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Project Name
545 EDGEWOOD
Luxury Residences Mixed-Use Development Plan
Project Name: 545 Edgewood
Address: 545 Edgewood Avenue SE, Atlanta, Georgia
Developer: The IndigoBlueGroup, LLC
Anchor Tenant: Modern Dental
Project Type: Boutique Luxury Mixed-Use Residential Development

Project Vision
545 Edgewood will be a luxury mix-use residential address designed for professionals, executives, healthcare providers, entrepreneurs, and empty nesters seeking a modern urban lifestyle in the Edgewood corridor. Tax credits will be sought after completion of the project, There is a way to use the Federal Historic Rehabilitation Tax Credit because of being in the MLK Historic district. 
Rather than competing with large apartment communities, 545 Edgewood will focus on a boutique luxury experience with premium finishes, larger floor plans,
 and exclusive resident amenities.

Building Program
Ground Floor
Modern Dental
7,000 SF Flagship Practice
Features:
· Advanced treatment suites 
· Implant center 
· Cosmetic dentistry center 
· Digital imaging 
· Executive consultation rooms 
Residential Lobby
· Concierge desk 
· Luxury finishes 
· Resident lounge 
· Mail and package center 

Residential Component
Building Height
75 Feet Maximum
Building Configuration
· Ground Floor Commercial 
· 5 Residential Floors 
· Rooftop Amenity Deck 
Total Units:
Approximately 60–75 Luxury Residences

Recommended Unit Mix
Studios
10 Units
Average Size:
650 SF
One Bedrooms
35 Units
Average Size:
850 SF
Two Bedrooms
25 Units
Average Size:
1,150 SF
Total:
70 Units

Luxury Interior Specifications
Kitchens
· Quartz waterfall countertops 
· Soft-close cabinetry 
· Under-cabinet lighting 
· Stainless appliance package 
· Wine refrigerator 
Bathrooms
· Frameless glass showers 
· Porcelain tile walls 
· Double vanities in select units 
· Luxury plumbing fixtures 
Living Areas
· Floor-to-ceiling windows 
· Luxury plank flooring 
· Smart home controls 
· High-speed internet infrastructure 

Rooftop Amenities
Sky Lounge
· Indoor resident lounge 
· Catering kitchen 
· Event space 
Rooftop Terrace
· Outdoor fireplaces 
· Grilling stations 
· Lounge seating 
· City views 
Wellness Area
· Yoga lawn 
· Meditation garden 

Fitness Center
· Cardio equipment 
· Free weights 
· Recovery room 
· Private training area 

Branding Concept
545 EDGEWOOD
Luxury Urban Living
Brand Positioning
A boutique residential experience that combines:
· Healthcare convenience 
· Luxury living 
· Walkability 
· Community 

Target Resident Profile
Primary Market
· Young professionals 
· Physicians 
· Attorneys 
· Technology professionals 
· Entrepreneurs 
Secondary Market
· Empty nesters 
· Corporate relocations 
· Graduate students 
· Healthcare workers 

Revenue Strategy
Residential Rental Rates
Projected Market Position:
Studios:
$1,900–2,200/month
One Bedrooms:
$2,400–3,000/month
Two Bedrooms:
$3,200–4,200/month
Commercial Lease
Modern Dental:
Long-term anchor lease
This creates predictable cash flow and strengthens financing opportunities.

Development Timeline
Pre-Development
3 Months
Design & Permitting
2-3 Months
Construction
12-18 Months
Lease-Up
6 Months
Total Project Duration:
Approximately 13 Years

Signature Development Statement
545 Edgewood is envisioned as a premier luxury mixed-use residential destination featuring approximately 70 upscale residences above a 7,000-square-foot flagship Modern Dental practice. The project will deliver sophisticated urban living, premium amenities, and long-term investment value while becoming a landmark mixed-use development along the Edgewood corridor.
For investor presentations, I will position this as a $25M–$35M boutique luxury mix-use tax credit development with Modern Dental serving as the cornerstone tenant and brand anchor. This is a size and scale that is generally more achievable on a 75-foot site than a high-rise concept while still creating a highly valuable asset.

STAGE 1: PROJECT VISION & FEASIBILITY
Objective
Determine whether the project should be built.
Tasks
· Define project concept 
· Establish development goals 
· Identify target residents 
· Create preliminary budget 
· Establish project team 
Deliverables
· Development vision 
· Initial project program 
· Preliminary development budget 
For 545 Edgewood:
· Luxury residences 
· Modern Dental anchor tenant 
· 70-unit mixed-use building 
· 75-foot height limitation 

STAGE 2: SITE DUE DILIGENCE
Objective
Determine if there are hidden problems with the property.
Tasks
ALTA Survey
· Property boundaries 
· Easements 
· Encroachments 
Topographic Survey
· Elevations 
· Drainage 
Geotechnical Study
· Soil conditions 
· Foundation recommendations 
Environmental Phase I
· Contamination review 
Utility Investigation
· Water 
· Sewer 
· Power 
· Fiber 
Deliverables
· Due diligence report 
· Site constraints map 

STAGE 3: MARKET ANALYSIS
Objective
Confirm market demand.
Tasks
Residential Study
Analyze:
· Rental rates 
· Occupancy 
· Competitive properties 
Retail Study
Analyze:
· Ground floor demand 
· Retail rental rates 
Deliverables
· Market study 
· Rent projections 

STAGE 4: ZONING & ENTITLEMENTS
Objective
Determine exactly what can legally be built.
Tasks
Zoning Verification
Confirm:
· Height 
· FAR 
· Setbacks 
· Lot coverage 
· Parking requirements 
Entitlement Strategy
Evaluation:
· Variances 
· Rezoning 
· Special use permits 
Deliverables
· Zoning report 
· Entitlement roadmap 
This is often the most important stage.

STAGE 5: SITE YIELD ANALYSIS
Objective
Determine maximum buildable square footage.
Tasks
Building Massing
Create:
· 3D studies 
· Building envelopes 
· Floor layouts 
Deliverables
For 545 Edgewood:
Potential:
· 70 luxury units 
· 7,000 SF Modern Dental 
· Rooftop amenities 
· Structured parking 

STAGE 6: DESIGN DEVELOPMENT
Objective
Turn the concept into an actual building.
Team
· Architect 
· Civil Engineer 
· Structural Engineer 
· MEP Engineer 
· Landscape Architect 
Design Milestones
Concept Design
Schematic Design
Design Development
Deliverables
· Site plan 
· Floor plans 
· Elevations 
· Renderings 

STAGE 7: FINANCIAL FEASIBILITY
Objective
Determine whether the project makes money.
Tasks
Development Budget
Estimate:
· Land basis 
· Soft costs 
· Hard costs 
· Financing costs 
Revenue Analysis
Estimate:
· Apartment rents 
· Dental lease income 
· Other income 
Deliverables
Development Pro Forma
Shows:
· Total Cost 
· NOI 
· Stabilized Value 
· Developer Profit 

STAGE 8: CAPITAL STACK & FINANCING
Objective
Secure funding.
Sources
Equity
· Developer equity 
· Investors 
Debt
· Construction loan 
· Permanent financing 
Deliverables
· Capital stack 
· Investor package 
· Financing strategy 
For a $25M-$35M project:
Typical:
· 25–35% equity 
· 65–75% debt 

STAGE 9: PERMITTING & APPROVALS
Objective
Obtain all governmental approvals.
Approvals
City of Atlanta
· Land disturbance permit 
· Building permit 
· Utility approvals 
· Fire review 
· Planning review 
Deliverables
· Approved permit set 
· Permit issuance 

STAGE 10: PRE-CONSTRUCTION
Objective
Prepare for groundbreaking.
Tasks
Select General Contractor
GMP Negotiation
(Guaranteed Maximum Price)
Construction Schedule
Procurement Strategy
Deliverables
· Construction contract 
· Final budget 
· Notice to proceed 

545 EDGEWOOD PRE-DEVELOPMENT CHECKLIST
Phase 1 (0-60 Days)
✅ Vision Plan
✅ Site Survey
⬜ Environmental Report  phase1 $2000 phase2 $3000
⬜ Geotechnical Report $6000
⬜ Utility Study $4000
Phase 2 (0-60 Days)
⬜ Zoning Analysis
⬜ Site Yield Study
⬜ Market Study
⬜ Initial Massing Plans
Phase 3 (0-180 Days)
⬜ Schematic Design
⬜ Cost Estimate
⬜ Financial Model
⬜ Investor Package


Phase 4 (180-270 Days)
⬜ Design Development
⬜ Financing Commitments
⬜ Permit Submission
Phase 5 (180-270 Days)
⬜ Permit Approval
⬜ Construction Loan Closing
⬜ GMP Contract
⬜ Groundbreaking
For 545 Edgewood, the three highest-value items to complete first are:
1. ALTA Survey 
2. Zoning and Site Yield Analysis 
3. Development Pro Forma 0-120 days

(Pre Development Preliminary Market Study)
Market Study
545 Edgewood – Luxury Residences
King Historic District / Old Fourth Ward
Atlanta, Georgia (2026)
Prepared By:
The IndigoBlueGroup, LLC
Developer: Tobias Browne, D.D., Esq.

Executive Summary
The market conditions surrounding 545 Edgewood Avenue SE support the development of a boutique luxury mixed-use community with approximately 60–75 units above a flagship Modern Dental practice.
The property sits in one of Atlanta's strongest urban residential submarkets, benefiting from:
· Martin Luther King Jr. National Historical Park proximity 
· Old Fourth Ward growth 
· Atlanta Beltline access 
· Downtown Atlanta employment base 
· Inman Park and Krog District connectivity 
· Continued residential investment along Edgewood Avenue 
The market favors smaller luxury projects offering unique design, walkability, and neighborhood authenticity rather than large institutional apartment communities.

Site Overview
Property: 545 Edgewood Avenue SE
Existing Use: Dental Office
Lot Size: Approximately 0.25 acres (10,890 SF) with an existing 2,208 SF building. 
Proposed Development:
· 7,000 SF Modern Dental flagship office 
· 60–75 luxury apartments 
· Rooftop amenity deck 
· Structured parking 
· Boutique luxury positioning 

Neighborhood Analysis
King Historic District / Old Fourth Ward
The King Historic District continues to benefit from investment spilling outward from:
· Ponce City Market 
· Krog Street Market 
· Atlanta Beltline Eastside Trail 
· Inman Park 
· Downtown Atlanta 
The area is now one of Atlanta's premier walkable urban neighborhoods and remains attractive to young professionals and higher-income renters. 
Key Advantages
✔ Walkability
✔ Historic character
✔ Beltline access
✔ Downtown connectivity
✔ Growing retail corridor
✔ Strong healthcare employment nearby

Competitive Property Analysis
Key competitors include:
The Indie
A luxury residential tower located on Edgewood Avenue featuring 91 units, ground-floor retail, and structured parking. 
Windsor Old Fourth Ward
Luxury apartments near the BeltLine featuring rooftop amenities and resort-style common areas. 
Cortland Old Fourth Ward
Luxury multifamily community with strong walkability to Edgewood Avenue and Downtown Atlanta. 
These projects confirm continued investor confidence in the Old Fourth Ward luxury apartment market.

Rental Market Analysis
Current Average Rent
Old Fourth Ward average rent is approximately:
$2,326/month across all apartment types. 
Luxury properties command significantly higher rents depending on location and amenities. Recent listings indicate:
	Unit Type
	Market Rent

	Studio
	$1,900–2,300

	1 Bedroom
	$2,100–2,900

	2 Bedroom
	$2,800–4,000+



Recommended Rent Strategy for 545 Edgewood
Studios
650 SF
Target Rent:
$2,000–2,250/month

One Bedrooms
850 SF
Target Rent:
$2,500–2,950/month

Two Bedrooms
1,100–1,200 SF
Target Rent:
$3,500–4,200/month

Target Resident Profile
Primary
Professionals
· Attorneys 
· Physicians 
· Dentists 
· Tech employees 
· Entrepreneurs 
Income:
$90,000–200,000+

Secondary
Empty Nesters
Residents seeking:
· Walkability 
· Security 
· Luxury finishes 
· Reduced maintenance 

Tertiary
Corporate Relocations
Executives relocating to Atlanta who desire:
· Beltline access 
· Downtown proximity 
· Historic neighborhood character 

Supply Analysis
There is substantial apartment construction occurring throughout intown Atlanta, including nearby Edgewood and Beltline-adjacent projects. One major Edgewood-area development alone is adding nearly 700 housing units. 
However, most new supply consists of larger institutional projects.
Opportunity for 545 Edgewood
Position as:
Boutique Luxury Residences
rather than:
Large Apartment Community
This creates differentiation.

Recommended Amenities
Because the project will only have 60–75 units, amenities should be highly curated.
Rooftop Sky Lounge
Outdoor Kitchen
Fitness Studio
Pet Spa
Co-Working Lounge
Concierge Services
Secure Package Room
EV Charging

Development SWOT Analysis
Strengths
· Existing commercial anchor (Modern Dental) 
· Prime Edgewood address 
· King Historic District location 
· Strong rental market 
· Beltline proximity 
Weaknesses
· Small site 
· Limited parking opportunities 
· Height restricted to approximately 75 feet 
Opportunities
· Luxury boutique positioning 
· Medical-professional resident base 
· Long-term appreciation 
· Strong neighborhood branding 
Threats
· Rising construction costs 
· New multifamily supply 
· Financing environment 
· Potential economic slowdown 

Market Conclusion
Recommended Development Program
545 EDGEWOOD
· 7,000 SF Modern Dental flagship office 
· 65–75 luxury apartments 
· Rooftop amenity deck 
· Structured parking 
· Boutique luxury positioning 
Recommended Unit Mix
	Unit Type
	Units

	Studio
	10

	1 Bedroom
	40

	2 Bedroom
	20

	Total
	70


Project Positioning
"Luxury residences in the heart of Atlanta's King Historic District."
Based on current Old Fourth Ward and Edgewood market conditions, a well-designed boutique luxury project at 545 Edgewood should be competitive with newer Class A properties while benefiting from a unique historic location and the stability provided by Modern Dental as the anchor tenant. 



Organizational Structure
Managing Member / CEO
Dr. Tobias Browne, D.Div., Esq.
Responsibilities:
· Vision and strategy 
· Land acquisition 
· Capital raising 
· Investor relations 
· Joint venture negotiations 
· Major approvals 
· Banking relationships 
This role drives the company's growth and project pipeline.

Development Division
Director of Development
Responsibilities:
· Oversees all projects 
· Coordinates consultants 
· Manages budgets and schedules 
· Reports to CEO 
For a company with one or two projects, this can initially be a contracted position.

Development Manager
Responsibilities:
· Entitlements 
· Permitting 
· Due diligence 
· Consultant coordination 
· Project reporting 
Works directly on projects such as 545 Edgewood.

Construction Division
Owner's Representative / Construction Manager
Responsibilities:
· Oversees General Contractor 
· Reviews budgets 
· Reviews schedules 
· Quality control 
Most small developers outsource construction to a General Contractor and retain an owner's rep.

Finance Division
Chief Financial Officer (Fractional)
Responsibilities:
· Financial modeling 
· Construction draws 
· Banking relationships 
· Capital stack management 
· Investor reporting 
Many developers use a fractional CFO until they exceed $50M–$100M in assets.

Controller / Bookkeeper
Responsibilities:
· AP/AR 
· Project accounting 
· Monthly reports 
· Tax preparation support 
Often outsourced.

Asset Management Division
Once projects are completed.
Asset Manager
Responsibilities:
· Monitor building performance 
· Review operating budgets 
· Lease renewals 
· Property manager oversight 
For 545 Edgewood, this role becomes important after stabilization.

Property Management

Option 1: Third-Party Management 

· Integral
Benefits:
· Lower overhead 
· Experienced leasing staff 


Legal Division
General Counsel
Can be outsourced.
Responsibilities:
· Purchase agreements 
· Construction contracts 
· Loan documents 
· Entity structuring 
As an attorney yourself, you may handle much of this and only outsource specialized real estate matters.

Marketing & Leasing
Marketing Director
Responsibilities:
· Branding 
· Website 
· Advertising 
· Leasing campaigns 
Initially can be outsourced.

Organization Chart
Managing Member / CEO
(Dr. Tobias Browne)

├── Director of Development
│   └── Development Manager
│
├── CFO (Fractional)
│   └── Controller / Bookkeeper
│
├── Construction Manager
│   └── General Contractor
│
├── Asset Manager
│   └── Property Management Company
│
└── Marketing & Leasing
Structure for 545 Edgewood Specifically
Internal Team
1. Managing Member / CEO 
2. Director of Development 
3. Fractional CFO 
4. Executive Assistant / Project Coordinator 
Outsourced Team
· Architect 
· Civil Engineer 
· Structural Engineer 
· MEP Engineer 
· Land Use Consultant 
· General Contractor 
· Property Manager 
· Leasing Agent 
· Surveyor 
· Environmental Consultant 
This lean structure can comfortably develop and operate a $25M–$40M project like 545 Edgewood without carrying the payroll burden of a larger real estate company.
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