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EXECUTIVE SUMMARY 
 
The objective of this study was to research valuation, leasing, and amenity trends for competitive for-
rent and for-sale proposed and active properties in and around Charlotte Center City to provide a data-
driven approach to project planning at 712-722 North Smith Street. For the assignment, we interviewed 
builders, developers and brokers, toured product, reviewed market data and area trends, and - with the 
assistance of the land planning firm, LandWorks, and FMK architects, building parameters and site plan 
deemed adequate and successfully rezoned by Charlotte City Council. Our findings are included in this 
report. 
 
Multifamily development opportunities and assets continue to be in high demand in the greater 
Charlotte area. Our interviews with other developers confirmed the competitive environment for 
entitled properties and all were actively looking for opportunities to build similar product in Center City. 
Competitors in the area have hinted that the unspecific timeline for the North Tryon Vision Plan and 
LYNX Silver Line have instead directed their attention to trendier neighborhoods like South End. 
However, with the recent announcement of a nearby entertainment district, Charlotte Gateway District, 
the Publix’s grocery center at 10 North Tryon, and the City’s official approval to move forward with the 
Silver Line planning, 712-722 North Smith Street has the unique opportunity to capitalize on a rapidly 
expanding and buzzworthy corridor. As the timeline of surrounding projects becomes more concrete, 
and other comparable projects nearby experience quick lease-up, we are confident that with meticulous 
planning and attention to amenities needed at this site, this project can be the benchmark of newfound 
success in the Fourth Ward of Center City. 
 
We recommended the following: 

 Develop a plan to market to target residents the connectivity of the future LYNX Silver Line 
Station, proximity to other amenities in Fourth Ward (like Gateway Station, the future 
entertainment district, NC Music Factory, and the newly built Camp North End).  

 Work with CATS and their land planner, LandDesign, to ensure that we are involved in the 
planning process for the Silver Line Graham Street station, since its design, pedestrian access, 
and street activation could have a direct effect on our project.  

 Continue conversations with neighboring community, The Garrison, to potentially share 
amenities, parking, and frontage to Graham Street. 

 Interview and hire a best-in-class, motivated retail brokerage team who understand the vision, 
urgency, and non-traditional retail needs of the site including Civic and Non-Profits. 

 Build relationships with relevant City leaders and North Tryon Vision Plan decision-makers to 
remain connected and considered as new plans are made in the immediately surrounding area. 

 
Given the competition to the proposed multifamily, development schedule and delivery, as well as the 
proximity to the Graham Street station for the Silver Line, a unit mix of 84% one bedrooms and 16% two 
bedrooms are suggested. Rental rates will include one parking space per unit in the base rent as the 
market differentiator, and the rental rates need to be at least 5% below the prevailing rates for 
SkyHouse, the closest similar development. Amenities will need to be highly differentiated and include a 
pool facility with both health and hospitality to drive the absorption in addition to a very unique 
retail/commercial offering. 
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VISION & SCOPE 
 

 
 
The project vision is to develop a luxury residential, transit-oriented high-rise building in the Charlotte 
Central Business district on the proposed Silver Line.  This location will the most accessible residence to 
the City, State and Nation via the direct connections to the future intermodal station known as Gateway 
Station and Douglas International Airport while having direct access to the expanding Center City Arts 
and Entertainment district.  This concept will include destination club style amenities for residents, club 
members and neighbors alike.  The architectural design will be key to communicating the luxury lifestyle 
and take advantage of the unprecedented and unobstructed 360-degree views of the sky and city 
skyline. 
 

DEVELOPMENT STRATEGY 
The development plan calls for holding the developed asset until such time as the Silver Line and the 
10th station are in place.  Planning efforts are underway and the development team will actively work 
with the Fourth Ward neighborhood, City Planning, Center City Partners and most importantly, Charlotte 
Area Transit System ( CATS ) to design the best access and amenities for the station for the 
neighborhood and future residents.  Additionally, the developer will work with the Garrison 
Condominium and 10th Street Townhome owners to plan the block to best address the future station.   
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RECOMMENDED UNIT MIX 

The suggested unit mix for multifamily for the approved 37 story building: 
First Floor: Main entry, minor commercial and some parking 
Floors 2-8: Parking (+/- 475 cars) 
Floor 9:  Amenity Level 
Floors 10-11: 24 Units; 18-1 BR, 6-2BR 
Floors 12-37: 338 units; 286-1 BR, 52-2BR 
Roof Top:  Enclosed Garden and Viewing Lounge 
Unit Summary: 362 Total Units; 304 1 BR (84%), 58-2 BR (16%) 
 
Parking required at 1 per bedroom is 420 cars.  With 475 cars, there is an ability to alter the mix to 214 
(64%) 1BR and 118 (36%) 2BR and still park it at 1 car per bedroom.  Any reserve or addition parking 
with be utilized for public transit parking. 
 

FINAINCAL ASSUMPTIONS 

A preliminary proforma for the project has been created based upon todays dollar and market driven 
construction, financing and overall development pricing is included as an Appendix to this report.   

SUBJECT PROPERTY 
PROJECT LOCATION 

The subject project for this development is located at 712-722 North Smith Street with street access 
fronting Smith Street. The development is enclosed on all other sides by Interstate 277/W. Brookshire 
Freeway to the northeast, 6-story, 41-unit apartment community Garrison at Graham Lofts to the 
southeast, Shell gas station and convenience store to the south, and 4-story, 24-unit condominium 
community (with ground-level boutique retail) Silo Urban Lofts to the southwest. Across Smith Street, 
Archer Daniels Midland (ADM) milling facilities are to the north. 
 
Currently existing on the subject site are two Class C warehouse buildings, measuring approximately 
3,000 SF and 8,775 SF. Previous use of the site included a small equipment fabrication business. 

PROJECT TEAM 

Developer: Carolina Development Group NC, LLC 
Development & Investor Advisor: Emma Littlejohn, Emma + Co. 
Development & Construction Advisor: Tim Dison, Dison Development 
Architect: FMK Architects 
Transportation Consultant: Kimley - Horn 
Site Planning & Civil Engineering: Landworks Design Group 
 

TARGET RESIDENT 
Our target resident demographic includes 25-40-year old individuals or couples who are bachelor’s 
degree-educated, seeking close proximity to their workplace in Uptown, North End, or South End. These 
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millennials are likely to utilize public transit nearby to commute, but will be willing to walk, ride bicycles, 
or take an electric scooter to nearby amenities. They likely have a car, but will not need it on a daily 
basis, due to the transit connectivity. Residents with higher HHI may work from home and utilize a 
second bedroom as a home office, guest room, or room for children. Expect them to want pets and need 
convenient space to walk them. This resident may be using bulk meal delivery services, grocery delivery, 
order Postmates (or similar), or grab groceries on their walk home through Uptown. They will likely work 
in banking, healthcare, startup, technology, or be an athlete. Our target tenant is career-focused and 
high achieving, looking to enjoy their amazing views and host friends at the end of a long work week. 
 

RETAIL CONSIDERATIONS 
To provide a realistic and value-add amenity to future residents, we recommend the commercial/retail 
space accommodate a non-traditional tenant. A restaurant would likely suffer from the lack of foot 
traffic and connectivity to the more pedestrian roads in Uptown. Further, high-rise buildings imply a lack 
of free parking, which often deters patrons, so it will be important to clarify options with/for your future 
commercial tenant. The future tenant will likely need to offer a purpose-driven, self-sustaining amenity 
for tenants with valeted parking.  
 
The visibility of the building to Brookshire Freeway and Center City allows for commercial signage This 
will be supportive of the commercial on site and possibly other enterprises as an additional revenue 
generator.  
  

MARKET OVERVIEW 
AN INTRODUCTION TO CHARLOTTE  

Charlotte, North Carolina has a metropolitan statistical area that includes Charlotte, Concord, and 
Gastonia. It is a destination city that offers global connectivity through the Charlotte Douglas 
International Airport (ranked 6th busiest airport in the US, 32nd busiest globally), offers a lower cost of 
living than the national average, and provides access to well-educated workforce talent. Its unique 
location connects with major interstates I-77 and I-85, which gives residents drivable access to the 
beach, the mountains, major regional attractions nearby, and neighboring cities. Similarly, this gives 
businesses the connectivity to conduct trade, expand their networks in nearby cities along the East 
Coast, and has brought substantial development interest by Fortune 500 companies and national 
developers in recent years. 
 
Charlotte’s history as a gold-mining hub slowly shaped its success today as the 2nd largest finance hub in 
the US, giving residents high-paying jobs and continued low cost of living. Further, Charlotte’s woven 
railroad system - which once brought hundreds of industrial mills to the area - is now in the national 
spotlight for adaptive reuse redevelopment into office, mixed-use, and even residential. The industrial-
modern renovation trend in conjunction with Charlotte’s light rail system built in 2008 has created a 
main corridor for development activity. It spans through neighborhoods known as South End, through 
Center City (also known as Uptown), and most recently into NoDa (Charlotte’s Arts District) and up 
towards the University of North Carolina at Charlotte. This recent surge in development interest has 
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resulted in expansion of the public transit system, record-breaking corporate relocations, and 
substantial new multifamily development. 
 

MULTIFAMILY OVERVIEW 

In 2016, Charlotte was in the national spotlight for its South End/Uptown neighborhood being ranked by 
RealPage as #1 in the US for multifamily development growth, and construction levels have remained 
elevated. RealPage stated in 2019 that “the submarket has seen 11,748 apartments added since the 
start of the current boom – and another 2,700 are under construction,” (CBJ, Sept. 2019). Growth 
indicators in multifamily showed that, since the Recession, Charlotte’s apartment unit count has 
increased by 35.5%. 
 
Although Charlotte far exceeded the rest of the US from Q3 2018 to Q3 2019 in new multifamily units 
delivered, it is estimated that approximately 100 people a day move to the city, and investors and 
developers remain very confident in the market fundamentals that indicate continually rising demand. 
This new demand can largely be attributed to the influx of corporations who continue to announce 
relocations with high-paying job opportunities in urban areas of Charlotte MSA. 
 

CENTRAL BUSINESS DISTRICT DEVELOPEMENT  
TRANSIT ORIENTED 

Development interest remains concentrated along the LYNX Blue Line, and most recently, along its new 
northern corridor bordered by historic mills. Optimist Hall - a recent mill conversion into a technology 
office for Duke Energy, with public food hall and retail – in addition to Novel Noda, which provided a 
pedestrian-focused connection between the rail station and nearby retail, have gained national 
recognition and spurred development activity in their immediately surrounding areas.  
 
 
 
The South End neighborhood remains inundated with developer interest, as the first speculative office 
project, Railyard SouthEnd, achieved full lease-up before completion in Q2 2019. Now, more than 1.1 
million SF of office product is under construction, more than 855,000 SF of which is speculative. 
Corporations like LendingTree, WeWork, EY, Dimensional Fund Advisors, Parsons, and Lowe’s are among 
the corporations who have recently moved or announced relocations to this area. Multifamily demand 
continues to grow as this office development increases. A pedestrian path, called the Rail Trail, runs 
parallel to the rail line. 
 
The Blue Line through both NoDa and South End has contributed such substantial economic growth in 
Charlotte that the City has approved pre-project development of the LYNX Silver Line. The Silver Line 
shows connection of Gastonia (west of Charlotte), Charlotte Douglas International Airport, the 
FreeMoreWest neighborhood, 3 of the 4 wards of Uptown, and continuation along Independence 
Boulevard towards Matthews. Its plan includes a stop only one block away from the subject site, 712-
722 North Smith Street, at North Smith Street and West 9th Street, which will be called Graham Street 
station. 
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STONEWALL CORRIDOR 

Office and multifamily developers depleted each parcel along the street, south of Graham Street to 
transform the Stonewall Street corridor. Large-scale, mixed-use sites include Legacy Union, Ally 
Charlotte Center, Stonewall Station, with large individual properties scattered throughout, including 
Regions 615, Uptown 550, and Savoy. Remaining sites to the south include Brooklyn Village, which is 
undergoing long-term planning with the City. Legacy Union’s multiple office towers have been mostly 
pre-leased by Bank of America, Parker Poe, Deloitte, KMPG, and Honeywell. Future Legacy Union parcels 
are earmarked for hotel or multifamily. Ally Charlotte Center’s tower is preleased by Ally Bank, with a 
hotel and retail onsite. Stonewall Station’s multifamily community is anchored by Whole Foods and 
offers several retail shops. Factors driving the development interest to Stonewall include the street’s 
border to I-277, closest to South End. A pedestrian bridge is being planned here to continue South End’s 
Rail Trail into Uptown. 

MARKET TRENDS 
Charlotte’s multifamily market is estimated to have at least 13,547 units added to supply between 2019-
2023. There are an additional 11,828 units proposed, with expected delivery timelines mostly between 
2021-2022. The total units delivered in 2020 are expected to be 9,198. Of these, 9% are expected to be 
in Uptown. 
 
There are estimated to be 130 multifamily properties in Charlotte’s development pipeline: 38 properties 
in lease-up, 49 under construction, and 43 proposed. Of these, 26% are mid-rise and 4% are high-rise. 
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(Source: Charlotte Development Summary, Newmark Frank Knight, Q3 2019) 
 

VACANCY & RENTAL RATE TRENDS 

Charlotte MSA multifamily housing permits (estimated 7,449 in 2019) are increasing at a faster pace 
than single family, while multifamily absorption has steadily decreased relatively moderately since 2016. 
There is currently an estimated 190,854 existing units in overall inventory for the market. Currently the 
Charlotte Alliance reports 102 people moving to the metro area each day, and the city’s population is 
projected to increase by 9.2% by 2023. 
 
Of the 9,441 units currently in lease-up, 5,861 have already been absorbed. 16% of active lease-up 
activity is in the Uptown submarket. Charlotte currently has 14,700 units under construction, the largest 
projects of which include: The Ellis (432 units), 500 West Trade (354 units), Apex SouthPark (345 units), 
and Broadstone Bryant Park (345 units).  
 
Vacancy dropped 60 basis points from Q2 to Q3, decreasing to an average of 4.2% at the end of 2019 - 
nearly as low as the 3.9% 15-year historical average. Uptown/South End submarket vacancy rates are 
slightly higher at 5.1%, which may be attributed to the substantially higher rental rates. 
Multifamily average rental rates have increased almost 35% since 2015, with a reported 6.0% YoY 
increase as of Q2 2019. Effective rental rates are averaging $1,144 per unit in the overall market, while 
Uptown/South End rates average $1,601 per unit. In Q2 alone, rental rate growth increased 120 basis 
points faster than the national year-over-year. 
 
Cost-wise, high-rise multifamily is currently averaging an all-in cost per unit of $431,000 ($519 per NRA 
SF) with high-rise projects overall averaging around $97 million. Mid-rise multifamily is currently 
averaging an all-in cost per unit of $248,000 (283 per NRA SF) with projects overall averaging around $74 
million. (Note: these assume 225-unit, 830 SF on average for high-rise and 300-unit, 875 SF on average 
for mid-rise.) 
 

UPTOWN MARKET  
As of the date of this report there are no additional projects that have been announced in the Uptown 
submarket however, there a numerous developer and builders in search of land positions in the 
submarket and along the future Silver line.  The last project to be delivery will be the 10th Street 
Apartments scheduled for completion in Q3 2022.  
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COMPETITIVE LANDSCAPE 

 

Complex Year Built Stories Const. 
Type 

Total Unit 
Count2 

Vacancy 
Rate 

Average 
Rent 

Average 
Rent PSF 

Catalyst 2009 27 Steel 462 3.90% $1,563 $1.85 

The Vue 2010 51 Steel 409 6.60% $3,434 $2.44 

Mint & MLK (Element) 2014 22 Steel 352 8.52% $1,954 $2.21 

SkyHouse Tower I 2015 24 Steel 336 25.89% $1,668 $1.92 

SkyHouse Tower II 2017 24 Steel 336 0.00% $1,947 $2.37 

Museum Tower 2017 43 Steel 394 10.15% $2,527 $2.73 

Ascent Uptown 2017 33 Steel 300 7.00% $2,239 $2.91 

Novel Stonewall  2018 20 Steel 459 15.69% $2,080 $2.47 

Uptown 550 2019 20 Steel 421 28.74% $2,290 $2.27 

Averages 2015 29.33  3469 11.83% $2,317 $2.35 
 

Complex Studio 1-BR 2-BR 3-BR 

Catalyst 78 280 104  

The Vue 27 178 149 55 
Mint& MLK (Element) 44 218 90  

SkyHouse Tower I 55 204 36 41 
SkyHouse Tower II 80 163 36 57 
Museum Tower  317 77  

Ascent Uptown 151 99 50  

Novel Stonewall  78 232 147 2 
Uptown 550 75 149 148 49 
Averages 588 1840 837 204 

Developer Complex Unit Count Completion Product Type Area

Alliance Residential Broadstone Queen City 260 Q3 2020 Podium Beltway
LMC The Ellis - High Rise 365 Q1 2021 High Rise First Ward
LMC The Ellis - Podium 184 Q1 2021 Podium First Ward
Dominion Realty TrustFNB Tower 196 Q2 2021 High Rise Third Ward
Northwood Ravin 500 West Trade - High Rise 88 Q2 2021 High Rise Gateway
Northwood Ravin 500 West Trade - Podium 266 Q3 2021 Podium Gateway
Levine Properties Stonewall & McDowell 410 Q3 2022 High Rise First Ward
Totals 1769
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INVESTMENT SALES 

National development remains focused on non-major markets for faster returns in high-growth, smaller 
cities, leading investors to Charlotte. In non-major markets, average price per unit increased 6.2% in a 
12-month timeframe, and over the past five years, price increased 48.5% compared with 27.3% in major 
markets. On average, investors held assets for 47.5 months, strategically minimizing ownership of value-
add properties. 
 
In roughly the past year, Charlotte led the Southeast’s acquisition volume with a 47.6% increase over the 
previous year. With the national average total return on investment averaging 5.4%, Charlotte exceeded 
expectations with an average of 7.4%. Charlotte experienced the second-shortest turnover time for 
property sales in a 12-month timeframe. Effective rental rate growth has remained steady at 4.2% year-
over-year, higher than the national average of 3.2%. (Source: US Multifamily Capital Markets Report, 
Newmark Knight Frank, Q3 2019)  
  

NEIGHBORHOOD & SITE INITIATIVES 
LYNX SILVER LINE 

As mentioned prior in the Market Trends section, Graham Street station, may impact the development. 
It is critical that we position the asset to be included in discussions around the specific planning of that 
station, since its pedestrian activity will directly affect your ground-level space, but also the atmosphere 
and reputation of your residence. As Fourth Ward and the North Tryon corridor become more 
gentrified, the City must keep safety and approachability top-of-mind. In November 2019, Charlotte City 
Council approved a $50 million contract to begin pre-project development.  
 
The Graham Street station will be one station from a Blue Line connection station and one station (in the 
opposite direction) from a Gold Line streetcar connecting station. Implementation timeline is shown 
below. 
 
  
 
 
 

STADIUM RENOVATIONS, MAJOR LEAGUE SOCCER, & ENTERTAINMENT DISTRICT 

On December 17, 2019, Carolina Panthers’ NFL team owner, David Tepper, and several city officials held 
a conference to announce that Charlotte had won a Major League Soccer team. Tepper, who will now 
also own the MLS team, has pledged substantial renovations to Bank of America stadium and promised 
to work with city planners to develop an entertainment district connecting the stadium to the Gateway 
District transportation hub. The team is expected to officially begin playing at the stadium in 2021, with 
the NFL team playing in the same stadium on alternating weekends. MLS commission, Don Garber, 
speculates that 30,000 fans per MLS game are anticipated 
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Charlotte mayor, Vi Lyles, said of the new MLS announcement: “[MLS] was one part of it, but...what we 
have been talking about is how we develop two parts of our city that need this development. We've 
invested in the Gold Line, so we've got to invest in a way to get the district of entertainment and places 
to go around Gateway Station. I think you can see that this city cares about equitable investment and 
development.” [Source: Charlotte Observer, 12/17/2019] 
 
Bank of America Stadium is also scheduled to hold its third-ever concert in Summer 2020, with plans to 
continue concerts/music venue uses going forward. 
 

CHARLOTTE GATEWAY DISTRICT 

Currently in Phase 1 of construction, Charlotte Gateway District will be a multimodal transit center and 
Charlotte Area Transportation Systems (CATS) main offices. The center’s plans include the existing 
Norfolk Southern (freight) and Amtrak (commuter) rails and adding direct connectivity to the LYNX Blue 
and Gold lines. The main blocks of Gateway District are located between West 3rd Street and East 5th 
Street, bordered by South Graham Street and the existing rail. Blocks east of East 5th Street, which are 
closest to 712-722 North Smith Street are currently marked as “remote blocks” in the latest project 
report, which loosely suggests mid-rise residential uses for those blocks. 
 
The Gateway District may improve long-term vehicular and pedestrian traffic flow and will offer a 
partially elevated greenway running parallel to the tracks for pedestrians and cyclists. The greenway 
could become an anchor amenity in the northern wards of Uptown. Phase 1 of construction is planned 
to complete in September 2022, and currently the project’s steering committee is interviewing 
commercial developers to partner on the master development. 
 
See the below greenway concept and the main blocks of the future Gateway District in the image below. 
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NORTH TRYON VISION PLAN 

The North Tryon Vision Plan is a collaboration among the City of Charlotte, Foundation for The Carolinas 
and Charlotte Center City Partners to bring purposeful development to over 60 acres (50-square-blocks) 
of underutilized sites in Uptown. Among others, the most concrete plans to-date include: 

 10 Tryon – A 15-story office building in front of SkyHouse Uptown (multifamily). A Publix grocery 
store was confirmed in December 2019 as an anchor tenant for ground-level retail. The 
developer stated that this signed lease will allow the project to commence. 

 Main Library - A new 115,000 SF, 5-story (plus 1 story underground) building with two outdoor 
terraces, a large lobby, vendor-operated cafe, two immersive theaters, and meeting spaces 

 Belk Theater Renovations - Proposed upgrades to lobby, entrance, exterior facade on Tryon 
Street, digital marquees, and added event space above the plaza.  

 Discovery Place – Full building renovation; needs being analyzed 
 Carolina Theatre Restoration + Intercontinental Hotel – 34-story, 256-room Intercontinental 

hotel built on top of restored 30,000 SF Carolina Theatre. Theatre restoration is expected to be 
complete by mid-2021 with construction on the hotel tower wrapping up 6-8 months following. 

 
  

AVIDXCHANGE, THE MUSIC FACTORY, AND CAMP NORTH END 

An area loosely bordered by NC Music Factory Boulevard, the Norfolk Southern railyard, and Statesville 
Avenue gained attention in 2014 when a local tech startup announced plans to build a 6-story, 200,000+ 
SF office headquarters there. AvidXchange, an accounts payable and payment software company 
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reached “unicorn” status (company valuation of $1 billion+) soon after their new building’s construction. 
In 2018, they announced the addition of 1,220 more jobs and another 201,000 SF building at their 
campus. Average salary for the new jobs is estimated to be $68,569. See the excerpt below regarding  
 
the new expansion and the CEO’s confidence in their location [Source: Charlotte Business Journal, 
8.16.2019]: 
 

 
 
  
In 2016, AvidXchange leased space nearby at North Carolina Music Factory, where they bought naming 
rights and added refreshed branding and signage to the complex. The AvidXchange Music Factory is an 
entertainment complex consisting of multiple music venues, a comedy club, a karaoke lounge, and 
various bars and nightlife venues. It also includes some creative office and coworking space. 
 
At the corner of Statesville Avenue and Graham Street, a 1.1 million square-foot conversion of a former 
Ford Motor assembly and US Army missile manufacturing complex into creative space is now known as 
Camp North End. Three of the restored buildings have delivered. A brewery recently opened onsite, and 
food stalls and a restaurant are planned to open in Q2 2020. Signed tenants include Junior Achievement, 
Hygge Coworking, and several makerspace/artisan shops. Camp North End regularly hosts community 
events. The photo below shows Camp North End’s main retail corridor. 
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At North Graham Street and Dalton Avenue, 41,500 SF of mixed-use office and retail space is being 
converted from industrial at a project called The Shop. Signed tenants include Petty Thieves Brewing and 
Sparx Logistics. 
 
At Oaklawn Avenue and Statesville Avenue, a rezoning petition (submitted by The Drakeford Company) 
to allow 4-story, 250-unit residential with 40,000 SF commercial uses was approved on December 16, 
2019 by Charlotte City Council. Per the final staff analysis of the rezoning petition, the developer 
“commits to affordable housing for rental and for-sale units. No less than 10 percent of rentals shall be 
rented at affordable rates for households earning 80%-100% of the AMI for a period of 5 years. No less 
than 20 percent of for-sale units shall be priced affordable for households earning 80%-120% of the AMI 
and achieved through the initial sale.” [Source, City of Charlotte Rezoning Petition 2018-150] 
 

PLACEMAKING ASSEESMENT 
CHALLENGES 

 No Graham Street frontage. We recommend building on your relationship with The Garrison, 
the neighboring community that blocks our Graham Street frontage. They seem willing to share 
amenities and parking. It seems likely that you could buy their site later. 

 
 Crime. The North Tryon Vision Plan has gained momentum with plans moving forward for the 

library and Intercontinental Hotel. Even closer, the Charlotte Gateway District should bring Class 
A development along Smith Street and increase security in the area. City of Charlotte has 
pledged to remove nightclub uses from Epicentre, which is in the center of Uptown Charlotte, 
which is expected to reduce criminal activity in Uptown. CMPD is building a new headquarters 
only five blocks away from the project site. 

 
 Older surrounding buildings. In July 2018, Carolina Capital Real Estate purchased a 5.2-acre site 

on the opposite side of ADM Milling. They show on their website that they plan to redevelop 
into an adaptive reuse site for creative uses, build a townhome development, or sale to a denser 
user. Further, it is rumored that Pipe & Foundry in the far-west corner of Uptown is being urged 
to relocate and sell their large acreage. They have agreed to evaluate. Although speculation at 
this time, if they are pushed out of Uptown due to their unsightly manufacturing facility, the 
same may be expected for the ADM Milling facility. The Charlotte Gateway District, as it expands 
east towards our project site, may begin pushing for removal of the ADM Milling site as well. 

 

OPPORTUNITIES 

Transit-Oriented lifestyle. By offering a fitness center, pool, clubhouse, and courtyard areas onsite, we 
inherently remove much of the need to travel elsewhere for needs. 
 
A retreat from traffic. In a less-traveled corner of Uptown, residents can avoid the Center City rush hour 
traffic and quickly access I-277 from Graham Street. Residents working in Uptown or South End can 
effortlessly utilize the light rail. 
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Creative interiors. Being the first to build in this corner of Uptown means you get to set the expectation 
for this area. Whether interior finishes are modern-industrial to play off of the ADM Milling facility or 
closeness to the rail, or ultra-modern to appear seamless with the skyline views, there is no pressure for 
or expectation of the product you must offer. 
 

COMPEITIVE PRODUCT 
THE ELLIS 

 Overview: A 33-story high-rise (365 units) and 6-story mid-rise (184 units) building with 19,654 
SF of ground-level retail space. Apartment rental rates have not yet been posted. 

 Unit Mix: 549 total for-rent residential units, to include studios (550+ SF), 1-BR (770+ SF), 2-BR 
(1,100+ SF), 3-BR (1,360+ SF), and penthouses (up to 2,700 SF). Square footages provided are 
approximate and provided by property management, per Apartments.com. There will be 
twenty-three penthouse units on floors 29 – 32, according to a CBJ article in March 2019. 

 Community Amenities: Top-floor sky deck with outdoor bar and rooftop pool, two fitness 
centers with yoga and spin studios, and onsite retail 

 Interiors: Moen faucets and fixtures, quartz countertops, under-cabinet lighting and hardwood-
inspired flooring 

 

 
Source: TheEllisUptown.com 

 Parking: Structured, attached with units wrapped around 
 Delivery: First homes to be delivered November 2020 and final homes in March of 2021 
 Other: A 13-story, Homewood Suites by Hilton hotel will also be developed on the same block. 

The extended-stay hotel will feature 209 suites, 4,000 square feet of street-level retail area, 
3,500 square feet of flexible meeting and pre-function space, an expanded fitness center, a pool 
and a lounge with a large outdoor terrace.  
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SKYHOUSE UPTOWN 

 Overview: Two 24-story high-rise towers with 692 units with ground-level retail space. Latest 
rental rates and unit mix are shown below. Specific floorplans and rental rate ranges per layout 
are available at SkyHouseUptown.com/Floorplans. 

 

Beds Units Avg SF 
Asking 

Rent/Unit 
Asking 

Rent/SF 

Studio 136 603 $1,231 $2.04 

1 366 739 $1,610 $2.18 

2 72 1,060 $1,752 $1.65 

3 98 1,313 $2,141 $1.63 

Totals 672 830 $1,626 $1.96 

 
 

 Unit Mix: 672 total for-rent residential units, to include studios (546 -664 SF), 1-BR (593-947 SF), 
2-BR (1,029-1,078 SF), and 3-BR (1,189-1,510 SF). 

 Community Amenities: SkyPark, a 0.9-acre park six stories high with regulation tennis and bocce 
ball courts, practice putting green, outdoor lounge with firepits, dog park with dog washing 
station 

 Interiors: Whirlpool® appliances, granite countertops, Kohler® fixtures, ceramic tile in 
bathrooms 
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Source: SkyHouseUptown.com 

 
 

 Parking: Structured, attached. 400 spaces; 1.2 spaces allotted per unit. 
 Delivery: Tower I was built in 2015, and Tower II was built in 2017. 
 Other: 10 Tryon, a 15-story, 175,000 SF office building will be built in front of SkyHouse Uptown, 

sharing a block with the multifamily towers. In December 2019, Publix grocery store signed a 
lease to anchor that project, and construction should begin in 2020. Ground-floor retail at 
SkyHouse’s existing site includes a coffee shop, pizza café, medical office (primary care), and 
veterinary clinic.  
 
SkyHouse was developed by Novare Group, Batson-Cook Development, and Grubb Properties. In 
Dec 2018, both towers and the parking structure sold to CBRE Global Investors for $190,000,000 
($282,738/Unit). 

 

       
Source: SkyHouseUptown.com 
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FNB TOWER | 401 S GRAHAM 

 Overview: A 29-story mixed-use high-rise building planned to include 156,415 SF office, 196 
apartment units, and potentially 20,000 SF of ground-level retail space. Standard floorplates 
overall will be 22,040 SF. 

 Unit Mix: Exact quantities remain unreleased by developer. Developer has stated that the 
project will include studios, 1-BR, and 2-BR units  

 Community Amenities: Outdoor sundeck, a pool with a covered lounge, a fitness center, a club 
area and entertainment areas, and onsite retail 

 Interiors: Unconfirmed; multifamily information (renderings, floor plans, pricing, unit mix, etc.) 
has not yet been determined or made available by developer 

 Parking: Structured, secured, and attached; 8 levels: floors 2-8 with an up-ramp on first floor. 
 Delivery: Estimated to be February 2021. 
 Other: The building will seek LEED and Green Globe certification. 
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Source: fnbtowerat401.com 

 

AMENITY CASE STUDY  
THE FITLER CLUB | PHILADELPHIA, PA 

Within the newly renovated, 9-story 2400 Market building in Center City Philadelphia – also known as 
the Aramark Building - is The Fitler Club. This members-only club leases 136,000 SF between the 
basement level and 2nd Floor to include 14 hotel rooms, a gym and spa, 34,000 SF of office space with 
some private office areas, and event space.” Memberships start at a $2,250 down payment with 
monthly dues of $225, and reach $5,000 down payment, with monthly dues of $400, all depending on 
the age of applicants,” according to Curbed Philadelphia in June 2019. Fitler Club also includes a full-
service dining room, bar, lounge, and art gallery space. Hotel nightly rates range from $400-1,500/night, 
and guests receive full member benefits for the duration of their stay. 
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NEXT STEPS 
The development team including architect, land planner and construction and development advisory 
providers will work to refine the building design and proforma for the purpose of procuring the equity 
and debt to the project. 
 
*     *     *     *     * 
The assignment was conducted by Emma Littlejohn, owner/manager of emma + co, llc. If you have any 
questions regarding the conclusions and recommendations included herein, or wish to learn about other 
services, please call 704-608-6389. 
 

emma + co., llc 

Emma Littlejohn 
Emma Littlejohn, MIRM 
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APPENDIX : 

 

SOURCES & USES Stabilized Operating Expenses

SOURCES OF FUNDS - EQUITY AND DEBT Description Un-Trended Stabilized Per Unit

    Construction Loan Residential Operating Expenses

    Limited Partner  (90% Initial Equity)      Management Fee

    General Partner  (10% Initial Equity)      Other Operating Expenses

TOTAL SOURCES OF FUNDS      Replacement Reserve

Total Project Operating Expenses

USES OF FUNDS

     Total Construction

     Land

     Architect / Engineering

     Furniture Fixture & Equipment

     Net Interest During Construction(*)

     Points on Construction Loan

     Construction Loan Closing Costs

     Capitalized Marketing Costs

     Legal and Organizational

     Permits & Fees

     Equity Closing Costs

     Insurance

     Capitalized Taxes During Construction

     Other Costs

     Development Fee

     Project Contingency

TOTAL DEVELOPMENT COST

 (*) Net Interest During Construction:

Construction Loan Interest on Loan Balance

Plus Negative Cash Flow From Operations

Plus Deficit After Construction

Total Net Interest During Construction

180,449

1,797,946

5,473,306

3,494,910

$124,550,319 100.000% 344,062 $397.76

$2,000,000 1.606% 5,525 $6.39

$2,000,000 1.606% 5,525 $6.39

$765,000 0.614% 2,113 $2.44

$715,161 0.574% 1,976 $2.28

$150,000 0.120% 414 $0.48

$100,000 0.080% 276 $0.32

$1,500,000 1.204% 4,144 $4.79

$150,000 0.120% 414 $0.48

$650,000 0.522% 1,796 $2.08

$100,000 0.080% 276 $0.32

$871,852 0.700% 2,408 $2.78

$5,473,306 4.394% 15,120 $17.48

$800,000 0.642% 2,210 $2.55

$1,525,000 1.224% 4,213 $4.87

$7,750,000 6.222% 21,409 $24.75

$100,000,000 80.289% 276,243 $319.36

$3,425,534 $3,710,859 $10,251

$108,600 $121,671 $336$124,550,319 100.000% 344,062 $397.76

$2,896,000 $3,124,009 $8,630$3,736,510 3.000% 10,322 $11.93

$420,934 $465,179 $1,285$33,628,586 27.000% 92,897 $107.39

$87,185,223 70.000% 240,843 $278.43

60 Months16.8% 9.5%

Per Proj. SF

3.63x

Total    % of Total Per Unit

Int. Only PeriodTotal Project Level Returns $37,365,096 100.0% $98,124,477 100.0% $25,464,381
5.00%
5.00% 70.00%

83.77%General Partner $3,736,510 10.0% $67,940,524 69.2% $2,546,438 19.18x 37.4%
9.1% 9.5% Construction Loan $87,185,223

9.5% Permanent Loan $104,340,367

AVG COC Rate Loan to Cost

Limited Partner $33,628,586 90.0% $30,183,953 30.8% $22,917,943 1.90x
% of Profit Pref Paid Eq. Mult. IRRInvestor's Name Capital Contrib. % Contrib. Profit

Partner Investment Summary - From Mar 2021 to Feb 2031 Financing

Absorption 22.93 Units/mo. AVG Fiscal COC (0.5% | 2.7% | 12.8% | 11.4% | 10.5% | 10.0% | 9.7% | 9.5%)

Average Res.. Base Rent Per Bed $2,500 AVG CoC (Mar-24 | Mar-25 | Mar-26 | Mar-27 | Mar-28 | Mar-29 | Mar-30 | Jan-31) ** Op. Exp. Above Includes Mgmt Fee  But Not Replacement Reserve

3.9% $1.20/SF $12,427 2.6%
$1.17/SF $12,164 2.6%

Stabilized NOI $7,918,625 IRR | NPV @ 9.00% 16.83% | $27,590,546 In 14 Years (2035) $4.45/SF $3,846
In 13 Years (2034) $4.32/SF $3,732 3.9%Untrended NOI $7,097,806 Sale Price / Unit $547,786

$1.15/SF $11,907 2.5%
$1.12/SF $11,655 2.5%

93.71% Sale Price $198,298,681 In 12 Years (2033) $4.19/SF 3.8%$3,622
In 11 Years (2032) $4.06/SF $3,515 3.8%Stab. Occup.(Units | Overall) 96.00% | 95.00% Sale NOI $9,914,934

Project Economic Occupancy

$1.10/SF $11,408 2.5%
$1.08/SF $11,168 2.5%

1.9/Unit Exit Cap Rate 5.00% In 10 Years (2031) $3.94/SF 3.7%$3,412
In 9 Years (2030) $3.83/SF $3,311 3.7%Parking Spaces 681 Spaces Debt Yield  (Untrended|Stabilized) 8.14% | 9.08%

Parking Spaces Per Unit

3.7% $1.05/SF $10,932 2.5%
$1.03/SF $10,701 2.5%3.7%

Unit Mix (Studio | 1BR | 2BR | 3BR) 0% | 100% | 0% | 0% Yield Spread  (Untrended| Stabilized) 70 bps | 136 bps In 8 Years (2029) $3.71/SF $3,213

$10,476 2.5%

Res. Rent (+Premiums) $2,500/Unit | $2.89/NSF Return On Cost  (Untrended|Stabilized) 5.70% | 6.36% In 7 Years (2028) $3.61/SF $3,118
$3.50/SF $3,026 3.7% $1.01/SFRes. Base/Market Rent $2,500/Unit | $2.89/NSF PROJECT YIELD & SALES INFORMATION In 6 Years (2027)

3.7% $0.99/SF $10,255 2.5%
2.5%

Average Unit Size 865.0 NSF Project Exit / Reversion 120

$10,039Jun-24 May-25 In 4 Years (2025) $3.30/SF

Feb-31 In 5 Years (2026) $3.40/SF $2,937
$2,850Net SF 313,130 NSF Stabilization 40

2.8% $0.96/SF$3.24/SF $2,801
$0.97/SF3.7%

$9,915 1.9%
0.0%

Number of Residential Units 362 First / Last Unit Lease-Up 25 Mar-23 May-25 Stabilized Yr.

$0.88/SF $9,163Feb-23 Feb-23 Constr. Start $2.90/SFDensity (Units/Acre) 362/Acre 1st Unit Delivery 24

0.0% $0.88/SF$2.89/SF $2,500

$2,506 0.2%

$9,163 0.0%
Per Year

Gross Land Area (SF|Acre) 43,560 SF|1 Acres Construction Duration 24 Mar-21 Feb-23 Due Diligence
Per NSF ** Per YearMar-21 Feb-31 Time Line Per NSFSubmarket Uptown Charlotte - 4th Ward Construction Start Date / Exit 1

Growth Op. Exp.Base Rent Per Unit

Per Month Per Year

City, State Charlotte, NC Pre-Dev / Due Diligence 1 Mar-21 Mar-21

Please Input (File-New) Month Start

Per Unit Growth
Op. Exp. Avg. Exp.

PROJECT SUMMARY - 712 North Smith Street  (Charlotte, NC )  -  Jan 30 , 2020 Dison Development

PROJECT INFORMATION SCHEDULE AND TIMING RENT AND EXPENSE ASSUMPTIONS (Calendar Year Increases)

End Base Rent Avg. RentStreet Address
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SOURCES:  
 
https://www.charlotteagenda.com/190449/charlotte-will-officially-welcome-major-league-soccer-on-
tuesday-heres-how-you-can-participate-in-the-fun/ 
https://www.charlotteobserver.com/news/politics-government/article237287574.html 
https://charlotteregion.com/clientuploads/Data/NandE/2019_Q3_GrowthReport.pdf 
https://www.charlottegatewaydistrict.com/wp-content/uploads/2018/11/CGS-MSAP-Final-Report-
compressed.pdf 
https://www.bizjournals.com/charlotte/news/2018/12/18/avidxchange-to-invest-41m-in-hq-expansion-
creating.html 
https://www.bizjournals.com/charlotte/news/2019/08/16/a-unicorn-that-is-readying-for-its-next-
round-of.html 
 

MAP : 
https://drive.google.com/open?id=1uw4O93Xz5mN3_UbDAOm0eRfegkolvSg3&usp=sharing 

 
 
 


