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Gulf Coast International Properties is proud to present the Port Royal Mid-Year Market Report 2015. We 
hope that you will find this mid-year report informative and useful. As a Port Royal market leader, we 
continuously look for new ways to meet and exceed our clients’ expectations through our dedicated staff 
of real estate professionals. As a luxury real estate boutique, it is our world-class marketing program, 
uncompromising integrity and Port Royal real estate sales experience that set us apart. As a locally owned 
and operated firm, rest assured that the GCIP agent representing you has a vested interest in perpetuating 
the exclusive and luxurious reputation held by Naples and its residents. So please enjoy and we hope you 
continue to Live Exceptionally™.

January thru June 2011 to 2015

Source: Southwest Florida MLS
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Port royal SaleS – an HiStorical PerSPective

$211m Total MLS Closed Sales $ for January thru June 2015

$186m Total MLS Closed Sales $ for January thru June 2005

17% Increase in Total Closed Sales in 2015 vs 2005

26 Total Number of MLS Closed Sales from January thru June 2015

32 Total Number of MLS Closed Sales from January thru June 2005

-19% Decrease in Total MLS Closed Sales from January thru June 2005 to 2015

$8m Average Closed Sale Price for January thru June 2015

$5.8m Average Closed Sale Price for January thru June 2005

35% Increase in average closed MLS sale price in 2015 vs 2005

234 Average Days on Market for Properties Sold January thru June 2015

165 Average Days on Market for Properties Sold January thru June 2005

29% Increase in time on market for sold properties in 2015 vs 2005 

$17.2m Highest MLS closed sale price for a property in January thru June 2005

 

$15m Highest Price Paid for a Property in January thru June 2005

Source: Southwest Florida MLS
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the Mid-Year Market Report
Port Royal is one of the most exclusive waterfront communities in Southwest Florida and, as such, requires 

a unique perspective when it comes to market analysis. The area’s limited number of sales and diverse 

offerings require buyers and sellers to understand that values cannot be determined by facts and figures 

alone. With that mentioned, Gulf Coast International Properties aims to provide Port Royal’s current and 

future residents with basic data, general trends and insights as it pertains to the community. Please note, 

this report does not address specific owners, motivations, views, or other circumstances. We hope you will 

find this 2015 Mid-Year Market Report helpful and encourage you to consult with one of our professionals, 

whether you are a buyer or a seller, as it pertains to specific Port Royal properties.
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2015 Mid-year Market rePort - ‘rational witH new HigHS’  
Gulf Coast International Properties believes that we are seeing a market behave ‘rationally’ while witnessing 

new highs in both absolute sale price and price per square foot. Looking at the table above shows that 

average sale price for the first half of the year was slightly above $8m for all sales, which is a new Port 

Royal record. However, total sales were on par with 2014 and days on market were actually increased vs. 

the prior year. The number of sales were also down when compared with 2014 and have been matched or 

beaten in prior years. If we were seeing the exuberance of 2005-2007, most if not all of these measures 

would be increasing substantially year-over-year. The 28% sale price increase can be explained by a 

couple of factors, including both macro economic forces (equity markets, favorable financing) and buyers 

targeting both new homes and premium lots/tear downs to build. By nature, new homes and premium 

lots stand to raise the average closed sale price. When comparing to the ‘irrationality’ of 2005-2007, 2015 

is still well below that period in both days on market total velocity of sales, again suggesting that we are 

in a more steady and long-term market than 10 years ago. 

Moving forward, Gulf Coast International Properties believes that we will see prices level somewhat 

while demand continue to rise. We believe this market is healthy, rational and will continue to behave 

responsibly. We also emphasize with both our buyers and sellers that assets, in general, do rise in price 

over time. Nevertheless, we are still actually in line with prices from nearly a decade ago, indicating that 

we are not ‘over-valued’ from a big picture standpoint. The statistics support this conclusion and our 

agents are seeing this firsthand every day with our buyers and sellers. 

Port Royal MLS Property Sales: January through June 2010-2015

2015 % Change 2014 % Change 2013 % Change 2012 % Change 2011 % Change 2010

Total Sales 
($ Millions) $223 1% $221 67% $132 13% $117 -11% $131 -10% $146

Number of 
Sales 28 -22% 36 64% 22 -12% 25 -17% 30 20% 25

Avg Sale 
Price  

($ Millions) $8.0 28% $6.2 -2% $6.3 34% $4.7 2% $4.6 -21% $5.8

Avg. Days 
on Market 234 4% 224 -21% 284 -28% 395 33% 298 -38% 477

Highest 
Sale Price  

($ Millions) $17.2 $17.1 $30.0 $12.5m $12.5m $22.0

Sales 
Above 
$10m 8 4 4 0 2 3

Source: Southwest Florida MLS
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land! land! land! 
Over the last couple years, the Port Royal market has seen a significant increase in land/tear down sales, both 
in volume and average sale price. Whereas 2010-2013 was a period of ‘value’ purchases for investors looking to 
build and sell, we have seen a pick-up in end users looking to build ‘dream homes’ on premium lots (or lot and a 
halfs) with phenomenal views. In fact this year alone, we had a record-breaking sale for $9.5m and multiple ‘lot 
and a halfs’ sell for $7m+. While the average lot/tear down price was $6.8m in 2015, or 33% higher than 2014, 
we believe these numbers will level off or even decline as the inventory for premium lots diminish and prices 
outstrip demand.  

’i want new!’ - new conStruction  
average Sale Price and Price Per Sq. Ft. - 2010-2015
In rising markets, it is typical to see a glut of new homes for sale as buyers seek the latest and greatest. While 
2015 has seen record sales from both an average sale price ($12.3m) and price per square foot ($1,746) measure 
for navigable waterfront sales, these numbers are misleading. Two of the sales were on prominent wide water 
lots that current new homes for sale do not share. Second, new home sales this year still represent only 15% 
of total sales, which is in line with prior years. If we were experiencing an irrational market, this figure would be 
significantly higher. With 7 other navigable waterfront estates on the market at press time, we do anticipate the 
total sales and average sale price to increase in the 2nd half of the year. We believe that average closed sale price 
will actually fall as current homes for sale do not match 1st half sales in terms of view and premium lot value. 
Inventory in the new home market is still low relative to overall properties for sale (13%) with our firm arguing 
this still represents a real investment opportunity to build and sell in Port Royal. 

Average Sale Price and Price Per Lot 
Ft. for Lot/ Tear Downs 2011-2015

Average Sale Price and Price Per Sq. 
Ft. for New Homes 2011-2015

Source: Southwest Florida MLS
* 2015 Represents 1st Half Sales Only

*

$8,500,000 $8,650,000

$4,028,571

$8,083,333

$12,335,000

The Captain’s Reserve - 1076 Nelsons Walk



’wHat’S For Sale?’ - current inventory

With 54 properties for sale as of June 30th and 46 sales in the 

first half of the year, Port Royal has approximately 14 months of 

inventory. This actually represents higher levels than 2014 and 

another reason that Gulf Coast International Properties believes 

this market is acting ‘rational’ despite increased average sale 

prices. We again emphasize the importance with understanding 

inventory that both motivation and ‘pocket’ or non-MLS listings 

represent a significant opportunity for buyers. The MLS is 

available to all parties, and for the uninformed or inexperienced 

agent or buyer, a daunting task to find the right ‘fit.’ Our firm 

cannot emphasize enough, especially in rising markets, to consult 

with a professional full-time Port Royal agent to see what possible 

properties can be found and at what price. Comparable sales 

and individual market analysis are key, but insight not found with 

simply looking at inventory is critical. 

in concluSion 
Gulf Coast International Properties going forward believes that 

prices will continue to rise, but at a slower pace than the last 12 

months. Between new home availability, lower land inventory and 

healthy macro level factors (equity markets, financing), there is 

no reason to believe otherwise. A smart buyer will consult with 

our agents on market insights (motivated sellers, ‘pocket’ listings) 

while sellers will recognize that sales prices are at all time highs, so 

the time is now. 

Finally, while Gulf Coast International Properties strives to bring 

you the insight on this luxury community, it’s important to keep 

this idea in mind. Port Royal truly represents one of the destination 

gems of luxury American living. Nestled between the sugar sand 

beaches of the Gulf of Mexico and the fun of Naples Bay, you will 

not find a better combination of boating, beaching, tennis or simply 

relaxing. Add to that the world-class Port Royal Dining and Tennis 

Club and you have a recipe for long-term, unrivaled vacation living. 

That is why we have seen and will continue to see record sales. No 

matter your perspective, buyer or seller, investor or end user, Port 

Royal stands to be the ultimate global destination for the world’s 

elite, no matter what the statistics may read from year-to-year or 

from time-to-time. 
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‘Port Royal’ 
was inspired by 
the rowdy 17th 
century Pirates that 
fascinated lead 
developer John 
Glenn Sample
- Quote from John Glen Sample, 
visionary developer of Port Royal

When John Glen Sample first 

envisioned Port Royal in the middle of 

the 20th century, he was quoted by a 

Miami Herald staffer Nixon Smiley as 

saying “I want to make Port Royal the 

finest place in the world to live. And I 

believe I’m succeeding.” His incredible 

vision to carve man-made peninsulas 

out of wetlands lives strong today and 

nothing speaks to his claim more than 

Port Royal starting to thrive again while 

much of the country struggles. Port 

Royal is truly one of America’s great 

luxury waterfront communities, and 

we are seeing buyers take advantage 

of its unrivaled lifestyle opportunities 

once again.
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