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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 &
lllustrations.
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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]



Hotel Rationale cont’d

e Recent increases in hotel room demand and hotel investor interest [1]
e Extended stay demand growth was far stronger than the overall industry [2]
e 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]
o0 Extended-stay trips generated by local maritime and other businesses
(i.e. Viking, Rybovich, Lockheed/Martin, Port of Palm Beach, attractions)
e 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

e 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]

OO0OO0OO0O0O0O0OO0OO0OO

Local Market Strength

Coastal, harbor & working wharf views

National chain brand and hotel newness

Only national extended stay brand in Riviera Beach
Cross programming opportunities with Event Center
Cross marketing opportunities with festival park amd cruise festival
Benefits of marina within the mixed-use destination
Existing on-site water recreation amenties

Planned on-site dining and entertainment

Nearby extended-stay business and leisure trip generators [5]

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)

2017 2017
Hotel Metrics [6] Competitive Market | Comparative Market | Variance
(Riviera Beach) [A] | (Palm Beach Co)[A]
Occupancy 78.4% 72.8 % 5.6%
Average Daily Rate | $155.37 $132.35 $23.02
RevPAR $121.80 $95.74 $26.06

(rev. per available
room)




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]

e 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:

0 Marriott Residence Inn 730+ units [Marriott website]

o0 Hilton Homewood Suites 340+ units [Hilton website]

o [IHG Staybridge Suites 200+ units [IHG website]

0 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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INTRODUCTION

Interim Hospitality Consultants was engaged to conduct a Feasibility Study with Financial
Projections for a proposed Hyatt House Hotel to be located in the Riviera Beach Marina Village.
The Hyatt House Hotel is to have all the amenities commensurate with an upscale and extended-
stay hotel.

Objectives of Study

The basic objectives of the study were to:

1. Evaluate the market potential for the proposed hotel based on an analysis of the
market support for a lodging facility on the subject site.

2. Comment on the appropriate number, types, and sizes of guest rooms and other
amenities which would best serve the needs of the market.

3. Project levels of market penetration, occupancy, and average room rate for the
proposed hotel for the first five years of operations.

4. Prepare detailed projections of Cash Flow from operations before fixed charges for
the hotel for the first five years of operations.

5. Provide a written report containing the conclusions of the Feasibility Study and
present Financial Projections for the proposed hotel.

TY
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Scope of Study

The Feasibility Study included a variety of work steps which enabled us to evaluate
historic trends and project the future competitive supply of and demand for lodging
accommodations in the area. The scope of the work included, but was not necessarily limited to,
the following:

1.

An analysis and economic evaluation of the Riviera Beach, Florida, market area
based on interviews with area businessmen and government officials, compilation of
pertinent market data, and a review of those economic indices which would be most
relevant to the success of the proposed project.

An inspection of the site and surrounding area to determine their suitability for the

2.
proposed hotel, taking into consideration such factors as accessibility, visibility, and
proximity to demand generators.

3. Aninspection and analysis of the hotels in Riviera Beach, Florida, that would provide
the prima elition tc el. Our census of the competitive
Tacilities included ex1stmg hotels as well as those under construction, planned, or
rumored.

4. A determination of the current overall market demand and rooms in the subject area
and the share of market demand that is generated by tourists, commercial travelers,
and group meetings/ convention delegates.

5. Aprojection of growth rates for the various market segments based on the factors that
should impact the future demand for hotel rooms.

6. An evaluation of the projected hotel supply and demand relationship in the market
area to reach conclusions regarding the market support for the proposed hotel.

7. Comment on the proposed facilities in terms of number, mix, and type of guest
rooms, and recreational amenities.

8. Comment on the proposed facilities in terms of style and size.

9. Projections of occupancy and average room rate for the proposed hotel, including
projected market mix of guests.

10. Projections of cash flow from operations before fixed charges for the first five years
of operations.

TMNTERIM
HOSPITALITY
CONSULTANTS

Riviera Beach, Florida, Feasibility Study Page A-2



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
e Balance August, October 62 days

Industry Occupancy/Profitability

50%

60%

70%

80%

90%

Hotel Breaks Even
Hotel Makes Money

Makes More Money
Ready For New Competition

Sold Out Condition Begins

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

e Cruise Terminal

* Florida Light and Power
e Other

Recommendation

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

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



Palm Beach County Hotel Profile

Reported: Proposed Palm Beach County Hotels

Marriott Palm Beach Singer Island Resort
Hilton Singer Island Resort

Hilton: Homewood Suites
Marriott: Sping Hill Suites

IHG: Holiday Inn Exp & Suites
Marriott: Residence Inn
Marriott Courtyard

Hilton: Double Tree / Exec. Conf. Center
Hilton Garden Inn

Hilton: Hampton Inn

Marriott Palm Beach Gardens

Hilton Embassy Suites

(Next 3 Years)

Marriott Residence Inn
Marriott Fairfield Inn
Marriott Spring Hill Suites
Hilton’s Canopy

Marriott Aloft

Mandarin Oriental

Source: Palm Beach Post, October 16, 2017

Riviera Beach
Riviera Beach

WPB
WPB
WPB
WPB
WPB

PBG
PBG
PBG
PBG
PBG

PBG

WPB

D’'town WPB

D’'town WPB

Delray Beach
Boca Raton
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Demand Analysis

The management of the various competitive hotels revealed that room-night demand
within the competitive supply is currently generated by two major market segments:
commercial segment, 55.0%, and leisure travelers, 45.0%, on an annual basis.

Commercial Guest Demand

Commercial travelers, who are 55.0% of the market, generally have strong demand for
rooms from mid-January to mid-June, and again from mid-September to mid-December.
The summer time of mid-June to mid-September has moderate demand, with the mid-
December to mid-January period very low.

In the more commercially-oriented properties, the weekday market is strongest. This
is due to the strength of the commercial market during Monday through Thursday. When
extended-stay amenities are added to the guest rooms, the annual guest occupancy increases,
as various companies cut travel costs of their personnel. The commercial room demand in
the Riviera Beach area is increasing, and hotels are changing their guestroom mix and adding
facilities and amenities to cater to this business. Commercial travelers are comprised of
corporate business, military and sales personnel. However, government employees are also
included in this group. The government business is primarily that of the State of Florida with
a contribution by national government interests.

2019, 2020 5% 0% 5%

2021-2023 5% 0% 5%

Source: Interim Hospitality Consultants

Leisure Demand

Leisure travelers represent the 45.0% of demand for lodging accommodations in the
competitive market area. This segment is made up of vacationing families, followed by
individual senior citizens and amateur athletes. The average length of stay was 3.5 days. The
following are the projected growth rates for leisure room-night demand for the years 2019 to
2023.

tfff%%@g*?%ﬁ?%%?@
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2019, 2020 0% 5% 5%
2021-2023 0% 5% 5%

Source: Interim Hospitality Consultants

Proposed Hotel Base Year

As of the date of this Study, November, 2017, it is understood that the property
will open in 2018 at the earliest. Therefore, the first full base year of the hotel will be
2019.

2019 39,972 48,855 88,826 113,880 78.0%
2020 40,338 49,302 89,641 114,192 78.5%
2021 40,484 49,481 89,965 113,880 79.0%
2022 40,741 49,794 90,535 113,880 79.5%
2023 40,997 50,107 91,104 113,880 80.0%

Source: Interim Hospitality Consultants

Annual Available Rooms

Marriott Residence Inn 78
Hilton Homewood Suites 114
Subtotal: 192
Subject Hyatt House Hotel 120
Total Rooms 312
Projected Annual Growth Rate 2019-2020 2021-2023
Comumercial Room Demand 0.5% 0.5%
Leisure Room Demand 0.5% 0.5%
Annual Total Projected Growth Rate 1.0% 1.0%
TNTERIM
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Summary

The following hotels were combined to report their historical Occupancy and
Average Daily Rate from January 2011 through September 2017.

o

Marriott Palm Beach Singer Island Beach

Resort & Spa Riviera Beach, FL Nov 2009 Apr 2007 193

Hilton Singer Island Oceanfront Palm

Beaches Resort Riviera Beach , FL Apr 2000 Dec 1986 223

Homewood Suites West Palm Beach West Palm Beach, FL Oct 2009 Oct 2009 114
- Springhill Suites West Palm Beach I 95 West Palm Beach, FL Aug 2009 Aug 2009 130

Holiday Inn Express & Suites West Palm :

Beach Metrocentre West Palm Beach, FL Jul 2008 Jul 2008 70

Residence Inn West Palm Beach - West Palm Beach, FL Jan 1998 Jan 1998 78

Courtyard West Palm Beach West Palm Beach, FL Jan 1989 Jan 1989 149

DoubleTree Hotel Executive Meeting Center :

Palm Beach Gardens .| Palm Beach Gardens, FL Oct 1997 Nov 1970 279

Hilton Garden Inn Palm Beach Gardens Palm Beach Gardens, FL Dec 2008 Dec 2008 180

Hampton Inn Palm Beach Gardens Palm Beach Gardens, FL Jul 1999 Jul 1999 116

Marriott Palm Beach Gardens Palm Beach Gardens, FL Feb 1990 Feb 1990 279

Embassy Suites Palm Beach Gardens PGA

Boulevard Palm Beach Gardens, FL Oct 1995 Feb 1990 160

Total { 1,971

Source: Smith Travel Research, Hendersonville, Tennessee
Note:  Room counts in the Smith Travel Research Occupancy Data may vary from the room count reported
by individual hotels due to usage of the rooms by the hotel management.

An analysis of 2017, Days of the Week Occupancy, for a given month is presented
in Tab 7 of the Smith Travel Trend Report as data from the trailing twelve months ending
September 2017.

CINTERIM
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Part 3: Exhibits & lllustrations

» Hyatt House Photo

» lllustration: Singer Island & Marina District

* lllustration: Marina Village Property Boundaries

» lllustration: Hotel Site Options For Discussion Purposes

* Extended Stay Hotel Chain Comparison

* Marriott Residence Inn Perimeter Center ATL (Opened 2017)







































 Services & Policies

Laundry/ |

. kUk , I Chalns - House Grocery 24-Hour |Fax/Copies/ D Pets
~pscale s Keeping | Shopping |Front Desk| Printing ry Allowed
- : Cleaning
at extra
AKA charge yes yes yes yes yes
Element daily no yes yes yes yes
Hyatt House daily yes yes yes yes no
Residence Inn daily free yes yes yes yes
Homewood Suites daily free yes yes yes yes
Staybridge Suites daily yes yes yes most
Sonesta ES Suites daily yes yes yes yes yes
GrandStay dail es es es
Residential Suites y Y Y y
Larkspur Landing daily free yes yes yes
Hawthorn Suites daily free yes yes yes most
Mld—Ran e Chalns House Grocery | 24-Hour |Fax/Copies/ Lal:)ndry/ Pets
e 19¢€ 7 | Keeping | Shopping |Front Desk| Printing ry Allowed
- Cleaning
TownePlace Suites daily yes yes yes yes
HomeZ Suites every 5 days yes yes yes yes
Chase Suites daily yes yes yes yes some
MainStay Suites daily yes yes some yes
Candlewood Suites weekly yes yes yes
Home-Towne Suites weekly free yes
Extended Stay weekl os
America Y Y yes
Econom Chams House Grocery | 24-Hour |[Fax/Copies/ Laur;ndry/ Pets
= ,y,‘,’, 7 | Keeping | Shopping |Front Desk| Printing ry Allowed
. Cleaning
My Place weekly yes yes
Suburban weekly
WoodSpring Suites 1 per 2 some
weeks
Affordable Suites of
. weekly
Amercia
Studie 6 weekly yes
Sun Suites weekly
Crossland weekly yes yes
Value Place 1 per 2
weeks
InTown Suites weekly no




Upsc ale Chams Free E;:(r:liizlg Convenience| Fitness | Swimming | Sport
T T 1 Breakfast Store Room Pool Court
. : T Hour
AKA M-F, cold buffet no no deluxe some some
Element hot buffet 3/week yes yes yes no
Hyatt House hot buffet Mon - Thur 24 hours yes yes most
Residence Inn hot buffet 3/week yes yes some
Homewood Suites hot buffet Mon - Thur 24 hours yes yes some
Staybridge Suites hot buffet Tue - Thur 24 hours yes yes some
Sonesta ES Suites hot buffet Tue - Thur 24 hours yes yes most
%2?:5:;% | Suites cold buffet 24 hours yes yes yes
Larkspur Landing cold buffet 24 hours yes
Hawthorn Suites hot buffet weekly most yes most some
Complimentary E;g:;:? Convenience| Fitness | Swimming | Sport
| Breakfast Store Room Pool Court
- Hour
TownePlace Suites cold buffet yes yes
Home?2 Suites cold buffet 24 hours yes yes
Chase Suites cold buffet Mon - Thur some yes yes most
MainStay Suites cold buffet 2/week yes yes
Candlewood Suites 24 hours yes
Home-Towne Suites 2/week off-site
ii’zgi:d Stay Grab & Go
Economy(,‘hams Complimentary E;s::‘il:lg Convenience| Fitness | Swimming | Sport
e > 7777 | Breakfast Store Room Pool Court
.. Hour
My Place 24-hour
Suburban
WoodSpring Suites some
Affordable Suites of
America
Studio 6 some
Sun Suites
Crossland

Value Place

inTown Suites

For info or r'gser\(étidnS‘ 'at a-p]a’rti(k:UIa“rf,hOtél, ﬂnd‘k'your ‘dyestinétion‘sy b’agej in our diréctory: ;




MARRIOTT RESIDENCE INN
Perimeter Center ATL, Opened 2017
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