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PROJECT OVERVIEW 

Campus Life Fund II, LP (“CLF II” or the “NCE”) is a Delaware limited partnership that was 
organized on August 1, 2019.  Per its private placement offering memorandum and limited 
partnership agreement (included in this I-526 petition), the NCE will offer up to 100 limited 
partnership units to qualified, non-U.S. citizens seeking permanent resident status in the United 
States through the EB-5 Immigrant Investor Program.  Per its private placement memorandum, 
CLF II will invest its EB-5 capital in a portfolio of job creating, EB-5 qualified projects (all portfolio 
projects will be located in geographies and industries already approved for their respective 
Regional Center and will meet the qualifications of the EB-5 Program).    

 

 
Gainesville Property Investors, LLC, a Delaware limited liability company formed on July 1, 2020 
(the “JCE”), will develop, own and operate The Swamp, a purpose-built student housing 
property in Gainesville, Florida (the “Project”). The Project will cater to students attending the 
University of Florida (“UF”), which had an enrollment of 56,567 in 2019, with 35,491 at its main 
campus in Gainesville.  The Project will consist of 181 one-, two-, three-, four- and five-bedroom 
units with 604 total bedrooms and 410 garage-parking spaces.  All units will offer bedroom-to-
bathroom parity (each bedroom has its own private bathroom), include individual leases (leased 
by the bedroom versus the overall apartment unit), come fully furnished (beds, desks, living room 
couches, Smart TVs, coffee table, and appliances: oven/range, microwave, refrigerator, 
dishwasher and washer/dryer) and walk-in closets.   
 
The Project’s amenities will include a study lounge with group study rooms, computer center/lab 
with printing capabilities, high-speed internet throughout the property, resident lounge with TVs 
and gaming area, bicycle and scooter storage, gourmet coffee bar, and dog walk area.  The 
property will feature a rooftop amenity deck with swimming pool, hot tub, Jumbotron, resort-
style cabanas, modern indoor/outdoor professional fitness center and outdoor grilling area.  In 
addition, the Project will offer approximately 18,828 square feet of ground floor retail/restaurant 
space, fronting the highly trafficked W University Avenue.   
 
Construction of the Project began in August 2020 and is anticipated to take 24 months, lasting 
through July 2022, with an anticipated opening for the start of UF’s Fall 2022 school year.  The 
Project’s total development budget is $97,977,390.  Please refer to Project Costs on page 14 and 
Capital Structure / Sources & Uses of Capital on page 16 for additional information.   
 
Each of the JCE’s financing sources has been secured.  On July 28, 2020, the JCE closed on a 
syndicated construction loan with First Merchants Bank, Old National Bank, and First Financial 
Bank of $65,000,000 (please see the executed loan agreement and promissory notes included in 
the I-526 petition).  The Developer invested $10,977,390, and CLF II will contribute up to 
$13,500,000 of equity capital from up to 15 EB-5 investors.  It should be noted that CLF II’s 
investment is being bridged within an investment vehicle/entity until the EB-5 capital is raised.  
For a detailed discussion of the investments to be made by CLF II and the other parties involved, 
please refer to Organizational Structure on page 15.   
 



 

 

University of Florida (UF) 

Founded in 1853, the University of Florida is 
a public land-grant, sea-grant, and space-
grant research university located in 
Gainesville, Florida.  It is a senior member of 
the State University System of Florida and is the only member of the Association of American 
Universities in the state.  It has operated continuously on its Gainesville campus since September 
1906.  It is the third largest Florida university by student population, and is the eighth largest 
single-campus university in the United States with 56,567 students enrolled for the Fall 2019 
semester.  The university has experienced an 11.9% enrollment growth since 2014 and in 2019 had 
an acceptance rate of 37.9%.  The freshman retention rate was 97% and the university overall has 
a 90% graduation rate. 

 

The University of Florida is home to 16 academic colleges and more than 150 research centers and 
institutes.  It offers multiple graduate professional programs—including business administration, 
engineering, law, dentistry, medicine, pharmacy and veterinary medicine—on one contiguous 
campus, and administers 123 master's degree programs and 76 doctoral degree programs in 87 
schools and departments.   
 
In 2020, U.S. News & World Report ranked UF as tied for the 7th -best public university in the United 
States, and tied for 34th overall among all national public and private universities.  Many of UF’s 
graduate schools have received top-50 national rankings from U.S. News & World Report with the 
school of education at 25th, Florida's Hough School of Business at 25th, Florida's Medical School 
(research) tied for 43rd, the Engineering School tied for 45th, the Levin College of Law tied for 31st, 
and the Nursing School tied for 24th in the 2020 rankings.  
 
UF is one of the nation's largest research universities.  According to a 2019 study by the 
University's Institute of Food and Agricultural Sciences, the university contributed $16.9 billion 
to Florida's economy and was responsible for over 130,000 jobs in the 2017–18 fiscal year.  Over 
50 biotechnology companies have resulted from faculty research programs.  Florida consistently 
ranks among the top 10 universities in licensing.  Royalty and licensing income includes the 
glaucoma drug Trusopt, the sports drink Gatorade, and the Sentricon termite elimination system.  
The Institute of Food and Agricultural Sciences is ranked No. 1 by the NSF in Research and 
Development.   
 
The University of Florida was awarded $837.6 million in annual research expenditures in 
sponsored research in 2018.  Research includes diverse areas such as health-care and citrus 
production (the world's largest citrus research center).  In 2002, Florida began leading six other 



 

 

universities under a $15 million NASA grant to work on space-related research during a five-year 
period.  The university's partnership with Spain helped to create the world's largest single-
aperture optical telescope in the Canary Islands (the cost was $93 million).   
 
UF’s intercollegiate sports teams, commony known by their “Gators” 
nickname, compete in National Collegiate Athletic Association 
(“NCAA”) Division I and the SEC Conference and are consistently 
ranked among the top college sports programs in the United States.  
UF currently fields teams in nine men's sports and twelve women's 
sports.  All Florida Gators sports teams have on-campus facilities, 
and most are located on or near Stadium Road on the north side of campus (within walking 
distance from the Project), including Steve Spurrier-Florida Field at Ben Hill Griffin Stadium for 
football and the Exactech Arena at the Stephen C. O'Connell Center for basketball.   
 

Beginning in the early 1990s, the Florida Gators have been recognized as one 
of the premier athletic programs in the Southeastern Conference (“SEC”) and 
one of the best in the nation.  The SEC has awarded an All-Sports Trophy to 
the best overall sports program in the conference since 1984, and Florida has 
won the award 27 times as of 2017.  Florida is the only school in the SEC and 
one of four schools nationally to have won a national championship in 

football, men's basketball, and baseball (including being the only school in NCAA history to win 
a national championship in both footbal and basketball in the same school year).   

  

 



 

 

PROJECT LOCATION 

The Swamp will be located on 2.85 acres at the northeast corner of intersection of W University 
Avenue and NW 17th Street (with an approximate address of 1642 W University Avenue) in 
Gainesville, Florida.  The Project site is directly across the street from the edge of the most 
populous corner of UF’s campus, and just 0.2 miles from the Ben Hill Griffin Stadium.  The site is 
also in the center of the main entertainment area for students, called “Midtown.”  
  

 

Under the EB-5 Program, the required investment amount for each foreign investor is currently 
$900,000 if the investment is made into a geographic area that qualifies as a Targeted Employment 
Area (“TEA”).  Based on an analysis performed by Vermillion Consulting, The Swamp’s location 
qualifies as a TEA.  The TEA analysis letter is included in this I-526 petition.  

 
THE PROJECT’S LAND AND SITE PLAN 

On July 28, 2020, at the time of closing on its construction loan, the JCE closed on the purchase of 
the land for required for the Project’s development.  This included 11 separate parcels making up 
2.85 acres.  As such, all land required for the development of the Project is owned by the JCE.  The 
following outlines The Swamp’s proposed site plan, which will include two adjacent mid-rise 



 

 

residential buildings each wrapped around a structured parking garage, 604 total beds, and 410 
garage parking spaces.   
 

 

 



 

 

ARCHITECTURAL RENDERINGS 

 
Intersection of W University Avenue and NW 17th Street 
 

 
View looking down NW 1st Avenue  



 

 

PROJECT AMENITIES 

The Swamp will feature student-focused amenities and will offer unit finishes designed 
specifically for students, including: 
 

Property Amenities 

• Study lounge and group study rooms 

• Computer lab with printing capabilities 

• High-speed internet access throughout the property 

• Controlled access  

• On-site management and maintenance  

• Walkable to campus 

• 24-hour indoor/outdoor fitness center 

• Two-story clubhouse with resort-style swimming pool and hot tub 

• Outdoor grilling stations 

• Tanning beds 

• Fire pits 

• Dog park 

• Roommate matching 
 

Student Apartment Unit Amenities/Finishes 

• Spacious one-, two-, three-, four- and five-bedroom units  

• Private bedrooms with locks from the unit’s common area 

• Private bathroom in each bedroom 

• Fully furnished units (beds, dressers, dining table/chairs, living room table and couch) 

• Fully equipped kitchens with oven/range, microwave, refrigerator and dishwasher  

• Smart HDTVs and Smart technology in every unit, including thermostats and locks 

• Full size washer & dryer in every unit 

• Individual leases on a per-bed basis to avoid a single master lease (i.e. minimal liability 
to parents) 

• Walk-in closets 

• Balconies  



 

 

UNIT FLOORPLANS 

The following depicts the unit floorplans designed for The Swamp. 
 

 

1-Bedroom / 1-Bathroom Unit 
 
 

 

2-Bedroom / 2-Bathroom Unit 
 



 

 

 

3-Bedroom / 3-Bathroom Unit 
 
 

 

4-Bedroom / 4-Bathroom Unit 
 
 



 

 

 

5-Bedroom / 5-Bathroom Unit 
 
 
 

 



 

 

DEVELOPMENT/PROJECT TEAM 

The Swamp’s development/project team is comprised of parties experienced in the development, 
construction and leasing/management of student housing properties.   
 

Developer 

The Project is being developed and sponsored by 908 Group and Scannell Properties (together 
the “Developer”), which have co-developed numerous student housing properties in the past 
several years.   

908 Group is a Tampa, Florida based real estate development 
company specializing in purpose-built student housing 
located within walking distance to campus, namely 
throughout the Power 5 Conferences, as well as urban infill, 
multifamily and affordable housing.  908 Group’s focus is to 
create highly unique properties and innovatively functional living spaces through the utilization 
of cutting-edge architecture, design, and technology.  One of the company’s primary points of 
emphasis is for each distinctive project to achieve a balance between form and function.  As a 
socially responsible development firm, 908 Group develops real estate with a triple-bottom line 
investment approach aiming to simultaneously yield financial, social and environmental returns 
for all partners and stakeholders involved with its developments.  www.908group.com 

 
Representative Projects (908 Group) 

 
 

http://www.908group.com/


 

 

Scannell Properties is a privately held company 
founded in 1990 that has established itself as one of the 
country’s premier developers.  The company’s 
headquarters is in Indianapolis, Indiana with additional 
offices in Alexandria, Virginia, Minneapolis, Minnesota, Denver, Colorado, Kansas City, Missouri 
and Oakland, California.  Scannell has 40 full time employees and in recent years its average 
annual development volume has exceeded $300 million.  www.scannelproperties.com  

 

The JCE has entered into development agreements with 908 Group Advisor, LLC (an affiliate of 
908 Group) and SP Gainesville Holdings, LLC (an affiliate of Scannell Properties), outlining each 
parties’ responsibilities and compensation (the “Development Agreements”).  Executed copies of 
the Development Agreements are included in Appendix C – Executed & Draft Contracts.    
 

General Contractor 

The Project will be constructed by ARCO/Murray Construction Company (“ARCO” or the 
“General Contractor”), a Tampa, Florida based construction firm with a national presence.  The 
company was founded in 1992 and since then has grown to become a leader in the design/build 
industry with offices in 19 major markets and 800 associates nationwide.  The General Contractor 
has experience across numerous asset classes, including manufacturing, distribution facilities, 
seniors living, entertainment, healthcare, office, multifamily and student housing.  They have 
completed two student housing projects in the UF market in recent years, including the Nine @ 
Gainesville, which is another property jointly developed by 908 Group and Scannell Properties.  
This demonstrates not just local knowledge in the area, but also shows a positive working 
relationship with the Developer.  www.arcomurraycc.com  
 
The JCE has entered into a guaranteed maximum price contract with ARCO/Murray 
Construction Company, outlining the General Contractor’s responsibilities and compensation 
(the “GMP Construction Contract”).  An executed copy of the GMP Construction Contract is 
included in Appendix C – Executed & Draft Contracts.    
 

Property Manager 

The Project will be managed by Asset Campus USA, LLC (“Asset Campus” or the “Property 
Manager”), the third largest student housing property manager in the country, as well as an 
extensive manager of conventional multifamily properties.   They have 35 years of experience 
with 320 total properties under management, with 140,000 student beds across 120 campuses in 
40 states, including several properties in the UF market.  www.assetliving.com  
 
The JCE will enter into a property management agreement with Asset Campus USA, LLC,  
outlining the Property Manager’s responsibilities and compensation (the “Property Management 
Agreement”).  A draft of the Property Management Agreement is included in Appendix C – 
Executed & Draft Contracts.   
 

Architect 

The Project’s architect is Humphreys & Partners Architects/Florida, LLC (“HPA” or the 
“Architect”).  HPA has been providing high quality, innovative planning, and design services for 
the past 27 years.  They are an award-winning firm specializing in multifamily, mixed-use, 

http://www.scannelproperties.com/
http://www.arcomurraycc.com/
http://www.assetliving.com/


 

 

hospitality/resort design, student, senior, tax credit, affordable, moderate and luxury 
communities.  They are headquartered in Dallas, Texas with regional offices all over the world.  
In total, they have designed 61 student housing properties in 38 different states, including two 
projects in the UF market.  www.humphreys.com  
 
The JCE has entered into an architectural services agreement with Humphreys & Partners 
Architects/Florida, LLC, outlining the Architect’s responsibilities and compensation (the 
“Architectural Services Agreement”).  An executed copy of the Architectural Services Agreement 
is included in Appendix C – Executed & Draft Contracts. 
 

Engineer 

The Project’s engineer is Causseaux, Hewett & Walpole, Inc. (“CHW” or the “Engineer”).  CHW 
is a full-service engineering firm based in Gainesville, Florida that provides civil engineering, 
zoning, surveying, mapping, planning, permitting, landscape architecture, and construction 
services.  They are a local firm with extensive expertise in the market and have received numerous 
awards from both the City of Gainesville and UF, most notably on the recent upgrade to the 
J. Wayne Reitz Union Student Center Expansion.  www.chw-inc.com  
 
The JCE has entered into an engineering services agreement with Causseaux, Hewett & Walpole, 
Inc. that outlines the Engineer’s responsibilities and compensation (the “Engineering Services 
Agreement”).  An executed copy of the Engineering Services Agreement is included in Appendix 
C – Executed & Draft Contracts.   
 
 

  

http://www.humphreys.com/
http://www.chw-inc.com/


 

 

PROJECT COSTS 

The following table is a line item breakdown of The Swamp’s project/development budget, or 
“uses of capital.”  This table has been prepared through extensive collaboration among the 
Project’s Developer, General Contractor, Architect and Engineer.   
 

 

Amount Per Bed PSF (net) % of Total

Land & Related

Land Cost 27,300,000$      45,199$      131.75$    27.9%

Extension Fees 380,000              629              1.83           0.4%

Brokerage Fees 159,000              263              0.77           0.2%

Total Land & Related 27,839,000        46,091        134.35      28.4%

Hard Construction Costs

Construction Contract GMP 47,724,425        79,014        230.32      48.7%

Direct Construction Work by Owner 1,918,179           3,176          9.26           2.0%

Construction Contingency 1,348,868           2,233          6.51           1.4%

Total Hard Construction Costs 50,991,472        84,423        246.09      52.0%

Furniture, Fixtures & Equipment

Furniture, Fixtures & Equipment 3,020,084           5,000          14.58        3.1%

Total Furniture, Fixtures & Equipment 3,020,084           5,000                    14.58 3.1%

Soft Costs

Architecture 1,545,007           2,558          7.46           1.6%

Engineering & Inspection 455,905              755              2.20           0.5%

Interior Design 112,500              186              0.54           0.1%

Surveying 29,200                 48                0.14           0.0%

Environmental Reports 45,325                 75                0.22           0.0%

Accounting 20,000                 33                0.10           0.0%

Legal Fees 250,000              414              1.21           0.3%

Partnership Overhead Costs 96,000                 159              0.46           0.1%

Insurance 548,696              908              2.65           0.6%

Property Taxes 500,000              828              2.41           0.5%

Municipal Fees 1,411,911           2,338          6.81           1.4%

Marketing & Initial Operating Costs 916,500              1,517          4.42           0.9%

Development Fee 2,559,361           4,237          12.35        2.6%

Development Cost Contingency 457,729              758              2.21           0.5%

Total Soft Costs 8,948,134           14,815        43.18 9.1%

Financing Costs

Construction Interest 2,450,000           4,056          11.82        2.5%

Debt Financing 1,148,700           1,902          5.54           1.2%

Other Closing Costs 660,000              1,093          3.19           0.7%

Preferred Return Reserves 2,920,000           4,834          14.09        3.0%

Total Financing Costs 7,178,700           11,885        34.65 7.3%

Total Project/Development Budget 97,977,390        162,214      472.85 100.0%



 

 

It should be noted that the Project’s Developer, General Contractor, Architect and Engineer have 
significant experience building multifamily and student housing apartments, providing a strong 
basis of recent comparable projects from which to accurately forecast the Project’s development 
costs.  A more detailed breakout of the Project’s hard construction costs, as prepared by the 
General Contractor, is included in the construction schedule of values (included in the 
econometric job creation report).  
 
 

THE PROJECT’S ORGANIZATIONAL STRUCTURE 

Campus Life Fund II, LP (the NCE) will invest in Gainesville Property Investors, LLC (the JCE) 
through an investment vehicle to accommodate the total equity required by the Project and the 
need to bridge the EB-5 capital until it has been raised.  The following organizational chart depicts 
the organizational structure of the NCE and JCE.   
 

 
 
The NCE will invest up to $13,500,000 of EB-5 capital from up to 15 EB-5 investors into Atlantic 
American Gainesville Investments, LLC (“NCE Investment Vehicle”).  The current members of 
NCE Investment Vehicle include Atlantic American Fortune Fund, LP, which has made a 
$13,500,000 investment and five individuals who have made a $1,500,000 combined investment.  
NCE Investment Vehicle will invest a total of $15,000,000 into the JCE.   
 
Atlantic American Fortune Fund, LP’s investment will serve as temporary bridge financing for 
NCE’s investment until the EB-5 capital has been raised and invested.  As the NCE invests its 
EB-5 capital, NCE Investment Vehicle will admit NCE as a member and return the bridge capital 
to Atlantic American Fortune Fund, LP, as outlined in NCE Investment Vehicle’s executed 
operating agreement (included in the I-526 petition).   
 
The JCE has three members: Atlantic American Gainesville Investments, LLC (the NCE 
Investment Vehicle), Campus Opportunities Fund, LP and 908-Scannell (Gainesville), LLC (the 
Developer’s investment entity).  An overview of the investments made by these members is 
provided below.   



 

 

Capital Structure / Sources & Uses of Capital 

The Project’s $97,977,390 total budget is being financed through a combination of debt and equity.  
The following table depicts the sources and uses of capital for the Project.   
 

 
 

Construction Loan 

On July 28, 2020, the JCE closed on a syndicated construction loan with First Merchants Bank, 
Old National Bank and First Financial Bank in the amount of $65,000,000.  The loan agreement 
states that the construction loan will bear an interest rate equal to the 30-day LIBOR rate plus 
3.00% and have a 36-month maturity, with the ability to extend the loan for one 24-month period 
assuming certain conditions are met.  The construction loan will require interest only payments 
for the 36-month term, with the outstanding principal balance due at maturity.  If extended, 
however, the loan will amortize over a 30-year period.   
 
A copy of the executed construction loan agreement and related promissory notes are included 
in the I-526 package.   
 

The Project’s Equity 

As mentioned above, the JCE includes three members: Atlantic American Gainesville 
Investments, LLC (the NCE Investment Vehicle) has committed $15,000,000 as Class A Member 
equity; Campus Opportunities Fund, LP has committed $7,000,000 as Class B Member equity; 
and 908-Scannell (Gainesville), LLC (the Developer’s investment entity) has committed 
$10,977,390 as Class C Member equity.  The Class A Member will have a priority return of capital 
(i.e. preferred position) ahead of the Class B Member and Class C Member.  The Class B Member 
will have a priority return of capital ahead of the Class C Member.   
 
A copy of the executed operating agreement for the JCE is included in the I-526 package.   

  

Amount % of Total

Sources

Construction Loan 65,000,000$      66.3%

Class A Member equity (NCE) 15,000,000        15.3%

Class B Member equity (Campus Opportunity Fund) 7,000,000          7.1%

Class C Member equity (Developer) 10,977,390        11.2%

Total Sources 97,977,390        100.0%

Uses

Land & Related 27,839,000        28.4%

Hard Construction Costs 50,991,472        52.0%

Furniture, Fixtures & Equipment 3,020,084          3.1%

Soft Costs 8,948,134          9.1%

Financing Costs 7,178,700          7.3%

Total Uses 97,977,390        100.0%



 

 

Investment Structure  

The following outlines the profit distributions and return of capital of the NCE’s investment in 
the JCE.   
 

Distributions from JCE to NCE Investment Vehicle  

Per the JCE’s executed operating agreement, the NCE Investment Vehicle will be entitled to 
receive a 12% preferred return for its investment as Class A Member equity.  Distributions of net 
cash flow from the JCE shall be made as follows: 

1. First, 100% to any members who made a member loan (in the event member loans are 
required), on a pro rata basis, to pay any accrued but unpaid interest on any member 
loans; 

2. Second, 100% to the members, on a pro rata basis, to pay any unpaid principal and other 
amounts due on the member loans; 

3. Third, 100% to Class A Member to pay up to a 6% preferred return, compounding 
annually; 

4. Fourth, 100% to Class B Member to pay up to an 8% preferred return, compounding 
annually; 

5. Fifth, 100% to Class A Member to pay up to an additional 6% preferred return, 
compounding annually; and thereafter 

6. Last, the balance, 15% to Class B Member and 85% to Class C Member. 
 
Upon liquidation (sale of the Project) distribution of proceeds will be made as follows: 

1. First, 100% to any members who made a member loan (in the event member loans are 
required), on a pro rata basis, to pay any accrued but unpaid interest on any member 
loans; 

2. Second, 100% to the members, on a pro rata basis, to pay any unpaid principal and other 
amounts due on the member loans; 

3. Third, 100% to Class A Member to pay any accrued but unpaid portion of its total 
preferred return (12%); 

4. Fourth, 100% to Class A Member to return its equity balance;  

5. Fifth, 100% to Class B Member to pay any accrued but unpaid portion of its total 
preferred return (8%); 

6. Sixth, 100% to Class B Member to return its equity balance;  

7. Seventh, 100% to Class C Member to return its equity balance;  

8. Eighth, 100% to Class B Member to pay it an equity kicker equal to the greater of a) 15% 
of any residual proceeds or b) a 12% annualized return on its investment, net of the 8% 
preferred returns paid; and thereafter 

9. Last, 100% to the Class C Member. 
 
For additional clarification, please refer to Gainesville Property Investors, LLC’s executed 
operating agreement, which is included in the I-526 petition.   
 



 

 

Distributions from NCE Investment Vehicle to NCE 

Per the NCE Investment Vehicle’s executed operating agreement, distributions of net cash flow 
to its members will be made first to pay interest and repay any member loans made to the 
company (if any), then to pay a preferred return of 12% to the members, on a pro rata basis.   
 
For additional clarification, please refer to Atlantic American Gainesville Investments, LLC’s 
executed operating agreement, which is included in the I-526 petition.   
 
 

PROJECT TIMELINE 

Construction of The Swamp began in August 2020 and is expected to take just under 24 months 
to complete, finishing in July 2022. 
 
It is expected that the EB-5 investors will file their I-526 petitions between September 2020 and 
August 2021.  The current processing time for I-526 petitions is estimated to range from 37 to 73.5 
months (based on the Field Processing Dates for Immigrant Investor Program Office as of 
September 8, 2020) so the EB-5 investors are expected to receive approval of their I-526 petitions 
sometime between October 2023 and October 2027. 
 
Job creation must be demonstrated to occur within 2½ years of the approval of I-526s, anticipated 
between April 2026 and April 2030.  Construction of the Project is anticipated to be completed in 
July 2022 and operational jobs will begin around that time.  As such, the Project’s job creation will 
occur well before the 2½ year anniversary of approval of investor I-526 petitions.   
 
The following timeline schedule depicts the Project’s construction, operations, and I-526 
processing timelines.  
 

 
 
 

MARKET ANALYSIS 

As part of the due diligence process for determining the viability for The Swamp, third-party 
information was obtained to analyze the market area and justify the need and feasibility of a new 
student housing property.   
 
In support of this market analysis, a RealPage AxioStudent Market Analytics Report was obtained 
from RealPage, Inc. (www.realpage.com), which supplied data on UF’s student housing market 
as of July 2020 (the “AxioStudent Report”).  Built for student housing owners, operators, 
developers and investors, RealPage AxioStudent is unmatched in the marketplace.  With 
proprietary research across more than 600 markets, rankings and six-year forecasts on 175 

Year

Quarter Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

Construction

Operations

I-526 Processing

2.5 year job creation period after I-526 adjudication

2027

Project Timeline

2025 20262024202320222020 2021

http://www.realpage.com/


 

 

universities, enrollment, supply, rent growth, occupancy and more at 300 universities 
nationwide, AxioStudent provides in-depth, purpose-built student housing analytics in a variety 
of categories.   
 
For additional verification and additional detail related to the information summarized within 
this section, please refer to the AxioStudent Report, which is included in Appendix A – Market 
Analysis Information.   
 

Student Enrollment at UF 

The success of any student housing property is dependent on the number of enrolled students in 
the immediate market area (i.e. the school served).  Based on publicly available enrollment data 
from UF’s Office of Institutional Planning and Research, the university has experienced 11.9% 
growth over the past five years, with the main campus in Gainesville growing by 6,031 students 
from 2014 to 2019.  This shows steady, stable growth that supports the need for additional student 
housing in the market area.   
 

 
Source: University of Florida Office of Institutional Planning and Research 

 

Market Occupancy and Rent Trends 

The AxioStudent Report presents operating data of student housing properties surrounding UF’s 
campus.  As of July 2020, the AxioStudent Report identified 40 student housing properties (with 
24,375 total beds) that lease specifically to students.  For the 40 properties tracked, the 
AxioStudent Report reports average rent rates of $644 per bed per month with an average 
occupancy of 88.1%, as of July 2020.   
 
RealPage further segregates these properties into those that are within one half-mile of the 
university, those that are between one half-mile and one mile from the university, and those that 
are greater than one mile from the university, as distance typically has an impact on rent rates 
and occupancy.  (It should be noted that RealPage measures the distance to campus as the closest 
boundary of campus to the comparable property, not to the center of campus.)   
 
Typically, properties that are closer to campus will receive a premium on rent rate, as evidenced 
here.  Rent rates for the properties within one half-mile of the university averaged $714 per bed, 
an 11% premium compared to all properties tracked by RealPage.  This rental rate is substantially 
higher than the rate for properties between one half-mile and one-mile range ($659 per bed) and 
even higher than the rent rate for properties in excess of the one-mile range ($526 per bed).   
 



 

 

The following table depicts the operating data of the properties tracked in the AxioStudent 
Report.   
 

 
 

Demand Analysis 

An important analysis in determining 
the viability of a student housing 
property is a demand analysis, 
comparing the number of available 
beds in the market compared to the 
number of students in the market.  At 
UF’s Gainesville campus, Fall 2019 
enrollment was 35,491 students, with 
room for 8,098 students living in on-
campus dormitories.  The remaining 
27,393 students must find housing in 
off-campus options.  As of July 2020, 
there were 24,375 beds at the 40 existing 
off-campus student properties.  This 
results in a net demand for student 
housing beds of 26,437, indicating a 
substantial need for additional 
purpose-built student housing beds.   
 
Assuming the same occupancy level currently experienced in the market (88.8%), the Project will 
only need to capture 2.0% of the student market in order to be successful.   

  

Student Housing Properties
All Properties Jul-19 Aug-19 Sep-19 Oct-19 Nov-19 Dec-19 Jan-20 Feb-20 Mar-20 Apr-20 May-20 Jun-20 Jul-20
RealPage Tracked Properties 34 37 37 37 37 38 38 38 38 39 40 40 40
RealPage Tracked Beds 22,646 22,946 22,946 22,946 22,946 23,333 23,333 23,333 23,333 23,883 24,375 24,375 24,375
Effective Rent/Bed $654 $650 $649 $655 $657 $659 $660 $662 $661 $654 $653 $646 $644
Rent Growth 0.3% -0.7% -0.2% 1.0% 0.2% 0.4% 0.1% 0.2% -0.1% -1.1% -0.2% -1.0% -0.3%
Occupancy 94.0% 96.0% 96.0% 96.5% 96.9% 97.0% 96.5% 96.2% 96.0% 95.7% 94.8% 91.9% 88.1%
Prelease % 89.6% 96.0% 0.3% 8.8% 19.2% 30.3% 38.4% 47.8% 55.4% 61.6% 66.7% 73.2% 79.8%

<0.5  Miles from University
RealPage Tracked Properties 16 19 19 19 19 20 20 20 20 21 22 22 22
RealPage Tracked Beds 10,089 10,389 10,389 10,389 10,389 10,776 10,776 10,776 10,776 11,326 11,818 11,818 11,818
Effective Rent/Bed $721 $721 $715 $725 $727 $728 $729 $731 $729 $723 $718 $715 $714
Rent Growth 0.2% 0.0% -0.7% 1.3% 0.3% 0.2% 0.1% 0.3% -0.3% -0.7% -0.7% -0.4% -0.2%
Occupancy 96.1% 97.0% 97.3% 97.1% 97.4% 97.4% 97.4% 97.3% 97.2% 97.0% 96.2% 91.7% 87.2%
Prelease % 92.9% 96.9% 0.4% 16.6% 29.9% 41.7% 51.6% 58.5% 66.4% 70.6% 75.6% 82.2% 83.6%

>=0.5 and <1.0 Miles
RealPage Tracked Properties 8 8 8 8 8 8 8 8 8 8 8 8 8
RealPage Tracked Beds 4,984 4,984 4,984 4,984 4,984 4,984 4,984 4,984 4,984 4,984 4,984 4,984 4,984
Effective Rent/Bed $700 $683 $680 $686 $682 $682 $684 $684 $692 $672 $680 $662 $659
Rent Growth 1.4% -2.4% -0.5% 0.9% -0.6% 0.1% 0.2% 0.1% 1.1% -2.9% 1.2% -2.6% -0.5%
Occupancy 93% 98% 98% 99% 98% 98% 97% 97% 97% 96% 95% 93% 91%
Prelease % 91% 98% 1% 5% 18% 25% 34% 46% 51% 60% 66% 72% 79%

>=1.0 Miles 
RealPage Tracked Properties 10 10 10 10 10 10 10 10 10 10 10 10 10
RealPage Tracked Beds 7,573 7,573 7,573 7,573 7,573 7,573 7,573 7,573 7,573 7,573 7,573 7,573 7,573
Effective Rent/Bed $536 $530 $536 $540 $545 $547 $547 $549 $546 $540 $533 $529 $526
Rent Growth -0.3% -1.1% 1.1% 0.7% 0.9% 0.3% 0.1% 0.3% -0.6% -1.1% -1.2% -0.9% -0.5%
Occupancy 91.6% 93.7% 93.2% 94.1% 95.2% 95.5% 94.5% 94.2% 93.8% 93.5% 92.8% 91.6% 87.7%
Prelease % 84.1% 93.7% 0.0% 1.2% 5.9% 17.1% 22.4% 34.1% 41.2% 48.3% 53.3% 60.2% 74.3%

Source: Data for charts, metrics and housing summary is from university websites, government websites, and university personnel. Med. HH income data from Bureau of Labor Statistics. Calculations performed by RealPage Inc.

Off Campus Pre-Leasing Rent & Occupancy Trends (Same Store Measurements)

Disclaimer Notice: This report is prepared from data believed reliable but not guaranteed by RealPage Inc. and its directors, officers, employees, and contractors, without verification or investigation.  The facts and forecasts contained herein are not guaranteed to be complete or error-free.  The forecasts expressed in 

this report are subject to change without notice.  Use at your own risk.  Student Housing figures may differ from the RealPage website due to varying distance calculations.

Demand & Market Share Analysis

Total Fall 2019 Full Time Enrollment (main campus)       35,491 

Less: On-Campus Beds       (8,098)

Estimated Students with Housing Need / Demand       27,393 

Total Fall 2019 Full Time Enrollment (main campus)       35,491 

On-Campus Beds         8,098 

On-Campus Market Share 22.8%

Total Fall 2019 Full Time Enrollment (main campus)       35,491 

Purpose-Built Off-Campus Beds (Existing Properties)       24,375 

Purpose-Built Off-Campus Market Share (Existing Properties) 68.7%

Forecasted Enrollment in 2022       37,858 

Less: On-Campus Beds       (8,098)

Forecasted Net Demand in 2022       29,760 

Purpose-Built Off-Campus Beds (with Imminent Supply and Project)      26,437 

Projected Purpose-Built Off-Campus Market Share in 2022 88.8%

Forecasted Net Demand in 2022 29,760     

Total Beds at The Swamp             604 

Implied Capture Rate (2022) 2.0%



 

 

Competitive Analysis 

Purpose-Built Properties and Conventional Multifamily Apartments 

The AxioStudent Report identifies 40 properties in the UF market that rent apartments 
specifically to students.  Of these, the Developer has identified four to be competitive/comparable 
to the Project based on age, product type, proximity to campus and amenities offered.   
 

   

   
 
The following table provides a summary of the competitive/comparable properties as of July 
2020, as reported in the AxioStudent Report.    
 

Competitive / Comparable Properties 

 
Source: RealPage, Inc. 

 
These four competitive/comparable properties offer 2,912 total beds (8% of the Gainesville 
campus’ students in 2019), had average occupancy of 91% (including two properties – Hub 

Property Name

Year 

Built

Distance 

from 

Campus 

(miles)

Total 

Beds

Occupancy* 

(2020)

# of 

Beds

Avg Bed 

Size (SF)

Rent 

(per 

Bed)

# of 

Beds

Avg Bed 

Size (SF)

Rent 

(per 

Bed)

# of 

Beds

Avg Bed 

Size (SF)

Rent 

(per 

Bed)

# of 

Beds

Avg Bed 

Size (SF)

Rent 

(per 

Bed)

# of 

Beds

Avg Bed 

Size (SF)

Rent 

(per 

Bed)

Avg Bed 

Size (SF)

Avg 

Rent 

(per 

bed)

The Swamp 2022 0.0 604 N/A 33 544 $1,523 64 385 $1,205 3 348 $1,012 284 336 $947 220 310 $932 343 $1,001

The Standard

1360 W University Ave
2017 0.00 1,200 100% 90 656 $1,467 160 438 $1,166 171 406 $993 404 384 $965 200 351 $883 406 $1,028

Hub University

1111 W University Ave
2020 0.15 398 78% 1 558 $1,525 18 399 $1,165 300 290 $856 73 280 $821 295 $869

Hub on Third

1258 NW 3rd Ave
2020 0.16 689 87% 5 558 $1,528 60 399 $1,001 424 296 $839 175 289 $851 309 $872

The Nine

1245 SW 11th Ave
2018 0.20 625 97% 8 617 $1,404 66 422 $1,004 21 372 $884 500 350 $794 30 323 $754 361 $825

Average / Total 2019 0.13 2,912 91% 104 647 $1,466 304 424 $1,098 192 402 $981 1,628 333 $859 478 316 $854 358 $926

*Hub University and Hub on Third occupancy are based on preleasing status as of July 2020.

Total Average

Purpose-Built Student Housing Properties

1 Bedroom Units 2 Bedroom Units 3 Bedroom Units 4 Bedroom Units 5 Bedroom Units

The Standard Hub University 

Hub on Third The Nine 



 

 

University and Hub on Third – that are opening ahead of the Fall 2020 semester and have 
achieved preleasing of 78% and 87%, respectively, despite the uncertainty caused by the current 
COVID-19 pandemic).   
 
Of the four competitive/comparable properties, The Standard is most comparable to the Project 
due to its product type (mid-rise building), location (directly across the street from campus) and 
amenities offered.  This property opened in Fall 2017 and was 100% preleased at the start of the 
Fall 2020 school year.  It commands the highest rent per bed of any property in the Gainesville 
market due to its walkability to campus and high quality of the amenities offered.   
 

New Product Pipeline 

In addition to The Swamp, there is one additional student housing property under development.  
The property is smaller (185 beds) and farther away from campus than the Project (to be located 
at the intersection of SW 13th Street and SW 25th Place).  The property began construction in June 
2020 and is expected to be completed in time for the Fall 2021 semester.   
 

On-Campus Residence Halls and Dormitories 

Another point of comparison is the rental rates of the residence halls and dormitories located on 
UF’s campus.  The UF campus offers 8,098 beds (22.8% of enrollment in 2019) available to 
undergraduate students in 26 on-campus residence halls or dormitories, which include a mix of 
single-, double-, triple-, and quadruple-occupancy rooms.   
 
Depending on the residence hall, students can have the option of renting a bedroom that has a 
private bathroom attached or they can share the communal bathroom available to all students on 
the floor.  Aside from being on-campus, the amenities within on-campus dorms are fairly non-
existent.   
 

         
 
The overall rental rate for on-campus beds can be as low as $639 per month for rooms with shared 
bathrooms, and as high as $1,127 per month for rooms with private bathrooms.   
 
The on-campus residence halls were 100% occupied in the Fall 2019 semester and there are 
currently no plans to increase the number of on-campus dormitories in the near term.  That said, 
it is possible that the university could convert some of its single-occupancy units to double-
occupancy units to accommodate demand, which sometimes occurs at colleges.  This would have 

Jennings Hall | triple-occupancy room Broward Hall | double-occupancy room 



 

 

a minimal impact on the number of overall beds in the market.  However, given the reality of 
pandemics such as COVID-19, it is very unlikely that universities will try to put more students 
into a room, and would be more likely to do the opposite.   
 

UF On-Campus Dormitories 

 
 
 

  

Single Double Triple Quad Single Double Triple Quad

Residence Halls

Beaty Towers 787       $2,845

Broward Hall 690       $2,804 $2,648 $2,336

Buckman Hall 126       $2,804 $2,648 $2,336

Cypress Hall 255       $3,783 $3,574 $3,574

Fletcher Hall 166       $2,696 $2,648 $2,336

East Hall 210       $2,804 $2,684 $2,336

Graham Hall 222       $2,804 $2,648 $2,336

Hume Hall 590       $3,783 $3,574

Infinity Hall 312       $3,947 $3,729 $3,839

Jennings Hall 520       $2,804 $2,648 $2,336

Keys Complex 419       $3,174

Lakeside Complex 540       $2,845 $3,429

Mallory Hall 175       $2,696 $2,648 $2,336

Murphree Hall 348       $2,815 $2,455

North Hall 158       $2,804 $2,648 $2,336

Rawlings Hall 364       $2,804 $2,648 $2,236 $2,696

Reid Hall 166       $2,804 $2,648 $2,336

Riker Hall 194       $2,804 $2,648 $2,336

Simpson Hall 222       $2,804 $2,648 $2,236

Sledd Hall 187       $2,455 $2,648 $2,336 $2,696

Springs Complex 476       $3,282 $3,060

Thomas Hall 170       $2,804 $2,648 $2,336 $2,237

Tolbert Hall 252       $2,804 $2,648 $2,336 $2,278

Trusler Hall 200       $2,804 $2,648

Weaver Hall 172       $2,804 $2,648 $2,336

Yulee Hall 177       $2,696 $2,648 $2,336

Total Beds 8,098    

3,410$ Average Private Bathroom (Fall semester)

2,631$ Average Communal Bathroom (Fall semester)

974$     Average Private Bathroom (Per month)

752$     Average Communal Bathroom (Per month)

# of 

Beds

Private Bathroom Communal Bathroom

Pricing is the Fall 2019 semester rate (3.5 months) and all bed counts and rates are sourced from the UF 

Housing website (Fall 2020 rates unavailable as of 8/13/2020).  Dorms are furnished with bed, desk, chair.  

All have access to a shared kitchen, apt style dorms have private kitchens. 



 

 

UNIT MIX AND RENTAL RATES 

The Swamp will offer 181 units with 604 total beds, consisting of 33 1-bedroom/1-bathroom units,  
32 2-bedroom/2-bathroom units, one 3-bedroom/3-bathroom unit, 71 4-bedroom/4-bathroom 
units, and 44 5-bedroom/5-bathroom units.  The Project is projecting monthly rents averaging 
$1,001 per bed upon completion in 2022.  The following table depicts the various unit types and 
rental rates that will be offered by the Project. 
 

 
 
While the Project’s proposed base rents are $75 per month higher (on average) than those of the 
competitive/comparable properties, it should be noted that the rental rates at the 
competitive/comparable properties are reported in (current) 2020 dollars and will likely increase 
by the time the Project comes on-line in 2022.   Given that the AxioStudent Report anticipates a 
2.3% year-over-year increase in rental rates for 2022, with five-year growth rates averaging 4.2%, 
the rates at the competitive/comparable properties will likely increase above their current levels 
in the upcoming years, making the Project much more competitive when it delivers in time for 
the 2022 school year.  In addition, the Project will be the newest property by two years when it 
delivers, which typically allows a property to command higher rent rates.  
 
 

MARKETING STRATEGY 

The Swamp’s marketing strategy will begin with branding, specifically naming the property, 
designing a logo, and collateral designs for various promotional item giveaways.  The Property 
Manager will create renderings and visual media for the Project while at the same time designing 
the leasing office and sourcing temporary office space.  In addition, the Property Manager will 
engage in talent sourcing within the market, with the first goal to hire a lease-up specialist whose 
primary focus is on leasing, marketing, and business relations.  The goal is to have the lease-up 
specialist begin 30 days before the office opens to begin hiring additional staff members, identify 
key marketing opportunities, and prepare the team to begin leasing.  The specialist will maintain 
relationships with both UF and nearby Santa Fe Community College, as well as various bars and 
restaurants throughout the Midtown area.   
 

Unit Type

# of 

Units

# of 

Beds

Unit Size 

(PSF)

Size Per Bed 

(PSF) % of Bldg Total SF

Monthly 

Unit Rent

Rent Per 

Bed

Avg Rent 

PSF

S1( 1BR/1BA) 8 8 466 466 2% 3,728 $1,430 $1,430 $3.07

A1( 1BR/1BA) 25 25 569 569 7% 14,225 $1,553 $1,553 $2.73

B1( 2BR/2BA) 31 62 769 385 12% 23,839 $2,410 $1,205 $3.13

B2( 2BR/2BA) 1 2 795 398 0% 795 $2,410 $1,205 $3.03

C1( 3BR/3BA) 1 3 1,045 348 1% 1,045 $3,037 $1,012 $2.91

D1( 4BR/4BA) 48 192 1,275 319 30% 61,200 $3,642 $911 $2.86

D2( 4BR/4BA) 23 92 1,489 372 17% 34,247 $4,092 $1,023 $2.75

E1( 5BR/5BA) 28 140 1,548 310 21% 43,344 $4,660 $932 $3.01

E2( 5BR/5BA) 16 80 1,549 310 12% 24,784 $4,660 $932 $3.01

Totals 181 604 1,145 343 100.0% 207,207 $3,339 $1,001 $2.92

Unit Mix and Rental Rates



 

 

In addition, the Property Manager will create a social media presence on all major platforms, 
including Instagram, Facebook, Twitter, SnapChat, and any available local networks available to 
UF students.  The social media presence will also include following and interacting with all UF 
related organizations and clubs on campus as well as building relationships with UF influencers 
in the market that have large followings on social media.  They will create a social media ad 
campaign targeting students and also begin an email campaign via the university email list.  In 
addition, traditional marketing materials such as brochures, flyers, and signage will be 
implemented to encourage interest in the Project.   
 
Once the temporary leasing office is open, the on-site team will engage in outreach on campus at 
high-traffic areas, residence halls, and student centers.  They will setup a professionally branded 
tent and display as close as possible to the construction site to drive brand awareness and drive 
traffic to the leasing office.  They will market at popular student hangouts in the surrounding 
area, such as popular bars, restaurants, and coffee shops, which will include handing out flyers 
and promotional giveaways advertising the Project.  In addition, they will participate in nightly 
bar events throughout the popular Midtown venues.   
 
Procedures will be established to provide weekly reports related to marketing, traffic, leasing, 
income, delinquency, and service requests.  Monthly market research reports will be generated, 
as well as accounting reports that include a budget comparison statement, balance sheet, 12-
month actual report and general ledger.   
 
 

PERMITS & LICENSES 

The following represents The Swamp’s required permits, approvals, and licenses for the 
construction phase of the Project.  The list of licenses/permits (and the estimated receipt dates) 
are per the master project schedule established by the Developer, Engineer, Architect, and 
General Contractor.  Copies of the licenses and permits already received are included in Appendix 
B – Licenses & Permits.   

 Actual / 
Anticipated Date 

of Receipt 
  

Construction Licenses & Permits  
Special Use Permit Received 
Demolition Permits Received 
Site Plan Permit Received 
Development Order Received 
Utility Construction Permit Received 
Building Permit Sep 2020 

  



 

 

EXECUTED & DRAFT CONTRACTS 

The JCE has executed or expects to execute the following contracts related to the Project.  Copies 
of these contracts are included in Appendix C – Executed & Draft Contracts.  

• Development Agreements with 908 Group Advisor, LLC and SP Gainesville Holdings, 
LLC 

• GMP Construction Contract with ARCO / Murray Construction Company 

• Property Management Agreement with Asset Campus USA, LLC (draft) 

• Architectural Services Agreement with Humphreys & Partners Architects/Florida, LLC 

• Engineering Services Agreement with Causseaux, Hewett & Walpole, Inc. 
 
 

JOB CREATION 

Based on the results of a RIMS II input-output econometric analysis used to forecast job creation 
by Vermilion Consulting, the job creating entity is expected to create an estimated 444 total 
permanent jobs, which is more than the amount needed to meet the job creation requirement of 
the 15 EB-5 petitioners who will be affiliated with the JCE (i.e. 29.63 jobs per investor).  Please 
note that even though construction of the Project is expected to take 24 months, no direct jobs have 
been included in the construction or architectural & engineering job creation estimates.   
 
The following is a summary of the econometric model’s results.  The full econometric study used 
to forecast job creation by Vermilion Consulting is included in this I-526 petition.   
 

 
 
 

  

NAICS/RIMS Input (2016 $)

Final Demand 

Jobs Multiplier

Direct Effects 

Multiplier

Direct 

Jobs

Indirect & 

Induced Jobs Total Jobs

Total EB-5 

Jobs

Construction

Construction 2362 / 2334B0 $51,416,784 13.8549 1.7186          414.51              297.87 712.37     297.87            

A&E 5413 / 541300 $1,999,577 11.3129 1.7792            12.71                  9.91 22.62       9.91                 

FF&E 423 / 420000 $2,974,659 6.9105 2.1797              9.43                11.13 20.56       20.56              

Design 5414 / 541400 $110,808 21.673 1.2851              1.87                  0.53 2.40         2.40                 

Environmental 54162 / 5416A0 $44,643 17.4836 1.4621              0.53                  0.25 0.78         0.78                 

Accounting 5412 / 541200 $19,699 15.5847 1.4424              0.21                  0.09 0.31         0.31                 

Legal 5411 / 541100 $340,796 12.001 1.7713              2.31                  1.78 4.09         4.09                 

Insurance 5241 / 5241XX $540,443 6.534 2.0711              1.71                  1.83 3.53         3.53                 

Marketing 5418 / 541800 $451,357 9.0451 1.6831              2.43                  1.66 4.08         4.08                 

Working Capital 5311 / 531000 $451,357 11.3221 1.3105              3.90                  1.21 5.11         5.11                 

Total Construction Jobs         449.61             326.25      775.85             348.63 

Operations

Leasing 531 / 531000 $8,464,928 11.3221 1.3105            73.13                22.71 95.84       95.84              

Total Operations Jobs 73.13         22.71             95.84      95.84              

Total Jobs 523              349                  872          444                  

Activity



 

 

PROJECT STRENGTHS & WEAKNESSES 

The strengths and weaknesses noted below are important project-related characteristics.   Overall, 
it is CLF II’s opinion that the Project’s location and business model are conducive to the success 
of a purpose-built student housing property.   
 

Strengths 

Prime Location 

Sitting directly adjacent to the northern edge of UF’s campus, the Project’s location is virtually 
irreplaceable.  W University Avenue is the preferred location for student living, and the property 
sits in the heart of the university’s social and academic scene.  The Project is differentiated and 
superior to its competitors by being directly next to the majority of undergrauate classrooms, the 
“Midtown” strip of entertainment venues, and all major athletic facilities including Ben Hill 
Griffin football stadium. 
 

Student Specific Amenities 

The Project will offer a variety of amenities that will cater to students.  It will have individual 
leases that will allow roommates to sign independent contracts instead of one master lease for the 
entire apartment unit.  This will allow the autonomy and flexibility that students (and parents) 
typically prefer and help mitigate any roommate liability concerns.  In addition, all units will 
have bedroom-bathroom parity, meaning every bedroom will have its own private bathroom, 
which is more preferred over a shared or communal bathroom.  All units will come fully 
furnished (including bedroom, living room and kitchen furniture, as well as Smart TVs).  The 
community will have controlled access providing security, study lounge with private study 
rooms, fitness center, resident lounge, and rooftop swimming pool and hot tub.   
 

Strong Enrollment Growth  

UF has experienced significant growth, with enrollment increasing 11.9% in the past five years, 
reaching approximately 56,567 students as of Fall 2019.  In addition to an increasing population 
of students enrolled, the freshman retention rate is extremely high at 97% and the university 
overall has a 90% graduation rate.  This growth is largely due to UF’s reputation as a top school, 
ranked 7th best of all public universities in the country, as well as it’s perceived value as a degree 
due to the relatively low cost compared to private universities, especially for students paying in-
state tuition rates.   
 

Constrained Supply and Minimal Development Pipeline 

As of the 2019-2020 school year, UF maintained approximately 8,098 on-campus residence hall 
beds (capable of supporting 22.8% of enrollment).  The on-campus beds are typically 100% 
occupied and the university has no plans to increase on-campus housing supply in the immediate 
future.  Four additional purpose-built student properties delivered for Fall 2020, which were 
mostly absorbed by the market and will certainly be absorbed by the time the Project comes online 
in Fall 2022.  There is one additional project expected to come online Fall 2021, but no other 
projects expected for Fall 2022 at the time that The Swamp delivers.   
 



 

 

Seasoned and Experienced Developer, General Contractor, and Architect 

908 Group and Scannell Properties are both experienced developers of student housing 
properties, with an excellent track record and reputation.  They have an extensive track record 
and have developed properties throughout the country, including a very successful property in 
the Gainesville market (The Nine).  The General Contractor is also very experienced, with 800 
employees across 19 offices all over the country.  They have local experience in Gainesville and 
prior experience with the development team, having built The Nine.   
 

Excess Job Creation for the Project’s EB-5 Investors 

Based on the RIMS II input-output econometric analysis prepared by Vermilion Consulting, the 
Project is estimated to create 444 direct, indirect and induced jobs through its construction and 
operational phases, which results in 29.63 jobs per EB-5 investor (nearly three times the number 
required by the EB-5 Program).   
 

Weaknesses 

Dependence on School Enrollment 

The success of a student housing property is reliant on student enrollment at the university it 
supports.  Should enrollment at UF decline, it could have an adverse impact on the absorption of 
the proposed student housing beds.  However, it should be noted that UF has experienced 
positive growth over the past several years and there is no indication that this growth will slow 
down in the upcoming years.  In addition, as a state school, UF is less expensive than the many 
private colleges in the state or colleges located in higher cost of living areas such as Miami, which 
means that during recessionary periods, parents will more likely send their children to a more 
affordable school like UF, versus more expensive options.   
 

Existing & New Competition 

All existing and proposed student housing properties are a potential threat to the Project because 
they can draw prospective residents away.  The AxioStudent Report indicates that as of July 2020, 
the average occupancy of all properties tracked in the UF market area was 88% and the average 
occupancy of the comparable/competitive properties was 91%.  These occupancy rates are 
extremely strong and show that there is a significant demand for purpose-built student housing 
in the immediate market area.  In addition, UF has no immediate plans to build new on-campus 
housing and there are only two confirmed new student housing properties in the market’s 
development pipeline, including the Project.   
 
 

FINANCIAL ANALYSIS 

The following assumptions relate to the five-year financial pro forma for The Swamp.  These 
assumptions and financial projections were prepared by the Project’s Developer and Property 
Manager, based on their experience operating similar properties, and using market-based rents 
and occupancy levels.   
 



 

 

Revenue and Expense Assumptions 

The Project will derive its revenue from the rental of its 604 student housing beds, as well as from 
other income sources such as application fees, parking income, and rental of its retail space.  The 
Project anticipates that it will achieve an occupancy level of 95.0% (i.e. vacancy of 5.0%) for each 
year of operations.  This is typical for student housing properties as most begin pre-leasing 10 
months prior to the school year so that they can be fully leased (or close to it) at the start of the 
school year.   
 
The Project’s operating expenses include those typical for a student housing community, such as 
payroll, repairs & maintenance, contracted services, utilities, real estate tases, marketing, 
furniture replacement costs, etc.  The following table outlines the assumptions used in the 
projection of the Project’s revenue and operating expenses, as estimated by the Project’s 
Developer and Property Manager, based on experience operating this product type in similar 
markets.  
 

 
 
 

ASSUMPTIONS

Operating Year Year 1 Year 2 Year 3 Year 4 Year 5

Project Year Year 3 Year 4 Year 5 Year 6 Year 7

Period Ending Jul-2023 Jul-2024 Jul-2025 Jul-2026 Jul-2027

Months in Period 12 12 12 12 12

Revenue 

Residential Rent $1,001 $1,031 $1,062 $1,093 $1,126

Number of Beds 604 604 604 604 604

Vacancy 5% 5% 5% 5% 5%

Parking Income $792,850 $816,636 $841,135 $866,369 $892,360

Retail Net Income $677,808 $698,142 $719,087 $740,659 $762,879

Other Income $223,501 $230,206 $237,112 $244,225 $251,552

Inflation 1.00 1.03 1.03 1.03 1.03

Operating Expenses

General & Administrative $96 $99 $102 $105 $108

Payroll & Benefits $726 $748 $770 $794 $817

Contract Services $230 $236 $243 $251 $258

Repairs & Maintenance $77 $79 $82 $84 $87

Turnover $140 $144 $149 $153 $158

Marketing & Advertising $145 $149 $154 $158 $163

Utilities $473 $487 $502 $517 $532

Taxes $1,994 $2,054 $2,116 $2,179 $2,244

Insurance $164 $169 $174 $179 $185

Replacement Reserves $150 $155 $159 $164 $169

Management Fees 3% 3% 3% 3% 3%



 

 

Financial Projections 

The following depicts the Project’s projected annual operating pro forma for the 12-month 
periods Ending July 2023 – 2027, based on the assumptions outlined above.   

 

  

Operating Year Year 1 Year 2 Year 3 Year 4 Year 5

Project Year Year 3 Year 4 Year 5 Year 6 Year 7

Period Ending Jul-2023 Jul-2024 Jul-2025 Jul-2026 Jul-2027

Months in Period 12 12 12 12 12

Total Beds 604 604 604 604 604

Occupancy 95% 95% 95% 95% 95%

Rent Per Bed $1,001 $1,031 $1,062 $1,093 $1,126

Residential Revenue

Residential Rent 7,252,943$        7,470,531$        7,694,647$        7,925,487$        8,163,251$        

Retail Net Income 677,808             698,142             719,087             740,659             762,879             

Parking Income 792,850             816,636             841,135             866,369             892,360             

Other Income 223,501             230,206             237,112             244,225             251,552             

Less: Vacancy (362,647)            (373,527)            (384,732)            (396,274)            (408,163)            

Total Revenue 8,584,455          8,841,988          9,107,248          9,380,465          9,661,879          

Operating Expenses

General & Administrative 57,976               59,715               61,507               63,352               65,252               

Payroll & Benefits 438,631             451,790             465,344             479,304             493,683             

Contract Services 138,624             142,783             147,066             151,478             156,023             

Repairs & Maintenance 46,600               47,998               49,438               50,921               52,449               

Turnover 84,625               87,164               89,779               92,472               95,246               

Marketing & Advertising 87,578               90,205               92,912               95,699               98,570               

Utilities 285,553             294,120             302,944             312,032             321,393             

Taxes 1,204,440          1,240,573          1,277,790          1,316,124          1,355,608          

Insurance 99,056               102,028             105,089             108,241             111,488             

Replacement Reserves 90,600               93,318               96,118               99,001               101,971             

Management Fees 257,534             265,260             273,217             281,414             289,856             

Total Operating Expenses 2,791,217          2,874,954          2,961,202          3,050,038          3,141,539          

Net Operating Income 5,793,238          5,967,035          6,146,046          6,330,427          6,520,340          

Net Operating Income % 67.5% 67.5% 67.5% 67.5% 67.5%

Sr. Debt Service

Interest 2,600,000          2,579,166          2,532,530          2,483,994          2,433,481          

Principal -                     1,144,674          1,191,309          1,239,845          1,290,358          

Total Sr. Debt Service 2,600,000          3,723,839          3,723,839          3,723,839          3,723,839          

Cash Flow After Debt Service 3,193,237          2,243,195          2,422,206          2,606,588          2,796,501          

Debt Service Coverage Ratio 2.23 x 1.6 x 1.65 x 1.7 x 1.75 x


