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October 4, 2021 
 
Mr. Kevin Mattoni 
Cunningham Family of Companies 
3671 Webber Street #36 
Sarasota, Florida 34232 

 

Re: Nordvind Beach Resort 

 12700 Gulf Boulevard 

 Treasure Island, Florida 

 HVS Reference:  2021021599 

 
Dear Mr. Mattoni: 

Pursuant to your request, we herewith submit our appraisal report pertaining to the 
above-captioned property. We have inspected the real estate and analyzed the 
market conditions in the Treasure Island area. This is a restricted appraisal report 
intended to comply with the reporting requirements set forth under Standard Rule 
2-2(b) of the Uniform Standards of Professional Appraisal Practice (USPAP) for a 
restricted appraisal report, as provided by the Appraisal Foundation. It is intended 
for the restricted use of Cunningham Family of Companies only and may not be 
relied upon by other parties; furthermore, the rationale for how we arrived at our 
opinions and conclusions may not be properly understood without additional 
information, which is contained in our work file.  

The subject of the appraisal is the fee simple interest in a 38,333-square-foot (0.88-
acre) site improved with a 21-unit timeshare resort. The objective of this appraisal 
is to establish its “as is” market value, without a declaration of timeshare.  

This appraisal is subject to the extraordinary assumption that a capital deduction 
will be required to fund the renovation planned for the subject property. The use of 
this extraordinary assumption may have affected the assignment results. Moreover, 
several important general assumptions have been made that apply to this appraisal 
and our valuations in general. These items are set forth in the Assumptions and 
Limiting Conditions chapter of this report. We have assumed no significant 
hypothetical conditions. Furthermore, we have not made any jurisdictional 
exceptions to the Uniform Standards of Professional Appraisal Practice in our 
analysis or report.   

We hereby certify that we have no undisclosed interest in the property, and our 
employment and compensation are not contingent upon our findings. This study is 
subject to the comments made throughout this report and to all assumptions and 
limiting conditions set forth herein. 

Based on our analysis, it is our opinion that the fee simple “as is” market value of the 
Nordvind Beach Resort, without a declaration of timeshare, as of August 22, 
2021, is: 

$3,500,000 
THREE MILLION FIVE HUNDRED THOUSAND DOLLARS  

HVS ORLANDO 

943 Seville Place 

Orlando, Florida 32804 

+1 (407) 405-4363 (Mobile) 

+1 (407) 203-1122 (Office) 

www.hvs.com 
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http://www.hvs.com/


 

 

 
 
 
Sincerely,  
CHR Consulting Services, Inc. 

 

Donald C. Stephens Jr., Managing Director 
dstephens@hvs.com, +1 (407) 405-4363 
State-Certified General Real Estate Appraiser RZ3699 
 

 
Kathy Conroy, MAI, Senior Managing Director  
kconroy@hvs.com, +1 (305) 803-3130 
State-Certified General Real Estate Appraiser RZ741 
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1. Summary of Salient Data and Conclusions 

Location: 12700 Gulf Boulevard 
 Treasure Island, Florida 33706 
Date of Inspection: August 22, 2021 
Date of Report: October 4, 2021 
Interest Appraised: Fee Simple 
Date of Value: August 22, 2021 

LAND DESCRIPTION 

Area: 0.88 acres, or 38,333 square feet  
 
Zoning: RFM - 50 - Resort Facility High 
 
Assessor's Parcel Numbers: 15-31-15-60314-000-0000 (Gulf front Site) 
 15-31-15-60314-000-0002 (Rear Site) 
 
FEMA Flood Zone: Zone VE 
 
Zoning: RFM-50, Resort Facility High 
 
Highest and Best Use (as if vacant): Residential vacation condominium or timeshare use 

VALUE OPINION AS OF AUGUST 22, 2021 

Net Present Value of Discounted Sellout: $3,500,000 
 
Assignment Conditions: This appraisal is subject to the extraordinary assumption 

that a capital deduction will be required to fund the 
renovation planned for the subject property. The use of 
this extraordinary assumption may have affected the 
assignment results. Moreover, several important general 
assumptions have been made that apply to this appraisal 
and our valuations in general. These items are set forth in 
the Assumptions and Limiting Conditions chapter of this 
report. We have assumed no significant hypothetical 
conditions. Furthermore, we have not made any 
jurisdictional exceptions to the Uniform Standards of 
Professional Appraisal Practice in our analysis or report.   

 



 

 

2. Nature of the Assignment 

The subject of this restricted use appraisal is the fee simple interest in a 38,333-
square-foot (0.88-acre) parcel improved with a 21-unit timeshare resort. The 
subject site’s location is 12700 Gulf Boulevard, Treasure Island, Florida, 33706. 

The asset has both a declaration of timeshare and a condominium declaration. The 
property was sold out in timesharing many years ago; the declaration of timeshare 
was for a stated period after which the timeshare regime could be terminated, and 
the property could be sold with the net sale proceeds going to the timeshare 
homeowner association with an eventual distribution to the existing timeshare 
owners. Based on our discussions with the management company, the end date for 
the timeshare regime is approaching. The Board of Directors for the timeshare 
owners’ association will need to make decisions regarding the potential disposition 
of the asset.  

This appraisal is to establish its market value without a declaration of a timeshare. 
Based on our review of the physical building improvements and discussions with 
ownership, our valuation focuses on the highest and best use of the asset as the 
sellout of the 21-unit property with its underlying condominium declaration.  

The property rights appraised are the fee simple ownership of the real and personal 
property. The fee simple estate is defined as “absolute ownership unencumbered by 
any other interest or estate, subject only to the limitations imposed by the 
governmental powers of taxation, eminent domain, police power, and escheat."1 

The subject asset has both a declaration of timeshare and a condominium 
declaration. This appraisal is to establish the fee simple “as is” market value without 
a timeshare declaration.  

The subject property was inspected by Kathy Conroy, MAI on August 22, 2021. The 
“as is” date of value is August 22, 2021. Donald C. Stephens Jr. participated in the 
research and analysis for this assignment and assisted in the report’s preparation. 
Kathy Conroy, MAI participated in the analysis and reviewed the findings. 

 
1 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 

Institute, 2015). 

Subject of the 
Appraisal 

Property 
Rights Appraised 

Pertinent Dates 



 

 

In December 2019, a novel coronavirus known as SARS-CoV-2 (COVID-19) was first 
identified in China, which has since spread throughout the world. The first reported 
case in the United States occurred in the State of Washington in late January 2020; 
by mid-March, cases had been identified in all 50 states, and the number of cases 
was increasing exponentially. The World Health Organization (WHO) officially 
declared COVID-19 a global pandemic on March 11, 2020, and the U.S. declared the 
outbreak a National Emergency on March 13, 2020. As the number of cases 
multiplied in the U.S. and throughout the world, governments implemented 
lockdowns and social-distancing measures in an effort to slow the spread of the 
virus. In most cases, these measures were effective, and the rates of infection slowed 
substantially through the summer months. After a spike in late December/early 
January, the number of new cases declined again. With vaccinations now available 
for all adults, infection rates continue to decline in most states. As a result, consumer 
confidence in being able to travel safely in the U.S. is rising; thus, the outlook for 
recovery of the travel industry has significantly improved. 

The pandemic led to global economic disruptions, as stock markets throughout the 
world suffered sharp declines and the price of oil dropped precipitously. The 
markets have realized a significant recovery since the initial impact, and the price 
of oil has also recovered. In the U.S., economic activity declined sharply because of 
restrictions on business and travel. In most areas of the U.S., all but essential 
businesses were effectively closed for much of the second quarter of 2020, resulting 
in a 31.4% drop in GDP. With most states easing or lifting restrictions over the 
summer, the economy rebounded in the latter half of 2020, and with a 6.4% gain in 
the first quarter of 2021, actual GDP exceeded pre-pandemic levels. Significant 
government support contributed to this rebound, and the latest $1.9-trillion funding 
bill passed in March 2021 will further contribute to the ongoing economic recovery, 
with GDP growth for 2021 expected to reach or exceed 6.0%. While the long-term 
impact of the bailouts remains unknown, it is clear that the economic rebound is 
already well underway and will continue to stimulate the recovery of the broader 
market. 

Given the recent trends, developers and investors are increasingly optimistic about 
the balance of the year and the ultimate recovery of the market. 

According to public records, the owner of the subject property is the Nordvind 
Condominium Association. The site is neither listed nor under contract for sale, and 
we have no knowledge of any recent listings.  

The objective of the appraisal is to develop an opinion of the subject property’s “as 
is" market value. Our valuation excludes the declaration of timeshare, which is 
scheduled to expire.   

COVID-19 

Ownership History 

Objective of the 
Appraisal 



 

 

The following definition has been agreed upon by the agencies that regulate federal 
financial institutions in the United States: 

The most probable price that a property should bring in a competitive and 
open market under all conditions requisite to a fair sale, the buyer and seller 
each acting prudently and knowledgeably, and assuming the price is not 
affected by undue stimulus. Implicit in this definition are the consummation 
of a sale as of a specified date and the passing of title from seller to buyer 
under conditions whereby: 

1. buyer and seller are typically motivated; 

2. both parties are well informed or well advised, and acting in what 
they consider their own best interests; 

3. a reasonable time is allowed for exposure in the open market; 

4. payment is made in terms of cash in U.S. dollars or in terms of 
financial arrangements comparable thereto; and 

5. the price represents the normal consideration for the property sold 
unaffected by special or creative financing or sales concessions 
granted by anyone associated with the sale.2 

The subject property currently operates as a 21-unit timeshare resort that should 
be attractive to active buyers. The resort enjoys a favorable location in a secondary 
market and is expected to offer an appropriate array of facilities and amenities. It is 
our opinion that the most probable buyer of the subject property would be a 
regional or local entrepreneurial buyer or group. 

This restricted use appraisal report is being prepared for internal decision-making 
purposes. 

The client for this engagement is Cunningham Family of Companies. This report is 
intended for the addressee firm and may not be distributed to or relied upon by 
other persons or entities.  

Extraordinary Assumption” is defined in USPAP as follows:   

An assignment-specific assumption as of the effective date regarding 
uncertain information used in an analysis which, if found to be false, could 
alter the appraiser’s opinions or conclusions. Comment: Uncertain 
information might include physical, legal, or economic characteristics of the 

 
2 Federal Register, Vol. 55, No. 165, August 24, 1990: 34696. 
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subject property; or conditions external to the property, such as market 
conditions or trends; or the integrity of data used in an analysis.3 

This appraisal is subject to the extraordinary assumption that a capital deduction 
will be required to fund the renovation planned for the subject property. The use of 
this extraordinary assumption may have affected the assignment results. Moreover, 
several important general assumptions have been made that apply to this appraisal 
and our valuations in general. These items are set forth in the Assumptions and 
Limiting Conditions chapter of this report. We have assumed no significant 
hypothetical conditions. Furthermore, we have not made any jurisdictional 
exceptions to the Uniform Standards of Professional Appraisal Practice in our 
analysis or report.   

The exposure period, referring to the amount of time necessary for the real estate 
to have been exposed retrospectively, prior to our date of value, is estimated to be 
less than or equal to six to twelve months.  

Our qualifications are included as an addendum to this report. These qualifications 
reflect that we have the competence required to complete this engagement, in 
accordance with the competency provision of the Uniform Standards of Professional 
Appraisal Practice. Our knowledge and experience are appropriate for the 
complexity of this assignment. 

The methodology used to develop this appraisal is based on the market research 
and valuation techniques set forth in the textbooks authored by Hospitality 
Valuation Services (HVS) for the American Institute of Real Estate Appraisers and 
the Appraisal Institute. 

1. All information was collected and analyzed by the staff of CHR Consulting 
Services, Inc.. Information was supplied by the client and/or the property’s 
owner. 

2. The subject site has been inspected and evaluated from the viewpoint of its 
physical utility for future residential development, as well as access, 
visibility, and other relevant factors. 

3. An inspection of the resort and a sample of the one- and two-bedroom units.  

4. The surrounding economic environment, on both an area and neighborhood 
level, has been reviewed to identify economic and demographic trends that 
may have an impact on future demand trends for land. 

 
3 The Appraisal Foundation, Uniform Standards of Professional Appraisal Practice, 2020–2021 

ed.  
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5. A review of recent residential unit condo sales generally comparable to the 
Nordvind Beach Resort units relative to location, interior square footage, 
age, and quality.  

6. Based on our residential sales research, HVS will render an opinion as to the 
market value for the one-bedroom units and for the two-bedroom 
townhome units, and the total amount of time it will take to sell all 21 units.  

7. HVS will apply standard valuation procedures for estimating the present 
value of the sellout of the 21 units; this process will also consider carrying 
costs and sales expenses.  

The value conclusion of the appraisal is based on this investigation and analysis and 
is conveyed in this narrative report. The analyses, opinions, and conclusions were 
developed based on, and this report has been prepared in conformance with, our 
interpretation of the guidelines and recommendations set forth in the Financial 
Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA).  



 

 

3. Description of Site and Neighborhood 

The suitability of the land for commercial use is an important consideration 
affecting the economic viability of a property and its overall value. Factors such as 
size, topography, access, visibility, and the availability of utilities have a direct 
impact on the desirability of a particular site.  

The subject site is located along the west side of Gulf Boulevard, just south of the 
John’s Pass Bridge that connects Treasure Island to Madeira Beach. This site is in 
the city of Treasure Island, Florida. The neighborhood is predominantly residential 
in nature along the west side of Gulf Boulevard. Lineal commercial development and 
residential uses are situated along the east side of Gulf Boulevard. 

PRIMARY PARCEL (PCN 15-31-15-60314-000-0000) 

 

 BACK PARCEL (PCN 15-31-15-60314-000-0002) 

 

The subject parcel measures approximately 0.88 acres, or 38,333 square feet. The 
design layout of the buildings provides for each unit to have an ocean view. The 19 
units fronting the Gulf of Mexico offers unobstructed views. The townhouse building 
set to the rear, which contains the two-bedroom units (2-levels over parking), have 
partial views of the Gulf of Mexico.  

Physical Characteristics 



 

 

The topography of the site is generally flat, and its shape permits efficient use of the 
site for the building and other improvements, as well as ingress and egress. 

VIEW OF THE BEACHFRONT AREA 

 

The subject property contains 19 one-bedroom units of various configurations and 
2 two-bedroom units collectively owned by number of individual timeshare owners.  

FIGURE 3-1 SUBJECT’S UNIT TYPES 

Unit Mix Saleable SF Unit Qty. % of Total

1-Bedroom (Gulf View) 440 16 76.2%

1-Bedroom (Gulf View) 515 1 4.8%

1-Bedroom (Gulf View) 715 2 9.5%

2-Bedroom (Partial View) 850 2 9.5%

Total Inventory 509 21 100.0%  

According to the Pinellas County Property Appraiser, the gulf fronting building, is 
identified as parcel number 15-31-15-60314-000-0000. This 6-story structure 

Site Utility 

Building Improvements 



 

 

contains 19 one-bedroom units. The Pinellas County Property Appraiser reports 
this building has 21 living units with 12,531 square feet of enclosed living area. 
However, that data is not correct; this building has only 19 units and 8,985 square 
feet of saleable area.  The two townhouse units are in the back building which is 
contained within parcel number 15-31-15-60314-000-0002. The saleable area is 
1,700 square feet. Total subject’s saleable area is 10,685 square feet. 
 

BUILDING FOOTPRINT 

 

 

 



 

 

GULF FRONT BUILDING (19 UNITS) 

 

 GULF FRONT BUILDING (19 UNITS) 

 

 

REAR BUILIDNG (TWO TOWNHOMES) 

 

 BEACH ACCESS 

 

 

It is important to analyze the site with respect to regional and local transportation 
routes and demand generators, including ease of access. The subject site is readily 
accessible to a variety of local and county roads, as well as state and interstate 
highways. 

Access and Visibility 



 

 

Primary regional access to the greater Tampa/St. Petersburg area is provided by 
north/south Interstate 75 and east/west Interstate 4. Interstate 75 extends to such 
cities as Miami to the southeast and Atlanta, Georgia to the north. Interstate 4, which 
terminates in Tampa, provides access to such cities as Orlando and Daytona Beach 
to the east. Interstate 275 is another major regional highway that originates from 
Interstate 75 north of Tampa; this thoroughfare extends in a semicircle to the 
southwest, providing access to Pinellas County and St. Petersburg.  

MAP OF NEIGHBORHOOD 

 

The subject site will reportedly be served by all necessary utilities. 

Geological and soil reports were not provided to us or made available for our review 
during the preparation of this report. We are not qualified to evaluate soil conditions 
other than by a visual inspection of the surface; no extraordinary conditions were 
apparent. 

Utilities 

Soil and  
Subsoil Conditions 



 

 

We were not informed of any site-specific nuisances or hazards, and there were no 
visible signs of toxic ground contaminants at the time of our inspection. Because we 
are not experts in this field, we do not warrant the absence of hazardous waste and 
urge the reader to obtain an independent analysis of these factors. 

According to the Federal Emergency Management Agency map illustrated below, 
the subject site is located in VE. 

COPY OF FLOOD MAP AND COVER 
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The flood zone definition for the VE designation is as follows: the flood insurance 
rate zone that corresponds to the 100-year coastal floodplains that have additional 
hazards associated with storm waves. Base Flood Elevations derived from the 
detailed hydraulic analyses are shown at selected intervals within this zone. 
Mandatory flood insurance purchase requirements apply.  

According to the local planning office, the subject property is zoned as follows: RFM 
- 50 - Resort Facility High. Additional details pertaining to the subject site’s zoning 
regulations are summarized in the following table. 

FIGURE 3-2 ZONING 

Municipality Governing Zoning City of Treasure Island/Pinellas County

Current Zoning Resort Facility High

Current Use Timeshare 

Is Current Use Permitted? Yes

Is Change in Zoning Likely? No 

Permitted Uses Residential, hotel

Hotel Allowed Yes

Legally Non-Conforming Not Applicable  

Zoning 



 

 

ZONING MAP 

 



 

 

We have analyzed the issues of size, topography, access, visibility, and the 
availability of utilities. In general, the site is well suited for residential use, with 
acceptable access, visibility, and topography. 

Conclusion 



 

 

4. Market Area Analysis 

The economic vitality of the market area and neighborhood surrounding the subject 
property is an important consideration in forecasting lodging demand and income 
potential. Economic and demographic trends that reflect the amount of visitation 
provide a basis from which to project lodging demand. The purpose of the market 
area analysis is to review available economic and demographic data to determine 
whether the local market will undergo economic growth, stabilize, or decline. In 
addition to predicting the direction of the economy, the rate of change must be 
quantified. These trends are then correlated based on their propensity to reflect 
variations in lodging demand, with the objective of forecasting the amount of 
growth or decline in visitation by individual market segment (e.g., commercial, 
meeting and group, and leisure). 

The market area for a lodging facility is the geographical region where the sources 
of demand and the competitive supply are located. The subject property is located 
in the city of Treasure Island, the county of Pinellas, and the state of Florida.  

TREASURE ISLAND 

 

Market Area Definition 



 

 

Clearwater Beach is part of the greater Tampa-St.  Petersburg-Clearwater 
Metropolitan Statistical Area (MSA); the MSA comprises two counties and extends 
west from Interstate 75 in Downtown Tampa to the Pinellas County Beaches. Similar 
to much of Florida, the local area's economy is heavily based on services and 
tourism; the area is home to many beaches and the Port of Tampa, which serves as 
the starting point for various Carnival, Holland America, Royal Caribbean, and 
Norwegian Cruise Lines cruises. The MSA contains one of the largest financial-
services clusters and overall largest office space communities in the state.  Research 
and development facilities, including the research park at the University of South 
Florida (USF), and a major military installation, MacDill Air Force Base, are also 
strong anchors for the region. According to Visit St. Pete Clearwater, more than 15.3 
million people visited Pinellas County in 2019. 

The subject property’s market area can be defined by its Metropolitan Statistical 
Area (MSA): Tampa-St. Petersburg-Clearwater, FL MSA. 

The following exhibit illustrates the market area. 

MAP OF MARKET AREA 

 



 

 

A primary source of economic and demographic statistics used in this analysis is the 
Complete Economic and Demographic Data Source published by Woods & Poole 
Economics, Inc.—a well-regarded forecasting service based in Washington, D.C. 
Using a database containing more than 900 variables for each county in the nation, 
Woods & Poole employs a sophisticated regional model to forecast economic and 
demographic trends. Historical statistics are based on census data and information 
published by the Bureau of Economic Analysis. Projections are formulated by 
Woods & Poole, and all dollar amounts have been adjusted for inflation, thus 
reflecting real change.  

These data are summarized in the following table. Please note that these forecasts 
were formulated prior to the COVID-19 pandemic.  

Economic and 
Demographic Review 
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FIGURE 4-1 ECONOMIC AND DEMOGRAPHIC DATA SUMMARY 

Average Annual
Compounded Change

2000 2010 2019 2025 2000-10 2010-19 2019-25

Resident Population (Thousands)
Pinellas County 922.2 916.5 975.8 1,006.9 (0.1) % 0.7 % 0.5 %
Tampa-St. Petersburg-Clearwater, FL MSA 2,404.0 2,788.8 3,156.7 3,424.8 1.5 1.4 1.4
State of Florida 16,047.5 18,849.1 21,536.0 23,534.3 1.6 1.5 1.5
United States 282,162.4 309,348.1 331,969.3 350,937.2 0.9 0.8 0.9

Per-Capita Personal Income*
Pinellas County $39,322 $41,448 $46,952 $50,946 0.5 1.4 1.4
Tampa-St. Petersburg-Clearwater, FL MSA 35,443 37,968 41,577 44,493 0.7 1.0 1.1
State of Florida 35,780 37,998 43,904 47,527 0.6 1.6 1.3
United States 36,812 39,622 46,751 50,233 0.7 1.9 1.2

W&P Wealth Index
Pinellas County 107.5 106.6 101.2 101.9 (0.1) (0.6) 0.1
Tampa-St. Petersburg-Clearwater, FL MSA 97.1 97.6 89.5 89.2 0.0 (1.0) (0.1)
State of Florida 100.7 100.7 98.0 98.6 (0.0) (0.3) 0.1
United States 100.0 100.0 100.0 100.0 0.0 (0.0) 0.0

Food and Beverage Sales (Millions)*
Pinellas County $1,284 $1,440 $1,830 $1,928 1.2 2.7 0.9
Tampa-St. Petersburg-Clearwater, FL MSA 3,052 3,925 5,372 5,970 2.5 3.5 1.8
State of Florida 22,183 28,727 40,813 46,078 2.6 4.0 2.0
United States 368,829 447,728 606,351 662,610 2.0 3.4 1.5

Total Retail Sales (Millions)*
Pinellas County $15,548 $14,552 $17,684 $18,746 (0.7) 2.2 1.0
Tampa-St. Petersburg-Clearwater, FL MSA 37,723 39,719 50,505 56,116 0.5 2.7 1.8
State of Florida 241,567 268,761 351,844 394,803 1.1 3.0 1.9
United States 3,902,830 4,130,414 5,156,220 5,598,240 0.6 2.5 1.4

* Inflation Adjusted

Source:  Woods & Poole Economics, Inc.  
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The U.S. population grew at an average annual compounded rate of 0.8% from 2010 
to 2019; the state’s population changed by 1.5% during that period. The county’s 
population has grown more slowly than the nation’s population; the average annual 
growth rate of 0.7% between 2010 and 2019 reflects a gradually expanding area. In 
2019, the county’s population was approximately 976,000; it is forecast to be 
roughly 1,007,000 by 2025.  

Following this population trend, per-capita personal income increased slowly, at 
1.4% on average annually for the county between 2010 and 2019. The county’s 
annual per-capita personal income level was approximately $47,000 in 2019; it is 
expected to be $51,000 by 2025. This compares to respective state and U.S. levels of 
$44,000 and $47,000 in 2019, and $48,000 and $50,000 by 2025. The county’s local 
wealth index in 2019 was a relatively near average 101.2, higher than the state’s 
2019 wealth index of 98.0. The county’s wealth index is anticipated to be 101.9 by 
2025, while the state’s wealth index is forecast to be 98.6. 

Food and beverage sales totaled $1,830 million in the county in 2019, versus $1,440 
million in 2010. This reflects a 2.7% average annual change, which is stronger than 
the 1.2% pace recorded in the prior decade, the latter years of which were adversely 
affected by the recession. The pace of growth is anticipated to moderate to a more 
sustainable level of 0.9% through 2025. The retail sales sector demonstrated an 
annual decline of -0.7% from 2000 to 2010, followed by an increase of 2.2% during 
the period from 2010 to 2019. An increase of 1.0% average annual change in county 
retail sales is forecast through 2025. 

The characteristics of an area's workforce provide an indication of the type and 
amount of transient visitation likely to be generated by local businesses. Sectors 
such as finance, insurance, and real estate (FIRE); wholesale trade; and services 
produce a considerable number of visitors who are not particularly rate sensitive. 
The government sector often generates transient room nights, but per-diem 
reimbursement allowances often limit the accommodations selection to budget and 
mid-priced lodging facilities. Contributions from manufacturing, construction, 
transportation, communications, and public utilities (TCPU) employers can also be 
important, depending on the company type.  

The following table sets forth the county workforce distribution by business sector 
in 2000, 2010, and 2019, as well as a forecast for 2025. Please note that these 
forecasts were formulated prior to the COVID-19 pandemic.  

Workforce 
Characteristics 
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FIGURE 4-2 HISTORICAL AND PROJECTED EMPLOYMENT (000S) 

Average Annual
Compounded Change

Percent Percent Percent Percent
Industry 2000 of Total 2010 of Total 2019 of Total 2025 of Total

Farm 0.3 0.0 % 0.1 0.0 % 0.1 0.0 % 0.1 0.0 % (7.9) % (0.6) % (0.4) %
Forestry, Fishing, Related Activities And Other 0.7 0.1 0.5 0.1 0.7 0.1 0.7 0.1 (2.8) 2.4 1.4
Mining 0.4 0.1 1.1 0.2 1.0 0.2 1.1 0.2 10.0 (0.4) 1.0
Utilities 2.5 0.4 0.4 0.1 0.8 0.1 0.8 0.1 (16.2) 7.0 (0.2)
Construction 29.9 5.3 23.9 4.6 34.7 5.7 36.2 5.6 (2.2) 4.2 0.7
Manufacturing 49.1 8.7 32.4 6.3 36.5 6.0 36.7 5.7 (4.1) 1.3 0.1
Total Trade 90.4 15.9 72.9 14.1 87.6 14.4 91.0 14.0 (2.1) 2.1 0.6
  Wholesale Trade 21.0 3.7 15.6 3.0 20.0 3.3 21.0 3.2 (3.0) 2.8 0.8
  Retail Trade 69.4 12.2 57.4 11.1 67.6 11.1 70.0 10.8 (1.9) 1.8 0.6
Transportation And Warehousing 8.6 1.5 7.4 1.4 10.5 1.7 11.5 1.8 (1.6) 4.0 1.5
Information 17.2 3.0 9.0 1.8 9.4 1.5 9.5 1.5 (6.2) 0.4 0.3
Finance And Insurance 33.1 5.8 36.1 7.0 41.3 6.8 47.5 7.3 0.8 1.5 2.3
Real Estate And Rental And Lease 21.1 3.7 26.8 5.2 37.6 6.2 41.3 6.4 2.4 3.8 1.6
Total Services 266.9 47.0 256.2 49.6 301.5 49.5 324.1 49.9 (0.4) 1.8 1.2

Professional And Technical Services 37.2 6.6 38.6 7.5 50.3 8.2 54.3 8.4 0.4 3.0 1.3
Management Of Companies And Enterprises 10.0 1.8 12.0 2.3 17.5 2.9 20.4 3.1 1.8 4.3 2.6
Administrative And Waste Services 71.4 12.6 43.4 8.4 38.7 6.4 39.4 6.1 (4.9) (1.3) 0.3
Educational Services 5.9 1.0 9.1 1.8 12.9 2.1 15.8 2.4 4.3 3.9 3.5
Health Care And Social Assistance 63.9 11.3 72.0 14.0 79.3 13.0 84.5 13.0 1.2 1.1 1.1
Arts, Entertainment, And Recreation 11.3 2.0 13.3 2.6 15.1 2.5 16.3 2.5 1.7 1.4 1.3
Accommodation And Food Services 35.9 6.3 39.4 7.6 52.8 8.7 57.1 8.8 0.9 3.3 1.3
Other Services, Except Public Administration 31.2 5.5 28.5 5.5 35.1 5.8 36.3 5.6 (0.9) 2.3 0.6

Total Government 47.0 8.3 49.4 9.6 47.5 7.8 48.8 7.5 0.5 (0.4) 0.5
  Federal Civilian Government 6.4 1.1 7.7 1.5 7.3 1.2 7.4 1.1 1.8 (0.6) 0.3
  Federal Military 3.1 0.5 3.0 0.6 2.7 0.5 2.8 0.4 (0.1) (1.1) 0.1
  State And Local Government 37.5 6.6 38.7 7.5 37.5 6.2 38.7 6.0 0.3 (0.4) 0.5

TOTAL 567.3 100.0 % 516.3 100.0 % 609.2 100.0 % 649.3 100.0 % (0.9) % 1.9 % 1.1 %

MSA 1,447.3 —   1,465.8 —   1,838.1 —   2,016.2 —   0.1 % 2.5 % 1.6 %
U.S. 165,372.0 —   173,034.7 —   205,736.3 —   223,254.5 —   1.2 1.9 1.4

Source:  Woods & Poole Economics, Inc.

2000-2010 2010-2019 2019-2025
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Woods & Poole Economics, Inc. reports that during the period from 2000 to 2010, 
total employment in the county contracted at an average annual rate of -0.9%. More 
recently, the pace of total employment growth in the county accelerated to 1.9% on 
an annual average from 2010 to 2019, reflecting a period of recovery and economic 
strengthening this decade.  

Of the primary employment sectors, Total Services recorded the highest increase in 
number of employees during the period from 2010 to 2019, increasing by 45,285 
people, or 17.7%, and transitioning from 49.6% to 49.5% of total employment. Of 
the various service sub-sectors, Health Care And Social Assistance and 
Accommodation And Food Services were the largest employers. Forecasts 
developed by Woods & Poole Economics, Inc. anticipate that total employment in 
the county will change by 1.1% on average annually through 2025. The trend is 
below the forecast rate of change for the U.S. as a whole during the same period. 

For the Tampa-St. Petersburg market, of the roughly 1,400,000 persons employed, 
34% are categorized as office employees, while 10% are categorized as industrial 
employees. Total employment is expected to expand by 6.2% in 2021, while office 
employment is forecast to expand by 6.3% in 2021. By 2021, total employment is 
anticipated to rebound to 2019 levels. 

The number of households is forecast to increase by 2.0% on average annually 
between 2020 and 2025. Population is forecast to expand during this same period, 
at an average annual compounded rate of 1.0%. Household average income is 
forecast to grow by 3.6% on average annually from 2020 through 2025. 

The following table illustrates historical and projected employment, households, 
population and average household income data as provided by REIS for the overall 
Tampa-St. Petersburg market.  
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FIGURE 4-3 HISTORICAL & PROJECTED EMPLOYMENT, HOUSEHOLDS, POPULATION, AND HOUSEHOLD INCOME STATISTICS 

Year

2008 1,162,230 —  375,086 —  135,114 —  1,153,680 —  2,755,460 —  $88,281 —  

2009 1,100,700 (5.3) % 359,919 (4.0) % 120,033 (11.2) % 1,155,020 0.1 % 2,775,560 0.7 % 88,202 (0.1) %

2010 1,113,300 1.1 367,456 2.1 118,905 (0.9) 1,154,110 (0.1) 2,800,610 0.9 95,624 8.4

2011 1,133,100 1.8 375,684 2.2 120,070 1.0 1,165,850 1.0 2,827,640 1.0 98,022 2.5

2012 1,156,430 2.1 385,768 2.7 121,969 1.6 1,186,760 1.8 2,861,050 1.2 98,150 0.1

2013 1,186,430 2.6 395,754 2.6 124,536 2.1 1,207,010 1.7 2,902,720 1.5 95,865 (2.3)

2014 1,222,530 3.0 406,311 2.7 126,982 2.0 1,225,310 1.5 2,954,300 1.8 101,495 5.9

2015 1,271,670 4.0 422,816 4.1 129,834 2.2 1,245,300 1.6 3,016,310 2.1 104,899 3.4

2016 1,308,900 2.9 436,668 3.3 133,853 3.1 1,266,020 1.7 3,079,320 2.1 107,126 2.1

2017 1,333,430 1.9 447,395 2.5 135,424 1.2 1,282,820 1.3 3,131,920 1.7 112,606 5.1

2018 1,363,500 2.3 457,765 2.3 137,768 1.7 1,297,540 1.1 3,175,490 1.4 116,669 3.6

2019 1,398,230 2.5 469,604 2.6 141,356 2.6 1,313,820 1.3 3,207,290 1.0 120,222 3.0

2020 1,351,370 (3.4) 465,359 (0.9) 137,404 (2.8) 1,324,100 0.8 3,224,720 0.5 127,837 6.3

Forecasts

2021 1,435,580 6.2 % 494,704 6.3 % 144,241 5.0 % 1,351,430 2.1 % 3,246,120 0.7 % 128,674 0.7 %

2022 1,489,600 3.8 514,293 4.0 147,759 2.4 1,384,000 2.4 3,277,390 1.0 132,849 3.2

2023 1,522,900 2.2 523,912 1.9 149,199 1.0 1,410,680 1.9 3,310,910 1.0 138,107 4.0

2024 1,540,710 1.2 530,802 1.3 148,880 (0.2) 1,437,180 1.9 3,344,220 1.0 142,962 3.5

2025 1,553,580 0.8 537,375 1.2 147,992 (0.6) 1,464,240 1.9 3,379,030 1.0 147,971 3.5

Average Annual Compound Change

2008 - 2020 1.3 % 1.8 % 0.1 % 1.2 % 1.3 % 3.1 %

2009 - 2012 1.7 2.3 0.5 0.9 1.0 3.6

2012 - 2020 2.0 2.4 1.5 1.4 1.5 3.4

Forecast 2021 - 2025 2.0 % 2.1 % 0.6 % 2.0 % 1.0 % 3.6 %

% Chg

Source: REIS Report, 1st Quarter, 2021

Population

Household 

Avg. Income % Chg% Chg % Chg

Total 

Employment

Office 

Employment

Industrial 

Employment % Chg% Chg Households
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The following table reflects radial demographic trends for our market area 
measured by three points of distance from the subject property. Please note that 
these forecasts were formulated prior to the COVID-19 pandemic.  

FIGURE 4-4 DEMOGRAPHICS BY RADIUS 

Population

2026 Projection 4,303 36,376 141,017

2021 Estimate 4,156 35,169 136,161

2010 Census 3,961 33,277 129,318

2000 Census 4,638 35,504 133,769

Percent Change: 2021 to 2026 3.5% 3.4% 3.6%

Percent Change: 2010 to 2021 4.9% 5.7% 5.3%

Percent Change: 2000 to 2010 -14.6% -6.3% -3.3%

Households

2026 Projection 2,405 18,759 67,633

2021 Estimate 2,324 18,120 65,177

2010 Census 2,216 17,122 61,575

2000 Census 2,571 18,182 64,069

Percent Change: 2021 to 2026 3.5% 3.5% 3.8%

Percent Change: 2010 to 2021 4.9% 5.8% 5.9%

Percent Change: 2000 to 2010 -13.8% -5.8% -3.9%

Income

2021 Est. Average Household Income $114,653 $95,358 $83,298

2021 Est. Median Household Income 83,742 65,248 58,071

2021 Est. Civ. Employed Pop 16+ by Occupation

Architecture/Engineering 39 362 864

Arts/Des ign/Enterta inment/Sports/Media 19 331 1,186

Bui lding/Grounds  Cleaning/Maintenance 30 444 2,001

Bus iness/Financia l  Operations 200 1,188 3,723

Community/Socia l  Services 34 218 710

Computer/Mathematica l 82 543 1,809

Construction/Extraction 33 476 2,811

Education/Tra ining/Library 81 815 3,286

Farming/Fishing/Forestry 0 41 115

Food Preparation/Serving Related 171 964 4,133

Healthcare Practi tioner/Technician 164 1,222 4,592

Healthcare Support 5 208 1,705

Insta l lation/Maintenance/Repair 19 527 2,032

Legal 44 368 990

Li fe/Phys ica l/Socia l  Science 1 71 365

Management 190 1,781 6,221

Office/Adminis trative Support 196 2,085 8,786

Production 38 493 2,851

Protective Services 48 357 1,271

Sales/Related 308 2,162 8,021

Personal  Care/Service 64 453 1,661

Transportation/Materia l  Moving 67 799 3,679

Source: Environics  Analytics

0.00 - 5.00 miles0.00 - 3.00 miles0.00 - 1.00 miles

 

Radial Demographic 
Snapshot 
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This source reports a population of 136,161 and 65,177 households within a five-
mile radius of the subject property. The average household income within this 
radius is currently reported at $83,298, while the median is $58,071. 

The following table presents historical unemployment rates for the subject 
property’s market area, the state, and the nation. 

FIGURE 4-5 UNEMPLOYMENT STATISTICS 

Year

2011 9.7 % 9.9 % 10.0 % 8.9 %

2012 8.0 8.2 8.5 8.1

2013 6.6 6.9 7.2 7.4

2014 5.8 6.0 6.3 6.2

2015 5.0 5.2 5.5 5.3

2016 4.3 4.6 4.8 4.9

2017 3.8 4.1 4.2 4.4

2018 3.4 3.6 3.6 3.9

2019 3.0 3.2 3.1 3.7

2020 7.0 7.2 7.7 8.1

Recent Month - Jul

2020 10.1 % 10.6 % 11.9 % 10.2 %

2021 4.4 4.7 5.1 5.4

County StateMSA U.S.

Source: U.S. Bureau of Labor Statis tics  

Prior to the pandemic, U.S. unemployment levels were firmly below the 4.6% level 
recorded in 2006 and 2007, the peak years of the economic cycle prior to the Great 
Recession. The unemployment rate for February 2020 was 3.5%. The 
unemployment rate had remained in the 3.5% to 3.7% range since April 2019, 
reflecting a trend of stability and strength of the U.S. economy. However, in April 
2020, unemployment rose to 14.7%, and employment dropped by 20.7 million 
because of the COVID-19 pandemic. Steady declines in unemployment have been 
registered since April 2020; most recently, the national unemployment registered 
5.9% in June 2021. After the nation's labor market showed signs of slowing in the 
fourth quarter of 2020, the fiscal stimulus from the U.S. government and a decline 
in the number of COVID-19 infections started to fuel improvements in the first 
quarter, a trend that extended into the second quarter with a roughly 300,000-, 
500,0000-, and 168,000-person rise in employment registered in April, May, and 
June 2021, respectively. 

Unemployment 
Statistics 
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Locally, the unemployment rate was 7.0% in 2020; for this same area in 2021, the 
most recent month’s unemployment rate was registered at 4.4%, versus 10.1% for 
the same month in 2020. Unemployment remained high in 2010, following the Great 
Recession; however, unemployment began to fall in 2011 given the strengthening 
economic conditions, and this trend continued through 2019. Economic 
development officials noted that local employment remained strong within the 
healthcare sector and the tourism industry during the last several years. However, 
the most recent comparative period illustrates an increase, indicated by the higher 
unemployment rate in the latest available data given the significant number of 
furloughs and layoffs in the hospitality sector and the tourism industry. At the time 
of this report, the social-distancing restrictions in Florida had recently been lifted 
and the majority of hotels were operational with a significant number of staff 
reemployed. 

Providing additional context for understanding the nature of the regional economy, 
the following table presents a list of the major employers in the subject property’s 
market. 

FIGURE 4-6 MAJOR EMPLOYERS 

Number of

Rank Firm Employees

1 Raymond James 4,000+

2 HSN (Home Shopping Network) 2,000+

3 Tech Data  Corporation 2,000+

4 Spectrum 2,000+

5 Fidel i ty Information Services 1,500+

6 Honeywel l  Aerospace 1,500+

7 Jabi l  Ci rcuit 1,500+

8 The Nielsen Company 1,500+

9 Valpak 1,500+

10 Superior Uni form Group 1,000+

Source: Pinel las  County Economic Development, 2019  

The economic base is diverse in this market, with strong employers in the tourism, 
technology, and manufacturing industries, as well as the healthcare and financial 
services sectors. Tourism is the primary industry in the area, with many natural and 
built attractions drawing year-round visitation, especially during the winter 
months, supplemented by strong weekend demand during the summer months. The 
healthcare sector is also important within this region; All Children's Hospital, 

Major Business and 
Industry 
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Bayfront Medical Center, St. Anthony's Hospital, and Morton Plant Hospital 
represent the primary medical facilities for the market. Over the past decade, these 
facilities have expanded significantly, increasing their presence and activity. 
Moreover, major companies such as Raymond James Financial and General Electric 
also maintain a strong presence in Clearwater. However, in March 2020, many 
employers in the market temporarily shut down operations in response to the 
COVID-19 pandemic; however, per local and state guidelines, businesses began to 
reopen (with safety precautions) in June 2020. Nevertheless, the potential impact of 
the virus outbreak on any future hiring efforts and/or planned expansions remains 
uncertain at this time. 

Trends in occupied office space are typically among the most reliable indicators of 
lodging demand, as firms that occupy office space often exhibit a strong propensity 
to attract commercial visitors. Thus, trends that cause changes in vacancy rates or 
occupied office space may have a proportional impact on commercial lodging 
demand and a less direct effect on meeting demand. The following table details 
office space statistics for the pertinent market area. 

FIGURE 4-7 OFFICE SPACE STATISTICS – MARKET OVERVIEW 

Submarket

1 Clearwater/Bays ide/N. Pinel las 89 3,839,000 2,971,000 22.6 % $20.87

2 Downtown St. Pete/S. Pinellas 45 2,973,000 2,468,000 17.0 23.85

3 Downtown Tampa/Southwest 51 7,165,000 6,045,000 15.6 28.39

4 Gateway/Mid-Pinel las 85 3,957,000 2,918,000 26.3 20.42

5 I-75 Corridor/East Tampa 95 6,915,000 5,524,000 20.1 21.78

6 North Tampa 113 6,661,000 5,439,000 18.3 24.63

7 Westshore 89 10,697,000 9,307,000 13.0 31.25

Totals and Averages 567 42,207,000 34,672,000 17.9 % $25.69

Source: REIS Report, 1st Quarter, 2021

Inventory Occupied Office 

Space

Vacancy 

Rate

Average Asking 

Lease RateBuildings Square Feet

 

The greater Tampa-St. Petersburg market comprises a total of 42.2 million square 
feet of office space. For the 1st Quarter of 2021, the market reported a vacancy rate 
of 17.9% and an average asking rent of $25.69. The subject property is located in 
the Downtown St. Pete/S. Pinellas submarket, which houses 2,973,000 square feet 
of office space. The submarket's vacancy rate of 17.0% is on par with the overall 
market average. The average asking lease rate of $23.85 is below the average for the 
broader market.  

The following table illustrates a trend of office space statistics for the overall Tampa-
St. Petersburg market and the Downtown St. Pete/S. Pinellas submarket.  

Office Space Statistics  
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FIGURE 4-8 HISTORICAL AND PROJECTED OFFICE SPACE STATISTICS – GREATER MARKET VS. SUBMARKET 

Year

2008 40,076,000 —  33,729,000 —  15.8 % $22.16 —  2,835,000 —  2,353,000 —  17.0 % $20.03 —  

2009 40,504,000 1.1 % 31,958,000 (5.3) % 21.1 21.49 (3.0) % 2,835,000 0.0 % 2,146,000 (8.8) % 24.3 19.63 (2.0) %

2010 40,282,000 (0.5) 31,400,000 (1.7) 22.0 21.06 (2.0) 2,635,000 (7.1) 1,960,000 (8.7) 25.6 18.53 (5.6)

2011 40,282,000 0.0 31,963,000 1.8 20.7 21.02 (0.2) 2,635,000 0.0 2,050,000 4.6 22.2 18.32 (1.1)

2012 40,445,000 0.4 31,909,000 (0.2) 21.1 21.09 0.3 2,635,000 0.0 2,039,000 (0.5) 22.6 18.42 0.5

2013 40,770,000 0.8 31,786,000 (0.4) 22.0 21.43 1.6 2,635,000 0.0 2,076,000 1.8 21.2 18.66 1.3

2014 40,897,000 0.3 32,378,000 1.9 20.8 21.74 1.4 2,635,000 0.0 2,116,000 1.9 19.7 19.10 2.4

2015 40,887,000 (0.0) 32,992,000 1.9 19.3 22.28 2.5 2,635,000 0.0 2,198,000 3.9 16.6 19.76 3.5

2016 41,159,000 0.7 33,410,000 1.3 18.8 22.77 2.2 2,956,000 12.2 2,468,000 12.3 16.5 21.20 7.3

2017 41,159,000 0.0 34,136,000 2.2 17.1 23.46 3.0 2,956,000 0.0 2,415,000 (2.1) 18.3 22.53 6.3

2018 41,301,000 0.3 34,227,000 0.3 17.1 24.19 3.1 2,956,000 0.0 2,433,000 0.7 17.7 22.95 1.9

2019 41,551,000 0.6 34,874,000 1.9 16.1 25.17 4.1 2,956,000 0.0 2,504,000 2.9 15.3 23.67 3.1

2020 42,207,000 1.6 34,954,000 0.2 17.2 25.71 2.1 2,973,000 0.6 2,501,000 (0.1) 15.9 23.89 0.9

Forecasts

2021 42,823,000 1.5 % 34,890,000 (0.2) % 18.5 % 24.77 (3.7) % 2,973,000 0.0 % 2,439,000 (2.5) % 18.0 % 23.71 (0.8) %

2022 42,823,000 0.0 34,561,000 (0.9) 19.3 24.97 0.8 2,973,000 0.0 2,411,000 (1.1) 18.9 24.14 1.8

2023 42,961,000 0.3 34,278,000 (0.8) 20.2 25.45 1.9 2,983,000 0.3 2,386,000 (1.0) 20.0 24.90 3.1

2024 43,183,000 0.5 34,811,000 1.6 19.4 25.98 2.1 2,993,000 0.3 2,427,000 1.7 18.9 25.77 3.5

2025 43,414,000 0.5 35,280,000 1.3 18.7 26.57 2.3 3,003,000 0.3 2,465,000 1.6 17.9 26.77 3.9

Average Annual Compound Change

2008 - 2020 0.4 % 0.3 % 1.2 % 0.4 % 0.5 % 1.5 %

2009 - 2012 (0.0) (0.1) (0.6) (2.4) (1.7) (2.1)

2012 - 2020 0.5 1.3 2.5 1.5 3.1 3.2

Forecast 2021 - 2025 0.3 % 0.3 % 1.8 % 0.3 % 0.3 % 3.1 %

Tampa-St. Petersburg Market

Asking 

Lease Rate

Available     

Office Space % Chg

Downtown St. Pete/S. Pinellas Submarket

% Chg

Source: REIS Report, 1st Quarter, 2021

Occupied      

Office Space% Chg % Chg

Vacancy 

Rate

Asking 

Lease Rate

Occupied 

Office Space

Vacancy 

Rate% Chg

Available 

Office Space % Chg
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The level of occupied office space is forecast to initially decline in this Tampa-St. 
Petersburg market, to roughly 34,900,000 square feet in 2021. Occupied office 
space recovers to 35,300,000 by 2025.  

A convention center serves as a gauge of visitation trends to a particular market. 
Convention centers also generate significant levels of demand for area hotels and 
serve as a focal point for community activity. Typically, hotels within the closest 
proximity to a convention center—up to three miles away—will benefit the most. 
Hotels serving as headquarters for an event benefit the most by way of premium 
rates and hosting related banquet events. During the largest conventions, peripheral 
hotels may benefit from compression within the city as a whole. 

The primary venue serving the Tampa-St. Petersburg-Clearwater area is the Tampa 
Convention Center, located in Downtown Tampa. This facility includes 600,000 
square feet of meeting space and 2,000 linear feet of waterfront views. The facility 
is capable of accommodating both small meetings and large trade shows and 
conventions. The convention center offers 36 breakout rooms, a 200,000-square-
foot exhibit hall, 63,000 square feet of meeting space, and a 36,000-square-foot 
ballroom that can be divided into four separate rooms. Furthermore, the convention 
center enjoys pedestrian accessibility via the Tampa Riverwalk, which connects the 
center to area hotels, restaurants, and points of interest. In 2018, a $30-million 
renovation and expansion project began, which is anticipated to be completed by 
2021. The bathrooms underwent a comprehensive renovation in 2018, and a new 
restaurant, Big Ray's Fish Camp, is currently under construction next to the existing 
Sail Restaurant & Bar. The exhibit-hall concessions are planned to be modernized in 
2019, and the meeting rooms are expected to undergo renovations from November 
2020 through August 2021, including new carpeting and lighting, as well as fresh 
paint. Construction of a two-story, 16,000-square foot addition to the Tampa 
Convention Center is scheduled to begin in July 2019; the addition will feature 18 
meeting rooms with water views.  

Airport passenger counts are important indicators of lodging demand. Depending 
on the type of service provided by a particular airfield, a sizable percentage of 
arriving passengers may require hotel accommodations. Trends showing changes 
in passenger counts also reflect local business activity and the overall economic 
health of the area. 

St. Pete–Clearwater International Airport (PIE) is Tampa Bay’s most convenient 
gateway to St. Petersburg, Clearwater, and Pinellas County’s world-famous beaches. 
The airport provides direct service to destinations throughout the United States and 
Canada, as well as various chartered services to domestic and international 
destinations, though service is provided by only a limited number of commercial 
airlines. In May 2015, the airport was awarded a $5.75-million grant by the Federal 

Convention Activity 

Airport Traffic 
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Aviation Administration (FAA). The airport began a three-phrase renovation 
project, the first of which included an expansion of the Main Terminal that was 
completed in June 2019. The terminal expansion includes locally and nationally 
branded concessions and locally themed retail stores. The second and third phases 
will include a 17-acre commercial development around the rental-car center and 
the expansion of Airside D with 16 new gates for domestic and international flights. 
The airport is also part of the Florida Department of Transportation’s Gateway 
Expressway project and will benefit from newly constructed access roads, a lighting 
system, and permanent roadway connections providing improved access to airport 
terminals, parking, and the rental car center. This project is anticipated to be 
completed in late 2022.   

The following table illustrates recent operating statistics for the Saint Petersburg 
Clearwater International Airport, which is the primary airport facility serving the 
subject property’s submarket. 

FIGURE 4-9 AIRPORT STATISTICS - SAINT PETERSBURG CLEARWATER 
INTERNATIONAL AIRPORT 

Year

2011 833,068 — —

2012 865,942 3.9 % 3.9 %

2013 1,017,049 17.5 10.5

2014 1,247,987 22.7 14.4

2015 1,645,402 31.8 18.5

2016 1,837,035 11.6 17.1

2017 2,055,269 11.9 16.2

2018 2,237,440 8.9 15.2

2019 2,288,692 2.3 13.5

2020 1,394,573 (39.1) 5.9

Year-to-date, Jul

2020 864,280 — —

2021 1,213,129 40.4 % —

*Annual average compounded percentage change from the previous year

**Annual average compounded percentage change from first year of data

Passenger

Traffic Change* Change**

Percent Percent

Source: Sa int Petersburg Clearwater International  Airport  
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FIGURE 4-10 LOCAL PASSENGER TRAFFIC VS. NATIONAL TREND 
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This facility recorded 1,394,573 passengers in 2020. The change in passenger traffic 
between 2019 and 2020 was (39.1)%. The average annual change during the period 
shown was 5.9%. The significant increase in passenger traffic last decade can be 
attributed to Allegiant's consistent additions of new destinations and larger-
capacity aircrafts, as well as the growth in tourism in the St. Petersburg-Clearwater 
market. However, the number of passengers traveling through PIE started to decline 
significantly in March 2020 because of the COVID-19 pandemic. Reportedly, a 
rebound is expected in 2021, as the airport predominately serves domestic 
locations.   

The market benefits from a variety of tourist and leisure attractions in the area. 
Though tourism is healthy year-round due to Florida’s temperate climate, the peak 
season for this area is from December through April, as people from northern 
climates tend to migrate south during the colder months. During other times of the 
year, weekend demand comprises travelers passing through en route to other 
destinations, people visiting friends or relatives, and other similar weekend demand 
generators.  

This section discussed a wide variety of economic indicators for the pertinent 
market area. Prior to the onset of the COVID-19 pandemic and the corresponding 
economic crisis, Pinellas County was experiencing a period of economic strength 
and expansion, primarily led by the tourism industry and the healthcare and 
financial sectors. Our market interviews and research revealed that the greater area 
benefits from strong commercial anchors, such as the Home Shopping Network, 

Tourist Attractions 

Conclusion 
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Duke Energy, and Raymond James Financial, as well as from strong leisure activity 
throughout the beach communities. However, in March 2020, the COVID-19 
pandemic began to impact the local market, resulting in decreased business activity, 
inclusive of the hospitality and tourism industries. While the restrictions in Florida 
were lifted on September 25, 2020, the outlook for the market is highly uncertain at 
this time, as the full impact of the virus has yet to be realized. Moreover, there is 
uncertainty regarding a second wave of virus, coupled with restrictions from other 
states that may pose travel challenges to Florida. 

Our analysis of the outlook for this specific market also considers the broader 
context of the national economy. The U.S. economy expanded at an overall rate of 
2.3% in 2019, a decline from the 2.9% level achieved in 2018. For the seven quarters 
leading up to 2020, GDP quarterly growth ranged between 1.3% and 2.9%, 
reflecting moderate economic expansion. The slowdown and impact of COVID-19 
became more evident in the first quarter of 2020, when GDP declined by 5.0%. As 
shutdowns halted major components of the U.S. economy from mid-March through 
May, and partial, halting re-openings continued to dampen business activity, the U.S. 
economy contracted by an annualized rate of 31.4% in the second quarter, the 
largest such decline in U.S. history. The decline affected virtually every corner of the 
economy, with major decreases in personal consumption, exports, private inventory 
investment, residential and nonresidential fixed investment, and state and local 
government spending. 

FIGURE 4-11 UNITED STATES GDP GROWTH RATE 

2.3 2.2 2.0 2.3 2.2 2.9 3.9 3.8 2.7 2.1 1.3 2.9 1.5 2.6 2.4

-5.0

-31.4

33.4

4.3 6.4

$16,000

$17,000

$18,000

$19,000

$20,000

$21,000

$22,000

$23,000

-40

-30

-20

-10

0

10

20

30

40

2016 2017 2018 2019 2020 2021

G
D

P 
(B

il
lio

ns
)

A
n

n
u

al
iz

ed
 %

 C
h

a
ng

e

Sources: tradingeconomics.com, Bureau of Economic Analysis

Annualized % Change GDP (Billions)

 

While shocking, the second-quarter GDP decline was offset by a significant rebound 
in economic activity in the third quarter, greatly moderating the overall impact for 
the year. The U.S. economy grew by 33.4% on an annualized basis in the third 
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quarter, followed by a 4.3% and 6.4% gain in the subsequent fourth and first 
quarters, respectively. The rebound has been supported by substantial stimulus by 
the federal government, including the March 2020 $2-trillion CARES economic-aid 
package, the December 2020 $900-million aid package, and the March 2021 $1.9-
trillion American Rescue Plan. Additional stimulus may be forthcoming if some form 
of the infrastructure bill currently in Congress is passed. The considerable federal 
stimulus has raised concerns about rising inflation, which has traditionally 
benefited hotel investments, though rising labor costs are also a concern. Hotel 
investors remain bullish based on factors such as a rebound in travel demand, rising 
hotel performance levels, and opportunities to generate significant returns as the 
industry recovers. 
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5. Highest and Best Use 

The concept of highest and best use is a fundamental element in the determination 
of value of real property, either as if vacant or as improved. USPAP requires that a 
property’s highest and best use be analyzed. Only if the current improvements do 
not reflect the highest and best use of the property does the highest and best use of 
the site “as if” vacant need to be considered. 

Highest and best use is defined as follows: 

The reasonably probable use of property that results in the highest value. 
The four criteria that the highest and best use must meet are legal 
permissibility, physical possibility, financial feasibility, and maximum 
productivity.4  

The subject site enjoys a favorable beachside location near a main arterial and is of 
an appropriate size to support any number of residential, condominium, timeshare, 
or hospitality projects. Within the residential sector, sustained demand and price 
growth have enhanced the potential for new development. Moreover, construction 
financing is available for select new projects, particularly those in healthy markets 
and with strong sponsorship. Therefore, commercial development such as a viable 
residential condominium, timeshare, hotel product, or a mixed-use project on the 
subject site would represent the highest and best use; however, more market 
research would be required to make this determination. 

In consideration of the foregoing factors influencing development in the immediate 
area, it is our opinion that the highest and best use of the subject site, as if vacant, 
would be for residential condominium development, timeshare, or boutique hotel. 

It is our opinion that the subject improvements constructed allows the site to 
conform to its ideal improvement. It is our opinion that the highest and best use of 
the subject property is its continued residential use.  

 

 
4 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 

Institute, 2015). 

As If Vacant 

As Improved 
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6. Comparable Residences 

To estimate the value of subject residences, we assembled comparable sales 
information for condominiums at several properties with similar characteristics, 
including, but not limited to, oceanfront location, age and condition, quality of 
construction, and amenities offered. Sale price parameters for each project are 
summarized by unit type. Our analysis of the data provided a glimpse into the 
project’s sales pace being achieved in the respective markets and establishing price 
benchmarks for various unit types. These comparables support our pricing 
forecasts by recognizing the attributes of the subject’s location and amenities.  

Relative to the competitive market, the subject’s unit sizes are at the lower end of 
the range in terms of enclosed living space (saleable area). The most plentiful 
product type among the subject’s inventory is the 16 one-bedroom studio units, 
which contain 440 square feet (1 unit contains 515 square feet). The larger 715 
square-foot one-bedroom units provide a separate bedroom. The two, two-
bedroom townhouse units (2-levels over parking) are situated in the back building 
offering partial gulf views; each contain 850 square feet. The subject’s average unit 
size is 509 square feet, which is significantly smaller than most neighboring 
condominium developments.   

FIGURE 6-1 SUBJECT’S UNIT TYPES 

Unit Mix Saleable SF Unit Qty. % of Total

1-Bedroom (Gulf View) 440 16 76.2%

1-Bedroom (Gulf View) 515 1 4.8%

1-Bedroom (Gulf View) 715 2 9.5%

2-Bedroom (Partial View) 850 2 9.5%

Total Inventory 509 21 100.0%  

The subject’s smaller unit sizes are inherent due to its design. In the vacation home 
market, a shift toward smaller living areas is being accepted for prime beachfront 
locations. 

Our review of the competitive landscape is mindful of the economies of scale theory, 
in which the price per square foot typically increases as the building size decreases. 
In other words, the sale price on a per square foot basis carries an inverse 
relationship; when one variable increases (unit size), the other variable (price per 
square foot) decreases, and vice versa. 

Condominiums For-
Sale or Sold Inventory 
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FIGURE 6-2 SELECTED CONDOMINIUM SALES – SUNSET CHATEAU, TREASURE ISLAND 

Sale Sale

Property Name Property ID# Year Built Unit # Beds Baths Living SF Price Per SF Date

Sunset Chateau Condominiums 36-31-15-8769-000 1974 (Ren 2019) 4050 1-Bed 1-Bath 590 $365,000 $619 3/16/2020

8470 West Gulf Boulevard 36-31-15-8769-000 1974 3020 1-Bed 1-Bath 590 $359,000 $608 7/9/2020

Treasure Island, FL 36-31-15-8769-000 1974 5090 1-Bed 1-Bath 590 $380,500 $645 8/6/2020

36-31-15-8769-000 1974 5140 1-Bed 1-Bath 590 $375,000 $636 10/9/2020

36-31-15-8769-000 1974 3110 1-Bed 1-Bath 590 $354,000 $600 10/16/2020

36-31-15-8769-000 1974 3060 1-Bed 1-Bath 590 $349,500 $592 10/27/2020

36-31-15-8769-000 1974 5110 1-Bed 1-Bath 590 $389,900 $661 2/11/2021

36-31-15-8769-000 1974 5070 1-Bed 1-Bath 590 $370,000 $627 3/29/2021

36-31-15-8769-000 1974 3100 1-Bed 1-Bath 590 $375,000 $636 6/23/2021

Minimum 590 $349,500 $592

Average 590 $368,656 $625

Maximum 590 $389,900 $661

Unit Type

 

Sale Sale

Property Name Property ID# Year Built Unit # Beds Baths Living SF Price Per SF Date

Sunset Chateau Condominiums 36-31-15-8769-000 1974 5030 2-Bed 1.5-Bath 870 $372,000 $428 8/21/2017

8470 West Gulf Boulevard 36-31-15-8769-000 1974 5130 2-Bed 1.5-Bath 870 $400,000 $460 11/2/2017

Treasure Island, FL 36-31-15-8769-000 1974 5030 2-Bed 1.5-Bath 870 $551,000 $633 5/5/2021

Minimum 870 $372,000 $428

Average 870 $441,000 $507

Maximum 870 $551,000 $633

Unit Type

 

Sale Sale

Property Name Property ID# Year Built Unit # Beds Baths Living SF Price Per SF Date

Sunset Chateau Condominiums 36-31-15-8769-000 1974 3120 2-Bed 1.5-Bath 910 $390,000 $429 1/16/2018

8470 West Gulf Boulevard 36-31-15-8769-000 1974 5120 2-Bed 1.5-Bath 910 $410,000 $451 5/11/2018

Treasure Island, FL 36-31-15-8769-000 1974 2120 2-Bed 1.5-Bath 910 $600,000 $659 7/29/2021

Minimum 910 $390,000 $429

Average 910 $466,667 $513

Maximum 910 $600,000 $659

Unit Type
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Selected sales for the Sunset Chateau have been isolated by room type. 

VIEW OF SUNSET CHATEAU 

 

SUNSET CHATEAU – TYPICAL INTERIOR 

 

 SUNSET CHATEAU – TYPICAL INTERIOR 
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FIGURE 6-3 SELECTED CONDOMINIUM SALES – SANDY SHORES CONDOMINIUMS, MADIERA BEACH 

Sale Sale

Property Name Property ID# Year Built Unit # Beds Baths Living SF Price Per SF Date

Sandy Shores Condominium 15-21-15-78644-000 1979 5050 2-Bed 1.5-Bath 920 $420,000 $457 12/14/2018

12924 Gulf Boulevard 15-21-15-78644-000 1974 5020 2-Bed 1.5-Bath 865 $480,000 $555 4/2/2020

Madeira Beach, FL 15-21-15-78644-000 1974 1020 2-Bed 1.5-Bath 865 $410,000 $474 4/7/2020

15-21-15-78644-000 1974 (Ren 2015) 2040 2-Bed 1.5-Bath 865 $410,000 $474 4/7/2020

15-21-15-78644-000 1974 3040 2-Bed 1.5-Bath 865 $509,000 $588 11/30/2020

15-21-15-78644-000 1974 1040 2-Bed 1.5-Bath 865 $525,000 $607 2/26/2021

15-21-15-78644-000 1974 1050 2-Bed 1.5-Bath 920 $538,000 $585 3/10/2021

15-21-15-78644-000 1974 (Ren 2015) 3040 2-Bed 1.5-Bath 865 $349,000 $403 6/14/2021

15-21-15-78644-000 1974 2040 2-Bed 1.5-Bath 865 $600,000 $694 8/2/2021

Minimum 865 $349,000 $403

Average 877 $471,222 $537

Maximum 920 $600,000 $694

Unit Type

 

SANDY SHORES CONDOMINIUMS 
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FIGURE 6-4 SELECTED CONDOMINIUM SALES – CAPRICE CONDOMINIUMS, ST. PETE BEACH 

Sale Sale

Property Name Property ID# Year Built Unit # Beds Baths Living SF Price Per SF Date

Caprice Condominium 36-31-15-13380-000 1988 2010 2-Bed 1.5-Bath 865 $537,000 $621 4/5/2017

6950 Beach Plaza 36-31-15-13380-000 1988 1050 1-Bed 1-Bath 700 $310,000 $443 12/20/2017

St. Petersburg, FL 36-31-15-13380-000 1988 3030 1-Bed 1-Bath 700 $315,000 $450 3/13/2018

36-31-15-13380-000 1988 (Ren 2017) 4040 2-Bed 1.5-Bath 825 $495,000 $600 4/10/2018

36-31-15-13380-000 1988 (Ren 2018) 4070 2-Bed 1.5-Bath 865 $565,000 $653 4/8/2019

36-31-15-13380-000 1988 (Ren 2018) 1020 2-Bed 1.5-Bath 875 $475,000 $543 6/27/2019

36-31-15-13380-000 1988 4010 2-Bed 1.5-Bath 865 $545,000 $630 8/29/2019

36-31-15-13380-000 1988 5010 2-Bed 1.5-Bath 865 $570,000 $659 12/16/2019

36-31-15-13380-000 1988 (Ren 2018) 4070 2-Bed 1.5-Bath 865 $570,000 $659 6/22/2020

36-31-15-13380-000 1988 3060 2-Bed 1.5-Bath 875 $590,000 $674 3/30/2021

Minimum 700 $310,000 $443

Average 830 $497,200 $593

Maximum 875 $590,000 $674

Unit Type

 

CAPRICE CONDOMINIUMS – TYPICAL INTERIOR 

 

 CAPRICE CONDOMINIUMS – TYPICAL INTERIOR 
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FIGURE 6-5 SELECTED CONDOMINIUM SALES – POINT PAS-A-GRILLE, ST. PETE BEACH 

Sale Sale

Property Name Property ID# Year Built Unit # Beds Baths Living SF Price Per SF Date

Point Pas-A-Grille Condo 19-32-16-72394-000 1978 4030 1-Bed 1-Bath 655 $340,000 $519 1/13/2017

200 1st Avenue North 19-32-16-72394-000 1978 3040 1-Bed 1-Bath 655 $340,000 $519 3/6/2017

St. Petersburg, FL 19-32-16-72394-000 1978 4020 1-Bed 1-Bath 655 $365,000 $557 3/24/2017

19-32-16-72394-000 1978 1120 2-Bed 1.5-Bath 905 $435,000 $481 5/19/2017

19-32-16-72394-000 1978 2050 1-Bed 1-Bath 720 $260,000 $361 12/15/2017

19-32-16-72394-000 1978 2030 1-Bed 1-Bath 655 $380,000 $580 5/24/2018

19-32-16-72394-000 1978 3040 1-Bed 1-Bath 655 $385,000 $588 5/9/2019

19-32-16-72394-000 1978 (Ren 2017) 3050 1-Bed 1-Bath 720 $319,000 $443 7/2/2019

19-32-16-72394-000 1978 2070 1-Bed 1-Bath 655 $375,000 $573 2/19/2020

19-32-16-72394-000 1978 (Ren 2010) 4080 2-Bed 1.5-Bath 905 $540,000 $597 7/13/2020

19-32-16-72394-000 1978 (Ren 2015) 2120 2-Bed 1.5-Bath 905 $660,000 $729 12/17/2020

19-32-16-72394-000 1978 3030 1-Bed 1-Bath 655 $402,000 $614 12/29/2020

Minimum 655 $260,000 $361

Average 728 $400,083 $547

Maximum 905 $660,000 $729

Unit Type

 

POINT PAS-A-GRILLE - EXTERIOR 

 

 VIEW FROM OCEAN TRACE ROAD – WEST 
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FIGURE 6-6 ADDITIONAL SELECTED CONDOMINIUM SALES – INDIAN ROCKS 

Sale Sale

Property Name Property ID# Year Built Unit # Beds Baths Living SF Price Per SF Date

Pelican Cove Condo 13-30-14-42980-000 1978 (Ren 2018) 1050 2-Bed 2-Bath 805 $459,000 $570 12/18/2019

Indian Rocks, FL 13-30-14-42980-000 1978 (Ren 2018) 4010 2-Bed 2-Bath 805 $469,000 $583 4/16/2020

Minimum 805 $459,000 $570

Average 805 $464,000 $576

Maximum 805 $469,000 $583

Unit Type

 

FIGURE 6-7 ADDITIONAL SELECTED CONDOMINIUM SALES – INDIAN SHORES 

Sale Sale

Property Name Property ID# Year Built Unit # Beds Baths Living SF Price Per SF Date

Gulf Shores Condominium 30-30-15-34299-000 1974 5110 2-Bed 2-Bath 750 $495,000 $660 5/24/2021

Indian Shores, FL

Chateaux Condominiums 30-30-15-14873-000 1978 5050 2-Bed 2-Bath 875 $526,500 $602 8/18/2021

Indian Shores, FL

Minimum 750 $495,000 $602

Average 813 $510,750 $631

Maximum 875 $526,500 $660

Unit Type

 

FIGURE 6-8 ADDITIONAL SELECTED CONDOMINIUM SALES – REDINGTON BEACH 

Sale Sale

Property Name Property ID# Year Built Unit # Beds Baths Living SF Price Per SF Date

Emerals Isle Condo 5-31-15-25765-000 1984 3040 2-Bed 2-Bath 930 $625,000 $672 12/10/2020

Redington Beach, FL

Ram-Sea Condominium 5-31-15-73543-000 1980 3020 2-Bed 2-Bath 895 $497,500 $556 1/19/2021

Redington Beach, FL

Minimum 895 $497,500 $556

Average 913 $561,250 $614

Maximum 930 $625,000 $672

Unit Type
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To complete a forecast of sale price and sales pace for the Nordvind Beach Resort 
units, we assumed a sellout strategy of the subject’s inventory. Our forecast reflects 
a higher level of sales activity over seasonal periods. Key assumptions in our 
absorption model include: 

• Based on our discussions with the management company, the end date for the 
timeshare regime is approaching, and the Board of Directors for the timeshare 
owners’ association will need to make decisions regarding the potential 
disposition of the asset. Our forecast assumes the timeshare program has ended, 
effective December 31, 2021.  

• We have assumed a 6-month renovation period to run tandem with an 
aggressive marketing program. Staggered unit closures may be an option once 
the program gets underway. Sales are assumed to begin closing on or before 
April 2022. 

• Adoption of a typical buyer’s deposit schedule; distribution of real estate 
commissions mirrors this schedule.   

• Complete sellout of all 21 units in 18 months by March 31, 2023. 

FIGURE 6-9 ABSORPTION FORECAST  

Unit Types 2021/22 2022/23 Totals Sellout Months Sales/Mo.

1-Bedroom (Gulf View) Number of Units Sold 13 3 16 24 0.67

Saleable SF Sold 5,720 1,320 7,040

1-Bedroom (Gulf View) Number of Units Sold 1 0 1 24 0.04

Saleable SF Sold 515 0 515

1-Bedroom (Gulf View) Number of Units Sold 1 1 2 24 0.08

Saleable SF Sold 715 715 1,430

2-Bedroom (Partial View) Number of Units Sold 1 1 2 24 0.08

Saleable SF Sold 850 850 1,700

Totals Combined Units Sold 16 5 21 24 0.88

Combined Sale SF Sold 7,800 2,885 10,685  

Absorption Forecast 
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FIGURE 6-10  PHASED SELLOUT TIMELINE (18 MONTHS) 
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In summary, we estimate the following base-year (2021) introductory price levels, 
by unit type, for the residential products. Base-year pricing has been inflated at 
3.0% per year through the sellout period. Our forecasts represent a blended sale 
price, which considers floor level, exposure, and views (all 19 units in the front 
building have an ocean view; the two townhomes in the back building have a partial 
view). Buyers of this type of resort-style residences tend to pay a premium for 
higher elevated units in a building, especially units that offer water views. 

FIGURE 6-11 BASE-YEAR (2021) INTRODUCTORY PRICING 

Unit Type Type Rounded

1-Bedroom (Gulf View) 16 1-Bed 7,040 440 $319,000

1-Bedroom (Gulf View) 1 1-Bed 515 515 353,000

1-Bedroom (Gulf View) 2 1-Bed 1,430 715 465,000

2-Bedroom (Partial View) 2 2-Bed 1,700 850 553,000

Average 21 10,685 509 $357,000$356,727 $701

$319,000

352,775

464,750

552,500

$725

$685

$650

$650

No. Of Units

Total Saleable 

SF

Average 

Unit SF

Est. Intro. 

Pricing Per SF

 

The total sellout of the Nordvind Beach Resort condominiums is $7,634,068, which 
equates to $363,527 per unit (inflated). Mindful of a typical buyer’s payment 
schedule, estimated absorption, and pricing strategy, the following table illustrates 
our annual sales forecast and resulting cash flow projections. 

Base-Year Pricing and 
Growth Rates 

Forecast of Sales 
Revenue 
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FIGURE 6-12  FORECAST OF SALES REVENUE 

Period Ending Ending September Ending September

Year 2021/22 2022/23

Year 1 Year 2

1-Bedroom (Gulf View) $4,213,990 $985,710

1-Bedroom (Gulf View) 352,775 0

1-Bedroom (Gulf View) 464,750 478,693

2-Bedroom (Partial View) 569,075 569,075

Cash Flow 5,600,590 2,033,478

Cummulative Total Sales 5,600,590 7,634,068  

We have forecast a sales and marketing cost based on 5.0% of gross sales of the 
residences.  This assumes that 60.0% of the sales will not involve a co-broker and 
will be secured only by the on-site designated sales associates and, therefore, would 
be subject to a 5.0% commission. The remaining 40% of sales have been assumed 
to involve a co-broker and subject to a 6.0% commission. The weighted average of 
this assumption of sales commissions is 5.0% (rounded). 

Real estate commissions will be distributed proportional to the buyer’s deposit 
schedule, as noted below. A summary of forecasted sales commissions is shown in 
the following table.  

FIGURE 6-13  DISTRIBUTION OF SALES COMMISSIONS 

Period Ending Ending September Ending September

Year 2021/22 2022/23

Cash Flow $5,600,590 $2,033,478

Sales Commissions

Progress Distribution 2.50% 140,015 50,837

At Closing 2.50% 140,015 50,837

Total Sales Commissions 5.00% 280,030 101,674  

Marketing expense is typically in the range of 5% to 7% of gross revenue, including 
3% to 4% allocated to the brand, if applicable. For a development of this size, price 
level, and prospective buyer awareness, we will recommend the low end of this 
range considering the exclusion of a brand or licensing fee. Keeping pace with the 
subject’s sellout program, we have developed a marketing expense throughout the 
sales process totaling 0.50% of gross revenue.  

Sales and Marketing 
Costs 
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We will assume general administrative expense of 0.25% of total project revenue, 
applied at a steady rate throughout the sales period. 

Most condominium projects have a “pre-sales” period, during which marketing 
activities take place but sales may not yet be executed. Closing costs have been 
forecast at 1.00% of gross sales. 

A market-oriented entrepreneurial profit of 10.00% of gross sales has been 
assumed in our forecast. The economic reward to the developer has been modeled 
after closing, at the time the profit will be earned. It can also be considered the 
project profit for the Nordvind Beach Resort residences’ component and reflects the 
total reward for entrepreneurial coordination and development risk. 

We have reviewed a Building Condition Assessment Report (BCAR) prepared by 
Universal Engineering Sciences, dated July 19, 2021. The report concludes a total 
long-term cost of $948,200 (uninflated).  

To reposition the asset in the market and elevate the property substantially from its 
current state to prevailing standards, we have taken the position that a significant 
capital expenditure will be necessary in order to achieve our forecasted revenue 
sellout. Based on our property inspection, discussion with the property owner, and 
review of the BCAR, we have assumed an estimated capital cost of $135,000 per unit 
($2,835,000) in out sellout forecast. These capital improvements are assumed to be 
distributed over the 18-month renovation and sellout period.  

This appraisal is subject to the extraordinary assumption that a capital deduction 
will be required to fund the renovation planned for the subject property. The use of 
this extraordinary assumption may have affected the assignment results.  

The appraisal methodology utilized is the Income Approach to value, employing a 
discounted cash-flow analysis technique (DCF). In the valuation of assets that are 
“sold off” in pieces to third-party buyers, the DCF technique is the only applicable 
valuation methodology in arriving at the prospective market (present) value. The 
estimated weighted average cost of capital will be used as the discount rate in the 
DCF analysis.  

For purposes of the valuation of the sellout of the Nordvind Beach Resort, we have 
estimated the weighted average cost of debt and equity capital as follows. 

• Debt capital will represent 75% of the total capital structure seeking a return of 
4.5%.  

• Equity capital will represent the remaining 25% of the assumed total capital 
structure and will seek a return of 20.0%. This estimate is based on our 

General & Administrative 
Expenses 

Closing Costs 

Entrepreneurial Profit 

Capital Costs 

Overall Discount Rate 
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discussions with private investment groups that are active in the condominium 
sector. Most are seeking a minimum 15% to 25% yield on a relatively short-term 
investment horizon (two to five years). We find these parameters to be slightly 
above the current equity investor yield requirements in the hotel sector that are 
typically associated with a slightly longer investment timeframe.  

According to PWC Real Estate Investor Survey, 4th Quarter 2020, on an unleveraged 
basis, discount rates (including developers’ profit) for the national development 
land market range from 10.00% to 25.00% and average 15.60% this quarter – 20 
basis points lower than the average six months ago. 

The resulting weighted average cost of capital is roundly 10%, which we have used 
as the overall discount rate in the present value analysis of the sellout of the 
subject’s inventory. 

The following chart displays the cash flows and discounting through the selling 
period. The weighted average cost of capital of 10% will be the discount rate used 
through 2022/23 cash flows. The estimated market value of the Nordvind Beach 
Resort, as of August 22, 2021, is $3,499,056, which we have rounded to $3,500,000 
or $166,667 per unit. 

FIGURE 6-14 NET PRESENT VALUE 

 

Year 1 Year 2

2021/22 2022/23 Totals

Total Sales Revenue $5,600,590 $2,033,478 $7,634,068

Expenses

Sales Commissions 5.00% 280,030 101,674 381,703

Marketing Fee (Average) 0.50% 28,003 10,167 38,170

General Administrative 0.25% 14,001 5,084 19,085

Closing Costs & Legal 1.00% 56,006 20,335 76,341

Developer Profit 10.00% 763,407 763,407

Capital Improvement Cost $135,000 (per unit) 2,160,000 675,000 2,835,000

Total Expenses 2,538,040 1,575,666 4,113,706
   

EBITDA $3,062,550 $457,811 $3,520,361

Discount Rate Applied 10%

Discount Factor 1.000000 0.953463    

Discounted EBITDA $3,062,550 $436,506 $3,499,056

Net Present Value (Rounded) $3,500,000  

Net Present Value - 
Land Allocated to the 
Residences 
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7. Value Indications 

The purpose of this report is to estimate the “as is” market value, without a 
declaration of timeshare.  

Our appraisal involves a careful analysis of the property itself and the economic, 
demographic, political, physical, and environmental factors that influence real 
estate values.  

Based on our analysis, it is our opinion that the “as is” market value of the Nordvind 
Beach Resort, without a declaration of timeshare, as of August 22, 2021, is: 

$3,500,000 
THREE MILLION FIVE HUNDRED THOUSAND DOLLARS 

Value Conclusion 
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8. Statement of Assumptions and Limiting Conditions 

1. This is a restricted appraisal report that is intended to comply with the 
reporting requirements set forth under Standard Rule 2-2(b) of the Uniform 
Standards of Professional Appraisal Practice for a Restricted Appraisal 
Report. As such, it does not include full discussions of the data, reasoning, 
and analyses that were used in the appraisal process to develop our opinion 
of value. The information presented in the report is specific to the needs of 
the client and for the intended use stated in this report. We are not 
responsible for unauthorized use of this report.  

2. This report is to be used in whole and not in part. Furthermore, the rationale 
for how we arrived at our opinions and conclusions may not be properly 
understood without additional information in our work file. 

3. No responsibility is assumed for matters of a legal nature, nor do we render 
any opinion as to title, which is assumed to be marketable and free of any 
deed restrictions and easements. The property is evaluated as though free 
and clear unless otherwise stated. 

4. We assume that there are no hidden or unapparent conditions of the sub-
soil or structures, such as underground storage tanks, that would affect the 
property’s development potential. No responsibility is assumed for these 
conditions or for any engineering that may be required to discover them. 

5. We have not considered the presence of potentially hazardous materials or 
any form of toxic waste on the project site. We are not qualified to detect 
hazardous substances and urge the client to retain an expert in this field if 
desired. 

6. We have made no survey of the site, and we assume no responsibility in 
connection with such matters. Sketches, photographs, maps, and other 
exhibits are included to assist the reader in visualizing the property. It is 
assumed that the use of the described real estate will be within the 
boundaries of the property described, and that no encroachment will exist. 

7. All information, financial operating statements, estimates, and opinions 
obtained from parties not employed by CHR Consulting Services, Inc. are 
assumed to be true and correct. We can assume no liability resulting from 
misinformation. 

8. Unless noted, we assume that there are no encroachments, zoning 
violations, or building violations encumbering the subject property. 
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9. The property is assumed to be in full compliance with all applicable federal, 
state, local, and private codes, laws, consents, licenses, and regulations, and 
that all licenses, permits, certificates, franchises, and so forth can be freely 
renewed or transferred to a purchaser. 

10. All mortgages, liens, encumbrances, leases, and servitudes have been 
disregarded unless specified otherwise. 

11. None of this material may be reproduced in any form without our written 
permission, and the report cannot be disseminated to the public through 
advertising, public relations, news, sales, or other media. 

12. We are not required to give testimony or attendance in court because of this 
analysis without previous arrangements and shall do so only when our 
standard per-diem fees and travel costs have been paid prior to the 
appearance. 

13. If the reader is making a fiduciary or individual investment decision and has 
any questions concerning the material presented in this report, it is 
recommended that the reader contact us. 

14. We take no responsibility for any events or circumstances that take place 
subsequent to either the date of value or the date of our field inspection, 
whichever occurs first. 

15. The quality of a facility's onsite management has a direct effect on a 
property's economic viability. The financial forecasts presented in this 
analysis assume responsible ownership and competent management. Any 
departure from this assumption may have a significant impact on the 
projected operating results. 

16. This analysis assumes continuation of all Internal Revenue Service tax code 
provisions as stated or interpreted on either the date of value or the date of 
our field inspection, whichever occurs first. 

17. Many of the figures presented in this report were generated using 
sophisticated computer models that make calculations based on numbers 
carried out to three or more decimal places. In the interest of simplicity, 
most numbers have been rounded to the nearest tenth of a percent. Thus, 
these figures may be subject to small rounding errors. 

18. It is agreed that our liability to the client is limited to the amount of the fee 
paid as liquidated damages. Our responsibility is limited to the client; the 
use of this report by third parties shall be solely at the risk of the client 
and/or third parties. The use of this report is also subject to the terms and 
conditions set forth in our engagement letter with the client. 
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19. Our report has been prepared in accordance with, and is subject to, the 
requirements of the Financial Institutions Reform, Recovery, and 
Enforcement Act (FIRREA) and the Uniform Standards of Professional 
Practice (USPAP), as provided by the Appraisal Foundation. 

20. This study was prepared by CHR Consulting Services, Inc.. All opinions, 
recommendations, and conclusions expressed during the course of this 
assignment are rendered by the staff of CHR Consulting Services, Inc. as 
employees, rather than as individuals. 

21. This report was produced during the ongoing COVID-19 pandemic. The 
impact of the pandemic is addressed throughout and considers market 
perspectives and information available on or about the effective date of the 
report. With vaccines widely available, and most travel restrictions lifted, 
the prevailing market outlook is that the peak impact of the pandemic on the 
travel industry is behind us. Most market participants believe that the 
recovery is underway, and that demand will strengthen at an accelerating 
pace over the balance of the year. Our market research reflects a general 
expectation that the U.S. market will recover to 2019 levels by 2024; the 
timing and pace of recovery for individual markets will vary based on 
market-specific characteristics and conditions. 
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9. Certification 

The undersigned hereby certify that, to the best of our knowledge and belief:  

1. the statements of fact presented in this report are true and correct; 

2. the reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions, and are our personal, 
impartial, and unbiased professional analyses, opinions, and conclusions; 

3. we have no present or prospective interest in the property that is the subject 
of this report and no personal interest with respect to the parties involved; 

4. we have no bias with respect to the property that is the subject of this report 
or to the parties involved with this assignment; 

5. our engagement in this assignment was not contingent upon developing or 
reporting predetermined results; 

6. our compensation for completing this assignment is not contingent upon the 
development or reporting of a predetermined value or direction in value 
that favors the cause of the client, the amount of the value opinion, the 
attainment of a stipulated result, or the occurrence of a subsequent event 
directly related to the intended use of this appraisal; 

7. our analyses, opinions, and conclusions were developed, and this report has 
been prepared, in conformity with the Uniform Standards of Professional 
Appraisal Practice; 

8. Donald C. Stephens Jr. personally inspected the property described in this 
report; Kathy Conroy, MAI participated in the analysis and reviewed the 
findings, but did not personally inspect the property; 

9. Kathy Conroy, MAI, and Donald C. Stephens Jr. have not performed services, 
as an appraiser or in any other capacity, on the property that is the subject 
of this report within the three-year period immediately preceding 
acceptance of this assignment; 

10. the reported analyses, opinions, and conclusions were developed, and this 
report has been prepared, in conformity with the requirements of the Code 
of Professional Ethics and the Standards of Professional Appraisal Practice 
of the Appraisal Institute; 

11. the use of this report is subject to the requirements of the Appraisal Institute 
relating to review by its duly authorized representatives; and 
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12. as of the date of this report, Donald C. Stephens Jr. has completed the 
Standards and Ethics Education Requirements for Candidates of the 
Appraisal Institute, and as of the date of this report, Kathy Conroy, MAI has 
completed the continuing education program for Designated Members of 
the Appraisal Institute. 

 

 
Donald C. Stephens Jr. 
Managing Director 
CHR Consulting Services, Inc. 
State-Certified General Real Estate Appraiser RZ3699 
 

 
Kathy Conroy, MAI 
Senior Managing Director 
CHR Consulting Services, Inc. 
State-Certified General Real Estate Appraiser RZ741 

 


