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May 18, 2017 

 

Mr. David Genson, PE 

Barron Collier Companies. 

2600 Golden Gate Parkway 

Naples, FL 34105 

 

Dear Mr. Genson, 

Per your request, we have completed the market study on the Magnolia Square Apartments, a 

proposed market rate rental apartment community located on the northeast corner of Goodlette 

Road and Pine Ridge Road in Naples, Collier County, Florida. Our objective is to research the market 

to measure the demand for additional rental apartment supply in Collier County. Market demand is 

measured by reviewing the historical pricing and occupancy trends and relating those trends to the 

current and future supply of market rate rental apartment units in the County. 

The proposed rental apartment community is in the North Naples submarket which is close to 

employment, retail, entertainment facilities as well as public and private schools. This established 

area is very desirable as evidenced by the recent redevelopment of homes in Pine Ridge, Pelican Bay 

and other residential communities. The proposed rental apartment community is a partial 

redevelopment of an existing community shopping center that no longer viable and, in consultant’s 

opinion, does not represent the sites highest and best use. 

The study evaluated the occupancy and rental rate trends from January 2011 to today and found the 

rental rate and occupancy metrics have increased significantly over that timeframe indicating strong 

demand for market rate rental apartments in the county. The delivery of 860 new rental units in the 

past 2 years has had no significant measurable impact on the rental rate and occupancy trends, which 

continue to rise. The future delivery of 296 units at Milano Lakes is not anticipated to have a 

significant impact on the market demand metrics, especially considering its location off Collier Blvd 

where the largest concentration of market rate rental apartments exists. 
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Orchid Run is the most comparable new market rate rental apartment community in terms of 

location and general appeal. This community is achieving the highest rental rate and saw the fastest 

lease up of the three new communities delivered over the past two years.  This community’s location 

and superior quality has attracted a more upscale clientele who desire better access to the locational 

amenities of Naples and better quality apartments and amenities. The Magnolia Square location is a 

major influence that will attract a similar upscale clientele to that of Orchid Run. 

The unit sizes proposed for the Magnolia Square Apartments are consistent with the most recently 

developed rental apartments. The introduction of a small number of Studio apartments in Magnolia 

Square will help to draw a new tenant profile as this will be the first new community to offer this 

efficient design. 

Based on the analysis of the market rate rental apartment market, it is my conclusion that sufficient 

demand exists to support the development of the proposed 400 units at Magnolia Square. The sites 

location and proposed quality will attract an audience that desires these features which can’t be 

found anywhere else in the county.  

Please review the report and let me know if you have any questions or clarifications. It was a pleasure 

to work with you on this project. 

Sincerely, 

 

Michael J. Timmerman, CRE, FRICS 

Principal  
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Introduction 

As we understand it, BARRON COLLIER COMPANIES (“Client”) would like MJT Realty 

Economic Advisors, Inc. (“Consultant”) to prepare a Market Study for the proposed 400-unit 

Magnolia Square Apartment community located on the northeast corner of Goodlette Rd and 

Pine Ridge Rd in Naples, Collier County, FL.  

The property is currently developed with a community shopping center which is planned to be 

removed and redeveloped with a new 400-unit rental apartment community. 

1.0       Conditions of the Report 

The Client and designated representatives are responsible for representations   pertaining to 

the properties future development plans, marketing expectations and for disclosure of any 

significant information that might affect the ultimate realization of the projected results. 

There will usually be differences between projected and actual results because events and 

circumstances frequently do not occur as expected, and the differences may be material. 

1.1       Intended Use of This Report 

The intended use of the study is to provide BARRON COLLIER COMPANIES (“Client”) with 

market supported conclusions of demand for the proposed apartments based on its 

construction quality and location within the Naples market. 

1.2      Intended User of This Report 

The intended user of this analysis is BARRON COLLIER COMPANIES (“Client”) for the purpose 

of changing the land use to legally permit the proposed use. No other users are authorized to 

use the report for any other purpose. 

2.0 SCOPE OF STUDY 

Based on our understanding of the current situation, the Consultant has developed a scope of 

work to analyze the Project as identified above. The scope is based on the Client’s objectives, 

as described to the Consultant, which includes the following interrelated tasks. 

2.1      Task Plan 

We will perform the following scope of professional services in order to meet the objectives of this 
assignment: 

1. Research, profile and map all market rate rental apartment complexes in Collier County 
and provide occupancy data associated with the current rental rates. 

2. Research and map any newly developing or planned rental apartment communities in the 
market to evaluate the potential competition. 
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3. Based on the findings from the research above, provide conclusions and 
recommendations regarding the following; 

a. Recommended pricing per square foot for each Bedroom Plan. 
b. Forecast absorption rate to stabilized occupancy. 
c. Profile additional supply that may be under construction or planned that could be 

future competition. 

2.2      Site Inspection 

The site was inspected on October 19, 2016 by Michael Timmerman, therefore October 19, 

2016 will be the effective date of this study. The site photos are in the addendum to this 

report. 
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3.0 PROPOSED DEVELOPMENT ASSESSMENT 

3.1         Development Site Attributes and Surrounds 

The project known as the Magnolia Square Apartments is proposed on a site located on the 

northeast corner of Goodlette Road and Pine Ridge Road in Naples, Collier County, FL. A 

portion of the site is currently improved with a structure formerly occupied by a Sweet Bay 

grocery, with the remainder of the development parcel currently vacant. The proposed rental 

apartment community will be constructed on two separate parcels connected by a pedestrian 

bridge over the existing Premier Way vehicular roadway.  

Based on the Collier County Property Appraiser’s office the site is currently owned by Trail 

Boulevard LLLP and consists of a total of 19.42 acres. The development site for the proposed 

rental apartment community is planned on approximately 12 +/- acres of the site. The site’s 

future land use is classified as the Goodlette/Pine Ridge Commercial Infill Subdistrict. The 

intent of this future land use designation is to provide shopping, personal services and 

employment for the surrounding residential areas. The uses allowed are those generally found 

in the Urban FLU designation and include retail, office and multifamily.  

The site is currently zoned as a PUD under the Collier County zoning classifications and is 

known as Pine Ridge Commons. This ordinance was approved on December of 1999 and allows 

the development of 275,000 sqft of commercial development on 31 total acres of land. Per the 

most recent PUD list from Collier County, approximately 205,000 sqft has been developed. This 

includes the existing structure that is planned for removal to develop the subject apartment 

complex. 

The site is generally rectangular and has three access points, the north at Panther Lane and 

Goodlette Road is a signalized intersection, an unnamed access road between Pine Ridge and 

Panther Lane and a southern access point off Pine Ridge Road just east of the intersection with 

Goodlette Road. 

The site’s location on Pine Ridge Road and Goodlette Road offers good access to the 

employment, shopping and recreational amenities of North Naples. The sites transportation 

infrastructure is very good and allows for easy access north to Bonita Springs via Tamiami Trail 

and to I-75, which is 3.75 miles east of the site on Pine Ridge Road. The NCH Hospital is located 

4.5 miles north of the site on Goodlette Road with the Mercato Entertainment Center located 

3.5 miles northwest of the site at the intersection of Vanderbilt Beach Road and Tamiami Trail. 

The Waterside Shops is another upscale shopping center with restaurants located ¾ of a mile 

west of the site at the intersection of Pine Ridge Road and Tamiami Trail. 

Located below are several maps showing the location of the subject site from a regional 

perspective and aerials showing the existing developments in the immediate area.  
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The site is located in the larger North Naples Planning Community, which will serve as the 

primary trade area for the analysis of current and future supply and demand analysis. Located 

below is a map showing the boundary of the North Naples Planning Community. 
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Within the North Naples Planning Community, only the Imperial Lakes PUD, located north of 

the subject site, has approval for 430 multifamily sites. It should be noted that the sites 

multifamily approval does not specify rental units, therefore the true potential of land with 

approval may be none. Located below is a map showing the location of the Imperial Lakes PUD 

and the subject site. 

 

 

Product Mix 

The introductory unit mix includes four floorplans offering Studios, 1, 2 and 3 bedroom units 

with 1 and 2 bathrooms. Unit sizes range from 600 sqft for a Studio unit to 1,361 sqft for a 3 

bedroom 2 bath unit. The proposed unit sizes are consistent with the current market offerings 

of new and existing rental apartment projects in the area.  
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Located below is a summary of the preliminary unit mix followed by a tentative site plan. 

 

4.0 COLLIER COUNTY RESIDENTIAL TRENDS 

The charts below provide an overview of historical residential develop trends for Collier 

County.  The overview is in terms of single family and multifamily housing starts and residential 

price and volume trends. The analysis of both single family and multifamily growth trends is an 

important attribute in understanding the overall housing market. 

Figure 4.1 – Collier County SF Housing Starts 

 

Source: Bureau of Economic and Business Research 

The chart above reflects annual single family housing start trends for Collier County from 

January 2007 to through the end of 2016. Single Family Housing starts have increased steadily 

over the past 5 years and have averaged approximately 2500 starts between 2015 and 2016.   

Figure 4.2 – Collier County MF Housing Starts 

Unit Type
Unit 
Count Size

Studio 20 600
1 Bed / 1 Bath 120 850
2 Bed / 2 Bath 158 1125
3 Bed / 2 Bath 52 1,361

Total 350
Average 1,036   
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Source: Bureau of Economic and Business Research 

The chart above reflects monthly multifamily housing start trends for Collier County from 

January 2007 through end of 2016. Multifamily housing starts include both condominium 

development and rental apartments. Over the past four years, multifamily housing starts have 

averaged approximately 600 units per year, of which the majority are new fee simple 

condominium developments. 

Milano Lakes, off Collier Blvd on Lords Way, is the most recent rental apartment community 

being developed in Collier County. This community will consist of 296 units and cater to young 

professionals and families. Construction stated on this community in late 2016. 

The recent growth of single family and multifamily housing starts has kept pace with 

population growth, indicated a balanced market. 
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Table 4.3– Collier County Residential Sales Trends 

 

Source: Florida Association of Realtors 

The chart above reflects the monthly sales volume for single family homes and condominiums 

as well as the median home price for each design since January 2013. We can see the sales 

volume of condominiums typically outpaces that of single family homes, due primarily to the 

lower product pricing. Sales of all residential product has slowed since the beginning of 2015 

due to the rapid price increases over the past several years and the increased supply of new 

product offerings.  

Year over year, the median single family home price has decreased slightly at 1.48% while 

condominium home pricing has increased 4.6% for the same period. On an annual basis, both 

single family and condominium pricing increased 4% over the same period in 2015. 

5.0 COLLIER COUNTY RENTAL APARTMENT MARKET   

A review of 43 rental apartments in Collier County was conducted to estimate the overall supply 

within the market. The apartments utilized in this sample are those with 100 or more units, 

range in age from new to 40 years old and represent both subsidized rental and market rental 

communities. Collier County has a total of 10,462 total rental units of which 4,814 or 46% are 

subsidized in some way. The following data includes the total supply with Market Rate 

apartments analyzed later in the report.  
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Located below is a map showing the location of the apartments researched for this study 

followed by a map key. 
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The apartments surveyed include both market and subsidized housing and are all included to 

provide a census of the rental apartment market. Located below is a summary of all the rental 

apartments within the market based on their age and total number of units.  

MapID Apartment Name MapID Apartment Name
1 Bear Creek 22 Oasis of Naples (Arbor Walk)
2 Belvedere 23 Ospreys Landing
3 Berkshire Reserve 24 Meadow Brook Preserve (Turtle Creek)
4 Bermuda Island 25 River Reach
5 Brittany Bay I & II 26 Sabal Key
6 Bryn Mawr 27 Saddlebrook Village
7 College Park 28 San Marino (Aventine)
8 Coral Palms 29 Shadowood Park
9 Goodlette Arms 30 Somerset Palms (Arbor View)

10 Heritage (MerSoleil) 31 Summer Lakes I
11 Heron Park 32 Summer Lakes II
12 Ibis Club 33 Summer Wind
13 Jasmine Cay 34 Tuscan Isle
14 La Costa 35 Villas of Capri
15 Lagu Bay 36 Waverley Place
16 Malibu Lakes 37 Whistler's Cove
17 Meadow Lakes (Saxon Manor) 38 Whistler's Green
18 Naples 701 39 Windsong Club
19 Naples Place I-III 40 Aster Lely
20 Noah's Landing 41 Sierra Grande
21 Northgate Club 42 Orchid Run

43 Milano Lakes
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The first map shows all the rental apartments based on their age. The supply of rental 

apartments in the county is generally older with the majority being developed more than 20 

years ago. Many have been renovated, however their floorplan design, amenities and general 

appeal reflect their aging criteria.  The newest communities are located primarily off Collier 

Blvd in South Naples with the Orchid Run community located closest to employment centers 

and support facilities located on the southwest corner of Livingston Road and Golden Gate 

Parkway.  

The second map shows all the rental apartments based on the total number of units within 

each complex. The majority have between 250 and 400 units with the newest communities 

averaging 300 units each. 

The development of rental apartments in Collier County started in the mid 1970’s with a surge 

of new development occurring in the mid 1980’s which coincided with the first wave of new 

residential development.  As we can see from the graph below, most the apartments built 

consisted of 1 and 2 bedroom designs. The first real influx of 3 bedroom units did not begin until 

the mid 1990’s, following that decade’s recession. Development of rental units from the mid 

1990’s through today consisting primarily of 2 and 3 bedroom units with a very limited supply 

of 4 bedroom units.  

 

Product size by bedroom count has stayed relatively consistent for the 1 bedroom design, with 

the 2, 3 and 4 bedroom designs getting slightly larger over time. The subject will a very small 

number of 600 sqft Studio Apartment which is a new design for the Collier County market.  
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Located below we will analyze the projects based on their location, age and rental rate per sqft. 

The chart and graph below represent the weighted rate per sqft based on the unit mix of both 

the subsidized and market rate apartments. As we can see the rate has increased significantly 

over the past four years. 

 

 

Bedroom 
Count Jan-11 Oct-11 Mar-13 Dec-13 Jun-15 Sep-16
1 Bed $0.94 $0.91 $1.01 $1.12 $1.32 $1.42
2 Bed $0.78 $0.77 $0.86 $0.95 $1.18 $1.21
3 Bed $0.75 $0.73 $0.81 $0.89 $1.21 $1.17
4 Bed $0.78 $0.82 $0.86 $0.94 $1.25 $1.15

Average Rate by Bedroom Count
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Occupancy has also risen significantly over the past 4 years to the current 97% which represents 

stabilized occupancy when you consider a typical 5% turnover rate. Located below is a chart 

and graph showing the historical occupancy from January 2011 to present. 

 

 

The overall occupancy rate has fallen slightly due to the introduction of new supply into the 

market. The chart and graph below show the rental rates and size by bedroom count for the 

current period.  

 

Jan-11 Oct-11 Mar-13 Dec-13 Jun-15 Sep-16
Avg 
Occupancy 92% 91% 96% 95% 99% 97%

Bedroom 
Count Avg Size Sept 16 Rate
1 Bed 775      $1.42
2 Bed 1,020   $1.21
3 Bed 1,220   $1.17
4 Bed 1,407   $1.15
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5.1          Market Rate Apartments 

Market rate apartments were the first developed in the county, with subsidized housing 

starting in the late 1980’s to accommodate the increasing employment for hotels and other 

hospitality related industries. There is a total of 5,648 market rate rental units in Collier County 

which accounts for 54% of the total. The mix of market rate units by bedroom count is 

consistent with the overall supply in the county. The increase in supply of 3 and 4 bedroom 

units did not begin until 2000 when the availability of affordable family accommodations was 

restricting due to rapidly rising home prices.  

Most of the market rate rental apartment communities are located on major arterial roadways 

allowing for easy access to a wider market area. Market rate rental apartment complexes 

prefer to be located closer to employment centers, entertainment venues and other support 

facilities to attract tenants.   

Located below is are maps showing the age and size of the market rate apartments followed 

by graphs and charts summarizing these rental communities. 
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Product size by bedroom count has stayed relatively consistent for the 1 bedroom and has 

increased slightly for 2 and 3 bedroom units.  

 

Located below we will analyze the projects based on their location, age and rental rate per sqft. 

The chart and graph below represent the weighted rate per sqft based on the unit mix of the 

market rate projects only. As we can see the rate has increased significantly over the past four 

years. 
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The rental rate per square foot between 2014 and 2015 has increased at an average of 6% per 

year for each bedroom design. This annualized rate is lower than previous years due to the 

limited supply of new product. 

Occupancy has also risen significantly over the past 4 years to the current 97% which represents 

stabilized occupancy when you consider a typical 5% turnover rate. Located below is a chart 

and graph showing the historical occupancy from January 2011 to present. 

 

Bedroom 
Count Jan-11 Oct-11 Mar-13 Dec-13 Jun-15 Sep-16
1 Bed $0.93 $0.93 $1.02 $1.17 $1.40 $1.52
2 Bed $0.86 $0.85 $0.93 $1.01 $1.26 $1.36
3 Bed $0.83 $0.81 $0.87 $1.02 $1.29 $1.34
4 Bed $1.03 $1.04 $1.11 $1.15 $1.47 $1.47

Average Rate by Bedroom Count - Market

Jan-11 Oct-11 Mar-13 Dec-13 Jun-15 Sep-16
Avg 
Occupancy 89% 90% 94% 97% 95% 97%

Market Rate
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The chart and graph below show the market rental rates and size by bedroom count for the 

current period.  

 

Bedroom 
Count Avg Size Sept 16 Rate
1 Bed 804      $1.52
2 Bed 1,040   $1.36
3 Bed 1,244   $1.34
4 Bed 1,501   $1.47
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The market rate apartments are located throughout the county with the majority south of 

Golden Gate Parkway. Three of the four newest communities are located off Collier Blvd near 

the intersection with Rattlesnake Hammock Road. Orchid Run is the 1st market rate rental 

community developed west of I-75 in more than 20 years. Its locational influence has resulted 

in the highest rental rates and quickest lease up in Collier County. This community is currently 

under contract for sale. Orchid Run’s market performance provides evidence that well located 

rental communities in Collier County are in demand. 

5.2  Market performance score   

The consultant developed a market performance score for each rental apartment complex 

using age, average occupancy and average rental rate per sqft as criteria. After the score has 

been determined, each sites score is mapped to see the spatial distribution of the best 

performing complexes. 

For this study, we are only reporting on the market rate rental apartment communities as 

Magnolia Square will compete with these communities. After we have determined the criteria 

for the score, we developed a ranking system for each criterion. In this case, a score of between 

1 and 5 was selected for each criterion with assigned thresholds for each. The thresholds range 

from one, which represents an older or lower attribute to five, which represents newer and/or 

a higher ranking.  Located below are the criteria and the ranking for each criterion. 
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A score was assigned to each attribute for each rental apartment complex. Once each attribute 

is assigned for each rental apartment complex, we weighted each to calculate a final score. 

Located below is the weighting we assigned to each attributes score. 

 

Below are the individual scores for age, occupancy and rental rate per sqft for each of the 

market rate complexes and the final weighted average score.  

 

The final weighted scores range from a low of 4.0 for Belvedere an older community to a high 

of 6.0 for Sierra Grande and Orchid Park due to their newer age, higher rental rates and high 

occupancy. In order to identify the spatial distribution of the best performing sites, we mapped 

each of the market rate rental apartment communities and delineated the score range by color 

code. Located below is a map of the market rate apartment complexes by final weighted score. 

 

Age (yrs) lo hi score
0 5 5
6 10 4

11 15 3
16 20 2
20 1000 1

Occupancy (%) lo hi score
95.00% 5

90.00% 94.90% 4
80.00% 89.90% 3
75.00% 79.90% 2
75.00% 1

Rent/Sqft ($) lo hi score
$1.40000 5

$1.20000 $1.39999 4
$1.10000 $1.19999 3
$0.80000 $1.09000 2
$0.80000 1

Weights
Age 15%

Occupancy 50%
Rent/Sqft 35%

100%

Project MapID Age Occupancy Rate sqft Market 9/2016 score
Belvedere 2 1 5 1 1 4.0
Berkshire Reserve 3 2 5 3 1 4.9
Bryn Mawr 6 2 5 1 1 4.2
Ibis Club 12 2 5 1 1 4.2
La Costa 14 1 4 4 1 4.6
Laguna Bay 15 1 4 4 1 4.6
Malibu Lakes 16 3 5 5 1 5.7
Naples 701 18 1 5 4 1 5.1
Naples Place I-III 19 1 5 4 1 5.1
Northgate Club (Avesta Elderado) 21 1 5 4 1 5.1
Oasis of Naples (Arbor Walk) 22 1 5 4 1 5.1
River Reach 25 1 4 5 1 4.9
San Marino (Aventine) 28 2 5 5 1 5.6
Shadowood Park 29 1 5 2 1 4.4
Summer Wind (ARIUM Gulfshore) 33 1 5 5 1 5.4
Waverley Place 36 1 5 4 1 5.1
Aster Lely 40 5 4 5 1 5.5
Sierra Grande 41 5 5 5 1 6.0
Orchid Run 42 5 5 5 1 6.0
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The highest scoring apartment complexes are Sierra Grande, Aster at Lely, located on Collier 

Blvd, south of Rattlesnake Hammock Road, Malibu Lakes, located off Immokalee Road at the 

intersection of I-75, and the newest community, Orchid Run, located on Golden Gate Parkway 

and Livingston Road. Of the four highly rated communities, Malibu Lakes is the oldest, 

however is achieving high rental rates and a high occupancy due to its location and easy access 

to I-75.  

Orchid Run is the newest of the stabilized rental apartment communities in Collier County. This 

community is achieving the highest rental rates in the market due to its superior quality, unit 

design, amenities and most importantly its location. Its central location near the employment 

and entertainment centers of Naples as proved the market demand for a better-quality 

community in a superior location. Orchid Run is currently under contract for a reported 

$75,000,000 or $265,000 per unit. This would be the highest sale of a rental apartment 

community in Collier County.  

The existing supply of market rate apartment complexes are enjoying high occupancies and 

increasing rental rates due to the lack of apartment complexes in the market and more 

importantly an increase fee simple housing cost which is directing the consumer to the few 

rental market options available. The introduction of Milano Lakes and the proposed Magnolia 

Square Apartments will increase supply to the currently market restricted area.  

6.0 MARKET DEMAND CONCLUSIONS 

The demand for market rate rental apartments is not isolated to a specific area of Collier 

County, however, the rental communities within the North Naples planning district are some 

of the oldest in the county. The demand for rental apartments is based in part on the lack of 

available supply, resulting in record occupancy of the existing facilities and on the size of the 

population that primarily occupies them.  

Rental apartment demand is a function of population growth. Most the occupants for rental 

apartments are single and/or couples who are employed who vary in age from millennials to 

baby boomers.  

The forecast for rental apartment demand started with a review of the current market status. 

Data used to support this forecast is based on Collier County Population forecast, the American 

Community Survey (ACS) Housing Summary and the National Multifamily Housing Council. 

The supporting documentation is included in the addendum of this report. Located below is 

the calculation of demand for market rate rental apartments in Collier County. This is followed 

by an explanation and support of the forecast. 
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The estimate of market rate rental unit demand, is based on the relationship of rental units to 

population and the associated rental housing units. Column B starts with the 2012 Population 

estimate from the US Census, with estimates through 2015 and forecast through 2020. Based 

on the Collier County Planning department, the forecast is reflective of the BEBR Medium 

population estimate. Column C reflects the total households taken from the 2013 ACS report. 

Column D is the calculation of the persons per household which is the total population divided 

by the total households, which is 2.67. The 2.67 persons per household figure will be used in the 

forecast to calculate the estimate household growth in relation to the Population estimates. 

Column E is the percentage of households in Collier County that are identified as reserved for 

rental. There are a total of 31,899 units in Collier County that are identified as use for rentals. 

This represent 16% of the total 198,345 housing units in the County. This percentage will be 

used to estimate the total Households that rent units in Collier County. 

Column F reflects the percentage of households that have income between $30,000 and 

$99,000 within the County. The households with income in this range are most likely to rent 

apartments in the county. The household income range represents 49% of the total within the 

county.  

Column G is the calculation of the total rental households would be made up of the households 

that make between 30K and 99K annual income. The resulting number reflects the total 

households that, based on their income would be most likely to occupy market rate rental 

housing.  

Column H is the estimate of total market rate rental households based on the household 

income range and is calculated by multiplying Column F by Column G. 

Column I reflects the percentage of rental units that have rental rates between $800 and 

$1,900 per month. This is obtained from page 2 of the ACS housing Summary and provides 

support for the percent of units with rental rates in this range. This is considered the general 

rental range for market rate rental apartments in Collier County. Based on this data, 61% of the 

A B C D E F G H I J K L M

Year
 
Population 

Total 
Housholds

Persons 
per HH

Pct 
Rental

Rental 
Households

Pct with 
Income 
between 
30K and 
99K

Annual 
Demand 
for 
Market 
Rate 
Units

Pct of 
Rental 
Units 
with  rent 
between 
$800 and 
$1,900

Total 
Market 
Demand

Current 
Supply

Annual 
Need

Cumulative 
Demand

2012       328,209       122,972 2.67
2015 343,802     128,765     2.67 16%            20,602 49.0% 10,095    61% 6,158      5,648      510     510             
2016 350,514     131,279     2.67 16%            21,005 49.0% 10,292    61% 6,278      5,648      630     1,140         
2017 357,358     133,842     2.67 16%            21,415 49.0% 10,493    61% 6,401      5,648      753     1,893         
2018 364,335     136,455     2.67 16%            21,833 49.0% 10,698    61% 6,526      5,648      878     2,771         
2019 371,448     139,119     2.67 16%            22,259 49.0% 10,907    61% 6,653      5,648      1,005  3,776         
2020 378,700     141,835     2.67 16%            22,694 49.0% 11,120    61% 6,783      5,648      1,135  4,911         
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rental units in Collier County have a monthly rental rate between $800 and $1900 per month., 

Those units with rental rates below are considered subsidized housing and those with rate 

above are considered other types of rental product. 

Column J is the estimate of total market rate rental households based on the data provided. It 

is calculated by multiplying Column H, Annual Market Rate Demand by, Column I, the 

percentage of rentals that have a rental rate that is consistent with market rates from the 

survey above. 

Column K reflects the total market number of market rate rental units in Collier County. 

Column L is the difference between the Column J, the total market demand, and Column K, 

the current market rate supply. This therefore reflects the undersupply of market rate rental 

units needed. 

Column M is simply the cumulative number of rental units needed until 2020. 

Based on the demand analysis, there is an estimate demand for an additional 1,893 market rate 

rental apartments in Collier County, growing to a total of 4,911 by 2020. 

7.0 PROPOSED RENTAL APARTMENT SUPPLY 

In addition to the existing market rate rental apartment supply, there are currently two 

properties that are approved for the development of rental apartments. The approved units 

must be subtracted from the supply to estimate the net demand for new market rate rental 

apartments. The two proposed apartments are summarized below. 

 

These two properties are located in the south Naples submarket. The First Assembly of God 

parcel is currently being developed with a 296-unit rental apartment know as Milano Lakes. 

These units are expected to be completed by mid-2017. The New Hope Ministries parcel is 

approved for development, but has not started construction.  

8.0 DEMAND SUPPLY CONCLUSIONS 

The analysis above indicated an increasing demand for market rate rental apartments in Collier 

County. Currently two facilities are approved for the development of additional market rate 

rental apartments that will help to satisfy some of the current demand. Located below is a 

summary chart that shows the net demand for additional units in Collier County. 

NAME STATUS Ord. # Date App'd
Est. 

Buildout 

TOTAL 
SIZE 

ACRES
RES. MF 
TOTAL

NEW HOPE MINISTRIES ACTIVE 16-41 01/29/08 2021 39.89 319
FIRST ASSY. MINST. EDU. & REHAB.  ACTIVE 15-55 07/22/08 2020 69.10 296
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Based on our analysis, there is ample demand for market rate rental apartments in Collier 

County. The increased demand is driven by the population growth and corresponding 

employment. The lack of sites with adequate size and functional utility will continue to limit 

the development of new facilities. The repurposing of sites with improvements that do not 

represent the highest and best use, like the subject, are the alternatives to help satisfy demand 

in the future.  

9.0 CONCLUSIONS AND RECOMMENDATIONS 

The Magnolia Square Apartments Apartment site located on the Northeast corner of 

Goodlette Road and Pine Ridge Road in northern Collier County, FL. The site’s size and 

functional utility are adequate for development of the proposed rental apartment community. 

The development site consists of approximately 12 +/- acres and is proposed for the 

development of 400 residential units.   

Currently the site is proposed for a mix of Studio, 1, 2 and 3 bedroom units ranging in size from 

600 sqft to 1,361 sqft. This proposed living area square footage is consistent with the existing 

rental apartments in the Collier County and is also consistent with the newly developing rental 

apartments profiled above.  

9.1      Rental Rate Conclusions 

The rental analysis was prepared based on a survey of all market rental apartments in Collier 

County performed in September of 2016 and reflects the current rates and occupancy as of 

that date. The analysis started with a census of the rental apartments in Collier County and 

was then refined to include only the market rate apartments. The survey proved a significant 

undersupply of market rate rental units in the market area. Based on our analysis and taking 

into consideration the Magnolia Square Apartments location, quality of community and 

amenities, we estimated current initial market rental rates for each floorplan.  

 

Year
Current 
Supply

Annual 
Need

Cumulative 
Demand

Approved 
Units

Net 
Demand

2015 5,648      510     510             510         
2016 5,648      630     1,140         1,140      
2017 5,648      753     1,893         296 1,597      
2018 5,648      878     2,771         300 2,175      
2019 5,648      1,005  3,776         3,180      
2020 5,648      1,135  4,911         4,315      

Unit Type Unit Count Size
Rate/ 
SQFT

Monthly 
Rate

Studio 20 600 $2.00 1,200$      
1 Bed / 1 Bath 120 850 $1.80 1,530$      
2 Bed / 2 Bath 158 1125 $1.75 1,969$      
3 Bed / 2 Bath 52 1,361 $1.70 2,313$      

Total Units 350
Wtg Avg Size 1,036     
Weighted Avg Rate 1.77$    1,826$       
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The estimated initial rental rate averages $1.77 per sqft on a monthly basis which is consistent 

with the highest rate in the newest market rate rental apartment communities in the 

immediate market area.  

9.2      Absorption Conclusions 

The three most recently developed rental apartment complexes to obtain lease up absorption 

rates are in the immediate area of the subject.  

Sierra Grand, located on Rattlesnake Hammock Road, has a total of 270 units that began pre-

leasing in January of 2014 with occupancy starting in March of 2014 and full occupancy 

reached in March of 2015. This reflects a monthly lease absorption rate of 19 units per month.  

Aster at Lely Resort, located on Acacia Street in Lely Resort in south Naples, has a total of 

308 units that also began pre-leasing in January of 2014 with occupancy starting in May of 

2014 and full occupancy reached in May of 2015. This reflects a monthly lease absorption rate 

of 19 units per month. 

Orchid Run, located on the southwest corner of Livingston Road and Golden Gate Parkway, 

has a total of 282 units that also began pre-leasing in January of 2015 with occupancy starting 

in July of 2015 and stabilized occupancy reached in August of 2016. This reflects a monthly 

lease absorption rate of 21 units per month. 

Sierra Grande and Aster at Lely are both located in South Naples and are the first new rental 

apartments developed in over a decade. Their location is 10 miles from the subject site in an 

area of lower land cost and has the highest concentration of rental apartments in the county.  

Orchid Run is the first market based rental apartment community developed west of I-75 in 

more than 20 years. This community is closest to the subject at approximately 3.5 miles and  

is achieving the highest rental rates in the market and had the quickest lease up of any 

market rate apartment in the county. Its superior location, quality and amenities have proven 

the market demand exist for well-located rental communities. 

Considering the location and project quality that will be delivered at Magnolia Square 

Apartments, it is my option the monthly rental lease up will be consistent with the three 

project above and average between 18 and 20 units per month.  
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UNDERLYING ASSUMPTIONS AND LIMITING CONDITIONS 

In conducting this market analysis, the Consultant has assumed, where applicable, that: 

1. Title to the land is good and marketable. 
2. The information supplied by others is correct, and the revenue stamps placed on the deeds 

used to indicate the sale prices are in correct relation to the actual dollar amounts of the 
individual transactions. 

3. There are no hidden or undisclosed sub-soil conditions.  No consideration has been given 
to oil or mineral rights, if outstanding. 

4. All general codes, ordinances, regulations or statutes affecting the property have been and 
will be enforced and the property is not subject to flood plane or utility restrictions or 
moratoriums except as reported to your consultant and contained in this report. 

5. The party for whom this report is prepared has reported to the consultant no original 
existing conditions or development plans that would subject this property to the 
regulations of the Securities and Exchange Commission or similar agencies on the state or 
local level. 

6. No responsibility is assumed by the consultant for legal matters, nor is any opinion on title 
rendered herewith. 

7. The consultant herein, by reason of this report, is not to be required to give testimony in 
court with reference to the property analyzed, unless arrangements have been previously 
made. 

8. The consultant has made no survey of the property and assumes no responsibility in 
connection with such matters.  Any sketch or identified survey of the property included in 
this report is only for the purpose of assisting the reader to visualize the property.   

9. No environmental impact studies were either requested or made in conjunction with this 
study, and the consultant hereby reserves the right to alter, amend, revise, or rescind any 
of the opinions based upon any subsequent environmental impact studies, research or 
investigation. 

10. Unless stated otherwise, no percolation tests have been performed on this property.  In 
making the study, it has been assumed that the property is capable of passing such tests 
so as to be developable to its highest and best use, as discussed in this report. 

11. Certain data used in compiling this report was furnished by the client, their counsel, 
employees, and/or representatives, or from other sources believed reliable.  Data has been 
checked for accuracy as possible, but no liability or responsibility may be assumed for 
complete accuracy. 

12. No responsibility is assumed for matters legal in nature, nor is any opinion rendered herein 
as to title, which is assumed to be good and merchantable.  The property is assumed to be 
free and clear of all liens and encumbrances, unless specifically enumerated herein, and 
under responsible ownership and management as of the date of this study. 

13. The forecasts or projections included in this report are used to assist in the process and are 
based on current market conditions, anticipated short-term supply and demand factors, 
and a stable economy.  These forecasts are therefore subject to changes in future 
conditions. 
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14. The consultant has relied upon the demographic data provided by the Collier County 
Community Development Department in order to project population trends, housing 
trends, gross sales trends, and economic trends for the subject area. The information relied 
upon is referenced within the applicable section of this report. The consultant does not 
warrant its accuracy. 

15. The consultant has obtained data regarding building permits for single family and multi 
family products from the US Census. It is the consultant's understanding that multi family 
permits are those for condominiums and for rental apartment complexes.  

16. The consultant has obtained data regarding building sales for single family and multi family 
products from the Property Appraiser’s office for the county in which the subject is located 
or adjoining county Property Appraiser offices. This data includes Developer sales to end 
users and does not include on your lot sales or construction end loan sales. The consultant 
cannot warrant the accuracy of the data from this source. The consultant has segmented 
and amended the data based on market knowledge of the general market; however, no 
individual sales have been verified. The sales used from these sources reflect statistical 
trends, with larger samples of data providing a heavier weighting and smaller sample size 
results in less weighted percentage of the total market. 

17. The consultant has obtained data from each of the projects outlined in this report. A 
physical inspection of each community was made, along with data for each community 
obtained from a representative of the owner. The data obtained for each project is 
assumed to be true and correct; however, the accuracy cannot be warranted or 
guaranteed. 
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Appraisal Consulting 
 
I certify that, to the best of my knowledge and belief; 

• The statements of fact contained in this report are true and correct. 
• The reported analysis, opinion, and conclusions are limited only by the reported 

assumptions and limiting conditions and are my personal, impartial and unbiased 
professional analyses, opinions and conclusions. 

• I have no (or the specified) present or prospective interest in the property that is the 
subject of the work under review and no (or the specific) personal interest with 
respect to the parties involved. 

• I have no bias with respect to the property that is the subject of the work under 
review or to the parties involved in this assignment. 

• My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

• My compensation is not contingent on an action or event resulting from the analysis, 
opinion or conclusions in this report or from its use. 

• My compensation for completing this assignment is not contingent upon the 
development or reporting of predetermined value or direction in value that favors the 
cause of the client, the amount of the value opinion, attainment of a stipulated result, 
or the occurrence of a subsequent event directly related to the intended use of this 
appraisal consulting assignment. 

• My analysis, opinion and conclusions were developed and the review report was 
prepared in conformity with the Uniform Standards of Professional Appraisal Practice. 

• I have made a personal inspection of the subject of the work under review.  
• No one provided significant real property appraisal or appraisal consulting assistance 

to the person signing this certificate. 

  
Signature  __________________________________________ 
 
Date  _________________________________ 
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 COPYRIGHT, TRADEMARK AND LEGAL DISCLAIMER 

Copyright 

This report published by MJT Realty Economic Advisors, Inc. hereby referred to as ““THE 
REPORT””, including, but not limited to, text, graphics, photographs, graphs, illustrations, 
data, images, are protected by copyright law.  Copyright © 2012 MJT Realty Economic 
Advisors, Inc.  All rights reserved.  All materials provided by MJT Realty Economic Advisors, 
Inc. shall be used by the subscriber (the “User”) only for the User’s own authorized 
purposes, and may not be modified, published, reproduced in any manner, sold, 
distributed or in any way transferred to any person, corporation, organization, subsidiary 
or branch, in whole or in part, without the prior written consent of MJT Realty Economic 
Advisors, Inc.  Possession of these materials does not carry with it the right of publication 
thereof or to use the name of in any manner without first obtaining the prior written 
consent of MJT Realty Economic Advisors, Inc.  No abstracting, excerpting, or 
summarization of these materials may be made without first obtaining the prior written 
consent of MJT Realty Economic Advisors, Inc.  These materials are not to be used in 
conjunction with any public or private offering of securities or other similar purpose where 
they may be relied upon to any degree by any person without first obtaining the prior 
written consent of MJT Realty Economic Advisors, Inc.  These materials may not be used 
for purposes other than that for which they are prepared or for which prior written consent 
first has been obtained from MJT Realty Economic Advisors, Inc. 

Disclaimer 

THE INFORMATION IN “THE REPORT” IS PROVIDED ON AN “AS IS” BASIS WITHOUT 
WARRANTIES OF ANY KIND, EITHER EXPRESS OR IMPLIED.   The materials and 
information provided in “THE REPORT” by MJT Realty Economic Advisors, Inc. constitute 
raw data, factual materials and the opinions of MJT Realty Economic Advisors, Inc.  Neither 
MJT Realty Economic Advisors, Inc. nor any of its affiliates, employees or agents will have 
any liability of any kind to the user, subscriber or any employee, agent, or contractor of the 
subscriber or to any other person using the information and materials herein or for any 
error or omissions herein or for any opinions or conclusions expressed.  Other than as set 
forth expressly herein, MJT Realty Economic Advisors, Inc. makes no warranties, expressed 
or implied concerning the accuracy of the materials or information provided herein. 
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TERMS AND CONDITIONS OF USE 

Your use of THE REPORT constitutes your agreement to be bound by these terms and 

conditions. 

THE REPORT is a service made available by MJT Realty Economic Advisors, Inc. (the 

“COMPANY”) and all content, information and definitions provided in and through the Housing 

Demand Report (“Information”) may be used solely by you (the “User”) under the following 

terms and conditions (“Terms of Use”): 

1.) Subscription.  As an authorized user of THE REPORT, User is granted a nonexclusive, 

nontransferable, revocable, limited license to access and use THE REPORT and 

Information in accordance with these Terms of Use.  Company may terminate this 

subscription at any time for any reason. 

2.) Limitations on Use.  The Information in THE REPORT is for authorized use only and not 

for commercial exploitation.  User may not decompile, disassemble, rent, lease, loan, sell, 

sublicense, copy or create derivative works from THE REPORT or the Information.  User 

may not copy, modify, reproduce, republish, distribute, display, or transmit for 

commercial, nonprofit or public purposes all or any portion of THE REPORT, except to the 

extent authorized by the Company.  Any unauthorized use of THE REPORT or its 

Information is prohibited.   

3.) No Solicitation.  In no event may any person or entity solicit any Users with data retrieved 

from this THE REPORT. 

4.) Intellectual Property Rights.  Except as expressly provided in these Terms of Use, nothing 

contained herein shall be construed as conferring any license or right, by implication, 

estoppel or otherwise, under copyright or other intellectual property rights.  User agrees 

that the Information and THE REPORT are protected by copyrights, trademarks, service 

marks, patents or other proprietary rights and laws.  For additional information see 

Copyright. 

5.) Unlawful Activity.  Company reserves the right to investigate complaints or reported 

violations of the Terms of Use and to take any action deemed appropriate including, but 

not limited to, reporting any suspected unlawful activity to law enforcement officials, 

regulators, or other third parties and disclosing any information necessary or appropriate 

to such persons or entities relating to user profiles, e-mail address, usage history, posted 

materials, IP addresses and traffic information. 

6.) Remedies for Violations.  Company reserves the right to seek all remedies available at law 

and in equity for violations of these Terms of Use including, but not limited to, the right to 

cancel THE REPORT. 

7.) Modifications to Terms of Use.  Company reserves the right to change these Terms of Use 

at any time.  Updated versions of the Terms of Use will appear in THE REPORT and are 
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effective immediately.  User is responsible for regularly reviewing the Terms of Use.  

Continued use of THE REPORT after any such changes constitutes User’s consent to such 

changes. 
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PHOTOS 

 
 
View of Existing Grocery Improvement from Premier Lane. 
 

 
 
View of Mid Access Point toward Goodlette Road. Subject to the right of Photo. 
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View of subject site from Premier Way. 
 

 
 
View of Panther Lane looking west toward Goodlette Road. Subject is left of Photo. 
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View of Goodlette Road facing south at the interchange of Panther Lane. Subject is left of 
photo. 
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