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Investment
Highlights

100% Occupied, Zero Immediate Vacancy Risk — Both properties are fully leased
as of May 2026, providing Day 1 cash flow with no lease-up period required.

Significant Rent Growth Runway — In-place rents average $1,291/month against
market comparables of $1,400–$2,400/month for 1BR units in Historic Old
Northeast and Historic Uptown. As MTM tenants turn, organic rent growth is
expected to materially compress the current $42,624 loss-to-lease.

Immediate Value-Add Without Capital — Three operational levers drive NOI from
$116,308 to $179,413 in Year 1: value-add rent premiums ($12,564), garage and
storage income ($12,600 not currently being collected), and pet rent ($500). No
renovation or capital expenditure required.

Trophy Historic Infill Location — Historic Old Northeast, established in 1911, is
Saint Petersburg's oldest designated neighborhood. Historic Uptown sits adjacent
to the Central Arts District. Both submarkets feature brick-lined streets, walkability,
and sustained institutional renter demand with high barriers to new supply.

Compelling 10-Year Return Profile — At 70% LTV and 5.65% financing, the Year 1
pro forma DSCR of 1.33x provides immediate debt coverage. The 10-year levered
IRR of 16.60% and a projected exit value of $4,075,898 at a 5.9% exit cap rate
represent a strong risk-adjusted return for a fully occupied, value-add multifamily
asset in a high-barrier historic submarket.
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Investment Overview
HOLLY HOUSE PORTFOLIO

Sixteen Unit Multifamily Portfolio | Historic Old Northeast | Historic Uptown, Saint Petersburg, Florida

Holly House 
211 7th Avenue North, 
Saint Petersburg, FL 33701 
APN 18-31-17-23850-002-0150 
Historic Old Northeast | 8 Units | Built 1925

727 7th Avenue North
Saint Petersburg, FL 33701 
APN 18-31-17-46836-002-0110 
Historic Uptown | 8 Units | Built 1910

THE PORTFOLIO

The Holly House Portfolio pairs two early twentieth century multifamily properties in the most established
historic residential neighborhoods north of downtown Saint Petersburg. Offered together at $2,790,000, or
$174,375 per unit, the portfolio totals 16 units across 7,804 square feet, sits 100% occupied as of May 2026, and
produces $247,800 in current annual revenue with a capital light path to materially higher income.

Holly House, at 211 7th Avenue North, anchors the portfolio in the Historic Old Northeast, the first
neighborhood the City of Saint Petersburg officially designated, platted in 1911. Built in 1925, it holds eight
units across a frame front building and a rear structure of concrete block with stucco at grade and frame
above, a configuration that pairs the streetscape character of the front building with the added unit count
and garage income of the rear. 727 7th Avenue North sits less than half a mile southwest in Historic Uptown.
Built in 1910, it is the older of the two assets and follows the same logic, a frame front building paired with a
rear structure (addressed 725 7th Avenue North) of block and stucco at grade with frame above, one block off
the 4th Street North commercial corridor.

The two assets sit within half a mile of each other, and that proximity is the operating thesis: a single
management infrastructure, one vendor network, and unified oversight across all 16 units in two of the city's
most durable rental submarkets. For a local or regional operator, this is an efficient, self contained portfolio
at a basis that delivers institutional grade underwriting at a scale a single buyer can execute.



Investment Overview
HOLLY HOUSE PORTFOLIO

Sixteen Unit Multifamily Portfolio | Historic Old Northeast & Historic Uptown, Saint Petersburg, Florida

THE INVESTMENT OPPORTUNITY

The Holly House Portfolio is a clean, fully occupied value add play in submarkets where vacancy is structurally low. Current in place
rents average $1,290 per month across the 16 units. Comparable 1BR product achieves $1,395 to $1,595 per month in Old Northeast
and $1,295 to $1,445 in Historic Uptown, based on rentals within roughly a half mile of each asset. The resulting loss to lease of
$42,624 annually is the engine of the business plan. Nine of the 16 units operate month to month, including the most below market
positions in the portfolio, which means the largest reversion opportunities also carry the least friction to capture. The gap is not a
function of deferred maintenance or weak occupancy. It is the accumulated product of long tenured residents and conservative
ownership, and it transfers in full to the next operator as upside.

Current net operating income of $116,308 represents a 4.17% going in cap rate at the list price. Stabilized Year 1 pro forma NOI of
$179,413, a 54.3% increase, produces a 6.43% cap rate on the same basis, with the expense ratio improving from 51.95% to 42.56%
and NOI margin expanding from 48.05% to 57.44%. None of that step up depends on renovation, repositioning, or a general
contractor. It is the result of three operational levers, each grounded in the rent comparables and achievable within the first twelve
to eighteen months of ownership.

BUSINESS PLAN

Lever one: bring below market units to market as they turn. The pro forma adds $12,564 in rent premiums as below market units
reach market rates at turnover, conservative against the $42,624 loss to lease. The opportunity is concentrated: at Holly House, Unit
5 (a month to month 1BR at $1,095) carries $300 to $500 of monthly upside, and Unit 1 (a month to month 2BR at $1,450) runs
roughly 17% below market; at 727, Units 2 and 7 ($1,000 and $1,050, both month to month) each carry $245 to $445. Because these
are month to month tenancies, the path to market does not wait on lease expirations.

Lever two: activate ancillary income already within the footprint. The portfolio collects no garage or storage income today despite
operating garage infrastructure at both properties. Capturing it adds $12,600 per year with no turnover, no capital, and no
complexity beyond a lease addendum. With a $500 pet rent program and existing laundry income, total other income rises from
$1,800 to $14,954 in Year 1.

Lever three: grow alongside two markets that cannot add new supply. The projection assumes 3.0% revenue growth against 2.5%
expense growth, carrying NOI from $179,413 in Year 1 to $240,478 by Year 10 and DSCR from 1.33x to 1.78x. The growth assumption is
deliberately conservative, leaving any submarket acceleration as upside rather than a load bearing input.

The financing supports the plan from stabilization. At 70% LTV ($1,953,000 at 5.65%, 30 year amortization, 10 year term), debt service
of $135,281 is covered 1.33x by Year 1 NOI on $837,000 of equity. Over a ten year hold, the model returns a 16.60% levered IRR, a
10.16% unlevered IRR, and a 4.81x equity multiple. At a 5.90% exit cap on Year 10 NOI, implied exit value reaches $4,075,898, or
$2,457,054 net of loan payoff and 46.1% appreciation over basis.



Location Overview
SAINT PETERSBURG, FLORIDA

Saint Petersburg has spent the past decade reinventing itself from a quiet waterfront retirement
city into one of the Southeast's most sought after urban destinations, drawing working age
residents from higher cost coastal markets on the strength of its walkable core, waterfront
geography, nationally recognized arts and dining scene, and a cost basis that Miami, Nashville,
and Austin can no longer match. That shift shows up directly in the submarket. Average
household income within 0.3 miles of the subject properties exceeds $113,000, and average
home values in the immediate radius exceed $841,000. That income and ownership base
sustains premium rents and persistently low vacancy across the historic core.

Historic Old Northeast. Holly House sits inside Saint Petersburg's most prestigious residential
address and one of the most supply constrained rental submarkets in Tampa Bay. Designated in
1911 as the city's first neighborhood, Old Northeast encompasses roughly 3,000 historic
structures along brick paved, oak shaded streets, bounded on the north and east by the Coffee
Pot Bayou waterfront. Walkability to the Vinoy waterfront, the downtown cultural corridor, and
the bayou park system keeps demand elevated, while historic designation and tight lot coverage
rules mean meaningful new rental supply structurally cannot be built. The neighborhood
commands a 5% to 15% rent premium over comparable Historic Uptown product, rooted in
physical attributes such as the streets, the trees, the architecture, and the water that compound
over time.

Historic Uptown. 727 7th Avenue North anchors the portfolio in the neighborhood immediately
northwest of downtown, where neighborhood character meets the commercial energy of the 4th
Street North corridor, with grocery, dining, fitness, and retail within a five minute reach. Crescent
Lake Park, a few blocks west, supplies the greenspace amenity that renters in this product type
actively seek. Historic Uptown's discount to Old Northeast on equivalent unit types has been
narrowing as demand pushes outward from the core.



Location Overview
SAINT PETERSBURG, FLORIDA

The development backdrop and its proximity. The investment case is reinforced by a
wave of development reshaping central Saint Petersburg within walking and short
driving distance of the portfolio. Roughly four blocks south of the subject properties,
a 23 story, 285 unit residential tower is proposed at the corner of 3rd Avenue North
and 5th Street North, across from Mirror Lake. New high rise residential demand of
that kind absorbs higher income renters and lifts the entire surrounding rental
ecosystem, including exactly the historic, small format product the Holly House
Portfolio represents.

One of the largest development projects in the city's history sits roughly a mile and a
half southwest of the portfolio: the redevelopment of the 86 acre Historic Gas Plant
District surrounding Tropicana Field, a proposed mixed use development of
approximately $6.8 billion to be built across four phases. 

Around those projects, the broader pipeline runs deep. It includes the Camden Pier
District expansion, the Dalí Museum and Museum of History expansions, Bayfront
Health's expansion, the EDGE Collective and Central Avenue corridor projects, and a
continued run of downtown residential towers, with the redeveloped St. Pete Pier
roughly three quarters of a mile southeast of the portfolio anchoring the waterfront.
For a century old portfolio in protected historic neighborhoods, this surrounding
investment trajectory is bright. 
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ADDRESS 727 7  Ave Nth

APN 18-31-17-46836-002-0110

NUMBER OF UNITS 8

BUILDING SIZE 3,892

LOT SIZE 0.16 Acres MOL

YEAR BUILT 1910

Property
Summary

FRONT BUILDING BACK BUILDING 



ADDRESS 211 7  Ave Nth

APN 18-31-17-23850-002-0150

NUMBER OF
UNITS

8

BUILDING SIZE 3,912

LOT SIZE 0.16 Acres MOL

YEAR BUILT 1925

Property
Summary

FRONT BUILDING BACK BUILDING 
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Population Engine Driving Sustained Demand. Tampa Bay ranks #17 nationally and
#2 in Florida, with 3.3+ million residents and a projected 22% population gain by
2050 — adding over 745,000 people. High-growth corridors in Land O' Lakes (+31%),
Odessa (+30%), and Wesley Chapel (+19%) represent concentrated demand nodes
for multifamily and retail investment.

Job Market That Has Outpaced the Nation. Nonfarm employment surpassed 1.5
million in 2023 — a 22% increase over the past decade with a 3.0% unemployment
rate well below historical norms. Professional & Business Services (292,800 jobs)
leads all sectors, with Education & Health Services growing at 6.6% YOY.

Economic Resilience Backed by Structural Diversity. Tampa Bay ranks 7th among
384 MSAs on the Economic Diversity Index, reflecting a broad industry mix with no
single sector dominating a critical stability indicator for long-term commercial real
estate performance.

GDP Growth Signals Real Wealth Creation. Tampa Bay’s Gross Regional Product
crossed $219 billion in 2022 a 38% increase since 2018 with GDP per capita rising
21% between 2020 and 2022. Finance, insurance, and real estate alone accounts for
25.7% of GRP share.

Cost Advantage Over Every Major Competing Market. Tampa Bay’s 2023 cost of living
index sits at 96.2 — below the national average of 100 and significantly cheaper
than Atlanta (98.3), Dallas (102.1), Phoenix (101.7), Chicago (113.4), and Boston (146.5)
giving businesses and residents a compelling economic incentive to relocate here
rather than competing Sun Belt markets.

TAMPA BAY MSA
REGIONAL MAP



The Portfolio sits on the same street, 7th Avenue North, just over half a mile apart, allowing a single
operator to manage all 16 units with the efficiency of one. Maintenance, tenant relations, and vendor
coordination are handled within a five-minute drive, supporting a lean cost structure and making this
portfolio ideal for a hands-on local investor or regional operator building a concentrated position in
one of Saint Petersburg's strongest residential corridors.

Historic Old Northeast, home to Holly House, is Saint Petersburg's first officially designated historic
neighborhood. Brick-lined streets, craftsman architecture, Coffee Pot Bayou frontage, and walkable
access to downtown and the waterfront create durable, high-demand rental housing with virtually no
new supply competition. Historic Uptown, where 727 7th Ave N is located, anchors the northern edge of
the Central Arts District, a submarket defined by chef-driven restaurants, boutique retail, and consistent
rent growth fueled by young professionals who value character..

TWO GREAT NEIGHBORHOODS - ONE
OUTSTANDING PORTFOLIO

Location Map



727 7  Avenue N in the Historic Uptown neighborhood
affords alley access for easy entry to the rear building
and courtyard. The property consists of two buildings
with two garages. 
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HOLLY HOUSE

Aerial Map
Overview

727 7  AVENUE NORTHTH

Holly house located at 211 7  Avenue N in the Old
Northeast neighborhood is located next a small
commercial property that includes a pizza parlor,
coffee shop and laundromat. It has 3 buildings, with
a courtyard and one garage.
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HOLLY HOUSE

727 7  AVE NTH
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Contact

www.verdadcre.com
WEBSITE

Office: (727) 748 0725
Mobile: (727) 424 9988

PHONE

james@verdadcre.com
EMAIL

JAMES VESTAL - MANAGING
BROKER
FL Lic: BK3220573
1944 Hercules Ave
Suite B
Clearwater, FL 33763


