilience, Levels looks forward and adapts the 
Floridian landscape to spur mindful, regional development that 
coastal cities can successfully emulate.

We are electing to adapt in the process of mitigating the 
detrimental impacts of climate change. 
The project’s emphasis on resiliency strategies aligns with 
the City of Miami’s Resilient305 plan in its effort to regionally 
tackle emerging global trends and challenges. Levels 
catalyzes a new, adaptive development in the City of Miami, 
encouraging others to connect and innovatively foster 
regional resiliency. Built on a major transit stop, Levels creates 
a hub of activity with a compact, walkable, pedestrian-
friendly, and mixed-use development integrating a variety 
of dynamic public spaces. The project aims to be successful 
now and into the future.

Absorb. Elevate. Adapt. Align. 
Performing as a prototype for surrounding communities, the 
project initiates infrastructure tactics to prepare, protect, and 
capitalize on global shifts. Detention ponds at either end of 
the project act as absorption zones and public spaces during 
both dry and wet periods. Building out and connecting 
to Miami’s green network allows a natural flow between 
neighborhoods; this encourages social relationships and 
binds communities together. Levels’ sweeping public 
spaces create a meeting place and destination for people 
to recharge. Pedestrian pathways are elevated above sea 
level rise projection heights creating a network of protected 
connections throughout the development. Ground floors 
of all the buildings are flexible in use and have substantially 
high ceilings allowing the floor to be adapted as sea 
level rises, ensuring people can remain in their homes as 
time progresses. This height also allows for safe passage 
of the trains below. As other neighborhoods engage in 
these practices, the rail system will be raised to align with 
the pedestrian pathway network and adapted buildings, 
solidifying the new ground floor. 

Reframe. 
Levels strives to teach and construct development like 
never before. As a catalyst for resilient development in 
Miami, Miami Dade College is collaborating with public 
and private partners to reframe the regional discussion on 
coastal development. The three sector partnership will 
establish a branch campus teaching students on climate 
change construction, retraining current trade workers, 
and providing financial assistance to community members 
wishing to contribute to their resilient communities. Miami 
Dade College will work with the City of Miami’s PIVOT Team 
(Progress, Innovation and Vision for Our Tomorrow) to help 
propel the goals of Resilient 305 forward. Hispanic owned 
construction group, MV Group, is opening a second Miami 
office on the site with a vested hands-on, philanthropic 
interest in being part of the resiliency movement.

Reside. 
Levels binds the community together through building 
resiliency and promoting creativity. This fostered creativity 
breeds change, embracing the overall intention of the project 
by continuing the conversation and action taken to mitigate 
the impacts of climate change to protect our communities. 

With focused efforts on resiliency, Levels finances the project in 
three phases to ensure a thoughtful approach to sustainable 
development.

Development
Phase 1 straddles mixed-use development around the rail 
line and the existing residential building on the northeast 
corner. With the addition of The Grove, this phase creates 
access East and West, linking the two neighborhoods of 
Wynwood and Edgewater. Office space, residential units and 
a hotel enables Levels to be a live, work, and play destination. 
Phase 2 further activates and strengthens the space around 
the transit hub by creating more residential units, retail, and 
a parking garage. Creation of The Meadow invites more 
people into the space. In phase 3, the Miami Dade College 
relocates from their temporary space in an existing building 
on the project site into their permanent facility. Ensuring 
community sustainability, Levels dedicates 15 percent of the 
total units to affordable housing as well as releasing space 
within the site to existing businesses.

Neighborhood Market Value
Located on the periphery of Edgewater, the average market 
value of property on the project site is $191 per square 
foot. Levels seizes on the opportunity that Edgewater is 
experiencing. Midtown 29, a 20-story 309 residential unit 
mixed use building adjacent to the project site completed 
in 2018, has a current sale value of $1,124 per square 
foot. Wynwood also provides great dynamics for strong 
development value. Wynwood has a slightly lower average 
square foot acquisition value than Edgewater at $178, 
however, the value outliers illustrate a ripe development 
opportunity. The David Building, a 5 story office building 
located on .19 acres was selling at a 2.5% CAP rate in 
2015 and is currently valued according to public inquiry at 
$4,035,000.

Market rate value is very high with the acquisition of 17 
acres total having an average cost per acre of $9,633,091, 
which does include a 10% premium over 2019 market 
valuations. However, Miami, Florida provides us with a 

unique marketplace. The project site located just north 
of downtown highlights a gap in development size but a 
community need with a new transit stop. Occupancy metrics 
in Miami are already some of the highest in the nation with 
multi-use developments seeing above 90% occupancy 
rates and strong pricing across the board. Currently, Levels 
presents great valuations and with the goal of climate change 
preparedness. The value of the development today is 
expected to increase as climate change effects intensify over 
time.

Valuation Key Measures
The net present value of the development is $396,690,152 
with an unleveraged IRR of 15.8% and a leveraged IRR of 
21.62%. The ten year end value is $1.8 billion with a blended 
investment cap at 5.14%. 

Capital Structure
The capital structure of this investment will be comprised of 
a mixture of equity, construction and Mini- Perm debt facility, 
and public subsidies largely based on TIFs. TIFs at 3% and a 
27% equity stake will secure debt facilities at a 70% LTV. 
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Terraces. The semi-private terraces throughout 
the space create unique outdoor experiences 
on multiple levels. The terraces also have great 
views of the parks for the people who live and 
work here. 

SETTING THE CONTEXT SHIFTING THE GRID

The Grove. With denser trees, the 
park in the northwest corner is titled 
The Grove. Detention ponds relieve 
the area of flooding and are versatile in 
use both when dry and wet. The park 
has quiet and secluded spaces good 
for relaxing. 

Salt Resiliency. The plant species 
throughout the project site were 
specifically selected for their high salt 
tolerance. The species include the 
following: Buttonwood, Verawood, 
Sabal Palm, Dahoon Holly, Frangipani, 
and Leatherleaf Fern. As water comes 
through the space, the plant life will 
remain healthy and abundant. 

Arts & Culture.  Murals and sculptures 
are present throughout the site. Through 
an arts management program, each 
piece of artwork rotates from artists in the 
community.

Play Space. The Grove has a 
small, multi-use field for sports 
leagues, recreation, and playing. 
There is an amphitheater used for 
local music and theatre programs. 
It provides an extra seating area 
for those spending their time in 
the park. 

The Square. A central public plaza 
surrounds the transit station giving 
people a place to meet, sit, and 
relax. The transit station provides 
connectivity throughout the rest of the 
city. Retail shops surround the plaza 
providing amenities for those going to 
work, home, or visiting.

Restaurants & Retail. The central 
plaza space is lined with places 
to shop and eat. Outdoor seating 
capitalizes on the warm weather 
throughout all seasons.

The Meadow. With a soft, wild plant 
palette, the second park space is 
known as The Meadow. There are 
open spaces for kids to play. Across 
the detention pond, there is a wooden 
boardwalk weaving through the 
park. The Meadow allows people to 
recharge and connect to nature. 

STRIVING FOR RESILIENCY

IMPLEMENTING KEY STRATEGIES

ABSORB

SEA LEVEL RISE

Detention ponds help 
prevent localized flooding 
on the site and in the 
neighborhood by absorbing, 
holding, and releasing runoff 
over a period of time. 

The City of Miami is 
extremely vulnerable to 
flooding from the rising sea 
level, increased rainfall, and 
emerging ground water 
from the porous limestone 
below.

ADAPT

ELEVATE

ALIGN

High ceilings on the ground 
floor of each structure remain 
flexible to lift gradually as 
sea levels rise, creating a 
comfortable, new ground 
floor height. 

Elevated pedestrian pathways 
26 feet above the ground 
floor create a network of 
connectivity protected from 
the anticipated sea level rise.

Over time the transit line 
will align with elevated 
pedestrian pathways lifting 
the entire site to connect with 
surrounding neighborhoods 
preparing for the effects of 
climate change. 
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LAYERING RESILIENCY
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The Ramp. The elevated pedestrian 
walkway is accessible through the 
ramp in The Grove. It extends through 
the canopy to reach the second level. 

Well shaft. At the lower laying park, 
there is a well shaft utilized to drain 
water quickly into the aquifer if the 
detention ponds flood. 
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DRY CONDITION

WET CONDITION

The detention ponds serve varying uses when 
the conditions are wet and dry. When dry, the 
park serves as an amphitheater space providing 
the community with a platform for local arts and 
entertainment. 
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Key strategies aim 
to be one piece of a 
larger network that 
spurs development 
with the same 
resiliency focused 
techniques. This will 
simultaneously plan 
for the future and 
connect communities 
through elevated 
and greenway 
connections. 

Located only 
1.5 miles from 
Downtown and 
situated between 
several distinct 
neighborhoods, 
Levels creates a 
unique and attractive 
destination for all of 
Miami. 

Levels repositions 
the grid to acheive 
better access through 
vehicular, pedestrian, 
and greenway 
connections.

*Rail service begins
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