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Executive Summary 

This Market Study/Economic Analysis provides a trade area review for the City of Sebastian and the CRA study area. The 

assessment includes a collection of demographic and lifestyle data, retail spending, existing conditions review, real estate 

and housing market info, and consumer trends organized by their respective influence on one of the five key drivers of 

economic development.   

Economic development is building wealth in a community, encouraging economic growth and improving quality of life.  

This is accomplished by implementation of actions that influence the five key drivers of economic development:  Land, 

Labor, Markets, Capital and Regulation, and each community’s ability to influence these drivers is different.   

This Market Assessment analyzes the following trade areas; the Sebastian Community Redevelopment Agency (CRA), the 

City of Sebastian, 30 and 60-minute drive radii from the CRA, and Indian River County. Due to the small population size 

within the CRA (approximately 168 residents) compared to the population in Sebastian (23,992), it is difficult to gather 

conclusive data in many cases, and therefore many references are made in this report to the City as a whole. Many of the 

communities surrounding the city of Sebastian are largely residential and lack significant commercial offerings, thus the 

residents utilize the Sebastian CRA area for entertainment and recreational purposes. By analyzing the various trade areas, 

a holistic view of the CRA can be taken. Additionally, community stakeholder meetings uncovered that the Sebastian CRA 

is drawing weekend vacationers looking to escape the fast-paced nature of Florida’s metropolitan areas including Miami, 

Fort Lauderdale, West Palm Beach, Orlando, Tampa and Jacksonville. 

The retail sector showed the highest potential and the most activity of all the major real estate sectors in the Sebastian 

CRA. According to Costar market data, the retail market is growing both in the CRA and citywide. Rent psf (per square 

foot) has increased, vacancy rates have dropped, and new construction has been delivered. The office sector showed the 

least potential and activity of the major sectors in the CRA study area. Over the past five years rents have decreased and 

no new office construction has been delivered or in the pipeline. This could be an indication that the CRA area does not 

have a true demand for new office product. Market research and public input confirmed that the Sebastian market could 

absorb additional industrial, multifamily, and hotel product citywide.  

 
Sebastian features a diverse and healthy workforce centered around the services, retail, construction, finance, insurance 
and real estate industries. Located just over an hour from Orlando, just over two hours from Tampa and Miami, and close 
proximity to the space coast, Sebastian is a popular destination for workers that don’t mind longer commutes. According 
to U.S. data, nearly 30% of Sebastian’s workforce commutes greater than 50 miles for work. The fact that residents are 
willing to sacrifice long drives to live in Sebastian speaks to the unique quality of life the city offers. Sebastian features a 
strong arts, accommodation, food and beverage, retail, and finance, insurance and real estate job markets.   
  
An advantage to living and doing business in the City of Sebastian is the low property tax rate. The CRA features strong 
infrastructure and utilities. The CRA is planning to undertake streetscape improvements along Indian River Drive by the 
end of Summer 2018. Rising property values have helped restore tax increment financing values to pre-recession levels 
and higher. Additional funding opportunities exist for targeted CRA grant applications  
 
At the time of this study there are approximately 23,992 residents living in Sebastian. While the CRA has a population of 
just under 170, the daytime population rises to 1,866. Strong, income, housing values, and net worth indicate solid 
economic base for the City of Sebastian. Significant vehicle, pedestrian, and bicycle traffic within the CRA study area 
enhance the viability of businesses, particularly restaurant and retail. Sebastian has built a successful brand 
message/identity based on its history as a commercial fishing town and destination for eco-tourism and 
entertainment/dining. Opportunities exist to expand the brand image and attract further investment.  
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Maps 

The maps in this section represent the five trade areas analyzed in this report: Sebastian CRA Area, City of Sebastian, 30 

and 60 Minute Drive Radii from the CRA, and Indian River County. The data in this market analysis correspond to the five 

trade areas listed.  

 

Figure 1 Sebastian CRA- Study Area  
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Figure 2 City of Sebastian 
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Figure 3- 30 and 60 Minute (Average) Drive Time Radii
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Figure 4- Indian River County 
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Approach  

The market analysis will provide a realistic assessment of the area’s economic development potential and an overview of 
the constraints and opportunities influencing the five drivers of economic development:  
 

RMA’s review of demographic and lifestyle data, along with 
real estate information, housing conditions, labor market, 
business types, spending potential and other economic data 
points will enable the team to develop potential build-out 
scenarios that the market can support, including demand 
analysis for residential and commercial development that will 
inform the recommendations the team will make regarding 
zoning and comprehensive plan changes. 
 
Our sources and methodology are in keeping with the 
profession's most respected and dependable resources for 
current economic development activity and industry specific 
research products. 
 
 
 
 
 
 

Resources include: 
 

• Florida Labor Market Info- 2017 Quarterly Census of Economic Wages 

• 2017 Community Facts 

• US Census- American Fact Finder 

• ESRI (Environmental Systems Research Institute) Inc- 2017  

• Costar Group, Inc. 

• Indian River County Property Appraiser 
 
Documents Reviewed Include: 

• 2003 Sebastian CRA Master Plan 

• 2010 Sebastian CRA Master Plan 

• 2011 Riverfront Parking Study 

• Sebastian 2009 Comprehensive Plan 

• Indian River 2030 Comprehensive Plan 
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Public Input 

The City of Sebastian and RMA hosted several public input sessions the week of June 4, 2018. The community feedback 
that was provided will serve as a basis and ensure that the redevelopment plan is consistent with the character of the 
community. Key stakeholders were interviewed, and an all-day public open house was held to establish a vision and gather 
input from residents. To create consensus, the following 5 questions were posed: 
 
What should be preserved that will support new investment in Sebastian? 
What can be enhanced to encourage economic development and investment in Sebastian? 
What can be exposed and promoted to attract more development in Sebastian? 
What can be capitalized on to establish Sebastian as a good location for investment? 
What can be invested in that will improve Sebastian’s competitiveness? 
 
Responses to the questions are listed below: 
 

• Preserve 

o Views to the river 

o Natural Resources 

o Traditional fishing village character is a unique asset 

o Calm waterfront way of life 

o Mix of restaurants and commercial 

o Fishermen Village Architectural Style  

• Enhance 

o Waterfront pedestrian experience along Indian River Dr. 

o Core area at Main St and US-1 

o Commercial magnets (Not clearly defined or connected) 

o US-1 walkability and bike ability  

o Open Public Spaces 

o Green and sustainable solutions 

o US-1 and Indian River Dr. streetscapes 

o Connection between US-1 and Indian River “downtown” 

o Aviation businesses at the airport 

o Parking options near river 

o Waterfront access for paddleboats (Kayaks, Standup Paddleboards, etc.) 

• Expose 

o Sustainability factors as a marketing tool 

o Water accessibility 

o St. Sebastian River Preserve State Park 

o Pelican Island National Wildlife Refuge 

o Seafood related businesses  

o Existing public parking lots through better wayfinding 

o Mural program that promotes Sebastian Heritage 

o City grant programs for signage, sewer, and landscaping  

o Central Railroad Corridor Greenway Pedestrian Overpass 

o Existing unique arts/restaurant scene 

• Capitalize on 

o Community character 

o Waterfront views and inlet access 

o Good place to live and good schools 

o A balance growth with small scale and compact development 
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o Horizontal density and intensity (not high scale developments) 

o Traffic calming tactics; i.e. crosswalk stripping, public art crosswalks, landscape, roundabouts, raised 

pedestrian crossings and streetscape furnishings  

o Sea to table restaurants 

o Existing working waterfront and highlight local fisherman/catch of the day 

o Existing Brewery Community 

o Connection between the youthful retiree’s active lifestyle and the youth (young families) 

• Invest In 

o Eco tourism; i.e. fishing tournaments, natural trails, hiking, camping, bird-watching, sky diving, kayaking, 

guided walk or bike tours, snorkeling, paddle boarding, water transportation and green lodging 

o Downtown historic walk tours; i.e. create a list of historic architectural buildings and historic locations 

and show visually through map and QR codes 

o Safe streets for pedestrian 

o Community Events I.e. Fish Open Market near Crab E Bills Seafood (adjacent parking lot may provide 

electric outlets and space for vendors) 

o Public art along the waterfront; i.e. public sculptures on pocket parcels along the river 

o Hospitality options for visitors 

o Creating adaptive places that would add demographic diversity and attract people to stay; i.e. fishing 

industry related flex spaces, co working, small scale manufacturing, microbrewers, woodworkers and 

coffee roasters 

o Climate change resiliency measurements to address sea level rise, especially for the land east of Indian 

River Dr. 

o Attracting context-base development; i.e. townhouses, live/work units, village stores, shops, small scale 

multi-family and hotel 

o Amphitheatre structure along the river 

o Bike racks throughout the CRA 

o Gateway feature on I-95/512 to grab traveler’s attention  

o Farmer’s market showcasing local products and vendors such as seafood, produce, arts and crafts, etc.   
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SWOT Observations 

Strengths 

• High daytime population 

• High income and net worth levels 

• Strong food, beverage, and tourism market and brand 

• Low property taxes 

• Existing events such as Clam Bake Festival draw visitors from all over 

• Attractions- Sebastian Inlet State Park, Sky Dive Sebastian, Indian River Lagoon, Pelican Island, Hiram’s Resort & 
Marina, Mel Fisher’s Treasure Museum 

• Rising home values  
 
Weaknesses 

• Waterfront district located in a flood zone 

• Lack of employment/housing options for younger generations 

• Professional services job market- many Sebastian residents are commuting to Vero Beach, Palm Bay and other 
further locations. 

• Presence of industrial uses in CRA Gateway (Triangle area) 

• Presence of auto-parts and discount stores 

• Lack of parking (or identified parking) in CRA area 

• Lack of wayfinding 
  
Opportunities 

• Future traffic calming tactics; i.e. crosswalk stripping, public art crosswalks, landscape, roundabouts, raised 

pedestrian crossings and streetscape furnishings  

• Local farmers market 

• Capitalize on rising “Fresh from Sebastian” trends- local breweries, coffee shops, farm/sea to table restaurants 

• Eco-tourism 

• Public art 
  
Threats 

• Aging demographic 

• Sea level rise and resiliency 

• Rising competition from surrounding municipalities (from a downtown, arts and entertainment standpoint) 
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Market Demand and Potential 

Supply and demand analysis is not sufficient in an urban setting, or in an area that seeks more urban development. At the 

county level, new units must respond to demand and projected increases in households. At the local level however, 

especially at full stabilization, there is no increase in population if no units are to be built. Supply can create its own 

demand, but “they will come” only works if units are matched to the households that make up the potential market, and 

the developer can execute in a manner that connects to the area’s “brand.” 

The bottom line however, is that market demand analysis looks at the past, while market potential looks to the future. 

For the Sebastian CRA, RMA believes that it is not the quantity of market demand that is important; rather, it is the quality 

of market potential. The difference between economic development and redevelopment is that economic development 

serves and capitalizes on the market while redevelopment changes the market or creates a new one. Redevelopment is 

about realizing market potential, and the Sebastian CRA has significant potential and opportunity for market change. 

Market Demand 
Market Demand (and associated development capacity) is identified through the analysis of existing conditions, and 

evaluates growth based on normal economic conditions, many of which the City and CRA have little direct influence over. 

Market demand evaluates the current need for additional retail and commercial space that the market could support, and 

the additional residential units that will be necessary to accommodate population growth. 

In summary, we believe that under current market conditions, the normal development capacity from 2018-2023 is limited 

to: 

• 556 residential units; 

• 2,000 square feet of retail; 

• 1,500 square feet of restaurant/bar; 

Market Potential 
Market Potential is the estimation of development capacity that MAY become available through the convergence of brand 
strength, regulatory efficiency, financial feasibility and developer execution. Market potential analysis evaluates migration 
trends and mobility rates; i.e. how many households move into an area, and how many move within a market area, and 
the additional commercial goods and services that those additional units may patronize.  
 
Retail and restaurant market potential will be driven by branding of the Sebastian CRA and realization of residential market 
potential. Residential development can drive the need for new office space, especially to serve locally generated 
employment and entrepreneurship. Office development will not likely play a significant role in the redevelopment process 
  
Market Potential is an estimate of overall market potential, which the Sebastian CRA can tap into. It is not an estimate of 
Market Potential that can be fully accommodated in the CRA. In summary, we believe that the market potential that the 
Sebastian CRA could tap into is:  
 

• Up to 2,000 residential units;  

• 50,000 square feet of retail and restaurant space;  
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Economic Development Opportunities 

The final part of the market analysis is an assessment of economic development opportunities with five questions, used 

to link the market analysis to financial feasibility, regulatory reality, and brand connection for a realistic, implementable 

economic development strategy and action plan. 

What should be preserved that will support new investment in Sebastian? 

• History as waterfront community and working waterfront uses 

• Riverfront Views 
 

What can be enhanced to encourage economic development and investment in Sebastian? 

• Connection between commercial areas (currently not clearly defined) 

• Walkability/Cyclability  
 

What can be exposed and promoted to attract more development in Sebastian? 

• Sebastian as an arts, entertainment, and eco-tourism destination  

• Sustainability/resiliency (as a marketing tool) 
 

What can be invested in that will improve Sebastian’s competitiveness? 

• Wayfinding 

• Parking solutions 

• Art in public places 
 

What can be capitalized on to establish Sebastian as a good location for investment? 

• Waterfront access and proximity to ocean via Sebastian Inlet 

• Unique quality of life 
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Investment Driver: Land 

The Land section of the market assessment analyzes the real estate market and aims to answer the following questions: 

What land is available for sale or for lease; what are the real estate market conditions; does the City/CRA have land 

available for development, lease or sale? The City of Sebastian has the unique potential to spur productive, inclusive and 

sustainable economic development. As the Sebastian CRA positions itself for revitalization and redevelopment it is 

important to engage the brokerage community and monitor the commercial real estate market. Existing properties and 

available vacant land are opportunities to increase business and provide development projects that enhance the quality 

of life in Sebastian. 

Commercial Real Estate Market Characteristics 

Utilizing Costar Group, a real estate information and marketing provider, the Sebastian real estate market and the 

Sebastian CRA market was examined. An analysis of both the city and CRA real estate sectors such as office, retail, 

industrial, and multifamily was completed. Highlighted below are the Sebastian CRA real estate sectors that have the most 

potential and the least potential for future development within the CRA boundaries.  

The Sebastian CRA retail sector showed the most potential for future development of all the real estate sectors. Retail 

delivered the highest amount of new construction and investors are determining additional opportunity for retail product 

as cap rates1 have decreased. Over the past five years, vacancy rates have decreased and both sales volume and NNN 

(Triple Net)2 rent has increased. In the past 12 months there has been approximately 17,000 square feet of additional 

retail space that has come on the market. While retail construction in the pipeline has slowed down, positive trends still 

indicate that the Sebastian CRA could support additional retail. Within the CRA there is a very limited amount of 

multifamily. With the growing population and unique quality of life elements such as the waterfront area and proximity 

to the Sebastian Inlet, the multifamily market has an opportunity to expand and capitalize on the existing assets.  

The office sector showed the least potential within the CRA boundaries. Rents have decreased and there has been no new 

office under construction or delivered in the past 5 years. This could be in part to the strong office market in neighboring 

areas such as Vero and Palm Bay. Indian River County has current average office rents of $17.14 compared to the 5 -year 

average was $17.19 while the City of Sebastian has current average office rents of $14.39 compared to 5-year average 

$16.36. 

 While the industrial sector has seen some positive trends such as a decrease in vacancy and an increase to sales volume, 

investors are not justifying a demand for additional product. Industrial also showed little opportunity for growth in the 

CRA area. The City of Sebastian has a significant amount of existing industrial product with little to no vacancy in the 

market. Outside of the CRA boundaries within the City limits there is opportunity to address the demand for additional 

industrial product.  

 

                                                           
 

 

1 Capitalization rate is the rate of return on a real estate investment property based on the income that the property is expected to 
generate. The capitalization rate is used to estimate the investor's potential return on his or her investment. 
2 Triple Net (NNN) rent is the price of rental space plus that property’s operating expenses (taxes, insurance, & common area 
maintenance fees) that the tenant encounters as an expense opposed to the landlord. 
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Sebastian Office Market Characteristics  

The City of Sebastian’s office market is comprised of approximately 500,000 square feet in 83 buildings. Overall, the office 

market has improved in some areas compared to the 5-year average. Positive market trends indicate that vacancy rates 

have decreased along with the amount of time a vacant property sits on the market. In addition to these positive trends, 

Sebastian has seen an increase to office space delivered to the market and an increase to sales price per square foot and 

overall sales volume in the past 5 years. Negative trends show a decrease in rents and no new office product in the 

construction pipeline.  
 

 

Sebastian Office Market Characteristics  

Availability Survey 5-Year Average 

Rent Per SF $14.39 $16.36 

Vacancy Rate 4.7% 6.1% 

Vacant SF 21,975 27,759 

Availability Rate 7.7% 8.1% 

Available SF 36,051 37,366 

Months on Market 7.6 8.3 

12 Mo. Absorption SF -2,935 5,870 

12 Mo. Leasing SF 5,786 6,068 

Existing Buildings 83 82 

Existing SF 469,222 458,476 

Under Construction 0 3,227 

12 Mo. Deliveries  7,107 6,323 

Sale Price Per SF $354 $200 

Sales Volume (Mil.) $15 $4.2 

Cap Rate 6.3% 6.3% 

Source: Costar Group, Inc. 

 

 

 

 
 
 
 
  

Figure 5: Map of Sebastian Office Inventory 
Note: Light blue markers represent for lease properties and dark blue markers represent for sale  
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Sebastian CRA Office Market Characteristics  

The Sebastian CRA boundaries holds approximately half of the City’s office market. Within the CRA boundaries office rents 

are higher than the city average however, overall rents have decreased compared to the 5-year average. Vacancy rates 

have decreased and have remained relatively low. There has been a significant turnaround in the amount of time office 

property sits vacant in the market. This shows a trend in demand for office product in this area over the past 5 years. 

Similar to the City of Sebastian, the CRA boundaries have seen an increase in the sale price per square foot and sales 

volume.    

Availability Survey 5-Year Average 
Rent Per SF $17.47 $18.25 
Vacancy Rate 4.4% 7.3% 
Vacant SF 9,472 15,754 
Availability Rate 10.9% 10.6% 
Available SF 23,548 22,877 
Months on Market 9.1 23.9 
12 Mo. Absorption SF -1,139 3,309 
12 Mo. Leasing SF 4,536 3,230 
Existing Buildings 35 35 
Existing SF 215,586 215,586 
Under Construction 0 0 
12 Mo. Deliveries  0 0 
Sale Price Per SF $306 $210 
Sales Volume (Mil.) $11 $2.6 
Cap Rate 7.0% 7.0% 

Source: Costar Group, Inc. 

 
Figure 6: Map of Sebastian CRA Office Inventory 
Note: Light blue markers represent for lease properties and dark blue markers represent 

for sale  
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Office Market SWOT Analysis 

Strength  

• Personal Services (doctor, lawyer, etc.) 

• Decreased year over year vacancy  

• Decrease in the amount of time property sits 

vacant on the market 

Weakness 

• Decreased rents 

• No office product under construction 

• Little diversity in employment outside of 

tourism and retail 

Opportunity 

• Provide industrial/flex space office product in 

industrial park setting 

• Recruit aviation and aerospace related 

businesses to the airport 

Threat 

• Vero Beach and Palm Bay sizable office 

communities 

• No significant college/university presence 

• Lack of higher paying jobs 

 

Sebastian Retail Market Characteristics 

In the City of Sebastian, positive retail performance has heightened interest from the private sector. The demand for retail 

in Sebastian has been strong with an additional 16,869 sf of product entering the market in the last 12 months. Currently, 

another 3,500 sf of retail is under construction. Sebastian has seen an increase in Triple Net (NNN) rents, decrease in 

vacancy rates and months on the market compared to the 5-year average. Sales volume in the City and Sales price psf for 

retail has also increased. These are all signs of a healthy market positioned for investment and future growth.  

Sebastian Retail Market Characteristics 

Availability Survey 5-Year Average 

NNN Rent Per SF $17.92 $10.81 

Vacancy Rate 4.2% 6.4% 

Vacant SF 66,126 99,327 

Availability Rate 4.8% 7.8% 

Available SF 75,501 122,176 

Months on Market 6.9 25.6 

12 Mo. Absorption SF -9,287 15,205 

12 Mo. Leasing SF 35,149 31,110 

Existing Buildings 182 180 

Existing SF 1,578,958 1,561,510 

Under Construction 3,500 6,520 

12 Mo. Deliveries  16,869 6,589 

Sale Price Per SF $164 $159 

Sales Volume (Mil.) $13 $11 

Cap Rate 6.1% 6.0% 

Source: Costar Group, Inc. 
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Figure 7: Map of Sebastian Retail Inventory 
Note: Light blue markers represent for lease properties and dark blue 

markers represent for sale  

 

 

 

 

 

 

 

 

 

 

Sebastian CRA Retail Market Characteristics 

Currently, the Sebastian CRA boundaries are comprised of approximately one-third of City’s retail market. Within the CRA 

boundaries NNN rents have increased over the past 5 years but remains lower than the city average.  Vacancy rates have 

decreased and are lower than the city average. Within the CRA boundaries, all 17,000 sf of the new retail was delivered 

to the market. The low vacancy rates and increased amount of new product shows positive retail demand in the CRA. 

While the real estate market is showing potential for additional retail there is currently no product under construction. 

New deliveries could have slowed down due to the spike in retail over the past twelve months. However, a strong market 

needs consistent investment. 

Availability Survey 5-Year Average 

NNN Rent Per SF $14.57 $12.83 

Vacancy Rate 3.0% 4.5% 

Vacant SF 15,519 22,752 

Availability Rate 3.1% 5.1% 

Available SF 16,369 26,099 

Months on Market 24.4 26.6 

12 Mo. Absorption SF 12,577 4,891 

12 Mo. Leasing SF 25,239 11,954 

Existing Buildings 88 86 

Existing SF 520,322 506,024 

Under Construction 0 6,748 

12 Mo. Deliveries  16,869 3,929 

Sale Price Per SF $219 $206 

Sales Volume (Mil.) $7.6 $2.6 

Cap Rate 6.1% 6.4% 

Source: Costar Group, Inc. 
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Figure 8: Map of Sebastian CRA Retail Inventory 
Note: Light blue markers represent for lease properties and dark blue markers represent for sale  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Retail Market SWOT Analysis 

 

Strength  

• Increase to NNN rents 

• Decrease in year over year vacancy 

• Retail product under construction 

• Significant amount of retail delivered to the market in 

the past 12 months 

• Increase in Sales Volume 

• Significant amount of small unique retailers 

• Strong and Active Chamber of Commerce 

Weakness 

• No new retail product under construction in the CRA 

area 

• No diversity in moderate priced chain clothing and 

shoe stores 

• Small amount of moderate to upscale sit-down 

restaurant chains  

• Not many hospitality options for visitors who patron 

the City and local businesses 

Opportunity 

• Create a true “downtown/main street” connection 

from US-1 to Indian River  

• Increase eco-tourism branding efforts and connect to 

the working river through Farmers market, “Local 

Catch/Local Fisherman” marketing material 

Threat 

• Relatively small amount of large chain retailers  
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Sebastian Industrial Market Characteristics 

The City of Sebastian’s industrial market has improved in comparison to the 5-year average. While the industrial market 

has seen a small decrease in rents, there has been positive trends such as vacancy rates and months on the market. 

Currently, the market is comprised of over 500,000 square feet in 47 buildings and all space is leased. Fully leased buildings 

show a strong market with the potential for additional space. The sales price per square foot and sales volume has 

decreased compared to the past 5-years as companies could be seeing more value in leasing industrial space at lower 

rents. In today’s market the industrial real estate sector is shifting. Industrial spaces are no longer used solely for 

manufacturing. Much of the space is considered to be flex space that can be converted to lighter uses such as office and 

product storage. The demand for heavy industrial product has decreased across the country.  

The positive South Florida industrial market could have prompted Sebastian’s industrial shift over the past 5 years. As the 

demand for online product delivery increases across the country, opportunity for additional warehouse distribution space 

will be needed. Online giants such as Amazon are steadily increasing distribution facilities across the country in both urban 

and suburban areas. Sebastian’s industrial market could absorb additional product such as warehouse and flex space as 

the City has no space currently available.  
 

Sebastian Industrial Market Characteristics 

Availability Survey 5-Year Average 

Rent Per SF $4.88 $5.21 

Vacancy Rate 0.0% 6.3% 

Vacant SF 0 28,231 

Availability Rate 0.0% 13.0% 

Available SF 0 58,414 

Months on Market 0 23.1 

12 Mo. Absorption SF 0 18,754 

12 Mo. Leasing SF 9,000 3,060 

Existing Buildings 47 46 

Existing SF 451,793 449,358 

Under Construction - - 

12 Mo. Deliveries - - 

Sale Price Per SF $38 $50 

Sales Volume (Mil.) $0.3 $0.8 

Cap Rate - - 
Source: Costar Group, Inc. 

Note: Zero amounts in the above chart represent a fully occupied market. However, some vacancy may exist that is not accounted for in the real 

estate service databases.  
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Figure 9: Map of Sebastian Industrial Inventory 

Note: Light blue markers represent for lease properties and dark blue 

markers represent for sale  

 

 

 

 

 

 

 

 

Sebastian CRA Industrial Market Characteristics 

Within the CRA boundary all 80,000 sf of industrial space is fully leased in 14 buildings. There has been no recent activity 

in the market to compare the 5-year average. 

Source: Costar Group, Inc. 

 

 

Figure 10: Map of Sebastian CRA Industrial Inventory 

Note: Light blue markers represent for lease properties and dark blue 

markers represent for sale  
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Industrial Market SWOT Analysis 
 

Strength  

• Vibrant East Coast aerospace industry  

• 30-minute and 60-minute drive times 

• Construction and Industrial workforce  

Weakness 

• Older industrial product in the market 

• Presence of industrial uses in CRA Gateway 

(Triangle area) 

 Opportunity 

• Capitalize on the success of Florida’s East Coast 

aerospace industry and expand businesses at the 

Sebastian Airport 

• Explore possibilities for increased industrial use 

near Sebastian Municipal Airport  

• Capitalize on Waterway and possibility of 

attracting outdoor recreation and marine industry  

 

 

Threat 

• No new industrial product under construction or 

delivered citywide or within the CRA over the past 

5 years  

 

Sebastian Multifamily Market Characteristics 

The Sebastian multifamily market has not had any new construction in the past 5 years and there is no new multifamily 

product under construction. Vacancy in the market has remained the same as no multifamily units have been absorbed. 

Average rents for one, two, and three-bedroom units have remained very affordable. Sebastian multifamily units have 

seen an increase to price per unit, aligning with the year over year increase to property values the real estate market is 

experiencing across the country. Multifamily sales volume has slightly increased compared to the 5-year average. Due to 

the lack of investment, the private sector has not determined value in the multifamily market.  According to costar, the 

average asking price for one bedrooms are $590, two bedrooms $669, and three bedrooms $746.  

Sebastian Multifamily Market Characteristics 

Leasing Units Survey 5-Year Average 

Vacant Units 36 36 

Vacancy Rate 4.8% 4.8% 

12 Mo. Absorption Units 0 0 

1 Bed Asking Rent $590 $559 

2 Bed Asking Rent $669 $627 

3 + Bed Asking Rent $746 $695 

Existing Units 752 752 

Under Construction 0 0 

12 Mo. Deliveries 0 0 

Sales Price Per Unit $85,200 $53,550 

Sales Volume (Mil.) $0.4 $0.2 

Cap Rate - 7.0% 

Source: Costar Group, Inc.  
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Figure 11: Map of Sebastian Multifamily Inventory 

Note: Light blue markers represent for lease properties and dark blue 

markers represent for sale  

 

 

 

 

 

 

 

 

Sebastian CRA Multifamily Market Characteristics 

Within the CRA boundary there is one small scale multifamily building with a total of 7 units. The building is comprised of 

4 one-bedroom units and 3 two-bedroom units. There has been no recent activity in the market to compare the 5-year 

average. 

Figure 12: Map of Sebastian CRA Multifamily Inventory 

Note: Light blue marker represents for lease property  

Source: Costar Group, Inc.  
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Residential Real Estate 

The homeownership rate currently in the United States is 64.2% according to the St. Louis’ Federal Reserve Economic Data 

department. This rate in the low 60s is considered by most experts to be the new normal for housing. Home prices have 

recovered nationally, with growth outpacing national trends in the South Florida region.  

According to the Multiple Listing Service (MLS) for South Florida, in Indian River County there were 705 single family home 

sales in Q1 of 2018 totaling $235.6 Million in transactions. The average sale price was $334,122. There were 173 

townhouse and condo transactions in the county totaling $38.2 Million with an average sale price of $221,053.  

In Sebastian, there were $28 Million in single family transactions and $325,000 in townhouse and condo sales during Q1 

of 2018. A total of 131 single family homes closed with an average sale price of $214,107. There were 3 townhomes that 

closed with an average sale price of $108,333.  Research from ESRI Community Profile indicates that homeownership in 

Sebastian is 68.5%. The housing unit vacancy rate for the City of Sebastian is 11.8% according to ESRI.  

Housing Availability 
 

 Housing Units for Sale Housing Units for Rent 

Sebastian 105 1 

Source: Multiple Listing Service (MLS) May 2018 

Residential Real Estate SWOT Analysis 

 

Strength  

• Growing population 

• Affordable Market 

• 30-minute and 60-minute drive times to larger 

markets 

Weakness 

• Small amount of existing multifamily product 

• Land Development Regulations for multifamily only 

support 8 dwelling units per acre 

Opportunity 

• Expose unique quality of life and access to river 

• Diversify housing stock with small scale townhome and 

mixed-use development  

Threat 

• No new multifamily product under construction or 

delivered citywide or within the CRA over the past 5 

years 
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Investment Driver: Labor   

The Labor section of the market analysis focuses on the workforce and job market and the role it plays as an economic 

development driver in Sebastian. This analysis aims to answer the following questions: What are the workforce skills; is 

there available, affordable labor; what are the housing and transportation conditions for the labor force? 

Workforce 

Workforce defines the people currently working or are available to work in an area. The chart below analyzes the 
workforce in the five trade areas. Sebastian features a diverse workforce with services, retail, real estate and construction 
being the dominant industries.  
 

LOCAL WORKFORCE CRA Study 

Area 

Sebastian 30 Minute Drive 

Radius 

60 Minute 

Drive Radius 

Indian River 

County 

Construction                 8                          848                        6,094         24,809              4,239  

Manufacturing                 1                          339                        5,688         26,532              2,677  

Wholesale                  -                            113                        1,869           7,581              1,506  

Retail                 5                       1,197                      11,295         46,518              7,474  

Transport/Utilities                 1                          509                        3,088         14,472              2,175  

Information                 1                          170                            894           4,479                 669  

Finance, Insurance, & Real Estate                 2                          735                        5,688         21,364              4,407  

Services               33                       4,938                      42,010       179,868            29,005  

Public Admin                 2                          424                        3,007         15,161              2,120  

Total               54                       9,404                     81,338       344,575            55,835  

 
LOCAL WORKFORCE % CRA Study 

Area 

Sebastian 30 Minute Drive 

Radius 

60 Minute 

Drive Radius 

Indian River 

County 

Agriculture 2.0% 1.4% 2.1% 1.1% 2.8% 

Construction 15.7% 9.0% 7.5% 7.2% 7.6% 

Manufacturing 2.0% 3.6% 7.0% 7.7% 4.8% 

Wholesale 0.0% 1.2% 2.3% 2.2% 2.7% 

Retail 9.8% 12.7% 13.9% 13.5% 13.4% 

Transport/Utilities 2.0% 5.4% 3.8% 4.2% 3.9% 

Information 2.0% 1.8% 1.1% 1.3% 1.2% 

Finance, Insurance, & Real Estate 3.9% 7.8% 7.0% 6.2% 7.9% 
Services 64.7% 52.4% 51.7% 52.2% 52.0% 

Public Admin 3.9% 4.5% 3.7% 4.4% 3.8% 

(Source: 2017 ESRI Inc.) 
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Workforce Clusters 
 
A workforce cluster is a geographic concentration of employees in a particular industry. Compared to the other trade 
areas, Sebastian features strong workforce clusters in Finance/Insurance/Real Estate, Public Admin, Construction, and 
Transportation/Utilities.  
 

 

 
(Source: 2017 ESRI Inc.) 
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Job Market 

While the workforce measures the residents that are either working or available for work, employment and job market 
defines the jobs that are offered within the trade area. This can include employees that work in Sebastian but may not 
live in Sebastian. The major employment industries in Sebastian are Arts/Accommodation/Food and Beverage, 
Education/Healthcare, and Retail.  
 

LOCAL JOBS CRA Study 

Area 

Sebastian 30 Minute Drive 

Radius 

60 Minute 

Drive Radius 

Indian River 

County 

Construction             126                          468                        5,593         17,078              4,266  

Manufacturing               46                            98                        4,743         17,634              2,205  

Wholesale               24                            62                        2,664         10,947              2,258  

Retail             293                          769                      13,644         49,924            11,085  

Transport/Utilities               44                          132                        1,545           6,201                 951  

Information                 2                            34                        1,741           7,866              1,051  

Finance, Insurance, & Real Estate             181                          627                        6,698         11,587              5,355  

Professional Services              111                          408                        4,291         30,970              4,966  

Education/Health Care             510                          708                      18,826         71,604            13,703  

Arts/Accommodation/F&B             521                       1,032                      10,404         35,831              8,230  

Other Services             139                          421                        6,036         18,707              4,551  

Public Admin             114                          233                        5,401         24,735              3,587  

Total         2,111                       4,992                      81,586       303,084            62,208  

 

Employment Clusters 
 

Employment clusters indicate if an area has strong industry sector compared to the region by comparing the percentage 

of all local employment that is in a sector versus that of the region. If an area has a higher percentage of employment than 

the larger region, then a strong cluster is present. Sebastian features strong employment clusters within the Finance, 

Insurance, & Real Estate, construction, transportation & utilities and Arts, Accommodation & Food and Beverage 

Industries.  

(Source: 2017 ESRI Inc.) 

EMPLOYMENT % CRA Study 

Area 

Sebastian 30 Minute Drive 

Radius 

60 Minute 

Drive Radius 

Indian River 

County 

Construction          6.0%                        9.4%                         6.9%              5.6%               6.9%  
Manufacturing           2.2%                        2.0%                         5.8%              5.8%                3.5%  
Wholesale           1.1%                        1.2%                          3.3%              3.6%                3.6%  
Retail         13.9%                      15.4%                        16.7%            16.5%              17.8%  
Transport/Utilities           2.1%                        2.6%                          1.9%              2.0%                1.5%  
Information           0.1%                        0.7%                          2.1%              2.6%                1.7%  
Finance, Insurance, & Real 

Estate 

          8.6%                      12.6%                          8.2%              3.8%                8.6%  

Professional Services            5.3%                        8.2%                          5.3%            10.2%                8.0%  
Education/Health Care         24.2%                      14.2%                        23.1%            23.6%              22.0%  
Arts/Accommodation/F&B         24.7%                      20.7%                        12.8%            11.8%              13.2%  
Other Services           6.6%                        8.4%                          7.4%              6.2%                7.3%  
Public Admin           5.4%                        4.7%                          6.6%              8.2%                5.8%  
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 (Source: 2017 ESRI Inc.) 
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Workforce Mobility 

The following map and charts illustrate where Sebastian residents travel for work. According to the data, nearly 30% of 

Sebastian’s workers commute more than 50 miles for work. While Vero Beach (16.1% of workers), Sebastian (10.7%), 

Gifford (8.3%), and Melbourne (4.2%) represent the most popular destinations for work, many Sebastian residents work 

as far as Orlando, Tampa, and Miami. 

  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(Source: 2015 US Census)  

Figure 13 Where Sebastian Residents Work 
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Employment Mobility 

Employment Mobility represents the inverse of Workforce Mobility, in other words where Sebastian employees live. Of 

those employed in Sebastian, approximately 43% live less than 10 miles away.  

 

Figure 14- Employment Mobility- Where Sebastian Employees Live 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(Source: 2015 US Census)  
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Sebastian-Vero Beach Metropolitan Statistical Area (MSA)- 2017 Employment and Wages 

The following chart is a summary of employment and wages for the various industries in the Sebastian-Vero Beach MSA 

for the year 2017. Industries are ranked by from highest to lowest average quarterly wage.  

Industry Title Total Wages Average 

Monthly 

Employment 

Average Annual 

Wage 

Management of Companies and Enterprises                           $5,050,011 153 $131,740 

Finance and Insurance                                             $32,186,740 1,392 $92,468 

Financial Activities                                              $43,089,756 2,497 $69,028 

Wholesale Trade                                                   $12,465,815 736 $67,720 

Information                                                       $8,164,036 551 $59,232 

Professional and Technical Services                               $31,533,355 2,261 $55,788 

Utilities                                                         $653,517 47 $55,228 

Public Administration                                             $33,141,309 2,537 $52,252 

Manufacturing                                                     $23,731,608 1,901 $49,928 

Health Care and Social Assistance                                 $109,802,060 9,295 $47,252 

Professional and Business Services                                $59,072,414 5,091 $46,416 

Transportation and Warehousing                                    $10,922,993 986 $44,296 

Goods-Producing                                                   $73,013,924 6,811 $42,876 

Construction                                                      $39,958,188 3,957 $40,392 

Real Estate and Rental and Leasing                                $10,903,016 1,105 $39,480 

Natural Resources and Mining                                      $9,324,128 953 $39,136 

Agriculture, Forestry, Fishing and Hunting                        $9,198,845 940 $39,132 

Service-Providing                                                 $413,486,325 42,409 $39,000 

Total, All Industries                                             $430,332,271 44,462 $38,716 

Educational Services                                              $24,910,962 2,658 $37,492 

Administrative and Waste Services                                 $22,489,048 2,676 $33,612 

Trade, Transportation, and Utilities                              $78,703,189 10,122 $31,104 

Other Services                                                    $16,081,474 2,172 $29,612 

Arts, Entertainment, and Recreation                               $14,937,032 2,049 $29,164 

Retail Trade                                                      $54,660,865 8,352 $26,180 

Leisure and Hospitality                                           $40,347,382 7,464 $21,624 

Accommodation and Food Services                                   $25,410,351 5,415 $18,768 
(Source: Florida Department of Economic Opportunity) 
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Education 

Sebastian features a well-educated population, adding to the health of the overall workforce, with over 13% attaining a 

four-year degree and over 7% completing a graduate or professional degree. Solid educational attainment coupled with a 

well renowned public-school system in Sebastian and Indian River County make the area more attractive for investment.  

2017 Population 25+ by Educational Attainment Sebastian 60 Minute Drive Radii Indian River County 

Total  18,530 615,832 114,336 

Less than 9th Grade  2.8% 4.0% 4.0% 

9th - 12th Grade, No Diploma  8.1% 6.7% 6.7% 

High School Graduate  29.5% 25.1% 24.8% 

GED/Alternative Credential  5.4% 4.6% 4.9% 

Some College, No Degree  24.5% 21.8% 21.2% 

Associate Degree  9.3% 11.0% 9.8% 

Bachelor's Degree  13.1% 16.6% 17.5% 

Graduate/Professional Degree  7.4% 10.3% 11.1% 

 

Transportation 

Public Transit 
The City of Sebastian is serviced by the Indian River Transit GoLine public bus system. The GoLine provides service to the 

main destinations in Sebastian and Indian River County. The bus system runs weekdays from 6:00 A.M. to 6:00 P.M. and 

Saturdays from 6:00 A.M to 3:00 P.M.  

Sebastian Municipal Airport 
Sebastian Municipal Airport is a public airport located just West of the CRA in Sebastian. The airport features a 4,023x75 

foot runaway that experiences an average of just over 100 flights per day. The air traffic at Sebastian Municipal Airport is 

approximately 64% transient general aviation, 33% local general aviation, 3% air taxi. Currently there are a few aviation 

related business located around the airport, including a flight safety school and the popular tourist draw Skydive Sebastian. 

The City of Sebastian has adopted an Economic Development Plan, much of which centers around the Sebastian Airport. 

There are tax incentives available from both City of Sebastian and Indian River County. The Airport has over 80 acres of 

land available for development of aviation and light industry related businesses.    Currently, the Sebastian Airport has 

improved sites, ready to build upon, available to construct hanger/manufacturing facilities subject to permitting 

process and City Council approval. Lease rates are available in the area of $2.00 per square foot for manufacturing/hanger 

space.   
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Labor SWOT Analysis 

 

Strength  

• Strong tourism, entertainment and food and 

beverage industries 

• Highly educated workforce 

• Proximity to regional airports: Sebastian and 

Vero Beach. 

• Proximity to International Airports: Melbourne, 

Orlando, Daytona, Palm Beach, Tampa and 

Miami  

Weakness 

• Limited transportation 

• Limited diversity of industries 

• Limited employment options (particularly 

younger employees) 

Opportunity 

• Unique quality of life is a selling point to 

employers and employees 

• Eco-friendliness is a selling point to employers 

and employees 

• Growing regional marine manufacturing 

industry 

Threat 

• Many employees are leaving the City, and 

County for employment 

• Aging workforce 

• Palm Bay and Vero Beach are growing 

professional services markets 
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Investment Driver: Capital   

Capital, in this context refers to the money markets related to economic development in Sebastian. The City’s budget, 

comprehensive plan, capital improvements and external research were analyzed. This section of the market analysis aims 

to answer the following questions: What is the local financing environment and the local credit situation; what are the 

financing conditions facing major retailers and corporations; does the city have money for incentives; is the city investing 

in infrastructure that supports new investment or has that investment already occurred? 

Millage Rates 

The millage rate is the amount per $1,000 used to calculate taxes on property, also referred to as ad valorem. The millage 

rate is multiplied by the total taxable value of the property to calculate the property taxes due. The low municipal millage 

rate in Sebastian is 3.4 mills, while the total millage rate, including all county and other related fees is 18.1134. The low 

tax rate is favorable for increased investment.  

Indian River County Municipalities 2017/2018 Millage Rate 

Sebastian 3.4 

Vero Beach 2.5194 

Indian River Shores 1.3774 

Fellsmere 4.9599 

Orchid 2.3 

(Source: Indian River County Property Appraiser) 
 

Banking 

Local bank deposit information provides insight into local economic conditions and trends. Since deposit 
relations are largely local, this information can indicate the likelihood that locally active banks may be in a 
position for additional small business lending. There are geographic restrictions on bank activity that ties banks 
to their locations and role in local economic prosperity. How individual bank behavior approaches lending, 
funding, and operations vary however, and this information is only provided as a general economic indicator. 
The following chart provides a summary of deposits for banks in Sebastian.   
 
Summary of Bank Deposits in Sebastian 
   

2014 2015 2016 2017 

Bank of America  $110,819   $118,605   $116,874   $122,648  

Marine Bank & Trust 
   

 $18,597  

Valley National Bank 
 

 $15,865   $14,632  
 

1st United Bank  $13,869  
   

PNC  $148,307   $146,955   $151,425   $153,732  

Seacoast National Trust  $58,755   $60,026   $63,851   $67,409  

Sun Trust Bank  $93,145   $92,752  $102,809  $111,667  

TD Bank  $61,962   $68,342  $72,404  $79,730  

The Oculina Bank  $31,755   $37,172  $43,988  $51,356  

Wells Fargo  $111,638   $114,043   $108,755   $107,578  

Total:  $630,250   $653,760   $674,738   $712,717  

(Source: Federal Deposit Insurance Corporation 2017) 
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Businesses 

 

 

 

List of major employers in Sebastian: 

Employer Industry 

School District of Indian River County Education 

Publix Supermarkets Food and Beverage 

Indian River County Government 

Wal-Mart Retail 

Sebastian River Medical Center Healthcare 

Capt. Hiram’s Restaurant/Resort Restaurant/Resort 

City of Sebastian Government 

Velocity Aircraft Aeronautical 
(Source: 2017 ESRI Inc.) 
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Targeted Industries 
 
The City of Sebastian’s Comprehensive Plan lists the following targeted industries:  

Clean Energy Aviation/Aerospace  

·         Solar Energy ·         Aviation Education 

·         Biomass Energy/Biofuels ·         Aircraft Manufacturing 

·         Fuel Cells and Hydrogen ·         General Aviation Services 

·         Ocean Energy ·         Medical Flight Support 

Life Sciences Industry Financial/Professional Services 

·         Biotechnology ·         Corporate/Regional Headquarters 

·         Medical Device Manufacturing ·         Research and Development 

·         Pharmaceuticals Information Technology 

·         Health Care ·         IT Products/Services 

Arts, Entertainment, Recreation ·         Software Development 

·         Sports Facilities ·         Modeling/Simulation Training 

·         Film Shoots ·         Photonics/Lasers/Optic 

Emerging Technologies ·         Microelectronics 

·         Materials Science ·         Telecommunications 

·         Nanotechnology Manufacturing/Warehouse/Distribution 

·         Marine Science Marine—Boat Manufacturer, Fishing Equipment  
Eco-Tourism Related Business 

 
 
Incentives 

The Sebastian Community Redevelopment Agency offers the following incentives to promote economic development:  

Façade, Sign and Landscaping Grant Program- The Sebastian CRA Façade, Signage and Landscaping Improvement Grant 

Program (FSL Grant Program) is a program designed to encourage visible, exterior improvements that meet the intent and 

mission of the CRA District to any existing commercial building, or residential building being converted to a commercial 

use, to encourage private investment within the Sebastian Community Redevelopment Area. The program provides up to 

$15,000 of CRA funds per building to match private funds to pay for improvements within the Sebastian CRA.  Funds are 

appropriated annually in the CRA budget, and funding is available on a first come first serve basis.  However, the program 

may be subject to the availability of funds. 

Septic to Sewer Grant Program-  The Sebastian Septic-to-Sewer Grant Program (hereinafter referred to as SSP) is designed 

to provide individual grants up to $15,000 to qualified property owners for costs incurred to remove an existing septic 

tank and connect to the Indian River County sanitary sewer system. Grants shall be awarded at the sole discretion of the 

CRA Board. The SSP is available to businesses or residences located within the CRA District currently utilizing septic 

systems. Grant funds will be disbursed as a reimbursement after receipts and documentation are submitted and 

inspection of improvements occur. Grants from this program will not be awarded for sanitary improvements made prior 

to filing a completed application. 
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Budget Info 

Sebastian Community Redevelopment Agency Historical TIFF Funding 

Tax Increment Revenue Fiscal Year Indian River County City of Sebastian Total Percentage Growth 

2001  $                       42,373   $                 51,656   $          94,029   

2002  $                       89,664   $               101,625   $        191,289  103.4% 

2003  $                       87,877   $               104,157   $        192,034  0.4% 

2004  $                     114,289   $               136,705   $        250,994  30.7% 

2005  $                     126,886   $               160,753   $        287,639  14.6% 

2006  $                     160,051   $               178,786   $        338,837  17.8% 

2007  $                     282,546   $               270,195   $        552,741  63.1% 

2008  $                     252,885   $               250,499   $        503,384  -8.9% 

2009  $                     251,236   $               273,888   $        525,124  4.3% 

2010  $                     206,450   $               223,585   $        430,035  -18.1% 

2011  $                     143,720   $               153,900   $        297,620  -30.8% 

2012  $                     123,248   $               131,821   $        255,069  -14.3% 

2013  $                     120,886   $               145,437   $        266,323  4.4% 

2014  $                     127,169   $               144,891   $        272,060  2.2% 

2015  $                     137,535   $               158,885   $        296,420  9.0% 

2016  $                     157,874   $               181,150   $        339,024  14.4% 

 

Infrastructure 

The City of Sebastian and Sebastian CRA are currently making strides to enhance the business climate and quality of life 

for residents by improving infrastructure systems within the CRA area. The following efforts are being made to 

improve/maintain infrastructure and utilities.  

Stormwater Plan- The adopted stormwater plan addresses flood and drainage programs within the city. Sebastian takes 

pride in its environment, and the city does extensive public input and educating through the Stormwater Management 

program. 

Working Waterfront- Through matching grant funding, the CRA is taking measures to protect the shoreline and the 

working waterfront industry.  

Wayfinding and Street Signage- The CRA has received budget approval to install decorative wayfinding signage to enhance 

mobility and help identify businesses in the area.  

Riverview Park- The CRA has received budget approval to enhance the tree canopy in Riverview Park by providing tree 

maintenance and additional plantings.  

Transportation- Additional studies have been approved to examine Indian River Drive Corridor Improvements.  
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Capital SWOT Analysis 

Strength  

• Low property taxes 

• Rising bank deposits signifies healthy economy 

• Currently there are no known infrastructure issues in 

the CRA 

Weakness 

• N/A 

Opportunity 

• Targeted grant applications 

• Indian River Drive Streetscape Improvements 

• US1 Corridor Improvement Study 

Threat 

• Flood zone areas in the CRA must be monitored for 

resiliency 
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Investment Driver: Markets 

The Markets section of the analysis focuses on the consumer data and trends that influence economic development in 

Sebastian. Demographic and psychographic data has is analyzed to provide a snapshot of market conditions in Sebastian. 

This section aims to answer the following questions: Are the consumer markets viable for new investment and what type 

of investment; what is the condition of the supplier market; what is the infrastructure capacity to reach the markets as 

well as for the supply-chain including parking and transportation; are there new market opportunities on which to 

capitalize? 

Local Market Area 

The graph and charts below describe income and demographic data for the five trade areas analyzed. In areas that tend 

to have a large number of retirees, such as Sebastian, Median Net Worth can be a better indicator of economic health 

rather than Median Household Income. Net worth is the amount by which assets exceed liabilities. This concept is 

applicable to individuals and businesses as a key measure of how much an entity is worth. It’s the bottom-line sum when 

the entity adds up what it owns and subtracts what it owes. The City of Sebastian features the highest median net worth 

of the trade areas analyzed.  

 Population Median Home Value Median Household Income Median Net Worth 

CRA Study Area  168 $155,769 $37,408 $96,330 

Sebastian 23,992 $172,660 $47,052 $149,613 

30 Minute Drive Radius 213,979 $167,484 $44,723 $121,166 

60 Minute Drive Radius 838,711 $173,845 $49,798 $119,549 

Indian River County 149,718 $191,227 $49,616 $143,957 

(Source: 2017 ESRI Inc.) 
 

 
(Source: 2017 ESRI Inc.) 
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Sebastian Traffic Count Map 

The maps presented below represent the average daily traffic (ADT), or number of vehicles that cross a certain point of a 
street location. In addition to population and income level, retailers analyze traffic counts during the site selection process. 
Many retailers prefer to locate in areas with a minimum of 20- 30,000 ADT. Within the CRA study area, significant traffic 
counts exist along US1. 
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Population 

At the time of this study, approximately 23,992 people live in Sebastian, of that total 168 are living within the CRA. The 
median age in Sebastian is 52.3 years, up slightly from 2010 (50.1 years). 
 
Population Summary 
 

TOTAL POPULATION CRA Study Area Sebastian 30 Minute Drive 

Radius 

60 Minute Drive 

Radius 

Indian River 

County 

Population  168   23,992   213,979   838,711   149,718  

(Source: 2017 ESRI Inc.) 
 
Sebastian CRA Study Area Daytime Population 
 
Daytime population refers to the number of people who are present in an area during normal business hours, including 
workers. Resident population refers to people who reside in a given area and are typically present during the evening and 
nighttime hours. Sebastian’s CRA experiences a daytime population (1,866) that is much higher than its total population 
(168). This is a positive sign that the existing uses within the CRA are generating activity and traffic in the area.  
 

Total Daytime Population 1,866 

Workers 1,753 

Residents 113 

(Source: 2017 ESRI Inc.) 

 
 

Households 

At the time of this study, there are 10,355 households in Sebastian, of which 89 are located within the CRA. Median 

Home Values in Sebastian for the year 2017 equaled $172,660, up from $122,000 since 2013. 

TOTAL HOUSEHOLDS CRA Study 

Area 

Sebastian 30 Minute Drive 

Radius 

60 Minute Drive 

Radius 

Indian River County 

Households  89   10,355   92,820   341,544   64,959  

 
HOUSEHOLD SIZE CRA Study Area Sebastian 30 Minute 

Drive Radius 

60 Minute Drive 

Radius 

Indian River 

County 

Household Size  1.89   2.32   2.31   2.46   2.30  

(Source: 2017 ESRI Inc.) 
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Sebastian Vacancy Status/Seasonal Population 

At the time of this study, the vacancy rate in Sebastian is approximately 11.8%, which is significantly lower than the 

surrounding trade areas. While the CRA vacancy is high, this data is skewed due to the small number of housing units 

available and the highly seasonable nature of the area. According to US Census estimates, of the 1,525 vacant housing 

units in Sebastian, approximately 38.7% or 590 units are for seasonal, recreational or occasional use.  

  Sebastian, FL 

  Estimate Percentage of 

Total: 1,525   

  For rent 190 12.5% 

  Rented, not occupied 13 0.9% 

  For sale only 109 7.1% 

  Sold, not occupied 229 15.0% 

  For seasonal, recreational, or occasional use 590 38.7% 

  For migrant workers 0 0.0% 

  Other vacant 394 25.8% 

Source: US Census 2012-2016 American Community Survey 5-Year Estimates   
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Geographic Mobility 
 
Geographic mobility tracks residents moving to Sebastian and classifies them based on age and the destination in which 
they are moving from (within the same county, different county within the same state, different state, and abroad). Per 
the data, the median age of residents moving to Sebastian from another state (54.8 years) tended to be much higher than 
those moving from another location in Indian River County (40.6), another county in Florida (30.1), or abroad (15.8 years). 
 

Subject Sebastian city, Florida 

  
  

Total Moved; 
within same 
county 

Moved; from 
different county, 
same state 

Moved; from 
different state 

Moved; 
from 
abroad 

  
  

Estimate Estimate Estimate Estimate Estimate 

Population 1 year and over 23,256 4.5% 5.8% 2.9% 0.3% 

AGE           

  1 to 4 years 983 3.4% 12.1% 2.0% 0.0% 

  5 to 17 years 3,044 4.8% 4.9% 0.0% 1.4% 

  18 to 24 years 973 0.8% 6.4% 0.0% 1.5% 

  25 to 34 years 2,111 10.1% 18.4% 6.7% 0.0% 

  35 to 44 years 2,130 9.8% 6.6% 0.7% 0.0% 

  45 to 54 years 3,483 2.5% 8.2% 4.9% 0.0% 

  55 to 64 years 3,666 2.1% 1.5% 5.0% 0.0% 

  65 to 74 years 3,608 4.2% 3.9% 1.9% 0.2% 

  75 years and over 3,258 3.7% 0.0% 2.5% 0.0% 

            

Median age (years) 52.1 40.6 30.1 54.8 15.8 

(Source: U.S. Census, American Community Survey 2010-2015)  
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Tapestries 

ESRI Tapestry segmentation provides an accurate, detailed description of America's neighborhoods. Population is broken 
down into 67 tapestry segments based on spending, employment, and quality of life characteristics. This information is 
valuable for restaurants and retailers weighing the decision of whether to locate in an area. The predominant tapestry 
segments in Sebastian are: Midlife Constants (62.7% of residents), Senior Escapes (24.4%), and The Great Outdoors 
(12.3%). A description of each tapestry segment is provided below. 
 

Midlife Constants- Midlife Constants residents are seniors, at or approaching retirement, with below average labor force 
participation and above average net worth. Although located in predominantly metropolitan areas, they live outside the 
central cities, in smaller communities. Their lifestyle is more country than urban. They are generous, but not spendthrifts.  
 

Our Neighborhood 

• Older homes (most built before 1980) found in the suburban periphery of smaller metropolitan markets.  

• Primarily married couples, with a growing share of singles.  

• Settled neighborhoods with slow rates of change and residents that have lived in the same house for years.  

• Single-family homes, less than half still mortgaged, with a median home value of $154,100. 
 

Socioeconomic Traits 

• Education: 63% have a high school diploma or some college.  

• Unemployment is lower in this market at 4.7%, but so is the labor force participation rate.  

• Almost 42% of households are receiving Social Security; 27% also receive retirement income. 

• Traditional, not trendy; opt for convenience and comfort, not cutting-edge. Technology has its uses, but the bells 
and whistles are a bother.  

• Attentive to price, but not at the expense of quality, they prefer to buy American and natural products.  

• Radio and newspapers are the media of choice (after television). 
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Senior Escapes- Senior Escapes neighborhoods are heavily concentrated in the warmer states of Florida, California, and 

Arizona. These areas are highly seasonal, yet owner occupied. Many homes began as seasonal getaways and now serve as 

primary residences. Nearly forty percent are mobile homes; over half are single-family dwellings. About half are in 

unincorporated and more rural areas. Nearly one-fifth of the population is between 65 and 74 years old. Most are white 

and fairly conservative in their political and religious views. Residents enjoy watching TV, going on cruises, playing trivia 

games, bicycling, boating, and fishing. They are very conscious of their health and buy specialty foods and dietary 

supplements.  

Our Neighborhood 

• Neighborhoods include primary and second homes in rural or semirural settings.  

• One quarter of all housing units are vacant; many are for seasonal use only.  

• More than one-third of the households are married couples without children; a third are single-person 

households.  

• More than half the homes are single family; nearly 40% are mobile homes.  

• Three-quarters of all homes are owner occupied, and the majority own their homes free and clear.  

• Still actively driving, most households have one or two vehicles.  

 

Socioeconomic Traits 

• Labor force participation is low, but more than half the households are drawing Social Security income.  

• They have conservative political views.  

• They spend majority of their time with spouse/significant other or alone.  

• They are limited by medical conditions but still enjoy gardening and working on their vehicles.  

• They take good care of vehicles, but haven’t bought a new one in over five years.  

• They only spend within their means, do their banking in person, and do not carry a balance on their credit card. 
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The Great Outdoors- These neighborhoods are found in pastoral settings throughout the United States. Consumers are 

educated empty nesters living an active but modest lifestyle. Their focus is land. They are more likely to invest in real 

estate or a vacation home than stocks. They are active gardeners and partial to homegrown and home-cooked meals. 

Although retirement beckons, most of these residents still work, with incomes slightly above the US level.  

Our Neighborhood 

• Over 55% of households are married-couple families; 36% are couples with no children living at home.  

• Average household size is slightly smaller at 2.44.  

• Typical of areas with rustic appeal, the housing inventory features single-family homes (77%) and mobile homes 

(15%); a significant inventory of seasonal housing is available. 

• Residents live in small towns and rural communities throughout the West, South, and Northeast regions of the 

country.  

• More than half of all homes were constructed between 1970 and 2000.  

• Most households have one or two vehicles; average travel time to work is slightly higher (28 minutes) despite a 

disproportionate number that work from home.  

 
Socio Economic Traits 

• 60% have attended college or hold a degree.  

• Unemployment is lower at 4.8%, but so is labor force participation at 60%.  
• Typical of neighborhoods with older residents, income from retirement and Social Security is common, but 

residents also derive income from self-employment and investments.  

• Residents are very do-it-yourself oriented and cost conscious.  
• Many service their own autos, work on home improvement and remodeling projects, and maintain their own 

yards.  

• They prefer domestic travel to trips abroad 
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Retail Market 

The chart below shows consumer spending data on a variety of goods and services by households in Sebastian compared 
to the overall national average. The Spending Potential Index (SPI) represents the amount spent in the area relative to the 
national average of 100. This is a useful representation of spending power in the community.  
  

United States Sebastian 

 

 
Average Spent Average Spent Total Spending Potential Index 

Apparel & Services:  $2,013 $1,565.34 $16,209,090 72 

Entertainment/Recreation: $2,915 $2,433.98 $25,203,811 78 

Food at Home:  $4,983 $3,899.33 $40,377,585 77 

Food Away from Home: $3,092 $2,480.51 $25,685,691 74 

Health Care: $5,297 $4,710.06 $48,772,660 84 

HH Furnishings & Equipment:  $1,765 $1,502.56 $15,559,025 77 

Personal Care Products & 

Services: 

$732 $610.65 $6,323,300 77 

Shelter $15,573.94 $11,906.61 $123,292,994 73 

(Source: 2017 ESRI Inc.) 
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Retail Gap Analysis 

Retail market characteristics are identified by analysis and evaluation of the amount of spending that takes place at retail 

stores in the market, compared to the amount of spending on retail goods that is done by the households which live in 

the market, to identify opportunities to retain and attract additional retail spending. The following estimates of demand 

for retail goods and services are based upon various demographic and spending patterns which are identified through 

Environmental Systems Research Institute (ESRI), a national statistical and economic data provider. Supply (retail sales) 

estimates sales to consumers by establishments within the market area. Demand (retail potential) estimates the expected 

amount spent by consumers at retail establishments that may or may not be within the market area.   The difference 

between the Demand and Supply is known as the Retail Gap: Example: Sebastian CRA total Demand ($2,275,792) minus 

Sebastian CRA total Supply ($79,607,701) = Retail Gap (-$77,331,909).  

A positive value represents 'leakage' of retail opportunity outside the trade area. A negative value represents a surplus of 

retail sales, a market where customers are drawn in from outside the trade area. The Retail Gap represents the difference 

between Retail Potential and Retail Sales. Due to the small population size, and the areas ability to draw consumers from 

outside the CRA, a large retail surplus exists within the Sebastian CRA. While areas that contain clusters of restaurants and 

retail uses such as the Sebastian CRA usually display little demand, it does not indicate the potential for increased retail is 

not available. This does not mean the area can’t support additional retail. At the City and County level, Sebastian and 

Indian River County feature retail gaps that the Sebastian CRA could potentially tap into. Additionally, visitor and tourist 

markets represent another customer segment that drives market potential for retailers in Sebastian. A retail gap analysis 

for various retail industries within the Sebastian CRA, the City of Sebastian, and Indian River County is provided below:  

 Sebastian CRA City of Sebastian Indian River County 

Furniture & Home Furnishings Stores -$3,048,305 $1,346,184 $4,849,789 

Electronics & Appliance Stores -$1,177,088 $4,677,988 -$3,403,426 

Bldg Materials, Garden Equip. & Supply Stores -$8,940,314 $4,886,648 -$19,726,777 

Lawn & Garden Equip & Supply Stores $11,559 $846,947 $23,593,243 

Food & Beverage Stores -$1,611,113 -$49,999 $903,549 

Grocery Stores $330,474 -$1,595,460 $18,039,875 

Specialty Food Stores -$517,683 $522,768 $18,845,113 

Beer, Wine & Liquor Stores $16,945 $1,022,693 -$8,140,212 

Health & Personal Care Stores -$9,775,654 -$7,889,084 $7,334,974 

Clothing & Clothing Accessories Stores -$2,094,284 $8,873,449 -$15,733,583 

Clothing Stores -$1,423,989 $5,715,904 -$67,159,580 

Shoe Stores $14,317 $1,982,179 -$59,087,339 

Jewelry, Luggage & Leather Goods Stores -$684,612 $1,175,366 -$10,137,320 

Sporting Goods, Hobby, Book & Music Stores -$1,415,605 $3,229,742 $2,065,079 

Book, Periodical & Music Stores $7,613 $1,046,702 -$13,336,856 

General Merchandise Stores -$22,155,619 $12,212,884 -$2,626,264 

Department Stores Excluding Leased Depts. $224,265 $1,170,568 $14,851,551 

Other General Merchandise Stores -$1,362,961 $11,042,316 $23,208,626 

Miscellaneous Store Retailers -$3,168,622 $877,112 -$8,357,075 

Florists -$172,264 -$6,799 -$123,623,513 

Office Supplies, Stationery & Gift Stores -$231,473 -$2,391,207 $888,213 

Used Merchandise Stores -$986,018 $509,594 $4,849,789 

Other Miscellaneous Store Retailers -$1,778,868 $2,765,524 -$3,403,426 

Nonstore Retailers $55,388 $7,672,708 -$19,726,777 

Electronic Shopping & Mail-Order Houses $46,497 $6,226,567 $23,593,243 

Vending Machine Operators $880 $119,469 $903,549 

Direct Selling Establishments $8,011 $1,326,672 $18,039,875 

Food Services & Drinking Places -$14,465,553 $1,120,088 $18,845,113 

Special Food Services -$48,199 $411,213 -$8,140,212 

Drinking Places - Alcoholic Beverages -$280,147 $1,758,549 $7,334,974 

Restaurants/Other Eating Places -$14,137,207 -$1,049,674 -$15,733,583 

Source: 2017, ESRI Inc.- Retail Gap Analysis  
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Inventory of Natural Assets 

Sebastian is home to a wide range of natural assets. The city’s connection to the environment and wildlife make it a unique 

place to live, visit, and conduct business. A description of Sebastian’s various natural assets is provided below.  

-Indian River Lagoon- The Sebastian CRA is nestled along the Indian River Lagoon, one of the most pristine estuarine 

ecosystems in the world. Spectactular views and a diversity of wildlife make the Lagoon a major draw for residents, tourist, 

and businesses. Commercial and recreational activities around the Indian River Lagoon support approximately 19,000 jobs 

and generate over $250 million dollars in annual income. This includes the cluster of waterfront food and entertainment 

establishments within the Sebastian CRA that are dependent on the views that the Lagoon offers.  

-Sebastian Inlet- Along with world class fishing and surfing, the Sebastian Inlet provides ocean access for coastal 

communities in the region. Unlike other surrounding municipalities that have to travel long distances to reach ocean 

access, the Sebastian CRA is in close proximity (approx 2 miles from the Inlet). 

-Sebastian Inlet State Park- While not located in the City, the Sebastian Inlet State Park and beach area are a draw for the 

entire area and beyond that enhances the brand and identity of the City of Sebastian. Activities offered to visitors includes 

campling, swimming, scuba diving, snorkeling, shelling, and sunbathing. Additionally, park tourists are a source for 

Sebastian CRA businesses to tap into. 

-Saint Sebastian River State Park- The Saint Sebastian River is a tributary of the Indian River Lagoon, located directly North 

and West of the city of Sebastian. The park features camping, paddleboating, 60 miles of hiking trails through 22,000 acres 

of riverfront wilderness, and trails that are also open to mountain bikes and horseback riding. Wildlife includes natural 

Florida vegetation, fish, turtles, alligators, manatees and much more.  

-Pelican Island- Pelican Island Wildlife Refuge is located just off the western coast of Orchid Island in the Indian River 

Lagoon east of Sebastian. Established by an executive order of President Theodore Roosevelt on March 14, 1903, Pelican 

Island was the first designated National wildlife refuge in the United States. It was created to protect pelicans, egrets and 

other birds from extinction through plume hunting. The island is accessible via boat or chartered tour.  

-Pedestrian and Bicycle Trails- The City of Sebastian along with the Florida Department of Transportation are currently 

making efforts to enhance the local trail system as well as creating connections to regional trails. As part of “Rails to Trails” 

program, the "Central Railroad Corridor Greenway" seeks to connect Sebastian with other regional trails. In addition to 

enhanced mobility and traffic alleviations, the project includes a pedestrian bridge over Interstate 95, drawing attention 

from travelers to the City of Sebastian.  

-Sky Dive Sebastian- Offered through the Sebastian Municipal Airport, Sky Dive Sebastian is one of the most popular 

destinations in the country for thrill seekers.  

-Treasure Museums- Located along the “Treasure Coast,” Sebastian holds a rich history of shipwrecks and treasure 

hunters. Mel Fisher’s Treasure Museum is a popular tourist destination that highlights the areas history and the many 

treasures that have been left behind.  
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Markets Swot Analysis 

 
Strength  

• High daytime population in CRA 

• Strong income and net worth levels 

• Rising property values 

• Significant traffic county along US1 

• High pedestrian traffic along Indian River Drive 

• Rich history 

• Low residential vacancy 

• Retail surplus within the CRA indicates the area is 

drawing customers both locally and regionally 

Weakness 

• Low population density 

• Small amount of rental properties available make it 

difficult for younger employees to live in Sebastian 

Opportunity 

• Capitalize on dining, entertainment, and nature 

related assets in Sebastian and CRA.  

• Capitalize on strength of existing brand (Fishing, 

nature, treasure, waterfront) 

• Retail Gap analysis shows demand for grocery and 

department stores within the CRA as well as clothing 

and building material stores within the City of 

Sebastian 

• Promote Sebastian as a sustainable, eco-friendly place 

to live.  

Threat 

• Aging population 

• Competition from surrounding municipalities  
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Investment Driver: Regulation   

Regulation is where a local government has the most ability to influence economic growth, and it is also where a local 

government starts on a level playing field with competitors. Is a city truly friendly to business; do the processes have 

predictability and certainty built into them; is there a perception of fairness in the process or a reputation for cronyism; 

are codes and regulations consistent with market conditions? 

Business Friendly does not only mean smiling, courteous or friendly.  Cities must provide a professional response with an 

expedited solution.  Infill development in Sebastian’s CRA area can help raise the tax base and surrounding property 

values.  However, private developers cannot generate adequate returns on investment to justify the investment risk if the 

barriers for entry include prohibitive regulations requiring additional time and money.  Typically, lenders view 

redevelopment projects as being very risky and are reluctant to fund them. 

In some cases, cities look at their regulations as an incentive for development and that could be the key to attract positive 

investment. Private developers and lenders, aside from analyzing the market and seeing the potentials of a place for site 

selection, many times their decisions to invest or not are reduced to what is “realistically” possible to build; and that is 

directly linked to the land development regulations.   

General Recommendations to Attract Positive Investment in Sebastian CRA: 

• Provide flexible regulations for private developers requiring less time and money and reducing the investment risk. 

• Make the City’s regulatory framework an incentive for investment in the downtown area. i.e. have a clear guiding 

checklist for land development for private developers for specific sites. 

• Development process in targeted areas must be friendly for developers; it should have predictable design guidelines 

and expediate application/ permitting processes.  

• Have a proactive attitude in the pre-application/ pre-site plan submittal process and meet with the developer and 

find a solution that benefits the private developer, the community and the city.  

• Promote regulations that achieve compact urban forms to protect environmentally sensitive areas and balance 

economic development 

• Provide density and intensity bonuses (zoning incentive) for developments in the downtown area. i.e. for 

development that provides public benefits; open public spaces, on-street parking, wide sidewalks, shade trees, build 

closer to sidewalk, context-based architectural style, appropriate building heights, connections to public transit and 

enhance pedestrian and bicycle accessibility. 

• Promote small scale mixed-use developments   

• Increase the vibrancy of the downtown area, especially at Main Street and US 1 area, and the west parcels along 

Indian River Drive – with better walkability between retailers and the waterfront. Sidewalks, path ways and trails 

may be enhanced by private development if the regulatory framework is in place and it requires for private 

development to make ROW improvements while allowing them to have more retail SF, height, and less parking and 

less application process obstacles. 

 


