
 

                    
 
 
 
                                                            
                                         
  

The Miami Suites South Beach 

Licensed Short-Term Rentals in the Heart of the World’s Vacation Destination 
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The Miami Suites South Beach is a recently renovated asset in the West Avenue/Bayfront Neighbood. 
Originally constructed in1947, the Jacqueline was fully gut renovated over a two-year period from 2016 to 
2018. Although the Covid Pandemic delayed it’s opening in 2019, the Hotel has been in operation since 
November 2021. It is currently net leased at $34,000 per month although the lease can be terminated upon 
a sale of the property. 

The Miami Suites South Beach is a legal short-term rental asset just two blocks from world-famous Lincoln 
Road Mall, Biscayne Bay, and the revitalized Alton Road commercial corridor. It is also easy walking 
distance to Flamingo Park, Ocean Drive, and the Beach!  Each of the fourteen Suites has been lovingly 
restored and meticulously maintained- both inside and out. All Suites have been renovated with new 
central A/C, electrical and plumbing systems, fire sprinklers and egress equipment, fixtures and finishes, 
lavish furnishings, and impact windows and doors. The Jacqueline Hotel is fully ADA compliant, includes a 
small lobby, is appropriately licensed for daily rentals, and is fully operational. 

Suite Hotels have become the “go-to” destinations for vacationers, business travelers, and those seeking a 
non-traditional hotel experience. The Jacqueline Hotel offers fourteen stand-alone One-Bedroom and Two-
Bedroom Suites with all the comforts of home. Perfect for families, groups, or getaways, the Suite Hotel is 
here to stay. 

 

HIGHLIGHTS: 
- Exceptional South Beach Location 

 
- Eight 2BR Suites & Six 1BR Suites  

 
- All Suites are Beautifully Renovated  

  
- Use AirBnB, Bookings.com, Expedia, etc, 

 
- Multiple Additional Income Streams 

 
- Currently Net Leased at $34,000/month 
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$6,200,000 
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Location Map 

Bayshore Municipal Golf Course 

 

Flamingo Park 

 

Alton Road Commercial District 

 

New Convention Center 

 

Lincoln Road Mall 

 

Fun in the Sun 

 

World Famous Ocean Drive 

 

Collins Avenue Shopping District 

 

Alton Road to Miami Causeway 

 

L  I  N  C  O  L  N     R  O  A  D     M  A  L  L 

Tree Lined Meridian Boulevard 

 

Sailing the Bay 
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Asset Overview 

Address 

 

Building Composition 

 

Zoning Classification 

 Allowable FAR 

Total Site Area 

Total Buildable Area 

Existing Building Area 

Latent FAR 

 

Historic District 

Historic Status 

 

Price per Square Foot of Land  

Price Per Square Foot of Building  

Price Per FAR Square Foot 

 

 

1321 15th Street, Miami Beach, FL 33139 

 

14 Unit Suite Hotel Condominium 

 

RM-1 (West Avenue Bay Front Overlay) 

1.25 

7,470 SF 

9,337 SF 

8,762 SF 

   575 SF 

 

None 

None 

 

$ 830 

$ 707 

$ 664 

 

 

Asset Overview 

 
 Asking Price 

 

Number of Suites 

Number of One-Bedroom Suites 

Number of Two-Bedroom Suites 

Price per Suite 

  

Net Lease Income per Month 

Net Lease Income per Year 

Lease Type 

 

       2024 Property Tax  

Owner Provided Insurance 

NOI  

                       Cap Rate  

 

$6,200,000 

 

14 

6 

8 

$ 442,857 

 

$ 34,000 

$ 408,000 

Single Net 

 

$ 70,151 

$ 23,586 

$ 314,263  

5.1% 

Suite Hotels in Miami Beach will soar in value due to recent restrictions passed by the City of Miami 
Beach prohibiting the operation of unlicensed short-term rentals in Residential districts and outlawing 
the use of AirBnB, Bookings.com, VRBO, HomeAway, etc. Fines for first time offenses are $20,000.00. 

 



   

Comparable Market Activity 
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It is important to note that the revised City ordinance governing development within the West 

Avenue Bayfront Overlay District now prohibits the creation of Suite Hotels. These one-of-a-kind 

assets will further benefit from this exclusivity.  

 

Acquisitions in South Beach are perennially desirable additions to any portfolio. While the South 

Beach mystique draws many buyers to this asset class, strong fundamentals remain the best 

assurance of achieving the greatest value both long and short-term. 

 

In determining the value of the subject property, several techniques are employed to arrive at 

a reasonable and sustainable list price. We begin by looking at recent Comparable Sales and 

current Active Listings in the South Beach Multifamily submarket. The data at left is used to 

establish an average value per unit and an average value per square foot which can then be 

applied to the subject property.  

 

The results of these valuation methods are summarized below and detailed in the following 

pages. In addition, we have included projections from Sonder (page 06), and a recent 

Appraisal (page 12). 

 
             METHOD:              Metric:         Value:                        Total:   

  1.   Average Suite Cost:   $510,577  14      $ 7,148,078 

  2.   Average Cost per SF:      $924           8,762               $ 8,218,756 

  3.   Proforma Financial Model:     5.0% CAP      $468K/Unit          $ 6,310,200 

 4.   Appraisal:                  Stabilized          EBITDA          $ 6,909,000 

 

   

 

Similar South Beach Boutique Hotel Activity 

Comparable Market Activity 

SIMILAR PROPERTY NAME SALE DATE SALE PRICE # SUITES TOTAL SF COST/SUITE COST/SF BUILT

1018 Jefferson Ave Hotel Oasis 10/22 $4,200,000 9 3,956 $466,667 $1,062 1930

1545 Meridian Ave Villa Merida 10/22 $4,800,000 Villa 3,196 N/A $1,502 1935

952 Collins Ave The Loft Hotel 6/22 $6,500,000 20 8,427 $325,000 $771 1958

1350 Collins Ave Orchid House 4/22 $6,000,000 10 5,462 $600,000 $1,098 1930

1415 Collins Ave Hotel Paradiso 4/22 $6,025,000 16 8,379 $376,563 $719 1930

1443 West Ave West Deco Hotel ACTIVE $4,800,000 10 6,125 $480,000 $784 1930

927 Jefferson Ave Sunflower Villa ACTIVE $3,500,000 5 3,657 $700,000 $957 1925/36

13XX 15th St Withheld OFF-MRKT $4,000,000 8 3,903 $500,000 $1,025 1946

Total Cost= $39,825,000 Total SF= 43,105 Avg Cost/SF= $924

Total Suites= 78 Avg. $/Suite= $510,577

SUBJECT PROPERTY $6,450,000 14 8,762 $460,714 $736 1949



`  

 

Monthly Financial Projections 
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Figures above are provided by Sonder, one of the world’s leading hospitality consulting firms 

providing analysis, design, recommendations, and income projections from their offices in New 

York, Rome, Miami, Chicago, London, San Francisco, Montreal, Houston, and Boston. 

 

Monthly Financial Projections       8 Two-Bedroom Suites & 6 One-Bedroom Suites                                                            TOTALS: 



  

Boundary Survey 
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Building Photographs  
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Building Photographs  
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 First Floor Plan 
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 Second Floor Plan 
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Appraisal Synopsis 
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Appraisal Synopsis  
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About Miami Beach 
Note: Please be aware that the information included herein is deemed accurate but is not guaranteed or warranted in 

any way. Also, this information is subject to change at any time without notice to recipients. 
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About Miami Beach 
 Miami Beach is a coastal resort city located in Miami-Dade County, Florida. Incorporated 

on March 26, 1915, it is located on a series of natural and man-made barrier islands 
between the Atlantic Ocean and Biscayne Bay, the latter separates the Beach from 
Miami city proper. The historic neighborhood of South Beach, comprising the southern- 
most 2.5 square miles of Miami Beach, along with Downtown Miami and the port, 
collectively form the commercial center of South Florida. As of the 2010 census, the city 
had a total population of 87,779. Miami Beach has remained one of America's pre-
eminent beach resorts for the past 100 years. 
 
Miami Beach offers a variety that goes far beyond sun and sand, encompassing world-
famous nightlife and world-renowned art galleries, first-class hotels and second-to-none 
dining, designer shopping and a unique architectural style that makes it one of the world's 
most visually distinctive regions. 

 
In 1979, Miami Beach's Art Deco Historic District was listed on the National Register of 
Historic Places. The Art Deco District is the largest collection of Art Deco architecture in the 
world comprising hotels, apartments and other structures erected between 1923 and 
1943. Mediterranean, Streamline Moderne, and Art Deco are all represented in the district. 
South Beach is bounded by the Atlantic Ocean on the East, Lenox Court on the West, 6th 
Street on the South and Dade Boulevard along the Collins Canal to the North. The 
movement to preserve the Art Deco District's architectural heritage was led by former 
interior designer Barbara Capitman, who now has a street in the district named in her 
honor.  
 
Miami Beach has a tropical climate with hot humid summers and warm dry winters. Other 
than the Florida Keys, Miami Beach has the warmest winter weather in the United States 
(mainland). The warm and sunny weather in Miami Beach and South Florida attracts 
millions of travelers from around the world from November through April. Sea surface 
temperatures range from 75 F in winter to 86 F in the summer/fall months. Miami Beach has 
the warmest ocean surf in the U.S. annually. South Beach is well known as the playground 
of the rich and famous as well as the world’s entertainment mecca. Real estate values 
continue their upward climb. 
 
 
 

Mean Resident age 33139:    38.9 yrs. 
Mean Resident Age in FL:       40.5 yrs. 
 
Avg. household size 33139:    1.7p 
Avg. household size in FL:       2.6p 
  
Avg. AGI in 2020 in 33139      $89,607 
Avg. AGI in 2020 in FL          $50,523 
 
Avg.  Wages filed in 33139:    $52,304 
Avg.  Wages filed in FL:          $39,563 
  
Houses and Condos:           36,412 
Renter-occupied Apt:          16,452 
 

March 2012 COL index:         117.2 
Well above U.S. average:       100.0 
 
Land area in square miles:      2.7 
Water area in square miles:   3.3 
 
RE property taxes for housing units  
In 2020 in 33139:   (1.4%)      $4,418  

Florida:                    ( 1.0%)      $1,882  
 
Median RE property taxes paid for 
housing with mortgages in 2020:                                                                                  
5                               (1.6%)       $5,205  
 



 

  

About South Beach 
Risks are involved in any real estate purchase. It is the investor’s responsibility to independently verify any data relied upon 
for an investment using qualified legal, financial, and operations advisors. Prior to investing in real estate, investors should 

also carefully consider possible tax consequences and legal requirements. 
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South Beach is arguably the premier beachfront location on Earth. Poised 

between the Atlantic Ocean and Biscayne Bay it offers more in a few 

square miles than most major metropolitan areas. Thanks to its superior 

hotels and resorts, art galleries, nightclubs, restaurants, boutique shopping, 

and scintillating nightlife, it is the number one entertainment destination for 

Floridians as well as national and international tourists. It is also a superb 

destination to stay to attend the Miami Heat and other Miami/Arena events- 

and then return to South Beach for incredible celebration venues. 

South Beach- also known as SoBe- means beautiful weather, beautiful 

places, and beautiful people. When looking for world-class hospitality, major 

events, festivals, spectacular beaches, and happenings- or just a quiet yet 

active day meandering through art galleries, world famous Art Basel, chic 

boutiques, and unique ways to pamper your body- look no further. 

South Beach is more of an experience than just a place to be. Visitors enjoy 

breathtaking Ocean Drive, the Atlantic coastline, public access beaches, 

Art Deco architecture, and incredibly diverse accommodations. South 

Beach draws celebrities, movie stars, athletes, entertainers, glitterati, fashion 

models, and beautiful people from around the world.  

South Beach boasts a new $620 million dollar Convention Center and hosts 

Art Basel which has quickly become the winter meeting place for the 

international art world. South Beach also presents an endless variety of water 

sports including boating, sailing, yachting, fishing, swimming, surfing, SCUBA, 

Snorkeling, Stand Up Paddle Boarding, SUP, Kite boarding, Jet Skis, etc. Also, 

numerous public parks offer tennis, swimming, playgrounds, ballfields, and 

indoor sports- not to mention the spectacular Bayshore Municipal Golf 

Course.  

This incredible oceanfront enclave has an endless variety of captivating 

offerings- relaxation, excitement, and everything in-between- plus amazing 

world class living/working/playing 24 hours a day. 

About South Beach 
 



 

Note: Please be aware that the information included herein is deemed accurate but is not guaranteed or warranted in any 
way. Also, this information is subject to change at any time without notice to recipients. 

All material in this brochure is copyrighted and cannot be reproduced, distributed, or otherwise disseminated without the 
expressed written consent of the Owner 

 

Presented Exclusively by 

 

 

 

 

 

 

Neal R. Deputy, Architect 

305-467-4026 


