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SITE ANALYSIS

The subject of this market assessment is a redevelopment site comprised of four (4) DDA-
owned and controlled parcels located on the southern edge of the CBD located near the
southeast corner of Tamiami Trail and 15th Avenue West, totaling approximately 3.36 acres.

The following map illustrates the general location of the subject property relative to downtown
Bradenton.

Figure 1: Subject Property General Location Map

The site is generally level and lies at approximately grade of all fronting streets. Access to the
site is good and utilities are readily available. One of the parcels is non-contiguous but the City
will support the abandonment of rights-of-way to create a single contiguous parcel. Another
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parcel has a right-of-way on its southern boundary that separates it from the largest parcel. The
current zoning of Urban Village allows 30 dwelling units per acre and a possible density bonus
could add 10 units per acre. At these densities, the site could accommodate 100-134 units.
However, the density is expected to change to 25 units per acre by early 2009, which would
lower the maximum size of the project to 84 units. Again, the City has indicated they would look
favorably on abandoning that right-of-way to eliminate the gap between parcels. The following
map illustrates the access and relation to neighboring parcels.

Figure 2: Aerial View of the Subject Property )

Tamiami Trail is one of several major north-south corridors in Bradenton, linking the
commercialized Cortez Road with the CBD. The area surrounding the site is somewhat under-
utilized. Properties on both sides of Tamiami Trail were examined from just north of 13" Avenue
West to 17" Avenue West. The dominant retail use is automotive including a small car lot,
service stations and a car wash facility. The Salvation Army Social Services and Administration
Center is northwest of the subject property. The center is the collection of red-roofed buildings in
the top right corner of the previous map. Our Daily Bread, a local soup kitchen, is located
directly west of the site and scheduled to be relocated as the DDA has a contract to purchase
the site. There are two motels, one on the east and one on the west side of Tamiami Trail. The
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area surrounding the Tamiami Trail corridor is mostly residential. The area could be considered
modest or transitional, with homes in various stages of repair.

In addition to the Our Daily Bread site, the DDA has a second, adjacent parcel under contract.
Upon closing on these two properties in early 2009, the services providers will re-locate away
from the subject site. As of this date the purchase of these properties is still subject to the
approval of the DDA and the Bradenton City Council. However, approval of these purchases is
expected.

In the interest of development being consistent to the neighborhood, RERC feels the site is best
suited for apartments geared toward affordably priced rental. In addition, some retail space on
the ground floor could enhance the project and the neighborhood. The scale of the retail would
be small, to serve the existing neighborhood and future residents of the site.

Nearby Employers
Manatee County has a diverse economy including a number of nationally and internationally
recognized companies. The following table lists the top 15 employers sorted by number of

employees.

Table 1: Top 15 Employers in Manatee County

Company Product/Service Employees
Manatee County School Board Public Education 7,000
Manatee County Government Government 1,950
Tropicana Products, Inc. Orange juice and juice beverages 1,600
Beall's Inc. Corporate headquarters & distribution center 1,550
Manatee Memorial Hospital Hospital 1,500
Blake Medical Center Hospital 1,050
Manatee County Sheriff Law Enforcement 1,079
Hoveround Corp. Power wheelchairs and scooters 670
City of Bradenton City Government 550
Gevity HR Employee Leasing 500
SYSCO Food Services Food Distribution 450
Manatee Community College Post-Secondary Education 437
Pierce Manufacturing Inc. Manufacturer of emergency vehicles 400
IMG Academies/Bollettieri International sports training facility 350
Eaton Corporation Manufacturer of electronic equipment 300

Source: Economic Development Council - Manatee Chamber of Commerce

Proposed Development in Area

A number of projects have been proposed near downtown Bradenton in the past few years.
With the recent state of the real estate market, particularly the residential sector, many projects
have become economically infeasible or have been delayed indefinitely as they relied on a
heavy condominium component. The following projects were indicated by the City’s planning
department as being in various stages of the planning process.

Metro Marquee — The 138 condominium unit project located at the southeast corner of 3™
Avenue and 7" Street West includes 21 work force housing condos. As proposed, the project
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will include two towers, 21 and 18 stories tall, 9,700 square feet of retail space and a 30,000
square foot grocery store. The project will also include 46,000 square feet of office space and a
3,700 square foot restaurant with outdoor seating. The project has preliminary approval but the
City is anticipating an amendment to the plan altering both the commercial and residential
configurations.

Promenade at Riverwalk — Proposed as 395 luxury rental units in a mid-rise configuration
overlooking the Manatee River. The project has undergone several iterations and is likely to be
re-submitted as a more traditional rental configuration. The original submittal planned for two
high rise towers. No formal submission has been made at this time.

Manatee Grand Hotel — Proposed redevelopment of existing historic property in downtown
Bradenton to include 114 rooms with ground floor retail space. The developer is currently in
negotiations with the DDA and approval may occur as early as December 2008 with property
opening as early as 2010. The existing building has been vacant for some years following a
period of considerable disrepair.

DEMOGRAPHIC PROFILE
Population and Household Trends
The following table summarizes population and household trends for the City and County:

Table 2: Population and Households

Population 1980 1990 2000 2007*
Manatee County 148,445 211,707 264,002 315,890
City of Bradenton 30,228 43,779 49,504 54,409
Population Change 1980-1990 1990-2000 2000-2007
Manatee County 63,262 52,295 51,888
City of Bradenton 13,551 5,725 4,905
Households 1980 1990 2000 2007*
Manatee County 61,998 91,060 112,460 137,134
City of Bradenton N/A 18,789 21,379 23,249
Household Change 1980-1990 1990-2000 2000-2007
Manatee County 29,062 21,400 24,674
City of Bradenton N/A 2,590 1,870

Source: US Census Bureau
*2007 is estimate published by the Bureau of Economic and Business Research (BEBR) in February 2008
Data for 1980 households was not available at the City level.

During the 1980 to 1990 period, Manatee County and the City of Bradenton grew by more than
63,000 and 13,500 residents, respectively, an average annual growth rate of 3.6% and 3.8%.
US Census records indicate that growth in the 1990 to 2000 period slowed somewhat. The
County had an annual growth rate of 2.2% during the decade, while the City grew by 1.2%
annually. Since 2000, the population has begun to grow at a slightly faster rate compared to the
previous decade. The County had an annual growth rate of 2.6% from 2000-2007, while the City
grew by 1.4% annually.
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As expected, households have trended closely with growth in population, increasing by 2.9% in
the County from 2000-2007 and 1.2% in the City for the same period.

Household Income

RERC analyzed households in Bradenton and in Manatee County by household income,
focusing on the households meeting the following income limits: less than 50% of median, 50%
to 80% of median and 80% to 120% of area median income. In 2008 area median income (AMI)
for the Sarasota-Bradenton MSA was $59,600 (which was used to generate the approximate
income ranges that match the above criteria). The following table presents households by
income in 2008.

Table 3: Households by Household Income Range

Income as % Bradenton Manatee County
Income Range of AMI Households % of Total Households % of Total
Less than $15,000 <25% 3,394 14.7% 15,638 11.5%
$15,000-$29,999 25%-50% 4,778 20.6% 25,317 18.7%
$30,000-$49,999 50%-80% 6,328 27.3% 31,939 23.6%
$50,000-$74,999 100%-120% 4,657 20.1% 27,618 20.4%
$75,000 and greater 120% + 3,988 17.2% 34,912 25.8%
Total 23,145 100.0% 135,424 100.0%

Source: Claritas, RERC

More than 62% of the households in Bradenton make less than 80% of the area median
income. In the County this number is 54%.

Residential Building Permit Activity

The U.S. Census Bureau collects residential building permit data from municipal and county
governments on a monthly basis. As can be seen from the following table, since 2000 there
have been more than 33,000 permits issued in Manatee County and more than 3,000 issued in
the City of Bradenton. Overall, the total number of permits issued represents a steady increase
in new housing. The following tables illustrate the building permits issued in Manatee County
and the City of Bradenton:
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Table 4: Building Permits
Single Family Permits 2000 2001 2002 2003 2004 2005 2006 2007 2008* Total

Manatee County 2,848 3,214 3,034 3,267 4,668 4,509 2,565 1,086 827 26,018
City of Bradenton 79 54 64 45 68 95 221 63 17 706

Multi-Family Permits 2000 2001 2002 2003 2004 2005 2006 2007 2008* Total

Manatee County 604 1,450 1,830 309 1,922 1,226 1,001 361 252 8,955
City of Bradenton 0 887 810 4 594 78 38 136 109 2,656
Total Permits 2000 2001 2002 2003 2004 2005 2006 2007 2008* Total

Manatee County 3,452 4,664 4,864 3576 6,590 5,735 3,566 1,447 1,079 34,973
City of Bradenton 79 941 874 49 662 173 259 199 126 3,362

* 2008 Reflects Permits Through October
Source: US Census Bureau

Throughout the period between 2000 and 2004, total annual building permits grew steadily for
single-family product, while multi-family permits fluctuated. However, beginning in 2005, single-
family permits in the County began declining and fell dramatically in 2006 and 2007. Multi-family
permits also began a decline for both the County and City in 2005. The City of Bradenton
experienced significant growth in multi-family permits in 2001, 2002, and 2004. While single-
family permits dominated the growth in Manatee County, multi-family permits made up 79% of
all permits in the City of Bradenton. Comparing year to date 2008 with the same period for 2007,
permits are trending downward by 17% in the County and 35% in the City.

ANALYSIS OF MANATEE COUNTY MULTI-FAMILY MARKET

In order to fully examine the potential for new multi-family rental product in the Bradenton area,
an analysis of the Manatee County rental market was conducted. This section discusses the
rental market from an area-wide perspective, and the following section outlines a more detailed
profile of selected apartment communities within the Bradenton market. Only apartment projects
with 50 or more rental units were profiled, because of this many older apartment projects are
excluded. While some affordable housing projects are included, public housing projects owned
and operated by a public housing agency were not included.

Profiling rental activity in the County provides a broader view of the area’s rental market. The
following table presents the summary findings as of the end of First Quarter 2008. At the time
this study was initiated that was the most current data available. This table illustrates the total
number of all units (market rate and affordable) by year built as well as unit pricing, sizing, and
occupancy rates.
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Table 5: All Multi-Family Rental Properties - Manatee County 2008
Total Total % of Average Average Average Occupancy

Year Built Developments Units Total SQFT Rent RSF Rate
1950-1979 10 1,630 15% 815 $657 $0.82 94%
1980-1989 14 2,995 28% 863 $793 $0.93 93%
1990-1999 12 2,974 28% 975 $817 $0.84 89%
2000-2008 13 3,009 28% 1,014 $826 $0.81 89%
County Total 49 10,608 100% 921 $826 $0.87 91%

Source: Triad Research and Consulting, RERC

As the table indicates, 56% of multi-family rental units have been built since 1990, and about
28% have been built since 2000. Newer units on average tend to be larger in size than those
built before 1990. Units built from 2000-2008 average 1,014 square feet. The table includes
both market rate and affordable units. The average rent per square foot is actually lowest for
units built between 2000 and 2008 compared to all of the other categories due to their larger
size and affordable nature of many of the projects during this period. The total occupancy rate
for all projects is 91% including projects under construction.

The following table illustrates the total number of market rate units by year built as well as unit
pricing, sizing, and occupancy rates.

Table 6: Market-Rate Multi-Family Rental Properties - Manatee County 2008
Total Total % of Average Average Average Occupancy

Year Built Developments Units Total SQFT Rent RSF Rate
1950-1979 7 1240 19% 848 $729 $0.87 92%
1980-1989 10 2,309 35% 829 $802 $0.98 93%
1990-1999 7 1,914 29% 1,029 $930 $0.90 90%
2000-2008 4 1,171 18% 1,024 $1,046 $1.02 88%
County Total 28 6,634 100% 942 $883 $0.94 91%

Source: Triad Research and Consulting, RERC

While 47% of market rate multi-family rental units have been built since 1990, only 18% have
been built since 2000. Units built from 1990-1999 are virtually the same size as those built from
2000-2008, but these units are significantly larger than those built prior to 1990. Units built from
2000-2008 average 1,024 square feet. Rents for units built from 2000-2008 are higher than
those built between any other time period on an overall basis and on a rent per square foot
basis. The occupancy rate is lowest for projects built between 2000 and 2008 due to one market
rate project still under construction and lease-up. If this project is excluded the occupancy rate
for projects built during this period rises to 94%.

The following table illustrates the total number of affordable units by year built as well as unit
pricing, sizing, and occupancy rates.
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Table 7. Affordable-Rate Multi-Family Rental Properties - Manatee County 2008
Total Total % of Average Average Average Occupancy

Year Built Developments Units Total SQFT Rent RSF Rate
1950-1979 3 390 10% 740 $489 $0.70 98%
1980-1989 4 686 17% 946 $770 $0.82 91%
1990-1999 5 1,060 27% 899 $659 $0.74 89%
2000-2008 9 1838 46% 1,010 $729 $0.72 90%
County Total 21 3,974 100% 934 $780 $0.75 91%

Source: Triad Research and Consulting, RERC

A large majority (73%) of affordable multi-family rental units has been built since 1990, and
approximately 46% have been built since 2000. Units built from 2000-2008 are notably bigger
than those built in any other time period. Units built from 2000-2008 average 1,010 square feet,
only slightly smaller than the average market rate unit. Average rents appear to vary without
correlation across time periods but this can be attributed to the fact that different complexes use
different funding sources and therefore offer different rent structures. The occupancy rates are
fairly consistent with the exception of the 3 projects built between 1950 and 1979 averaging
98%. Of the 3,009 market rate and affordable units built from 2000-2008, 61% were affordable.

PROFILE OF SELECTED APARTMENT PROJECTS IN BRADENTON

In addition to examining the Manatee County rental market as a whole, RERC evaluated
apartments near the development site and several of the newer affordable complexes. Seven
apartment projects, all of which are affordable, are located in the vicinity of the site including:
Bradenton Village, Woodwinds Apartments, Desoto Towers, Oakmeade, Citrus Meadows,
Sheridan Place and Manatee Woods. During our fieldwork, which occurred in July 2008, we
confirmed occupancy and rental rates with these selected projects and made modifications
where needed. The following map illustrates the location of these complexes in relationship to
the development site.

Figure 3: Subject Property and Proximate Apartment Properties
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The following table profiles these properties:

Table 8: Profile of Proximate Apartment Properties

Distance
Average from

Year Unit Square Rent Per SF Subject

Project Name Built Count Occupancy Footage Rent Range Range Site (Miles)
Bradenton Village 2002 160 95.6% 1,066 $528 - $727 $0.57 - $0.73 0.75
Woodwinds 1983 96 96.8% 796 $558 - $752 $0.59 - $0.87 1.80
DeSoto Towers 1970 205 96.1% 538 $403 - $541 $0.81 - $0.88 0.50
Oakmeade 1975 100 99.0% 998 $432 - $641 $0.47 - $0.60 2.00
Citrus Meadow 1991 200 72.0% 878  $625 - $750 $0.72 - $0.91 2.10
Sheridan Place 2002 144 93.8% 1,016 $695 - $799 $0.69 - $0.76 0.75
Manatee Woods 1993 226 92.9% 900 $585 - $808 $0.76 - $0.83 1.50

Source: TRIAD Multifamily Report, Q1 2008, RERC

The following table shows how specific unit types are performing at the selected projects.

Table 9: Summary of Proximate Properties by Unit Type

Rent Avg.
% Avg. Rent per
Bedrooms Units  Units SF Low High  Average SF
Efficiency 132 12% 495 $413 $413 $413 $0.83
One 226 20% 707 $471 $625 $550 $0.78
Two 513 45% 954 $547 $702 $647 $0.68
Three 260 23% 1,099 $588 $808 $737 $0.67
TOTAL/AVG 1,131  100% 814 $505 $637 $587 $0.74

Source: TRIAD Multifamily Report, Q1 2008, RERC

Most of the product at the proximate projects is comprised of one and two bedroom floor plans.
These unit types have an average size of 707 and 954 square feet, respectively. They also
achieve average rents of $550 and $647, or $0.78 and $0.68 per square foot. The overall
average size among these projects is 814 square feet with rent averaging at $587, or $0.74 per
square foot. Only one property, Citrus Meadow, has significantly lower occupancy. Rental
agents at the property indicated that unemployment issues have caused the decreased
occupancy over the past year.

This following section of the report provides a brief profile of selected developments. Please

note that rent figures provided in this analysis consider neither concessions nor premiums.

Bradenton Village

el T e

Located at 1403 3rd Street West just south of downtown Bradenton,
Bradenton Village features 160 affordable one, two, and three
bedroom units. Built in 2002, the Hope VI project is 96% occupied.
The overall average unit size is about 1,066 square feet, and the
community averaged a rent of about $652, or $0.61 per square foot.
Bradenton Village is approximately 0.75 of a mile to the east of the
subject property.
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Centre Court

Located at 4255 52nd Place West, south of Cortez Road, Centre
Court features 180 affordable one, two, and three bedroom units.
Built in 2000, the complex is 96% occupied. The overall average unit
size is about 1,019 square feet, and the community averaged a rent
of $698, or $0.68 per square foot. Center Court is approximately
2.75 miles southwest of the subject site or a 3.75 mile drive.

La Mirada Gardens

Located at 1636 55" Avenue Circle E, east of US 301, La Mirada
Gardens features 144 affordable two and three bedroom units.
Built in 2003, the complex is 80% occupied, lower than most of the
apartment complexes in Bradenton. The overall average unit size
is about 1,069 square feet, and the community averaged a rent of
$681, or $0.64 per square foot. Unlike many other communities in
the area, this property has experienced an increase in average
rent of approximately $50 between 2006 and 2008. La Mirada
Gardens is approximately 3.6 miles southeast of the subject site or a 4 mile drive.

Village at Cortez

i Located at 4880 51st Street West, south of Cortez Road, Village at
Cortez features 200 affordable one, two, three, and four bedroom
units. Built in 2005, the complex is 99.5% occupied. The overall
average unit size is about 1,145 square feet, and the community
averaged a rent of $746, or $0.65 per square foot. The Village at
Cortez is approximately 3 miles southwest of the subject site or a 4
mile drive.

Located at 302 26" Avenue West, southeast of the subject site,
Sheridan Place features 144 affordable two and three bedroom
units. Built in 2002, the complex is 94% occupied. The overall
average unit size is about 1,016 square feet, and the community
averaged a rent of $741, or $0.73 per square foot. The Sheridan
Place is approximately .75 miles southeast of the subject site or
a 1.3 mile drive.
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The following tables provide project details including community and unit amenities.

Table 10: Profile of Selected Apartment Properties

Distance
Average from
Year Unit Square Rent Per SF Subject
Project Name Built Count Occupancy Footage Rent Range Range Site (Miles)
Bradenton Village 2002 160 95.6% 1,066 $528 - $727 $0.57 - $0.73 0.75
Centre Court 2000 180 96.1% 1,019 $578 - $794 $0.66 - $0.77 2.75
La Mirada Gardens 2002 144 94.0% 1,069 $561 - $799 $0.56 - $0.72 3.60
Village at Cortez 1991 200 99.5% 1,145 $589 - $872 $0.61 - $0.82 3.00
Sheridan Place 2002 144 93.8% 1,016 $695 - $799 $0.69 - $0.76 0.75
Source: TRIAD Multifamily Report, Q1 2008, RERC
Table 11: Property Amenities - Selected Projects
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Table 12: Unit Amenities - Selected Projects
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CONCLUSIONS

As previously indicated, the immediate area to the east and southeast of the site is modest
residential product. The properties surrounding the site on Tamiami Trail are predominantly
lower-density commercial with some vacant parcels. Based on the neighborhood and our
research into the Bradenton area, RERC believes the best use for the subject property is
affordable rental apartments. It is our understanding that the DDA supports development of
income-restricted or affordable units at the site. This type of development would be consistent
with the surrounding neighborhood and could act as a catalyst to spur redevelopment in the
immediate area. The site’'s 3.36 acres can accommodate 100-134 units under the current
zoning of Urban Village.

The following factors support the construction of multi-family rental units near downtown
Bradenton in the near future.

e The site is located proximate to downtown Bradenton. The development of the site as a
rental project with limited ground floor retail might provide a foothold that could be a
potential springboard for quality product in the area.

e The site has good access to key roads such as Tamiami Trail.

Major employers such as Tropicana, Beall's, and Manatee Memorial Hospital are located
near the downtown area providing quality employment opportunities. The City of
Bradenton and Manatee County government buildings in downtown are also proximate.

e The apartment market in the Bradenton area generally has strong occupancy rates.
Market rate and affordable properties average 91% occupancy. The selected apartment
projects we believe would be most comparable to the subject site average a much
higher 96% occupancy. The overall market has an average rent per square foot of
$0.87. While these rents may be low compared with other markets, the strong
occupancy indicates a stable rental environment.

While our scope of services did not include recommending rents and amenities for the subject
site, we believe the selected projects profiled in the previous section provide a guide for
development. Bradenton Village, La Mirada Gardens and Sheridan Place may be the best
examples, being the most recently constructed. Generally rents range from $0.56 to $0.82 per
square foot. All three projects offer residents a clubhouse, pool, fithess center and picnhic areas
with grills. These basic elements can make a project competitive in the marketplace. Bradenton
Village and Sheridan Place offer ceramic tile floors in kitchens and baths. While this finish may
not be standard in affordable units, it can give a property a competitive advantage.

The following table presents rent limits for the Sarasota-Bradenton MSA by income range. The
income limits shown correspond to percentages of AMI.
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Table 13: 2008 Maximum Rents by Number of Bedrooms in Unit

Pel:]cceonr?aege Number of Bedrooms in Unit
Category 0 1 2 3 4
25% $260 $279 $335 $387 $431
28% $291 $312 $375 $434 $483
30% $313 $335 $402 $465 $518
33% $344 $368 $442 $511 $570
35% $364 $391 $469 $542 $604
40% $417 $447 $536 $620 $691
45% $469 $502 $603 $697 $777
50% $521 $558 $670 $775 $863
60% $625 $670 $804 $930 $1,036
80% $835 $894  $1,073  $1,240 $1,383
120% $1,251 $1,341 $1,608 $1,860 $2,073
140% $1,459 $1564 $1,876 $2,170 $2,418

Source: Florida Housing Finance Corporation

As discussed in the Household Income section above, more than 62% of households in
Bradenton make less than 80% of the area median income. Conversations with the DDA
indicate that they would look favorably on a project that offers a mix of market rate and
affordable units. The appropriate mix would be determined by the ultimate developer in
coordination with the DDA. Given the strong occupancy levels in the most comparable product
and the relatively high percentage of County households that fall in the affordable category, we
believe this type of rental product would be quickly absorbed into the market.
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