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POPULATION & DEMOGRAPHIC PROFILE

EXECUTIVE SUMMARY

The total population in the Greater Downtown Miarea (~3.8 square miles) expanded to nearly
66,000 people according to the 2010 U.S. Dece@ealus. The population increased 68% from
2000 to 2010, and the number of households incded3%. Working-age persons account for a
large and growing portion of downtown Miami’s resnd population as do newborns, children and
young adults.

Downtown Miami continues to grow and attract resideat a remarkable pace.
Population Census 2010: 65,696
% Population Increase from Census 2000: 68%

The Miami DDA area, representing the downtown chees seen the most dramatic change to its
population and density. The Miami DDA area (~1g8are miles) is made up of the Brickell
Financial District, the Central Business Distrintidhe Arts and Entertainment District.

Miami DDA Population Census 2010: 32,100

% Population Increase from Census 2000: 172%

Miami DDA Density: 17,833 people/square mile
% of total Downtown population: 49%

During the past ten years, the number of housiritg imthe Greater Downtown area increased by

over 100%. Of the nearly 26,000 units construsiade 2000, 92% are studio, 1 or 2 bedroom

units. Over 85% of housing units are occupiedaasing the household count dramatically.
Households Census 2010: 33,413

Households Increase from Census 2000: 93%

The age composition of the downtown populationeesi a high percentage of young working-age
individuals from ages 20 to 44 representing a laoggoing influx of young working professionals.
A noteworthy proportion of the residents are cldldand young adults.

Population Age 20-44 Census 2010: 37,300
% Population Age 20-44: 57%
Population Age Newborn — 19 Census 2010: 7,519
% Population Age Newborn — 19: 15%

Over 65% of employed downtown residents work asgsionals. Per capita income growth of
downtown Miami residents significantly out-pacedame growth levels in the City of Miami and
Miami-Dade County during the past 10 years.

2011 Per Capita Income estimate: $32,856 (USD)
2011 Household Income estimate: $43,992 (USD)

Miami DDA — Population & Demographic Profile 1
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DOWNTOWN STUDY AREA POPULATION

The Downtown Study Area includes the Miami Downtowevelopment Authority Districts
including Brickell, the Central Business Distri€€gBD), the Arts & Entertainment District, the
Wynwood/Edgewater District and adjacent areas @ifience. The Downtown Study area is
bounded by Interstate 195 (Julia Tuttle Causewayjhe north, by I-95 on the west, by SW 26
Road (Rickenbacker Causeway) on the south and §yaBne Bay on the east. The study area is
approximately 3.8 square miles in size and encosgsaall or part of eight zip code areas, 24
census tracts and 690 census blocks as definédgf@010 Census.

Downtown Miami Area Population & Household Growth
i POPULATION B HOUSEHOLDS
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Source: U.S. Census; Goodkin-Focus Strategic Alliance.

EXHIBIT 1.1 POPULATION & HOUSEHOLD TRENDS/ESTIMATE

Population and household growth trends and cuestitnates for the Downtown Miami Area are
illustrated in Exhibit I.1. The resident population the downtown study area totaled 65,696
persons, based on the 2010 U.S. Decennial Censgsshown above, total population in the
Downtown Miami Area increased by approximately 20 ,@eople during the ten year period from
2000 to 2010 for a 68% gain. Growth during thet pdecade represented an average annual
increase of approximately 2,600 persons and 1,608dholds per year.

The downtown area population as of June 30, 20&$tismated to be approximately 71,600, based
on occupancy surveys, residential sales and leasiagds since the Census in 2010.
Approximately 2,600 households moved into new sl units in the downtown area from
February through December 2010, based on the ‘Besad Closings and Occupancy Study’
prepared for the Miami DDA and published in Febyuaf®11. The annual rate of population
growth in the downtown area based on residenti@ssand leasing activity during the first six
months of 2011 climbed to nearly 4,400 persons wittorresponding increase in the number of
households set to reach about 2,400 householdsper

Miami DDA — Population & Demographic Profile 2
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POPULATION AND HOUSEHOLDS BY DISTRICT

Population and household growth trends and estsnlayedistrict within the Downtown Miami
Area are presented in Exhibits 1.2, 1.3 and l.4obel Population growth by District in the
downtown area reflects the geographic distribubnew housing production. During the past ten
years the Brickell area accounted for the largegtufation gain among downtown area districts
with an increase of approximately 14,200 peoplereggnting a 104.5% increase. While
accounting for a much smaller segment of total down area population, the population of the

Arts & Entertainment District nearly quadrupled idigrthe past decade, increasing by 5,700 people
or 376%.

EXHIBIT 1.2 POPULATIONTREND/ESTIMATE BY DISTRICT

The population distribution among the downtown adéstricts based on the 2010 Census is
illustrated below. As shown, the Brickell area @auts for approximately 42% of the total
downtown area population.

il

_—

<
&

EXHIBIT 1.3 CURRENT ESTIMATED POPULATION DISTRIBUTI ON BY DISTRICT

Miami DDA — Population & Demographic Profile 3
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The 2010 Census count of households indicatesthiganumber of households residing in the
downtown area nearly doubled during the past detdeotal of over 33,700 households in 2010.
Households are equivalent to occupied housing aeiterding to U.S. Census definitions.

Change in the distribution of households (Exhibd) lamong the downtown area districts reflects
the geographic location of new residential constomcas well as differences in the demographic
profiles of population within the districts (i.ene average size and composition of households).
According to the 2010 Census, the Brickell Areacats for nearly 47% of total downtown area
households. The Wynwood/Edgewater District costaipproximately 29% of the total downtown
area population followed by the CBD and Arts & Etdenxment Districts representing 12.5% and
12.0%, respectively.

EXHIBIT 1.4 HOUSEHOLDS - TRENDS/ESIMATES BY DISTRICT

Miami DDA — Population & Demographic Profile 4
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HOUSEHOLD COMPOSITION

The predominance of high density multifamily hogsin the downtown area is reflected in the
composition of resident households. Family houlEhaccount for only 38.8% of total resident
households in the downtown area compared to atfi%tifi the City of Miami and 70% in Miami-
Dade County according to the 2010 Census (Exhibjt | Major factors influencing change in
household composition within the downtown areaudel the type, size, pricing, and mix of
housing, lifestyle preferences of buyers and renéerd the continuing increase in non-traditional
households.

"L # $%H& (! ) I

EXHIBIT 1.5 HOUSEHOLD COMPOSITION, DOWNTOW N, CITY & COUNTY

The change in household mix in the Downtown Mianmed is generally consistent with
demographic shifts in other U.S. Metro marketsudaolg increasing percentages of households
comprised of unmarried singles, young married oesiplempty-nesters and single-parent
households. One significant difference betweennMiand other U.S. cities is the extent of second
home ownership dominated by foreign nationals. o8dchome owners, who are part-time
residents, are predominantly high net worth houlslshgenerating an additional dimension of
spending and economic impact on the local restauratail and entertainment businesses. The
inventory of vacant housing has been decliningdstgduring the past two years.

Miami DDA — Population & Demographic Profile 5
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DOWNTOWN STUDY AREA HOUSING UNIT COMPOSITION

Total housing unit count for the downtown Miami @ras reported by the 2010 US Census is
44,931 units, up 132%, from 19,361 units recorded2000. The size and composition of
households in the downtown area is reflected by dbmposition of the residential product
inventory in the downtown study area. As graphycélustrated in Exhibit 1.6 below, studio and
one-bedroom units account for nearly half of alitaim residential buildings (condominiums and
rental apartments) completed between 2000 and 20%&-bedroom units represent over 40% of

total units while units with three or more bedroonepresent less than 10% of the overall
inventory.

EXHIBIT 1.6 UNIT MIX BY TYPE — RESIDEN TIAL INVENTORY CHART

The distribution of residential buildings and unitenstructed from 2000 to 2010 in the
downtown area by district is presented in the ExHielow. Over 70% of this inventory is
concentrated in the Brickell and CBD areas. Asedopreviously, the distribution of this
inventory is reflected in the geographic distribatof households

DISTRICTS BUILDINGS UNITS % Units
BRICKELL 45 12,280 48%
CBD 18 6,394 25%
ARTS & ENTERTAINMENT 10 2,921 11%
WYNWOOD/EDGEWATER 26 3,975 16%
TOTAL 99 25,570 100%

Source: Miami-Dade County Public Record; Goodkin-Focus Strategic Alliance

EXHIBIT 1.7 RESIDENTIAL INVENTORY BY D ISTRICT

Miami DDA — Population & Demographic Profile 6
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Population Age Profile

The age composition of population in the downtoweaareported in the 2010 U.S. Census
reflects a high percentage of young working-ageutain in the age classes from 25 to 44.
The age cohorts in the downtown area reflect tgelaongoing influx of young working
professionals.
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EXHIBIT 1.8 POPULATION AGE PROFILE, 2010
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PERSONAL INCOME AND EMPLOYMENT

Downtown resident income levels and employmentilerdfased on Census statistics along with
estimates for 2011 are presented in the followindpsections. Profiles include selected
comparisons of downtown area population growthdseand socio-economic characteristics of
downtown residents to all residents of the Cityviimi and Miami-Dade County according to the
U.S. Census and current estimates.

Personal Income

Per capita income in the downtown area signifiga@eticeeds levels for both the City of Miami and
Miami-Dade County as illustrated in Exhibit 1.9 bel. As shown below, the per capita income of
downtown area residents is currently estimatedparaximately $32,900, which is about 68%
above the city-wide level and nearly 50% highenttiee county-wide per capita income level.

Current estimated median household income in thentliwn area is nearly 40% higher than that
of the City of Miami, and is expected to remain elove the citywide median household income
based on the continuing expansion of professionainess services, financial and medical
employment in and around the downtown area. Howewedian household income in the
downtown area is lower than the countywide leved guimarily to the major difference in the
household composition noted previously with higlparcentages of family households with
multiple wage earners and/or household heads dt paeing levels in traditional suburban
neighborhoods.

EXHIBIT 1.9 PERSONAL INCOME TREND/PROJECTION COMPAR ISON

Miami DDA — Population & Demographic Profile 8



Employment Status & Profile

The 2010 employment status of the civilian popolain the downtown area in comparison to the
City of Miami and Miami-Dade County is shown below.should be noted that these employment
estimates reflect resident employment status a®sgapto business location employment. As
shown, estimated employment among the civilian padmn aged 16 and over in the downtown
area is consistent with the countywide level, niytddigher than the estimated level in the City of
Miami.

Comparison of estimated employment by industryaseahd occupation shows the significantly
higher percentages of downtown residents emplogethe professional and technical services,
finance/insurance and information sectors than ath ithe City and County. These sectors
represent generally higher pay levels than moserotectors and are consistent with the
concentration of office space and other busindsastructure in the downtown area.
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EXHIBIT 1.10 EMPLOYMENT STATUS AND PROFILE — CIVILIAN POPULATION
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CONCLUSION

In conclusion, the downtown Miami area is a higlovgh environment with a current total
population that has nearly doubled in the last 10 years The inventory of available housing
units is being depleted as population and houseajrolth have gained momentum. During the 15
month period from Census Day, April 1, 2010, thiodlge mid-point of 2011 it is estimated that
the downtown area gained approximately 3,300 resileuseholds representing a corresponding
increase of nearly 6,000 people. In addition te #olume of resident population growth, the
demographic profile of the downtown area has chdndematically in recent years. The
downtown area has become a genuine “live-work” rmvnent attracting a diverse population
including an increasing proportion of young workpgpfessionals.

Miami’'s position as an international gateway andb hof international trade and business
(especially with Latin America) attracts large nwerd of foreign national visitors, investors and
part-time residents, particularly to downtown. Tiigh percentage of foreign national buyers and
corresponding high percentage of ‘all cash’ condoamn purchases evidenced in the downtown
market area during the past several years inditgte net worth individuals are investing in and
taking residences downtown. The extensive devedoprof high quality new housing product,
recently available at reasonably affordable renééds and sales prices, have been key factors
driving the average annual increase of 2,600 ressdand upwards of 1,600 households per year
during the past decade.

Increasing employment opportunities in and arouwsvrdown Miami will continue to drive
population growth. With clusters in finance, bmenices and technology established in downtown
Miami, private and institutional entities are empig professionals at the upper end of the pay
scale. These important sectors garner employees fine strong downtown resident workforce.
The per capita income of downtown area residemeady exceeds that of both the city of Miami,
by 50%, and Miami-Dade County, by 70% as discussed.

The rapidly expanding population in the downtowreaans generating growing demand for
commercial retail, restaurants, entertainment anthi@l facilities as well as enhancing the area’s
drawing power as a destination for business andistou The prospect of new private
development, from residential to office and mixes#-projects, planned for construction in the next
year or two is remarkable testimony to the attvactess of downtown Miami. Major public
infrastructure projects, including museums and pardadway beautification and a pedestrian and
bike friendly focus will continue to make downtowfiami a desirable place for new residents.
The vibrancy of the area is unheralded considetieggeneral state of the US economic recovery.
This report represents the most up-to-date andratxuata for population and housing in
downtown Miami and contradicts media claims thaaaoccupancy is weak. Development will
continue, as will the corresponding increases irpugation, furthering the importance of
Downtown Miami as an integral component of the idlareconomy.

Miami DDA — Population & Demographic Profile 10



DATA SOURCES AND METHODOLOGY

Goodkin Consulting in strategic alliance with Fo&eal Estate Advisors, LLC was retained by the
Miami Downtown Development Authority (DDA) to estate current population and project future
population as an adjunct to studies of the closimg) occupancy status of recent/new condominium
and multifamily projects in the Downtown Miami Siudrea.

Source data and methodologies employed in the pgpa of this population and demographic
profile included: 1) 2010 Census Block level da2y;direct ongoing research and analysis of
housing sales, leasing and occupancy, and 3) di@iuaf housing supply characteristics including
unit type size and mix among existing and commitied residential developments. Block level
census data and estimates were utilized to defaseline housing inventory and demographic
characteristics most accurately corresponding éostiudy area. The Decennial Census statistics
presented in this report are generally regardettie@snost authoritative population statistics in the
U.S. Concerted effort was taken to estimate pessibdercount in downtown Miami due to the
dynamic nature of the change in housing and cooredipg population shifts.

The U.S. Decennial Census and ESRI, a leadingterd@mographic data service, were utilized as
benchmark references for historical trends with®CEnsus data released as of the date of this
report serving as the primary data source.

Demographic profile information and estimates fOl2 were derived primary research coupled
with consideration of third party demographic amdremic data providers such as ESRI. Direct
research of housing absorption and residential maxocy of existing and new housing units in the
downtown study area was utilized as a basis foero#istimates and projections contained in this
report.

Miami DDA — Population & Demographic Profile 11



CONDITIONS FOR REAL ESTATE MARKET ANALYSIS STUDIES

The following Standard Conditions apply to realaéstconsulting engagements performed by
Goodkin/Focus Strategic Alliance (Goodkin/Focus).

Reports may contain estimates of future salesfireattvity (e.g., absorption rates, sales
values/rents, etc.) or other events that reprabentonsultant's view of reasonable expectations
at a particular point in time, but such activitesevents are not offered as predictions or as
assurances that absorption levels will be achietteat, events will occur, or that indicated
prices/rents will be offered or accepted. Actwedults achieved during the period covered by
our analyses will vary from those described in@mort, and the variations may be material.

Information furnished by others is presumed toddible, and unless specified in the report to
the contrary, has not been verified; no responsibivhether legal or otherwise, is assumed for
its accuracy, and it cannot be guaranteed as loentgin. No single item of information will be
completely relied upon to the exclusion of othéoimation.

Goodkin/Focus does not, as part of its engagenpentorm an audit, review, examination or
appraisal (as defined by the AICPA) of any histalriar prospective financial information used,
and therefore does not express any opinion witarcetp same.

The report and conclusions included therein arenisid for the information of the person or
persons to whom they are addressed, solely foptingoses stated therein, and should not be
relied upon for any other purpose. In the eveat the report is distributed to third parties,
Goodkin/Focus shall be held harmless relative @rthse or reliance on the report for any
purpose. Neither our report, nor its contents, aay reference to the consultants of
Goodkin/Focus, may be included or quoted in angroffy circular or registration statement,
prospectus, sales brochure, appraisal, loan or aiieement or document without our prior
written permission.

Consulting engagements are accepted with the uadeiag that there is no obligation to
provide services after completion of the originasignment or beyond any updates or other
supplemental services specifically defined in thgreement. If the need for subsequent
services related to a consulting engagement (egtimony, updates, conferences, or other
services) is contemplated, special arrangementeptaizle to Goodkin/Focus must be made in
advance. Conclusions presented in our report assnanket conditions as observed as of the
current date of our market research (stated inetiter of transmittal.) Goodkin/Focus assumes
no liability should market conditions materially astge because of unusual or unforeseen
circumstances.
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