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Miami Marine Stadium  

The Marine Stadium site will be revitalized through a comprehensive plan including the proposed herein 

approximately 60,000 square feet of new retail space. Located at 3501 Rickenbacker Causeway on Virginia Key, the 

development will add to the character of the existing water front area as well as complement the stadium built in 

1963.  Damaged by Hurricane Andrew in 1992, the stadium has remained unused and is currently owned by Miami-

Dade County. The code states that new structures may not be built over 47 feet, the height of the stadium. The total 

amount of dry land within the area is 4,660,920 square feet which will have 180 hundred permanent surface parking 

spaces. Its location on the bay is conducive for water activities such as boating, fishing and sporting events. As a 

result, the site is family friendly for social gatherings. The increased tax base from development of the site and 

opening of the site to the community will be beneficial to the County and residents alike.  There are environmental 

and historical rules regulating development of the site that need to be considered before development.  

Market Overview (Key Biscayne) 

As previously mentioned, Miami Marine Stadium is located in the village of Key Biscayne. It is a small affluent 

community that has unique tourist attractions.  Events such as the Sony Ericsson Open and Royal Caribbean Golf 

Classic are widely recognized and bring considerable traffic to this area.  Bill Baggs Cape Florida State Park is well 

renowned park that attracts beach enthusiasts every year.  From 2006 to 2008 visits to Cape Florida increased from 

782,132 to 893, 543, an increase of 14.2 percent (University of Florida Bureau of Economic and Business 

Research).  If this trend continues, the retail segment to Miami Marine Stadium can greatly benefit from increased 

recreational usage of the area.   

Family-Friendly Environment 

Many families with younger children who reside in South Florida or are vacationing want an environment that is 

appropriate for the entire family.  While the famous Miami Beach is a big draw for many, there is a family segment 

that is underserved that prefers a family-oriented location.  Museums and parks are two destinations many families 

choose to enjoy spending time with each other.  Miami Marine Stadium is in close proximity with the Miami 

Seaquarium and both attractions should be able to create synergy with each other.  Visitors to this aquarium may be 

inclined to visit Miami Marine Stadium because it offers a family-friendly experience.   

SWOT Analysis 

Strengths: 

1. Area is located in a unique location for ecotourism and outdoor recreation enthusiasts 

2. The Miami Marine Stadium is a unique architectural landmark that makes the location inherently attractive 

to a variety of users 

3. Natural beauty of the site 

4. Unique location for variety of uses including boat racing and concerts 

5. A recreational environment suitable for families 

6. A high per capita income ($54,213) of the area 

 

 

Weaknesses: 

 

1. Limited permanent population located in close proximity (11,000)  

2. An untested market with limited data  

3. Maximum building height requirement of 47 feet limits vertical expansion  

 

 

Opportunities: 



 

1. Serve a currently underserved market  

2. Provide first larger scale retail development in the area 

 

Threats: 

 

1. Surrounding communities such as Miami Beach offer similar experiences  

2. Environmental regulation 

3. Availability of financing 

4. Potential negative public backlash from environmental activist groups. 

 

Market Analysis 

Since Key Biscayne is a small community, unique in Miami, it is difficult to find comparable retail spaces to 

determine rent ranges and absorption.  Assumptions of rents and vacancy must be determined based on the overall 

Miami statistics and adjusted for the area. Below are the current market rents, absorption and vacancy: 

 

Regulatory Issues 

 Permanent Parking:  There 60 available parking spots under the current proposal 

 Building Height Requirements:  Cannot exceed 47 feet, the height of Miami Marine Stadium 

 No building should be closer than 100 feet per the local designation resident report 

 The footprint of built space relative to open area should range between 3 and 5 percent of the land area 

 The built space should not exceed 5 percent of the open land area at all 

 

 

Development Plan 



Active Lifestyle & Environment Based Retail 

Favorable climate conditions combined with pristine natural surroundings makes Virginia Key a prime location to 

facilitate active lifestyle and environment-based retail businesses. Many residents and tourists maintain an active 

lifestyle through participating in activities such as biking, running, swimming, kayaking, sailing, etc.  This area of 

Miami is very active and residents travel here for a variety of recreational activities. The retail businesses that rent 

and sell equipment for outdoor activities, specifically, water sports will serve an underserved market in Miami and 

would be ideally located on the Marine Stadium site.  In addition to renting and selling equipment, some of these 

tenants can provide experiences to customers by providing recreational activities such as rock climbing and sailing 

which can further differentiate from other recreational areas in South Florida.  Virginia Key is a family oriented area 

and the retail tenant mix should reflect that. Driving consumers to this site during the day is an important 

consideration for development because the stadium will not be used daily. 

 

The Miami Metropolitan Area is diverse when it comes to tastes and preferences involving retail.  However, Key 

Biscayne is very different from communities such as Mid-Town or Coconut Grove.  What differentiates Key 

Biscayne from neighboring communities is the ecological importance and participation in outdoor activities.  

The positive attributes associated with this site for the suggested tenant mix are:  

1. The area is used by many residents and tourists for outdoor activities   

2. The environment is protected 

3. Proximity to other activities including the Miami Seaquarium 

The some site attributes to be considered before development are: 

4. It is isolated from larger Miami populations 

5. The bridge may act as a physical barrier 

6. The retail portion does not have high traffic road frontage 

 

Tenant Mix 

REI 

 REI will be an anchor tenant for the following reasons:   

1. Strong brand image and recognition can  

generate high foot traffic 

2. Provides an experience to customers 

3. Strong association with active, outdoor lifestyle 

REI is a nationally renowned outdoor gear and services 

store.  An REI Store is suited for this location because it 

can provide outdoor equipment such as bicycles and ser-

vices such as teaching rock climbing class.  There will 

be 40,000 square feet allocated to REI.  This will include 

its sales floor, loading dock, rock climbing wall area, etc.   

The reason why REI will become successful is twofold.   REI will attract the active, outdoor enthusiast and the 

tourist interested in recreational activities.  REI caters to the outdoor enthusiast by offering high quality outdoor 

apparel and equipment suited for land-based and aquatic activities.  Due to numerous favorable climate conditions in 



South Florida many people engage in outdoor recreational activities in the Key Biscayne Area.   Past evidence 

suggests REI will be able to capture a large portion of the population that comprises its targeted segment.  

Furthermore, by offering services such as kayak rentals and rock climbing lessons, there will be a substantially 

higher amount of traffic generated from the family segment.   Families that take their kids to the aquarium or to the 

beach may also want to spend some time here to make a purchase or engage in an activity.   

REI has a corporate mission aligned with environmental protection and this protected area of Virginia Key is an 

ideal location for the company.  According to REI’s website, stores range in size from 10,000 square feet to 95,000 

square feet.  This tenant could benefit from a store of at least 40,000 square feet so that it can provide in store 

activities such as rock climbing and also because a variety of large products are sold at REI such as bicycles, but 

also small items like athletic clothing. Cycling is very prevalent in the area as well as running and swimming.   

Ron Jon Surf Shop 

 

Ron Jon Surf Shop will be the second, but smaller, anchor tenant. There is no Ron Jon located in Miami yet and the 

closest currently is located in Sawgrass Mills. This Ron Jon Surf Shop is proposed to be 10,000 square feet and will 

contain primarily clothing and trinkets so not to compete directly with REI. This product mix is typical of Ron Jon 

Surf Shops of this size.   

Restaurants 

Smaller scale low to middle end restaurants would best suit this area.  These restaurants could include Pizza Fusion 

and Flanagan’s. If residents and tourists have spent time on Virginia Key, it seems practical to have a couple of 

restaurants that provide a casual, relaxed atmosphere for those at the beach or participating in other water activities.  

These places could also provide a live music on specific occasions and could be gathering spots for potential 

audience members attending a large scale concert at Marine Stadium before and after events. Proposed are 3 

restaurants of 1,850 square feet. 

Coffee/Drink Shop 

Also proposed for the site is 1 coffee shop, Jamba Juice o Smoothie King at 1,000 square feet. 

Other Retail Businesses 

A business offering value goods such as a small convenience store would be suitable to this environment.  The 

boating segment would be able to purchase items such as soft drinks, snacks, and other similar items prior to 

spending time on the seas. This store will also address the active lifestyle segment by providing refreshments for 

runners, cyclists, swimmers, etc.  The total area will consist of 1,500 square feet.  Another target business is a 

specialty bicycle store. A Beach Novelty Store could also be considered for one of the smaller retail spaces. 

 

Financial Analysis 

Assumptions: 



Square Footage 

There are a total of 200,000 square feet available for retail space excluding the associated common area.  For this 

project, 85,990 square feet will be developed, 70,269 square feet of which are the built structure and  59,550 square 

feet will be rentable retail space. The underlying assumption here is that there is not enough demand to justify 

allocating 200,000 square feet towards retail in this area because frontage and demand.  Since this is a new area for 

development, only tenants that have a purpose that aligns closely with the area have been selected.  There is room 

for future expansion above the proposed 60,000 square feet once the project is shown to be successful and leased.  

Construction 

The building plans to achieve a LEED Silver certification by the USGBC.  To meet this standard, the hard costs are 

increased by five percent to account for the increased cost of green building.  For the Sources and Uses for Marine 

Stadium Retail, soft costs are industry standard percentages as a proportion of total project cost.   

Vacancy  

A conservative vacancy rate of 7% is used in the analysis to account for market vacancy.  Although, it is expected 

that occupancy will be greater than 93%.   

Retail Absorption and Tenant Renewal 

The two anchor tenants, REI and Ron Jon, will be leased before stabilization; therefore both are absorbed 

immediately at time zero.   The Retail stores and the Restaurants are assumed to lease-up throughout a two-year 

period, with all leasable space occupied at the end of year two.  These assumptions are due to the current economic 

climate, with slow growth and improving conditions throughout the first two years of operation.   

Anchor Tenant Contingency 

As a contingency, if the proposed anchor tenants, REI and Ron Jon cannot work out, similar tenants will be sought, 

respectively.   

Expenses 

Operating expenses for retail space are expected to be $3.25 per square foot.  The leases will be NNN, therefore, the 

majority of the operating expenses will be covered by the tenants with the exception of vacant space.  

Operating Expenses 

Capital improvements towards the sinking fund are $0.12 per square foot.  This sinking fund is based on a future 

value of $100,000, an 8% interest rate, and over a ten year investment period.  Real estate taxes, management fees, 

and insurance are based on current market rates and these expenses will be passed along to the tenants.   

Ground Lease 

The duration of this ground lease will be fifty years. After the first twenty-five years, there is an option to renew the 

ground lease for another fifty years.  111,787 square feet of land will be leased from Miami-Dade County at a rate of 

$2.00 per square foot.  Normally, $5 per square foot is charged for retail outparcel; however, a more favorable rate 

of $2.00 is assumed due to the current relationship with the County and site location.  These rates were obtained 

from current asking land rates in Miami.  

Economic Growth Rates 



Inflation and expenses are expected to grow 3% annually.  Annual growth for retail rent is projected at 2%.  This is a 

conservative estimate since the expense growth rate exceeds rental growth rates.  

Tenant Improvements  

New Tenants 

Improvements made to REI, Ron Jon, and other similar retail businesses are estimated to cost $3 per square foot,   

Improvements made to restaurants and a coffee shop will cost $5 and $4 per square foot.   TI for these tenants is 

expected to be higher because of kitchen buildouts which entail higher startup costs for the tenant.  The typical retail 

box requires less tenant improvement allocation.   

Renewal 

For the larger tenant, there will be renewal tenant improvements allocation of $1 per square foot.  For all others, the 

renewal tenant improvements allocation is $0.50 per square foot.   

Leasing Commissions 

Leasing commissions are expected to be 3% for new tenants and 1.50% for renewals.  REI and Ron Jon have a lease 

term of 10 years while other all other tenants will have lease terms of 3 years.   

Reversion 

Reversion of the property occurs at the end of year 10, or 2022.  For the reversion, the assumed exit cap rate of 8% 

takes into account the discount due to the land being leased and not owned outright.  If the land was owned outright, 

an exit cap rate of 7% would be applied considering predicted future return requirements.  For Marine Stadium 

Retail, a one point discount is given to account for the ground lease. Under sensitivity analysis for the worst case 

scenario the going out cap rate is 10% while under the best case scenario the going out cap rate is 6%.     

Construction Loan 

The terms of the construction loan will be for ten years interest only at 8.0% with an origination fee of 0.15% and 

closing costs of 0.10%.  This loan will be refinanced after construction in the first year.  The loan to value ratio is 

65%.    The construction interest expense will be $315, 508  

Permanent Loan/Equity Investment 

The permanent loan will be 30 years fixed at 5.5% interest with a 0.50% origination fee, 0.25% closing costs. The 

origination fee and closing costs are lower because of an established relationship with the bank used to finance the 

construction loan. The total loan amount will be 65% of total construction cost while the equity amount is 35%.   
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Exhibit 11: Traffic Count 

 

 

Exhibit 12: Vicinity Plan 

 

 


