
 
 
 

 

Task 10.1: Market Assessment 

The objective for Task 10.1: Market Assessment is to provide a 

market perspective and to evaluate the opportunities for 

associated economic development. 

As part of this effort, five station areas were selected from a list of 

24 preliminary stations to conduct more detailed station area and 

health impact planning. In support of these efforts, a market 

conditions and development potential assessment was prepared. 
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1 Background 

As a subconsultant, Partners for Economic Solutions has been 

brought into the SR 436 Transit Corridor Study to provide a market 

perspective and to evaluate the opportunities for associated 

economic development. Five station areas were selected to illustrate 

potential best practices related to supporting transit-oriented 

development (TOD) and multimodal connectivity. After consultation 

with the partner agencies to understand on-going development and 

land use planning, the first step in identifying candidate 

demonstration station areas was to evaluate and compare the 23 

proposed station areas on their potential to attract future 

development.  

2 Evaluation Criteria 

The evaluation rated each station area on 15 criteria that influence 

land use development decisions: 

• Vacant, underutilized land within a quarter mile of the 
station –This criterion was considered the most significant 
factor in influencing development and was weighted twice 
in the analysis. The criterion ranks station areas based on 
available vacant or underutilized properties that are one 
acre or larger. Assessed values for land and improvements 
are used to identify underutilized properties. Where the 
land is much more valuable than the buildings that sit upon 
it, the current use is not the highest and best use, indicating 
that a developer could redevelop the property and realize 
higher returns. More details on the assessment of the 
underutilized properties can be found in the existing 
conditions report of the study. 

 

• Auto accessibility – Though the focus of the study is on 
understanding the advantages of improved transit access, 
developers place great emphasis on auto accessibility, 

measured by the nature of nearby cross-streets. This is 
especially true in the context of the SR 436 corridor, 
because transit is not typically the only mobility option. For 
retail and service uses, only a small fraction of shopping 
trips is made on transit, so auto accessibility is still a big 
factor in locating new businesses. To the extent that 
economic activity is clustered near major intersections, 
customers are drawn by the opportunity to accomplish one 
or more errands in one trip. Often TOD and availability of 
good transit service allows household members to share a 
personal automobile with some trips accomplished by using 
transit. Saving the cost of owning a car is enough to move 
the household to a TOD designed to encourage trips by 
transit, foot, or bike.  

 

• Transit accessibility – The proposed premium transit 
route will provide enhanced service along the SR 436 
corridor. Station areas that also allow transit access to 
other parts of the region will have more amenities than 
existing bus stops. Higher ratings are allocated to station 
areas with access to SunRail and/or multiple bus routes. 
This accounts for the influence that access to speedier 
transit has on location decisions. The SunRail station area 
also benefits from its permanence, an important 
consideration for developers making major investments. 

 

• Weekday alightings and boardings – The level of 
existing transit usage (measured by alightings and 
boardings) provides an indication of the number of 
pedestrians/riders that could be attracted into station area 
stores or apartments. 

 

• Travel time to the Central Business District (CBD) – 
Another measure of accessibility, this criterion considers 
auto travel times to Downtown Orlando on a Saturday 
afternoon. Case studies have shown that good auto access 
doesn’t detract from the transit accessibility. Even premium 
transit investments such as subway stations that do not 
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offer good auto connections attract very limited TOD. 
Locations that offer both auto and transit are much more 
competitive for development, particularly when the 
premium transit service is focused on a single corridor. 

 

• Travel time to Orlando International Airport (OIA) – As a 
major employment center, proximity to OIA could have a 
powerful influence on housing demand from airport workers 
as well as airport passengers. 

 

• Visibility – Many retailers and service providers rely on 
visibility to pass-by traffic as a key marketing tool. This 
criterion measures the impact of interchanges and fly-overs 
that hurt visibility. 

 

• Supportive public policy – Ease of development is 
influenced by local zoning, regulations, and plans, which 
indicate the support from the local government and 
neighboring residents. 

 

• Median household income – Income is a key measure for 
retailers considering sales potential. Higher incomes 
typically support more intensive retail development. High 
household density at lower incomes can overcome the bias 
toward locating near more affluent customers. However, 
retailers oriented to serving a low-income population are 
typically constrained in the amount of rent they can pay, so 
they tend to gravitate to older shopping centers and 
districts with lower rents than can be achieved with new 
construction. 

 

• Population density – The number of people per square 
mile quantifies the number of potential customers that 
would be available to future retailers. 

 

• Employment destination index – Quantified in the 
Existing Conditions Report (p. 112), the employment 
destination index highlights areas with high concentrations 
of jobs. The employees are potential customers for station 
area housing and/or future retailers and service providers.  

 

• Area natural amenities – Residential development is 
attracted by the opportunity to capitalize on natural 
amenities, such as lakes, parks and trails. 

 

• Quality of nearby schools – For households with school-
aged children, the quality of nearby schools is often a key 
location criterion in choosing where to live. This criterion 
uses data from GreatSchools.org as a proxy for school 
quality. 

 

• Quality of nearby development -- The quality of nearby 
development helps to create a location’s image. A site in 
the middle of a declining commercial strip with a lot of 
independent businesses in old and/or blighted condition 
has relatively lower appeal and potential for successful 
sales and leasing. Choosing a site near other quality 
development helps to assure the developer and investors 
that conditions will continue to be good. 

 

• Development momentum – The final criterion considers 
the levels of development activity on nearby properties as 
an indication of the area’s appeal for development. 

 

The rating criteria are specified in Table 1. Table 2 contains the 

evaluation matrix. The bottom row highlights those station areas with 

the highest relative ratings. These five high-ranking station areas 

were selected as demonstration areas for the Health Impact 

Assessment (HIA) and station area planning. 
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Table 1: Description of Rating System 

Criteria \ Rating 1 (Low) 2 3 4 5 (High) 

Vacant, Underutilized Land 
within Quarter Mile of Station 

No underutilized 
property 

Underutilized but no 
vacancy 

Small 
vacant/underutilized 

parcels 

Large underutilized 
parcel(s) 

Large vacant 
parcel(s) 

Auto Accessibility 
Local cross-streets 

only 
Minor arterial Major arterial Toll road access Interstate access 

Transit Accessibility SR 436 service only One additional bus route 
Two or more additional 

bus routes 
Super Stop SunRail 

Weekday Alightings/Boardings 11-20 passengers 21-50 passengers 51-150 passengers 151-600 passengers 
601-3,500 
passengers 

Travel Time to CBD 41 or more minutes 31-40 minutes 21-30 minutes 11-20 minutes 1-10 minutes 
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Criteria \ Rating 1 (Low) 2 3 4 5 (High) 

Travel Time to OIA 41 or more minutes 31-40 minutes 21-30 minutes 11-20 minutes 1-10 minutes 

Visibility 
Obscured by fly-

over 
Visible from SR 436 in 

both directions 
Visible from SR 436 and 

arterial 

Visible from SR 436 
in both directions 

and arterial 

Visible from SR 436 
in both directions 

and highway 

Supportive Public Plans 
Low-density 

commercial uses 

Low-density 
commercial/residential 

uses 

Medium-density 
residential and/or 
commercial uses 

Community activity 
center 

Major regional 
activity center 

Median HH Income $19,620 to $35,370 $35,371 to $47,950 $47,951 to $57,100 $57,101 to $91,840 
$91,841 to 
$130,420 

Population Density 
170 to 2,500 

persons per sq. mile 
2,501 to 4,000 persons 

per sq. mile 
4,001 to 6,000 persons 

per sq. mile 

6,001 to 10,000 
persons per sq. 

mile 

10,001 to 15,000 
persons per sq. mile 
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Criteria \ Rating 1 (Low) 2 3 4 5 (High) 

Employment Destination Index Low Low/Moderate Moderate Moderate/High High 

Area Natural Amenities Limited Trails Park or Lake Park and trails Lake, park and trails 

Quality of Nearby Schools 

Greatschools.org 
average rating of 
less than 3.0 for 

nearby elementary, 
middle and high 

schools 

Greatschools.org average 
rating of 3.0 to 4.2 for 

nearby elementary, 
middle and high schools 

Greatschools.org 
average rating of 4.3 to 

5.4 for nearby 
elementary, middle 

and high schools 

Greatschools.org 
average rating of 

5.5 to 6.6 for 
nearby elementary, 

middle and high 
schools 

Greatschools.org 
average rating of 
6.7 and above for 

nearby elementary, 
middle and high 

schools 

Quality of Nearby Development 
Older strip 
commercial 

Well-maintained strip 
commercial 

Recent/well 
maintained residential 

development 

Vibrant restaurants, 
retail 

Vibrant mixed uses 

Development Momentum 
No recent 

development 
Development in last 5-10 

years 
Proposed development 

Development in last 
5 years 

Current 
construction 
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NOTE: Stations ordered from south to north. Preliminary map available through this link. 

Table 2: Evaluation Matrix for Preliminary Station Areas 
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Vacant, Underutilized Land at Station 2 4 3 2 1 2 5 2 2 5 1 4 1 4 1 4 5 3 2 3 2 3 3

Auto Accessibility 4 4 2 2 2 2 3 4 4 3 1 3 3 2 1 2 3 3 2 5 5 5 3

Transit Accessibility 3 1 2 4 2 1 3 2 2 3 2 2 1 2 1 1 4 1 2 2 2 2 3

Weekday Alightings/Boardings 3 2 3 4 3 3 4 3 3 4 2 3 3 3 2 2 5 4 3 4 3 2 4

Travel Time to CBD 3 3 4 4 4 4 4 4 4 4 4 4 3 3 3 4 4 4 4 4 4 4 4

Travel Time to OIA 5 5 5 5 4 4 4 4 3 3 2 2 2 2 2 2 1 1 1 1 1 1 1

Visibility 5 2 2 2 2 2 4 2 2 3 2 3 3 2 2 3 3 2 2 2 5 2 3

Supportive Public Plans 3 4 2 2 2 2 5 3 2 3 2 4 3 3 2 3 5 5 4 5 5 2 2

Median HH Income 2 2 2 3 2 2 2 1 2 1 2 2 2 3 2 3 2 1 2 3 4 2 3

Population Density 1 1 3 3 4 4 5 4 3 3 2 3 3 4 3 3 4 3 3 3 2 3 2

Employment Destination Index 4 3 4 3 3 1 2 2 2 2 3 3 3 2 3 2 2 2 4 4 4 2 4

Area Natural Amenities 1 1 1 1 3 2 1 1 1 3 2 1 2 2 3 4 2 1 1 4 4 1 2

Quality of Nearby Schools 2 5 3 2 2 3 2 2 2 2 5 4 4 4 4 4 4 3 4 4 3 4 4

Quality of Nearby Development 4 4 2 2 3 2 1 2 2 1 3 3 2 3 2 3 3 2 3 5 5 2 2

Development Momentum 2 4 1 1 1 1 1 1 1 1 1 4 1 2 1 1 4 1 3 5 5 2 2

Unweighted 44 45 39 40 38 35 46 37 35 41 34 45 36 41 32 41 51 36 40 54 54 37 42

Land Availability Double Weight
46 49 42 42 39 37 51 39 37 46 35 49 37 45 33 45 56 39 42 57 56 40 45

https://drive.google.com/open?id=1VKfBZvCuN8T2MYBE5VgSgBcgQTJs2PWz&usp=sharing
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3 Market Conditions 

The following overview of market conditions in the Orlando area and 

the SR 436 corridor provides a summary of key market indicators 

and development activity to serve as the basis for recommending 

redevelopment programs for the five station areas selected as 

demonstration areas for the Health Impact Assessment (HIA) and 

station area planning. The station area planning effort will illustrate 

how transit improvements could leverage new private transit-oriented 

development (TOD) that, in turn, could enhance transit ridership. The 

market overview looks at residential, office, hotel, and retail uses, 

supplementing the background analysis presented in the Existing 

Conditions Report. 

3.1 Regional Economy and Growth Trends 

Though heavily affected by tourism, the regional economy is well 

diversified with more than 1.2 billion jobs in 2017. Figure 1 shows the 

employment growth trends for 2000 through 2017. From 2000 to 

2007, the peak before the Great Recession, the metropolitan area’s 

employment base grew 20 percent from 904,900 to 1,083,300 jobs. 

With the recessionary impacts, employment fell to 992,600 jobs in 

2010. Since that time, the job base has grown robustly with a 26-

percent increase over the 2010 level. Over the last four years, the 

economy has added an average of 45,400 jobs annually 

Unemployment in the Orlando-Kissimmee-Sanford metropolitan area 

stood at 3.4 percent in February 2018, indicating a very tight labor 

market. The burgeoning economy attracts a steady stream of people 

moving into the area. 

The metro area population has kept pace, adding over 350,000 new 

residents since 2010 (see Figure 2). This steady population and 

employment growth is generating significant demand for a range of 

development types throughout the region. 

 

Figure 1: Orlando Metro Employment 

 

Figure 2: Orlando Metro Population 
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3.2 Transit on SR 436 

SR 436 is a major thoroughfare, providing critical north-south 

connectivity in Orlando, Orange County, and Casselberry before 

turning into an east-west arterial through Seminole County, 

Casselberry, and Altamonte Springs. Bookended by Orlando 

International Airport (OIA) at the southern end and Altamonte Mall/I-4 

to the northwest, the corridor is dominated by strip commercial 

development in shopping centers and freestanding commercial 

structures as well as a series of multi-family apartment communities. 

The Census Tracts that border SR 436 housed a total population of 

189,100 in 2017. From 2010 to 2017, the corridor attracted 4.6 

percent of the region’s population growth. 

Premium transit will improve the corridor’s ability to compete for 

development by improving transit access and helping to concentrate 

activity into a focused number of nodes. That concentration of 

activity then creates opportunities for mixed-use development, which 

helps to create a sense of place that can attract additional new 

development. 

Nevertheless, although transit can help guide the location and 

concentrate development, real estate is still more strongly guided by 

the region’s overall market conditions. Office development responds 

to the need for workplaces that can attract workers. Retail and 

entertainment development is driven by businesses seeking to sell to 

area residents, employees, and visitors. Hotels meet the 

accommodation needs of tourists, business travelers, and other 

visitors to the area. Housing development responds to the number of 

households that need places to live and are willing and able to pay 

rents that allow the developer to cover development costs and 

provide a return on investment. The corridor’s prospects are affected 

                                                      
1 Absorption is the change in the amount of occupied space or 
housing units over a specified time period. 
2 The urbanized portions of Orange, Seminole and Osceola counties. 
3 For comparison purposes, Apartment List estimates same-unit rent 
increases across multiple markets. From June 2017 to June 2018, its 

by regional market demand and competition from other locations. 

Corridor locations compete on the basis of several factors, which 

differ by use. Accessibility and proximity are among the leading 

location criteria, as so much of the corridor’s opportunities focus on 

serving the surrounding nearby areas. 

The ability to support new development depends on the balance of 

demand and supply. These market conditions are best illustrated by 

rental rates, occupancy levels, and absorption1 rates. 

3.3 Rental Housing Market Conditions 

The Orlando regional2 rental housing market is very active but having 

trouble keeping up with the demand associated with the sustained 

population and household growth. Market-wide vacancies in 

apartment buildings with at least 40 units reported by Real Data’s 

AptIndex.com have declined from 5.6 percent in March 2013 to 3.2 

percent in March 2018. That vacancy rate is well below the 5.0-

percent level typically associated with a healthy balance between 

supply and demand. Regional net absorption totaled more than 

7,100 units during the last 12 months and averaged around 5,500 

units annually from 2013 to 2018. New construction lagged demand 

with an average of 5,110 net units added to the inventory over the 

past five years, leading to the very low vacancy rate. The market is 

responding to this imbalance with 11,700 new units under 

construction and an additional 7,900 units proposed for 

development. 

The tight market conditions have pushed rents to new highs. Same-

unit rents increased 4.5 percent over the last 12 months and an 

average of 3.9 percent annually over the last five years.3 Including 

new units, the average rent increased an average of 6.4 percent over 

the last five years. Rents across the region average $1,235 or $1.26 

data showed that Orlando’s rents at the fastest rate in the nation -- 
6.2 percent. This compared with 4.9 percent in Las Vegas, 4.6 
percent in Tampa, 3.7 percent in Houston, 1.9 percent in Atlanta, 1.8 
percent in Miami, 1.4 percent in Charlotte, 1.0 percent in Dallas and 
0.5 percent in Nashville. 
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per square foot, including $1,048 for one-bedroom units, $1,212 for 

two-bedroom units and $1,322 for three-bedroom units. 

Conditions in the SR 436 market generally reflect the regional trends. 

The corridor slices through three major regional submarkets – 

Northeast, East and Southeast, as illustrated in Figure 3. 

These markets included an inventory of just under 39,000 units with 

a March 2018 vacancy rate of 2.6 percent, down from 4.9 percent in 

March 2014. Net absorption averaged 985 units per year from 2014 

to 2018 in contrast with an average construction of 519 new units 

annually. Construction activity increased to 1,045 new units from 

March 2017 to March 2018. As absorption exceeded the new supply, 

the vacancy rate fell 46 percent from March 2014 to March 2018. 

Figure 4 presents this information. 

Residential development could be encouraged in the SR 436 corridor 

with a series of governmental actions to assemble properties into 

developable sites, provide zoning supportive of higher-density 

housing, invest in local infrastructure enhancements, and provide 

financial assistance in support of mixed-income housing. 

Figure 4: Completions, Net Absorption, and Vacancy Rate 
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Figure 3: Housing Markets Subareas 
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As shown in Figure 5, rents in the three submarkets increased from 

an average of $871 per unit ($0.95 per square foot) in March 2014 to 

$1,168 per unit ($1.26 per square foot) in March 2018. That 

represents an average annual increase of 7.6 percent, a rate that 

greatly outstripped the 1.1-percent annual increase in U.S. median 

household income. 

Figure 5: Average Monthly Rent by Subarea 

 

The eight newest developments in the submarket that have been 

open for one to five years have 2,617 units, including 2,507 market-

rate units and 110 affordable units. Among the market-rate units, 

rents average $1,690 per month or $1.55 per square foot. An 

additional five buildings with 1,146 units are in the midst of leasing 

up. Two are affordable developments with 158 units. The four 

developments under construction with 1,230 units are all located on 

the edges of the submarkets, 1.5 to 4 miles from SR 436. 

 

                                                      
4 Class A apartment buildings offer luxury units in prime locations, 
are typically less than 10 years old and charge the highest rents in 
the market.  Class B buildings are typically 10 to 25 years old, well-

As shown in Figure 6, the submarket inventory breaks down with 83 

percent market-rate units, 14 percent affordable units, 2 percent in 

buildings that mix market-rate and affordable units and 1 percent 

student units. Not quite 12 percent are considered Class A units with 

68 percent Class B units and 20 percent Class C units.4 

Figure 6: Submarket Apartments by Type 

 

3.3.1 Residential Potentials 

The very tight conditions in the housing market coupled with 

expectations for continued rapid population growth suggest good 

potential for significant new rental housing development in the 

SR 436 corridor. The quick lease-up of the Bainbridge and Integra 

developments in Casselberry, just off the corridor, indicate strong 

market demand for new market-rate housing.  

The Bureau of Economic and Business Research (BEBR) at the 

University of Florida projects that Orange and Seminole counties will 

gain 311,000 new residents by 2025 and 594,000 by 2035. Based on 

maintained and marketed to middle-class tenants.  Class C buildings 
are typically more than 25 years old, with lower rents and primarily 
blue-collar and low- to moderate-income tenants.  
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current household sizes, this suggests the addition of roughly 

120,000 new households by 2025 and 228,000 by 2035. The influx 

of people displaced by Hurricane Maria to Central Florida may 

further accelerate that growth. These projections are illustrated in 

Figure 7. 

Figure 7: Population Projections (in millions) 

 

With roughly 80,500 households, the SR 436 corridor contains 

roughly 13.7 percent of the two-county households. From 2000 to 

2010, the corridor captured 3.6 percent of the new households in the 

Orange and Seminole counties as single-family housing construction 

dominated prior to the housing crisis. That share jumped to 8.0 

percent of the 2010-2017 household growth as housing construction 

slowed and the corridor’s rental housing supply filled up. Over the 

next 10 years, if the corridor were to attract 2.5 to 4.0 percent of the 

growth in the two-county household base, it would add 3,000 to 

4,800 new households. With 1.5 to 3.0 percent of the 2025-2035 

growth, it would gain an additional 1,600 to 3,300 new households by 

2035. Assuming 5.0-percent vacancies to allow for time between 

tenants, that would suggest addition of 3,200 to 5,100 new housing 

units in the corridor by 2025 and another 1,700 to 3,500 new units by 

2035. The vast majority of those new units would be multi-family 

units given the nature of the available development sites. However, 

the limited availability of large sites may constrain the corridor’s 

ability to reach these potentials. 

3.3.1.1 Affordable Housing 

The supply of affordable rental units in the corridor is limited relative 

to the demand. Review of housing affordability data for corridor 

households indicates a significant need for additional affordable 

housing. The US Department of Housing and Urban Development 

(HUD) defines affordable rental housing as a household spending 30 

percent of its income or less for gross rent (including utilities). Of the 

corridor’s 38,800 renter households, an estimated 27 percent or 

10,300 households spent 50 percent or more of their income for rent 

during the 2012-2016 period; an additional 10 percent or 4,000 

households spent between 40 and 50 percent of their income. These 

severely cost-burdened households could benefit from access to 

affordable housing.  

Private developments built with Low-Income Housing Tax Credits, 

the key Federal mechanism for funding affordable housing 

construction, typically offer rents affordable to households with 

incomes at 55 to 60 percent of the Area Median Income, or roughly 

$31,100 to $34,000 for a family of three persons. The corridor 

includes roughly 2,900 households with incomes between $30,000 

and $35,000, key targets for LIHTC housing. 

The amount of affordable housing that can be feasibly built in the 

corridor will depend on the availability of financial resources. 

3.4 Office Market Conditions 

Office demand is linked to job growth in industries that locate in 

offices. The region’s strong employment growth has supported 

steady office demand. Cushman & Wakefield reports that the region 

had a positive absorption of roughly 900,000 square feet of space in 

2017, allowing vacancy rates to fall from 11.7 percent in 2016 to 9.3 

percent in 2017. A healthy office market with good balance between 
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demand and supply typically has a vacancy rate of 8 to 10 percent, 

accounting for older, obsolescent buildings and those in less 

competitive locations.  

Underlying changes in the way that people use office space are 

constraining the net growth in office space. Open design offices 

accommodate workers at tables or desks in higher densities than in 

the past. Whereas office space used to average 225 to 250 square 

feet per employee, that ratio in many markets has declined to 175 or 

fewer square feet. As more people work from home or other remote 

locations at times, they often share work spaces, which also allows 

for less space per employee. 

Another trend affecting the distribution of office demand is the shift 

toward active mixed-use centers built around a pedestrian-oriented 

environment. The synergy among uses creates a more vibrant 

workplace, offering employees a variety of places to eat and places 

to live within easy walking distance. Younger workers, including 

many in high-demand occupations, have shown preferences for 

mixed-use urban/suburban locations. To compete for this workforce, 

employers are increasingly seeking office space in such locations to 

the detriment of traditional office parks and freestanding office 

buildings typically along larger arterial corridors such as SR 436.  

Outside of major mixed-use nodes, office tenancy is dominated by 

service businesses such as doctors, dentists, insurance agents, and 

realtors, who provide services to area residents. They choose 

locations convenient to residents, responding to accessibility, 

population concentrations, and proximity to activity hubs, such as a 

major shopping center. Medical office space often favors sites near 

major hospitals so that doctors can minimize their travel time to the 

hospital. 

                                                      
5 Class A space is in newer buildings in superior locations with a high 
level of finishes, technology and amenities. Class B space is more of 
a commodity product, well-maintained but somewhat older buildings 
developed with a smaller investment in finishes. Class C space is 

Most of SR 436’s office inventory is in independent freestanding 

buildings stretched along the corridor, capitalizing on easy auto 

access. Many were built in the 1980s, and most have less than 

10,000 square feet of space. Few offer a walkable environment or a 

mix of uses. The corridor’s only major Class A5 buildings are 

concentrated in the Lee Vista area near OIA and the Beachline 

Expressway (SR 528) and in the Cranes Roost area near I-4 and 

Altamonte Mall. Florida Hospital supports a cluster of medical office 

buildings, and other newer medical office buildings have developed 

in the Aloma Avenue area. 

3.4.1 Office Potentials 

Redevelopment offers opportunities for an office product not 

generally available in the corridor – a walkable pedestrian 

environment with a mix of commercial and residential uses. These 

are most likely to develop more immediately near Cranes Roost and 

Lee Vista, which have a base of uses and amenities as well as the 

room for additional development.  

In the short term, office uses are not likely to drive major new 

development elsewhere along SR 436. There is an abundant supply 

of office space (almost 300,000 square feet) for the small service 

businesses that favor the corridor available in independent buildings 

and shopping centers. The available spaces generally rent for $10 to 

$15 per square foot net of expenses or $16 to $19 full service, 

including utilities, taxes and insurance expenses. Medical office 

space commands higher rents, reflecting the higher costs of building 

finishes and equipment.  

More likely than major new offices would be new small to medium-

sized offices developed as support/ancillary uses in mixed-use 

developments. Medical office space may present opportunities, 

though a growing share of physicians are observed to be working 

typically concentrated in older buildings that do not offer the same 
quality of space, heating and ventilation systems and technology, 
often in secondary or tertiary locations.  
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directly for hospitals rather than opening independent practices. 

Medical clinics and outpatient centers are continuing to seek office 

space in non-hospital locations near concentrations of patients. 

3.5 Hotel Market Conditions 

Orlando is one of the country’s top tourist destinations with 72 million 

visitors in 2017. OIA served 44.6 million passengers in 2017, 

including 5.9 million international passengers. Airport area hotels 

compete effectively for a share of these visitors. 

The airport hotels cluster primarily along SR 436 and along McCoy 

Road west of the airport. Thirty-one properties offer 5,282 rooms 

across a wide variety of quality and price levels from economy to 

upper upscale. These hotels achieved an average daily rate of 

$119.50 in 2017 according to STR Global, the preeminent source of 

hotel operating data. In 2017, the airport hotels achieved an average 

annual occupancy rate of 82.3 percent, a high-performance level 

even during the slowest months. Monthly average occupancy rates 

ranged from 76.1 percent in August to 89.7 percent in March.   

By date built, the inventory breaks down as shown in Table 3. Figure 

8 shows the same information categorized by class. 

Table 3: Hotel Rooms by Date Built 

Opening Date Number of Rooms Percent of Total 

Prior to 1990 1,911 36% 

1990-1999 2,058 39% 

2000-2009 896 17% 

2010-2018 417 8% 

Total 5,222 100% 

 

Figure 8: Airport-Area Hotels 

 

Hotel inventories are continually churning as new concepts are 

developed and preferences change. Opportunities for new entrants 

are created when existing hotels start to show their age. Coupled 

with the growth in Orlando tourism, this indicates a market for both 

expanding the inventory and replacing existing hotels. The total 

supply of hotel rooms supported by the market is projected to 

increase from 5,282 rooms in 2018 to 6,900 rooms by 2025 (see 

Figure 9). Away from the airport, hotel demand will increase with 

population growth. 
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Figure 9: Projection of Supportable Hotel Rooms near OIA 

 

3.6 Retail Market Conditions 

This is a time of great change in the retail industry with the major 

competition provided by e-commerce and contractions among 

several major retailers. E-commerce reached five percent of total 

U.S. retail sales in 2017 and continues to expand rapidly6 – as much 

as seven times faster than in-store sales. As delivery networks 

develop further and delivery options improve with drones and 

autonomous vehicles, e-commerce will continue to expand, exerting 

competitive pressures on most retailers. Traditional retailers are 

evolving to the e-commerce era by selling through multiple channels, 

including brick-and-mortar stores, on-line sales and showrooms 

where customers can experience the merchandise before having it 

shipped from a warehouse to their homes. Grocery stores have held 

                                                      
6 Hodson, Nick, Christopher Perrigo and Douglas Hardman. 2017 
Retail Trends accessed at 
https://www.strategyand.pwc.com/trend/2017-retail-trends 

their own by shifting their mix of goods to emphasize fresh and 

prepared foods. 

After decades of acquisition and merger activity fueled by debt, many 

retail chains are over-leveraged and unable to adjust to changing 

shopping patterns and lower sales volumes. Bankruptcies of entire 

retail chains and multiple closures of lesser-performing department 

stores have emptied many facilities, doomed aging malls and slowed 

the development of new retail facilities. In 2017, retail closings 

surpassed the 6,163 stores lost during the Great Recession of 2008.  

While new facilities continue to be built across the country, investors 

are being much more conservative and focusing on properties that 

create quality experiences for their customers rather than just selling 

commodities interchangeable with those available on line. 

Restaurants now act as anchors as they draw customers out of their 

homes to socialize and eat. Increasingly, retail spaces in mixed-use 

developments supported by a pedestrian environment are competing 

very well. Shoppers are seeking out the experience of walking and 

relaxing in a quality public space. Park Avenue in Winter Park and 

the Cranes Roost development adjacent to Altamonte Mall 

demonstrate the appeal of natural amenities and good pedestrian-

oriented design.  

The population living in the SR 436 corridor is served by several 

major shopping centers – each with more than 900,000 square feet 

of gross leasable area: Altamonte Mall in the corridor itself, Orlando 

Fashion Square, The Florida Mall, Oviedo Mall and Waterford Lakes 

Town Center. Other major retailers serving this part of the region 

include Walmart, Costco, Target, Lowe’s, Home Depot and Big Lots. 

Over the next decade, the retail landscape is likely to change 

significantly as more retail spaces are adapted to new uses (e.g., a 

library, church or training center) or redeveloped for housing and 

other uses. 

Actual Projected 
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The corridor offers the full range of retail goods and services with few 

gaps that would justify new retail construction except for a select few 

locations able to achieve a critical mass of restaurants, local services 

and small retailers supported by nearby housing, hotels and/or 

offices. 

3.7 Summary of Development Potentials 

Table 4 summarizes the development potentials up to 2035 for each 

land use type. 

Table 4: Study Area Development Potential 

Study Area Development Potentials 
Land Use 2017-2025 2025-2035 

Residential 3,200 to 5,100 units 1,700 to 3,500 units 

Office 100,000 to 200,000 
sq. ft. 

100,000 to 200,000 
sq. ft. 

Hotel 1,600 rooms 1,000 to 2,000 
rooms 

Retail  10,000 to 25,000 
sq. ft. 

10,000 to 25,000 
sq. ft. 
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