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EXECUTIVE SUMMARY 
 

 The purpose of this study is to examine the current and anticipated near-term future need for 
multi-family rental apartments in the City of Cape Coral, including the need by 
income/affordability groups. 
 

 There are few sizeable rental apartment developments in the City of Cape Coral.  Only ten 
developments with 20 or more units have been identified in the City. 
 

 There are an estimated total of 4,242 multi-family apartments in the City of Cape Coral.  The 
vast majority of these units are in small, older developments of 15 or less units. 
 

 The few sizeable apartment developments in the City of Cape Coral have the following 
general character: 
 

1BR/1B 748 s.f. $1,112 148.7¢ PSF 
2BR/1-2B 1,105 s.f. $1,295 117.2¢ PSF 
3BR/2B 1,294 s.f. $1,289 99.6¢ PSF 

 
 The majority of housing offered for rent in the City of Cape Coral, 85.7%, are non-apartment 

investor owned rental units consisting of single family homes, condominiums, duplexes and 
mobile homes. 
 

 The largest percentage share of housing offered for rent in the City of Cape Coral are single 
family homes.  The following shows the overall average sizes and rents of single family 
homes currently offered for rent in the City: 
 

2BR/1-2B 1,168 s.f. $1,636 140.1¢ PSF 
3BR/2B 1,710 s.f. $2,406 140.7¢ PSF 
4BR/2B 2,231 s.f. $2,027 90.9¢ PSF 

 

 The rental apartment market of Lee County and the City of Cape Coral is strong as indicated 
by the 5.3% vacancy rate found in rental apartment developments throughout the County and 
the 1.2% rate in the City. 
 

 From May,  2017 to May, 2019 the overall average rent for rental apartments in Lee County 
increased by an average of 2.6% per year. 
 

 The median income of renter households in the City of Cape Coral is $42,961 and the median 
rent affordable is $1,253.  In Lee County overall the median renter household income is 
$39,484 and the median rent affordable is $1,152. 
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 Analysis of U.S. Census data for 2010 indicates that 47.0% of the renter households in the 
City of Cape Coral were rent burdened in 2010 versus 43.3% in Lee County.  These are 
households spending more than 35% of their incomes for rent. 

 
 The lack of multi-family apartments in the City of Cape Coral is a major factor in the higher 

percentage of rent burdened households in the City as renters have turned to the higher rent 
investor rentals dominated by single family homes. 

 

 The demand for housing, including rental apartments, is directly related to population and 
household growth.  Rental apartment demand is also generated by ownership households 
who switch to renter status and non-apartment renters which choose to become apartment 
renters. 
 

 As of April, 2019 there are an estimated 185,780 residents of the City of Cape Coral and 
there are 73,170 households. 
 

 The population of the City is expected to increase by 5,278 persons per year from 2019 to 
2022 while households expand by 2,078 per year. 
 

 The population and household growth forecast for the City of Cape Coral is expected to 
generate a need for an average of 2,562 additional housing units annually from 2019 to 2022. 

 
 The demand for additional rental apartments in the City of Cape Coral stands at 1,862 units 

per year from 2019 to 2022. 
 

 When the demand for additional apartments is adjusted to account for units currently under 
construction/lease-up and units planned it indicates a need of 1,547 units per year in the City 
from 2019 to 2022. 
 

 The following shows the estimated average annual need for additional multi-family rental 
apartments in the City by income/affordability ranges: 
 

Income Groups Average Annual 
Need 2019 to 2022 

Under 30%AMI 252 
30% - 50% 310 
50% - 80% 418 
80% - 120% 347 
Over 120% 220 
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CHAPTER I 

INTRODUCTION 
 

A. Purpose Of  Study 

 This study of the rental housing needs of the City Of Cape Coral was commissioned by the 

Economic Development Office of the City Of Cape Coral.  The purpose of this study is to examine 

the current and near-term future need for multi-family rental housing in the City Of Cape Coral.  The 

City will use this study to consider the need for multi-family rental housing in the City and to 

develop guidelines for economic incentive programs for such housing in the City. 

B. General Background 

Despite its separation from mainland Lee County by the Caloosahatchee River, the City of 

Cape Coral has experienced a strong pace of growth reaching a population of about 185,780 in 2019.  

While the City has about the same proportion of renter households as Lee County overall, 32.9% 

versus 32.6%, only about 14.3% of its rental housing is multi-family apartments versus 21.5% in the 

County. 

About 69.4% of the rental housing units in the City of Cape Coral is in the form of single 

family homes.  Single family rentals typically have considerably higher rents than comparable sized 

multi-family apartments. 

The strong reliance on single family homes to meet the rental needs of residents of the City is 

at least partially responsible of the higher parentage share of renter households in the City which are 

rent burdened, spending over 35% of their income for rent. 

The vast majority of multi-family apartments which are offered in the City of Cape Coral are 

in small, older buildings with 15 or less units.  These units are important for the purpose of assisting 

with the needs of lower- and moderate income households. 

C. Scope Of Study 

 This study is focused on supply and demand issues for multi-family rental apartments in the 

City of Cape Coral and Lee County.  This includes an examination of trends in population and 

household growth and the demand for apartments generated from this growth as well as other 

sources. 

  The demand for additional multi-family apartments is related to current and near-term future 

supply for the purpose of estimating the current and near term future need for additional apartments.  
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The study also identifies the need for additional multi-family apartments by income/rent 

affordability groups. 

The general development character of existing multi-family apartments in the City of Cape 

Coral as well as Lee County overall is examined.  These data are useful in assessing existing 

inventory as well as identifying the character of multi-family apartment developments which the 

City may choose to promote. 

Recent historical and current rental apartment market trends are examined and forecast for the 

near-term future, including apartment vacancy and rent trends. 

The study concludes with a forecast of the need for  additional multi-family apartments in the 

City of Cape Coral as well as Lee County overall by income/rent affordability levels. 

While the focus of this study is on the City of Cape Coral, market trends and general economic 

data is presented for Lee County and is important for the prospects of multi-family apartments in the 

City. 
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CHAPTER II 
 

POPULATION AND HOUSING GROWTH 
 

A. The City of Cape Coral Growth Trends 

1. Growth of Population 

 The demand for rental housing in the City of Cape Coral is directly related to population and 

household growth and the need for all types of housing to accommodate such growth. 

The demand for rental apartments is also generated by ownership households who switch to 

renting and by non-apartment renter households which decide to switch to multi-family apartments.  

These sources will be considered later in this report when the demand for apartments is examined in 

depth. 

The City of Cape Coral is the most populous of all cities in Lee County and has more than 

twice the level of residents than the second largest, Fort Myers. The population of the City of Cape 

Coral is estimated at 185,780 as of April, 2019.  This represents an average annual increase of 3,497 

over the 154,305 of 2010.  (See Table 1.) 

 During the period from 1990 to 2000 the population of the City expanded by an average of 

2,730 persons per year growing from 74,991 to 102,286.  The strongest period of population growth 

over the past several decades was experienced from 2000 to 2010 despite the severe economic 

recession of that period.  From 2000 to 2010 the population increased by an average of 5,202 

persons per year reaching 154,305 in 2010. 

 The population estimate for 2019 is based on estimates by the University of Florida, 

Bureau of Economic and Business Research for the City and Lee County and forecasted trend by the 

University.  It is forecast that the population of the City of Cape Coral will expand to 201,615 by 

April, 2022 representing an average annual increase of 5,278 over the level of 2019.  

2. Growth Of Households   

  It is estimated that there were about 73,170 households in the City of Cape Coral as of 

April, 2019.  This represents an average annual increase of 1,378 per year over the 60,767 of 2010.  

During the period from 1990 to 2000 the number of households in the City increased by an average 

of 1,102 per year and from 2000 to 2010 the number of households increased from 40,768 to 60,767 

or by an average of 2,000 per year.    (See Table 1.)   
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 Over the 2019 - 2022 forecast period it is estimated that the number of persons per household 

will experience little change from the level of 2010.  Based on the forecast of population for the 

period, it is forecast that there will be 79,405 households in the City in April, 2022 representing an 

increase of 2,078 per year over the level of 2019.  (See Table 1.)   

 3. Growth Of Housing  

  It is estimated that as of April, 2019 there were about 90,170 housing units in the City of 

Cape Coral.  This represents an average annual increase of 1,698 units over the 74,884 of 2010.  

During the period from 1990 to 2000 the number of housing units in the City had increased by an 

average of 1,117 annually and from 2000 to 2010 the number of units increased by an average of 

2,923 units per year.  The slower pace of housing growth over the 2010 – 2019 period resulted from 

the overbuilding of homes during the 2000 – 2010 period as the recession reduced demand for 

additional housing.  (See Table 2.)     

 As Table 2 shows, it is forecast that the number of housing units in the City of Cape Coral will 

need to increase by 2,562 units per year from 2019 to 2022 in order to accommodate the forecasted 

increase in households.  The number of housing units needed exceeds the forecasted increase in 

households because, as in many areas of Florida, additional housing units are needed to 

accommodate non-resident second and vacation home owners.  (See Table 2.)   

B.   Lee County Growth Trends 

    1.  Growth of Population 

         Although the focus of this study is the City of Cape Coral, the growth trends of Lee County are 

also important to examine.  One of the reasons for this is that much of the growth of population in 

the City comes from elsewhere in Lee County.  U.S. Census data shows that in 2010 about 17.2% of 

the residents of the City who were one year old or older lived in a different housing unit one year 

earlier.  Most of these persons, 61.1%, came from elsewhere in Lee County, 35.5% from elsewhere 

in the U.S. and 3.4% came from abroad. 

         It is estimated that the population of Lee County stood at 732,555 in April, 2019 representing 

an average annual increase of 12,645 since 2010.  The population of the County had increased by an 

average of 10,578 annually from 1990 to 2000 and by 17,866 per year from 2000 to 2010.  (See 

Table 4.) 
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         The population of Lee County is forecast to reach 780,520 by April, 2022 representing an 

average annual increase of 15,988 over the level of 2019.  The population growth over the next three 

years, therefore, is expected to rival the pace experienced from 2000 to 2010. 

2. Growth Of Households 

  As could be expected, the growth of households in Lee County has followed a pattern 

similar to that of population growth.  As of April, 2019 it is estimated that there were 307,600 

households in Lee County.  This represents an average annual increase of 5,309 since 2010 

compared to an average annual increase of 7,122 from 2000 to 2010.  (See Table 4.)   

 It is forecast that the number of households in Lee County will increase to 327,745 by April, 

2022.  The number of households will, therefore, increase by 6,715 annually from 2019 to 2022.  

(See Table 4.)   

 3. Housing Growth Patterns 

  From 1990 to 2000 the housing stock of Lee County increased by an average of 5,635 

units annually and during the 2000 – 2010 period the housing stock increased by 12,391 per year 

reaching a total of 369,318 by 2010.  (See Table 5.)   

 It is estimated that the housing stock of Lee County reached 437,225 units in April, 2019 and it 

is forecast to grow to 465,855 by 2022 in order to meet the needs of the expanding population.  The 

number of housing units in Lee County, therefore, is forecast to increase by 9,543 units annually 

from 2019 to 2022.  (See Table 5.)   

 4. Sources Generating Population And Housing Growth 

   Population and household growth in Lee County and the City of Cape Coral is 

primarily generated by increased employment opportunities.  Table 6 shows the annual trend of 

employment in the County over the 2000 to 2019 period.  Inasmuch as the Department of Labor 

regularly revises the methodology for estimating employment, trends of employment data over a 

long period of time may be misleading.  The data indicates that employment from 2000 to 2006 

increased by an average of 12,374 jobs annually.  From 2006 to 2010, however, employment 

declined by an average of 8,223 jobs per year as a result of the severe economic recession.  From 

2010 to 2018, however, employment increased by an average of 11,126 jobs per year and in 2018 

employment was 8,870 greater than in 2017.  The unemployment rate in Lee County fell from a peak 

of 12.8% during the recession in 2010 to 3.1% in March, 2019.   
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 The slower pace of housing growth over the 2010-2019 period resulted from the impact of the 

economic recession which continued early into the period.  

Retired households living in Lee County have been a factor in generating demand for additional 

housing in the County for many years, although minor compared to employment growth.  From 1980 

to 1990 the number of retired workers living in Lee County increased by an average of 2,710 per 

year and from 1990 to 2000 the average increase was notably less at 1,708 annually.  Over the 2000 

– 2010 period the number of retired workers increased by 2,390 per year and from 2010 to 2017 the 

average increase was 5,925.  This increase in retired workers, however, includes both new residents 

moving into the area as well as workers already living in the County which retire. 

 Demand for new housing is also generated by families currently living in the area who may 

wish to relocate to a new local residence.  These families may be renters or homeowners who may 

be upgrading or downgrading their residence, or relocating due to a change in the character of their 

household or to be close to their employment.   

 Many seniors become candidates for rental housing as their housing size needs change and they 

become less able to maintain their single family properties.   

C. Character Of Population/Households  –  City of Cape Coral  
 Residents of the City of Cape Coral are somewhat younger than residents of Lee County as a 

whole.  The median age of residents in the City is 41.2 years versus the 44.6 year median found in 

the County.  Householders in the City have an estimated median age of 48.8 years, 3.3 years younger 

than found in Lee County as a whole.  (See Tables 7 & 8.)   

 About 40.4% of the households in the City are headed by persons under 45 years old, the major 

age group for renter households.  

 In the City of Cape Coral about 61.2% of all households consist of one- or two-persons.  One-

person households account for 21.4% of the total and two-persons 39.8%.  (See Table 9.)  

The largest share of households in the City of Cape Coral, 71.6%, are family households 

consisting of two or more related persons.  About 21.4% of the households consist of persons living 

alone and 7.0% of the households consist of unrelated persons living together.  About 32.3% of the 

households have one or more child under 18 still living at home.  (See Table 10.)   

 Households within the City of Cape Coral have a somewhat higher median household income 

than those in the County as a whole.  The estimated median household income of residents of the 

City is $63,684 versus the $61,995 median found in Lee County.  (See Table 11.)   
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 Renter households generally have lower incomes than households as a whole and considerably 

lower incomes than owner households.  As examination of Table 12 reveals, renter households in 

Lee County have an estimated median income of $39,484 in 2019 while renter households in the 

City of Cape Coral have a median income of $42,961.   

 Table 12 also shows the percentage distribution of renter households by rents affordable in the 

County and City of Cape Coral.  The median rent affordable in the County is $1,152 while in the 

City the median affordable is $1,253, assuming a rent-to-income affordability ratio of 35%.   

  

 



TABLE 1

GROWTH OF POPULATION AND HOUSEHOLDS 

 City of Cape Coral 

1990 - 2019

Forecast To 2022

Year Population Households

1990 74,991    29,748     

2000 102,286  40,768     

2010 154,305  60,767     

2019 (Estimate) 185,780  73,170     

2022 (Forecast) 201,615  79,405     

Average Annual Change:

1990 - 2000 +2,730    +1,102     

2000 - 2010 +5,202    +2,000     

2010 - 2019 +3,497    +1,378     

2019 - 2022 +5,278    +2,078     

Source: U.S. Census of Population, 1990 - 2010; 2019 estimated and 2022 forecast by 

Reinhold P. Wolff Economic Research, Inc. based on population estimates and 

forecasts by Bureau of Economic Business Research.  University of Florida and

trends of persons per household.



TABLE 2

GROWTH OF HOUSING

City Cape Coral

1990 - 2019

Forecast To 2022

Housing

Year     Units    

1990 34,486     

2000 45,653     

2010 74,884     

2019 (Estimate) 90,170     

2022 (Forecast) 97,855     

Average Annual Change:

1990 - 2000 +1,117    

2000 - 2010 +2,923    

2010 - 2019 +1,698    

2019 - 2022 +2,562    

Source: U.S. Census of Housing, 1990 - 2010; 2019 estimated and 2022 forecast by 

Reinhold P. Wolff Economic Research, Inc. based on trend of population and 

household growth.  



TABLE 3

MOBILITY PATTERN OF RESIDENTS

Lee County And The City Of Cape Coral

2010

 Residence In 2009 (1)

Same House In 2010 80.9% 82.8%

Different Housing: 19.1% 17.2%

          Same County 62.8% 61.1%

          Different County 33.7% 35.5%

          Abroad          3.5%          3.4%

          TOTAL 100.0% 100.0% 100.0% 100.0%

City Of

                      Percent Of Residents                 

Lee County Cape Coral

(1) Relates to residence in 2009 of persons residing in market area in 2010, 1 year of age or older.

Source: U.S. Bureau of the Census, 2010; analysis by Reinhold P. Wolff Economic Research, Inc.  



TABLE 4

 POPULATION AND HOUSEHOLD GROWTH

Lee County, Florida

1980 - 2019

Forecast To 2022

Number Of Number Of

Year   Persons  Households

1980 205,266    82,509     

1990 335,113    140,124   

2000 440,888    188,599   

2010 618,754    259,818   

2019 (Estimate) 732,555    307,600   

2022 (Forecast) 780,520    327,745   

Average Annual Increase:

1980 - 1990 +12,985    +5,762     

1990 - 2000 +10,578    +4,848     

2000 - 2010 +17,866    +7,122     

2010 - 2019 +12,645    +5,309     

2019 - 2022 +15,988    +6,715     

Source: 1970 - 2010 U.S. Bureau of the Census; 2019 estimated and 2022 forecast by

Reinhold P. Wolff Economic Research, Inc. based on observed historical growth 

trends and forecasts by University of Florida, Department of Business and

Economic Research and local planning agencies.



TABLE 5

GROWTH OF HOUSING

Lee County, Florida

1980 - 2019

Forecast To 2022

Housing

Year     Units    

1980 111,013   

1990 189,051   

2000 245,405   

2010 369,318   

2019 (Estimate) 437,225   

2022 (Forecast) 465,855   

Average Annual Increase:

1980 - 1990 +7,804    

1990 - 2000 +5,635    

2000 - 2010 +12,391  

2010 - 2019 +7,545    

2019 - 2022 +9,543    

Source: 1970 - 2010  U.S. Bureau of the Census; 2019 estimated and 2022 forecast by

Reinhold P. Wolff Economic Research, Inc. based on population forecast and trend 

of persons per housing unit.  



TABLE 6

GROWTH OF EMPLOYMENT (1)

Lee County, Florida

2000 - 2019

Number Of

Employed Unemployment

Year (1)    Persons            Rate         

2000 200,688    3.2%

2005 251,588    3.1%

2006 274,933    2.9%

2007 273,589    4.7%

2008 258,405    9.2%

2009 244,913    12.4%

2010 242,042    12.8%

2011 251,298    11.1%

2012 259,898    8.3%

2013 267,102    7.0%

2014 283,945    5.9%

2015 297,878    5.1%

2016 313,435    4.6%

2017 322,180    4.0%

2018 331,050    3.4%

2019 (As of March) 340,464    3.1%

(1) Annual average employment except as noted.  

Source: State of Florida, Department of Labor and Employment Security.  



TABLE 7

AGE DISTRIBUTION OF RESIDENTS 

Lee County And The City Of Cape Coral

2019

Lee City Of

Age Group  County Cape Coral

Under 20 21.9% 24.8%

   20 - 24 5.3% 4.8%

   25 - 34 10.6% 10.7%

   35 - 44 11.4% 13.4%

   45 - 54 13.2% 15.4%

   55 - 64 14.1% 14.0%

   65 & Over 23.5% 16.9%

     TOTALS 100.0% 100.0%

Median Age 44.6 Yrs 41.2 Yrs

         Percent Of Population         

Source: U.S. Census of Population, 2010 updated to 2019 by Reinhold P. Wolff Economic

Research, Inc.



TABLE 8

AGE CHARACTER OF HOUSEHOLDERS

Lee County And The City Of Cape Coral

2019

Lee City Of

Age Group    County   Cape Coral

Under 20 2.7% 3.2%

   20 - 24 6.6% 6.2%

   25 - 34 13.2% 13.8%

   35 - 44 14.2% 17.2%

   45 - 54 16.4% 19.8%

   55 - 64 17.6% 18.0%

   65 & Over 29.3% 21.8%

     TOTALS 100.0% 100.0%

Median Age 52.1 Yrs. 48.8 Yrs.

           Percent Of Householders            

Source: U.S. Bureau of the Census, 2010; analysis by Reinhold P. Wolff Economic Research, 

Inc.



TABLE 9

DISTRIBUTION OF PERSONS PER HOUSEHOLD

Lee County And The City Of Cape Coral

2019

Number Lee City Of

Of Persons    County   Cape Coral

1 Person 26.7% 21.4%

2 Persons 42.7% 39.8%

3 Persons 12.9% 16.7%

4 Persons 9.8% 13.2%

5 Persons 4.7% 5.8%

6 Persons 1.9% 2.1%

7 Persons + 1.3% 1.0%

     TOTALS 100.0% 100.0%

            Percentage Of Households              

Source: U.S. Census of Population, 2010 and estimated 2019 households by Reinhold P.   

Wolff Economic Research,  Inc.  



TABLE 10

SUMMARY CHARACTER OF HOUSEHOLDS

Lee County And The City Of Cape Coral

2019

Lee City Of

          Household Character          County Cape Coral

Number of Families

(2 Or More Related Persons) 203,324 52,390               

   Married Couples 162,720 40,097               

   Other Family Couples 40,604 12,293               

Number  Non-Family Households 104,276 20,780               

   Unrelated Living Together 19,686 5,217                 

   Individuals Living Alone 84,590 15,563               

Total Households 307,600 73,170               

Household With Children

(under 18 Years Old) 146,725 23,634               

% Households with Children 47.7% 32.3%       

Source: Analysis by Reinhold P. Wolff Econimic Research, Inc. of U.S. Census of Population 

data, 2010 and applied to 2019 households.



TABLE 11

DISTRIBUTION OF HOUSEHOLD INCOMES (1) 

Lee County And The City Of Cape Coral

2019

Lee City Of

    Income Group     County  Cape Coral

       Under $10,000 4.5% 3.0%

$ 10,000 -   14,999 4.1% 2.8%

   15,000 -   24,999 8.2% 7.8%

   25,000 -   34,999 9.2% 9.2%

   35,000 -   49,999 14.3% 14.5%

   50,000 -   74,999 20.3% 23.2%

   75,000 -   99,999 15.4% 17.4%

 100,000 - 149,999 14.6% 15.5%

 150,000 - 199,999 4.2% 3.5%

 200,000 + 5.2% 3.1%

     TOTALS 100.0% 100.0%

Median Income $61,995 $63,684

            Percent Of Households     

Source: U.S. Bureau of the Census, 2000 and 2010; updated to 2019 by Reinhold P. 

Wolff Economic Research, Inc.  based on trends revealed by U.S.  Census data .



TABLE 12

DISTRIBUTION OF RENTER HOUSEHOLD INCOMES

AND RENTS AFFORDABLE

Lee County And The City Of Cape Coral

2019

Rent

Affordability Lee City Of

    Income Group         Range       County Cape Coral

       Under $10,000    Under $  250 7.8% 4.3%

$ 10,000 -   14,999 $  251 -     375 7.0% 5.5%

   15,000 -   24,999     376 -     625 14.1% 12.8%

   25,000 -   34,999     626  -    875 15.0% 16.2%

   35,000 -   49,999     876 -  1,250 20.4% 21.1%

   50,000 -   74,999  1,251 -  1,875 19.0% 24.2%

   75,000 -   99,999  1,876 -  2,500 8.9% 8.3%

 100,000 - 149,999  2,501 -  3,750 6.4% 7.0%

 150,000 - 199,999  3,750 -  5,000 1.2% 0.4%

 200,000 +  5,001 + 0.2% 0.2%

     TOTALS      TOTALS 100.0% 100.0%

Median Income $39,484 $42,961

Median Rent Affordable $1,152 $1,253

 

      Percent Of Households      

Source: Analysis by Reinhold P. Wolff Economic Research, Inc. based on overall household 

income data and 2000 and 2010 U.S. Census data showing renter household.incomes.

An affordability factor of 35.0% rent to income is utilized to estimate median rent 

affordable.  
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CHAPTER III  
 

RENTAL APARTMENT MARKET CONDITIONS 

 

A. Size And Character Of Rental Market 

In 2010, according to the U.S. Census, there were 20,593 housing units in the City of Cape 

Coral which were utilized on a rental basis.  These are housing units either occupied on a rental basis 

or intended for rental occupancy.  (See Table 13.) 

It is estimated that during the past nine years, from 2010 to 2019, the share of housing in the 

City of Cape Coral utilized on a rental basis has increased from 27.5% to 32.9%.  This represents an 

average annual increase of 1,005 units being occupied or intended for rental occupancy. 

It is forecast that the rental share of the total housing stock will expand to 34.7% by 2022 

resulting in the number of rental utilized housing increasing from the 29,665 units in 2019 to 33,955 

by 2022.  The average annual increase in rental utilized housing from 2019 to 2022, therefore, is 

expected to be 1,430 units. 

While the estimated increase in rental utilized housing from 2010 to 2022 may seem 

aggressive, it should be noted that from 2000 to 2010 rental utilized housing in the City increased 

from 20.0% of total housing to 27.5%, one of the most notable increases in percentage share this 

consultant has observed in studying rental housing markets throughout Florida. 

The economic turmoil during the most recent severe economic recession has resulted in many 

renter households remaining in rental housing rather than buying and many owner households 

switching to rentals.  As noted, this has resulted in a strong increase in the overall percentage share 

of housing being occupied on a rental basis. 

In Lee County overall rental utilized housing has also expanded at a strong pace in recent years.  

In 2010 a total of 29.0% of all housing was utilized on a rental basis representing a total of 107,102 

units.  This was a significant increase over the 23.5% share or 57,670 units of 2000 and the annual 

increase from 2000 to 2010 was 4,943 units. 

The number of rental utilized housing units in Lee County is estimated to have increased to 

32.6% or 142,536 units in 2019 and is forecast to expand to 33.8% or 157,459 units by 2019, an 

increase of 4,974 units per year from 2019 to 2022.  (See Table 14.) 

It should be noted to rental utilized housing can be increased either by the construction of new 

units or by the offering of any dwelling on a rental occupancy basis.  Table 15 shows the growth in 
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the number of multi-family rental apartment units in Lee County registered with the State of Florida, 

Department of Business Regulation.  All multi-family apartment developments with 5 or more units 

must register with the State annually.  This information is not available by submarket areas or 

municipality. 

All non-multi-family rental utilized housing, as noted previously, is referred to as investor units 

and includes single family homes, duplexes, condominiums, townhomes and other types of housing 

offered for rent by individual owners. 

As examination of Table 16 will reveal, an estimated 14.3% of all housing utilized on a rental 

basis in the City of Cape Coral consists of multi-family rental apartments or a total of 4,242 units.  

The majority of housing utilized on a rental basis, 69.4%, are single family homes, 9.3% are 

condominiums, 6.7% duplexes and 0.3% mobile homes. 

The majority, 53.5%, of all rental utilized housing in the Lee County is also single family 

homes but rental apartments account for about 21.5% of the total.  The City of Cape Coral accounts 

for about 21.7% of all housing in Lee County which are utilized on a rental basis but it represents 

only 14.5% of all multi-family apartments offered in the County. 

It is noteworthy that in 2019 about the same percentage share of housing in the City of Cape 

Coral, 32.9%, are rental utilized as in Lee County, 32.6% yet only 14.3% of the rental utilized 

housing in the City are multi-family rentals versus 21.5% in Lee County. 

B. Apartment Vacancy Rates 

 A May, 2019 survey of 47 market rate apartment developments located throughout Lee County 

revealed a vacancy rate of 5.3%.  There are no regularly conducted surveys of apartment 

developments in Lee County.  This research firm has conducted a number of countywide surveys of 

market rate apartments in Lee County as detailed in Table 17.  The May, 2019 vacancy rate is 

somewhat higher than the 4.5% rate of November, 2018 and the 4.6% rate of January, 2018. 

 A countywide survey of lower-income affordable tax credit developments in May, 2019 

revealed a 0.8% vacancy rate.  This analysis included 26 fully completed and initially absorbed 

developments with a total of 3,742 units.  A previous survey of these developments in May, 2016 

had revealed a vacancy rate of 3.6%. 

 Two of the lower income affordable developments surveyed, Coral Village and Crossings at 

Cape Coral, are located in the City of Cape Coral and reported that they have a 1.3% vacancy rate 

overall in May, 2019.  All of the market rate developments which were surveyed in the City reported 

full occupancy in May, 2019. 
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The vacancy rate in Lee County apartment developments began to increase in 2007 in response 

to growing competition from non-selling ownership housing being placed into the rental market, the 

investor rental market.  By 2008 the economic recession, as reflected by growing unemployment, 

became the primary factor impacting vacancy rates which reached as high as 15.1% in 2008 before 

starting to decline and eventually reaching the current low levels.  The vacancy rate has not 

exceeded the 5.0% range since 2013. 

C. Apartment Rent Trends 

Table 18 shows the May, 2019 average rent by unit type in Lee County market rate 

developments while Table 19 shows market rate development rents by unit type during the 2002 – 

2019 period. 

As Table 18 shows, the overall average monthly rent for studio/efficiency apartments in the 

County stood a $1,061 or 199.8¢ per square foot of livable area in May, 2019.  The average rent 

found in the one-bedroom apartments is $1,121 or 149.1¢ per square foot and the two-bedroom unit 

rents average $1,295 or 128.8¢ per square foot.  Three-bedroom units were found to have an overall 

average rent of $1,465 or 110.0¢ per square foot as of May, 2019 and the overall weighted average 

rent for all unit types combined stands at $1,248 or 127.5¢ per square foot of livable area. 

From May, 2017 to May, 2019 the overall average rent for market rate multi-family apartments 

in the Lee County increased by 2.6% per year.  The pace of rent increase has slowed since the 2013-

2016 period when the overall average annual increase was in the 7.0% to 9.0% range.  Rent 

increases above the 3.0% to 4.0% range annually cannot be sustained for long periods.  (See Table 

19.) 

Over the past two years, one-bedroom units showed the strongest pace of rent increase at 3.7% 

followed by two-bedrooms with a 2.9% increase an three-bedrooms increased by only 0.4% per 

year. 

While the foregoing shows the recent historical and current rent trends for multi-family 

apartments, Table 20 shows the estimated current percentage distribution of renter households by 

rents paid in the City of Cape Coral and Lee County for all types of rental housing combined, 

including multi-family apartments, single family homes, condominiums and others.  These data are 

based on trend analysis of U.S. Census data for 2010 and the prior 2000 results.  These data indicate 

that the overall estimated average rent paid for rental utilized housing in the City of Cape Coral in 

2019 stands at $1,267, about 8.9% higher than the average of $1,163 in Lee County. 
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F. Forecast Of Market Trends  

New apartment development in Lee County has been somewhat limited since 2001.  There 

were, in fact, fewer registered rental apartments in Lee County in 2017 than there were during 2003-

2004.  This situation resulted from the loss of units to conversion activity during 2002-2006 and the 

lack of new apartment development.  Over the past two to three years, however, rental apartment 

development has been increasing at a stronger pace. 

There is an estimated annual demand for 5,626 additional rental apartment units in Lee County 

and 1,862 units in the City of Cape Coral  from 2019 to 2022.   A total of seven apartment 

developments are under construction/lease-up in the County and they have 1,454 units still to be 

absorbed.  There are ten apartment developments planned in Lee County and they are to offer 2,890 

units. 

In the City of Cape Coral  there are 93 units still to be absorbed in one development currently 

under construction/lease-up and four developments are proposed in the City and they are to offer 851 

units if and when built. 

 Lee County 
City of Cape 

Coral 

 Units Still To Be Absorbed In Recently 
Completed Apt. Developments: 

 
392 

 
93 

 Units In Apt Developments Currently Under 
Construction Still To Be Absorbed 

 
1,062 

 
0 

 Planned/Proposed Apt. Units, Possible 
Competition Over Next 3 Years: 

 
 

2,890 

 
 

     851  

Total Supply Potential 4,344 944 

 Annual Demand For Additional Multi-
Family Apartments, 2019 – 2022: 

 
 

5,626 

 
 

  1,862 * 
Total Demand Next 3-Years Market Rate Apts.: 16,878 5,586 
 Excess Demand Over Potential Supply 12,534 4,642 

  * See Table 26. 
 

If all 2,890 units known to be planned in Lee County were to be completed over the next three 

years the demand would exceed supply by 12,534 units. It is unlikely, however, that more than about 

50% of the units planned will be built and delivered into the market over the next three years. 
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In the City of Cape Coral the demand for additional market rate apartments would exceed 

supply by 4,642 units over the 2019-2022 period.  

Given the foregoing trends in supply and demand it is expected that the vacancy rate in Lee 

County will decline from its current 5.3% will decline to the 4.0% range by early 2020 and it will be 

in the 2% to 3% by early 2022.  In the City of Cape Coral the vacancy rate can be expected to 

fluctuate within the 1.5% to 2.5% range over the 2019-2022 forecast period. 

As noted previously in this report, the overall average monthly rent for apartments in Lee 

County increased by 2.6% per year from May, 2017 to May, 2019.  Based on the anticipated supply 

of new units over the next three years versus demand, it is expected that the overall average rent in 

the County and City of Cape Coral will increase in the 3.0% range annually from 2019-2022. 

 



TABLE 13

GROWTH TREND OF RENTAL UTILIZED HOUSING

The City Of Cape Coral

1990 - 2019

Forecasted To 2022

Rental Utilized Percent Of

Year Housing Units Total Housing

1990 8,587           24.9%

2000 9,131           20.0%

2010 20,593         27.5%

2019 (Estimate) 29,665         32.9%

2022 (Forecast) 33,955         34.7%

1990 - 2000 +54               

2000 - 2010 +1,146          

2010 - 2019 +1,005          

2019 - 2022 +1,430          

Average Annual Increase:

Source: U.S. Census Of Housing, 1990-2010; 2019 estimated and  2022 forecast by

Reinhold P. Wolff Economic Research, Inc. 



TABLE 14

GROWTH TREND OF RENTAL UTILIZED HOUSING

Lee County

1980 - 2019

Forecasted To 2022

Rental Utilized Percent Of

Year Housing Units Total Housing

1980 28,641           25.8%

1990 52,556           27.8%

2000 57,670           23.5%

2010 107,102         29.0%

2019 (Estimate) 142,536         32.6%

2022 (Forecast) 157,459         33.8%

1980 - 1990 +2,392             

1990 - 2000 +511                

2000 - 2010 +4,943             

2010 - 2019 +3,937             

2019 - 2022 +4,974             

Average Annual Increase:

Source: 1980 - 2010 U. S. Census of Housing; 2019 estimated and 2022 forecasted on

basis of observed historical trends by Reinhold P. Wolff Economic Research, Inc.



TABLE 15

NUMBER OF RENTAL APARTMENT

UNITS REGISTERED WITH THE STATE (1)

Lee County, Florida

1990 - 2018

Number

Year Of Units

1990 7,790        

1995 12,018      

2000 15,405      

2005 17,985      

2006 16,993      

2007 16,508      

2008 16,274      

2009 16,436      

2010 16,658      

2011 16,602      

2012 16,994      

2013 16,733      

2014 16,850      

2015 17,024      

2016 18,188      

2017 18,403      

2018 19,800      

(1) As of July Each Year.

(2) Number of units registered with the State of Florida, Department of Business Regulation.

(3) Starting in 1984 buildings with less than 4 units were exempted from registration whereas in

prior years all  buildings with 3 or more units were required to register.

Source: Florida Department of Business Regulation, Division of Hotels and Restaurants;

analysis by Reinhold P. Wolff Economic Research, Inc.



TABLE 16

GENERAL CHARACTER OF HOUSING

UTILIZED ON RENTAL BASIS

Lee County And The City Of Cape Coral

2019

Lee City Of Lee City Of

General Housing Type   County  Cape Coral   County  Cape Coral

Rental Apartments 30,645 4,242 21.5% 14.3%

Condominium 18,387 2,759 12.9% 9.3%

Single Family Homes 76,257 20,587 53.5% 69.4%

Duplexes 6,699 1,988 4.7% 6.7%

Mobile Homes 10,548 89    7.4%      0.3%   

Total Rental Utilized Housing 142,536 29,665 100.0% 100.0%

      Rental Utilized Units      

                       Number And % Of Rental Housing                       

  Percent Of Totals   

Source: Estimated by Reinhold P. Wolff Economic Research, Inc. based on analysis of U.S. 

Census data and data regarding apartments registered with the Florida Department of 

Business Regulation.  



TABLE 17

TREND OF RENTAL APARTMENT

VACANCY RATES

Lee County 

2000 - 2019

Survey Vacancy

Date    Rate   

January, 2000 3.8%

June, 2001 5.0%

March, 2002 4.2%

September, 2002 6.4%

June, 2003 9.0%

November, 2003 7.8%

February, 2005 2.0%

March, 2006 1.0%

September, 2006 3.0%

March, 2007 6.7%

November, 2008 15.1%

March, 2013 5.7%

August, 2015 5.5%

April, 2016 2.7%

July, 2016 3.9%

May, 2017 4.1%

October, 2017 4.9%

January, 2018 4.6%

November, 2018 4.5%

May, 2019 5.3%

Source: Surveys by Reinhold P. Wolff Economic Research, Inc.  The May, 2019

survey included 47 projects with 10,916 apartments.    



TABLE 18

AVERAGE MONTHY RENTS

MULTI-FAMILY APARTMENTS

Lee County

May, 2019

Average Average

Monthly Rent Per

Unit Type     Rent    Square Foot

Studio/Eff. 531      Sq. Ft. $1,061 199.8¢

1BR/1B 752      $1,121 149.1¢

2BR/1-2B 1,072   $1,295 120.8¢

3BR/2B 1,332   $1,465 110.0¢

Overall 979      $1,248 127.5¢

    

Square Footage

     Unit Size     

Source: Surveyed by Reinhold P. Wolff Economic Research, Inc., May, 2019 of 47 rental

apartment developments with 10,916 units.



TABLE 19

TREND OF MULTI-FAMILY APARTMENT RENTS

Lee County

2002 - 2019

Survey Date 1-Bedroom 2-Bedroom 3-Bedroom Overall Average 

September, 2002 $666 $788 $977 $767

November, 2003 $681 $822 $990 $792

November, 2008 $698 $843 $1,052 $821

March, 2013 $750 $891 $1,096 $865

August, 2015 $918 $1,082 $1,331 $1,057

April, 2016 $987 $1,146 $1,403 $1,122

July, 2016 $986 $1,170 $1,373 $1,131

May, 2017 $1,043 $1,225 $1,452 $1,186

October, 2017 $1,060 $1,237 $1,446 $1,198

January, 2018 $1,070 $1,250 $1,432 $1,206

November, 2018 $1,119 $1,271 $1,490 $1,238

May, 2019 $1,121 $1,295 $1,465 $1,248

11/08 - 3/13: +1.7% +1.3% +1.0% +1.2%

3/13 - 4/16: +10.2% +9.3% +9.1% +9.6%

8/15 - 7/16: +8.1% +8.9% +3.4% +7.6%

7/16 - 11/18: +5.8% +3.9% +3.7% +4.1%

5/17 - 5/19: +3.7% +2.9% +0.4% +2.6%

11/18 - 05/19: (Annualized) +0.4% +4.5% -4.0% +1.9%

Average Monthly Rate

Annualized % Changes



TABLE 20

DISTRIBUTION OF RENTER HOUSEHOLDS

BY RENTS PAID

Lee County And The City of Cape Coral

2019

Lee City of Cape Coral

     Rent Ranges      County  Market Area

   Less Than $300 1.0% 0.1%

     $  300 -    399 0.8% 0.5%

         400 -    499 1.1% 1.0%

         500 -    599 1.8% 0.9%

         600 -    699 3.1% 3.3%

         700 -    799 4.5% 5.0%

         800 -    999 11.0% 18.4%

      1,000 - 1,249 40.7% 18.9%

      1,250 - 1,499 17.9% 26.8%

      1,500 + 18.2% 25.1%

     TOTALS 100.0% 100.0%

Median Rent Paid $1,163 $1,267

          Percent Of Households:  (1)         

(1) Includes renters in all types of housing occupied on a rental basis.

Source: U.S. Census of  Housing, 2000 and 2010; 2019 estimated by Reinhold P. Wolff Economic 

Research, Inc. based on trends revealed by U.S. Census.
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CHAPTER IV 

CHARACTER OF RENTAL HOUSING AND AFFORDABILITY 
 

A. Character Of Existing Multi-family Apartments 

 1. The City of Cape Coral 

  As indicated previously, there are few sizeable multi-family apartment developments in 

the City of Cape Coral. 

 It is estimated that in 2019 there are about 4,242 multi-family rental apartments located in the 

City.  These are units in buildings having three or more units.  The vast majority of the developments 

have fewer than 20 units.  As of May, 2019 this research firm has identified only 10 developments 

with 20 or more apartments.  These developments contain a total of 1,340 units. 

 Table 21 lists 10 of the larger multi-family apartment developments in the City of Cape Coral 

and shows some basic development characteristics. 

 The Cape Coral Apartment developments are, overall, older averaging about 30 years old and 

they range from one to 54 years old.  All but one of the developments have been initially leased-up 

and they report a current vacancy rate of 1.2%. 

 The Cape Coral Apartment developments cover a broad range of sizes, age and rents.  Two of 

the developments are lower-income affordable tax credit developments while the others are market 

rate developments.  The older and smaller developments have rents comparable to the lower income 

affordable developments. 

 Information available regarding unit sizes and rents generally indicate one-bedroom units with 

an average of about 748 square feet and an average rent of $1,112 or 148.7¢ per square foot of 

livable area.  Two-bedroom apartments generally offer an average of about 1,105 square feet and 

have an average rent of about $1,295 or 117.2¢ per square foot.  Three-bedroom apartments in the 

City of Cape Coral developments offer an average of about 1,294 square feet and rent for an average 

of about $1,289 or 99.6¢ per square foot of livable area. 

 2. Lee County 

 Table 22 shows the summary development character of market rate apartment developments 

located throughout Lee County.  The analysis includes 47 apartment developments with a total of 

10,916 units. 
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 Table 23 shows the summary development character of newer market rate rental apartments 

developments in Lee County.  This analysis includes seven developments with a total of 2,122 units.  

These developments average only two years old and three of them are still in lease-up.  Of those 

developments which are fully completed and initially absorbed the vacancy rate stands at only 3.3%, 

considerably lower than the 5.3% rate found in the market rate developments located throughout Lee 

County.  These newer developments have experienced an average monthly absorption rate of 24.5 

units during their lease-up. 

 The Lee County apartment developments are representative of the character of market rate 

multi-family apartment developments which could be offered in the City of Cape Coral.  The low 

vacancy rate found in these developments is testimony to their overall success throughout the 

County. 

 Information regarding the newest apartment developments in Lee County is presented in order 

to show how the newer multi-family apartment developments are different than apartment 

developments throughout the County overall.  The overall average monthly rent in the newer 

developments is about 7.8% higher than the average found in market rate apartment developments 

countywide while the rent per square foot is 10.4% higher. 

B. Investor Units Offered For Rent 

 An analysis of MLS listings of single family homes and condominiums offered for rent in May, 

2019 was undertaken. 

Most of the current MLS listings examined, 118 of the 179 listed, are single family homes.  As 

Table 24 shows, the majority of single family homes offered for rent in the City, 65.3%, are three-

bedroom homes, 22.0% are four-bedroom and 12.7% are two-bedroom  homes. 

The average asking rent for the two-bedroom homes is $1,636 or 140.1¢ per square foot while 

the three-bedroom homes have an average asking rent of $2,406 or 140.7¢ per square foot of livable 

area.  The four-bedroom homes have an average asking rent of $2,027 or 90.9¢ per square foot.  (See 

Table 24.) 

Most of the condominium units offered for rent, 83.6%, are two-bedroom units while 11.5% are 

three-bedroom units and 4.9% are one-bedroom units.  The one-bedroom units have an average 

asking rent of $925 or 135.8¢ per square foot of livable area while the two-bedrooms rent for an 

average of $1,159 or 110.3¢ per square foot and three-bedrooms $1,379 or 101.2¢ per square foot.  

(See Table 24.) 
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C. Rent Affordability 

 The widely accepted rent-to-income affordability factor in the market is 35%.  Renter 

households spending more than 35% of their income for rent are considered to be rent burdened. 

 As shown in Table 12 of this report, the median income of renter households in the City of 

Cape Coral is $42,961 and the median rent affordable is $1,253 per month.  In Lee County overall, 

the median renter household income is $39,484 and the median rent affordable is $1,152.  

 Analysis of U.S. Census data for 2010 indicates that 47.0% of the renter households in the City 

of Cape Coral were rent burdened in 2010 versus 43.3% in Lee County overall.  Table 25 shows the 

percentage of renter households by income range which are spending more than 35% of their 

household income for rent.  The data clearly indicates that households earning under $35,000 are 

particularly rent burdened. 

 The lack of multi-family apartments in the City of Cape Coral is a major factor in its higher 

percentage of rent burdened households.  In the City an estimated 69.4% of the renter households 

rent single family homes which have higher rents overall than multi-family apartments. 



TABLE 21

MULTI-FAMILY APARTMENT DEVELOPMENTS

City of Cape Coral 
May, 2019 

Name/Location
Total 
Units

Year
Built

Current
Vacant General Rent Character

Crossings at Cape Coral
1150 Hancock Creek S. Blvd

Coral Village I & II
121 NE 10th Place

Coral Cove
1751 Four Mile Cove Abury

Cabana Club South
4616 S.W. 8th Place

Parker House Apartments
808 Miramar St.

Amhest Manor Apartments
4824 Atlantic Ct.

Camelot Trace
4920 - 5004 Chiquita Blvds.

Midtown Cape Coral Apartments
2310 SW 17th Place

Coralina Apts. (1)
3305 Grant Cove Cir.

Uptown At Liberty Apts. (2)
2505 Liberty Park Dr.

1,340 12

   LU= In Lease-up.
* Units in development initially leased-up = 1,020
   Initially absorbed projects 1,020  Vac 12 =  1.2%

320 2018 93/LU 1BR,  2BR  $1,240-669

90 2017 0 1BR/1B & 2/2 $1,335-$1,625

186 2018 11
1BR,  2BR, & 3BR $1,225-
$1,669

Affordable 1-4 BR units 
800-1,479 S.F. L/A 
$695-$1,077

Affordable - Seniors 1-2BR
35%, 50% and 60% ami $350-
$773
Condo. Conversion Rental
market rate 2 & 3 BR
1,110 - 1,190 S.F.
$1,180-1,230

Market Rate 2BR
1,100 S.F.
$900

2/2 $800-$900

2/1 - 1,080 - 1,050 s.f.

1,000 - 1,400 s.f.24 1988 0

31 1967 0

108 1965 0

289 2001 0

52 1986 0

02000168

72 11998

(1)  Just finishing lease-up.
(2)  In leased-up with 320 units completed 227 occupied.

Source: Surveyed by Reinhold P. Wolff Economic Research, Inc., May, 2019.



TABLE 22

SUMMARY CHARACTER OF MARKET RATE 
 APARTMENT DEVELOPMENTS 

Lee County
May, 2019

Average
Rent Per

% Of Average Square Foot
Unit Type Units  Monthly Rent  Per Month 

Studio/Eff. 1.8% 531               Sq. Ft. $1,061 199.8¢

1 BR/1 B 35.1% 752               $1,121 149.1¢

2 BR/1-2 B 51.8% 1,072            $1,295 120.8¢

3 BR/2 B 11.3% 1,332            $1,465 110.0¢

Overall 100.0% 979               $1,248 127.5¢

Average 
Square Footage
   Livable Area   

Source: Field survey by Reinhold P. Wolff Economic Research,  Inc., of 47 rental apartment
developments located throughout Lee County with 10,916 units.



TABLE 23

SUMMARY DEVELOPMENT CHARACTER
NEWER MARKET RATE APARTMENT DEVELOPMENTS 

Lee County
May, 2019

Average
% Of Rent Per

Unit Type Units   Sq. Ft. L/A  

1BR/1B 42.5% 733    Sq. Ft. $1,199 163.5¢
    Range ----- 545    - 948    $1,065 - $1,380 130.2 - 216.1¢

2BR/1B 1.4% 916    $1,315 143.6¢
    Range ----- $1,315 - $1,390 143.6 - 151.7¢

2BR/2B 42.5% 1,094 $1,430 130.7¢
    Range ----- 954    - 1,454 $1,295 - $1,805 117.3 - 150.4¢

3BR/2B 13.6% 1,222 $1,536 125.7¢
    Range ----- 1,010 - 1,350 $1,295 - $1,770 99.5 - 143.1¢

100.0%

 - -  - - 

Average Average (2)
Square Footage Base
   Livable Area    Monthly Rent 

(1)  Includes 7 recently completed or currently under construction/lease-up developments in Lee County.

(2) Base rent is the lowest rent at which a unit is offered.  Rent concessions, if any, are
deducted in calculating the average rents.

Source: Field survey by Reinhold P. Wolff Economic Research,  Inc., 



TABLE 24

INVESTOR UNITS OFFERED FOR RENT
City Of Cape Coral

May, 2019

Average
# Average Rent Per

Unit Type Listed  Monthly Rent   Sq. Ft. L/A  

1BR/1B 0 - - -  - - -

2BR/1-2B 15 1,168 Sq. Ft. $1,636 140.1¢

3BR/2B 77 1,710 $2,406 140.7¢

4BR/2-4B+ 26 2,231 $2,027 90.9¢

118

Average
# Average Rent Per

Unit Type Listed  Monthly Rent   Sq. Ft. L/A  

1BR/1B 3 681 Sq. Ft. $925 135.8¢

2BR/2B 51 1,051 $1,159 110.3¢

3BR/2-3B 7 1,362 $1,379 101.2¢

61

Average 
Square Footage
   Livable Area   

Single Family Homes

Condominiums

Average 
Square Footage
   Livable Area   

 - -  - - 

Source: Analysis of MLS listings in May, 2019 by Reinhold P. Wolff Economic Research,  Inc. 



TABLE 25

PERCENT OF RENTER HOUSEHOLDS SPENDING 
35% + OF INCOME FOR RENT

Lee County And City of Cape Coral
As of April, 2010

Income Group Lee County City of Cape Coral

Under $10,000 69.1% 73.3%

$10,000 - 19,999 82.9% 88.4%

$20,000 - 34,999 67.3% 81.3%

$35,000 - 49,999 22.8% 32.7%

$50,000 - 74,999 9.6% 11.5%

$75,000 - 99,999 2.0% 1.5%

$100,000+ 0.3% 0.0%

% Spending 35%+ Income For Rent

Source: Analysis of U.S. Census data, 2010 by Reinhold P. Wolff Economic Research,  Inc., 
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CHAPTER V 

FORECAST OF RENTAL HOUSING DEMAND 

A. City of Cape Coral Rental Housing Demand 

 As was presented earlier in this report, the housing stock of the City of Cape Coral is forecast 

to increase by 2,562 units annually from 2019 to 2022.  Based on the percentage share of total 

housing growth which has historically been obtained by rental housing and the estimated potential 

for rental housing over the forecast period, Table 13 shows the forecasted demand for rental utilized 

housing in the City during the 2019 to 2022 period.  As the table shows, there is an estimated annual 

demand for 1,430 additional rental utilized housing units in the City from 2019 to 2022. 

Rental utilized housing includes all types of housing offered on a rental basis and can include 

multi-family apartments, condominiums, single family homes, duplexes and even mobile homes.  

Table 16, presented in section III of this report, shows the estimated number of rental utilized 

housing units in Lee County and the City of Cape Coral by type of housing. 

 Historical analysis throughout Florida by this consulting firm has shown that rental apartments 

can capture an 80% share of total rental housing demand if they are available in adequate numbers.  

This suggests that there is a demand for 1,144 additional rental apartment units per year in the City 

of Cape Coral from 2019 to 2022 generated from growth.  There is additional demand, however, as 

will be detailed in the remainder of this section of the report and Table 26.  (See Table 26.)   

 These estimates of the demand potential for rental housing are based, in part, on the historical 

share of total housing which rental utilized housing has represented.  The number of rental utilized 

housing units in the City increased by only 54 units per year from 1990 to 2000 and by 1,146 

annually from 2000 to 2010.   From 2010 to 2019 the number of rental utilized housing units is 

estimated to have increased by an average of 1,005 units per year. 

 It is estimated that renter utilized housing in the City will reach 33,955 units in 2022 and that 

such housing will increase from the 32.9% estimated share of total housing in 2019 to 34.7% by 

2022.  This indicates an increase of 1,430 rental utilized housing units per year from the 2019 to 

2022. 

 It is important to note that the demand for rental apartments is not confined to the indicated 

demand for rental housing in the City of Cape Coral.  The forecast of demand is based on historical 

trends in household growth and resulting need for housing to accommodate the growth of 
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households.  The area has the potential to draw some additional demand from Lee County as a whole 

depending on the level of new unit supply in other areas of the County versus demand.   

B. Rental Housing Demand – Lee County 
 The number of renter utilized housing units in Lee County increased by an average of 511 units 

annually from 1990 to 2000 and the percentage of rental utilized housing units in the County fell 

from 27.8% to 23.5%. From 2000 to 2010, however, rental utilized housing increased by an average 

of 4,943 units per year and totaled 107,102 units representing 29.0% of all housing.  It is estimated 

that rental utilized housing in the County reached 142,536 units in April, 2019 representing 31.4% of 

all housing and indicating an average annual increase of 2,983 units since 2010.  (See Table 14.)   

 It is forecast that the percentage share of renter utilized housing in the County has the potential 

to increase to 33.8% of total housing by 2022 if an adequate supply of rental apartment units are 

offered.  This analysis indicates that there is a demand for 4,974 additional rental utilized housing 

units annually in Lee County from 2019 to 2022.  As in the City of Cape Coral, it is believed that 

rental apartments could capture an 80% share of total rental demand during the forecast period if 

units are built in adequate numbers.  As Table 26 shows, this indicates that there will be a demand 

for at least 3,979 additional rental apartment units in Lee County per year from 2019 to 2022.  This 

demand estimate does not include any existing demand in the County.   

C. Existing Demand For Multi-Family Apartments 

In addition to the demand for rental apartments generated from growth of renter households 

there is also an existing or “pent-up” demand for apartments which can significantly expand the 

market for multi-family apartments.  The existing demand is represented by the number of non-

apartment renters in an area which could be drawn to multi-family apartments over a period of time.   

As noted previously in this report, there are about 142,536 rental utilized housing units in Lee 

County of which 111,891 are non-apartment rentals consisting of single family homes, 

condominiums, duplexes or other types of housing.  In the City of Cape Coral about 25,423 of the 

29,665 rental utilized housing units are non-apartment rentals.  It is estimated that about 15.0% of 

these non-apartment renters could be drawn into multi-family apartments over a period of time.  It is 

estimated, therefore, that 16,784 of the non-apartment renter households in Lee County would be 

candidates for apartments over a period of 10 years or 1,678 per year.  In the City of Cape Coral 

about 3,813 of the non-apartment renters would be candidates for apartments or 381 units per year 

over a 10 year period.  (See Table 26.)   
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Based on the foregoing analysis of demand generated by growth and existing demand resulting 

from non-apartment renters who decide to rent an apartment, the estimated annual demand for multi-

family apartments in Lee County from 2019 to 2022 is 5,657 units.  In the City of Cape Coral the 

demand is for 1,808 units per year from 2019 to 2022.  This includes an additional 5.0% share of the 

countywide demand which it is believed that the City could capture.  The estimate that the City can 

capture the additional 5.0% share of the countywide demand is based on analysis of the percentage 

share of existing rental utilized housing units in the City to that of all rental housing in the County 

and anticipated trend in the City towards more multi-family housing. (See Table 26.)   

D. Additional Demand From Current Undersupply 

As indicated previously in this report, the current vacancy rate in the few sizeable rental 

apartment developments in the City of Cape Coral stands at 1.2%.  In Lee County overall the 

vacancy rate stands at 5.3%. 

The vacancy rate considered in the industry as generally reflecting a balanced market is 5.0%.  

The difference in the number of units vacant based on the surveys and the acceptable market 

vacancy rate represents a current undersupply which should be added to the demand for additional 

apartments or oversupply which needs to be deducted from the demand. 

As Table 26 shows, there is an estimated current oversupply of only 92 units in Lee County 

but an undersupply of 161 units in the City of Cape Coral.  When the demand is adjusted to account 

for the current undersupply or oversupply and spread over the three year forecast period it indicates 

an annual demand for 1,862 additional rental apartments in the City of Cape Coral and 5,626 

annually in Lee County overall over the 2019 - 2022 period. 

E. Adjustment To Demand For Pipeline Supply 

  There are seven apartment developments in Lee County which are currently 

under/construction/lease-up.  These developments are to provide a total of 2,182 units when fully 

completed.  Currently, 1,120 units have been completed and 728 occupied leaving 1,454 units still to 

be absorbed.  Only one of these developments is located in the City of Cape Coral.  This 

development, Uptown At Liberty, has all of its 320 units completed and 227 units are occupied 

leaving 93 units still to be absorbed.  The units remaining to be absorbed in the under 

construction/lease-up developments as well as units in developments known to be planned/proposed 

should be deducted from the  indicated demand in order to estimate the need for additional multi-

family apartments over the next three years.  (See Table 27.) 
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 Throughout Lee County there are ten apartment developments known to be proposed and they 

are to offer a total of 2,890 units if and when they are built.  One of the developments proposed 

which is to offer 342 units will be developed in two phases of 171 units each.  Only the first phase of 

171 units is included in the proposed development unit count since it is unlikely that both phases 

would deliver units in the market during the three year forecast period covered in this study. 

It should be noted that there are six small, under 25 units, developments known to be proposed 

and these small projects with only 69 units total are treated as one development.  These small 

projects as well as the two phase development are located in the City of Cape Coral. 

In addition to the 69 units proposed in the under 25 unit developments in the City of Cape 

Coral there are three larger sized developments proposed in the City of Cape Coral, including the 

two-phased development.  In total, 851 units are planned in these proposed developments in Cape 

Coral. 

Clearly, the units in developments currently under construction/lease-up will be completed and 

available for occupancy in the near future.  Developments which are currently planned/proposed are 

likely to be delivered into the market over the next three years if they are built. 

 The estimate of need for additional units is derived by calculating the three year demand for 

multi-family apartments and deducting the potential new unit supply, as shown in Table 26. 

 As Table 26 shows, the three year demand estimate for the City of Cape Coral is 5,586 units 

and for the County the three year demand estimate is 16,878 units. 

 When the units under construction/lease-up which are still to be occupied and units known to 

be planned are deducted from the three-year demand the result is the three-year need for additional 

units.  When put on an annual basis the average annual need for additional apartments in the City of 

Cape Coral is 1,547 units and in the County overall the estimated average annual need is for 4,178 

units. 

F. Need For Apartments By Income/Affordability Groups 

HUD is required by law to provide an estimated median household income for all metropolitan 

statistical areas annually.  The median income estimated by HUD is utilized by the agency for their 

various programs requiring affordability considerations.  These median incomes, referred to as the 

area median income (AMI), have been adopted by the Florida Housing Finance Corporation and 

various other agencies to be utilized in their various housing programs involving affordability 

considerations. 
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The HUD designated AMI for Lee County for 2019 is $67,100.  The following lists several 

income groups and shows the relevant income ranges, rents affordable in each range and percent of 

renter households in the City and County falling into each group: 

 

% of Households 

Income Group % of AMI County City Rents Affordable* 

Under $20,130  Under 30% 22.0% 16.3% Under $587 

$20,131 - $33,550 30% - 50% 19.7% 20.1% $588 - $979 

$33,551 - $53,680 50% - 80% 25.4% 27.0% $980 - $1,565 

$53,681 - $80,520 80% - 120% 18.2% 22.4% $1,566 - $2,349 

$80,521+ Over 120% 14.7% 14.2% $2,350 + 

        100.0%     100.0% 

*Rent affordable without spending more than 35% of income for rent. 

 

Table 28 shows the estimated average annual need for additional multi-family apartments by 

household income groups in the City of Cape Coral and in Lee County overall for the next three year 

period. 

 

 



TABLE 26

SUMMARY OF EXISTING AND FUTURE INCREASE IN

 DEMAND FOR MULTIPLE FAMILY RENTAL APARTMENTS

Lee County And The City of Cape Coral 

2019 - 2022

Lee City of

    County    Cape Coral

* Forecast Of Increase Of Rental

   Utilized Housing, Per Year:

          (See Tables 13 & 14):  

                                    2019 - 2022 4,974 1,430

* Forecasted Increase In Demand For Multiple (1)

   Family Apartments-Generated 

   From Growth (80% Share Of Rental

   Utilized Housing Increase):

                                     2019 - 2022 3,979 1,144

* Existing Demand:

    ·  Total Rental Utilized Housing, 2019 142,536 29,665

    ·  Non-Apartment Rental Utilized 

       Housing, 2019 111,891 25,423

    ·  Estimated % Interested in Rental Apts. 15.0% 15.0%          

    ·  Estimated Number Interested In Apts. 16,784 3,813

    ·  Estimated Number Non-Apartment

       Renter Households Drawn To

       Apartments, Per Year, 2019 - 2022: (2) 1,678 381

   

* Total Estimated Annual Demand 

   For Apartments, Generated From

   Growth And Existing Demand

                                     2019 - 2022 5,657 1,525

    ·  City Potential Additional (3)

         Share Of The County Demand,

         Estimated At 5.0%:

                                     2019 - 2022 0 283

    ·  Sub-Total Estimated Annual Demand 

       For Apartments

                                     2019 - 2022 5,657 1,808

* Additional Demand From Current Undersupply:

    ∙  Total Multi-Family Apartments 30,645 4,242

    ∙ % Vacant Units (5.3%/1.2%) 1,624 51

    ∙  Vacant At 5% Market Level 1,532 212

    ∙  Indicated Current Over/Under Supply (1,624-1,532)/(222-53) 92 161

    ∙  Capture Undersupply Over 3 years -31 54



TABLE 26

SUMMARY OF EXISTING AND FUTURE INCREASE IN

 DEMAND FOR MULTIPLE FAMILY RENTAL APARTMENTS

Lee County And The City of Cape Coral 

2019 - 2022

Lee City of

    County    Cape Coral

   ∙ Total Estimated Annual 

      Demand For Apartments 5,626 1,862

   ∙  Total 3-year Demand 5/19 - 5/22 16,878 5,586

*  Pipeline Supply Adjustment: 

   ∙  Still to be absorbed in developments under 

      construction/lease-up: 1,454 93

   ∙   Units Planned/Proposed: 2,890 851

               ∙  Total Pipeline Supply:  4,344 944

   ∙  Estimated Need For Additional

        Units, 3-Years Total 12,534 4,642

   ∙  Average Annual Need

      For Additional Multi-Family Apartments (2019 - 2022) 4,178 1,547

(1) Based on analysis of Florida rental markets in which an adequate supply multi-family units are 
being offered. 

(2) Assumes that households representing existing demand could be drawn into the market over a 



TABLE  27 
 

RENTAL APARTMENT DEVELOPMENTS 
PLANNED/UNDER CONSTRUCTION/LEASE/UP (1) 

Lee County 
May, 2019 

 

 
Name/Location 

Total 
Units 

Planned 
 

Comments/Status 
Uptown At Liberty * 
2505 Liberty Park Dr. 
Cape Coral 
(Aileron Capital Management) 

320 
LU 

Development in lease-up. All units 
complete; 227 occupied.  

Surfside Corner, LLC * 
SW 23rd Street, SW 21st Avenue and 
SW 23rd Lane. 
City of Cape Coral 

Phase I=171 
Phase II=171 

PL 

Requested site plan permit.  Three 4-story 
garden apartment buildings. 
 

Savona * 
1730-1822 Savona Parkway W. 
City of Cape Coral 
 

319 
PL 

Has been approved. 

Springs at Judd Creek * 
Exact Address Unknown 
City of Cape Coral 

292 
PL 

Under review 

Hancock Bridge * 
233-309 Hancock Bridge Parkway 
City of Cape Coral 

96 
PL 

Submitted for review. 

Isles of Porta Vista * 
3977-3995 Porta Vista 
City of Cape Coral 

228 
PL 

Permits issued. 

SW 8th Place  * 
3221-3409 S.W. 8th Place 
City of Cape Coral 

54 
PL 

Permits issued. 

Six scattered small projects. * 
City of Cape Coral 

69 
PL 

Small multi-family under 25 units each - 
average 12 units. 

Venetian Apts.  
4151 Winkler Road Extension 
City of Fort Myers 
(Camden Land Partners) 
 

436 
LU 

Development completed with 244 units 
occupied. (See Table 23) 



TABLE 27 (CONTINUED) 
 

RENTAL APARTMENT DEVELOPMENTS 
PLANNED/UNDER CONSTRUCTION 

 Lee County  
May, 2019 

 

 
Name/Location 

Total 
Units 

Planned 
 

Comments/Status 
Grand Central Apts.   
4944 S. Cleveland Ave. 
Fort Myers 
(Aileron Capital Management) 
 
 

280 
UC 

Market rate development of 1, 2 & 3-
bedroom units.  Mix of 3 and 4-story 
buildings. Started construction in 
July/2018.  HUD insured development. 
 

Carlton Fort Myers  
Metro Plantation Rd, S. Colonial Blvd. 
Fort Myers 
(The Mahaffey Group) 

460 
PL 

Market Rate development – parameters not 
public information to date. 

Coral Pointe At the Forum 
3100 Champion Ring Road 
Fort Myers 
(InvestRes) 
 

252 
LU 

All units completed with 194 occupied. 
(See Table 26) 

Easton Apts. 
SWC of 1st & Fowler Street 
Downtown Fort Myers 
(BG Framework, LLC.) 

273 
PL 

Approved – construction scheduled to start 
May/2019 with first delivers 
September/2020.    
5-stories 

The Edison Apts.  
5015 Mina Cir.  
Fort Myers 
 
 

327 
UC/LU 

 

Still under construction estimated completion 
by end of 2019.  Pre-Leasing for July, 2019 
move- ins. 
 

River District Apartments   
2144 McGregor Blvd. 
Fort Myers 
(Investment Group, LLC) 
 

343 
UC 

 

5-story mixed use development – upscale in 
character.  

Sanibel Straits  
16851 Pine Ridge Road 
Fort Myers 
(360 Res) 

224 
UC 

Development under construction with 112 
completed and 63 occupied. Rents range 
from $1,400 to $1,585 

Summerlin  Apartments   
NS of Summerlin Rd. immediately 
west of the Health Park Medical 
Campus  
(HFF) 
 

336 
PL 

Planned market rate development of 1, 2 & 
3-bedroom units.   
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RENTAL APARTMENT DEVELOPMENTS 
PLANNED/UNDER CONSTRUCTION 

 Lee County  
May, 2019 

 

 
Name/Location 

Total 
Units 

Planned 
 

Comments/Status 
The Apartments at Downtown Estero  
NE Corner of U.S. 41 and Broadway 
Avenue East 
Estero 
CH Estero Land 
 

310 
PL 

4-story elevator buildings; mix of 1, 2 and 
3-bedrooms. 
Quality market rate development 
preliminary development plans still under 
review.   
 

Arbor Glenn  
3811 Schoolhouse Road 
City of Fort Myers 
(Banks Engineering) 
239-939-5490 
 

360 
PL 

Development has been approved – but the 
site is currently listed for sale.  16.44 acre 
site. 

Gulf Coast Town Center Apartments 
Interstate 75 and Alico Road 
Fort Myers 
(North American Development 
Group) 
 

300 
PL 

Market Rate development – In planning 
stage. 

(1)  All developments listed are or will be market rate in character as will the subject. 

*  Located in the City of Cape Coral. 
 

LU = Recently Completed/In Lease-Up          UC = Under Construction               PL = Planned/Proposed 
 
 
Source:  Reinhold P. Wolff Economic Research, Inc. survey of planning, building and 

zoning departments and contact with individual developers.   239-574-0585  



TABLE 28

ESTIMATED NEED FOR ADDIITIONAL MULTI-FAMILY

APARTMENTS BY INCOME/AFFORDABILITY LEVELS

2019 - 2022

Income/Rent 

Affordable Groups Rent Affordable Lee County City of Cape Coral

Under 30% AMI Under $587 919           252

30% - 50% AMI $588 - $979 823           310

50% - 80% AMI $980 - $1,565 1,062        418

80% - 120% AMI $1,566 - $2,349 760           347

Over 120% AMI $2,350+ 614           220

   Total 4,178 Per Year 1,547 Per Year

AVERAGE ANNUAL NEED

AMI= Area Median Income (HUD designated)

Source: Estimates by Reinhold P. Wolff Economic Research, Inc. based on renter

household incomes and rent affordability data.



 

HHIISSTTOORRYY  
 

Reinhold P. Wolff Economic Research, Inc. has been serving the 
consulting and research needs of business, industry, and government in 
Florida for over 50 years.  The firm is one of the best known and most widely 
quoted economic research firms in Florida.   
 

The firm was founded in 1961 by Dr. Reinhold P. Wolff, a nationally 
recognized economist and business analyst.  Dr. Wolff brought to the firm 
over 35 years experience in economic research as a professor of economics at 
the University of Miami.  During his tenure at UM, Dr. Wolff founded and 
directed the Bureau of Business and Economic Research.  In 1974 Dr. Wolff 
retired.  At that time, L. Keith White became President and owner of the 
firm.   

 
Mr. White brought to the firm an expertise in real estate analysis. 

Particularly well versed in market feasibility and land use issues, he has 
directed studies for many billions of dollars worth of real estate throughout 
the State of Florida.  Mr. White is acknowledged as one of the foremost real 
estate economists.   

 

CCOONNCCEEPPTT  
 

Reinhold P. Wolff Economic Research, Inc. recognizes the need for 
real estate consultants to be familiar with the area in which a proposed 
development is located.  By conducting original research and publishing 
regular reports based thereon, we are better able to respond quickly and 
effectively to our clients’ research needs.  We maintain up-to-date research 
facilities at our office in Oakland Park and collect original (primary) research 
data on a quarterly basis.  This allows us to commence work immediately on 
each assignment.   

 
We are already familiar with the area and have basic research data on 

hand.  There is little mystery to the development of reliable solutions to the 
market and economic questions requiring research and analysis.  The 
research professional needs a sound understanding of the problem, timely 
knowledge of the local economy, and the ability to work quickly under 
pressure.  The trained professionals at Reinhold P. Wolff Economic 
Research, Inc. apply tested methods of market research and analysis to 
answer each clients’ needs.   

 

 
 



 

SSEERRVVIICCEESS  
 
Reinhold P. Wolff Economic Research, Inc. publishes Quarterly 

Housing Reports summarizing current housing market conditions for 
the following areas:   

 
Miami-Dade County      Broward County      Palm Beach County 

 
The firm also publishes a quarterly Rental Apartment 

Development Activity report for the three Southeast Florida Counties.  
This pipeline report presents information regarding the current status 
and character of apartment developments under construction, lease-up 
or planned/proposed in the counties.   

 
In addition to its regular publications, Reinhold P. Wolff 

Economic Research, Inc. provides the following research services: 
 
 

 MARKET FEASIBILITY STUDIES  MARKET ANALYSIS STUDIES 

 LAND USE STUDIES  IMPACT STUDIES (DRI) 

 CONDOMINIUM CONVERSIONS  PROJECT AUDIT 

 PROJECT SHOPPING  DEMAND FORECASTS 

 EXPERT TESTIMONY  ZONING ASSISTANCE 

 SPECIAL PRESENTATIONS  CONSUMER ATTITUDE SURVEYS 

 DATA SERVICE  DEVELOPMENT SITE LOCATION 

 
 
 
 
 
 
 
 



 

LL..  KKEEIITTHH  WWHHIITTEE  
PPRREESSIIDDEENNTT  

RREEIINNHHOOLLDD  PP..  WWOOLLFFFF  EECCOONNOOMMIICC  
RREESSEEAARRCCHH,,  IINNCC..  

 
L. Keith White, President and owner of Reinhold P. Wolff Economic 

Research, Inc. joined the firm in 1971 as a research associate.  In late 1972, 
he became equal owner with Reinhold P. Wolff, founder of the firm. In 1974, 
he became President and owner of the firm.   

 
Mr. White has directed numerous real estate and other market studies 

throughout Florida, Georgia, and the Midwestern United States.  He is 
particularly well versed in areas of land use, project feasibility, regional 
economic impact analysis, and solving marketing problems.  He has directed 
or been personally involved in market feasibility studies for many billions of 
dollars of residential and commercial real estate in Florida and over 320 for-
sale and about 1,000 rental housing developments.   

 
In his capacity as President of the firm, Mr. White advises land 

developers, lending institutions and others who are concerned with issues of 
market feasibility for both residential and commercial real estate 
developments.  He also authors regularly published Quarterly Housing 
Reports for several areas of Florida, presenting current market trends for both 
for-sale and rental housing.  He also writes columns for various trade 
magazines and newspapers, while being simultaneously quoted extensively 
by local, state, and national news media.   

 
Prior to joining Reinhold P. Wolff Economic Research, Inc., Mr. 

White conducted numerous residential and commercial market feasibility 
studies as an independent consultant in the Midwest.  His academic 
preparation includes a Master’s Degree in Business Administration and a 
Bachelor of Science in Business, with majors in marketing and management, 
from Eastern Illinois University.   

 
As a long-time resident of Florida, Mr. White has lived and traveled 

extensively throughout the state since 1971.  As a result, he has become 
intimately familiar with the various regions’ housing markets and economic 
trends.   
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