
Construction, Absorption & Vacancy
The real estate market crashed between the CMBS implosion in the summer of 2007 and the banking crisis in the 
fall of 2008, but there were a tremendous amount of projects already in the pipeline prior to the crash. 14,757,095 
square feet (SF) was delivered in 2008, followed by 6,445,348 SF in 2009. The crash further rocked the markets in 
2009 causing vacancy rates to spike from 5.2% in 2007 to 9.2% in 2009 with 7,205,592 SF of negative absorption. 
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4Q 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 YTD
Total Net Absorbtion 1,675,259 3,499,316 (7,205,592) 1,677,485 2,976,311 973,972 409,227 1,852,960 6,152,843 2,479,826 
RBA Delivered 2,427,103 14,757,095 6,445,348 3,019,029 784,844 1,121,090 886,355 1,773,517 2,455,936 665,620 
Vacancy Rates 5.20% 6.90% 9.20% 9.30% 8.70% 8.60% 8.40% 7.80% 7.20% 6.70%
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Jim Michalak is the founder and president of Plaza Advisors, a commercial real estate advisory firm that specializes 
in the investment sale of retail shopping centers throughout the Southeastern United States. According to Michalak: 
“Demand for retail investment product continues to out-pace supply particularly for core assets located in Florida’s 
major markets. Increased capital market participation and the low cost of capital has resulted in extremely aggressive 
cap rates, compared to historical, and high valuations are being achieved for market dominate assets particularly in 
Florida’s southeast “gold coast” markets. Grocery anchored product continues to be the most desirable. Limited new 
construction, increasing occupancies and rising rents have contributed to both the hyper debt and equity demand.
Publix Super Markets entry, dating back to 2012-2013, in acquiring Publix anchored assets has further disrupted 
the supply constrained market. Publix now owns approximately forty percent of its 772 operating stores in Florida. 
It is commonly assumed that these assets, by in large, will never recycle to the market. With a Right of First Offer 
or Refusal included in the majority of its leases, Publix has a strong competitive advantage in the marketplace, 
getting a look at nearly all of the Publix anchored assets which have been sold or offered for sale in recent years. 
The reduction of available Publix anchored product and limited traditional grocer competition within the state, has 
made the acquisition of grocery anchored investment product even more difficult. This is particularly true with high-
end grocery product anchored by Whole Foods, The Fresh Market and the like, which is highly sought after by retail 
investors. Florida suffers greatly with the lack of the “traditional grocery” sector product considering Albertsons and 
Sweetbay are non-existent. Walmart Neighborhood Market and Winn Dixie are the only grocers remaining in the 
traditional grocer sector. 
Another retail product investment trend gaining traction in this low yield environment is the migration of NNN investors 
into multi-tenant shadow or unanchored assets, particularly newly constructed product with long-term credit leases. 
By expanding their criteria to include multi-tenant product, investors which have traditionally focused on single tenant 
NNN deals and other bond-like alternatives are able to secure higher yields while maintaining quality cash flow and 
access to attractive debt.”

Capital Markets Overview 
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The market delivered 1,516,259 SF in 2014 
and 2,455,936 SF in 2015. Shopping center 
deliveries in the state have been considerably 
slower year-to-date, with 665,620 SF so far 
delivered. Still, the pipeline is full with about 
3,250,000 SF currently under construction.
Demand for space is still high, with almost 
11,000,000 SF of space having been absorbed 
over the past 3 years. This correlates with the 
compression of vacancy rates across the state. 
Retail centers and grocery anchored centers 
have tightened to 6.9% and 6.0% respectively. 
Publix continues to outperform and draw inline 
tenants to centers they anchor with a 4.7% 
vacancy rate. 
Of all the major Florida markets, Miami shopping centers continue to have the lowest vacancy rates, having dropped 
an additional 160 basis points (BPS) since 2014 to 5.4%. With respect to grocery anchored centers in Miami, rates 
have compressed 90 BPS to 4.8% and an additional 40 BPS to 4.4% for Publix anchored centers. Tampa, Orlando, 
and Jacksonville followed similar patterns, with Jacksonville dropping below 8% across the board with all centers 
compared to 11% back in 2014. 
All of the second tier markets have seen a compression as well, Cape Coral/Ft. Myers having seen the most dramatic 
decrease in vacancy rates with over 450 BPS amongst grocery anchored centers. Naples has the lowest vacancy 
rates of all the markets in the state with 3.5% for grocery anchored centers and 1.7% for Publix anchored centers. 
Overall, vacancy rates have compressed amongst growing demand and a strong retail market.

Retail Trends
The retail market is continuing to grow, with total 
commerce sales up 3.3% over last year. Total sales 
are now 21.2% higher than pre-recession levels 
and up 34.8% from post-recession figures. Strong 
consumer confidence is attributed to continued 
positive growth. 
According to PwC, retail currently contributes 
approximately 21% of Florida’s total gross 
domestic product through roughly 270,000 retail 
establishments providing over 2.7 million jobs. 
Grocery continues to be a strong leader in sales, 
representing over 20% of the state’s retail market. 
An increase in disposable income has correlated 
with a bump in restaurant sales as consumers 
spend more money on food outside the home. 
E-Commerce has continued to grow, posting $92.8 
billion in the first quarter of 2016. Online retail 
has had 144% sale growth since pre-recession 
periods, growing from 3.2% of total commerce 
sales in 2007 to 7.8% in 2016. While e-commerce 
has not destroyed brick-and-mortar stores as once 
thought, it has caused many retailers to evolve into 
a more brick-and-click model allowing consumers 
to browse in-store and buy online. 
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Source: Esri 2014 Retail MarketPlace Data, Beshears & Associates Market Research
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MSA 2010 2012 2014 2016 2010 2012 2014 2016 2010 2012 2014 2016
Miami-Ft Lauderdale-West Palm 9.3% 7.9% 7.0% 5.4% 9.3% 7.1% 5.7% 4.8% 8.3% 6.0% 4.8% 4.4%
Tampa-St Pete 11.3% 9.2% 8.7% 7.3% 11.1% 9.3% 7.4% 6.0% 6.9% 7.0% 5.2% 4.5%
Orlando-Kissimmee-Sanford 9.1% 9.8% 8.9% 7.2% 11.0% 12.4% 7.9% 7.0% 11.0% 9.9% 5.0% 4.7%
Jacksonville 12.3% 12.6% 11.0% 8.0% 9.5% 12.1% 9.6% 6.5% 8.4% 10.2% 8.7% 6.4%
Pensacola 12.6% 10.9% 7.5% 6.0% 15.9% 9.7% 8.9% 8.6% 11.1% 3.1% 0.9% 1.5%
North Port-Bradenton-Sarasota 12.1% 11.0% 10.1% 7.6% 9.4% 8.5% 6.7% 5.6% 9.1% 7.9% 6.0% 5.3%
Cape Coral-Ft. Myers 12.7% 12.0% 10.7% 8.0% 11.3% 11.3% 9.8% 5.3% 8.4% 10.0% 6.6% 3.9%
Lakeland-Winter Haven 11.4% 11.0% 8.7% 7.2% 10.0% 10.7% 8.5% 10.0% 9.0% 8.3% 5.9% 5.5%
Palm Bay-Titusville-Melbourne 12.4% 16.8% 13.9% 11.7% 12.1% 14.1% 10.8% 10.2% 9.2% 11.4% 8.3% 6.6%
Deltona-Daytona Beach 8.6% 11.1% 12.1% 8.7% 7.9% 11.7% 11.7% 11.0% 7.5% 12.3% 10.8% 10.2%
Tallahassee 8.4% 9.1% 6.0% 6.6% 8.1% 12.2% 8.2% 6.1% 6.4% 9.8% 8.7% 6.7%
Ocala 13.6% 13.2% 13.2% 12.0% 11.1% 13.3% 12.8% 8.1% 11.4% 13.5% 13.0% 13.4%
Naples 10.7% 9.4% 8.3% 8.0% 7.5% 6.5% 4.0% 3.5% 3.7% 4.2% 3.0% 1.7%
Gainesville 7.5% 8.4% 8.5% 6.8% 4.7% 6.1% 9.0% 8.7% 2.9% 3.1% 6.2% 5.5%
Florida 10.1% 9.7% 8.9% 6.9% 10.0% 9.4% 7.7% 6.0% 8.4% 7.7% 6.1% 4.7%

Publix Anchored
Retail Center Vacancy Rates

Grocery AnchoredRetail Centers

Source: CoStar, Beshears & Associates Market Research
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Shifting to consumer demand, convenience shopping continues to pick 
up pace. Amazon now offers same-day delivery for many products 
including grocery. Tapping a big consumer market, Amazon hopes to 
continue sales growth building on a 28.2% revenue increase during 
the first quarter compared to last year. Walmart, which currently 
offers grocery pickup, is test running a grocery delivery partnership 
with ride-sharing service providers Lyft and Uber. Not falling behind, 
Publix is currently running a pilot program in South Florida with 
Instacart to delivery groceries to consumers doorsteps all through their 
smartphones. If successful, the program may expand across the state. 

In 2008, Albertsons sold 49 of its 93 Florida stores to rival Publix and 
began a slow exit from the state, which resulted in only three remaining 
stores.  With the Albertsons acquisition and merger of the Safeway chain, the California retailer now has a beach head 
in a state to compete against the dominant home grown Publix. This is not Safeways first expedition into the Florida 
market, in the late 80’s they entered the state with a store concept named Save and Pack. The concept struggled 
to grow, with a final count of 8 stores prior to closing and selling the remaining stores to Kash N Karry (the future 
Sweetbay). 

Today, their three stores are strategically located in Tampa Bay, Orlando and Fort Lauderdale. Prior to being acquired 
by Alberstons, Safeway reported $37.1 billion for the 2014 fiscal year and was ranked as the #13 grocer in the 
country though a Market Force consumer survey, the Composite Loyalty Index (CLI). Safeway is ramping up in-store 
amenities, including digital coupons through an app and personalized deals. With only three stores, one in each 
region, the chain is heavily promoting one-hour grocery delivery with climate controlled trucks to maintain freshness. 
Another trend as retailers find innovative ways to engage consumer demand for convenient shopping.
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Grocer Wars 
Florida is the third largest state in the country adding over 360,000 persons annually, second only to Texas. Further 
Florida’s large tourism market provides additional grocery demand.  Despite the attractiveness of the market, national 
grocery chains have tried many times but have never been able to compete effectively with homegrown Publix. 
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Grocer
FL Market 

Share
Avg Sales 

Per SF U.S. Stores FL Stores Typical Footprint

FL 
Distribution 

Centers 2015 Q4 Sales 2015 FY Sales
Publix 35.51% $552 1,117 772 45,600 SF 8 $8,200,000,000 $32,400,000,000

Walmart 29.06% $423 5,264 361 40,000 - 179,000 SF 8 $93,215,000,000 $346,069,000,000

Winn-Dixie 20.95% $330 661 552 46,900 SF 6 N/A N/A

Save-A-Lot 4.01% $226 1,360 146 15,000 SF N/A $1,140,000,000 $4,600,000,000

Aldi 2.63% $296 1,500 90 18,000 SF 1 N/A N/A

The Fresh Market 1.45% $490 177 44 20,000 SF 4 $433,124,000 $1,860,000,000

Whole Foods 1.59% $937 421 26 45,000 SF 1 $3,400,000,000 $15,400,000,000

Costco 3.63% $1,142 492 22 142,000 SF N/A $35,000,000,000 $113,000,000,000

Trader Joe's 0.74% $2,167 457 17 10,000 SF 1 N/A N/A

Lucky's Market 0.15% $520 18 4 30,000 SF N/A N/A N/A

Earth Fare 0.14% $455 42 4 25,000 SF N/A N/A N/A

Safeway 0.10% $180 1,326 3 47,600 SF N/A N/A N/A

Sprouts 0.04% $549 218 1 30,000 SF N/A $930,300,000 $3,590,000,000

1Total grocer market share was calculated based off volume of stores located in Florida.

610 South Albany Avenue
Tampa, Florida 33606
www.beshears.net

Source: Beshears & Associates Market Research, SEC Filings, DJL Supermarket Location Research, JLL Retail ShopTopic 2014

Florida Grocer Market Data 

Grocer CLI Rank
Publix #2
Trader Joe's #3
ALDI #5
Costco #6
Safeway #13
Walmart #15
Source: Market Force

Publix continues to dominate the state, with over 772 
stores and about 36% of the total grocery market. The 
privately owned, cash rich, grocer has been making 
significant improvements and renovations to their current 
stores while actively buying both free standing and Publix 
anchored shopping centers now owning over 40% of their 
stores. Publix was ranked as the #2 grocer in the country 
through the CLI, a strong position for a primarily southeast 
based chain. Publix reported over $32.4B in sales for the 
2015 fiscal year, a 5.9% increase over the previous year 
building on the chains aggressive expansion.
Winn-Dixie, with their acquisition of the remaining 
Sweetbay stores from Delhaize back in 2013, has grown 
to a count of 552 stores in the sunshine state with about 
21% of the grocery market. The grocer plans to remodel 
over 50 stores this year, with a next generation concept 
that builds on organic product sales still at a competitive 
price. 
Walmart currently holds about 29% of the market share. 
The retail giant has four different store types in the state. 
Their supercenters, discount stores and neighborhood 
markets produce $423 of sales per square foot. Their 
Sam’s clubs produce almost $650 of sales per square 
foot. Overall, Walmart had roughly $346B in sales for the 
2015 fiscal year.
All together, Publix, Walmart and Winn-Dixie hold about 
86% of the market with the remainder split amongst 
speciality and discount grocers.

ALDI, having opened their 645,000 SF distribution center 
in Royal Palm Beach last year, has aggressively grown 
to approximately 90 stores in the state with about 2.6% of 
the market. A German based grocer, ALDI recently was 
ranked 5th on the CLI. They utilize an 18,000 SF site 
plan, putting ALDI on the smaller spectrum of grocers in 
Florida.  

Chasing the heels of the growing organic movement, a 
variety of niche organic grocers are all targeting Florida. 
Earth Fare, Sprouts and Lucky’s Market are searching for 
sites. Sprout’s will open their first location in the state in 
Tampa Bay and has identified another site in Sarasota. 
Lucky’s Market has the largest potential for swift growth, 
as one of Publix’s major national competitors, Kroger, 
has made a strategic partnership with the organic chain. 
Currently with only four stores in the state, Lucky’s plans 
to open seven stores this year and has the capital to 
execute it. 
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Development Trends
Looking back at the past year, a total of 125 
shopping centers were constructed in the 
state. The top 3 most active markets were 
Orlando, South Florida and Tampa Bay 
with 39, 29 and 18 centers going online 
respectively. Jacksonville had significant 
development as well, with 16 centers 
completing construction. 

Developers have been sticking to a smaller 
footprint for non-anchored shopping centers, 
compounding on the downward trend in size 
since the start of the century. The average 
shopping center is less than 30,000 SF, 
with significant production of neighborhood 
centers which lead the state by shopping 
center category at 44 units. Followed by 
strip centers, with an average of 18,690 SF 
and 28 units. Strip centers have become a 
popular asset for regional developers, with 
their ability to acquire value-add assets and 
redevelop them for attractive returns on exit. 

Competing with multi-family developers 
over larger sites, it is expected that retail 
development will continue to progress on a 
smaller scale. Florida 2015 Shopping Center Development Map

Source: CoStar, Beshears & Associates Market Research

Center Type Average SF

Community Center 19,228             Power Center 37,695             

Lifestyle Center 66,566             Strip Center 18,690             

Neighborhood Center 21,153             Super Regional Mall 47,000             

Outlet Center 176,827          Theme/Festival Center 27,968             
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Sale Trends 
Following the recession, captilzation rates peaked in 2011 
with a median cap rate of 8.5%. Year-to-date, the median 
cap rate in the market has dropped 138 BPS to 7.12% with 
a median price per SF of $118 for shopping centers in the 
state.  The market is close to pre-recession levels when the 
median cap rate was 7.0% in 2007.
We performed an eight year triple-net market rent study 
for shopping centers located in the major and secondary 
markets across the state. Overall, while cap rates have 
nearly returned to pre-recession levels, rents have had 
a much slower path of growth. On average, market rents 
are still 16.5% lower today than where they were in 2008. 
Of all the markets we tracked, only Pensacola was about 
4% higher today then in 2008. Outside of the panhandle, 
the Miami-Ft Lauderdale-West Palm MSA was largely 
unaffected with respect to rents due to its insulated position 
as a gateway market. While still 1.1% lower today than in 
2008, South Florida had the smallest decrease and the 
quickest recovery. The market with the worst rent drop since 
2008 was in Ocala which dropped from $17.26 per SF to 
$11.91 per SF today accounting for a 31% drop in rents. 
The underlying trend with rents and return to lower cap rates 
shows that while market competition and investor appetite 
for this asset class has grown, the cash flows supporting 
those investments are on a much slower path. This indicates 
that the shopping center real estate market is built on a 
much more solid foundation with room to grow investments 
over time. 

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016
Median $/SF $95 $105 $123 $134 $102 $56 $81 $59 $74 $85 $100 $118 $118
Median Cap Rates 8.67% 7.68% 7.16% 7.00% 7.24% 8.13% 8.14% 8.50% 7.43% 7.98% 7.80% 7.50% 7.12%
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Florida Shopping Center Sale Trends
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Source: CoStar, Beshears & Associates Market Research

2008 2010 2012 2014 2016

Miami-Ft Lauderdale-West Palm $21.66 $19.00 $19.00 $20.85 $21.43

Tampa-St Pete $16.49 $13.86 $13.45 $13.25 $12.91

Orlando-Kissimmee-Sanford $18.22 $16.97 $15.11 $14.43 $14.98

Jacksonville $15.75 $13.81 $12.75 $13.01 $13.14

Pensacola $12.19 $12.40 $12.28 $12.39 $12.65

North Port-Bradenton-Sarasota $16.67 $13.77 $13.43 $13.14 $13.59

Cape Coral-Ft. Myers $17.69 $13.39 $12.76 $12.75 $13.47

Lakeland-Winter Haven $15.80 $13.54 $11.57 $12.05 $12.45

Palm Bay-Titusville-Melbourne $13.72 $12.32 $11.48 $11.70 $11.29

Deltona-Daytona Beach $16.25 $13.92 $12.61 $11.69 $12.78

Tallahassee $13.42 $12.39 $14.60 $12.17 $12.88

Ocala $17.26 $11.99 $12.09 $11.09 $11.91

Naples $23.01 $16.79 $16.23 $17.14 $17.52

Gainesville $16.24 $14.58 $12.73 $13.50 $13.29

Florida $18.43 $15.78 $15.02 $15.47 $15.88

Retail Centers NNN Market RentsMSA
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BESHEARS & ASSOCIATES | Beshears and Associates is a commercial appraisal firm with offices in Tampa and Orlando. 
In addition to covering apartments, office, industrial, land, and retail, we have specialty practices in gas stations, self-storage, 
hotels and mobile home parks. Our staff of 11 appraisers complete over 650 appraisals annually in Florida and Georgia.

If you have questions about our practice, please contact David Beshears, MAI, MRICS at 813.254.2885 x204 or 
dbeshears@beshears.net.

If you have questions about the newsletter, please contact Robert Tyson, Analyst, at 813.254.2885 x210 or 
rtyson@beshears.net.

PLAZA ADVISORS | Plaza Advisors is a commercial real estate advisory firm that specializes in the investment sale of retail 
shopping centers throughout the Southeastern United States. Jim Michalak is the founder and President of Plaza Advisors. 
Jim can be reached at (813)  837-1300 x101 or jim.michalak@plazadvisors.com. 
The primary sources of information for this newsletter were derived from CoStar Realty Information, Beshears & Associates market  research, Plaza Advisors, and other 
published sources. The information contained in this newsletter was derived from sources we believe are reliable. We have not independently verified this information 
and we make no warranty or representation of its accuracy.

Sale Trends (Continued)
It is important to note, that retail coridors can create their own sub-markets. Tracking overall market rents provides a 
general trend, but does not necessarily indicate achievable rents inside each market.  

Publix remains quite active with store acquisitions across the state having identified stores they plan to purchase. The 
grocer is known to include a right of first offer clause (ROFO) inside their leases, allowing them to acquire assets they 
currently anchor if and when owners decide to sell. They have taken advantage of this clause with over 23 centers 
acquired in 2015 and approximately 13 centers in 2016. They account for over half of the 24 publix center transactions 
recorded in 2016 and half of the 46 transactions in 2015, making Publix the most active investor in Florida for Publix 
anchored shopping centers. 
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2010 2011 2013 2014 2015 2016 2010 2011 2013 2014 2015 2016
Publix Anchored $156.85 $152.53 $154.14 $113.00 $178.76 $179.88 7.50% 7.40% 7.07% 6.30% 6.25% 5.95%
Winn Dixie Anchored $44.96 $59.66 $64.31 $108.22 $93.70 n/a 8.50% 8.55% 9.36% n/a 7.96% n/a
Walmart Grocery Anchored n/a n/a $118.56 n/a $190.81 $116.70 n/a n/a 6.73% n/a 6.15% 4.50%
Save A Lot Anchored n/a n/a $72.22 n/a $62.56 n/a n/a n/a 9.80% n/a 8.39% n/a
All Centers $120.69 $98.90 $126.66 $100.00 $118.00 $118.00 8.00% 8.00% 7.85% 7.80% 7.50% 7.12%

2010 - 2016 Florida Retail Sale Summary
Median $ Per Rentable SF Median Cap Rate

Grocer Year $ Per Rentable SF Cap Rate
Publix Anchored 2016 $247.64 5.16%
Winn Dixie Anchored 2016 $87.88 8.50%
Walmart Grocery Anchored 2016 $256.19 4.50%
Save A Lot Anchored 2016 $79.89 7.50%
ALDI Anchored 2016 $168.93 7.00%
Whole Foods Anchored 2015 $387.17 5.50%

Select Retail Sale TransactionsOf the four grocery anchored tenants we tracked 
between 2013 and 2015, cap rates have compressed 
an average of 105 BPS. Publix now trades on a median 
cap rate of 5.95% and in 2016 traded as low as 5.16%. 
The tenants with the most compressed rates have 
been Publix, Walmart and Whole Foods all with sub-six 
cap rates. 

Market Outlook
The retail market has greatly recovered since the last market crash in the state of Florida. With low vacancies for 
shopping centers across the state, demand is high. There is room for growth and the market is built on a much more 
solid foundation than before. We expect development to continue, though on a smaller scale compared to the last 
cycle. New retailers entering the state will fuel competition and continue to provide innovative goods and services 
for consumers. While development is nowhere near pre-recession levels, the new pace of construction coupled with 
strategic rent growth indicates a positive outlook for shopping centers moving forward. 

Source: Plaza Advisors, CoStar, Beshears & Associates Market Research

Source: Plaza Advisors, CoStar, Beshears & Associates Market Research
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