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Purpose 

 
This brief was prepared by Dana A. Nottingham for the CRA Interim Executive Director. 
It’s a high level summary of Interim Hotel Consultant’s preliminary hotel market and 
feasibility report (and back-up material) which evaluated a possible hotel use within the 
Marina Village district.  The Brief summarizes the methodology used to support the 
findings and recommendations.  Key steps were highlighted and reinforced with relevant 
narrative, tables and illustrations from the report. The document is organized around 
three parts:  (1.) Market assessment (2.) Feasibility Assessment; and (3.) Exhibits & 
Illustrations. 
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MARINA VILLAGE 
Hotel Market and Feasbility 

 
BRIEF SUMMARY 

 
Interim Hospitality Consultants (IHC) 
 
Edward L. Xanders – President/Owner of Interim Hospitality Consultants – has over 40 
years of experience managing, developing and brokering hotels; and has authored over 
1200 hotel market and feasibility studies nationwide including the Caribbean, Mexico 
and South America.  His extensive client list includes projects by:  Marriott; Hilton;IHG; 
Choice; Hyatt, Wyndam; and others.  
 
IHC was retained by the CRA to conduct a preliminary hotel market and feasibility 
analysis of a possible site within the Marina District.  The research was conducted in 
accordance with industry standards and was based upon two industry data sources  
(Smith Travel Research’s Smith Travel Accomodations “STAR” Report 2017 and The 
Highland Group’s U.S. Extended Stay Lodging Report 2017 ). Based on this data, IHC 
projected the existing and projected room night demand, seasonal occupancy and room  
rates that would be available to a new hotel within the local Riviera Beach market.  IHC 
supplemented their research and data analysis by interviewing key stakeholders and 
conducting field inspections of the area and local hotels. 
 
Recommendation 
 
The report recommends that there is sufficient demand to suppport an upscale 
extended stay hotel subject to the below conditions: 
 

• The hotel would be affiliated with a national franchise chain 
• The hotel  would be professionally managed and aggressively marketed 
• The buildout, services and rates would be competitively positioned 

 
Definitiion 
 
The Highland Group’s Report defines an extended stay hotel as: lodging with a fully 
equipped kitchenette in each guest room which accepts reservations and does not 
require a lease. 
 
Hotel Rationale 
 
The report and snapshots of the data reveal a strong overall local market with cyclical 
seasons (i.e. peak, shoulder, off and balance of the year); as well as increasing interest 
and demand for extended stay accomodations in the local market.  IHC’s data analysis, 
relevant sources, local interviews, and key observations make the case for the following 
narrative that supports their recommendations: 
 

• Palm Beach County tourism has grown 45% in 10 years to 7.35 visitors [1] 
• PBC’s brand reach is growing in tourism and business segments [1] 
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Hotel Rationale cont’d 
 

• Recent increases in hotel room demand and hotel investor interest [1] 
• Extended stay demand growth was far stronger than the overall industry [2] 
• Local extended-stay tourist and commercial demand is driven by: 

o Growth in the leisure guest segment (i.e. averaging 3.5 days per year) [3] 
o Extended-stay trips generated by local maritime and other businesses 

(i.e. Viking, Rybovich, Lockheed/Martin, Port of Palm Beach, attractions) 
• Local hotels which are older are responding to commercial demand locally by 

changing room mix as well as adding amenities and facilities [4} 
• No national chain extended-stay brand exists in the Rivera Beach local market 

 
Competitive Advantages 
 

• The activities at the Marina Village site combined with proposed upscale 
extended-stay amenities offer distinct competitive advantages in the local Riviera 
Beach market: [5] 
 

o Coastal, harbor & working wharf views 
o National chain brand and hotel newness 
o Only national extended stay brand in Riviera Beach 
o Cross programming opportunities with Event Center 
o Cross marketing opportunities with festival park amd cruise festival 
o Benefits of marina within the mixed-use destination 
o Existing on-site water recreation amenties 
o Planned on-site dining and entertainment 
o Nearby extended-stay business and leisure trip generators [5] 

 
Local Market Strength 
 
In light of the above local advantages, the below compares the local Riviera Beach 
market with the broader Palm Beach County hotel market in 2017 ; and then compares 
both to the national extended-stay market in 2016. (Source: STAR Report 2017) 
 
 
Hotel Metrics [6] 

2017 
Competitive Market 
(Riviera Beach) [A] 

2017 
Comparative Market 
(Palm Beach Co)[A] 

 
Variance 

 
Occupancy 
 
Average Daily Rate 
 
RevPAR 
(rev. per available 
room) 

 
78.4% 
 
$155.37 
 
$121.80 
 

 
72.8 % 
 
$132.35 
 
$95.74 

 
5.6% 
 
$23.02 
 
$26.06 
 
 
 

 
 



Recommendation 
 

• Sufficient demand exists for an upscale select-service 120-room extended-stay 
hotel [IHC pg. F-3] 

 
Guest Profile 
 

• Mid-to-upper income transient and interim individual guests looking for spacious 
accomodations and the comforts/conveniences in a space that allows them to 
live like at home {IHC pg. F-2] 

 
Feasibility Study 
 

• Within the upscale, extended-stay hotel classification, IHC has selected Hyatt 
House by Hyatt Hotel Corporation. [IHC pg.F-3, G-4] 

• Based on accepted industry research practices, the projections support that 
sufficient room night, occupancy and revenue potential exists to generate net 
operating income levels required for a successful hotel in this category [IHC 
pg.G6]. 

• Recommendations focused on the highest and best hotel use that could 
maximize prime coastal and port views 

 
Hyatt House 
 

• Mid-to-upper income families and business travelers to the Palm Beach area will 
appreciate the international name recognition of Hyatt House which will join four 
(4) Marriott properties and six (6) Hilton Hotels in the north side of Pam Beach 
Co. [pg. F-3] 

• Currently two (2) upscale extended stay hotels exist in the north side of Palm 
Beach County  [Page F-3] 

o Hilton Homewood Suites, West Palm Beach 
o Marriott Residence Inn, West Palm Beach 

• Hyatt House would be the third upscale-extended stay hotel [page F-3] 
 
National Chains 
 

• Hyatt House is looking for strong brand growth in key markets [IHC report, Hyatt 
House brochure, after pg. F-3] 

• National Chain Extended Stay Comparison: 
o Marriott Residence Inn  730+ units [Marriott website] 
o Hilton Homewood Suites  340+ units [Hilton website] 
o IHG Staybridge Suites  200+ units [IHG website] 
o Hyatt House    72 units, active pipeline (HH brochure) 

 
 
 
 
 



 
Sources 
 
[1] The Palm Beach Post, October  16, 2017, Jennifer Sorentrue 
[2] The highland Group Extended Stay Report, page 9 
[3] IHC Report average visitor stay, page E-42 
[4} IHC Report guest demand, page E-42 
[5] IHC Report market penetration, page G-1 
[6] Smith Travel STAR report 2017 
[7] The Highland Group extended stay report 2017 
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METHODOLOGY BRIEF 
 
Part 1 :  Market Assessment 
 

• Table of Contents 
• Study Objectives 
• Study Scope 
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• County Hotel Profile 
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Part 2:  Feasibility Assessment 
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• Hotel Occupancy Market Set 
• Hotel RevPAR Market Set 
• Demand Analysis [E-42] 
• Commercial Market Segment (55%) [E-42] 
• Leisure Market Segment (45%) [E-42] 
• Proposed Hotel Base Year [E-43] 
• Historical Occupancy and ADR [E-44] 
• Competitive Market Set (Group 1) 
• Comparative Market Set (Group 2) 
• Tab 7 (Group 1: Analysis by Day of Week - Occupancy) 
• Tab 7 (Group 1:  Analysis by Day of Week – ADR) 
• Tab 7 (Group 1: Analysis by Day of Week – RevPAR) 
• Competitive Market Set – Occupancy/Days Of Week [E-45]  
• Projected Hotel Utilization:  Market Penetration [G-1] 
• Projected “Fair Share” Occupancy/Induced Room Demand [G-2] 
• Hotel Advantages [G3] 
• Market SegmentPenetration [G-4] 
• Market Segment Penetration [G-5} 
• Optimum Revenue Hyatt House Proforma Year One [G-6] 
• Projected Hyatt House Proforma Year One [H-2] 



METHODOLOGY BRIEF 
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• Extended Stay Hotel Chain Comparison 
• Marriott Residence Inn ATL, Opened 2017 
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MARINA VILLAGE 
Hotel Market & Feasibility 

 
Hotel Market  
Assessment 
 

Interim Hospitality Consultants 
Hotel Brief 2-1-18 

Study Scope 
 
The CRA retained IHC to: 

• Conduct area and hotel field inspections; and interviews 
• Evaluate local hotel market demand and relevant trends 
• Recommend a viable hotel category and positioning 
• Complete a financial analysis to validate feasibility parameters 
• Apply research and industry experience to inform recommendations 

 
IHC Focus 
 
The assumed audience for this preliminary market and feasibility report is a prospective 
lender. 
 
Data Source 
 
The Smith Travel Research (STAR) Report 2017; and The Highland Group Extended 
Stay Lodging Report 2017 were the primary data sources. 
 
Competitive Market Set 
 
The STR Report allows the researcher to analyze the performance of hotels in the 
Riviera Beach sub-market (“competitive market set”) 
 
Local Competition 
 
Existing hotels in the Riviera Beach sub-market that would be competitive include: 
 

• Marriott Palm Beach, Singer Island Beach Resort and Spa (193 rooms) 
• Hilton Singer Island Ocean Front Palm Beaches Resort (223 rooms) 

 
 
 
 
 
 
 
 



 
MARINA VILLAGE 

 
Hotel Market  
Assessment 
 
Key Definitions 
 

• Occupancy:  Rooms sold divided by rooms available (Occ) 
 

• Avg. Daily Rate: Room revenue divided by rooms sold (ADR) 
 

• Rev. Per Available: Room revenue divided by rooms available (RevPAR) 
Room 

 
• Seasonaility:  Peak, shoulder and off seasons including balance of year 

 
• Market Set:  The sub-market area that includes hotels that compete for  

                                 local business 
 

• Extended-Stay: Hotel with a fully equipped kitchenette in each guest room  
                                which accepts reservations and does not require a lease. 

 
Seasonality 
 

• Peak:   February, March     59 days 
• Shoulder:  January, April, May, June, Nov, Dec  183 days 
• Off Season  July,September     61 days 
• Balance  August, October     62 days 

 
 
Industry Occupancy/Profitability 
 

• 50% Hotel Breaks Even 
 

• 60% Hotel Makes Money 
 

• 70% Makes More Money 
Ready For New Competition 

 
• 80%   Sold Out Condition Begins 

 
• 90% Hotel Guest Is Underserved 

 
 

 
 



Research Strategy 
 

• Field observations (i.e. site, local hotels) 
• Targeted interviews (i.e. nearby businesses) 
• Hotel sub-market data analysis 
• Hotel Financial feasibility analysis 
• Apply nationwide industry experience 

 
Key Local Business Stakeholders 
 

• CRA 
• Lockheed/Martin 
• Rybovich 
• Viking 
• Port of Palm Beach 
• Cruise Terminal 
• Florida Light and Power 
• Other 

 
 
 
 
 
 
 
 
 

Feasibility 
 
IHC’s detail financial feasibility analysis for a possible 
Hyatt House validates the room night and net operating  
Income potential for this hotel type and size subject to  
verifying investment assumptions to validate the economics  
of the overall model. 
 
Success Drivers  
 

• Prime coastal and port views 
• Near-by businesses 
• Near-by cruise terminal 
• Setting & proximity to nearby attraction 
• Hotel amenities and management 
• Marina amenities and services 
• Event Center meeting and conference facilities 
• National chain hotel operator 

 
 

Recommendation 
 

• Highest and best hotel use within the 
marina district is an  upscale extended 
stay hotel product operated by a 
national chain 



Palm Beach County Hotel Profile 
 

• Marriott Palm Beach Singer Island Resort  Riviera Beach 
• Hilton Singer Island  Resort    Riviera Beach 

 
• Hilton: Homewood Suites     WPB 
• Marriott: Sping Hill Suites     WPB 
• IHG:  Holiday Inn Exp & Suites    WPB 
• Marriott:  Residence Inn     WPB 
• Marriott Courtyard      WPB 

 
• Hilton:  Double Tree / Exec. Conf. Center  PBG 
• Hilton Garden Inn      PBG 
• Hilton:  Hampton Inn     PBG 
• Marriott Palm Beach Gardens    PBG 
• Hilton Embassy Suites     PBG 

 
Reported:  Proposed Palm Beach County Hotels 
(Next 3 Years) 
 

• Marriott Residence Inn     PBG 
• Marriott Fairfield Inn      WPB 
• Marriott Spring Hill Suites     D’town WPB 
• Hilton’s Canopy       D’town WPB 
• Marriott Aloft       Delray Beach 
• Mandarin Oriental       Boca Raton 

 
 
Source:  Palm Beach Post, October 16, 2017 
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Part 3:  Exhibits & Illustrations 
 

• Hyatt House Photo 
• Illustration:  Singer Island & Marina District 
• Illustration:  Marina Village Property Boundaries 
• Illustration:  Hotel Site Options For Discussion Purposes 
• Extended Stay Hotel Chain Comparison 
• Marriott Residence Inn Perimeter Center ATL (Opened 2017) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

	

	

	



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 

	

	

























MARRIOTT RESIDENCE INN 
Perimeter Center ATL, Opened 2017 
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