
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Due Diligence Packet 
 

43 acres of prime real estate 
 

SDP approved for  
236 Detached Condominiums 

 
 

Contact 
Dave Steinberg 

111 Southwell Road 
Columbia, SC  29210 

(803) 234-2161 
 
 

**Disclaimer:  The accuracy of this information including, but not limited to, any information about the 
size or area of the land, zoning, entitlements, financial predictions, is not warranted or guaranteed.  This 
information should be independently verified if any person intends to engage in a transaction based upon it. 
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Park Profile 

 
 
 
Acreage:  43 Acres 
 
Location:  Naples, Florida 
   Approximately 4.2 miles North of Marco Island 
   East of SR951, at the end of Port au Prince Road 
 
Zoning:  Mobile Home (allows for Modular homes) 
 
SDP:   Approved for 236 homes (see attached plat) 
   Potential to be rezoned for 230 RV sites. 
 
Improvements:    

·  14 acres of lake & open space 
·  5 acres of natural preserve 
·  Pool and deck – needs renovation 
·  Storage facilities (75+ units) available for sale or rent 
·  Roads and parking 
·  Bike/jogging path around lake 
·  Picnic area near lake in wooded preserve. 
·  2 Tennis Courts 
·  Lake with 3 pedestrian bridges 
·  County water and sewer 
·  Impact fees valuing $4.8M paid for 236 units (see p23) 
·  Underground electric 
 

Features: 
·  Fiddler’s Creek borders two sides. 
·  Rapid growth area. 
·  5 miles to Marco Island beaches, shopping, restaurants 
·  High demand for affordable home ownership. 
·  Very few large parcels available in Naples.   

 
 
Terms:   Negotiable 
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Color Site Plan 
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Estimate of Value 

�
�

I.  Land -  $7,396,000 
 

·  Only 6 Naples sites w/ > 20 buildable acres for sale – Avg $/Acre = 
$298k 

·  Most sites in less desirable locations 
·  Closest site – Roost Road – 20 acres -  $345,000/acre 
·  Using ½ of the per acre price of the Roost Rd site ($172K/acre) 

property is worth $7,396,000.  This is very conservative. 
 

II.  Impact Fees -  $4,848,750.60 
 

·  128 sites * $7,250 (water/sewer) =  $    928,000 
·  236 sites * $16,613.35 (All other fees except Fire) =  $3,920,750.60 
·  See p19 & p23. 

 
III.  Infrastructure/Improvements - $750,000 

 
·  Lake 
·  Roads/Parking 
·  Sewer Lines & Lift Station 
·  Water lines & Meters 
·  76 Storage Units 

·  2 Tennis Courts 
·  Pool & Deck 
·  Bridges & Dock 
·  Underground Electric 
·  Site Clearing 

 
IV.  SDP Approval - $500,000 

 
·  Save 12-18 months of time 
·  Interest on $10M at only 5% for 12 months is $500K 
·  Engineering costs 
·  Reduced risk with governmental uncertainty 

 
V. Environmental Mitigation - $100,000 

 
·  Most sites in Collier County will incur mitigation expenses. 

 
 

Property Value:  $13,594,750.60 
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Sec. 2.2.10. Mobile home district (MH). 
 
2.2.10.1 Purpose and intent. The purpose and intent of the mobile home district (MH) is to provide lands 
for mobile homes and modular built homes as defined in this Land Development Code that ensure that they 
are consistent and compatible with surrounding land uses. The MH District corresponds to and implements 
the urban mixed-use land use designation on the future land-use map of the Collier County Growth 
Management Plan. The maximum density permissible in the mobile home district and the urban mixed use 
land use designation shall be guided, in part, by the density rating system contained in the future land use 
element of the Collier County Growth Management Plan. 
 

The maximum density permissible or permitted in the MH district shall not exceed the density 
permissible under the density rating system, except as permitted by policies contained in the future 
land use element, or as identified in the Immokalee future land use map of the growth 
management plan. 
 

2.2.10.2. Permitted uses. The following uses are permitted as of the right, or as uses accessory to permitted 
uses, in the mobile home district (MH). 
 
2.2.10.2.1. Permitted uses. 
 

1. Mobile homes. 
 
2. Modular built homes. 
 
3. Family care facilities, subject to section 2.6.26. 
 
4. Recreational vehicles (RV) as defined in the TTRVC district for those areas zoned 
MHTT or MHRP prior to November 13, 1991, in accordance with an approved master 
development plan designating specific areas for RV spaces. The development standards 
of the TTRVC district (excluding lot size and area) shall apply to the placement and uses 
of land in said RV areas. 
 

2.2.10.2.2. Uses accessory to permitted uses. 
 

1. Uses and structures customarily associated with mobile home development, such as 
administration buildings, service buildings, utilities, and additions which complement a 
mobile home. 
 
2. Private docks and boathouses, subject to sections 2.6.21 and 2.6.22. 
 
3. Recreational facilities that serve as an integral part of a residential development and have 
been designated, reviewed and approved on a site development plan or preliminary 
subdivision plat for that development. Recreational facilities may include, but are not 
limited to, golf course, clubhouse, community center building and tennis facilities, parks, 
playgrounds and playfields. 
 
4. One single-family dwelling in conjunction with the operation of the mobile home park. 
 

2.2.10.3. Conditional uses. The following uses are permissible as conditional uses in the mobile home 
district (MH), subject to the standards and procedures established in division 2.7.4: 
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1. Child care centers and adult day care centers. 
 
2. Churches and houses of worship. 
 
3. Civic and cultural facilities. 
 
4. Schools, public and private. 
 
5. Recreational facilities intended to serve an existing and/or developing residential 
community as represented by all of the properties/lots/parcels included in an approved 
preliminary subdivision plat, PUD or site development plan. The use of said recreational 
facilities shall be limited to the owners of property or occupants of residential dwelling 
units and their guests within the area of approved preliminary subdivision plat, or site 
development plan. 
 
6. Model homes and model sales centers, subject to compliance with all other LDC 
requirements, to include but not limited to, LDC 2.6.33.4. as it may be amended. 
 

2.2.10.4. Dimensional standards. The following dimensional standards shall apply to all permitted, 
accessory, and conditional uses in the mobile home district (MH). 
 
2.2.10.4.1. Minimum lot area. 6,000 square feet. Any legally platted mobile home lot or any legally 
existing mobile home lot located within a mobile home rental park before the effective date of this Code 
and not conforming to the lot area standards of this Code shall be deemed to be a conforming lot. 
 
2.2.10.4.2. Minimum lot width. 60 feet. 
 
2.2.10.4.3. Minimum yard requirements. 
 
2.2.10.4.3.1. Front yard. 25 feet. 
 
2.2.10.4.3.2. Side yard. Seven and one-half feet, except when adjacent to public roads external to the 
boundaries of the project, 50 feet or when it is a waterfront yard, 10 feet. 
 
2.2.10.4.3.3. Rear yard. Ten feet. 
 
2.2.10.4.3.4. From exterior boundary of project or park, 15 feet or the minimum applicable yard, 
whichever is greater. 
 
2.2.10.4.3.5. Yard exceptions. Any nonconforming, platted MH lot of record or nonconforming MH lot 
located within a mobile home rental park which was in existence before the effective date of this Code shall 
be subject to the following standards: 
 

Front yard. Ten feet. 
 
Side yard. Five feet or zero feet, where carports are connected at corner lot line. Where a 
zero feet yard is utilized a minimum yard of ten feet must be utilized for the opposite 
yard. When a yard is a waterfront, the setback is 10 feet. 
 
Rear yard. Eight feet. (Waterfront: 10 feet.) 

 
2.2.10.4.4. Maximum height. 30 feet. 



 

  8 

 
2.2.10.4.4.1. Uses accessory to permitted uses. 20 feet. 
 
2.2.10.4.5. Maximum density. Maximum density shall be determined through application of the density 
rating system established by the Collier County growth management plan, or applicable policies contained 
in the future land use element, not to exceed 7.26 units per gross acre (1 unit per 6,000 square feet of land 
area) except as provided for legal non-conforming lots of record in section 2.2.10.4.1. 
 
2.2.10.4.6. Maximum lot coverage. (Reserved.) 
 
2.2.10.4.7. Minimum off-street parking. As required in division 2.3. 
 
2.2.10.4.8. Landscape requirements. As required in division 2.4. 
 
2.2.10.4.9. Required recreation area. The following amount of land or water shall be set aside and 
developed for recreational purposes within the mobile home rental park site: 
 

1. 300 square feet for each lot, for the first 100 lots. 
 
2. 200 square feet for each lot in excess of 100 lots. 
 
3. One-half of the water surface within the park may be credited toward the required 
recreation area, except that at least 50 percent of the required recreation area shall be land 
area. 
 

2.2.10.5. Signs. As required in division 2.5. 
 
2.2.10.6. Requirements and standards for hurricane shelters. All new, or existing mobile home 
subdivisions in the process of expanding, which are 26 units or larger in size shall be required to provide 
emergency shelters on-site or provide funding to enhance existing public shelters off-site. 
 
2.2.10.6.1. Minimum shelter size. Determined by the following formula: 
 
Minimum shelter size = a (sq. ft.) × b × c (units) × d (%) 
 

Example: 20 sq. ft. × 1.75 × units × 50% 
 

Where: 
a = The area approved for shortterm shelter by the American Red Cross for sleeping space per person. 
 
b = The occupancy rate of each mobile home or unit. c = The total number of lots in the subdivision. 
 
d = The average population rate occupying the subdivision during the June through November timeframe. 
 

2.2.10.6.2. Shelter elevation. The shelter shall be elevated to a minimum height equal to, or above, worst 
case category 3 flooding level (+16 feet above MSL) utilizing the current National Oceanic and 
Atmospheric Administration's storm surge model, known as Sea, Lake and Overland Surges from 
Hurricanes (SLOSH). 
 
2.2.10.6.3. Shelter construction. The design and construction of the required shelters shall be guided by the 
wind loads applied to buildings and structures designated as "essential facilities" in the Standard Building 
Code/1988 edition, table 1205. 
 
2.2.10.6.4. Additional requirements. All shelters shall provide the following: 
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1. Adequate glass protection by shutters or boards. 
 
2. Equipment for adequate emergency power. 
 
3. Adequate ventilation. 
 
4. First aid equipment. 
 
5. Potable water storage at the rate of ten gallons for each unit, divided by two. 
 
6. Kitchen facilities operated by natural or LP gas. 
 
7. Toilets and showers at the minimum rate of one fixture for every 40 units, divided by 
two. 
 
8. A minimum 144-square-foot locked storage room. 
 
9. Separate rooms that can be used for nursing and office/administration. 
 
10. Available year round. 
 
11. Have a shelter team trained by the Red Cross Shelter Management Training Program, 
provided by the park management, developer, association or other acceptable body. 
 
12. Have the park management confirm the availability of a shelter team to the emergency 
management department, emergency services division, prior to June 1 of each year. 
 
13. A permanent exterior wall sign size two feet by two feet to be located at the main 
entrance which shall identify the building as an emergency storm shelter, and capacity 
limits. 
 
14. A telephone and battery-operated radio within the shelter. 
 
15. A written agreement specifying the use of a shelter management team and the designated 
emergency storm shelters shall be entered into with the emergency management 
department, division of emergency services. 
 
16. A certificate of occupancy shall be issued for the emergency storm shelter before 
occupancy of the 26th unit is authorized. The shelter team shall be formed, trained and 
operational before a certificate of occupancy is issued for the shelter. 
 
17. Any required shelter space as herein provided may be equally designed to incorporate the 
above requirements and to serve a double purpose for the day-to-day needs of mobile 
home park residents as part of the common amenities regularly available to park 
residents. 
 

2.2.10.6.5. Off-site emergency shelters. A mobile home park developer or owner may, subject to the 
approval of the board of county commissioners, provide a cash contribution in lieu of on-site shelter 
facilities. The cash contribution will be computed by the following formula: 
 

a × b × c × d = Cash Contribution 
 



 

  10 

Where: 
 

a: Per capita rate 
b: Occupancy rate of each mobile home or unit 
 
c: Total number of lots in subdivision (including existing and proposed) 
 
d: Average population rate occupancy subdivision during June through November 
 
Example: $800 × 1.75 × 60 units × 50% = $42,000 
 

Said monies shall be placed in a special account managed by the emergency management director. 
Expenditures will only be made for capital improvements (window/door protection, generators, etc.) for 
American Red Cross designated shelter facilities that will benefit the area for which the cash-in-lieu of 
onsite sheltering originated. To the maximum extent possible, shelter enhancements will be made at 
facilities within eight road miles of proposed park or subdivision expansion. 
 
(Ord. No. 92-73, § 2; Ord. No. 93-89, § 3; Ord. No. 94-27, § 3; Ord. No. 94-58, § 3; Ord. No. 95-31, § 3; 
Ord. No. 95-58, § 3; Ord. No. 96-21, § 3; Ord. No. 97-26, § 3.B.; Ord. No. 99-6, § 3.A.; Ord. No. 00-92, § 
3.A.; Ord. No. 03-27, § 3.C.) 
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Original SDP 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Color Site Development Plan 
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Original SDP – Sheet 1 

 
 
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�
�

�
�

����������������������������
�

����
�
��
�����������������
�
�



 

  13 

�

Original SDP – Sheet 2 
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Original SDP – Sheet 3 
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Amended SDP – Page 1  
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Amended SDP – Page 2 
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Amended SDP – Page 3 
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Amended SDP – Approval Letter 
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Impact Fee Letter 
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Infrastructure Acceptance Resolution 
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Pictures 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Aerial view – approx. 5 miles from Marco Island & Gulf of Mexico 
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·  This picture is a couple of years old … still shows homes 
·  Only 8 homes left on property 

 



 

  23 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

  24 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Standing near W. property line facing east 
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·  Facing SW corner of the property 
 
·  Note water line stub outs on right. 
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* Entrance to the property (facing as though exiting the property) 
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* Eastern Border 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
* One of three pedestrian bridges over the lake 
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* One of eight homes still on the property 

 
 
 
 
 
 
 
 
 
 
 
 

·  76 Storage Units 
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FOR IMMEDIATE RELEASE  
 
Contacts: Arlene Carozza, NABOR, President, 239/877-7411  

   Michele Karrasch, NABOR, Manager of Events & Marketing, 239/216-4148  
 

NABOR REPORTS HIGHEST PENDING SALES IN 31 MONTHS  
 
March Real Estate Transactions Released for Naples Area  
 
NAPLES, Fla. – April 18, 2008 – Pending sales in the Naples area during March increased 
for the second consecutive month – resulting in the greatest market activity in the past 31 
months – according to a report released by the Naples Area Board of Realtors® (NABOR), 
which tracks home listings and sales within Collier County (excluding Marco Island).  
 
Overall pending sales, which are a key indicator of buyer activity, increased 7 percent year-
to-date in March, following a 10.6 year-to-date increase in February, which marked the end 
of a 28-month downward trend. This year-to-date increase was seen in both the condo 
market, which was up 6 percent, and the single-family home market, where pending sales 
increased 9 percent. 
 
 “This is the best March we’ve experienced in three years,” confirmed Arlene Carozza, 
NABOR President and Realtor®, noting that properties under $300,000 are leading this 
upward trend. “There is no doubt that lower-priced properties account for the majority of 
sales, but this is indicative of overall market improvement.” Carozza stated.  
 
The report, which provides annual comparisons of single-family home and condo sales (via 
the SunshineMLS), price ranges and geographic segmentation, also includes an overall 
market summary. The statistics are presented in chart format, along with the following 
analysis:  
 

�  Overall pending home sales under $300,000 in the greater Naples Area, which 
includes Naples Beach, North Naples, Central Naples, South Naples, East Naples, 
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Immokalee and Ave Maria, increased 69 percent, with 294 in March 2008 compared 
to 174 in March 2007.  

 
�  Overall homes sales were 388 in March 2008 compared to 440 in March 2007, a 
12 percent decrease.  

 
�  Overall condo sales decreased slightly with 237 sold in March 2008 compared to 
244 in March 2007; and condo sales under $300,000 increased 12 percent with 131 in 
March 2008 compared to 117 in March 2007.  

 
�  Single-family home sales decreased 23 percent overall, with 151 in March 2008 
compared to 196 in March 2007, but sales in the less than $300,000 category saw a 
33 percent increase with 56 in March 2008 compared to 42 in March 2007.  

 
 

�  The overall median sales price decreased 16 percent from the same month last 
year.  

 
“While the overall median sales price is still down, the gap is closing,” said Phil Wood, 
president of John R. Wood Realtors, pointing out that median sale prices are gradually rising 
and increased 8.4 percent year-to-date in the $300,000-$500,000 category. “If this trend 
continues, we will look back in a few months realizing the market hit bottom.”  
 
To view the entire March report, go to www.NaplesArea.com.  
 
The Naples Area Board of REALTORS® (NABOR) is an established organization 
(Chartered 1949) whose members have a positive and progressive impact on the Naples 
community. NABOR is a local board of REALTORS® and real estate professionals with a 
legacy of nearly 60 years serving 5,000 plus member-customers. NABOR is a member of the 
Florida Association of REALTORS® and the National Association of REALTORS®, which is 
the largest trade association in the United States with more than 1.3 million members and 
over 1,400 local boards of REALTORS® nationwide. NABOR is structured to provide 
programs and services to its membership through various committees and the NABOR Board 
of Directors, all of whose members are non-paid volunteers.  
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FOR IMMEDIATE RELEASE 
 
Contacts:  Arlene Carozza, NABOR, President, 239/877-7411 

Michele Karrasch, NABOR, Manager of Events & Marketing, 239/216-4148 

 
COLLIER COUNTY HOME SALES SOAR IN APRIL 
 
Report Shows Double-Digit Increases for Single-Family Homes and Condos 
 
NAPLES, Fla. – May 16, 2008 – High season in Naples culminated in strong home sales 
and the busiest month this year for local Realtors®, according to a report released by the 
NaplesArea Board of Realtors® (NABOR), which tracks home listings and sales within 
Collier County(excluding Marco Island). 
 
“We are thrilled to report positive numbers for April in both the single-family home and 
condomarkets,” said Arlene Carozza, NABOR president and Realtor. “Lower-priced 
propertiescontinue to comprise the majority of transactions, but we are now starting to 
see sales increase inthe higher-priced categories, which is indicative of overall market 
improvement.” 
 
Mike Timmerman, a senior associate with Fishkind & Associates, agrees with the reports 
findings. “The passing of Amendment 1 has helped to motivate buyers and spur sales, 
includingthe high-end market,” said Timmerman. “In addition, dropped prices have made 
peoplecontemplating a purchase decide that now is the time to buy.” 
 
The report, which provides annual comparisons of single-family home and condo sales 
(via theSunshine Multiple Listing Service), price ranges and geographic segmentation, 
also includes anoverall market summary. The statistics are presented in chart format, 
along with the followinganalysis: 
 

o Overall pending home sales in the greater Naples Area, which includes 
Naples Beach,North Naples, Central Naples, South Naples, East Naples, 
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Immokalee and Ave Maria, increased 25 percent, with 616 in April 2008 
compared to 494 in April 2007. 

 
o Overall pending home sales for properties priced between $300,000 – 

$500,000 increased 18 percent year-to-date. 
 

o Overall homes sales were 472 in April 2008 compared to 445 in April 
2007, a six percent increase; overall homes sales less than $300,000 
increased 62 percent with 238 in April 2008 compared to 147 the same 
month 2007. 

 
o Single-family home sales increased 17 percent overall, with 202 in April 

2008 compared to 172 in April 2007; single-family home sales in the less 
than $300,000 category saw a 177 percent increase with 72 in April 2008 
compared to 26 in April 2007. 

 
o Pending sales of single-family properties less than $300,000 were 131 in 

April 2008 compared to 30 in April 2007, a 337 percent increase. 
 

o Overall condo sales decreased one percent, with 270 sales in April 2008 
versus 273 salesin April 2007; however, pending condo sales increased six 
percent with 291 in April 2008 compared to 275 in April 2007. 

 
“These numbers confirm the momentum that has been building throughout 2008,” noted 
John Steinwand of Naples Realty Services. “We are now seeing double and triple offers 
on properties, which means the tide is turning.” 
 
Mike Hughes of Downing-Frye Realty agrees. “Sellers are getting realistic about pricing 
and buyers are realizing now is the perfect time to buy.” 
 
To view the entire April report, go to www.NaplesArea.com. 
The Naples Area Board of REALTORS® (NABOR) is an established organization 
(Chartered 1949) whose members have a positive and progressive impact on the Naples 
community. NABOR is a local board of REALTORS® and real estate professionals with 
a legacy of nearly 60 years serving 5,000 plus member-customers. NABOR is a member 
of the Florida Association of REALTORS® and the National Association of 
REALTORS®, which is the largest trade association in the United States with more than 
1.3 million members and over 1,400 local boards of REALTORS® nationwide. NABOR 
is structured to provide programs and services to its membership through various 
committees and the NABOR Board of Directors, all of whose members are non-paid 
volunteers. 
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The Market  

Toll Brothers CEO Interview  

Tuesday, May 13 
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The Market 

 

For Sale – Land zoned MH w/in 5 miles 

 

1. Roost Road – 20 acres - $6,900,000 

·  Zoning max density – 7.26 per gross acre 

·  145 unit potential 

·  $47,586 per site 

·  No impact fee credits/ No infrastructure/ No SDP 

·  Listing Agent: Gloria Morales (239) 455-4114 

 

2. Henderson Creek - $1,500,000 

·  35 homesite potential 

·  $42,857 per site 

·  No impact fee credits/ No infrastructure/ No SDP 

·  Listing Agent:  Fred Kermani (239) 659-4960 
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The Market  
 

For Sale – Mobile Home lots 

 

1. Ocho Rios – 15 homesites $1,500,000 

·  60 x 105 sites 
·  $100,000 per site 
·  No impact fee credits 
·  Listing Agent:  Fred Kermani (239) 659-496 

 

2. 177 Riverwood Dr - $115,000 

·  55+ Community 
·  75 x 111 lot 
·  City Water/ Septic 
·  No impact fee credits 
·  Listing Agent:  Carol Ann Smallwood  (239) 261-4004 

 

3. 506 Charlemagne - $99,900 

·  64 x 90 lot 
·  City Water/ City Sewer 
·  No impact fee credits 
·  HOA Fee - $210 quarterly 
·  Listing Agent:  Ellen Mann   (239) 571-4416 


