
 

 

Fourth Quarter 2011 Land Newsletter 
 

This month’s newsletter covers the Florida land market, which is one of the most difficult property types to value in 
the State of Florida at this time.  
 
STAY LEAN TILL 2015 
In the following analysis we attempt to make some sense of the Florida land market. Drawing conclusions from all 
these statistics and graphs can be confusing. What is clear is the demand for land in Florida has dropped dramatically, 
with transactions at 25% of the 2005 peak. Demand is lower than any time over the 12-year period we studied. It 
appears that most of the markets have bottomed out in terms of price points, most at levels from ten years ago. 
However, with significantly fewer transactions, the price points represent the more desirable properties. If the rate at 
which the less desirable parcels are unloaded increases, these median land value price points could come down 
further.  

In 1991, during the last major real estate crash, well-known Tampa Land Use attorney, Ron Weaver, crafted a saying, 
“Survive till 95”. As I review this data, I’ve been trying to come up with something that rhymes with 2015, “Stay lean 
till 2015”?  

 

 
What’s most striking is the dramatic decline in the number of transactions, falling from a peak of over 3,000 
transactions in 2005 to less than 800 in 2009, 2010 and year to date 2011.  



While 2005 hit the high point of transactions, 2006 was generally the high point for median land sale values, but 
developers had already started to pull back in terms of their purchasing, and many of the contracts had been 
negotiated in prior months. By 2007, the pull back was apparent in both median land sale price points and the number 
of transactions. Transactions continued to drop in 2008 and 2009, along with median price points. In 2009, values 
began bottoming out for industrial, residential and multi-family land, while commercial land continued to fall before 
bottoming out in 2010.  

Industrial land showed a significant jump in median land value in 2010, before falling back down in 2011. Commercial 
land bottomed out in 2010 and showed a slight uptick in 2011. Residential and multi-family land values began 
bottoming out in 2009 and edged slightly back up in 2010 and 2011. Generally land values today are at 2002 prices 
and the number of transactions are 30% of what they were in 2002.  

Therefore, this suggests that the transactions that are occurring are of the choicest parcels. Undoubtedly the sale of 
the less desirable land would bring the median values down. A review of current listings or a look at bank asset lists 
indicates that there is a significant amount of less desirable land inventory. 

Between 2000 and 2006 US median home values went up 57%, while Florida’s median home values shot up 113%. 
Since 2006, US home values have dropped 12% and are in the 2004-2005 price range and have seen an uptick in value 
since 2009. Florida home values dropped 40% since 2006 and are at 2002-2003 levels. Further, Florida home values 
are continuing to decline, albeit at a slower rate than experienced in 2008, 2009, and 2010.   

The sharp increase in residential and multi-family land transactions was driven by the rapid increase in the median 
home sale price in Florida. According to Zillow in 2000, the US median home sale value was $142,800 and the Florida 
median home sale value was $118,100. 
  

 

  



TAMPA BAY 

The Tampa Bay market shows the same trends as the State in terms of the number of transactions, with the current 
level of transactions over the past three years at 20% of what they’ve been at the peak.  

Commercial land in Tampa Bay hit a peak in value in 2003, and then again in 2007. Median land values actually went 
down in 2004, 2005, and 2006, but the number of transactions was also significantly higher. However, as the number 
of transactions dropped, the median values shot up, but now we’ve seen a downward trend in the median values of 
commercial land and at $6.69 per square foot, it is lower than any time during the 12 year trend.  Industrial land, after 
traditionally being in the $2.50 to $3.00 range, shot up in 2004 and reached heights as high as $6.64 per square foot in 
2005, while also registering over 101 industrial land sale transactions.  However, since that peak in 2005, the values 
and the number of transactions have dropped significantly.  Currently, with only 14 transactions year to date, median 
industrial land sales are at $3.92 per square foot. While residential and multi-family land transactions reached their 
peak in 2004 at 460, the value peak was reached in 2007 at $6.31 per square foot, however, that occurred with only 
53 transactions. Currently, residential and multi-family land sales are at $4.50 per square foot on only 39 transactions. 
Again, this represents the higher quality parcels being purchased, while the vast number of parcels are sitting idle. 

 

 
 

  



CENTRAL FLORIDA 
While the Tampa Bay market peaked in the number of transactions in 2005, Central Florida peaked in 2004. Central 
Florida’s commercial land sales registered only 84 transactions in 2010 and 70 year to date in 2011 after being at 449 
transactions in 2005.  

Median land value has dropped from $9.80 per square foot in 2006 and has moved erratically down to $4.96 in 2010 
before jumping to $10.22 per square foot in 2011.  

Industrial land sales have continued to fall in Central Florida from a high of 60 sales in 2006 to a low of 14 sales in 2010 
and less than 7 sales thus far in 2011. Prices in the $3.50 per square foot range is still higher than prices at the 
beginning of the last decade, but the number of transactions is only a fraction, indicating significantly less demand.  

Residential and multi-family land sales, after peaking at 439 transactions in 2003, began to trail off and has generally 
stayed in the 50 sales range annually since. Current median land values at $2.39 per square foot is at the lowest point 
in the 12 year period. It would appear that land values have bottomed out in the Central Florida market area, but 
again, this is based upon a significantly lower number of transactions.  

 
 

  



SOUTHEAST FLORIDA 

The Southeast Florida market is extremely dynamic and sets all of the records for price per land square foot. Unlike 
other Florida submarkets, the residential and multi-family land market in South Florida obtained the highest prices per 
square foot due to the significant condominium development. 

Median residential and multi-family land prices hit a high in 2005 at $44.25 per land square foot on 327 transactions. 
However, by 2006 both the median value and the number of sales began dropping dramatically.  

In 2007, the number of residential and multi-family land transactions dropped to less than an eighth of what it had 
been only two years earlier, and the median value was less than a third and continued to drop. Year to date, land 
values on 55 transactions are at $6.28 per square foot, putting it at 2003 and 2004 price levels.  

Commercial transactions, hit a peak in 2005 at 559, but hit the median value high point in 2006 at $32.55 per square 
foot. Values have declined steadily, hitting bottom in 2010 at $16.76 per square foot and climbing to $17.01 per foot 
in 2011. The number of transactions have been consistent since 2009, reaching nearly 100 transactions each year.  

Industrial land for the Southeast market also appears to be recovering. After reaching a high point of 186 transactions 
in 2005, the number of new transactions has fallen to less than 25 in 2009, 2010 and year to date 2011. Pricing hit a 
low point in 2010 at $9.53 per square foot and has moved back up to $11.28 per square foot in 2011.  

 



 

  



About Beshears & Associates 
Beshears & Associates is a commercial real estate appraisal firm located in Tampa, Florida. To date in 2011, our firm 
has valued over 650 properties throughout the State of Florida for special servicers, life insurance companies, federal 
agencies, and lending institutions. Periodically we publish a newsletter analyzing either apartments, retail, office, 
industrial or land property types within Florida in order to give our stakeholders information in which to make better 
investment and business decisions.   

If you know of someone who would like to be added to our mailing list or if you have any questions about our services, 
please contact David Beshears.  
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