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September 23, 2020 
Ms. Sharon Anderson 
County Counsel - Contra Costa County  
1025 Escobar Street, 3rd Floor 
Martinez, California 94553 

 
Re: Motel 6 Pittsburg 
 2101 Loveridge Road 
 Pittsburg, California 
 HVS Reference:  2020021073 
  
  

Dear Ms. Anderson: 
Pursuant to your request, we herewith submit our narrative appraisal report 
pertaining to the above-captioned hotel. We have investigated the real estate and 
analyzed the market conditions in the Pittsburg, California, area. 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 Appraisal Practice (USPAP), as provided by the 
Appraisal Foundation. This letter of transmittal is not valid as an opinion of value if 
detached from the supporting report. 
The subject of the appraisal is the fee simple interest in a 2.90-acre (126,324-
square-foot) parcel improved with a limited-service lodging facility known as the 
Motel 6 Pittsburg. The property, which opened in 1979, features 174 rooms, an 
outdoor pool, a guest laundry room, a vending area, and two outdoor courtyards. 
This appraisal report is being prepared for use for the asset evaluation of the subject 
property. 
We have undertaken the appraisal process and, based on our analysis, have 
concluded to the following opinions of market value: 

Date of Va lue August 21, 2020
Exposure Time (Months ) 6 to 12

Real  Property Value $16,510,000
Personal  Property Value 190,000
Intangible Property Value 0

Reconciled Value $16,700,000
Reconciled Value per Key 96,000

Land Component $1,900,000
Bui lding Component 14,610,000

Interest Appra ised fee s impl e

As Is
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The "as is" value reflected assumes a total capital expenditure of $435,000. In the 
event that the actual cost differs from the amount stated, the value of the subject 
property may change. It is assumed that the capital improvements will be completed 
in a competent and timely manner. The capital expenditures will be discussed in 
detail in a subsequent section of this report. This appraisal is subject to the 
extraordinary assumption that a capital deduction will be required to fund the 
planned renovation of the subject property. Furthermore, this appraisal is subject 
to the extraordinary assumption that the existing agreement between Contra Costa 
County and current hotel ownership, whereby the county rents rooms at the subject 
property for the duration of the pandemic will remain in place until July of 2021. 
The use of these extraordinary assumptions may have affected the assignment 
results. Moreover, several important general assumptions have been made that 
apply to this appraisal and our valuations of hotels in general. These items are set 
forth in the Assumptions and Limiting Conditions chapter of this report.   
This report was produced amid significant market disruption related to COVID-19. 
The impact of the pandemic is addressed throughout and considers market 
perspectives and information available on or about the effective date of the report. 
The prevailing market outlook is that the direct impact of the pandemic on the travel 
industry will affect demand at varying levels through the remainder of 2020. A 
gradual recovery in the hospitality industry is anticipated to occur over the 
following two to four years. However, the situation is unprecedented and, as of the 
effective date of this report, remains highly uncertain. 
This report is intended for the addressee firm and may not be distributed to or 
relied upon by other persons or entities. 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. 

Sincerely,  
TS Worldwide, LLC 
 
 
  

Luigi Major, MAI, Managing Director, Partner 
lmajor@hvs.com, +1 (310) 270-3240 
State Appraiser License (CA) 3005056 
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1. Summary of Salient Data and Conclusions 

Property: Motel 6 Pittsburg 
Location: 2101 Loveridge Road 

Pittsburg, California 94565 
 Contra Costa County 
Interest Appraised: Fee Simple 
Highest and Best Use (as improved): Limited-service lodging facility 

LAND DESCRIPTION 

Area: 2.90 acres, or 126,324 square feet  
Zoning: IP - Industrial Park 
Assessor's Parcel Number(s): 088-152-039-9  
FEMA Flood Zone: Zone X 

IMPROVEMENTS DESCRIPTION 

Year Opened: 1979 
Property Type: Limited-service lodging facility 
Building Area: 22,349 square feet  
Guestrooms: 174  
Number of Stories: Two 
Food and Beverage Facilities: N/A 
Meeting Space: None 
Additional Facilities:  An outdoor pool, a guest laundry room, a vending area, 

and two outdoor courtyards 
Parking Spaces: 170 (Surface) 
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FIGURE 1-1 HISTORICAL AND PROJECTED ROOMS REVENUE METRICS 

Year

Historical
2015 78.5 % — $59.61 — $46.79 — 
2016 67.6 (13.9) % 63.69 6.8 % 43.05 (8.0) %
2017 80.4 19.0 70.42 10.6 56.64 31.5
2018 79.8 (0.8) 78.32 11.2 62.50 10.4
2019 78.6 (1.5) 81.23 3.7 63.85 2.1
2019/20  Fi sca l  Year 79.7 1.4 80.98 (0.3) 64.51 1.0

Projected
2020/21 91.0 % 14.2 % $78.21 (3.4) % $71.18 10.3 %
2021/22 82.0 (9.9) 82.09 5.0 67.32 (5.4)
Stabi l i zed 79.0 (3.7) 84.82 3.3 67.01 (0.5)
2023/24 79.0 0.0 86.94 2.5 68.68 2.5
2024/25 79.0 0.0 89.12 2.5 70.40 2.5

% Change
Occupancy Average Rate RevPAR

Total % Change Total % Change Total

 

FIGURE 1-2 HISTORICAL AND PROJECTED REVENUE, HOUSE PROFIT, AND EBITDA LESS REPLACEMENT 
RESERVE (NET INCOME) 

Year Total
% 

Change Total % Change Total % Change

Historical 2017 $3,632,000 — $1,954,000 — 53.8 % $1,570,000 — 43.2 %
2018 3,999,000 10.1 % 2,280,000 16.7 % 57.0 1,854,000 18.1 % 46.4
2019 3,837,000 (4.1) 1,957,000 (14.2) 51.0 1,535,000 (17.2) 40.0
2019/20 4,097,000 6.8 1,963,000 0.3 47.9 1,450,000 (5.5) 35.4

Projected 2020/21 $4,552,000 11.1 % $2,377,000 21.1 % 52.2 % $1,776,000 22.5 % 39.0 %
2021/22 4,307,000 (5.4) 2,163,000 (9.0) 50.3 1,577,000 (11.2) 36.7
2022/23 4,289,000 (0.4) 2,121,000 (1.9) 49.5 1,534,000 (2.7) 35.8
2023/24 4,395,000 2.5 2,174,000 2.5 49.5 1,577,000 2.8 35.9
2024/25 4,505,000 2.5 2,228,000 2.5 49.5 1,622,000 2.9 36.0
2025/26 4,618,000 2.5 2,284,000 2.5 49.5 1,667,000 2.8 36.1

 Fisca l  Year

Total Revenue House Profit House 
Profit 
Ratio

EBITDA Less Replacement Reserve

As a % of 
Ttl Rev
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FIGURE 1-3 SUMMARY OF INVESTMENT PARAMETERS AND MARKET VALUE OPINIONS 

Date of Va lue Augus t 21, 2020
Number of Rooms 174
Interest Appraised fee s imple
Exposure Time (Months) 6 to 12
Planned Renovation/Refurbishment $400,000
Assumed Capi ta l  Deduction (Net of Reserves) 400,000

Approaches to Value
INCOME CAPITALIZATION APPROACH

Tota l  Property Yield/Discount Rate 11.25 %
Appl ied Termina l  Cap Rate 9.4
Transaction Costs 3.0

Ini tia l  Va lue Indication $17,100,000
Capi ta l  Deduction 435,000

Income Approach Value Conclusion $16,700,000
   Per Room 96,000

Cap Rate - His torica l  TTM NOI 8.6 %
Cap Rate - Year One NOI 10.6
Cap Rate - Defla ted Stabi l i zed NOI 8.7

SALES COMPARISON APPROACH $16,500,000

COST APPROACH N/A
Land Va lue $1,900,000

Reconciled Value Opinion
Real  Property Value $16,510,000
Persona l  Property Va lue 190,000
Intangible Property Va lue 0

Reconciled Value $16,700,000
   Per Room 96,000

As Is
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2. Nature of the Assignment 

The subject of the appraisal is the fee simple interest in a 2.90-acre (126,324-
square-foot) parcel improved with a limited-service lodging facility known as the 
Motel 6 Pittsburg. The property, which opened in 1979, features 174 rooms, an 
outdoor pool, a guest laundry room, a vending area, and two outdoor courtyards. 
The hotel also contains all necessary back-of-the-house space. The hotel's civic 
address is 2101 Loveridge Road, Pittsburg, California 94565. 
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 Motel 6 Pittsburg is appraised as an open and operating facility. 
The objective of the appraisal is to develop an opinion of the subject property’s “as 
is” market value. The following definition of market value 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 

 
1 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 
Institute, 2015). 

Subject of the 
Appraisal 

Property Rights 
Appraised 

Objective of the 
Appraisal 
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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  

“As is” market value is defined by the Appraisal Institute as follows:   
The estimate of the market value of real property in its current physical 
condition, use, and zoning as of the appraisal date.3 

The effective date of the "as is" market value opinion is August 21, 2020.  The subject 
property was inspected by Noella Moon on August 21, 2020. Noella Moon 
participated in the research for this assignment and assisted in the report’s 
preparation. Luigi Major, MAI participated in the analysis and reviewed the findings 
but did not personally inspect the property. 
In December 2019, a novel coronavirus known as SARS-CoV-2 was first identified in 
China, causing outbreaks of the COVID-19 disease that has since spread to the 
majority of countries worldwide. The first reported case in the U.S. occurred in the 
state of Washington on January 21, 2020, from an individual that had traveled to 
Wuhan, China. Additional cases arose in late January and February, mostly involving 
individuals that had also traveled to the infected regions in Asia. On January 31, 
2020, the Secretary of Health and Human Services (HHS) declared COVID-19 a 
public health emergency; at that point, the United States restricted entry from 
travelers that had visited China in the last 14 days. By late February, additional cases 
involving evidence of community transmission appeared in the states of 
Washington and California. In late February and early March, the worldwide stock 
markets declined notably, with the Dow Jones Industrial Average declining 10% the 
week of February 28. By mid-March, the Dow had declined by 30% from the prior 
peak. Oil prices also fell significantly in early March (most notably on March 9), 
declining to under $30 per barrel. 
The World Health Organization (WHO) officially declared COVID-19 a global 
pandemic on March 11, 2020, as the spread of the disease continued to increase 
across the world. At that time, travel restrictions for entry into the U.S. were 
implemented for 26 countries in the Schengen Area of Europe. On March 13, the 
President of the United States declared the COVID-19 outbreak a national 
emergency. By mid-to-late March, the number of cases started to grow 
exponentially within all 50 states, in addition to other countries around the world. 
The pandemic has led to global economic disruptions, as cities and countries have 
slowed the spread of the disease by implementing lockdowns and social-distancing 

 
2 Federal Register, Vol. 75, No. 237, December 10, 2010: 77472. 
3 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 
Institute, 2015). 

Pertinent Dates 

COVID-19 
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measures. In terms of the hospitality industry, travel restrictions and cancellations 
of events and conferences have resulted in a sharp drop in lodging demand. 
The hospitality industry is currently reeling from the demand shock caused by these 
measures, which have resulted in substantially lower occupancies and average 
rates. These metrics reached a nadir mid-April and have since recovered modestly, 
as stay-at-home orders and travel restrictions have been relaxed. However, with 
this relaxation, the number of cases once again begun to increase in many areas; 
moreover, the number of cases nationwide reached a historic high. As a result, the 
near-term outlook is uncertain, and occupancy and ADR are anticipated to remain 
well below 2019 levels through the balance of the year. The expectation of recovery 
over the long term remains, as recent travel activity demonstrates that many 
Americans are eager to travel (as conditions permit). 
This report was produced amid significant market disruption related to COVID-19. 
The impact of the pandemic is addressed throughout and considers market 
perspectives and information available on or about the effective date of the report. 
The prevailing market outlook is that the direct impact of the pandemic on the travel 
industry will affect demand at varying levels through the remainder of 2020. A 
gradual recovery in the hospitality industry is anticipated to occur over the 
following two to four years. However, the situation is unprecedented and, as of the 
effective date of this report, remains highly uncertain. 
Exposure period is defined as the estimated length of time that the property interest 
being appraised would have been offered on the market prior to the hypothetical 
consummation of a sale at its market value, as of the date of value. The exposure 
period reflects a retrospective opinion based on an analysis of past events and 
assumes a competitive and open market.  
Continued strong operating performance through early 2020 supported a healthy 
transaction market, as hotel properties were actively sought-after by investors and 
as financing remained readily available from a variety of sources. However, the 
presence of COVID-19 and the public fear of it spreading began to take a toll on the 
U.S. hospitality industry in March 2020. As a result, the hotel transactions market 
has been brought to a standstill by increased uncertainty regarding near-term hotel 
performance and the potential for a wider economic impact. Although marketing 
time had bracketed the six- to seven-month timeframe since mid-year 2014, it has 
now increased given these recent changes in the market and the outlook for the 
coming months. 
HVS collects survey data from brokers on the average exposure period prior to 
closed sales. Surveys published by PWC and USRC poll market participants on 
current marketing time; these surveys do not specify if marketing time refers to 

Exposure Period 
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experience or forward-looking expectations. Despite this lack of distinction, the 
responses are informed to some degree by the respondents’ recent experience; 
therefore, the data from those surveys are useful indicators of an appropriate 
exposure period. 
According to the HVS Brokers Survey - Spring 2020, reported exposure periods 
averaged 6.6 months for luxury/upper-upscale properties, 6.8 months for full-
service hotels, and 5.9 months for select-service hotels. Marketing time for 
luxury/upper-upscale properties, full-service hotels, and select-service hotels 
averaged 6.7, 6.3, and 4.9 months, respectively, according to the PWC Real Estate 
Investor Survey - First Quarter 2020. USRC reported average marketing times of 7.3 
and 6.5 months, respectively, for full-service and limited-service hotels in its Winter 
2020 Hotel Investor Survey. Overall marketing time is averaging 7.0 months for 
hotels, as reported by the RERC Real Estate Report for the first quarter of 2020. The 
following table illustrates marketing and exposure periods reported in recent 
surveys. 
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FIGURE 2-1 EXPOSURE AND MARKETING PERIODS (MONTHS) 

Property Type

Luxury/Upper-Upscale —  
  Average 6.6 —  6.7

Ful l -Service
  Average 6.8 7.3 6.3

Select-Service —  
  Average 5.9 —  4.9

Limited-Service
  Average 5.8 6.5 6.6

HVS Brokers Survey 
Exposure Time

2.0 to 12.0 

1st Quarter 2020

3.0 to 9.0

USRC Hotel Survey 
Marketing Time

Winter 2020

3.0 to 12.0 

3.0 to 12.0 

PWC Investor Survey 
Marketing Time

Spring 2020

2.0 to 12.0

3.0 to 12.0 

2.0 to 10.0

HVS Brokers Survey (Months)

2.0 to 15.0 

2.0 to 12.0 

2.0 to 13.0 

0.0 1.0 2.0 3.0 4.0 5.0 6.0 7.0 8.0

Luxury/Upper-Upscale

Full-Service

Select-Service

Limited-Service

 

Our opinion is that the exposure period for the subject property, prior to our date 
of value, is estimated to be less than or equal to six to twelve months. The marketing 
and sales process for hotels is extremely efficient. Brokers specializing in hotel 
transactions actively solicit potential buyers on an ongoing basis and maintain 
databases on hotel investor criteria. According to the brokers interviewed, the 
current period from when a property is listed to when the sale closes is typically six 
to nine months. Brokers are able to electronically produce marketing materials, 
elicit interest, schedule property tours, accept offers, and select a buyer in 
approximately 90 to 120 days. Following the execution of a purchase and sale 
agreement, the due diligence and closing period is typically 90 days. 
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The subject property is currently owned by JAYESH DESAI, an individual, TRAVEL 
INN ASSOCIATES, LP, a California limited partnership, SANTA ROSA MOTEL CO L.P., 
a California limited partnership, ROHNERT PARK RI L.P., a California limited 
partnership, and MOHAMMED REZAI, an individual. The subject property was last 
sold in February 2019; current ownership has owned the property since that time, 
having purchased it from G6 Hospitality Property LLC for a reported price of 
$13,200,000. The hotel was listed for sale for $12,000,000. We note that in an effort 
to dispose of less attractive exterior-corridor assets, G6 Hospitality marketed the 
property at a below-market value as a potential buyer would have needed to 
renovate the hotel and/or rebrand the hotel to a potentially inferior brand, which 
would have created a decrease in revenues and thus created a lower value 
expectation from typical buyers. The buyer initially entered into a contract to 
purchase the property under those conditions for $11,500,000 with the stipulation 
that the Motel 6 franchise affiliation would not be extended to the buyer following 
the sale. However, after the asset was under contract at the lower price, the buyer 
negotiated with executives of higher rank within G6 Hospitality to maintain the 
franchise affiliation. G6 ultimately agreed to allow the buyer to maintain the Motel 
6 brand due to these personal relationships and the buyer's history of operating 
Motel 6 assets. The purchase price was modified to $13,200,000, which was still 
considered below market, and a request from G6 Hospitality was added for the 
buyer to execute a quick close and to complete a $1MM PIP following the acquisition 
of the hotel. However, we note that following the renovation of eight guestrooms, 
the property reportedly received an exemption for the $1MM PIP due to the COVID-
19 pandemic and the overall strong performance of the subject property. Prior to 
the February 2019 sale, G6 Hospitality Property LLC had owned the property since 
2012, having purchased it from California North S9 LLC for an undisclosed price. 
The hotel is neither listed nor under contract for sale, and we have no knowledge of 
any recent listings. 
The "as is" market value opinion in this appraisal is approximately 27% higher than 
the February 2019 purchase price. The difference is primarily due to the below-
market purchase price, as described throughout this report. Additionally, the 
existing contract agreement whereby Contra Costa County rents rooms at the 
subject property for the duration of the pandemic, has posititively benefit 
occupancy and revenue levels at the subject property. 
The subject property is currently owner-operated, with no formal management 
agreement in place. Our appraisal assumes that the subject property will be 
professionally managed, with fees deducted at rates consistent with current market 
standards. Our projections reflect a total management fee of 3.0% of total revenues 
in our study. Please refer to the Income Capitalization Approach chapter for 
additional discussion pertaining to our management fee assumptions. 

Ownership, Franchise, 
and Management and 
Assumptions 
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The hotel currently operates as a Motel 6 under a license agreement with G6 
Hospitality LLC; the existing agreement expires in 2034 and does carry an option 
for one ten-year renewal. The property's current franchise agreement calls for a 
royalty fee of 5.0% of rooms revenue and a marketing and reservation assessment 
of 3.5% of rooms revenue. We note that the current franchise agreement cannot 
automatically be transferred to a new owner upon the sale of the property. We have 
assumed that a buyer would elect to continue to operate the hotel as a Motel 6 and 
would enter into a license agreement that would reflect the current terms as 
published in the company’s Franchise Disclosure Document (FDD). The costs of the 
Motel 6 affiliation, which are reflected in our forecast, comprise a 5% royalty fee and 
a 3.5% advertising assessment (percentage of rooms revenue). Other charges 
related to the affiliation, such as frequent guest programs, are reflected in the 
appropriate departmental expenses, consistent with the Uniform System of 
Accounts for the Lodging Industry (USALI). 
A new license could require upgrades or renovations in order for the hotel to comply 
with prevailing brand standards, which would necessitate additional investment. 
Given the property's current condition, we have assumed that the brand would 
require various upgrades and/or renovations associated with a property 
improvement plan (PIP); as such, we have considered a capital deduction in our 
analysis. 
Motel 6, an economy-class brand established in 1962 in Santa Barbara, California, 
has grown to become the largest corporately owned and operated hotel chain in 
North America. The brand is privately owned, having been purchased by The 
Blackstone Group in October 2012. The Motel 6 chain offers guests such 
complimentary services as cable television with premium channels, local phone 
calls, and morning coffee. Motel 6 also provides guests with pet-friendly, non-
smoking rooms, and children 17 and under stay free when occupying the same room 
with an adult family member. Under Blackstone, the assets underwent a 
refurbishment, known as the Phoenix Project; most system-wide renovations 
occurred between 2014 and 2017. Brand statistics for 2017 were not available upon 
request. 
We assume that the hotel will retain its current brand affiliation throughout the 
holding period. Inherent in this assumption is the expectation that the property will 
be operated in accordance with brand standards, including requirements for 
services and cleanliness; that the hotel will be maintained in good condition, with 
all building systems in good working order; and that any necessary refurbishments 
or renovations will be completed in a timely manner and in accordance with the 
requirements of the brand. A copy of the franchise inspection report was not 
provided for our review. We assume that any deficiencies in the property noted by 
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the brand will be addressed in a timely manner and that the hotel will pass all future 
franchise inspections. 
As will be further delineated in the Real Estate section of this report, our value is 
based on the assumption that a buyer would invest $435,000 in capital 
improvements to upgrade the property upon sale.  
The subject property is a nationally branded, limited-service hotel that would be 
attractive to active buyers. The hotel enjoys a favorable location in a secondary 
market and offers an appropriate array of facilities and amenities. Several aspects 
of the hotel have been updated during the last few years, which would be considered 
an advantage for a potential buyer. We note that the uncertainties related to the 
course and recovery of the COVID-19 pandemic, as well as its economic impact, are 
affecting the perspective of potential buyers. It is our opinion that the most probable 
buyer of the subject property would be a regional or local entrepreneurial buyer or 
group. This type of buyer would seek to implement its own management team, or a 
third-party professional hotel operator, and to maintain a nationally recognized 
brand affiliation. 
This appraisal report is being prepared for use for the asset evaluation of the subject 
property.  
The client for this engagement is County Counsel - Contra Costa County . 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 
subject property; or conditions external to the property, such as market 
conditions or trends; or the integrity of data used in an analysis.4 

This appraisal is subject to the extraordinary assumption that a capital deduction 
will be required to fund the planned renovation of the subject property. 
Furthermore, this appraisal is subject to the extraordinary assumption that the 
existing agreement between Contra Costa County and current hotel ownership, 
whereby the county rents rooms at the subject property for the duration of the 

 
4 The Appraisal Foundation, Uniform Standards of Professional Appraisal Practice, 2018–2019 
ed.  

Projected Capital 
Improvements 

Most Probable Buyer 

Intended Use of the 
Appraisal 

Identification of the 
Client and Intended 
User(s)  

Assignment Conditions 



 

August-2020 Nature of the Assignment 
 Motel 6 Pittsburg – Pittsburg, California 16 

 

pandemic will remain in place until July of 2021. The use of these extraordinary 
assumptions may have affected the assignment results. Moreover, several 
important general assumptions have been made that apply to this appraisal and our 
valuations of hotels in general. These items are set forth in the Assumptions and 
Limiting Conditions chapter of this report.  
Marketing period refers to the amount of time necessary to market the hotel 
subsequent to our date of value for it to sell for the appraised value; thus, it is a 
prospective opinion. An opinion of marketing time is not a condition of, or directly 
related to, market value. However, many clients specifically request, or have an 
interest in, prospective marketing time. HVS regularly collects survey data from 
brokers on anticipated marketing times; moreover, we have reviewed the 
previously presented survey data from PWC and USRC. The marketing period for 
the subject property, subsequent to our date of value, is estimated to be less than or 
equal to six to nine months.  
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 for the American Institute of Real Estate Appraisers and the 
Appraisal Institute, entitled The Valuation of Hotels and Motels,5 Hotels & Motels: 
Valuations and Market Studies,6  The Computerized Income Approach to Hotel/Motel 
Market Studies and Valuations,7 Hotels and Motels: A Guide to Market Analysis, 
Investment Analysis, and Valuations,8 and Hotels and Motels – Valuations and Market 
Studies,9 as well as in accordance with the Uniform System of Accounts for the 
Lodging Industry (USALI). 

1. All information was collected and analyzed by the staff of TS Worldwide, 
LLC. Information such as historical operating statements, franchise and/or 
management agreements, site plans, floor plans, and leases, as applicable, 
were supplied by the client or property management.  

 
5 Stephen Rushmore, The Valuation of Hotels and Motels. (Chicago: American Institute of 
Real Estate Appraisers, 1978). 
6 Stephen Rushmore, Hotels, Motels and Restaurants: Valuations and Market Studies. 
(Chicago: American Institute of Real Estate Appraisers, 1983). 
7 Stephen Rushmore, The Computerized Income Approach to Hotel/Motel Market Studies and 
Valuations. (Chicago: American Institute of Real Estate Appraisers, 1990). 
8 Stephen Rushmore, Hotels and Motels: A Guide to Market Analysis, Investment Analysis, 
and Valuations (Chicago: Appraisal Institute, 1992). 
9 Stephen Rushmore and Erich Baum, Hotels and Motels – Valuations and Market Studies. 
(Chicago: Appraisal Institute, 2001). 

Marketing Period 

Scope of Work 
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2. The subject site was evaluated from the viewpoint of its utility for the 
development and operation of a hotel. The potential existence of surplus or 
excess land was investigated. We have reviewed adjacent uses, regional and 
local accessibility attributes, and visibility characteristics. A study of the 
local neighborhood was undertaken to determine its boundaries, land uses, 
recent developments, and life-cycle stage. Other aspects of the land, such as 
soil and subsoil conditions, nuisances, hazards, easements, encroachments, 
zoning, and the current flood zone of the property, have been evaluated. 

3. The subject property's improvements were inspected to evaluate their 
current condition, quality of construction, and design and layout, including 
any items of physical deterioration or functional obsolescence. A list of 
facilities and amenities that the property offers has been compiled, and past 
upgrades of each area of the hotel have been investigated. Recent capital 
expenditures, as well as planned future upgrades, have been reviewed. The 
remaining economic life of the hotel has been estimated. 

4. Economic and demographic statistics for the subject property’s market have 
been reviewed to identify specific hostelry-related trends that may affect 
future demand for hotels. Workforce characteristics have been evaluated, 
including employment trends by sector and unemployment rates. Major 
businesses and industries operating in the local area were investigated, and 
local area office statistics and trends were reviewed, as available. Passenger 
levels and recent changes at the area’s pertinent airport have been 
researched, and visitor demand generators have been identified and 
evaluated. 

5. An STR Trend Report pertaining to historical trends in room-night supply, 
demand, occupancy, average rate, and RevPAR for the subject property and 
a group of selected competitors has been ordered and analyzed. 
Performance levels for each of the competitive hotels have been researched 
and/or estimated. Ownership, management, facilities, renovations, and 
other pertinent factors for the competitive properties have been 
investigated. Potential new hotel supply was researched and quantified. 
Occupancy levels of the subject property and its existing competition 
provide a basis for quantifying current accommodated demand in the 
market. The market for hotel accommodations is segmented based on the 
specific characteristics of the types of travelers utilizing the area's hotels. By 
segmenting the demand accommodated by each hotel, the total demand by 
market segment is quantified. The demand generated by each market 
segment is then projected by year up through a point of hypothetical market 
stabilization. Latent demand, if applicable, is estimated and added to the 
base demand forecast, resulting in a forecast of overall occupancy for the 
competitive market. 
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6. Based on the physical, economic, financial, and legal factors influencing the 
subject property, a conclusion regarding the property’s highest and best use, 
as currently improved, was developed. The highest and best use of the 
subject land, as if vacant, was also evaluated based on current real estate 
trends and market conditions. 

7. Occupancy of the subject property was projected based on a forecast of 
overall market penetration, or penetration by market segment. Average rate 
was projected based on competitive positioning, through the application of 
an overall ADR penetration rate, or penetration by each market segment’s 
average rate. 

8. Historical income and expense statements for the subject hotel have been 
reviewed, analyzed, and compared to the financial performance of 
comparable hotels. Inflation forecasts were researched, forming the basis 
for our own forecast of inflation. A projection of income and expense was 
prepared in accordance with the USALI, setting forth the anticipated 
economic benefits of the subject property. All projections are expressed in 
inflated dollars. Each line item has been reviewed individually. Amounts are 
forecast based on past performance, expected changes at the property in the 
future, and comparable hotel performance levels. Property taxes are 
forecast based on an application of a tax rate to our conclusion of value, as 
is typical for California assets. 

9. Our forecast of net income for the subject property is capitalized into an 
opinion of value via a ten-year discounted cash flow (DCF) analysis. 
Pertinent direct capitalization rates are also reviewed, and trends in 
terminal capitalization rates are researched and applied during this process. 

10. As applicable, sales of comparable hotels have been researched for the local 
market, by brand nationally, and for the greater region as a whole. Among 
these sales, a smaller set of sales was selected for more detailed review and 
analysis. An adjustment grid was developed to assist in deriving our opinion 
of value via the sales comparison approach. 

11. The cost approach was deemed inapplicable in the valuation of the subject 
property because it is not relied upon by hotel investors in the valuation 
process; moreover, it requires unsubstantiated calculations to derive an 
estimate of asset depreciation. However, investors may consider the 
replacement cost of an asset in making their purchase and pricing decisions, 
as the opportunity to acquire a property for below replacement cost can 
enhance the appeal of a potential acquisition. An opinion of personal 
property value is presented, as well as an estimate of replacement cost for 
insurance purposes, if applicable. 
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12. The appraisal considers the following three approaches to value: cost, sales 
comparison, and income capitalization. We have investigated numerous 
improved sales in the market area and have spoken with buyers, sellers, 
brokers, property developers, and public officials. Because lodging facilities 
are income-producing properties that are normally bought and sold based 
on capitalization of their anticipated stabilized earning power, the greatest 
weight is given to the value indicated by the income capitalization approach. 
We find that most hotel investors employ a similar procedure in formulating 
their purchase decisions; thus, the income capitalization approach most 
closely reflects the rationale of typical buyers. 

The results of the appraisal are based on this investigation and analysis and are 
conveyed in this 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 USPAP. 
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3. Description of the Real Estate 

The suitability of the land for the operation of a lodging facility 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 property is located in eastern Pittsburg, southeast of the intersection 
formed by Loveridge Road and State Route 4. The street address of the Motel 6 
Pittsburg is 2101 Loveridge Road, Pittsburg, California 94565. 
The subject site measures approximately 2.90 acres, or 126,324 square feet.  The 
parcel's adjacent uses are set forth in the following table.  
FIGURE 3-1 SUBJECT PARCEL'S ADJACENT USES 

Direction

North Cal i fornia  State Route 4
South Fresenius  Kidney Care Diablo Centra l  Pi ttsburg
East Pi ttsburg Mini  Storage
West Loveridge Road

Adjacent Use

 

The topography of the site is generally flat and the shape permits efficient use of the 
site for building and site improvements, including ingress and egress. The subject 
site does not contain any significant portion of undeveloped land that could be sold, 
entitled, and developed for alternate use. The site is fully developed with building 
and site improvements. 

LAND 

Physical Characteristics 

Site Utility 
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PLAT MAP 

 

AERIAL PHOTOGRAPH 
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VIEW FROM SITE TO THE NORTH 

 

 VIEW FROM SITE TO THE SOUTH 

 

VIEW FROM SITE TO THE EAST 

 

 VIEW FROM SITE TO THE WEST 
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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. 

MAP OF REGIONAL ACCESS ROUTES 

 

Regional access to/from the city of Pittsburg and the subject property, in particular, 
is considered very good. The subject property's market is served by a variety of 
additional local routes, which are illustrated on the map. 
Vehicular access to the subject property is provided by Loveridge Road. The subject 
property is located at a busy interchange and is relatively simple to locate from State 
Route 4, which is the closest major highway. However, access to the hotel from 
southbound Loveridge Road is hindered by the split highway in front of the 
property, requiring southbound motorists to make a U-turn to reach the hotel. Thus, 
while the subject property benefits from excellent visibility, its overall accessibility 
would be considered fair. 

Access and Visibility 
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The subject hotel is served by the Oakland International Airport, which is located 
approximately 24 miles to the southwest of the subject site. The subject hotel is also 
served by the San Francisco International Airport, located roughly 34 miles to the 
southwest of the subject site. The Bay Area Rapid Transit (BART) is a public 
transportation system that serves the San Francisco Bay Area. This heavy-rail rapid 
transit system connects San Francisco with cities in the East Bay, as well as suburbs 
in northern San Mateo County and Contra Costa County, with five routes that span 
more than 100 miles over 45 stations. BART also features lines to both the San 
Francisco International Airport and the Oakland International Airport. Within 
Contra Costa County, BART extends east into Pittsburg. The BART to Antioch 
extension (eBART) began service in May 2018 and connects riders from Antioch to 
the Pittsburg/Bay Point Station using a new, state-of-the-art Diesel Multiple Unit 
Train. Because the extension uses a different type of train, riders traveling to/from 
Antioch must transfer at the Pittsburg/Bay Point Station. 
The neighborhood surrounding a lodging facility often has an impact on a hotel's 
status, image, class, style of operation, and sometimes its ability to attract and 
properly serve a particular market segment.  
The subject property's neighborhood is generally defined by the Pittsburg-Antioch 
Highway to the north, Auto Center Drive to the east, Buchanan Road to the south, 
and Harbor Street to the west. The neighborhood is characterized by restaurants, 
office buildings, and retail shopping centers along the primary thoroughfares, with 
residential areas located along the secondary roadways. Some specific businesses 
and entities in the area include Dow Chemical Company, Contra Costa County 
Pittsburg WIC, and Contra Costa Waste Services; nearby hotels include the Hampton 
Inn & Suites Pittsburg, Comfort Inn Antioch, and Days Inn & Suites by Wyndham 
Antioch. Restaurants located near the subject property include Taco Bell, 
McDonald's, and Samurai X Sushi & Teriyaki. In general, this neighborhood is in the 
stable stage of its life cycle. 

Airport and Metrorail 
Access 

Neighborhood 
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MAP OF NEIGHBORHOOD 

 

   
The subject property is located near the area's primary generators of lodging 
demand. A sample of these demand generators is reflected on the following map, 
including respective distances from and drive times to the subject property. Overall, 
the subject property is well situated with respect to demand generators. 

Proximity to Local 
Demand Generators 
and Attractions 
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ACCESS TO DEMAND GENERATORS AND ATTRACTIONS 
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According to property ownership, the subject site is served by all necessary utilities.   
This zoning designation allows for most commercial uses, including small office 
complexes, retail, and small dining establishments, and hotels and motels. We 
assume that all necessary permits and approvals have been secured and that the 
subject property was constructed in accordance with local zoning ordinances, 
building codes, and all other applicable regulations. Our zoning analysis should be 
verified before any physical changes are made to the hotel. 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. 
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 Zone X. 

Utilities 

Seismicity, Soil and  
Subsoil Conditions 

Nuisances  
and Hazards 

Flood Zone 
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COPY OF FLOOD MAP AND COVER 

 

The flood zone definition for the Zone X designation is as follows: areas outside the 
500-year flood plain; areas of the 500-year flood; areas of the 100-year flood with 
average depths of less than one foot or with drainage areas less than one square 
mile and areas protected by levees from the 100-year flood. 
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According to the local planning office, the subject property is zoned as follows: IP - 
Industrial Park.  Additional details pertaining to the subject property’s zoning 
regulations are summarized in the following table. 
FIGURE 3-2 ZONING 

Municipa l i ty Governing Zoning Ci ty of Pi ttsburg
Current Zoning Indus tria l  Pa rk
Current Us e Hotel
Is  Current Use Permitted? Yes
Is  Change in Zoning Likel y? No
Permitted Uses Hotel , Reta i l , and Smal l  Office Complexes
Hotel  Al lowed Yes
Legal ly Non-Conforming Not Appl icable  

We assume that all necessary permits and approvals have been secured and that the 
subject property was constructed in accordance with local zoning ordinances, 
building codes, and all other applicable regulations. Our zoning analysis should be 
verified before any physical changes are made to the site. 
A copy of the subject property's legal description is provided in the addenda to this 
report. We are not experts in interpreting legal descriptions. The description 
appears to be accurate; however, we suggest obtaining verification of this 
description from a qualified expert. We are not aware of any easements or 
encroachments encumbering the property that would significantly affect its utility 
or marketability. 
We have analyzed the issues of size, topography, access, visibility, and the 
availability of utilities. The subject site is favorably located adjacent to the interstate 
and near a major interchange. In general, the site is well suited for hotel use, with 
acceptable access, visibility, and topography for an effective operation. 
The quality of a lodging facility's physical improvements has a direct influence on 
its marketability and attainable occupancy and average rate. The design and 
functionality of the structure can also affect operating efficiency and overall 
profitability.  
The subject property was inspected by Noella Moon on August 21, 2020. 
The Motel 6 Pittsburg is an limited-service lodging facility containing 174 rentable 
units. Because of the COVID-19 pandemic, property management closed the 
swimming pool in April to practice social distancing and limit contact with guests. 

Zoning 

Legal Description, 
Easements and 
Encroachments 

Land Conclusion 

Improvements 

Property Overview 
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Additionally, when the property closed to the public and was contracted to Contra 
Costa County on May 11, property management closed the lobby area, as the room 
keys are distributed by individuals associated with the county. The guestrooms are 
cleaned at least once a week, and while the outdoor swimming pool remains closed, 
the guest laundry and vending area are operational. The hotel was designed and 
developed as a Motel 6 in 1980; the configuration and array of facilities and 
amenities are consistent with brand standards as of that date. The property has 
undergone select renovations since its opening and is in overall good condition. We 
note that a property improvement plan (PIP) was issued February 7, 2019; 
however, the property reportedly received an exemption due to the COVID-19 
pandemic and the overall strong performance of the subject property. The hotel is 
currently in good condition. To retain the brand affiliation, we have assumed that a 
new owner would be required to complete the renovations outlined in the February 
2019 PIP. Furthermore, the cost of these renovations forms the basis for the capital 
deduction that is incorporated in our opinion of the “as is” value of the hotel. 

SUBJECT PROPERTY – FRONT OF HOTEL 

 

 SUBJECT PROPERTY – BACK OF HOTEL 

 
Based on our research and information provided by management representatives 
of the subject property, the following table summarizes the facilities available at the 
subject property.  

Summary of the 
Facilities 
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FIGURE 3-3 FACILITIES SUMMARY  

Guestroom Configuration

Queen 83 
Twin/Twin 83 
Queen Access ible 8 

   Tota l 174 

Food & Beverage Facilities

None N/A

None N/A

Amenities & Services

Outdoor Swimming Pool Outdoor Courtya rds
Guest La undry Area Vending Area

Infrastructure

Pa rking Spaces
Elevators
Li fe-Safety Sys tems
Construction Detai l s

Number of Units

170 
None
Sprinklers , Smoke Detectors

Seating Capacity

Square FootageIndoor Meeting & Banquet Facilities

Stucco  

The hotel comprises five two-story buildings that are connected by walkways and 
positioned in the center of the site. Surface parking is located around the hotel 
structures. Other site improvements include signage and a security booth, located 
at the entrance to the hotel property, and well-kept landscaping and sidewalks; an 
outdoor pool area is situated to the west of center building, and two open courtyards 
are situated on the east and west sides of the center building. The hotel's main 
entrance, located on the south side of the westernmost building, leads directly into 
the lobby. The first floor of the westernmost building houses the public areas. 
Guestrooms are located on both floors of all five buildings. The site and the 
structures appeared to be in good condition upon inspection.   
Hotel facilities and amenities include an outdoor pool, a guest laundry room, a 
vending area, and two outdoor courtyards. These spaces are functional, appearing 
to be well kept upon inspection. Overall, the public areas were considered to be in 
good condition upon inspection.    

Site Improvements and 
Hotel Structure 
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FRONT DESK 

 

 NIGHT WINDOW 

 
 

POOL 

 

 VENDING AREA 
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COURTYARD 

 

 GUEST LAUNDRY AREA 

 
 
 
The hotel features standard guestroom configurations, which offer typical amenities 
for this hotel's asset class. The guestroom bathrooms are standard in size, featuring 
a stand-alone shower and a single-sink vanity area. We note that the guestrooms 
and guest bathrooms were not made available for our inspection on August 21, 
2020, as all of the guestrooms were occupied and contracted through the county. 
The guestrooms and guest bathrooms were last inspected on March 21, 2019 and 
were in overall good condition at that time. The exterior guestroom corridors were 
in good condition upon inspection. 

FIGURE 3-4 SUMMARY OF ROOM TYPES 

Guestroom Configuration

Queen 83 
Twin/Twin 83 
Queen Access ible 8 

   Tota l 174 

Number of Units

 

 

Guestrooms 
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TYPICAL GUESTROOM – SLEEPING AREA 

 

 TYPICAL GUESTROOM – LIVING AREA 

 
 

TYPICAL GUESTROOM BATHROOM – SINK 

 

 TYPICAL GUESTROOM BATHROOM – BATH 

 
 
The subject property is served by the necessary back-of-the-house space, including 
an in-house laundry facility and administrative offices. The in-house laundry facility 
contains two large-capacity washers and four dryers. The hotel's back-of-the-house 
equipment and appliances were reported to be operational at the time of inspection, 
appearing to be in very good condition. 

Back-of-the-House 
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LAUNDRY 

 

 ADMINISTRATIVE OFFICES 

 
 
According to information provided by management representatives, there are no 
environmental hazards present in the subject property's improvements, nor did we 
observe any. The property reportedly complies with the Americans with Disabilities 
Act, including the presence of the ADA-mandated pool lift. 
Due to the age of the subject property, which was constructed roughly 41 years ago, 
some functional obsolescence is to be expected. Most notably, the hotel features 
exterior corridors, which no longer reflect typical design standards for a limited-
service hotel. Accordingly, the hotel's profitability is limited by this aspect, as room 
rate levels are lower than what would be achievable by a hotel with interior 
corridors.  
Our opinion of effective age and remaining economic life for the building is 
presented as follows. 
FIGURE 3-5 EFFECTIVE AGE AND REMAINING ECONOMIC LIFE 

Typica l  Economic Li fe 55 Yea rs
Chronologica l  Age 41
Effective Age 30
Rema ining Economic Li fe 25  

ADA and 
Environmental 

Functional 
Obsolescence 

Effective Age and 
Remaining Economic 
Life 
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Hotels are typically renewed on a regular basis. With good ongoing maintenance 
and regular upgrading, the remaining economic life can be periodically extended. 
In 2017 and 2018, capital was spent on updating the sidewalks for the exterior 
corridors, moving the manager's apartment, and installing new televisions. Major 
expenditures in 2019 and in the year-to-date period included a new camera security 
system, new beds for the guestrooms, and debris removal in the parking lot.  
A capital deduction of approximately $1,000,000 is needed to maintain the 
competitive positioning of the subject property. It is estimated that existing 
ownership will spend approximately $315,000 to $814,000 in improvements to the 
property prior to the transaction. For the purposes of this analysis, we have 
assumed that approximately $565,000 (the middle of this range) will be spent in 
renovations prior to the transaction. As such, the remaining capital expenditure 
post-acquisition is approximately $435,000. In order to fund additional planned 
renovations, we have assumed this capital deduction in our analysis. In addition to 
the capital deduction, our forecast of income and expense incorporates a reserve for 
replacement in recognition of the future renovation needs of the property. Our 
appraisal also assumes an ongoing preventive maintenance program and 
appropriate management and ownership oversight. The reserve for replacement is 
consistent with accepted industry norms for a property of this type. Investors also 
recognize that additional capital may be required over the holding period; this 
expectation is factored into their return requirements. Our selected discount and 
capitalization rates are based on market requirements, implicitly considering 
potential additional capital investments that may be required during the holding 
period. 

Capital Expenditures 
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FIGURE 3-6 CAPITAL EXPENDITURES ASSUMPTION  

Remove Swimming Pool $25,000 $30,000 $28,000
Roof Repa i r/Replacement 282,410 771,166 527,000
Remove Motel  6 Sign 2,500 5,000 4,000
Window Screens 5,000 7,500 6,000

Totals: $314,910 $813,666 $565,000

Future Capital Assumption

Ful l  CapEx Requi rement Ass umed by HVS $1,000,000
Less  CapEx Expendi ture Prior to Transaction 565,000
Indicated Capi ta l  Deduction: $435,000

Capital Deduction Rounded to: $435,000

LOW
CapEx Prior to Sale Selected AmountCapEx Prior to Sale

HIGH HVS

Per Room

 

Overall, the subject property offers a well-designed, functional layout of support 
areas and guestrooms. Strengths of the physical asset include its excellent signage, 
clearly visible from State Route 4, and variety of amenities. The primary weakness 
of the property is its exterior-corridor configuration. 

Improvements 
Conclusion 
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4. Market Area Analysis 

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 Pittsburg, the county of Contra Costa, and the state of California. 
Pittsburg serves as an industrial suburb of the greater San Francisco Bay Area, with 
a population of over 63,000 people. A nine-county region containing San Francisco, 
Marin, Napa, Sonoma, Solano, Contra Costa, Alameda, Santa Clara, and San Mateo 
counties, the San Francisco area is the only region in the nation claiming three major 
cities—San Francisco, Oakland, and San Jose. Pittsburg, located in Contra Costa 
County, serves as a stopover for the neighboring cities within the county due to its 
location along State Route 4, which extends to Stockton to the east and connects to 
Interstate 80 the west. Pittsburg and the greater Contra Costa economy are 
primarily supported by health and medical services, construction, and 
manufacturing. 
PITTSBURG 

 

The subject property’s market area can be defined by its Combined Statistical Area 
(CSA): San Jose-San Francisco-Oakland, CA. The CSA represents adjacent 
metropolitan and micropolitan statistical areas that have a moderate degree of 
employment interchange. Micropolitan statistical areas represent urban areas in 
the United States based around a core city or town with a population of 10,000 to 
49,999; the MSA requires the presence of a core city of at least 50,000 people and a 
total population of at least 100,000 (75,000 in New England). The following exhibit 
illustrates the market area. 

Market Area Definition 
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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)
Contra  Cos ta  County 952.8 1,052.9 1,178.9 1,272.8 1.0 % 1.3 % 1.3 %
San Francis co-Oakland-Hayward, CA MSA 4,135.9 4,345.2 4,794.1 5,037.7 0.5 1.1 0.8
San Jos e-San Francisco-Oakland, CA CSA 7,680.3 8,173.7 8,992.5 9,503.5 0.6 1.1 0.9
State of Ca l i fornia 33,988.0 37,332.7 40,426.4 42,929.9 0.9 0.9 1.0
United States 282,162.4 309,348.1 331,969.3 350,937.2 0.9 0.8 0.9

Per-Capita Personal Income*
Contra  Cos ta  County $54,074 $52,878 $68,257 $72,705 (0.2) 2.9 1.1
San Francis co-Oakland-Hayward, CA MSA 59,084 59,783 79,113 84,209 0.1 3.2 1.0
San Jos e-San Francisco-Oakland, CA CSA 55,395 54,469 72,145 76,781 (0.2) 3.2 1.0
State of Ca l i fornia 39,811 42,612 53,237 56,849 0.7 2.5 1.1
United States 36,812 39,622 46,751 50,233 0.7 1.9 1.2

W&P Wealth Index
Contra  Cos ta  County 143.6 131.9 143.0 142.0 (0.9) 0.9 (0.1)
San Francis co-Oakland-Hayward, CA MSA 156.7 148.8 165.4 164.1 (0.5) 1.2 (0.1)
San Jos e-San Francisco-Oakland, CA CSA 147.6 136.1 151.5 150.2 (0.8) 1.2 (0.1)
State of Ca l i fornia 108.0 107.9 113.3 112.7 (0.0) 0.6 (0.1)
United States 100.0 100.0 100.0 100.0 0.0 (0.0) 0.0

Food and Beverage Sales (Millions)*
Contra  Cos ta  County $1,173 $1,320 $1,841 $2,076 1.2 3.8 2.0
San Francis co-Oakland-Hayward, CA MSA 7,351 8,850 11,954 12,886 1.9 3.4 1.3
San Jos e-San Francisco-Oakland, CA CSA 12,461 14,881 19,605 21,149 1.8 3.1 1.3
State of Ca l i fornia 46,670 58,066 77,292 84,651 2.2 3.2 1.5
United States 368,829 447,728 606,351 662,610 2.0 3.4 1.5

Total Retail Sales (Millions)*
Contra  Cos ta  County $12,389 $11,928 $14,993 $16,631 (0.4) 2.6 1.7
San Francis co-Oakland-Hayward, CA MSA 62,423 63,574 81,902 88,209 0.2 2.9 1.2
San Jos e-San Francisco-Oakland, CA CSA 112,961 122,863 161,261 174,884 0.8 3.1 1.4
State of Ca l i fornia 446,480 480,529 599,909 654,145 0.7 2.5 1.5
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 0.9% during that period. The county’s 
population has increased at a quicker pace than the nation’s population; the average 
annual growth rate of 1.3% between 2010 and 2019 reflects a gradually expanding 
area. In 2019, the county’s population was approximately 1,179,000; it is forecast 
to be roughly 1,273,000 by 2025. 
Following this population trend, per-capita personal income increased modestly, at 
2.9% on average annually for the county between 2010 and 2019. The county’s 
annual per-capita personal income level was approximately $68,000 in 2019; it is 
expected to be $73,000 by 2025. This compares to respective state and U.S. levels of 
$53,000 and $47,000 in 2019, and $57,000 and $50,000 by 2025. The county’s local 
wealth index in 2019 was a relatively high 143.0, higher than the state’s 2019 wealth 
index of 113.3. The county’s wealth index is anticipated to be 142.0 by 2025, while 
the state’s wealth index is forecast to be 112.7. 
Food and beverage sales totaled $1,841 million in the county in 2019, versus $1,320 
million in 2010. This reflects a 3.8% average annual change, 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 2.0% through 2025. The retail sales sector demonstrated an 
annual decline of -0.4% from 2000 to 2010, followed by an increase of 2.6% during 
the period from 2010 to 2019. An increase of 1.7% 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

Fa rm 2.9 0.6 % 0.9 0.2 % 1.0 0.2 % 1.0 0.1 % (11.1) % 0.7 % (0.1) %
Forestry, Fis hing, Related Activi ties  And Other 0.5 0.1 0.9 0.2 0.7 0.1 0.7 0.1 5.3 (3.3) 1.2
Mining 2.6 0.6 2.3 0.5 2.2 0.4 2.2 0.3 (1.5) (0.5) 0.5
Uti l i ties 3.5 0.8 2.4 0.5 5.9 1.0 6.4 1.0 (3.7) 10.4 1.3
Construction 35.2 7.5 27.0 5.7 38.2 6.4 41.3 6.2 (2.6) 3.9 1.3
Manufacturing 24.7 5.3 20.2 4.3 18.4 3.1 17.9 2.7 (2.0) (1.0) (0.5)
Tota l  Trade 67.0 14.4 61.8 13.0 76.0 12.7 82.4 12.4 (0.8) 2.3 1.4
  Wholesa le Trade 12.1 2.6 10.6 2.2 16.3 2.7 16.8 2.5 (1.3) 4.9 0.6
  Retai l  Trade 55.0 11.8 51.2 10.8 59.7 10.0 65.6 9.9 (0.7) 1.7 1.6
Transportation And Warehous ing 8.9 1.9 9.3 2.0 18.2 3.1 19.8 3.0 0.4 7.7 1.4
Information 19.0 4.1 11.9 2.5 10.3 1.7 10.2 1.5 (4.6) (1.6) (0.2)
Fina nce And Insurance 33.2 7.1 37.3 7.9 41.7 7.0 46.2 7.0 1.2 1.2 1.7
Real  Estate And Rental  And Leas e 22.7 4.9 30.8 6.5 38.5 6.5 42.0 6.3 3.1 2.5 1.5
Tota l  Services 198.4 42.5 219.8 46.4 293.9 49.3 338.5 51.0 1.0 3.3 2.4

Profes s ional  And Technical  Services 43.1 9.2 48.0 10.1 53.5 9.0 57.1 8.6 1.1 1.2 1.1
Management Of Compa nies  And Enterpri s es 6.7 1.4 5.8 1.2 9.3 1.6 10.7 1.6 (1.4) 5.4 2.3
Adminis tra tive And Wa ste Services 31.0 6.7 29.3 6.2 37.0 6.2 39.8 6.0 (0.6) 2.6 1.3
Educational  Services 9.1 1.9 11.2 2.4 15.6 2.6 16.7 2.5 2.1 3.7 1.2
Heal th Care And Socia l  Ass is tance 43.2 9.3 53.8 11.3 83.1 13.9 108.9 16.4 2.2 5.0 4.6
Arts , Enterta inment, And Recrea tion 11.8 2.5 13.0 2.7 15.8 2.7 17.1 2.6 1.0 2.2 1.3
Accommodation And Food Services 23.8 5.1 29.1 6.1 42.1 7.1 47.1 7.1 2.0 4.2 1.9
Other Services , Except Publ i c Adminis tra tion 29.7 6.4 29.7 6.3 37.5 6.3 41.0 6.2 (0.0) 2.6 1.5

Tota l  Government 48.0 10.3 49.3 10.4 51.1 8.6 54.7 8.3 0.3 0.4 1.1
  Federa l  Civi l i an Government 6.4 1.4 5.2 1.1 4.8 0.8 4.7 0.7 (2.0) (1.0) (0.3)
  Federa l  Mi l i tary 1.9 0.4 1.7 0.4 1.8 0.3 1.8 0.3 (0.9) 0.2 0.1
  Sta te And Local  Government 39.8 8.5 42.4 8.9 44.6 7.5 48.3 7.3 0.6 0.6 1.3

TOTAL 466.8 100.0 % 474.1 100.0 % 596.0 100.0 % 663.3 100.0 % 0.2 % 2.6 % 1.8 %

MSA 2,770.3 —   2,665.7 —   3,460.5 —   3,742.6 —   (0.4) % 2.9 % 1.3 %
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 grew at an average annual rate of 0.2%. This trend 
reflects the stable nature of the local economy throughout most of the decade until 
the recession in the latter years. More recently, the pace of total employment growth 
in the county accelerated to 2.6% 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 74,097 
people, or 33.7%, and transitioning from 46.4% to 49.3% of total employment. Of 
the various service sub-sectors, Health Care And Social Assistance and Professional 
And Technical Services were the largest employers. Forecasts developed by Woods 
& Poole Economics, Inc. anticipate that total employment in the county will change 
by 1.8% on average annually through 2025. The trend is above the forecast rate of 
change for the U.S. as a whole during the same period. 
The following table illustrates historical and projected employment, households, 
population, and average household income data, as provided by REIS for the overall 
Oakland-East Bay market. Please note that these forecasts were formulated prior to 
the COVID-19 pandemic. 
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FIGURE 4-3 HISTORICAL & PROJECTED EMPLOYMENT, HOUSEHOLDS, POPULATION, AND HOUSEHOLD INCOME STATISTICS 

Year

2007 1,069,130 —  332,798 —  152,951 —  910,910 —  2,481,680 —  $143,801 —  
2008 1,038,670 (2.8) % 323,585 (2.8) % 146,398 (4.3) % 919,240 0.9 % 2,519,220 1.5 % 141,898 (1.3) %
2009 980,470 (5.6) 305,921 (5.5) 133,078 (9.1) 923,730 0.5 2,551,360 1.3 136,022 (4.1)
2010 971,870 (0.9) 306,537 0.2 131,667 (1.1) 926,240 0.3 2,580,480 1.1 143,882 5.8
2011 987,130 1.6 310,788 1.4 133,762 1.6 940,140 1.5 2,613,080 1.3 150,979 4.9
2012 1,020,930 3.4 321,879 3.6 135,650 1.4 955,200 1.6 2,651,560 1.5 163,796 8.5
2013 1,046,170 2.5 326,592 1.5 138,393 2.0 970,590 1.6 2,694,690 1.6 163,547 (0.2)
2014 1,072,400 2.5 332,193 1.7 143,589 3.8 983,600 1.3 2,738,730 1.6 175,342 7.2
2015 1,111,070 3.6 340,273 2.4 149,521 4.1 994,120 1.1 2,775,400 1.3 188,001 7.2
2016 1,146,100 3.2 349,606 2.7 152,953 2.3 1,000,640 0.7 2,798,040 0.8 198,389 5.5
2017 1,168,000 1.9 352,552 0.8 159,369 4.2 1,001,530 0.1 2,812,060 0.5 212,662 7.2
2018 1,182,300 1.2 356,418 1.1 161,488 1.3 1,004,170 0.3 2,821,500 0.3 227,128 6.8
2019 1,185,100 0.2 358,104 0.5 158,261 (2.0) 1,012,100 0.8 2,830,590 0.3 234,254 3.1

Forecasts

2020 1,084,610 (8.5) % 333,531 (6.9) % 151,900 (4.0) % 1,014,080 0.2 % 2,847,540 0.6 % $235,408 0.5 %
2021 1,112,820 2.6 343,281 2.9 154,019 1.4 1,015,540 0.1 2,866,510 0.7 239,614 1.8
2022 1,158,430 4.1 358,398 4.4 158,972 3.2 1,023,020 0.7 2,886,430 0.7 253,913 6.0
2023 1,188,550 2.6 368,415 2.8 161,029 1.3 1,031,820 0.9 2,906,060 0.7 266,976 5.1
2024 1,197,320 0.7 372,170 1.0 160,036 (0.6) 1,040,480 0.8 2,926,480 0.7 277,152 3.8

Average Annual Compound Change

2007 - 2019 0.9 % 0.6 % 0.3 % 0.9 % 1.1 % 4.2 %
2008 - 2011 (1.7) (1.3) (3.0) 0.8 1.2 2.1
2011 - 2019 2.3 1.8 2.1 0.9 1.0 5.6

Forecast 2020 - 2024 2.5 % 2.8 % 1.3 % 0.6 % 0.7 % 4.2 %

% Chg

Source: REIS Report, 2nd Quarter, 2020

Population
Household 

Avg. Income % Chg% Chg % Chg
Total 

Employment
Office 

Employment
Industrial 

Employment % Chg% Chg Households
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For the Oakland-East Bay market, of the roughly 1,200,000 persons employed, 30% 
are categorized as office employees, while 13% are categorized as industrial 
employees. Total employment decreased by an average annual compound rate of  
-1.7% during the recession of  to 2011, followed by an increase of 2.3% from 2011 
to 2019. By comparison, office employment reflected compound change rates of  
-1.3% and 1.8%, during the same respective periods. Total employment is expected 
to contract by -8.5% in 2020, while office employment is forecast to contract by  
-6.9% in 2020. From 2020 through 2024, REIS anticipates that total employment 
will increase at an average annual compound rate of 2.5%, while office employment 
will increase by 2.8% on average annually during the same period.  
The number of households is forecast to increase by 0.6% on average annually 
between 2020 and 2024. Population is forecast to expand during this same period, 
at an average annual compounded rate of 0.7%. Household average income is 
forecast to grow by 4.2% on average annually from 2020 through 2024. 
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. 

Radial Demographic 
Snapshot 
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FIGURE 4-4 DEMOGRAPHICS BY RADIUS 

Population
2025 Projection 14,789 90,026 155,273
2020 Estimate 14,185 86,310 149,016
2010 Census 12,960 78,819 135,754
2000 Census 13,225 78,778 130,226

Percent Change: 2020 to 2025 4.3% 4.3% 4.2%
Percent Change: 2010 to 2020 9.5% 9.5% 9.8%
Percent Change: 2000 to 2010 -2.0% 0.1% 4.3%

Households
2025 Projection 5,085 29,199 49,697
2020 Estimate 4,848 27,926 47,651
2010 Census 4,352 25,311 43,351
2000 Census 4,456 25,630 42,365

Percent Change: 2020 to 2025 4.9% 4.6% 4.3%
Percent Change: 2010 to 2020 11.4% 10.3% 9.9%
Percent Change: 2000 to 2010 -2.3% -1.3% 2.3%

Income
2020 Est. Avera ge Household Income $78,101 $85,158 $93,938
2020 Est. Medi an Household Income 60,984 66,338 70,849

2020 Est. Civ. Employed Pop 16+ by Occupation
Architecture/Engineering 114 361 627
Arts/Des ign/Enterta inment/Sports/Media 115 508 818
Bui lding/Grounds  Cleaning/Ma intenance 501 3,202 5,300
Bus ines s/Fina ncia l  Opera tions 218 1,311 2,652
Community/Socia l  Services 89 466 888
Computer/Ma thema tical 104 607 1,222
Construction/Extraction 391 2,965 5,003
Education/Tra ining/Libra ry 195 1,154 2,191
Fa rming/Fishi ng/Forestry 5 78 251
Food Preparation/Serving Related 304 2,356 4,265
Healthcare Pra cti tioner/Techni cian 283 1,509 2,532
Healthcare Support 147 1,339 2,408
Insta l la tion/Maintenance/Repair 161 1,212 2,277
Legal 15 176 372
Li fe/Phys ica l/Socia l  Science 42 177 429
Ma nagement 350 2,540 4,613
Office/Admini strati ve Support 898 5,306 9,267
Producti on 362 2,072 3,447
Protective Services 219 1,217 1,807
Sa les/Related 709 3,670 6,339
Persona l  Care/Servi ce 319 1,823 3,564
Tra nsportation/Materia l  Moving 416 2,908 4,990

Source: Environics  Anal ytics

0.00 - 5.00 miles0.00 - 3.00 miles0.00 - 1.00 miles
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This source reports a population of 149,016 and 47,651 households within a five-
mile radius of the subject property. Within this radius, the average household 
income is currently reported at $93,938, while the median is $70,849. 
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

2010 13.0 % 9.9 % 12.2 % 9.6 %
2011 12.2 9.1 11.7 8.9
2012 10.6 7.8 10.4 8.1
2013 8.9 6.5 8.9 7.4
2014 7.4 5.2 7.5 6.2
2015 6.0 4.3 6.2 5.3
2016 5.2 3.8 5.5 4.9
2017 4.4 3.3 4.8 4.4
2018 3.8 2.8 4.3 3.9
2019 3.6 2.6 4.0 3.7

Recent Month - Jun
2019 3.7 % 2.8 % 4.1 % 3.7 %
2020 16.7 12.6 15.1 11.1

City StateMSA

Source: U.S. Bureau of Labor Stati s ti cs

U.S.

 

Recent 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, unemployment rose to 14.7% in April 
2020, before declining slightly to 13.3% and 11.1% in May and June, respectively. 
Employment numbers dropped by 20.7 million in April because of the COVID-19 
pandemic. Limited resumption of economic activity added roughly 2.7 and 4.8 
million jobs back during the months of May and June, respectively. 
  
 

Unemployment 
Statistics 
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Locally, the unemployment rate was 3.6% in 2019; for this same area in 2020, the 
most recent month’s unemployment rate was registered at 16.7%, versus 3.7% for 
the same month in 2019. Unemployment began to decline in 2011 as the economy 
rebounded from the Great Recession, and this positive trend generally continued 
through 2019. Reportedly, local employment has remained strong in the industrial 
sector due to the several refineries in the area and in the construction industry due 
to the various ongoing developments throughout Contra Costa County 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. At 
the time of this report, the COVID-19 pandemic and concurrent economic crisis 
were resulting in substantial layoffs and increases in unemployment. 
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 

Firm

24 Hour Fi tness  USA Inc., San Ramon
Bay Area Rapid Trans i t, Richmond
Bio-Rad Laboratories , Hercules  
Broadspectrum Americas, Richmond
C&H Sugar, Crockett
Chevron (various  enti ties), San Ramon and Richmond
Contra  Costa  County (including Contra  Costa  Medica l  Center), multiple locations
GE, San Ramon
John Muir Medica l  Center, Concord and Walnut Creek
Kaiser Permanente, multiple locations
Phi l l ips  66, Rodeo
Robert Hal f International, San Ramon and Walnut Creek
San Ramon Medica l  Center, San Ramon
Santa  Fe Paci fi c Pipe Lines , Richmond  
Shel l  Oi l  Products , Martinez
St. Mary's  Col lege, Moraga
Sutter Del ta  Medica l  Center, Antioch
Tesoro Golden Eagle Refinery, Pacheco
U.S. Veterans  Medica l  Center, Martinez 
USS-Posco Industries , Pi ttsburg

*In alphabetical order
Source: Contra  Costa  County, 2019  

Major Business and 
Industry 
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The health and medical services sector is the largest business sector in the area. John 
Muir Medical Center and Kaiser Permanente are two of the largest employers in the 
county and have multiple locations throughout Contra Costa County. The Kaiser 
Permanente Antioch Medical Center is one of the largest employers in the area and 
provides a wide variety of inpatient and outpatient services to residents in east 
Contra Costa County. Construction is another vital component of the local economy, 
comprising over 10% of total local businesses. In June 2019, Bombardier Inc., the 
company that makes the BART train cars, announced plans to relocate their rail car 
assembly site and lease 122,750 square feet of warehouse space in Pittsburg. The 
Pittsburg plant opened with 50 new jobs and has plans to grow to 115 employees 
within the next five years. Furthermore, the steel and chemical manufacturing 
sectors have remained cornerstones of this market, with a Dow Chemical Company 
chemical plant located nearby. We note that, as of March 2020, many employers in 
the market had already, or were in the process of, temporarily shutting down 
operations in response to the COVID-19 pandemic; moreover, the potential impact 
of the virus outbreak on any future hiring efforts and/or planned expansions had 
yet to be determined. 
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 Fremont/Newark 58 3,172,000 2,455,100 22.6 % $24.90
2 North Alameda 154 5,381,000 4,708,400 12.5 36.80
3 North Inters tate 680 87 9,116,000 7,739,500 15.1 29.92
4 Airport/San Leandro 99 4,393,000 3,641,800 17.1 26.23
5 West Contra  Costa 45 1,741,000 1,387,600 20.3 31.75
6 South Inters tate 680 111 8,244,000 6,883,700 16.5 29.55
7 Centra l  Bus iness  Dis trict 138 11,906,000 10,191,500 14.4 51.08
8 North Contra Costa 179 11,238,000 9,417,400 16.2 33.48

Totals and Averages 871 55,191,000 46,425,000 15.9 % $35.30

Source: REIS Report, 2nd Quarter, 2020

Inventory Occupied Office 
Space

Vacancy 
Rate

Average Asking 
Lease RateBuildings Square Feet

 

Office Space Statistics  
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The greater Oakland-East Bay market comprises a total of 55.2 million square feet 
of office space. For the 2nd Quarter of 2020, the market reported a vacancy rate of 
15.9% and an average asking rent of $35.30. The subject property is located in the 
North Contra Costa submarket, which houses 11,238,000 square feet of office space. 
The submarket's vacancy rate of 16.2% is on par with the overall market average. 
The average asking lease rate of $33.48 is below the average for the broader market.  
The following table illustrates a trend of office space statistics for the overall 
Oakland-East Bay market and the North Contra Costa submarket. Please note that 
these forecasts were formulated prior to the COVID-19 pandemic. 
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FIGURE 4-8 HISTORICAL AND PROJECTED OFFICE SPACE STATISTICS – GREATER MARKET VS. SUBMARKET 

Year

2007 53,220,000 —  46,738,000 —  12.2 % $27.08 —  11,543,000 —  10,331,000 —  10.5 % $28.84 —  
2008 53,049,000 (0.3) % 44,253,000 (5.3) % 16.6 26.97 (0.4) % 11,382,000 (1.4) % 9,777,000 (5.4) % 14.1 28.59 (0.9) %
2009 52,716,000 (0.6) 43,147,000 (2.5) 18.2 26.27 (2.6) 11,450,000 0.6 9,538,000 (2.4) 16.7 27.71 (3.1)
2010 52,614,000 (0.2) 42,227,000 (2.1) 19.7 25.67 (2.3) 11,466,000 0.1 9,276,000 (2.7) 19.1 27.16 (2.0)
2011 52,359,000 (0.5) 42,881,000 1.5 18.1 25.90 0.9 11,211,000 (2.2) 9,193,000 (0.9) 18.0 27.26 0.4
2012 52,546,000 0.4 43,069,000 0.4 18.0 26.09 0.7 11,238,000 0.2 9,305,000 1.2 17.2 27.72 1.7
2013 52,546,000 0.0 43,392,000 0.7 17.4 26.49 1.5 11,238,000 0.0 9,148,000 (1.7) 18.6 27.92 0.7
2014 54,074,000 2.9 44,381,000 2.3 17.9 27.23 2.8 11,238,000 0.0 9,249,000 1.1 17.7 28.21 1.0
2015 53,914,000 (0.3) 45,265,000 2.0 16.0 29.20 7.2 11,238,000 0.0 9,440,000 2.1 16.0 28.64 1.5
2016 53,838,000 (0.1) 46,554,000 2.8 13.5 31.53 8.0 11,238,000 0.0 9,710,000 2.9 13.6 30.71 7.2
2017 53,769,000 (0.1) 46,210,000 (0.7) 14.1 32.50 3.1 11,238,000 0.0 9,665,000 (0.5) 14.0 31.83 3.6
2018 54,239,000 0.9 46,258,000 0.1 14.7 33.76 3.9 11,238,000 0.0 9,507,000 (1.6) 15.4 33.71 5.9
2019 54,841,000 1.1 46,506,000 0.5 15.2 34.89 3.3 11,238,000 0.0 9,485,000 (0.2) 15.6 33.63 (0.2)

Forecasts

2020 55,191,000 0.6 % 45,124,000 (3.0) % 18.2 % $32.59 (6.6) % 11,238,000 0.0 % 9,107,000 (4.0) % 19.0 % $31.89 (5.2) %
2021 55,191,000 0.0 44,882,000 (0.5) 18.7 32.20 (1.2) 11,238,000 0.0 9,092,000 (0.2) 19.1 31.63 (0.8)
2022 55,191,000 0.0 44,841,000 (0.1) 18.8 32.63 1.3 11,238,000 0.0 9,030,000 (0.7) 19.7 31.94 1.0
2023 55,439,000 0.4 45,319,000 1.1 18.3 33.17 1.7 11,315,000 0.7 9,167,000 1.5 19.0 32.32 1.2
2024 55,716,000 0.5 45,681,000 0.8 18.0 33.83 2.0 11,401,000 0.8 9,313,000 1.6 18.3 32.85 1.6

Average Annual Compound Change

2007 - 2019 0.3 % (0.0) % 2.1 % (0.2) % (0.7) % 1.3 %
2008 - 2011 (0.4) (1.0) (1.3) (0.5) (2.0) (1.6)
2011 - 2019 0.6 1.2 3.9 (0.3) 0.3 2.7

Forecast 2020 - 2024 0.2 % 0.3 % 0.9 % 0.4 % 0.6 % 0.7 %

Oakland-East Bay Market

Asking 
Lease Rate

Available     
Office Space % Chg

North Contra Costa Submarket

% Chg

Source: REIS Report, 2nd Quarter, 2020

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 inventory of office space in the Oakland-East Bay market increased at an 
average annual compound rate of 0.3% from 2007 through 2019, while occupied 
office space remained relatively stable at an average annual rate of 0.0% over the 
same period. During the period of 2007 through 2008, occupied office space 
contracted at an average annual compound rate of -5.3%. From 2008 through 2011, 
occupied office space contracted at an average annual compound rate of -1.0%. The 
onset of the recovery is evident in the 1.2% average annual change in occupied office 
space from 2011 to 2019. From 2020 through 2024, the inventory of occupied office 
space is forecast to increase at an average annual compound rate of 0.3%, with 
available office space expected to increase 0.2%, thus resulting in an anticipated 
vacancy rate of 18.0% as of 2024.  
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. 
The number of passengers traveling through Oakland International Airport and San 
Francisco International Airport started to decline significantly in March 2020. On 
March 13, 2020, the federal government enacted restrictions prohibiting most 
travel from Europe; the ban prevents entry of all foreign nationals who have visited 
any of the 26 European countries two weeks prior to their arrival in the United 
States. Similar restrictions for foreign nationals traveling from China and Iran were 
implemented in February 2020. Given the ongoing COVID-19 pandemic, demand for 
both domestic and international travel is expected to be curbed at varying levels for 
the remainder of 2020. We note that the number of passengers at both airports 
gradually has improved since April 2020. Nevertheless, the situation is 
unprecedented and, as of the effective date of this report, remains highly uncertain.  
Oakland International Airport (OAK) is located eight miles south of Downtown 
Oakland in Alameda County, California, and is one of three international airports in 
the San Francisco Bay Area. Major commercial airlines, specifically low-cost 
carriers, service the airport. The Bay Area Rapid Transit (BART) line to Oakland 
International Airport opened to the public in November 2014. Interior construction 
is underway to modernize the Terminal 1 complex and to make needed seismic 
retrofitting improvements; most of the project has been completed, with only 
improvements to the areas around the Terminal 1 security checkpoint remaining. 
In June 2017, the airport received a $37.4-million grant from the Federal Aviation 
Administration to rehabilitate the airport's main runway. The $67-million 
renovation of 8,300 feet of runway asphalt was completed in September 2017. Aside 
from the runway renovations, the airport also debuted the first phase of its 
expanded International Arrivals Building in December 2017, a $45-million project 

Airport Traffic 
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doubling the building’s capacity. In late 2018, airport officials announced plans to 
add 17 new food and beverage spaces to its terminals, primarily from local 
establishments. According to an official with Visit Oakland, these renovations began 
in late 2019, but the completion date has not been determined.   
The following table illustrates recent operating statistics for the Oakland 
International Airport, which is the primary airport facility serving the subject 
property’s submarket. 
FIGURE 4-9 AIRPORT STATISTICS - OAKLAND INTERNATIONAL AIRPORT 

Year

2010 9,542,333 — —
2011 9,266,570 (2.9) % (2.9) %
2012 10,040,864 8.4 2.6
2013 9,742,887 (3.0) 0.7
2014 10,336,788 6.1 2.0
2015 11,205,063 8.4 3.3
2016 12,070,967 7.7 4.0
2017 13,072,245 8.3 4.6
2018 13,594,251 4.0 4.5
2019 13,378,411 (1.6) 3.8

Year-to-date, Jun
2019 6,494,430 — —
2020 2,608,949 (59.8) % —

*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: Oakland International  Ai rport  
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FIGURE 4-10 LOCAL PASSENGER TRAFFIC VS. NATIONAL TREND 
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This facility recorded 13,378,411 passengers in 2019. The change in passenger 
traffic between 2018 and 2019 was (1.6)%. The average annual change during the 
period shown was 3.8%.  
San Francisco International Airport (SFO) is situated about 14 miles south of the San 
Francisco city center. SFO is one of the busiest airports in the country, with 
extensive international and national service. The airport features ample amenities 
and services, which include various restaurants, shops, spa treatments, business 
centers, an aviation library, and a children's area. In June 2016, a groundbreaking 
ceremony was held for the renovation of Terminal 1, the airport’s oldest facility. The 
$2.4-billion project, slated to be completed in phases between 2016 and 2024, will 
create an interim boarding area to accommodate passenger activity while a new 
structure takes shape; once completed, Boarding Area B will feature a total of 24 
gates. Furthermore, a 351-room Grand Hyatt was completed in October 2019 on the 
site of the former Hilton Hotel that was razed in the mid-1990s. The hotel features 
direct access to the airport’s AirTrain light-rail system. 
The following table illustrates recent operating statistics for the San Francisco 
International Airport, which is the secondary airport facility serving the subject 
property’s submarket. 
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FIGURE 4-11 AIRPORT STATISTICS – SAN FRANCISCO INTERNATIONAL 
AIRPORT 

Year

2010 39,116,764 — —
2011 40,810,141 4.3 % 4.3 %
2012 44,477,209 9.0 6.6
2013 45,011,764 1.2 4.8
2014 47,155,100 4.8 4.8
2015 50,067,094 6.2 5.1
2016 53,096,225 6.1 5.2
2017 55,814,906 5.1 5.2
2018 57,793,313 3.5 5.0
2019 57,488,023 (0.5) 4.4

Year-to-date, Jun
2019 26,585,096 — —
2020 9,710,986 (63.5) % —

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

Change**Traffic

Source: San Francis co Internationa l  Ai rport

Change*
Passenger Percent Percent

 

This facility registered 57,488,023 passengers in 2019. The change in passenger 
traffic between 2018 and 2019 was -0.5%.   
The subject market benefits from a variety of tourism and leisure attractions in the 
area. Leisure demand generators include the Small World Park Amusement Center, 
Black Diamond Mine Preserves, and the Pittsburg Historical Society Museum. 
Special events at the Contra Costa County Event Center in Antioch also play a role 
during key weekends. However, given the ongoing COVID-19 pandemic, many 
events, such as the Contra Costa County Fair, have been canceled until COVID-19 
restrictions are lifted and conditions improve.  

Tourist Attractions 
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CONTRA COSTA COUNTY EVENT CENTER 

 

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, the Contra Costa County market, including the city of Pittsburg, was 
experiencing a period of economic strength and expansion, primarily influenced by 
the overall strength of the nearby San Francisco Bay Area economy. However, in 
March 2020, the pandemic began to impact the local market, resulting in decreased 
business activity, inclusive of the hospitality industry. As such, the near-term 
outlook for the market is highly uncertain at this time, as the full impact of the virus 
has yet to be realized. 
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. A strong 3.1% growth 
rate in the first quarter of 2019 was followed by more moderate growth rates of 
2.0%, 2.1%, and 2.1% in the following three quarters of 2019, as the economy 
started to slow. 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 
32.9% 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. 

Conclusion 
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FIGURE 4-12 UNITED STATES GDP GROWTH RATE 
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While shocking, the second-quarter GDP decline is projected to be offset by a 
significant rebound in economic activity in the second half of the year, greatly 
moderating the overall impact for the year. The Federal Reserve is currently 
projecting a 6.5% contraction for the full-year 2020. The extent of the 2020 decline 
and pace of economic recovery going forward will depend, in large part, on the 
response of the federal government. In March, the Federal Reserve pledged to 
maintain liquidity in debt markets by purchasing as many government and 
corporate-backed bonds, as necessary. Also, in March, the U.S. Congress passed the 
$2-trillion CARES economic-aid package, which provided support to state 
unemployment systems, credit for small and large businesses, and direct cash 
payments to low- and middle-income Americans, among other items. The outcome 
of the next relief bill, expected to be passed by Congress in August 2020, will have a 
significant impact on near-term economic performance and the length of the 
recovery. In addition, the recovery will depend on the capacity of the country to 
control the pandemic and avoid more waves of infections. Despite these concerns, 
the U.S. financial system remains strong, and significant capital has been raised to 
participate in the rebound of the lodging sector as economic growth resumes. 
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5. Supply and Demand Analysis 

In the lodging industry, supply is measured by the number of guestrooms available, 
and demand is measured by the number of rooms occupied; the net effect of supply 
and demand toward equilibrium results in a prevailing price, or average daily rate 
(ADR). The purpose of this section is to investigate current supply and demand 
trends as indicated by the current competitive market, resulting in a forecast of 
market-wide occupancy.  
The subject property and local lodging market are most directly affected by the 
supply and demand trends within the immediate area. However, individual markets 
are also influenced by conditions in the national lodging market. We have reviewed 
national lodging trends to provide a context for the forecast of the supply and 
demand for the subject property’s competitive set.  
STR is an independent research firm that compiles data on the lodging industry, and 
this information is routinely used by typical hotel buyers. The following STR 
diagram presents annual hotel occupancy and ADR data since 1988. The next two 
tables contain information that is more recent; the data are categorized by 
geographical region, price point, type of location, and chain scale, and the statistics 
include occupancy, average rate, and rooms revenue per available room (RevPAR). 
RevPAR is calculated by multiplying occupancy by average rate and provides an 
indication of how well rooms revenue is being maximized. 

National Trends 
Overview 
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FIGURE 5-1 NATIONAL OCCUPANCY, AVERAGE RATE, AND REVPAR TRENDS  
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FIGURE 5-2 NATIONAL OCCUPANCY AND ADR TRENDS – YEAR-TO-DATE DATA 

Uni ted States 65.8 % 43.1 % (34.5) % $131.08 $109.04 (16.8) % $86.30 $47.02 (45.5) % (4.1) % (37.2) %

Region
New England 60.2 % 35.8 % (40.5) % $150.84 $115.13 (23.7) % $90.76 $41.21 (54.6) % (6.5) % (44.4) %
Middle Atlantic 66.0 40.3 (38.8) 157.45 119.11 (24.3) 103.85 48.05 (53.7) (5.9) (42.4)
South Atlantic 69.5 46.2 (33.5) 134.16 116.80 (12.9) 93.28 53.97 (42.1) (4.6) (36.6)
E. North Central 59.1 37.2 (37.0) 109.71 87.42 (20.3) 64.83 32.55 (49.8) (2.5) (38.6)
E. South Centra l 62.8 43.0 (31.5) 103.16 86.49 (16.2) 64.82 37.22 (42.6) 0.0 (31.5)
W. North Centra l 56.3 36.2 (35.6) 98.08 84.10 (14.3) 55.21 30.48 (44.8) (0.5) (35.9)
W. South Centra l 64.3 44.3 (31.0) 104.25 87.47 (16.1) 67.02 38.79 (42.1) (0.9) (31.7)
Mounta in 67.0 45.9 (31.4) 124.46 112.67 (9.5) 83.34 51.73 (37.9) (7.4) (36.5)
Paci fic 73.1 46.7 (36.1) 169.75 140.74 (17.1) 124.05 65.76 (47.0) (6.9) (40.5)

Class
Luxury 70.9 % 40.8 % (42.4) % $304.59 $293.58 (3.6) % $215.89 $119.81 (44.5) % (19.4) % (53.6) %
Upper-Ups ca le 72.9 39.2 (46.2) 189.59 173.76 (8.3) 138.12 68.14 (50.7) (14.2) (53.8)
Ups ca le 71.6 42.2 (41.0) 144.38 126.70 (12.2) 103.36 53.52 (48.2) (2.6) (42.6)
Upper-Midsca le 67.3 42.5 (36.8) 115.36 101.97 (11.6) 77.62 43.37 (44.1) (0.5) (37.1)
Mids ca le 58.9 41.4 (29.7) 94.54 83.81 (11.3) 55.68 34.71 (37.6) (1.1) (30.4)
Economy 59.0 47.0 (20.3) 74.26 64.63 (13.0) 43.82 30.40 (30.6) (1.3) (21.4)

Location
Urban 72.9 % 41.4 % (43.2) % $180.91 $142.90 (21.0) % $131.84 $59.16 (55.1) % (9.1) % (48.3) %
Suburban 66.8 45.2 (32.3) 111.47 93.13 (16.5) 74.42 42.08 (43.5) (1.5) (33.3)
Ai rport 74.9 46.0 (38.6) 120.90 103.17 (14.7) 90.58 47.44 (47.6) (1.6) (39.6)
Interstate 57.0 40.8 (28.5) 86.59 77.26 (10.8) 49.37 31.51 (36.2) 0.4 (28.2)
Res ort 71.4 45.8 (35.9) 188.52 184.17 (2.3) 134.64 84.28 (37.4) (16.2) (46.3)
Smal l  Town 56.2 39.5 (29.6) 102.35 89.75 (12.3) 57.48 35.49 (38.3) (0.8) (30.1)

Chain Sca le
Luxury 74.0 % 41.2 % (44.3) % $345.27 $347.55 0.7 % $255.41 $143.10 (44.0) % (26.0) % (58.8) %
Upper-Ups ca le 74.5 39.0 (47.7) 191.08 175.88 (8.0) 142.28 68.53 (51.8) (14.5) (55.3)
Ups ca le 72.8 42.6 (41.5) 143.31 125.44 (12.5) 104.32 53.38 (48.8) (1.1) (42.2)
Upper-Midsca le 67.4 42.5 (37.0) 112.73 99.50 (11.7) 76.00 42.29 (44.4) 0.7 (36.5)
Mids ca le 57.7 41.1 (28.7) 85.89 76.89 (10.5) 49.53 31.64 (36.1) 1.1 (27.8)
Economy 58.3 48.6 (16.7) 63.02 56.99 (9.6) 36.73 27.67 (24.7) 0.1 (16.7)
Independents 62.8 43.3 (31.1) 130.50 110.15 (15.6) 81.94 47.67 (41.8) (6.8) (35.7)

 

Rms. 
Avail.

Rms. 
Sold20192019 2020

Source: STR - June 2020 Lodging Review

2019 20202020
% 

Change
% 

Change
% 

Change

Occupancy - YTD June Average Rate - YTD June RevPAR - YTD June Percent Change
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FIGURE 5-3 NATIONAL OCCUPANCY AND ADR TRENDS – CALENDAR-YEAR DATA 

United Sta tes 66.1 % 66.1 % 0.0 % $129.97 $131.21 1.0 % $85.91 $86.73 0.8 % 2.0 % 2.0 %

Region
New England 65.8 % 65.0 % (1.1) % $158.93 $159.91 0.6 % $104.56 $104.00 (5.0) % 1.6 % 0.5 %
Middle Atlantic 69.7 69.1 (0.9) 166.57 166.33 (0.1) 116.10 114.91 (1.0) 2.5 1.6
South Atlantic 67.9 67.6 (0.4) 126.38 128.40 1.6 85.76 86.81 1.2 2.0 1.7
E. North Centra l 61.5 61.2 (0.6) 112.57 112.69 0.1 69.28 68.96 (0.5) 2.0 1.5
E. South Centra l 61.9 62.6 1.1 100.91 103.45 2.5 62.44 64.71 3.6 2.8 3.9
W. North Centra l 57.7 58.5 1.2 99.03 99.26 0.2 57.18 58.02 1.5 2.0 3.3
W. South Centra l 62.7 62.7 0.1 102.56 101.88 (0.7) 64.26 63.92 (0.5) 2.6 2.7
Mountain 66.2 66.9 1.0 119.09 122.23 2.6 78.86 81.76 3.7 1.2 2.2
Pacifi c 73.8 73.7 (0.1) 168.77 171.42 1.6 124.52 126.36 1.5 1.6 1.5

Class
Luxury 71.1 % 71.2 % 0.1 % $298.12 $301.60 1.2 % $211.97 $214.60 1.2 % 2.7 % 2.8 %
Upper-Upscale 72.9 72.6 (0.4) 186.47 188.71 1.2 135.96 137.40 0.8 2.2 1.8
Upscale 71.8 71.5 (0.4) 143.22 143.92 0.5 102.86 102.93 0.1 3.7 3.3
Upper-Midscale 67.8 67.6 (0.3) 115.40 115.93 0.5 78.21 78.34 0.2 3.6 3.3
Midscale 59.9 59.6 (0.4) 95.68 95.94 0.3 57.31 57.22 (0.2) 1.2 0.7
Economy 59.2 59.4 0.5 73.96 74.24 0.4 43.75 44.13 0.9 (0.3) 0.2

Location
Urban 73.4 % 73.1 % (0.4) % $183.22 $183.71 0.3 % $134.52 $134.36 (0.1) % 3.2 % 2.8 %
Suburban 66.9 66.8 (0.2) 110.56 111.23 0.5 74.07 74.32 0.3 2.3 2.1
Ai rport 73.7 73.8 0.1 118.33 119.19 0.7 87.21 87.91 0.8 2.2 2.2
Intersta te 57.9 58.0 0.1 87.01 87.79 0.9 50.41 50.90 1.0 1.7 1.8
Resort 70.2 70.1 (0.1) 178.81 182.96 2.3 125.51 128.29 2.2 1.2 1.1
Smal l  Town 57.7 58.0 0.4 105.16 106.72 1.5 60.73 61.90 1.9 1.2 1.6

Chain Sca le
Luxury 74.5 % 73.9 % (0.9) % $336.12 $343.44 2.2 % $250.47 $253.02 1.3 % 0.5 % (0.3) %
Upper-Upscale 74.2 73.9 (0.5) 187.10 189.74 1.4 138.91 142.84 0.9 1.9 1.4
Upscale 73.2 72.6 (0.8) 142.14 142.58 0.3 103.98 105.75 (0.5) 4.9 4.0
Upper-Midscale 67.9 67.6 (0.5) 112.72 113.03 0.3 76.52 78.34 (0.2) 3.4 2.9
Midscale 58.6 58.2 (0.7) 86.94 86.56 (0.4) 50.95 51.84 (1.1) 2.8 2.1
Economy 58.5 58.8 0.5 63.85 63.68 (0.3) 37.36 38.33 0.2 (1.2) (0.7)
Independents 63.2 63.6 0.7 130.21 130.24 1.6 82.27 85.44 2.2 1.2 1.9 

2019

RevPAR
% 

Change
Rms. 
Avail.

Rms. 
Sold

Percent Change
% 

Change

Occupancy Average Rate

2019
% 

Change2018 20182018 2019

Source: STR - December 2019 Lodging Review  
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Following the significant RevPAR decline experienced during the last recession, 
demand growth resumed in 2010, led by select markets that had recorded growth 
trends in the fourth quarter of 2009. A return of business travel and some group 
activity contributed to these positive trends. The resurgence in demand was partly 
fueled by the significant price discounts that were widely available in the first half 
of 2010. These discounting policies were largely phased out in the latter half of the 
year, balancing much of the early rate loss. Demand growth remained strong, but 
decelerated from 2011 through 2013, increasing at rates of 4.7%, 2.8%, and 2.0%, 
respectively. Demand growth then surged to 4.0% in 2014, driven by a strong 
economy, a robust oil and gas sector, and limited new supply, among other factors. 
By 2014, occupancy had surpassed the 64% mark. Average rate (ADR) rebounded 
similarly during that time, bracketing 4.0% annual gains from 2011 through 2014. 
In 2015, demand growth continued to outpace supply growth, a relationship that 
has been in place since 2010. With a 2.9% increase in room nights, the nation's 
occupancy level reached a record high of 65.4% in 2015. Supply growth intensified 
modestly in 2015 (at 1.1%), following annual supply growth levels of 0.7% and 0.9% 
in 2013 and 2014, respectively. ADR posted another strong year of growth, at 4.7% 
in 2015, in pace with the annual growth of the last four years. Robust job growth, 
heightened group and leisure travel, and waning price sensitivity all contributed to 
the gains. In 2016, occupancy showed virtually no change, as demand growth kept 
pace with supply additions. Occupancy then moved even higher, reaching 65.9% in 
2017 and surpassing 66% in 2018 and 2019. ADR increased 2.1%, 2.4%, and 1.0% 
in 2017, 2018, and 2019, respectively. 
In December 2019, a novel coronavirus known as SARS-CoV-2 was first identified in 
China, causing outbreaks of the COVID-19 disease that has since spread to the 
majority of countries worldwide. The first reported case in the U.S. occurred in the 
state of Washington on January 21, 2020, from an individual that had traveled to 
Wuhan, China. Additional cases arose in late January and February, mostly involving 
individuals that had also traveled to the infected regions in Asia. On January 31, 
2020, the Secretary of Health and Human Services (HHS) declared COVID-19 a 
public health emergency; at that point, the United States restricted entry from 
travelers that had visited China in the last 14 days. By late February, additional cases 
involving evidence of community transmission appeared in the states of 
Washington and California. In late February and early March, the worldwide stock 
markets declined notably, with the Dow Jones Industrial Average declining 10% the 
week of February 28. By mid-March, the Dow had declined by 30% from the prior 
peak. Oil prices also fell significantly in early March (most notably on March 9), 
declining to under $30 per barrel. 
The World Health Organization (WHO) officially declared COVID-19 a global 
pandemic on March 11, 2020, as the spread of the disease continued to increase 
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across the world. At that time, travel restrictions for entry into the U.S. were 
implemented for 26 countries in the Schengen Area of Europe. On March 13, the 
President of the United States declared the COVID-19 outbreak a national 
emergency. By mid-to-late March, the number of cases started to grow 
exponentially within all 50 states, in addition to other countries around the world. 
The pandemic has led to global economic disruptions, as cities and countries have 
slowed the spread of the disease by implementing lockdowns and social-distancing 
measures. In terms of the hospitality industry, travel restrictions and cancellations 
of events and conferences have resulted in a sharp drop in lodging demand. 
The year-to-date data through June 2020 reflect the onset and spread of the COVID-
19 pandemic. Occupancy declined substantially, while ADR declined by roughly 
$22.00, resulting in a RevPAR loss of 45.5% when compared to the same period in 
2019. In an effort to further understand the nature and degree of the impact thus 
far, we have reviewed the following weekly data for the U.S. lodging industry, as 
published by STR. As illustrated, both occupancy and ADR began to decline 
significantly during the week of March 7, 2020, resulting in a double-digit RevPAR 
decrease. The pace of decline accelerated through March and early April, with 
national occupancy reaching a nadir of 21%, and RevPAR declining roughly 84% for 
the week ending April 11, 2020. Modest improvements began in late April and 
continued through May and June, as stay-at-home orders and travel restrictions 
were relaxed. However, with this relaxation, the number of cases once again begun 
to increase in many areas; moreover, the number of cases nationwide reached a 
historic high. As a result, the near-term outlook is uncertain, and occupancy and 
ADR are anticipated to remain well below 2019 levels through the balance of the 
year. The expectation of recovery over the long term remains, as recent travel 
activity demonstrates that many Americans are eager to travel (as conditions 
permit).  
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FIGURE 5-4 NATIONAL OCCUPANCY AND ADR TRENDS – WEEKLY DATA 

2020 2019 % Chg 2020 2019 % Chg 2020 2019 % Chg

1/11 51.7% 53.4% -3.2% $120.43 $126.41 -4.7% $62.30 $67.52 -7.7%
1/18 58.9% 58.3% 1.0% 130.99 124.45 5.3% 77.16 72.54 6.4%
1/25 57.8% 57.9% -0.2% 125.00 124.33 0.5% 72.24 72.01 0.3%

2/1 57.6% 56.6% 1.8% 127.94 125.18 2.2% 73.73 70.90 4.0%
2/8 59.0% 59.9% -1.5% 128.75 126.89 1.5% 75.98 75.98 0.0%

2/15 63.6% 63.5% 0.2% 133.55 132.32 0.9% 85.00 84.03 1.2%
2/22 63.2% 64.6% -2.2% 130.55 126.62 3.1% 82.55 83.74 -1.4%
2/29 64.1% 65.3% -1.8% 129.67 127.64 1.6% 83.16 83.30 -0.2%

3/7 61.8% 66.6% -7.2% 126.01 132.12 -4.6% 77.82 88.03 -11.6%
3/14 53.0% 70.1% -24.4% 120.30 134.67 -10.7% 63.74 94.40 -32.5%
3/21 30.3% 69.5% -56.4% 93.41 133.76 -30.2% 28.32 92.92 -69.5%
3/28 22.6% 69.4% -67.4% 79.92 131.92 -39.4% 18.05 91.52 -80.3%

4/4 21.6% 68.5% -68.5% 76.51 130.82 -41.5% 16.50 89.67 -81.6%
4/11 21.0% 69.7% -69.9% 74.18 136.34 -45.6% 15.61 95.10 -83.6%
4/18 23.4% 65.6% -64.3% 74.53 128.95 -42.2% 17.43 84.62 -79.4%
4/25 26.0% 68.8% -62.2% 73.61 128.82 -42.9% 19.13 88.56 -78.4%

5/2 28.6% 69.0% -58.6% 74.72 133.51 -44.0% 21.39 92.13 -76.8%
5/9 30.1% 68.1% -55.8% 76.35 131.80 -42.1% 22.95 89.79 -74.4%

5/16 32.4% 70.7% -54.2% 77.55 134.55 -42.4% 25.12 95.07 -73.6%
5/23 35.4% 71.1% -50.2% 80.92 134.09 -39.7% 28.67 95.29 -69.9%
5/30 36.6% 64.4% -43.2% 82.94 124.38 -33.3% 30.34 80.15 -62.1%

6/6 39.3% 71.9% -45.3% 85.01 132.70 -35.9% 33.43 95.44 -65.0%
6/13 41.7% 73.6% -43.3% 89.09 134.84 -33.9% 37.15 99.27 -62.6%
6/20 43.9% 75.4% -41.8% 92.20 135.07 -31.7% 40.48 101.86 -60.3%
6/27 46.2% 75.4% -38.7% 95.37 134.25 -29.0% 44.03 101.16 -56.5%

7/4 45.6% 65.3% -30.2% 101.36 128.12 -20.9% 46.21 83.66 -44.8%
7/11 45.9% 74.1% -38.1% 97.33 132.90 -26.8% 44.67 98.43 -54.6%
7/18 47.5% 77.8% -38.9% 98.56 136.96 -28.0% 46.87 106.54 -56.0%
7/25 48.1% 77.4% -37.9% 99.24 136.57 -27.3% 47.75 105.76 -54.9%

8/1 48.9% 74.7% -34.5% 100.04 133.92 -25.3% 48.96 100.06 -51.1%
8/8 49.9% 74.1% -32.7% 100.88 134.33 -24.9% 50.37 99.56 -49.4%

Source: STR

Week of: 
Occupancy Average Rate RevPAR

 

While the drop in demand has affected the entire industry, hotels relying on group 
demand and/or air travel have been hit the hardest. Transient-oriented hotels 
relying more on highway travelers and those in drive-to destinations have fared 
better. Extended-stay properties have benefited from occupancy generated by 
pandemic-related demand, including medical and other essential workers. In 
response to these trends, numerous hotels in markets across the nation initially 
ceased operations; many of these have since reopened, while others are waiting 
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until demand recovers more substantially. As travel restrictions and shelter-in-
place regulations have been relaxed, occupancy has improved from the lows 
registered in the second quarter; however, occupancy and ADR are anticipated to 
remain substantially below 2019 levels through the remainder of 2020. 
Furthermore, recent increases in infection rates may result in new restrictions, 
which could reverse the most recent trends. A significant rebound is anticipated in 
2021, as regulatory constraints are expected to be lifted and as social-distancing 
measures ease, with consumers returning to previous travel patterns; a widely 
available vaccine would influence and accelerate these trends. The recovery is 
anticipated to continue in 2022 and 2023, with national RevPAR expected to return 
to 2019 levels by 2024. 
The subject property is located in the greater Contra Costa County lodging market, 
which encompasses nearly 67 lodging facilities totaling roughly 6,300 guestrooms. 
Within this greater market, the subject hotel competes with a smaller set of hotels 
based on proximity, price point, age, and product type, among other factors. The 
subject hotel competes with three hotels on a primary level. We have considered an 
additional two hotels as being secondarily competitive due to differences in price 
point and amenity offering. 
As noted previously, STR is an independent research firm that compiles and 
publishes data on the lodging industry, routinely used by typical hotel buyers. HVS 
has ordered and analyzed an STR Trend Report of historical supply and demand 
data for the subject property and its competitors. This information is presented in 
the following table, along with the market-wide occupancy, average rate, and rooms 
revenue per available room (RevPAR). RevPAR is calculated by multiplying 
occupancy by average rate and provides an indication of how well rooms revenue is 
being maximized. 

Definition of Subject 
Hotel Market 

Historical Supply  
and Demand Data 
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FIGURE 5-5 HISTORICAL SUPPLY AND DEMAND TRENDS (STR) 

Year
Average Daily 
Room Count

Available 
Room Nights Change

Occupied 
Room Nights Change Occupancy

Average 
Rate Change RevPAR Change

2007 536 195,640 — 128,769 — 65.8 % $66.87 — $44.01 — 
2008 536 195,640 0.0 120,169 (6.7) 61.4 69.20 3.5 42.50 (3.4)
2009 623 227,370 16.2 % 111,682 (7.1) % 49.1 70.07 1.3 % 34.42 (19.0) %
2010 632 230,588 1.4 121,442 8.7 52.7 63.03 (10.0) 33.20 (3.5)
2011 631 230,315 (0.1) 133,106 9.6 57.8 66.04 4.8 38.17 15.0
2012 631 230,315 0.0 143,523 7.8 62.3 70.27 6.4 43.79 14.7
2013 631 230,315 0.0 149,951 4.5 65.1 73.15 4.1 47.63 8.8
2014 631 230,315 0.0 161,086 7.4 69.9 76.11 4.0 53.23 11.8
2015 632 230,621 0.1 173,263 7.6 75.1 85.92 12.9 64.55 21.3
2016 631 230,315 (0.1) 166,059 (4.2) 72.1 93.85 9.2 67.67 4.8
2017 631 230,315 0.0 170,031 2.4 73.8 98.02 4.4 72.36 6.9
2018 631 230,408 0.0 174,030 2.4 75.5 101.89 4.0 76.96 6.4
2019 634 231,410 0.4 175,630 0.9 75.9 103.47 1.5 78.53 2.0

2019/20 634 231,410 0.0 174,584 (0.6) 75.4 97.68 (5.6) 73.69 (6.2)

Year-to-Date Through July
2019 634 134,408 — 97,767 — 72.7 % $103.23 — $75.09 — 
2020 634 134,408 0.0 % 96,721 (1.1) % 72.0 92.77 (10.1) % 66.76 (11.1) %

Average Annual  Compounded Change:
2010 - 2013 (0.0) % 7.3 % 5.1 % 12.8 %
2013 - 2019 0.1 2.7 5.9 8.7

Competitive Number
Hotels Included in Sample Class Status of Rooms

Motel  6 Pi ttsburg Economy Class Subject Property 174 May 1980 May 1980
Comfort Inn Antioch Upper Midscale Class Primary 119 Dec 2018 May 1986
Best Western Heri tage Inn Midscale Class Primary 121 Jan 1987 Jan 1987
Best Western Plus  Delta  Inn & Sui tes Upper Midscale Class Secondary 80 Jan 2016 Jun 2003
Days  Inn & Suites  Antioch Economy Class Primary 45 Sep 2010 Dec 2006
Hampton by Hi l ton Inn & Suites  Pi tts burg Upper Midscale Class Secondary 95 Feb 2009 Feb 2009

Total 634

Source: STR

Year Year
Affiliated Opened
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FIGURE 5-6 HISTORICAL SUPPLY AND DEMAND TRENDS (MONTHLY) 

2018  2019 2020

Month OCC ADR RevPAR OCC ADR RevPAR OCC ADR RevPAR Demand Supply ADR RevPAR

January 63.1 % $92.88 $58.61 56.1 % $100.30 $56.26 61.9 % 96.18 $59.58 10.4 % -100.0 % -4.1 % 5.9 %
February 69.8 96.31 67.24 56.6 102.82 58.21 70.9 97.78 69.29 25.2 -100.0 -4.9 19.0
March 72.3 97.45 70.50 68.1 99.81 67.93 58.4 95.49 55.75 -14.2 -100.0 -4.3 -17.9
Apri l 74.9 98.98 74.10 72.8 99.84 72.70 61.0 91.95 56.09 -16.2 -100.0 -7.9 -22.8
May 84.1 100.47 84.50 77.6 105.51 81.88 75.9 89.40 67.90 -2.1 -100.0 -15.3 -17.1
June 86.3 105.63 91.17 89.2 105.81 94.33 86.6 90.12 78.08 -2.8 -100.0 -14.8 -17.2
Jul y 81.2 105.78 85.95 87.8 106.15 93.21 88.9 90.93 80.88 1.3 -100.0 -14.3 -13.2
August 80.5 107.88 86.82 88.0 107.89 94.95 — — — — — — — 
September 75.4 107.47 81.04 85.2 106.65 90.82 — — — — — — — 
October 78.9 107.68 84.96 82.6 103.89 85.79 — — — — — — — 
November 75.8 102.21 77.45 77.5 101.26 78.45 — — — — — — — 
December 63.9 95.29 60.86 68.2 97.59 66.55 — — — — — — — 

Annual 75.5 % $101.89 $76.96 75.9 % $103.47 $78.53 — — — — % — % — % — %

Year-to-Date 
Through July

76.0 % $100.08 $76.07 72.7 % $103.23 $75.09 72.0 % $92.77 $66.76 -1.1 % 0.0 % -10.1 % -11.1 %

Source: STR

Percent Change 2019 to 2020
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It is important to note some limitations of the STR data. Hotels are occasionally 
added to or removed from the sample; furthermore, not every property reports data 
in a consistent and timely manner. These factors can influence the overall quality of 
the information by skewing the results, and these inconsistencies may also cause 
the STR data to differ from the results of our competitive survey. Nonetheless, STR 
data provide the best indication of aggregate growth or decline in existing supply 
and demand; thus, these trends have been considered in our analysis. Opening 
dates, as available, are presented for each reporting hotel in the previous table.   
The STR data for the competitive set reflect a market-wide occupancy level of 75.9% 
in 2019, which compares to 75.5% for 2018. The STR data for the competitive set 
reflect a market-wide ADR level of $103.47 in 2019, which compares to $101.89 for 
2018. These occupancy and ADR trends resulted in a RevPAR level of $78.53 in 
2019. 
During the illustrated historical period for this selected set of competitive hotels, 
occupancy first decreased in 2009 while average rates increased slightly due to the 
opening of the Hampton by Hilton Inn & Suites Pittsburg in February 2009. The 
following year, average rates declined as hotels in the market lowered rates in an 
attempt to regain occupancy levels following the national recession. From 2011 
through 2015, both occupancy and average rates increased year-over-year due to 
the growing economy in the greater Contra Costa County region and the lack of new 
supply. Occupancy decreased while average rates continued to increase due to the 
renovation and repositioning of the Best Western Plus Delta Inn & Suites in January 
2016. Thereafter, both occupancy and average rates grew year-over-year from 2017 
through year-end 2019 due to the increase in the number of construction projects 
and the overall continued growth of the greater Bay Area. Year-to-date data 
illustrate a relatively stable occupancy but over a 10% decline in average rate. The 
COVID-19 pandemic, resulting in decreased business activity, inclusive of the 
hospitality and manufacturing industries, began to significantly impact the local 
market in March 2020 when occupancy decreased by 14.2%. However, we note that 
the subject property began contracting rooms to the county to house the homeless 
on May 11. Because the subject property was 100% occupied at discounted rates, 
this contributed to an overall increase in marketwide occupancy levels and decrease 
in average rates beginning in May 2020, as illustrated in the STR data. Furthermore, 
we note that the outlook for the market is highly uncertain, as the full impact of the 
virus has yet to be realized.  
Monthly occupancy and ADR trends are presented in the following tables. Seasonality 
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FIGURE 5-7 MONTHLY OCCUPANCY TRENDS 

Month 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

January 58.8 % 45.5 % 45.8 % 48.5 % 57.5 % 59.3 % 63.5 % 67.5 % 66.8 % 65.4 % 63.1 % 56.1 % 61.9 %
February 69.2 38.8 44.6 52.8 62.9 65.0 70.1 72.5 72.2 71.7 69.8 56.6 70.9
March 72.5 43.8 49.0 53.5 62.6 70.1 63.8 71.7 67.7 69.8 72.3 68.1 58.4
Apri l 70.2 46.0 52.1 59.2 53.9 68.0 62.3 73.3 71.5 72.3 74.9 72.8 61.0
May 64.4 53.0 53.3 63.7 58.7 65.6 70.2 75.0 74.5 82.6 84.1 77.6 75.9
June 66.4 53.6 57.9 65.5 69.6 69.9 73.9 79.5 77.0 82.6 86.3 89.2 86.6
July 65.1 54.9 54.4 61.8 65.1 70.0 75.0 77.7 70.9 82.7 81.2 87.8 88.9
August 67.0 53.6 55.7 61.2 67.7 72.0 79.1 82.4 74.4 77.0 80.5 88.0 — 
September 61.9 57.5 59.0 60.6 68.2 67.1 75.1 80.3 76.4 75.2 75.4 85.2 — 
October 54.9 52.5 58.3 59.2 67.5 62.5 81.1 80.5 80.0 76.5 78.9 82.6 — 
November 46.4 42.6 49.4 53.1 60.4 59.4 66.2 71.3 71.2 67.1 75.8 77.5 — 
December 40.8 46.2 51.9 54.1 53.9 52.5 59.0 69.6 62.6 62.8 63.9 68.2 — 

Annual Occupancy 61.4 % 49.1 % 52.7 % 57.8 % 62.3 % 65.1 % 69.9 % 75.1 % 72.1 % 73.8 % 75.5 % 75.9 % — 

Year-to-Date 66.6 % 48.1 % 51.1 % 57.9 % 61.4 % 66.8 % 68.4 % 73.9 % 71.5 % 75.3 % 76.0 % 72.7 % 72.0 %

Source: STR  

FIGURE 5-8 MONTHLY ADR TRENDS 

Month 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

Janua ry $65.49 $66.50 $62.02 $63.06 $67.75 $67.20 $70.91 $74.27 $82.84 $88.69 $92.88 $100.30 $96.18
Februa ry 65.47 69.61 61.32 63.99 68.68 68.53 72.62 78.03 89.98 89.03 96.31 102.82 97.78
March 66.25 74.00 60.86 63.10 70.01 71.49 72.92 81.50 90.70 97.25 97.45 99.81 95.49
Apri l 67.92 74.43 62.42 62.68 67.78 74.84 74.26 82.65 91.97 96.88 98.98 99.84 91.95
May 68.78 69.94 62.18 65.39 69.40 73.35 76.62 82.94 95.90 96.28 100.47 105.51 89.40
June 71.64 72.15 63.28 66.56 71.43 73.83 77.76 84.83 101.18 100.85 105.63 105.81 90.12
July 72.26 72.16 62.18 66.96 72.08 73.63 77.20 84.94 100.27 102.61 105.78 106.15 90.93
August 72.41 72.58 62.53 68.35 73.01 76.61 79.08 93.35 98.37 104.13 107.88 107.89 — 
September 72.68 72.34 67.21 69.15 70.58 75.81 78.26 94.01 95.26 100.26 107.47 106.65 — 
October 71.97 65.64 65.13 68.54 71.63 76.04 77.64 97.14 95.99 101.99 107.68 103.89 — 
November 68.37 62.70 63.77 68.88 69.74 73.70 78.12 91.61 91.66 99.97 102.21 101.26 — 
December 66.33 66.80 62.30 64.65 69.77 71.38 75.90 81.52 89.29 94.85 95.29 97.59 — 

Annual Average Rate $69.20 $70.07 $63.03 $66.04 $70.27 $73.15 $76.11 $85.92 $93.85 $98.02 $101.89 $103.47 — 

Year-to-Date $68.27 $71.40 $62.09 $64.67 $69.71 $71.97 $74.76 $81.50 $93.49 $96.34 $100.08 $103.23 $92.77

Source: STR  
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FIGURE 5-9 SEASONALITY 

2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020

High Season - June, July, August, September, October        
Occupancy 63.1 % 54.4 % 57.0 % 61.7 % 67.6 % 68.3 % 76.9 % 80.1 % 75.8 % 78.8 % 80.5 % 86.5 % 87.8 %
Average Rate $72.19 $71.01 $64.10 $67.89 $71.75 $75.17 $77.99 $90.93 $98.17 $101.99 $106.86 $106.10 $90.54
RevPAR 45.52 38.64 36.57 41.86 48.51 51.35 59.95 72.82 74.37 80.39 85.99 91.81 79.50

Shoulder Season - March, April, May          
Occupancy 69.0 % 47.6 % 51.5 % 58.8 % 58.4 % 67.9 % 65.4 % 73.4 % 71.2 % 74.9 % 77.1 % 72.8 % 65.2 %
Average Rate $67.60 $72.61 $61.83 $63.80 $69.14 $73.19 $74.67 $82.37 $92.95 $96.77 $99.04 $101.87 $92.02
RevPAR 46.68 34.55 31.83 37.51 40.40 49.68 48.87 60.43 66.21 72.51 76.39 74.18 59.96

Low Season - January, February, November, December         
Occupancy 53.5 % 43.3 % 48.0 % 52.1 % 58.5 % 58.9 % 64.6 % 70.2 % 68.1 % 66.6 % 68.0 % 64.7 % 66.2 %
Average Rate $66.28 $66.29 $62.40 $65.19 $68.97 $70.14 $74.37 $81.44 $88.44 $93.11 $96.88 $100.36 $96.99
RevPAR 35.46 28.71 29.94 33.96 40.38 41.31 48.01 57.14 60.23 62.02 65.91 64.92 64.19

Source: STR  
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The illustrated monthly occupancy and ADR patterns reflect important seasonal 
characteristics. We have reviewed these trends in developing our forthcoming 
forecast of market-wide demand and average rate.  
A review of the trends in occupancy and average rate by day of the week provides 
some insight into the impact that the current economic conditions have had on the 
competitive lodging market. The data, as provided by STR, are illustrated in the 
following table(s). 
  

Patterns of Demand 
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FIGURE 5-10 OCCUPANCY BY DAY OF WEEK (TRAILING 12 MONTHS) 

Month Sunday Monday Tuesday Wednesday Thursday Friday Saturday Total Month

Aug - 19 73.9 % 88.5 % 89.9 % 91.1 % 87.8 % 88.4 % 94.7 % 88.0 %
Sep - 19 69.2 81.0 90.5 89.9 85.9 89.7 94.8 85.2
Oct - 19 66.4 81.4 87.6 85.2 79.1 82.8 94.6 82.6
Nov - 19 62.1 77.5 83.9 84.1 78.0 76.7 79.7 77.5
Dec - 19 55.4 65.0 75.5 74.1 67.7 69.6 72.3 68.2
Ja n - 20 50.0 61.8 69.2 64.1 61.0 62.6 64.4 61.9
Feb - 20 57.2 69.6 75.7 75.2 68.2 75.1 74.2 70.9
Ma r - 20 51.6 58.8 59.8 62.4 58.0 58.3 61.0 58.4
Apr - 20 56.9 62.6 62.6 61.7 61.1 60.8 61.0 61.0
Ma y - 20 72.4 74.1 76.6 76.9 76.3 77.7 77.6 75.9
Jun - 20 82.8 86.2 87.2 87.2 87.6 86.9 88.6 86.6
Jul  - 20 83.4 89.6 91.8 89.7 88.8 89.2 89.9 88.9

Average 64.9 % 74.5 % 79.1 % 78.2 % 75.0 % 76.7 % 79.6 % 75.4 %

Source: STR  

FIGURE 5-11 AVERAGE RATE BY DAY OF WEEK (TRAILING 12 MONTHS) 

Month Sunday Monday Tuesday Wednesday Thursday Friday Saturday Total Month

Aug - 19 $98.03 $105.30 $111.38 $112.21 $106.44 $108.47 $110.84 $107.89
Sep - 19 97.72 103.60 108.91 111.31 103.29 109.84 111.48 106.65
Oct - 19 97.64 102.49 106.29 105.41 99.64 103.34 109.91 103.89
Nov - 19 94.63 103.30 106.49 109.13 102.68 95.62 97.08 101.26
Dec - 19 92.12 98.30 102.90 102.71 95.66 93.71 95.39 97.59
Jan - 20 90.64 98.18 101.33 100.24 95.81 92.27 93.16 96.18
Feb - 20 92.30 98.55 101.75 102.32 96.71 96.19 95.72 97.78
Mar - 20 92.04 96.75 98.43 98.69 95.14 92.86 93.60 95.49
Apr - 20 91.44 91.80 92.83 92.62 91.57 91.25 92.00 91.95
May - 20 89.48 88.47 89.39 89.37 89.52 89.04 90.35 89.40
Jun - 20 87.30 89.91 90.05 91.07 90.46 90.64 91.37 90.12
Jul  - 20 87.91 91.02 91.72 90.78 90.62 91.50 92.66 90.93

Average $92.53 $97.36 $100.32 $100.57 $96.70 $96.63 $98.67 $97.68

Source: STR  
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FIGURE 5-12 OCCUPANCY, AVERAGE RATE, AND REVPAR BY DAY OF WEEK (MULTIPLE YEARS) 

Occupancy (%)

Aug 17 - Jul  18 62.7 % 73.9 % 78.2 % 78.3 % 72.2 % 75.2 % 79.1 % 74.2 %
Aug 18 - Jul  19 60.9 73.1 77.9 76.9 72.7 74.2 79.7 73.6
Aug 19 - Jul  20 64.9 74.5 79.1 78.2 75.0 76.7 79.6 75.4

Change (Occupancy Points)
FY 18 - FY 19 (1.8) (0.8) (0.3) (1.4) 0.5 (1.0) 0.6 (0.6)
FY 19 - FY 20 4.0 1.5 1.2 1.3 2.3 2.6 (0.1) 1.8

ADR ($)

Aug 17 - Jul  18 $92.92 $99.41 $104.77 $104.65 $97.83 $99.22 $101.02 $100.23
Aug 18 - Jul  19 96.10 102.56 109.19 108.11 101.41 102.68 104.21 103.75
Aug 19 - Jul  20 92.53 97.36 100.32 100.57 96.70 96.63 98.67 97.68

Change (Dollars)
FY 18 - FY 19 $3.18 $3.15 $4.42 $3.46 $3.58 $3.46 $3.19 $3.52
FY 19 - FY 20 (3.57) (5.20) (8.86) (7.53) (4.71) (6.05) (5.54) (6.07)

Change (Percent)
FY 18 - FY 19 3.4 % 3.2 % 4.2 % 3.3 % 3.7 % 3.5 % 3.2 % 3.5 %
FY 19 - FY 20 (3.7) (5.1) (8.1) (7.0) (4.6) (5.9) (5.3) (5.9)

RevPAR ($)

Aug 17 - Jul  18 $58.27 $73.42 $81.93 $81.92 $70.61 $74.58 $79.87 $74.39
Aug 18 - Jul  19 58.56 74.95 85.04 83.13 73.73 76.14 83.03 76.39
Aug 19 - Jul  20 60.05 72.57 79.32 78.68 72.57 74.14 78.52 73.69

Change (Dollars)
FY 18 - FY 19 $0.29 $1.53 $3.11 $1.21 $3.13 $1.55 $3.15 $1.99
FY 19 - FY 20 1.49 (2.38) (5.72) (4.45) (1.17) (2.00) (4.50) (2.70)

Change (Percent)
FY 18 - FY 19 0.5 % 2.1 % 3.8 % 1.5 % 4.4 % 2.1 % 3.9 % 2.7 %
FY 19 - FY 20 2.5 (3.2) (6.7) (5.3) (1.6) (2.6) (5.4) (3.5)

Source: STR

Total Year

Sunday Monday Tuesday Total YearWednesday Thursday Friday Saturday

Thursday Friday Saturday

Total YearSaturdayThursday FridaySunday Monday Tuesday Wednesday

Sunday Monday Tuesday Wednesday

 

In most markets, business travel, including individual commercial travelers and 
corporate groups, is the predominant source of demand on Monday through 
Thursday nights. Leisure travelers and non-business-related groups generate a 
majority of demand on Friday and Saturday nights. 
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Based on an evaluation of the occupancy, rate structure, market orientation, chain 
affiliation, location, facilities, amenities, reputation, and quality of each area hotel, 
as well as the comments of management representatives, we have identified several 
properties that are considered primarily competitive with the subject property. If 
applicable, additional lodging facilities may be judged only secondarily competitive; 
although the facilities, rate structures, or market orientations of these hotels 
prevent their inclusion among the primary competitive supply, they do compete 
with the subject property to some extent.  
The following table summarizes the important operating characteristics of the 
primary competitors and the aggregate secondary competitors. This information 
was compiled from personal interviews, inspections, online resources, and our in-
house database of operating and hotel facility data. 
 

SUPPLY 

Primary Competitors 
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FIGURE 5-13 PRIMARY COMPETITORS – OPERATING PERFORMANCE 

Est. Segmentation  Estimated 2018 Estimated 2019

Property  Occ. RevPAR Occ.
Occupancy 
Penetration Yield Penetration

Motel  6 Pi ttsburg 174 50 % 40 % 10 % 174 79.8 % $78.32 $62.50 174 78.6 % $81.23 $63.85 104.5 % 83.5 %

Comfort Inn Antioch 119 65 30 5 116 55 - 60 75 - 80 45 - 50 119 55 - 60 80 - 85 45 - 50 75 - 80 60 - 65

Best Western Heri tage Inn 121 60 35 5 121 70 - 75 110 - 115 75 - 80 121 70 - 75 110 - 115 75 - 80 90 - 95 100 - 110

Days  Inn & Sui tes  Antioch 45 60 35 5 45 70 - 75 85 - 90 60 - 65 45 70 - 75 85 - 90 60 - 65 95 - 100 80 - 85

Sub-Totals/Averages 459 57 % 36 % 7 % 456 71.6 % $87.32 $62.53 459 71.7 % $89.88 $64.43 95.3 % 84.3 %

Secondary Competi tors 175 57 % 36 % 8 % 140 86.3 % $133.40 $115.18 140 86.8 % $133.38 $115.77 115.4 % 151.5 %

Totals/Averages 634 57 % 36 % 7 % 596 75.1 % $99.77 $74.89 599 75.2 % $101.61 $76.43 100.0 % 100.0 %

* Specific occupancy and average rate data were utilized in our analysis, but are presented in ranges in the above table for the purposes of confidentiality.
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FIGURE 5-14 PRIMARY COMPETITORS – FACILITY SUMMARY 

Property
Number of 

Rooms
Last Major 

Renovation(s)

Approx. Miles 
To Subject 
Property Food and Beverage Outlets

Indoor Meeting 
Space (SF)

Meeting 
Space per 

Room Facilities & Amenities

Motel  6 Pi tts burg 174 1979 2013      —    None —  
  2101 Loveridge Road

Comfort Inn Anti och 119 1986 2018 1.9 1,200 10.1
  2436 Mahoga ny Wa y

Best Western Heri ta ge Inn 121 1986 2020 1.7 2,900 24.0
  3210 Del ta  Fai r Boulevard

Days  Inn & Suites  Antioch 45 2006 2010 2.1 350 7.8
  1605 Auto Center Drive

Brea kfa st Di ni ng Area Lobby Worksta ti on; Outdoor Swi mming Pool ; Outdoor Whi rlpool ; Fi tness  Center

Brea kfa st Di ni ng Area Lobby Worksta ti on; Guest La undry Room; Outdoor Swi mming Pool

Brea kfa st Di ni ng Area Bus iness  Center; Guest Laundry Area ; Outdoor Swi mming Pool ; Outdoor Whi rl pool ; Fi tness  
Center

Year 
Opened

None Outdoor Swimmi ng Pool , Guest Laundry Area, Vendi ng Area, Outdoor Courtya rds
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The following map illustrates the locations of the subject property and its 
competitors. 

MAP OF COMPETITION 

 

Our survey of the primarily competitive hotels in the local market shows a range of 
lodging types and facilities. Each primary competitor was inspected and evaluated. 
Descriptions of our findings are presented below. 
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PRIMARY COMPETITOR #1 - COMFORT INN ANTIOCH 

 

FIGURE 5-15 ESTIMATED HISTORICAL OPERATING STATISTICS 

Year
Wtd. Annual 
Room Count

Est. 2015 116 65 - 70 % $60 - $65 $40 - $45 85 - 90 % 65 - 70 %
Est. 2016 116 60 - 65 65 - 70 40 - 45 85 - 90 60 - 65
Est. 2017 116 50 - 55 70 - 75 35 - 40 70 - 75 50 - 55
Est. 2018 116 55 - 60 75 - 80 45 - 50 75 - 80 55 - 60
Est. 2019 119 55 - 60 80 - 85 45 - 50 75 - 80 60 - 65

Occupancy Average Rate RevPAR
Occupancy 
Penetration

Yield 
Penetration

 

Previously a Ramada Inn, this property began a complete renovation and 
conversion in 2017. The property reopened as a Comfort Inn on October 2, 2018 
and benefits from its affiliation with Choice Hotels.  Overall, the property appeared 
to be in very good condition, superior to the subject property’s condition. Its 
accessibility is superior to that of the subject hotel, and its visibility is inferior to the 
Motel 6 Pittsburg.  

Comfort Inn Antioch 
2436 Mahogany Way 
Antioch, CA 
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PRIMARY COMPETITOR #2 - BEST WESTERN HERITAGE INN 

 

FIGURE 5-16 ESTIMATED HISTORICAL OPERATING STATISTICS 

Year
Wtd. Annual 
Room Count

Est. 2015 121 65 - 70 % $100 - $105 $65 - $70 90 - 95 % 110 - 120 %
Est. 2016 121 65 - 70 105 - 110 70 - 75 95 - 100 100 - 110
Est. 2017 121 65 - 70 105 - 110 70 - 75 90 - 95 100 - 110
Est. 2018 121 70 - 75 110 - 115 75 - 80 90 - 95 100 - 110
Est. 2019 121 70 - 75 110 - 115 75 - 80 90 - 95 100 - 110

Occupancy Average Rate RevPAR
Occupancy 
Penetration

Yield 
Penetration

 

We note that this property closed in April 2019 due to the COVID-19 pandemic. 
While the hotel remains closed to the public, ownership is renovating the 
guestrooms and contracting rooms to their staff and the construction crew. 
Furthermore, the property is somewhat disadvantaged by its location 
approximately three and one-half mile from the nearest highway.  Overall, the 
property appeared to be in very good condition, superior to the subject property’s 
condition. Its accessibility is superior to that of the subject hotel, and its visibility is 
inferior to the Motel 6 Pittsburg.  

Best Western Heritage 
Inn 
3210 Delta Fair 
Boulevard 
Antioch, CA 
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PRIMARY COMPETITOR #3 - DAYS INN & SUITES ANTIOCH 

 

FIGURE 5-17 ESTIMATED HISTORICAL OPERATING STATISTICS 

Year
Wtd. Annual 
Room Count

Est. 2015 45 70 - 75 % $85 - $90 $60 - $65 95 - 100 % 95 - 100 %
Est. 2016 45 70 - 75 90 - 95 65 - 70 100 - 110 95 - 100
Est. 2017 45 70 - 75 90 - 95 65 - 70 95 - 100 90 - 95
Est. 2018 45 70 - 75 85 - 90 60 - 65 95 - 100 80 - 85
Est. 2019 45 70 - 75 85 - 90 60 - 65 95 - 100 80 - 85

Occupancy Average Rate RevPAR
Occupancy 
Penetration

Yield 
Penetration

 

This property benefits from its interior-corridor design and affiliation with the 
Wyndham Rewards Loyalty Program. However, the property is somewhat 
disadvantaged by the fact that it is not clearly visible from the highway.  Overall, the 
property appeared to be in very good condition, superior to the subject property’s 
condition. Its accessibility is superior to that of the subject hotel, and its visibility is 
inferior to the Motel 6 Pittsburg.  

Days Inn & Suites 
Antioch 
1605 Auto Center Drive 
Antioch, CA 
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We have also reviewed other area lodging facilities to determine whether any may 
compete with the subject hotel on a secondary basis. The room count of each 
secondary competitor has been weighted based on its assumed degree of 
competitiveness with the subject hotel. By assigning degrees of competitiveness, we 
can assess how the subject hotel and its competitors may react to various changes 
in the market, including new supply, changes to demand generators, and 
renovations or franchise changes of existing supply. The following table sets forth 
the pertinent operating characteristics of the secondary competitors. 

Secondary  
Competitors 
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FIGURE 5-18 SECONDARY COMPETITOR(S) – OPERATING PERFORMANCE 

Est. Segmentation  Estimated 2018 Estimated 2019

 

Property
Number of 

Rooms   Occ. Average Rate RevPAR Occ. Average Rate RevPAR

Bes t Wes tern Plus  Delta Inn & 
Suites 80 65 % 30 % 5 % 80 % 64 80 - 85 % $130 - $140 $105 - $110 64 80 - 85 % $130 - $140 $105 - $110

Hampton by Hi l ton Pitts burg 95 50 40 10 80 76 85 - 90 130 - 140 120 - 125 76 85 - 90 130 - 140 120 - 125

   Totals/Averages 175 57 % 36 % 8 % 80 % 140 86.3 % $133.40 $115.18 140 86.8 % $133.38 $115.77

* Specific occupancy and average rate data was utilized in our analysis, but is presented in ranges in the above table for the purposes of confidentiality.
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We have identified two hotels that compete with the subject property on a 
secondary level. The Best Western Plus Delta Inn & Suites competes for similar 
corporate business; however, this hotel features interior corridors and operates at 
a much higher price point. The Hampton Inn & Suites is located across the street 
from the subject property, but offers suite-style guestrooms, features interior 
corridors, and operates at a much higher price point. 
It is important to consider any new hotels that may have an impact on the subject 
property’s operating performance. The hotels that have recently opened, are under 
construction, or are in the stages of early development in the Pittsburg market are 
noted below.  

FIGURE 5-19 AREA DEVELOPMENT ACTIVITY 

Proposed Hotel Name Hotel Product Tier Development Stage Address

Courtyard by Marriott 125 Upsca le Approved TBD Southwes t Corner of Center Drive and Rai l road Avenue

Estimated 
Number of 

Rooms

Expected 
Qtr. & Year 
of Opening

 

A 125-room Courtyard by Marriott in Pittsburg received entitlements in June 2019. 
According to an official with the City of Pittsburg planning department, building 
permits have not been issued for this project, and the developer, StayCal Hotels, is 
hesitant to move forward with the development until the COVID-19 pandemic has 
settled. The proposed hotel is planned for a location on the southwest corner of 
Railroad Avenue and Center Drive, approximately two miles from the subject 
property; however, this hotel is expected to open at a much higher price point and 
target a different customer base. Because of the proposed hotel's select-service 
product type, it has only been considered qualitatively in our positioning of the 
subject hotel's stabilized occupancy level.    
In response to the travel restrictions and the decline in demand associated with the 
COVID-19 pandemic, numerous hotels in markets across the nation initially ceased 
operations; many of these have since reopened, while others are waiting until 
demand recovers more substantially. During these suspensions, hotels are typically 
closing to the public, with the majority of staff furloughed; however, key 
management and maintenance staff are retained to preserve the property and to be 
ready to reopen the hotel quickly when market conditions improve. While hotels in 
the subject market may undergo similar reductions in operations, they are expected 
to reopen in 2020. Our analysis considers the full supply of competitive rooms, 
including any hotels that have temporarily suspended operations. We note that the 
STR data and our analysis reflect the competitive market's adjusted occupancy upon 

Supply Changes 
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the suspension of operations and/or the reopening of select competitive hotels 
within this set.          
While we have taken reasonable steps to investigate proposed hotel projects and 
their status, due to the nature of real estate development, it is impossible to 
determine with certainty every hotel that will be opened in the future or what their 
marketing strategies and effect on the market will be. Depending on the outcome of 
current and future projects, the future operating potential of the subject property 
may be affected. Future improvement in market conditions will raise the risk of 
increased competition. Our forthcoming forecast of stabilized occupancy and 
average rate is intended to reflect such risk. 
We have identified various properties that are competitive to some degree with the 
subject property. We have also investigated potential increases in competitive 
supply in this Pittsburg submarket. The Motel 6 Pittsburg will continue to operate 
in a dynamic market of varying product types and price points. Next, we will present 
our forecast for demand change, using the historical supply data presented as a 
starting point. 
The following table presents the most recent trends for the subject hotel market as 
tracked by HVS. These data pertain to the subject and competitors discussed 
previously in this section; performance results are estimated, rounded for the 
competition, and weighted if there are secondary competitors present. In this 
respect, the information in the table differs from the previously presented STR data 
and is consistent with the supply and demand analysis developed for this appraisal. 

FIGURE 5-20 HISTORICAL MARKET TRENDS 

Year

Est. 2015 160,257 —  217,540 —  73.7 % $84.19 —  $62.02 —  
Est. 2016 155,258 (3.1) % 217,540 0.0 % 71.4 91.67 8.9 % 65.42 5.5 %
Est. 2017 159,353 2.6 217,540 0.0 73.3 96.01 4.7 70.33 7.5
Est. 2018 163,300 2.5 217,540 0.0 75.1 99.77 3.9 74.89 6.5
Est. 2019 164,452 0.7 218,635 0.5 75.2 101.61 1.8 76.43 2.1

Avg. Annual  Compounded 
   Chg., Es t. 2015-Est. 2019: 0.6 % 0.1 % 4.8 % 5.4 %

% Change
Market 
RevPAR % Change

Accommodated 
Room Nights % Change

Room Nights 
Available % Change

Market 
Occupancy Market ADR

 

For the purpose of demand analysis, the overall market is divided into individual 
segments based on the nature of travel. Based on our fieldwork, area analysis, and 
knowledge of the local lodging market, we estimate the 2019 distribution of 
accommodated-room-night demand as follows. 

Supply Conclusion 

DEMAND 

Demand Analysis Using 
Market Segmentation 
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FIGURE 5-21 ACCOMMODATED-ROOM-NIGHT DEMAND 

Marketwide

Market Segment

Commercia l 93,455 57 % 24,959 50 %
Leisure 59,030 36 19,968 40
Group 11,967 7 4,992 10

Total 164,452 100 % 49,919 100 %

Subject Property
Accommodated 

Demand
Percentage of 

Total
Accommodated 

Demand
Percentage of 

Total

 

FIGURE 5-22 MARKET-WIDE ACCOMMODATED-ROOM-NIGHT DEMAND 

57%
36%

7%

Commercial

Leisure

Group

 

The market’s demand mix comprises commercial demand, with this segment 
representing roughly 57% of the accommodated room nights in this Pittsburg 
submarket. The remaining portion comprises leisure at 36%, with the final portion 
group in nature, reflecting 7%.  
Using the distribution of accommodated hotel demand as a starting point, we will 
analyze the characteristics of each market segment in an effort to determine future 
trends in room-night demand.  
Commercial demand consists mainly of individual businesspeople passing through 
the subject market or visiting area businesses, in addition to high-volume corporate 
accounts generated by local firms. Brand loyalty (particularly frequent-traveler 
programs), as well as location and convenience with respect to businesses and 
amenities, influence lodging choices in this segment. Companies typically designate 
hotels as “preferred” accommodations in return for more favorable rates, which are 
discounted in proportion to the number of room nights produced by a commercial 
client. Commercial demand is strongest Monday through Thursday nights, declines 
significantly on Friday and Saturday, and increases somewhat on Sunday night. It is 

Commercial Segment 
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relatively constant throughout the year, with marginal declines in late December 
and during other holiday periods. 
Commercial demand is primarily generated by the various construction projects in 
the area and the local oil refineries and chemical plants. While construction demand 
was minimally impacted year-to-date, demand tied to the local refineries declined 
significantly in 2020 because of decreased demand for gasoline amid the COVID-19 
pandemic; this demand is anticipated to return as the economy rebounds. 
Leisure demand consists of individuals and families spending time in an area or 
passing through en route to other destinations. Travel purposes include sightseeing, 
recreation, or visiting friends and relatives. Leisure demand also includes room 
nights booked through Internet sites such as Expedia, Hotels.com, and Priceline; 
however, leisure may not be the purpose of the stay. This demand may also include 
business travelers and group and convention attendees who use these channels to 
take advantage of any discounts that may be available on these sites. Leisure 
demand is strongest Friday and Saturday nights, and all week during holiday 
periods and the summer months. These peak periods represent the inverse of 
commercial visitation trends, underscoring the stabilizing effect of capturing 
weekend and summer tourist travel. Future leisure demand is related to the overall 
economic health of the region and the nation. Trends showing changes in state and 
regional unemployment and disposable personal income correlate strongly with 
leisure travel levels. 
Primary leisure demand generators for this market typically include the Small 
World Park Amusement Center, events at the Contra Costa County Event Center, as 
well as by those visiting friends and family in the area. We have considered the 
impact of the COVID-19 pandemic on leisure demand in our forecasts. While 
currently low, demand within this segment is anticipated to return as the economy 
rebounds and travel levels increase. 
In the limited-service sector, group demand is most commonly generated by groups 
that require ten or more room nights, but need little to no meeting space within the 
hotel. Examples of these groups include family reunions, sports teams, and bus 
tours. In some markets, limited-service hotels may also accommodate demand from 
groups or individuals attending events at the local convention center or at one of 
the larger convention hotels in the area. 
Construction crews and nearby companies, such as California Department of 
Transportation (Caltrans) and Pacific Gas and Electric Company (PG&E), have 
historically generated group demand for local hotels. Furthermore, local social 
groups have represented sources of demand during weekend and holiday periods.       

Leisure Segment 

Group Segment 
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The purpose of segmenting the lodging market is to define each major type of 
demand, identify customer characteristics, and estimate future growth trends. 
Starting with an analysis of the local area, three segments were defined as 
representing the subject property’s lodging market. Various types of economic and 
demographic data were then evaluated to determine their propensity to reflect 
changes in hotel demand. Based on this procedure, we forecast the following annual 
growth rates for each demand segment. 

FIGURE 5-23 AVERAGE ANNUAL COMPOUNDED MARKET-SEGMENT GROWTH RATES 

Annual Growth Rate
Market Segment

Commercia l -1.4 % 1.0 % 0.5 % 0.5 %
Leis ure -2.0 1.0 0.5 0.5
Group -0.5 1.0 0.5 0.5

Base Demand Growth -1.5 % 1.0 % 0.5 % 0.5 %

2020 2021 2022 2023

 

The impact of the COVID-19 pandemic, including the related travel restrictions and 
social-distancing protocols, is reflected in the substantial demand decreases that are 
forecast for 2020. Significantly lower demand levels were registered in the second 
quarter of 2020, compared to the same period in 2019. The degree of the decline is 
expected to diminish during the third quarter and further in the fourth quarter, 
although demand levels in both quarters are anticipated to be well below 2019 
levels. With restrictions likely to be fully lifted by 2021, demand levels are expected 
to register a strong recovery. Moderate growth is then forecast for subsequent 
years, as the market continues to rebound from the pandemic-related downturn. 
A table presented earlier in this section illustrated the accommodated-room-night 
demand in the subject property’s competitive market. Because this estimate is 
based on historical occupancy levels, it includes only those hotel rooms that were 
used by guests. Latent demand reflects potential room-night demand that has not 
been realized by the existing competitive supply, further classified as either 
unaccommodated demand or induced demand. 
Based upon a review of the market dynamics in the subject property’s competitive 
environment, we have forecast growth rates for each market segment. Using the 
calculated potential demand for the market, we have determined market-wide 
accommodated demand based on the inherent limitations of demand fluctuations 
and other factors in the market area. The following table details our projection of 
lodging demand growth for the subject market, including the total number of 
occupied room nights and any residual unaccommodated demand in the market. 

Base Demand Growth 
Rates 

Latent Demand 

Accommodated 
Demand and Market-
wide Occupancy 
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FIGURE 5-24 ACCOMMODATED DEMAND 

93,455 92,147 93,068 93,534 94,001
93,455 92,147 93,068 93,534 94,001

Growth Rate (1.4) % 1.0 % 0.5 % 0.5 %

59,030 57,849 58,428 58,720 59,014
59,030 57,849 58,428 58,720 59,014

(2.0) % 1.0 % 0.5 % 0.5 %

11,967 11,907 12,026 12,086 12,147
11,967 11,907 12,026 12,086 12,147

(0.5) % 1.0 % 0.5 % 0.5 %

Base Dema nd 164,452 161,903 163,522 164,340 165,162
less : Res idual  Demand 0 0 0 0 399
Tota l  Accommodated Demand 164,452 161,903 163,522 164,340 164,763
Overall Demand Growth (1.5) % 1.0 % 0.5 % 0.3 %
Market Mix

56.8 % 56.9 % 56.9 % 56.9 % 56.9 %
35.9 35.7 35.7 35.7 35.7

7.3 7.4 7.4 7.4 7.4

599 599 599 599 599

Avai lable  Room Nights  per Yea r 218,635 218,635 218,635 218,635 218,635
Ni ghts  per Year 365 365 365 365 365
Total Supply 599 599 599 599 599
Rooms Supply Growth — 0.0 % 0.0 % 0.0 % 0.0 %

Marketwide Occupancy 75.2 % 74.1 % 74.8 % 75.2 % 75.4 %

Group

Existing Hotel Supply

Totals

Commercia l
Leisure

Tota l  Demand
Growth Rate

Group
Base Dema nd

Base Dema nd
Tota l  Demand

Leisure
Base Dema nd

Tota l  Demand
Growth Rate

Commercial

2019 2020 2021 2022 2023

 

The defined competitive market of hotels is anticipated to experience a slight 
decline in occupancy in 2020 due to the severe downturn in travel associated with 
the COVID-19 pandemic. The drop in demand is expected to be temporary, as it is 
somewhat offset by increased in demand at the subject property related to the 
Contra County County contract. Additionally, demand levels should recover in 2021 
and improve as travel restrictions are rescinded and economic activity rebounds. 
Based on historical occupancy levels in this market, and taking into consideration 
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typical supply and demand cyclicality, market occupancy is forecast to stabilize near 
75%. 
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6. Projection of Occupancy and Average Rate 

Along with ADR results, the occupancy levels achieved by a hotel are the foundation 
of the property's financial performance and market value. Most of a lodging facility's 
other revenue sources (such as food and beverage, other operated departments, and 
miscellaneous income) are driven by the number of guests, and many expense levels 
vary with occupancy. To a certain degree, occupancy attainment can be manipulated 
by management. For example, hotel operators may choose to lower rates in an effort 
to maximize occupancy. Our forecasts reflect an operating strategy that we believe 
would be implemented by a typical, professional hotel management team to achieve 
an optimal mix of occupancy and average rate. 
The following table sets forth the subject property's historical occupancy, average 
rate, and RevPAR results. For the purpose of comparison, we have presented 
corresponding data (as provided by STR) for the competitive hotels described in the 
previous section. In addition to the annual percent change calculations, we have 
determined the subject property's occupancy, average rate, and RevPAR 
penetration rates. 

Historical Operating 
Performance 
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FIGURE 6-1 HISTORICAL TRENDS 

2013 2014 2015 2016 2017 2018 2019 2019 2020

Motel 6 Pittsburg

Occupa ncy 60.0 % 68.0 % 78.5 % 67.6 % 80.4 % 79.8 % 78.6 % 64.0 % 80.1 %
Change — 13.3 % 15.4 % (13.9) % 19.0 % (0.8) % (1.5) % — 25.2 %
Occupa ncy Penetrati on 92.2 % 97.2 % 104.5 % 93.8 % 108.9 % 105.7 % 103.6 % 88.0 % 111.4 %

Average Ra te $53.00 $55.00 $59.61 $63.69 $70.42 $78.32 $81.23 $81.21 $75.02
Change — 3.8 % 8.4 % 6.8 % 10.6 % 11.2 % 3.7 % — (7.6) %
Average Ra te Penetration 72.4 % 72.3 % 69.4 % 67.9 % 71.8 % 76.9 % 78.5 % 78.7 % 80.9 %

RevPAR $31.80 $37.40 $46.79 $43.05 $56.64 $62.50 $63.85 $51.97 $60.12
Change — 17.6 % 25.1 % (8.0) % 31.5 % 10.4 % 2.1 % — 15.7 %
RevPAR Penetra tion 66.8 % 70.3 % 72.5 % 63.6 % 78.3 % 81.2 % 81.3 % 69.2 % 90.1 %

2013 2014 2015 2016 2017 2018 2019 2019 2020

Competitive Set

Occupa ncy 65.1 % 69.9 % 75.1 % 72.1 % 73.8 % 75.5 % 75.9 % 72.7 % 72.0 %
Change 4.5 % 7.4 % 7.4 % (4.0) % 2.4 % 2.3 % 0.5 % — (1.1) %

Average Ra te $73.15 $76.11 $85.92 $93.85 $98.02 $101.89 $103.47 $103.23 $92.77
Change 4.1 % 4.0 % 12.9 % 9.2 % 4.4 % 4.0 % 1.5 % — (10.1) %

RevPAR $47.63 $53.23 $64.55 $67.67 $72.36 $76.96 $78.53 $75.09 $66.76
Change 8.8 % 11.8 % 21.3 % 4.8 % 6.9 % 6.4 % 2.0 % — (11.1) %

Source: STR

Year-to-Date Through July

Year-to-Date Through July
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The Motel 6 Pittsburg experienced a -1.2-point occupancy change in 2019, 
decreasing from 79.8% in 2018 to 78.6% in 2019. As a result of this change, 
occupancy penetration relative to the STR set of reporting hotels equaled 103.6% 
in 2019. Average rate penetration for the Motel 6 Pittsburg equated to 78.5% in 
2019, contributing to the overall RevPAR penetration level of 81.3% in the same 
year. 
The subject hotel's occupancy decreased slightly year-over-year from 2017 through 
2019 as corresponding penetration levels trended downward. The subject hotel's 
occupancy and the corresponding penetration level first decreased in 2018 due to 
disruptions from a variety of updates that occurred at the subject property that year. 
The following year, occupancy and the corresponding penetration level further 
declined in 2019 as the Comfort Inn Antioch began ramping up operations following 
its renovation and repositioning in October 2018. Year-to-date data illustrate an 
increase in occupancy and occupancy penetration because Contra Costa County 
began contracting rooms at the subject property on March 11 to house the homeless. 
During this time, the subject property reported 100% occupancy, which lead to a 
7.6% increase in occupancy for the year-to-date period through July. It is assumed 
this contract will remain in place until July 2021 when the pandemic is anticipated 
to subside. We have analyzed the subject property as if it were to continue operating 
with the contracted rooms and rates until summer of 2021.  
The subject hotel's forecasted market share and occupancy levels are based upon 
its anticipated competitive position within the market, as quantified by its 
penetration rate. The penetration rate is the ratio of a property's market share to its 
fair share.  
In the following table, the penetration rates attained by the primary competitors 
and the aggregate secondary competitors are set forth for each segment for the base 
year, 2019. 

Penetration Rate 
Analysis 

Historical Penetration 
Rates by Market 
Segment 
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FIGURE 6-2 HISTORICAL PENETRATION RATES 
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Motel  6 Pi ttsburg 92 % 116 % 144 % 104 %
Comfort Inn Antioch 91 67 55 80
Best Western Heritage Inn 101 93 66 96
Days  Inn & Sui tes  Antioch 105 97 69 100
Secondary Competi tion 115 115 124 115
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As a result of its varying levels of penetration among the three market demand 
segments, the Motel 6 Pittsburg achieved an overall penetration rate of 104% in 
2019. Overall, the subject hotel’s occupancy penetration level was ranked second 
among the illustrated averages. The subject hotel achieved its highest segment 
penetration rate in the group segment, at 144%, due to the hotel’s popularity with 
groups requiring blocks of ten rooms or more. 
Among all properties listed, the secondary competition achieved the highest 
penetration rate within the commercial segment. The highest penetration rate in 
the leisure segment was achieved by the Motel 6 Pittsburg, while the Motel 6 
Pittsburg led the market with the highest group penetration rate. 
Because the supply and demand balance for the competitive market is dynamic, 
there is a circular relationship between the penetration factors of each hotel in the 
market. The performance of individual new hotels has a direct effect upon the 
aggregate performance of the market and, consequently, upon the calculated 
penetration factor for each hotel in each market segment. The same is true when the 
performance of existing hotels changes, either positively (following a 
refurbishment, for example) or negatively (when a poorly maintained or marketed 
hotel loses market share). 
A hotel’s penetration factor is calculated as its achieved market share of demand 
divided by its fair share of demand. Thus, if one hotel’s penetration performance 
increases, thereby increasing its achieved market share, this leaves less demand 
available in the market for the other hotels to capture, and the penetration 
performance of one or more of those other hotels consequently declines (other 
things remaining equal). This type of market share adjustment takes place every 

Forecast of Subject 
Property’s Occupancy 
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time there is a change in supply or a change in the relative penetration performance 
of one or more hotels in the competitive market. 
Our projections of penetration, demand capture, and occupancy performance for 
the subject property account for these types of adjustments to market share within 
the defined competitive market. Consequently, the actual penetration factors 
applicable to the subject property and its competitors for each market segment in 
each projection year may vary somewhat from the penetration factors delineated in 
the previous table.  
The subject hotel's occupancy forecast is set forth as follows, with the adjusted 
projected penetration rates used as a basis for calculating the amount of captured 
market demand.  
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FIGURE 6-3 FORECAST OF SUBJECT PROPERTY'S OCCUPANCY  

Market Segment

Commercial
Demand 93,455 92,147 93,068 93,534 93,775
Market Share 26.7 % 60.5 % 34.0 % 27.5 % 27.5 %
Capture 24,959 55,763 31,675 25,710 25,776
Penetration 92 % 208 % 117 % 95 % 95 %

Leisure
Demand 59,030 57,849 58,428 58,720 58,871
Market Share 33.8 % 6.6 % 33.0 % 33.0 % 33.0 %
Capture 19,968 3,810 19,266 19,363 19,412
Penetration 116 % 23 % 114 % 114 % 114 %

Group
Demand 11,967 11,907 12,026 12,086 12,117
Market Share 41.7 % 17.7 % 41.5 % 41.5 % 41.5 %
Capture 4,992 2,108 4,987 5,012 5,025
Penetration 144 % 61 % 143 % 143 % 143 %

Total Room Nights Captured 49,919 61,681 55,928 50,085 50,213
Avai lable Room Nights 63,510 63,510 63,510 63,510 63,510

Subject Occupancy 79 % 97 % 88 % 79 % 79 %
Market-wide Ava i lable Room Nights 218,635 218,635 218,635 218,635 218,635

Fair Share 29 % 29 % 29 % 29 % 29 %
Market-wide Occupied Room Nights 164,452 161,903 163,522 164,340 164,763

Market Share 30 % 38 % 34 % 30 % 30 %
Market-wide Occupancy 75 % 74 % 75 % 75 % 75 %
Total Penetration 104 % 131 % 118 % 105 % 105 %

2019 2020 2021 2022 2023

 

As mentioned previously, we have forecasted demand inclusive of the contracted 
rooms with Contra Costa County, consistent with the agreement between the county 
and the subject property. Therefore, we have forecast the subject hotel's occupancy 
to increase in the first projection year. Occupancy penetration in the first projection 
year is forecast to increase slightly as a result of the higher occupancy at the subject 
property. Thereafter, its occupancy penetration is forecast to stabilize near 105%, 
above the market average but falling below historical levels due to the renovations 
and repositioning at the Comfort Inn Antioch. 
These positioned segment penetration rates result in the following market 
segmentation forecast. 
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FIGURE 6-4 MARKET SEGMENTATION FORECAST – SUBJECT PROPERTY 

Commercia l 50 % 90 % 57 % 51 % 51 %
Leisure 40 6 34 39 39
Group 10 3 9 10 10

Total 100 % 100 % 100 % 100 % 100 %

2020 2021 2022 20232019

 

FIGURE 6-5 STABILIZED MARKET SEGMENTATION – SUBJECT PROPERTY 

57%
34%

9%

Commercial Leisure Group
 

Based on our analysis of the subject property and market area, we have selected a 
stabilized occupancy level of 79% in 2022/23. The stabilized occupancy is intended 
to reflect the anticipated results of the property over its remaining economic life 
given all changes in the life cycle of the hotel. Thus, the stabilized occupancy 
excludes from consideration any abnormal relationship between supply and 
demand, as well as any nonrecurring conditions that may result in unusually high 
or low occupancies. Although the subject hotel may operate at occupancies above 
this stabilized level, we believe it equally possible for new competition and 
temporary economic downturns to force the occupancy below this selected point of 
stability. 
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One of the most important considerations in estimating the value of a lodging facility 
is a supportable forecast of its attainable average rate, which is more formally 
defined as the average rate per occupied room. Average rate can be calculated by 
dividing the total rooms revenue achieved during a specified period by the number 
of rooms sold during the same period. The projected average rate and the 
anticipated occupancy percentage are used to forecast rooms revenue, which in turn 
provides the basis for estimating most other income and expense categories.  
Although the ADR analysis presented here follows the occupancy projection, these 
two statistics are highly correlated; one cannot project occupancy without making 
specific assumptions regarding average rate. This relationship is best illustrated by 
revenue per available room (RevPAR), which reflects a property's ability to 
maximize rooms revenue. The following table summarizes the historical average 
rate, RevPAR, and respective ADR and RevPAR penetration levels for the subject 
property and its competitors. The stabilized average rate and RevPAR levels that 
have been projected for the subject hotel, expressed in base-year dollars, are also 
presented to understand the ADR positioning anticipated for the property upon 
stabilization. The basis for our ADR projection follows later in this section of the 
report. 

Average Rate Analysis 

Competitive Position 
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FIGURE 6-6 BASE-YEAR ADR AND REVPAR – SUBJECT PROPERTY AND ITS COMPETITORS  

Property

Motel  6 Pi tts burg $81.23 79.9 % $63.85 83.5 %

Comfort Inn Antioch 80 - 85 80 - 85 45 - 50 60 - 65

Bes t Western Heri tage Inn 110 - 115 100 - 110 75 - 80 100 - 110

Days  Inn & Sui tes  Antioch 85 - 90 80 - 85 60 - 65 80 - 85

Average - Subject & Primary Competi tors $89.88 88.5 % $64.43 84.3 %

Average - Secondary Competi tors 133.38 131.3 115.77 151.5

Overall Average $101.61 100.0 % $76.43 100.0 %
.

Subject As If Stabilized (In 2019 Dollars) $83.97 82.6 % $66.38 86.8 %

Estimated 2019 
Average Room Rate

Average Rate 
Penetration

Rooms Revenue 
Per Available 

Room (RevPAR)
RevPAR 

Penetration

 

The defined primarily competitive market realized an overall average rate of $89.88 
in the 2019 base year, improving from the 2018 level of $87.32. The rate of change 
for this Pittsburg area primary set was 2.9% between 2018 and 2019. The subject 
property’s base-year rate position was $81.23.  Market-wide rates increased year-
over-year between 2011 and 2019, before decreasing in the 2020 year-to-date 
period because of the COVID-19 pandemic. Average rates are forecast to decline 
significantly by the end of the first projection year, consistent with year-to-date 
trends, due to the impact of the COVID-19 pandemic. As travel restrictions are eased, 
hoteliers will need to offer discounted rates in order to entice travelers and capture 
demand. Beginning in the second projection year, the local market should begin to 
experience a healthy rebound in average rate as travel patterns return to more 
normalized levels.   
Based on these considerations, the following table illustrates the projected average 
rate and the growth rates assumed. Note that we have assumed an underlying 
inflation rate of 1.0% in in the first projection year, 2.0% in in the second projection 
year, and 2.5% in the third projection year (and thereafter) in our forecast of income 
and expense, which follows later in this report. 
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FIGURE 6-7 ADR FORECAST – MARKET AND SUBJECT PROPERTY 

Year

Ba se Yea r 75.2 % — $101.61 79.0 % — $81.23 79.9 %
2020 74.1 -11.0 % 90.44 97.0 -8.0 % 74.73 82.6
2021 74.8 7.0 96.77 88.0 7.0 79.96 82.6
2022 75.2 4.0 100.64 79.0 4.0 83.16 82.6
2023 75.4 3.0 103.66 79.0 3.0 85.66 82.6

Areawide (Calendar Year) Subject Property (Calendar Year)

Occupancy
Average Rate 

Growth Average Rate Occupancy
Average Rate 

Growth Average Rate
Average Rate 
Penetration

 

As illustrated above, a -8.0% rate of change is expected for the subject property's 
room rate in 2020. As illustrated at the beginning of this chapter, the subject 
property’s rate changed by -7.6% in the most recent historical period. This is 
followed by rates of 7.0% and 4.0% in 2021 and 2022, respectively. The subject 
hotel’s room rate is expected to follow a trend similar to that of the market, declining 
significantly in the first projection year, consistent with year-to-date trends due to 
the COVID-19 pandemic. Thereafter, the hotel's room rate is anticipated to grow at 
rates consistent with the market, as the subject property and the hotels in its 
competitive set are forecasted to quickly recover from the impacts of COVID-19. 
ADR penetration level is anticipated to remain virtually unchanged by the stabilized 
year. Management reported that rate increases going forward should be supported 
by the consistency of the commercial demand generated by the strength of the 
greater Bay Area. Anticipated future economic strength in this market should also 
support longer-term rate improvements for the subject hotel.   
The following table provides a comparison of the historical performance and 
forecasts for the subject property and competitive set on a calendar-year basis. 
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FIGURE 6-8 COMPARISON OF HISTORICAL AND PROJECTED OCCUPANCY, ADR, AND REVPAR – SUBJECT PROPERTY AND MARKET 

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Motel 6 Pittsburg

Occupancy 78.5 % 67.6 % 80.4 % 79.8 % 78.6 % 97.1 % 88.1 % 78.9 % 79.1 % 79.1 % 79.1 %
Change in Points — (10.9) 12.8 (0.6) (1.2) 18.5 (9.1) (9.2) 0.2 0.0 0.0
Occupancy Penetration 106.6 94.7 % 109.8 % 106.3 % 104.5 % 131.2 % 117.7 % 104.9 % 104.9 % 104.9 % 104.9 %

Average Rate $59.61 $63.69 $70.42 $78.32 $81.23 $74.73 $79.96 $83.16 $85.66 $87.80 $89.99
Change — 6.8 10.6 % 11.2 % 3.7 % (8.0) % 7.0 % 4.0 % 3.0 % 2.5 % 2.5 %
Average Rate Penetration 70.8 69.5 % 73.3 % 78.5 % 79.9 % 82.6 % 82.6 % 82.6 % 82.6 % 82.6 % 82.6 %

RevPAR $46.79 $43.05 $56.64 $62.50 $63.85 $72.58 $70.42 $65.58 $67.72 $69.42 $71.15
Change — (8.0) 31.5 % 10.4 % 2.1 % 13.7 % (3.0) % (6.9) % 3.3 % 2.5 % 2.5 %
RevPAR Penetration 75.4 65.8 % 80.5 % 83.5 % 83.5 % 108.4 % 97.3 % 86.7 % 86.7 % 86.7 % 86.7 %

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Pittsburg Submarket

Occupancy 73.7 % 71.4 % 73.3 % 75.1 % 75.2 % 74.1 % 74.8 % 75.2 % 75.4 % 75.4 % 75.4 %
Change in Points — (2.3) 1.9 1.8 0.2 (1.2) 0.7 0.4 0.2 0.0 0.0

Average Rate $84.19 $91.67 $96.01 $99.77 $101.61 $90.44 $96.77 $100.64 $103.66 $106.25 $108.90
Change — 8.9 % 4.7 % 3.9 % 1.8 % (11.0) % 7.0 % 4.0 % 3.0 % 2.5 % 2.5 %

RevPAR $62.02 $65.42 $70.33 $74.89 $76.43 $66.97 $72.37 $75.65 $78.12 $80.07 $82.07
Change — 5.5 % 7.5 % 6.5 % 2.1 % (12.4) % 8.1 % 4.5 % 3.3 % 2.5 % 2.5 %

Historical Projected

Historical (Estimated) Projected
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The following occupancies and average rates will be used to project the subject 
hotel's rooms revenue. This forecast, which begins on September 1, 2020, has been 
fiscalized as appropriate to correspond with our financial projections. 
FIGURE 6-9 FORECASTS OF OCCUPANCY, AVERAGE RATE, AND REVPAR 

Year

2020/21 91 % $78.21 $71.18
2021/22 82 82.09 67.32
2022/23 79 84.82 67.01
2023/24 79 87.08 68.80

Occupancy Average Rate RevPAR
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7. 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.10  

The subject site enjoys a favorable location near a main arterial and is of an 
appropriate size to support any number of retail, office, or hospitality projects. 
Additionally, the zoning designation allows for a variety of commercial uses. 
However, given the current level of economic uncertainty and the recent decline in 
lodging demand related to COVID-19, it is our opinion that the highest and best use 
of the site as if it were vacant would be to hold for future development. 
The subject hotel represents a viable enterprise that has historically generated a 
positive EBITDA Less Replacement Reserve. After an initial period of depressed 
EBITDA Less Replacement Reserve due to the impact of COVID-19 on the hospitality 
industry, profitability is expected to increase going forward as EBITDA Less 
Replacement Reserve levels recover. However, we note that the facility appears 
dated and needs refurbishment; as such, a capital deduction has been applied to our 
analysis, as noted previously. The upgrading of the property is an important 
consideration for the rate, occupancy, and other revenue forecasts in this analysis. 
It is our opinion that a buyer of the subject property would undertake the 
refurbishment project to maximize the asset’s highest and best use as an operating 
hotel.  

 
10 Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: Appraisal 
Institute, 2015). 

As If Vacant 

As Improved 
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8. Approaches to Value 

In appraising real estate for market value, three approaches to value are considered: 
income capitalization, cost, and sales comparison. Basic summaries of each 
approach are provided as follows; please refer to the introduction of each respective 
chapter for additional description. 
The income capitalization approach analyzes a property's ability to generate 
financial returns as an investment. The appraisal estimates a property's operating 
cash flow, and the result is utilized in a direct capitalization technique and a 
discounted cash flow (DCF) analysis. The income capitalization approach is often 
selected as the preferred valuation method for operating properties because it most 
closely reflects the investment rationale of knowledgeable buyers.  
The sales comparison approach estimates the value of a property by comparing it to 
similar properties sold on the open market. To obtain a supportable estimate of 
value, the sales price of a comparable property must be adjusted to reflect any 
dissimilarity between it and the property being appraised. The sales comparison 
approach is most useful in the case of simple forms of real estate such as vacant land 
and single-family homes, where the properties are homogeneous, and the 
adjustments are few and relatively simple to compute. In the case of complex 
investments such as hotels, where the adjustments are numerous and more difficult 
to quantify, the sales comparison approach loses much of its reliability. 
The cost approach estimates market value by computing the cost of replacing the 
property and subtracting any depreciation resulting from physical deterioration, 
functional obsolescence, and external (or economic) obsolescence. The value of the 
land, as if vacant and available, is then added to the depreciated value of the 
improvements for a total value estimate. The cost approach is most reliable for 
estimating the value of new properties; however, as the improvements deteriorate 
and as market conditions change, the resultant loss in value becomes increasingly 
difficult to quantify accurately. Moreover, our experience with hotel investors 
shows that this group of buyers and sellers relies upon the methods of the income 
approach when making decisions; the cost approach generally does not play a 
significant role in determining the purchase price. However, investors may consider 
the replacement cost of an asset in making their purchase and pricing decisions, as 
the opportunity to acquire a property for below replacement cost can enhance the 
appeal of a potential acquisition. 

Income Capitalization 
Approach 

Sales Comparison 
Approach 

Cost Approach 
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The final step in the valuation process is the reconciliation and correlation of the 
value indications. Factors that are considered in assessing the reliability of each 
approach include the purpose of the appraisal, the nature of the subject property, 
and the reliability of the data used. In the reconciliation, the applicability and 
supportability of each approach are considered, and the range of value indications 
is examined. The most significant weight is given to the approach that produces the 
most reliable solution and most closely reflects the criteria used by typical investors. 

Reconciliation 
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9. Income Capitalization Approach 

The income capitalization approach is based on the principle that the value of a 
property is indicated by its net return, known as the present worth of future 
benefits. The future benefits of income-producing properties, such as hotels, are net 
income before debt service and depreciation (as estimated by a forecast of income 
and expense) and any anticipated reversionary proceeds from a sale. These future 
benefits can be converted into an indication of market value through a capitalization 
process and discounted cash flow (DCF) analysis.  
Using the income capitalization approach, the subject property has been valued by 
analyzing the local market for transient accommodations, examining existing and 
proposed competition, and developing a forecast of income and expense that 
reflects current and anticipated income trends and cost components through a 
stabilized year of operation.  
The forecast of income and expense is expressed in current dollars for each year. 
The stabilized year is intended to reflect the anticipated operating results of the 
property over its remaining economic life given any or all applicable stages of build-
up, plateau, and decline in the life cycle of the hotel. Thus, income and expense 
estimates from the stabilized year forward exclude from consideration any 
abnormal relationship between supply and demand, as well as any nonrecurring 
conditions that may result in unusual revenues or expenses. The stabilized year's 
net income11  is then extended into an eleven-year forecast of income and expense 
by applying the assumed underlying inflation rate to each revenue and expense item 
from the stabilized year forward, unless otherwise noted.  
The eleven-year forecast of net income forms the basis of a ten-year, unlevered DCF 
analysis, where ten years of net income and the reversionary value derived from the 
capitalized eleventh year's net income are discounted back to the date of value and 
summed to derive an estimate of market value. The application of an overall 
discount rate to a property’s cash flow inherently reflects the cost of debt and equity 
prevalent in the marketplace. It is called an unlevered DCF because it does not 
explicitly consider the cost and leverage of debt financing (i.e., it is applied to cash 
flow before debt service and return on owner’s equity). The ten-year period is 
utilized to be consistent with assumptions employed in the evaluation of other real 
estate asset classes and facilitates comparison of rates of return. The forecasted 

 
11 Net income is equivalent to EBITDA Less Replacement Reserves. 

Methodology 
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income streams reflect the future benefits of owning specific rights in income-
producing real estate. 
Because the subject property is an existing hotel with an established operating 
performance, its historical income and expense experience can serve as a basis for 
projections. The following income and expense statements were provided by 
current ownership, and we note that a full-year 2019 financial statement was not 
made available for our review due to the change in ownership during that time; the 
financial statement for 2019 is from February 6 through December 31. The 
historical financial statements were not prepared in accordance with the Uniform 
System of Accounts for the Lodging Industry (USALI). We have reclassified the 
individual line items to comply with the USALI, based on our interpretation of the 
individual line items, using the labels of each line item as guidance. However, the 
statements were not sufficiently detailed to permit us to determine the specific 
expenses included in each line item. Moreover, due to the absence of detail, items 
such as payroll and related expenses have been allocated among the various 
operating departments based on STR market data for comparable properties. 
Furthermore, we note that Transient Occupancy Tax (TOT) was categorized as an 
expense and included in the rooms revenue in the 2019 and trailing-twelve-month 
historical operating statements. Because TOT should be excluded from rooms 
revenue, we have reallocated it from the expense category and have subtracted it 
from rooms revenue in 2019 and the trailing-twelve-month period. 
  

Review of  
Operating History 
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FIGURE 9-1 HISTORICAL OPERATING PERFORMANCE 

2019/20  Fiscal Year 2019  Calendar Year
Number of Rooms: 174 174

Paid Occupied Rooms: 50,595 45,999
Days Open: 365 329

Paid Occupancy: 79.7% 80.4%
Average Rate: $80.98 $83.41 Percentage

RevPAR: $64.51 $67.02 of Revenue
OPERATING REVENUE
   Rooms $4,097 100.0 % $23,547 $80.98 $3,837 100.0 % $22,051 $83.41
   Other Opera ted Depa rtments 0 0.0 0 0.00 0 0.0 0 0.00
   Mis cel la neous Income 0 0.0 0 0.00 0 0.0 0 0.00
      Total  Operating Revenue 4,097 100.0 23,547 80.98 3,837 100.0 22,051 83.41
 DEPARTMENTAL EXPENSES*
   Rooms 752 18.4 4,323 14.87 595 15.5 3,418 12.93
      Total 752 18.4 4,323 14.87 595 15.5 3,418 12.93
DEPARTMENTAL INCOME 3,345 81.6 19,224 66.11 3,242 84.5 18,633 70.48
UNDISTRIBUTED OPERATING EXPENSES
   Administrative & Genera l 282 6.9 1,619 5.57 299 7.8 1,721 6.51
   Info. a nd Telecom. Systems 0 0.0 0 0.00 0 0.0 0 0.00
   Ma rketing 0 0.0 0 0.00 0 0.0 0 0.00
   Fra nchis e Fee 451 11.0 2,592 8.91 446 11.6 2,565 9.70
   Prop. Operati ons  & Maint. 303 7.4 1,739 5.98 270 7.0 1,550 5.86
   Uti l i ties 347 8.5 1,994 6.86 269 7.0 1,548 5.86
      Total 1,382 33.7 7,944 27.32 1,285 33.5 7,384 27.93
GROSS OPERATING PROFIT 1,963 47.9 11,280 38.80 1,957 51.0 11,249 42.55
Ma nagement Fee 84 2.0 481 1.65 45 1.2 259 0.98
INCOME BEFORE NON-OPER. INC. & EXP. 1,879 45.9 10,800 37.14 1,912 49.8 10,990 41.57
NON-OPERATING INCOME AND EXPENSE
   Property Taxes 147 3.6 845 2.90 87 2.3 503 1.90
   Ins ura nce 79 1.9 456 1.57 66 1.7 378 1.43
EBITDA 1,653 40.3 9,500 32.67 1,759 45.8 10,109 38.24
EBITDA LESS RESERVE $1,653 40.3 % $9,500 $32.67 $1,759 45.8 % $10,109 $38.24

NOI a djus ted to refl ect a  
3.0% mgmt fee and a  4.0% res erve $1,450 35.4 % $1,535 40.0 %

*Departmental  expens es  are expres sed as  a  percentage of departmenta l  revenues .

of Revenue Room Room Room Room
Percentage Available Occupied Available Occupied

Amount Amount
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FIGURE 9-2 HISTORICAL OPERATING PERFORMANCE (CONTINUED) 

2018  Calendar Year 2017  Calendar Year
Number of Rooms: 174 174

Paid Occupied Rooms: 50,687 51,079
Days Open: 365 365

Paid Occupancy: 79.8% 80.4%
Average Rate: $78.32 Percentage $70.42 Percentage

RevPAR: $62.50 of Revenue $56.64 of Revenue
REVENUE
   Rooms $3,970 99.3 % $22,814 $78.32 $3,597 99.0 % $20,673 $70.42
   Other Operated Departments 25 0.6 142 0.49 32 0.9 183 0.62
   Miscel laneous  Income 5 0.1 27 0.09 3 0.1 17 0.06
      Tota l  Operating Revenue 3,999 100.0 22,983 78.90 3,632 100.0 20,873 71.10
 DEPARTMENTAL EXPENSES*
   Rooms 688 17.3 3,952 13.57 670 18.6 3,852 13.12
      Tota l 688 17.2 3,952 13.57 670 18.5 3,852 13.12
DEPARTMENTAL INCOME 3,311 82.8 19,031 65.33 2,962 81.5 17,020 57.98
UNDISTRIBUTED OPERATING EXPENSES
   Adminis trative & Genera l 334 8.4 1,919 6.59 334 9.2 1,919 6.54
   Info. and Telecom. Systems 26 0.6 147 0.50 28 0.8 163 0.55
   Marketing 1 0.0 4 0.01 1 0.0 4 0.01
   Franchise Fee 119 3.0 684 2.35 108 3.0 620 2.11
   Prop. Operations  & Maint. 374 9.3 2,148 7.37 360 9.9 2,067 7.04
   Uti l i ties 179 4.5 1,028 3.53 177 4.9 1,019 3.47
      Tota l 1,032 25.8 5,930 20.36 1,008 27.7 5,791 19.73
GROSS OPERATING PROFIT 2,280 57.0 13,101 44.97 1,954 53.8 11,229 38.26
Management Fee 119 3.0 684 2.35 108 3.0 620 2.11
INCOME BEFORE NON-OPER. INC. & EXP. 2,160 54.0 12,416 42.62 1,846 50.8 10,610 36.14
NON-OPERATING INCOME AND EXPENSE
   Property Taxes 99 2.5 572 1.96 91 2.5 523 1.78
   Insurance 46 1.1 264 0.90 39 1.1 223 0.76
EBITDA 2,015 50.4 11,581 39.76 1,716 47.3 9,864 33.60
EBITDA LESS RESERVE $2,015 50.4 % $11,581 $39.75 $1,716 47.3 % $9,863 $33.60

NOI adjus ted to reflect a  
3.0% mgmt fee and a  4.0% reserve $1,854 46.4 % $1,570 43.2 %

*Departmenta l  expenses  are expres sed as  a  percentage of departmenta l  revenues .

Room RoomRoom Room
OccupiedAvailable Occupied Available

Amount Amount
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In our review of the trailing-twelve-month statement (ending March 31, 2020), the 
subject hotel's operating performance illustrates an overall positive trend in 
profitability, primarily due to increases in revenue. The hotel did not report any 
revenues in the other operated departments category or in the miscellaneous 
income category in the 2019 and trailing-twelve-month historical operating 
statements. Revenues associated with telephone charges and guest laundry fees are 
included in the other operated departments line. Miscellaneous income sources 
include the hotel's vending commissions, cancellation fees, and other minor 
collections. Due to the differences in the provided historical financial statements 
after the change in ownership, many of the expense line items were reported in 
different categories and needed to be reallocated; however, no major changes in 
expense levels and ratios were noted. 
In order to gauge the subject property’s profitability, we have reviewed the 
following individual income and expense statements from comparable hotels, 
derived from our database of hotel income and expense statements. All financial 
data are presented according to the three most common measures of industry 
performance: ratio to sales (RTS), amounts per available room (PAR), and amounts 
per occupied room night (POR). These historical income and expense statements 
will be used as benchmarks in our forthcoming forecast of income and expense. The 
subject property's 2019/20 operating history has been included to facilitate a 
comparison. The stabilized statement of income and expense, in 2019/20 dollars, is 
presented as well. 

Comparable Operating 
Statements 



 

August-2020 Income Capitalization Approach 
 Motel 6 Pittsburg – Pittsburg, California 110 

 

FIGURE 9-3 COMPARABLE OPERATING STATEMENTS: RATIO TO SALES 

Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Subject

Year: 2019 2017/18 2017 2016/17 2016/17 2016/17 2019/20
Edition: 11 10 11 10 10 10 11

Number of Rooms: 174 80 to 110 130 to 170 50 to 70 50 to 70 110 to 140 174
Days Open: 329 365 365 365 365 365 365
Occupancy: 80.4% 80% 78% 76% 83% 81% 79%

Average Rate: $83.41 $75 $80 $84 $79 $78 $80
RevPAR: $67.02 $60 $62 $64 $65 $64 $63

REVENUE
   Rooms 100.0 % 98.9 % 98.6 % 99.3 % 99.2 % 97.7 % 99.2 %
   Other Operated Departments 0.0 0.5 0.3 0.0 0.0 0.0 0.6

Miscel laneous  Income 0.0 0.6 1.1 0.7 0.8 2.3 0.1
      Tota l 100.0 100.0 100.0 100.0 100.0 100.0 100.0
 DEPARTMENTAL EXPENSES*
   Rooms 15.5 21.0 24.6 22.9 22.3 18.2 18.5
   Other Operated Departments ― 36.3 2.5 0.0 0.0 0.0 50.1
      Tota l 15.5 21.0 24.3 22.8 22.1 17.8 18.7
DEPARTMENTAL INCOME 84.5 79.0 75.7 77.2 77.9 82.2 81.3
UNDISTRIBUTED OPERATING EXPENSES
   Admi ni s trative & Genera l 7.8 12.6 6.0 8.6 8.4 4.5 6.8
   Info. and Tel ecom. Systems 0.0 0.0 0.8 0.0 0.0 0.0 0.9
   Marketi ng 0.0 0.6 5.0 3.7 1.9 2.5 0.4
   Franchise Fee 11.6 2.7 6.9 7.4 7.4 7.3 8.4
   Property Operati ons  & Mai ntenance 7.0 8.6 6.1 6.3 7.3 6.3 7.5
   Uti l i ties 7.0 4.5 3.8 5.4 7.2 5.6 7.8
      Tota l 33.5 28.9 28.6 31.5 32.2 26.3 31.9
GROSS OPERATING PROFIT 51.0 50.1 47.1 45.7 45.7 55.9 49.5
Management Fee 1.2 2.7 2.5 3.0 3.0 3.0 3.0
INCOME BEFORE NON-OPER. INC. & EXP. 49.8 47.4 44.6 42.8 42.7 52.9 46.5
EBITDA 45.8 45.0 40.3 39.2 38.6 49.6 44.5

* Departmenta l  expens e ratios  a re expressed as  a  percentage of departmenta l  revenues

Stabilized $
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FIGURE 9-4 COMPARABLE OPERATING STATEMENTS: AMOUNTS PER AVAILABLE ROOM 

Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Subject

Year: 2019 2017/18 2017 2016/17 2016/17 2016/17 2019/20
Edition: 11 10 11 10 10 10 11

Number of Rooms: 174 80 to 110 130 to 170 50 to 70 50 to 70 110 to 140 174
Days Open: 329 365 365 365 365 365 365
Occupancy: 80.4% 80% 78% 76% 83% 81% 79%

Average Rate: $83.41 $75 $80 $84 $79 $78 $80
RevPAR: $67.02 $60 $62 $64 $65 $64 $63

REVENUE
   Rooms $22,051 $21,883 $22,791 $23,291 $23,796 $23,263 $23,162
   Other Operated Departments 0 121 77 0 0 0 148

Miscel laneous  Income 0 126 247 172 199 546 30
      Total 22,051 22,131 23,115 23,463 23,995 23,809 23,340
 DEPARTMENTAL EXPENSES
   Rooms 3,418 4,599 5,615 5,342 5,309 4,234 4,287
   Other Operated Departments 0 44 2 0 0 0 74
      Total 3,418 4,643 5,617 5,342 5,309 4,234 4,361
DEPARTMENTAL INCOME 18,633 17,487 17,499 18,121 18,687 19,575 18,979
UNDISTRIBUTED OPERATING EXPENSES
   Administrative & General 1,721 2,793 1,383 2,029 2,006 1,072 1,597
   Info. and Telecom. Systems 0 0 181 0 0 0 202
   Marketing 0 131 1,154 865 456 600 101
   Franchise Fee 2,565 601 1,599 1,747 1,785 1,745 1,969
   Property Operations & Maintenance 1,550 1,896 1,414 1,479 1,750 1,507 1,756
   Uti l i ties 1,548 986 877 1,266 1,734 1,333 1,811
      Total 7,384 6,405 6,609 7,386 7,730 6,257 7,436
GROSS OPERATING PROFIT 11,249 11,082 10,890 10,735 10,957 13,318 11,543
Management Fee 259 601 573 704 720 714 700
INCOME BEFORE NON-OPER. INC. & EXP. 10,990 10,481 10,317 10,031 10,236 12,603 10,843
EBITDA 10,109 9,957 9,328 9,208 9,239 11,806 10,378

Stabilized $
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FIGURE 9-5 COMPARABLE OPERATING STATEMENTS: AMOUNTS PER OCCUPIED ROOM 

Subject Comp 1 Comp 2 Comp 3 Comp 4 Comp 5 Subject

Year: 2019 2017/18 2017 2016/17 2016/17 2016/17 2019/20
Edition: 11 10 11 10 10 10 11

Number of Rooms: 174 80 to 110 130 to 170 50 to 70 50 to 70 110 to 140 174
Days Open: 329 365 365 365 365 365 365
Occupancy: 80.4% 80% 78% 76% 83% 81% 79%

Average Rate: $83.41 $75 $80 $84 $79 $78 $80
RevPAR: $67.02 $60 $62 $64 $65 $64 $63

REVENUE
   Rooms $83.41 $74.55 $80.02 $83.57 $78.71 $78.36 $80.33
   Other Operated Departments 0.00 0.41 0.27 0.00 0.00 0.00 0.51

Miscel laneous  Income 0.00 0.43 0.87 0.62 0.66 1.84 0.10
      Tota l 83.41 75.39 81.16 84.18 79.37 80.20 80.94
 DEPARTMENTAL EXPENSES
   Rooms 12.93 15.67 19.71 19.17 17.56 14.26 14.87
   Other Operated Departments 0.00 0.15 0.01 0.00 0.00 0.00 0.26
      Tota l 12.93 15.82 19.72 19.17 17.56 14.26 15.12
DEPARTMENTAL INCOME 70.48 59.57 61.44 65.02 61.81 65.93 65.82
UNDISTRIBUTED OPERATING EXPENSES
   Adminis trative & Genera l 6.51 9.51 4.86 7.28 6.64 3.61 5.54
   Info. and Telecom. Systems 0.00 0.00 0.63 0.00 0.00 0.00 0.70
   Marketing 0.00 0.45 4.05 3.10 1.51 2.02 0.35
   Franchise Fee 9.70 2.05 5.62 6.27 5.90 5.88 6.83
   Property Operations  & Maintenance 5.86 6.46 4.97 5.31 5.79 5.08 6.09
   Uti l i ties 5.86 3.36 3.08 4.54 5.74 4.49 6.28
      Tota l 27.93 21.82 23.20 26.50 25.57 21.08 25.79
GROSS OPERATING PROFIT 42.55 37.75 38.24 38.52 36.24 44.86 40.03
Management Fee 0.98 2.05 2.01 2.53 2.38 2.41 2.43
INCOME BEFORE NON-OPER. INC. & EXP. 41.57 35.70 36.23 35.99 33.86 42.45 37.60
EBITDA 38.24 33.91 32.76 33.04 30.56 39.77 35.99

Stabilized $

 

The departmental income for the comparable statements ranged from 75.7% to 
82.2% of total revenue. The 2019/20 departmental income ratio of 81.6% for the 
subject property is within this range. The comparable properties achieved a house 
profit ranging from 45.7% to 55.9% of total revenue. The 2019/20 house profit 
percentage of 47.9% of total revenue for the subject property is within this range.  
We will refer to the comparable operating data in our discussion of each line item, 
which follows later in this section of the report. 
HVS uses a fixed and variable component model to project a lodging facility's 
revenue and expense levels. This model is based on the premise that hotel revenues 
and expenses have one component that is fixed and another that varies directly with 

Fixed and Variable 
Component Analysis 
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occupancy and facility usage. A projection can be made by taking a known level of 
revenue or expense and calculating its fixed and variable components. The fixed 
component is then increased in tandem with the underlying rate of inflation, while 
the variable component is adjusted for a specific measure of volume such as total 
revenue. 
The actual forecast is derived by adjusting each year’s revenue and expense by the 
amount fixed (the fixed expense multiplied by the inflated base-year amount) plus 
the variable amount (the variable expense multiplied by the inflated base-year 
amount) multiplied by the ratio of the projection year’s occupancy to the base-year 
occupancy (in the case of departmental revenue and expense) or the ratio of the 
projection year’s revenue to the base year’s revenue (in the case of undistributed 
operating expenses). Fixed expenses remain fixed, increasing only with inflation. 
Our discussion of the revenue and expense forecast in this report is based upon the 
output derived from the fixed and variable model. This forecast of revenue and 
expense is accomplished through a systematic approach, following the format of the 
USALI. Each category of revenue and expense is estimated separately and combined 
at the end in the final statement of income and expense. 
In consideration of the most recent trends in the change of the Consumer Price 
Index, projections set forth by economists surveyed, and our assessment of 
probable property appreciation levels, we have applied an underlying inflation rate 
of 1.0% in 2020, 2.0% in 2021, and 2.5% in 2022 and thereafter. This stabilized 
inflation rate considers normal, recurring inflation cycles. Inflation is likely to 
fluctuate above and below this level during the projection period. Any exceptions to 
the application of the assumed underlying inflation rate are discussed in our write-
up of individual income and expense items. 
Based on an analysis that will be detailed throughout this section, we have 
formulated a forecast of revenue and expense. The following table presents a 
forecast through the first several projection years, including amounts per available 
room and per occupied room. The second table illustrates our ten-year forecast of 
income and expense, presented with a lesser degree of detail. The forecasts pertain 
to years that begin on September 1, 2020, expressed in inflated dollars for each year. 

Inflation Assumption 

Forecast of Revenue 
and Expense 
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FIGURE 9-6 FORECAST OF REVENUE AND EXPENSE AND TRAILING-12-MONTH OPERATING HISTORY  

Historical Operating Results  
2019/20   Fiscal Year 2020/21 2021/22 Stabilized 2023/24 2024/25

Number of Rooms: 174 174 174 174 174 174
Occupancy (Paid Rooms): 80% 91% 82% 79% 79% 79%
Average Rate: $80.98 $78.21 $82.09 $84.82 $86.94 $89.12
RevPAR: $64.51 $71.18 $67.32 $67.01 $68.68 $70.40
Days Open: 365 365 365 365 365 365
Occupied Rooms (Paid): 50,595 PAR   POR   57,794 %Gross  PAR   POR   52,078 %Gross  PAR   POR   50,173 %Gross  PAR   POR   50,173 %Gross  PAR   POR   50,173 %Gross  PAR   POR   
OPERATING REVENUE
   Rooms $4,097 100.0 % $23,547 $80.98 $4,520 99.3 % $25,977 $78.21 $4,275 99.3 % $24,569 $82.09 $4,256 99.2 % $24,460 $84.83 $4,362 99.2 % $25,069 $86.94 $4,471 99.2 % $25,695 $89.11
   Other Operated Departments 0 0.0 0 0.00 27 0.6 155 0.47 27 0.6 154 0.51 27 0.6 156 0.54 28 0.6 160 0.55 29 0.6 164 0.57
   Miscellaneous Income 0 0.0 0 0.00 5 0.1 31 0.09 5 0.1 31 0.10 5 0.1 31 0.11 6 0.1 32 0.11 6 0.1 33 0.11
     Total Operating Revenues 4,097 100.0 23,547 80.98 4,552 100.0 26,163 78.77 4,307 100.0 24,754 82.70 4,289 100.0 24,647 85.48 4,395 100.0 25,261 87.60 4,505 100.0 25,892 89.79
DEPARTMENTAL EXPENSES *
   Rooms 752 18.4 4,323 14.87 795 17.6 4,569 13.76 780 18.2 4,483 14.98 788 18.5 4,527 15.70 807 18.5 4,640 16.09 828 18.5 4,756 16.49
   Other Operated Departments 0 0.0 0 0.00 13 48.6 75 0.23 13 49.7 76 0.26 14 50.1 78 0.27 14 50.1 80 0.28 14 50.1 82 0.28
      Total 752 18.4 4,323 14.87 808 17.8 4,644 13.98 793 18.4 4,560 15.23 801 18.7 4,605 15.97 821 18.7 4,720 16.37 842 18.7 4,838 16.78
DEPARTMENTAL INCOME 3,345 81.6 19,224 66.11 3,744 82.2 21,519 64.79 3,514 81.6 20,194 67.47 3,487 81.3 20,042 69.51 3,574 81.3 20,541 71.24 3,663 81.3 21,054 73.02
UNDISTRIBUTED OPERATING EXPENSES
   Administrative & General 282 6.9 1,619 5.57 287 6.3 1,650 4.97 288 6.7 1,657 5.54 293 6.8 1,686 5.85 301 6.8 1,728 5.99 308 6.8 1,772 6.14
   Marketing 0 0.0 0 0.00 18 0.4 105 0.32 18 0.4 105 0.35 19 0.4 107 0.37 19 0.4 110 0.38 20 0.4 112 0.39
   Franchise Fee 451 11.0 2,592 8.91 384 8.4 2,208 6.65 363 8.4 2,088 6.98 362 8.4 2,079 7.21 371 8.4 2,131 7.39 380 8.4 2,184 7.57
   Prop. Operations & Maint. 303 7.4 1,739 5.98 316 6.9 1,814 5.46 317 7.4 1,822 6.09 323 7.5 1,854 6.43 331 7.5 1,900 6.59 339 7.5 1,948 6.76
   Utilities 347 8.5 1,994 6.86 326 7.2 1,871 5.63 327 7.6 1,879 6.28 333 7.8 1,912 6.63 341 7.8 1,960 6.80 350 7.8 2,009 6.97
      Total 1,382 33.7 7,944 27.32 1,367 30.0 7,857 23.66 1,350 31.3 7,761 25.93 1,366 31.8 7,852 27.23 1,400 31.8 8,048 27.91 1,435 31.8 8,249 28.61
GROSS OPERATING PROFIT 1,963 47.9 11,281 38.79 2,377 52.2 13,662 41.13 2,163 50.3 12,433 41.54 2,121 49.5 12,190 42.27 2,174 49.5 12,493 43.33 2,228 49.5 12,805 44.41
Management Fee 84 2.0 481 1.65 137 3.0 785 2.36 129 3.0 743 2.48 129 3.0 739 2.56 132 3.0 758 2.63 135 3.0 777 2.69
INCOME BEFORE NON-OPER. INC. & EXP. 1,879 45.9 10,800 37.14 2,241 49.2 12,877 38.77 2,034 47.3 11,691 39.06 1,992 46.5 11,451 39.71 2,042 46.5 11,735 40.70 2,093 46.5 12,028 41.71
NON-OPERATING INCOME AND EXPENSE
   Property Taxes 147 3.6 845 2.90 201 4.4 1,158 3.49 201 4.7 1,158 3.87 201 4.7 1,158 4.02 201 4.6 1,158 4.02 201 4.5 1,158 4.02
   Insurance 79 1.9 456 1.57 81 1.8 467 1.40 83 1.9 478 1.60 85 2.0 490 1.70 87 2.0 502 1.74 90 2.0 515 1.79
      Total 226 5.5 1,300 4.47 283 6.2 1,624 4.89 285 6.6 1,636 5.47 287 6.7 1,648 5.72 289 6.6 1,660 5.76 291 6.5 1,673 5.80
EBITDA 1,653 40.3 9,500 32.67 1,958 43.0 11,252 33.88 1,749 40.7 10,054 33.59 1,706 39.8 9,803 34.00 1,753 39.9 10,075 34.94 1,802 40.0 10,355 35.91
   Reserve for Replacement 0 0.0 0 0.00 182 4.0 1,047 3.15 172 4.0 990 3.31 172 4.0 986 3.42 176 4.0 1,010 3.50 180 4.0 1,036 3.59
EBITDA LESS RESERVE $1,653 40.3 % $9,500 $32.67 $1,776 39.0 % $10,206 $30.73 $1,577 36.7 % $9,064 $30.28 $1,534 35.8 % $8,817 $30.58 $1,577 35.9 % $9,064 $31.43 $1,622 36.0 % $9,320 $32.32

*Departmental expenses are expressed as a percentage of departmental revenues.
NOI adjusted to reflect a 
3.0% mgmt fee and a 4.0% reserve $1,450 35.4 %

%Gross  
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FIGURE 9-7 TEN-YEAR FORECAST OF REVENUE AND EXPENSE  

2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 2026/27 2027/28 2028/29 2029/30

Number of Rooms: 174 174 174 174 174 174 174 174 174 174
Occupied Rooms: 57,794 52,078 50,173 50,173 50,173 50,173 50,173 50,173 50,173 50,173
Occupancy: 91% 82% 79% 79% 79% 79% 79% 79% 79% 79%
Average Rate: $78.21 % of $82.09 % of $84.82 % of $86.94 % of $89.12 % of $91.34 % of $93.63 % of $95.97 % of $98.37 % of $100.83
RevPAR: $71.18 Gross $67.32 Gross $67.01 Gross $68.68 Gross $70.40 Gross $72.16 Gross $73.97 Gross $75.82 Gross $77.71 Gross $79.65
OPERATING REVENUE
   Rooms $4,520 99.3 % $4,275 99.3 % $4,256 99.2 % $4,362 99.2 % $4,471 99.2 % $4,583 99.2 % $4,698 99.2 % $4,815 99.2 % $4,935 99.2 % $5,059 99.2 %
   Other Operated Departments 27 0.6 27 0.6 27 0.6 28 0.6 29 0.6 29 0.6 30 0.6 31 0.6 31 0.6 32 0.6
   Miscellaneous Income 5 0.1 5 0.1 5 0.1 6 0.1 6 0.1 6 0.1 6 0.1 6 0.1 6 0.1 6 0.1
      Total Operating Revenue 4,552 100.0 4,307 100.0 4,289 100.0 4,395 100.0 4,505 100.0 4,618 100.0 4,734 100.0 4,852 100.0 4,973 100.0 5,098 100.0
 DEPARTMENTAL EXPENSES*
   Rooms 795 17.6 780 18.2 788 18.5 807 18.5 828 18.5 848 18.5 869 18.5 891 18.5 913 18.5 936 18.5
   Other Operated Departments 13 48.6 13 49.7 14 50.1 14 50.1 14 50.1 15 50.1 15 50.1 15 50.1 16 50.1 16 50.1
      Total 808 17.8 793 18.4 801 18.7 821 18.7 842 18.7 863 18.7 884 18.7 907 18.7 929 18.7 952 18.7
DEPARTMENTAL INCOME 3,744 82.2 3,514 81.6 3,487 81.3 3,574 81.3 3,663 81.3 3,755 81.3 3,850 81.3 3,945 81.3 4,044 81.3 4,145 81.3
UNDISTRIBUTED OPERATING EXPENSES
   Administrative & General 287 6.3 288 6.7 293 6.8 301 6.8 308 6.8 316 6.8 324 6.8 332 6.8 340 6.8 349 6.8
   Marketing 18 0.4 18 0.4 19 0.4 19 0.4 20 0.4 20 0.4 21 0.4 21 0.4 22 0.4 22 0.4
   Franchise Fee 384 8.4 363 8.4 362 8.4 371 8.4 380 8.4 390 8.4 399 8.4 409 8.4 419 8.4 430 8.4
   Prop. Operations & Maint. 316 6.9 317 7.4 323 7.5 331 7.5 339 7.5 347 7.5 356 7.5 365 7.5 374 7.5 383 7.5
   Utilities 326 7.2 327 7.6 333 7.8 341 7.8 350 7.8 358 7.8 367 7.8 376 7.8 386 7.8 396 7.8
      Total 1,367 30.0 1,350 31.3 1,366 31.8 1,400 31.8 1,435 31.8 1,471 31.8 1,508 31.8 1,546 31.8 1,584 31.8 1,624 31.8
GROSS OPERATING PROFIT 2,377 52.2 2,163 50.3 2,121 49.5 2,174 49.5 2,228 49.5 2,284 49.5 2,341 49.5 2,400 49.5 2,459 49.5 2,521 49.5
Management Fee 137 3.0 129 3.0 129 3.0 132 3.0 135 3.0 139 3.0 142 3.0 146 3.0 149 3.0 153 3.0
INCOME BEFORE NON-OPER. INC. & EXP. 2,241 49.2 2,034 47.3 1,992 46.5 2,042 46.5 2,093 46.5 2,145 46.5 2,199 46.5 2,254 46.5 2,310 46.5 2,368 46.5
NON-OPERATING INCOME AND EXPENSE
   Property Taxes 201 4.4 201 4.7 201 4.7 201 4.6 201 4.5 201 4.4 201 4.3 201 4.2 201 4.1 201 4.0
   Insurance 81 1.8 83 1.9 85 2.0 87 2.0 90 2.0 92 2.0 94 2.0 96 2.0 99 2.0 101 2.0
      Total 283 6.2 285 6.6 287 6.7 289 6.6 291 6.5 293 6.4 296 6.3 298 6.2 300 6.1 303 6.0
   Reserve for Replacement 182 4.0 172 4.0 172 4.0 176 4.0 180 4.0 185 4.0 189 4.0 194 4.0 199 4.0 204 4.0
EBITDA LESS RESERVE $1,776 39.0 % $1,577 36.7 % $1,534 35.8 % $1,577 35.9 % $1,622 36.0 % $1,667 36.1 % $1,714 36.2 % $1,762 36.3 % $1,811 36.4 % $1,862 36.5 %

0 0 0 0 0 0 0 0 0 0
*Departmental expenses are expressed as a percentage of departmental revenues.

% of
Gross
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The following description sets forth the basis for the forecast of revenue and 
expense. The duration and consequences of the present economic situation are 
uncertain at this time. Our forecasts reflect hotel operators’ and investors’ current 
outlooks for the market, with the expectation of a bottoming-out of the effects of the 
pandemic by mid-year 2020 and a resumption of some growth in the second half of 
2020, followed by a rebound thereafter. Hotel operators typically respond with 
stronger expense controls during periods when revenues decline; as such, hotel 
revenues are anticipated to moderate downward, but with commensurate 
adjustments in expenses to minimize the impact on profitability. 
We anticipate that it will take three years for the subject property to reach a 
stabilized level of operation. Each revenue and expense item has been forecast 
based upon our review of the subject property’s operating history, operating 
budget, and comparable revenue and expense statements. The forecast begins on 
September 1, 2020, expressed in inflated dollars for each year. 
Rooms revenue is determined by two variables: occupancy and average rate. We 
projected occupancy and average rate in a previous section of this report. The 
subject property is expected to stabilize at 79.0% with an average rate of $84.82 in 
2022/23. Following the stabilized year, the subject property’s average rate is 
projected to increase along with the underlying rate of inflation. 
According to the USALI, other operated departments include any major or minor 
operated department that carries expenses, aside from rooms and food and 
beverage (F&B). As shown previously, the subject hotel did not historically report 
any revenues in the other operated departments category. We have forecast a 
minimal amount of revenue going forward in order to conform to the USALI and to 
reflect revenues that new ownership would collect from telephone charges and 
guest laundry fees. 

FIGURE 9-8 OTHER OPERATED DEPARTMENTS REVENUE 

#1 #2 #3 #4 #5 2020/21

Percentage of Revenue 0.0 % 0.5 % 0.3 % 0.0 % 0.0 % 0.0 % 0.6 % 0.6 %
Per Avai lable Room $0 $121 $77 $0 $0 $0 $155 $148
Per Occupied Room $0.00 $0.41 $0.27 $0.00 $0.00 $0.00 $0.47 $0.51

Subject Property Comparable Operating Statements Subject Property Forecast
2019/20 Deflated Stabilized

 

According to the USALI, miscellaneous income includes attrition fees, cancelation 
fees, outside agreement commissions, and interest income, among other items that 
do not carry expenses. As shown previously, the subject hotel did not historically 
report any revenues in the miscellaneous income category. We have forecast a 

Rooms Revenue 

Other Operated 
Departments Revenue 

Miscellaneous Income 
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minimal amount of revenue going forward to conform to the latest edition of the 
USALI and to reflect revenues that new ownership would collect from sources such 
as vending commissions, cancellation fees, and other minor items. 

FIGURE 9-9 MISCELLANEOUS INCOME 

#1 #2 #3 #4 #5 2020/21

Percentage of Revenue 0.0 % 0.6 % 1.1 % 0.7 % 0.8 % 2.3 % 0.1 % 0.1 %
Per Avai lable Room $0 $126 $247 $172 $199 $546 $31 $30
Per Occupied Room $0.00 $0.43 $0.87 $0.62 $0.66 $1.84 $0.09 $0.10

Subject Property Comparable Operating Statements Subject Property Forecast
2019/20 Deflated Stabilized

 

Rooms expense consists of items related to the sale and upkeep of guestrooms and 
public space. Salaries, wages, and employee benefits account for a substantial 
portion of this category. Although payroll varies somewhat with occupancy, and 
managers can generally scale the level of service staff on hand to meet an expected 
occupancy level, a base level of front desk personnel, housekeepers, and supervisors 
must be maintained at all times. As a result, salaries, wages, and employee benefits 
are moderately sensitive to changes in occupancy. 
Commissions and reservations are usually based on room sales and, thus, are highly 
sensitive to changes in occupancy and average rate. While guest supplies vary 100% 
with occupancy, linens and other operating expenses are only slightly affected by 
volume. We have adjusted the rooms expense downward during the initial forecast 
period, below the underlying inflationary rate, to maintain an appropriate level of 
expense as a percentage of departmental revenue in light of the hotel's established 
operating history. A new owner would be expected to initiate cost savings in this 
department in the first two projection years due to a decrease in labor costs as a 
result of the COVID-19 pandemic.   

FIGURE 9-10 ROOMS EXPENSE 

#1 #2 #3 #4 #5 2020/21

Percentage of Revenue 18.4 % 21.0 % 24.6 % 22.9 % 22.3 % 18.2 % 17.6 % 18.5 %
Per Avai lable Room $4,323 $4,599 $5,615 $5,342 $5,309 $4,234 $4,569 $4,287
Per Occupied Room $14.87 $15.67 $19.71 $19.17 $17.56 $14.26 $13.76 $14.87

2019/20 Deflated Stabilized
Subject Property Comparable Operating Statements Subject Property Forecast

 

Other operated departments expense comprises expenses associated with the 
hotel’s various other and minor operated departments. As shown previously, the 
subject hotel did not historically report any expenses in the other operated 

Rooms Expense 

Other Operated 
Departments Expense 
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departments category. We have forecast a modest amount of expense going forward 
to conform to the latest edition of the USALI and to reflect charges that new 
ownership would be expected to pay for telephone service and costs associated with 
the operation of the guest laundry machines.  

FIGURE 9-11 OTHER OPERATED DEPARTMENTS EXPENSE 

#1 #2 #3 #4 #5 2020/21

Percentage of Revenue 0.0 % 36.3 % 2.5 % 0.0 % 0.0 % 0.0 % 48.6 % 50.1 %
Per Avai lable Room $0 $44 $2 $0 $0 $0 $75 $74
Per Occupied Room $0.00 $0.15 $0.01 $0.00 $0.00 $0.00 $0.23 $0.26

Subject Property Comparable Operating Statements Subject Property Forecast
2019/20 Deflated Stabilized

 

Administrative and general expense includes the salaries and wages of all 
administrative personnel who are not directly associated with a particular 
department. Expense items related to the management and operation of the 
property are also allocated to this category. 
Most administrative and general expenses are relatively fixed. The exceptions are 
cash overages and shortages; commissions on credit card charges; provision for 
doubtful accounts, which are moderately affected by the number of transactions or 
total revenue; and salaries, wages, and benefits, which are very slightly influenced 
by volume. We have adjusted the administrative and general expense downward 
during the initial forecast period, below the underlying inflationary rate, to maintain 
an appropriate level of expense as a percentage of departmental revenue in light of 
the hotel's established operating history. A new owner would be expected to initiate 
cost savings in this department in the first two projection years due to a decrease in 
labor costs as a result of the COVID-19 pandemic. 

FIGURE 9-12 ADMINISTRATIVE AND GENERAL EXPENSE 

#1 #2 #3 #4 #5 2020/21

Percentage of Revenue 6.9 % 12.6 % 6.0 % 8.6 % 8.4 % 4.5 % 6.3 % 6.8 %
Per Avai lable Room $1,619 $2,793 $1,383 $2,029 $2,006 $1,072 $1,650 $1,597
Per Occupied Room $5.57 $9.51 $4.86 $7.28 $6.64 $3.61 $4.97 $5.54

2019/20 Deflated Stabilized
Subject Property Comparable Operating Statements Subject Property Forecast

 

Information and telecommunications systems expense consists of all costs 
associated with a hotel’s technology infrastructure. This includes the costs of cell 
phones, administrative call and Internet services, and complimentary call and 
Internet services. Expenses in this category are typically organized by type of 

Administrative and 
General Expense 

Information and 
Telecommunications 
Systems Expense 
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technology or the area benefiting from the technology solution. The subject hotel 
did not report information and telecommunications systems as a separate line item 
in the base year. Per the 11th edition of the USALI, information and 
telecommunications systems expenses are required to be reported within the 
undistributed operating expenses. Historically, costs associated with the 
information and telecommunications systems have been included in the utilities 
line expense. Therefore, the information and telecommunications systems line item 
has been adjusted upward to reflect the reallocation of these costs. 

FIGURE 9-13 INFORMATION AND TELECOMMUNICATIONS SYSTEMS EXPENSE 

#1 #2 #3 #4 #5 2020/21

Percentage of Revenue 0.0 % 0.0 % 0.8 % 0.0 % 0.0 % 0.0 % 0.8 % 0.9 %
Per Avai lable Room $0 $0 $181 $0 $0 $0 $209 $202
Per Occupied Room $0.00 $0.00 $0.63 $0.00 $0.00 $0.00 $0.63 $0.70

Subject Property Comparable Operating Statements Subject Property Forecast
2019/20 Deflated Stabilized

 

Marketing expense consists of all costs associated with advertising, sales, and 
promotion; these activities are intended to attract and retain customers. Marketing 
can be used to create an image, develop customer awareness, and stimulate 
patronage of a property's various facilities. 
The marketing category is unique in that all expense items, with the exception of 
fees and commissions, are totally controlled by management. Most hotel operators 
establish an annual marketing budget that sets forth all planned expenditures. If the 
budget is followed, total marketing expenses can be projected accurately. 
Marketing expenditures are unusual because, although there is a lag period before 
results are realized, the benefits are often extended over a long period. Depending 
on the type and scope of the advertising and promotion program implemented, the 
lag time can be as short as a few weeks or as long as several years. However, the 
favorable results of an effective marketing campaign tend to linger, and a property 
often enjoys the benefits of concentrated sales efforts for many months. We have 
reviewed the provided operating history of the subject hotel, as well as the 
comparable operating data. The subject hotel reported a total marketing expense of 
$72 in the historical base year. The hotel's marketing expense has been adjusted 
upward to account for any marketing efforts a new owner would expect to incur. 

Marketing Expense 
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FIGURE 9-14 MARKETING EXPENSE 

#1 #2 #3 #4 #5 2020/21

Percentage of Revenue 0.0 % 0.6 % 5.0 % 3.7 % 1.9 % 2.5 % 0.4 % 0.4 %
Per Avai lable Room $0 $131 $1,154 $865 $456 $600 $105 $101
Per Occupied Room $0.00 $0.45 $4.05 $3.10 $1.51 $2.02 $0.32 $0.35

Subject Property Comparable Operating Statements Subject Property Forecast
2019/20 Deflated Stabilized

 

The hotel currently operates as a Motel 6 under a license agreement with G6 
Hospitality LLC; the existing agreement expires in 2034 and does carry an option 
for one ten-year renewal. The property's current franchise agreement calls for a 
royalty fee of 5.0% of rooms revenue and a marketing and reservation assessment 
of 3.5% of rooms revenue. We note that the current franchise agreement cannot 
automatically be transferred to a new owner upon the sale of the property. We have 
assumed that a buyer would elect to continue to operate the hotel as a Motel 6 and 
would enter into a license agreement that would reflect the current terms as 
published in the company’s Franchise Disclosure Document (FDD). The costs of the 
Motel 6 affiliation, which are reflected in our forecast, comprise a 5% royalty fee and 
a 3.5% advertising assessment (percentage of rooms revenue). Other charges 
related to the affiliation, such as frequent guest programs, are reflected in the 
appropriate departmental expenses, consistent with the Uniform System of 
Accounts for the Lodging Industry (USALI). 
Marketing expense and franchise fees are often analyzed in total because hotels may 
account for some components of franchise expense in the marketing expense 
category. The subject property’s total marketing and franchise expense has been 
forecast at 8.8% of total revenue on a stabilized basis; the comparable operating 
statements show a range from 3.3% to 11.9% of total revenue. 
Property operations and maintenance expense is another expense category that is 
largely controlled by management. Except for repairs that are necessary to keep the 
facility open and prevent damage (e.g., plumbing, heating, and electrical items), 
most maintenance can be deferred for varying lengths of time. 
The age of a lodging facility has a strong influence on the required level of 
maintenance. A new or thoroughly renovated property is protected for several years 
by modern equipment and manufacturers' warranties. However, as a hostelry 
grows older, maintenance expenses escalate. A well-organized preventive 
maintenance system often helps delay deterioration, but most facilities face higher 
property operations and maintenance costs each year, regardless of the occupancy 
trend. The quality of initial construction can also have a direct impact on future 
maintenance requirements. The use of high-quality building materials and 
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construction methods generally reduces the need for maintenance expenditures 
over the long term. 
Maintenance is an accumulating expense. If management elects to postpone 
performing a required repair, the expenditure has not been eliminated, only 
deferred until a later date. A lodging facility that operates with a lower-than-normal 
maintenance budget is likely to accumulate a considerable amount of deferred 
maintenance. 

FIGURE 9-15 PROPERTY OPERATIONS AND MAINTENANCE EXPENSE 

#1 #2 #3 #4 #5 2020/21

Percentage of Revenue 7.4 % 8.6 % 6.1 % 6.3 % 7.3 % 6.3 % 6.9 % 7.5 %
Per Avai l abl e Room $1,739 $1,896 $1,414 $1,479 $1,750 $1,507 $1,814 $1,756
Per Occupi ed Room $5.98 $6.46 $4.97 $5.31 $5.79 $5.08 $5.46 $6.09

2019/20 Deflated Stabilized
Subject Property Comparable Operating Statements Subject Property Forecast

 

The utilities consumption of a lodging facility takes several forms, including water 
and space heating, air conditioning, lighting, cooking fuel, and other miscellaneous 
power requirements. The most common sources of hotel utilities are electricity, 
natural gas, fuel oil, and steam. This category also includes the cost of water service. 
Total energy cost depends on the source and quantity of fuel used. Electricity tends 
to be the most expensive source, followed by oil and gas. Although all hotels 
consume a sizable amount of electricity, many properties supplement their utility 
requirements with less expensive sources, such as gas and oil, for heating and 
cooking. Utility expenses are highly tied to local utility rates in the Pittsburg market; 
therefore, we have given primary consideration to the hotel’s operating history. 

FIGURE 9-16 UTILITIES EXPENSE 

#1 #2 #3 #4 #5 2020/21

Percentage of Revenue 8.5 % 4.5 % 3.8 % 5.4 % 7.2 % 5.6 % 7.2 % 7.8 %
Per Ava i lable Room $1,994 $986 $877 $1,266 $1,734 $1,333 $1,871 $1,811
Per Occupied Room $6.86 $3.36 $3.08 $4.54 $5.74 $4.49 $5.63 $6.28

Subject Property Comparable Operating Statements Subject Property Forecast
2019/20 Deflated Stabilized

 

Management expense consists of the fees paid to the managing agent contracted to 
operate the property. Some companies provide management services and a brand-
name affiliation (first-tier management company), while others provide 
management services alone (second-tier management company). Some 

Utilities  Expense  
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management contracts specify only a base fee (usually a percentage of total 
revenue), while others call for both a base fee and an incentive fee (usually a 
percentage of defined profit). Basic hotel management fees are often based on a 
percentage of total revenue, which means they have no fixed component. While base 
fees typically range from 2% to 4% of total revenue, incentive fees are deal specific 
and often are calculated as a percentage of income available after debt service and, 
in some cases, after a preferred return on equity. Total management fees for the 
subject property have been forecast at 3.0% of total revenue. 
Real estate in the state of California is assessed at 100% of market value upon the 
sale, expansion, or new construction of a property. Once established, the assessed 
value of a property can increase by no more than 2.0% per year, according to state 
law. A reassessment is triggered by the sale, expansion, or improvement of a 
property. Because this appraisal is predicated upon a hypothetical sale, we have 
calculated the first year’s property tax burden based on the estimated fee-simple 
market value of the subject property determined by this appraisal. Real and 
personal property are taxed at the same rate. Property taxes are “stepped up” upon 
the assumed sale of the hotel at the end of the tenth year by loading the terminal 
capitalization rate with the tax rate. 
In most states, the comparison of a hotel’s assessed value with that of comparable 
hotels in the same taxing jurisdiction can provide insight into whether or not the 
property is fairly assessed. The assessed value of the land and improvements is 
divided by the hotel’s number of rooms to provide a unit of comparison with other 
hotels. This is a useful tool in most states, where properties are periodically 
reassessed to market value. However, in California, the comparison of assessed 
values is generally irrelevant due to Proposition 13, enacted in 1978, which 
removed the relationship between a property’s assessed value and its market value. 
Under Proposition 13, a property is reassessed upon sale to market value, which is 
generally presumed to be the sales price; thereafter, the assessed value is increased 
at a maximum of 2% per year. Trends in appreciation and depreciation caused by 
market fluctuations are not reflected in a property’s assessed value in California, 
unless there is a sales transaction. Thus, comparable hotels in California can have 
markedly different assessed values, depending upon when the last sales transaction 
occurred. For this reason, we have not researched the assessed values of 
comparable hotels to assess the reasonableness of the subject property’s assessed 
value. 

Property Taxes 
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FIGURE 9-17 SUBJECT PROPERTY'S ASSESSMENT HISTORY – REAL PROPERTY 

Year Land

2016 $1,456,329 $2,871,050 $4,327,379 —  
2017 1,485,455 2,928,471 4,413,926 2.0 %
2018 1,515,164 2,987,040 4,502,204 2.0
2019 1,545,467 3,046,780 4,592,247 2.0

Assessed Value

Source: Contra  Costa  County

Improvements
Percent 
Change

Real Property 
Total 

Real Property

 

FIGURE 9-18 SUBJECT PROPERTY'S ASSESSMENT HISTORY – PERSONAL PROPERTY AND SPECIAL 
ASSESSMENTS 

Year

2016 $356,686 —  $35,895 —  
2017 331,663 (7.0) % 39,603 10.3 %
2018 295,643 (10.9) 41,254 4.2
2019 259,262 (12.3) 41,669 1.0

Percent 
ChangeAssessment

Source: Contra Costa  County

Percent 
ChangeValue

Special Assessments

Assessed 

Personal Property

 

 
Tax rates are based on the city and county budgets, which change annually. The 
following table shows changes in the tax rate during the last several years. 
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FIGURE 9-19 PROPERTY TAX RATES 

Real Property
Year Tax Rate

2017 1.17620 1.17620
2018 1.15270 1.15270
2019 1.17490 1.17490

Source: Contra Costa County

Personal Property
Tax Rate

 

Based on state law and the current tax rate, the subject property’s projected 
property tax expense levels are calculated as follows.  The tax calculation is based 
on the market value prior to any capital deduction.  
FIGURE 9-20 SUBJECT PROPERTY TAX CALCULATION 

$17,100,000 x $200,908

Estimated Market Value of 
Fee Simple Interest Tax Rate

First Year's 
Tax Burden

1.17%  

Tax payments are due twice yearly in the subject property’s county. We estimate 
that property taxes for the Motel 6 Pittsburg will equal approximately $201,000 in 
the first forecast year of our projection period, increasing by 2.0% annually 
thereafter, the maximum allowed by state law. 
The insurance expense category consists of the cost of insuring the hotel and its 
contents against damage or destruction by fire, weather, sprinkler leakage, boiler 
explosion, plate glass breakage, and so forth. General insurance costs also include 
premiums relating to liability, fidelity, and theft coverage. 
Insurance rates are based on many factors, including building design and 
construction, fire detection and extinguishing equipment, fire district, distance from 
the firehouse, and the area's fire experience. Insurance expenses do not vary with 
occupancy. 

Insurance Expense  
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FIGURE 9-21 INSURANCE EXPENSE 

#1 #2 #3 #4 #5 2020/21

Percentage of Revenue 1.9 % 1.0 % 1.0 % 0.9 % 0.8 % 0.8 % 1.8 % 2.0 %
Per Avai l abl e Room $456 $221 $235 $200 $200 $200 $467 $464
Per Occupi ed Room $1.57 $0.75 $0.82 $0.72 $0.66 $0.67 $1.40 $1.61

2019/20 Deflated Stabilized
Subject Property Comparable Operating Statements Subject Property Forecast

 

As illustrated, the operating statements show no additional fixed expenses; 
moreover, no fixed expenses have been forecast. 
Furniture, fixtures, and equipment are essential to the operation of a lodging facility, 
and their quality often influences a property's class. This category includes all non-
real estate items that are capitalized, rather than expensed. The furniture, fixtures, 
and equipment of a hotel are exposed to heavy use and must be replaced at regular 
intervals. The useful life of these items is determined by their quality, durability, and 
the amount of guest traffic and use. 
Periodic replacement of furniture, fixtures, and equipment is essential to maintain 
the quality, image, and income-producing potential of a lodging facility. Because 
capitalized expenditures are not included in the operating statement but affect an 
owner's cash flow, a forecast of income and expense should reflect these expenses 
in the form of an appropriate reserve for replacement. 
The International Society of Hospitality Consultants (ISHC) oversees a major 
industry-sponsored study of the capital expenditure requirements for full-
service/luxury, select-service, and extended-stay hotels. The most recent study was 
published in 2014.12 Historical capital expenditures of well-maintained hotels were 
investigated through the compilation of data provided by most of the major hotel 
companies in the United States. A prospective analysis of future capital expenditure 
requirements was also performed based upon the cost to replace short- and long-
lived building components over a hotel's economic life. The study showed that the 
capital expenditure requirements for hotels vary significantly from year to year and 
depend upon both the actual and effective ages of a property. The results of this 
study showed that hotel lenders and investors are requiring reserves for 
replacement ranging from 4% to 5% of total revenue. 

 
12 The International Society of Hotel Consultants, CapEx 2014, A Study of Capital 
Expenditure in the U.S. Hotel Industry. 
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Based upon the results of our analysis, our review of the subject asset, and current 
industry norms, a reserve for replacement equal to 4% of total revenues has been 
factored into our forecast of revenue and expense for funding the periodic 
replacement of furniture, fixtures, and equipment.  
 Historical and projected total revenue and net operating income are set forth in the 
following chart. 

FIGURE 9-22 FORECAST OF REVENUE AND EXPENSE CONCLUSION 

Year Total
% 

Change Total % Change Total % Change

Historical 2017 $3,632,000 — $1,954,000 — 53.8 % $1,570,000 — 43.2 %
2018 3,999,000 10.1 % 2,280,000 16.7 % 57.0 1,854,000 18.1 % 46.4
2019 3,837,000 (4.1) 1,957,000 (14.2) 51.0 1,535,000 (17.2) 40.0
2019/20 4,097,000 6.8 1,963,000 0.3 47.9 1,450,000 (5.5) 35.4

Projected 2020/21 $4,552,000 11.1 % $2,377,000 21.1 % 52.2 % $1,776,000 22.5 % 39.0 %
2021/22 4,307,000 (5.4) 2,163,000 (9.0) 50.3 1,577,000 (11.2) 36.7
2022/23 4,289,000 (0.4) 2,121,000 (1.9) 49.5 1,534,000 (2.7) 35.8
2023/24 4,395,000 2.5 2,174,000 2.5 49.5 1,577,000 2.8 35.9
2024/25 4,505,000 2.5 2,228,000 2.5 49.5 1,622,000 2.9 36.0
2025/26 4,618,000 2.5 2,284,000 2.5 49.5 1,667,000 2.8 36.1

 Fisca l  Year

Total Revenue House Profit House 
Profit 
Ratio

EBITDA Less Replacement Reserve

As a % of 
Ttl Rev

 

The forecast of revenue and expense anticipates the net operating income ratio to 
improve from 35.4% of gross revenues in the base year to 39.0% of gross revenues 
in the first projection year. By the stabilized year, we anticipate that the net 
operating income will reach 36.0% of gross revenues. 
The subject property has been valued via the income approach through the 
application of a ten-year DCF analysis. The process of converting the projected 
income stream into an estimate of value is described as follows. 

1. An appropriate discount rate is selected to apply to the projected net income 
before debt service. This rate reflects the unlevered, "free and clear" internal 
rate of return required by hotel investors. While the costs of debt and equity 
are not explicitly considered in the analysis, the selected discount rate 
implicitly reflects the costs of debt and equity as of the date of value. The 
discount rate takes into consideration the degree of perceived risk, 
anticipated inflation, market attitudes, and rates of return on other 
investment alternatives, as well as the availability and cost of financing. The 

Forecast of Revenue and 
Expense Conclusion 

INCOME 
CAPITALIZATION – 
DISCOUNTED CASH 
FLOW 
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discount rate is chosen by reviewing sales transactions and investor surveys 
and interviewing market participants. 

2. A reversionary value reflecting the sales price of the property at the end of 
the ten-year period is calculated by capitalizing the eleventh-year net 
income by the terminal capitalization rate and deducting typical brokerage 
and legal fees. The terminal capitalization rate reflects an investor’s 
expectations of the cost of capital and asset appreciation at the end of the 
assumed ten-year holding period. 

3. Each year's forecasted net income before debt service and depreciation and 
the reversionary sales proceeds at the end of the ten-year period are 
converted to a present value by multiplying the cash flow by the selected 
discount rate for that year in the forecast. The sum of the discounted cash 
flows equates to the value of the subject property. 

Discount rates derived from investor and broker surveys, as well as hotel sales 
transactions13 were reviewed. The following chart summarizes the averages 
presented for discount rates in various investor surveys during the past decade, 
while the table reflects the most recent surveys. We note that these results 
represent overall averages taken from a wide array of individual data points; 
accordingly, a range of reasonableness exists above and below the most recent 
figures. 
 

 
13 Discount rates were derived from hotels that were appraised by HVS at the time of 
sale. 

Discount Rate 
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FIGURE 9-23 HISTORICAL TRENDS OF DISCOUNT RATES 
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FIGURE 9-24 OVERALL DISCOUNT RATES DERIVED FROM SALES AND INVESTOR SURVEYS 

Source Data Point Range Average

HVS Hotel  Sales  - Ful l -Service & Luxury 7.6% - 12.5% 10.1%
HVS Hotel  Sales  - Select-Servi ce & Extended-Stay 8.3% - 12.7% 10.7%
HVS Hotel  Sales  - Li mited-Service 10% - 13.9% 11.5%

HVS Brokers Survey - Spring 2020
   Limited-Servi ce & Economy Hotel s 6.5% - 20.0% 11.6%
   Sel ect-Service Hotel s 6.5% - 18.0% 10.8%

PWC Real Estate Investor Survey - 1st Quarter 2020
   Limited-Servi ce Hotels 7.5% - 12.0% 10.0%
   Sel ect-Service Hotel s 8.0% - 12.0% 10.0%

USRC Hotel Investment Survey - Winter 2020
   Limited-Servi ce Hotels 7.5% - 11.0% 10.5%

Situs RERC Real Estate Report - 1st Quarter 2020
   Second Tier Hotels 6.5% - 13.5% 10.1%
   Thi rd Ti er Hotels 9.5% - 13.5% 11.0%  

We find that investor surveys typically lag market sentiment by three to six months; 
thus, the late 2019 and Q1 2020 data do not reflect current COVID-19 market 
conditions.  
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In our selection of an appropriate discount rate to value the subject property, we 
have reviewed survey data and selected a discount rate based on the attributes of 
the property in the current environment. Based on our analysis of the current 
lodging industry mortgage market and adjustments for specific factors, such as the 
property’s location and conditions in the Contra Costa County hotel market, it is our 
opinion that a discount rate of 11.25% would be appropriate for valuing the 
property. 
Similar to the developed total property yield, our selected discount rate considers 
the current market for hotel investments, as well as the characteristics of the Motel 
6 brand and the Contra Costa County lodging market. 
Inherent in this valuation process is the assumption of a sale at the end of the ten-
year holding period. The estimated reversionary sale price as of that date is 
calculated by capitalizing the projected eleventh-year net income by an overall 
terminal capitalization rate. An allocation for the selling expenses is deducted from 
this sale price. 
Terminal capitalization rates reported in several recent investor and broker surveys 
were reviewed. The following chart summarizes the averages presented for 
terminal capitalization rates in various investor surveys during the past decade.  

FIGURE 9-25 HISTORICAL TRENDS OF TERMINAL CAPITALIZATION RATES 
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FIGURE 9-26 TERMINAL CAPITALIZATION RATES DERIVED FROM INVESTOR SURVEYS 

Source Data Point Range Average

HVS Brokers Survey - Spring 2020
   Limited-Service & Economy Hotels 6.5% - 12.0% 8.8%
   Select-Service Hotels 6.0% - 10.5% 8.2%

PWC Real Estate Investor Survey - 1st Quarter 2020
   Limited-Service Hotels 7.75% - 12.0% 9.3%
   Select-Service Hotels 7.0% - 10.0% 8.4%

USRC Hotel Investment Survey - Winter 2020
   Limited-Service Hotels 5.5% - 8.5% 8.6%

Situs RERC Real Estate Report - 1st Quarter 2020
   Second Tier Hotel s 7.3% - 11.5% 9.1%
   Third Tier Hotel s 8.0% - 12.0% 10.2%  

Based on the assumed loan-to-value ratio, the risk inherent in achieving the 
projected income stream, and the age, condition, and anticipated market position of 
the subject property, it is our opinion that a terminal capitalization rate of 8.00% 
would be appropriate in a pre-COVID environment. We note that terminal 
capitalization rates are typically positioned 50-100 basis points higher than going-
in capitalization rates.  
We evaluated survey data from PWC and Situs/RERC on terminal capitalization 
rates during the last downturn to assess the need for adjustment. The increase in 
terminal cap rates during a downturn reflects greater uncertainty regarding future 
market conditions and asset appreciation. In addition, during a period of economic 
contraction and reduced sales transactions, the pendulum swings to a buyer’s 
market, whereby investors can underwrite potential acquisitions less aggressively 
given the reduced competition. Terminal capitalization rates, which had remained 
stable over the past few years, are expected to rise in the current market 
environment. 
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FIGURE 9-27 BASIS POINT INCREASE IN TERMINAL CAPITALIZATION RATES DERIVED FROM SALES AND 
INVESTOR SURVEYS14 

 

Our review of the trends in reported terminal capitalization rates during the 2007 
to 2011 period reveals that these rates increased by an average of 110 bps from the 
first half of 2007 to the trough in 2009/10, as illustrated above. The increase in 
terminal cap rates reflected a buyer’s market, as well as greater uncertainty 
regarding future asset appreciation. 
Our selected pre-COVID-19 terminal capitalization rate of 8.00% has been adjusted  
upwards by 25 bps to 8.25% to reflect the current market for hotel investments.  
Utilizing the discount rate set forth, the DCF procedure is summarized as follows. 
The capital deduction, if applicable, is applied in this analysis as shown. Due to the 
subject property's California location and the higher property tax implications upon 
the sale at the end of the hold, the terminal capitalization rate is loaded with the tax 
rate and is applied to the NOI estimate prior to property taxes. 

 
14 Composite of terminal capitalization rates for all property types as reported by the 
PWC and Situs RERC Hotel Investor Surveys 
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FIGURE 9-28 DISCOUNTED CASH FLOW ANALYSIS 

Di scount Rate 11.3 %
Loa ded Terminal  Cap 9.4

Transaction Costs 3.0

EBITDA Less 
Reserves, Property  

EBITDA Less 
Reserves, Discount Factor @ Discounted

Year Before Taxes Taxes After Taxes 11.25% Cash Flow

2020/21 $1,977,000 $201,477 $1,776,000 0.89888 $1,596,000
2021/22 1,779,000 205,506 1,573,000 0.80798 1,271,000
2022/23 1,736,000 209,616 1,526,000 0.72627 1,108,000
2023/24 1,779,000 213,809 1,565,000 0.65283 1,022,000
2024/25 1,823,000 218,085 1,605,000 0.58681 942,000
2025/26 1,869,000 222,447 1,646,000 0.52747 868,000
2026/27 1,916,000 226,895 1,689,000 0.47413 801,000
2027/28 1,963,000 231,433 1,732,000 0.42619 738,000
2028/29 2,012,000 236,062 1,776,000 0.38309 680,000
2029/30 2,063,000 240,783 23,585,000 * 0.34435 8,122,000

Estimated Market Value, Prior to Deduct $17,148,000
Ca pita l  Deducti on (If Appl i cable) $435,000

Estimated Market Value, After Deduct $16,713,000
Rounded To $16,700,000

Per Room $95,977

Reversion Analysis
11th Year's  EBITDA Less  Reserves  (not i ncl uding ta xes ) $2,115,000
Capita l i zation Rate (loaded with ta x ra te) 9.4%

Total  Sa l es  Proceeds $22,436,000
    Less : Transaction Costs  @ 3.0% 673,000

Net Sa les  Proceeds  (Say) 21,763,000

*10th year EBITDA Less  Replacement Reserve after ta xes , pl us  the revers i onary va lue.  

The following chart summarizes the averages presented for overall capitalization 
rates in various investor surveys during the past decade. 

Direct Capitalization 
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FIGURE 9-29 HISTORICAL TRENDS OF OVERALL CAPITALIZATION RATES 
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FIGURE 9-30 OVERALL CAPITALIZATION RATES DERIVED FROM SALES AND INVESTOR SURVEYS 

Source Data Point Range Average

HVS Hotel  Sa les  - Ful l -Service & Luxury 1.7% - 13.5% 6.9%
HVS Hotel  Sa les  - Select-Service & Extended-Stay 3.4% - 12.2% 8.1%
HVS Hotel  Sa les  - Limited-Service 1.6% - 14.5% 7.3%

HVS Brokers Survey - Spring 2020
   Limited-Service & Economy Hotels 6.5% - 12.0% 9.5%
   Select-Service Hotels 6.0% - 11.0% 8.8%

PWC Real Estate Investor Survey - 1st Quarter 2020
   Limited-Service Hotels 7.5% - 11.0% 9.1%
   Select-Service Hotels 6.0% - 10.0% 8.2%

USRC Hotel Investment Survey - Winter 2020
   Limited-Service Hotels 6.0% - 9.0% 8.0%

Situs RERC Real Estate Report - 1st Quarter 2020
   Second Tier Hotels 6.0% - 11.5% 8.7%
   Third Tier Hotels 7.0% - 12.0% 9.5%  
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FIGURE 9-31 CAPITALIZATION RATES DERIVED FROM LOCAL TRANSACTIONS 

Property Location
Year 
Open

Motel  6 Sa cra mento Downtown Sacramento, CA 1980 Ma y-20 $7,000,000 94 $74,468 8.9 %
Motel  6 Val le jo Wes t Val lejo, CA 1976 Dec-19 5,000,000 55 57,471 9.6
Ra mada by Wyndha m West Sacramento Hotel  & SuitesWest Sa cra mento, CA 1968 Dec-19 9,250,000 130 71,154 4.6
Motel  6 Sa cra mento Rancho Cordova Eas t Rancho Cordova, CA 1975 Nov-19 3,479,798 69 51,174 6.4
Motel  6 Sa cra mento Central Sacramento, CA 1976 Nov-19 5,578,647 118 46,879 5.7
Motel  6 Woodl and Woodl and, CA 1974 Nov-19 3,762,768 80 47,630 7.9
Homewood Suites  by Hi l ton Fai rfie ld Na pa  Val ley Fai rfie ld, CA 2007 Nov-19 11,362,500 85 133,676 9.8
Motel  6 Sa cra mento West West Sa cra mento, CA 1979 Nov-19 4,944,185 116 42,622 9.4
Motel  6 Sa cra mento North Sacramento, CA 1973 Nov-19 5,367,492 83 65,457 7.8
Comfort Inn Si l icon Val ley Eas t Fremont Fremont, CA 1987 Nov-19 16,000,000 113 141,593 6.1

Average 7.6 %

Cap RateSale Price
Number of 

Rooms Price Per RoomDate of Sale

 

 Similar to the discount and terminal capitalization rate data, the previous data 
reflect pre-COVID-19 return requirements. 
The following table reflects the capitalization rates for the subject property that 
have been derived based on our estimate of market value via the DCF analysis. Note 
that the stabilized year's net income has been deflated to first-year dollars. 

FIGURE 9-32 DERIVED CAPITALIZATION RATES 

EBITDA Less 
Replacement

Year Reserves

2019/20 Historica l* $1,450,000 $16,800,000 8.6 % $17,200,000 8.4 %

Forecast 2020/21 1,776,000 $16,800,000 10.6 $17,200,000 10.3

Deflated Stabi l i zed
(2020/21) Dol lars  1,467,000 $16,800,000 8.7 $17,200,000 8.5

*2019/20 historical EBITDA Less Replacement Reserves has been adjusted to reflect a 3.0% mgmt fee and a 4.0% reserve

Market Value Derived
Market Value With 
Capital Deduction

Capitalization 
Rate On

"As Is" Capitalization Rate (Total Investment) Total Investment

 

The capitalization rate based on the first year's projected EBITDA Less Replacement 
Reserve is in line with current rates of return for hotel investments with the subject 
property's operating profile. 
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Using the income capitalization approach, the subject property has been valued 
utilizing a DCF based on pre-COVID-19 market rates of return adjusted to reflect the 
current environment. The direct capitalization approach was determined to be 
inapplicable in the valuation process at this time. The value indication via the 
income capitalization approach has been concluded to be  $16,700,000, or $96,000 
per room. 

Conclusion 
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10. Sales Comparison Approach 

The sales comparison approach is based on the principle of substitution, which 
defines a property’s value as the cost of acquiring an equally desirable substitute 
(assuming that no costly delay is incurred in making the substitution). Thus, the 
sales comparison approach can be used to form an opinion of a property’s market 
value from the price at which equally desirable properties have sold, or for which 
they can be purchased, on the open market. 
The following overview of the hotel investment market during recent industry 
investment cycles provides a context for the sales comparison approach. 
The volume of hotel transactions and the price paid for individual assets are 
influenced by two principal factors: the availability of capital and the performance 
of the lodging sector as a whole. When high levels of leverage are available on 
favorable terms and the industry is performing well, investors are attracted to the 
market, and both prices and the number of transactions increase. These market 
conditions often induce sellers to put their properties on the market, further fueling 
the pace of transaction activity. Conversely, when the availability of capital declines 
and interest rates increase, both the pace of activity and pricing levels decrease. 
When these capital conditions coincide with a downturn in industry performance, 
the transaction market drops off significantly. In these market conditions, sellers 
are typically unwilling to put their properties on the market, electing to wait until 
market conditions improve. The impact of these influences results in a cyclical 
investment market, recording peaks and valleys in response to changes in the 
capital markets and the economy. 
The following chart sets forth the dollar volume and number of U.S. hotel 
transactions by quarter since 2007, as reported by Real Capital Analytics. The blue 
bar graph represents the number of transactions, while the red line represents the 
dollar volume of transactions. 

Hotel Investment 
Market Overview 
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FIGURE 10-1 U.S. HOTEL TRANSACTIONS BY QUARTER 
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The cyclical nature of the hospitality investment market is evident in the sales data. 
Following peak levels of activity in 2006 and 2007, hotel transaction activity slowed 
significantly in 2008 because of the weakening economy and reduction in CMBS 
lending. The market came to a virtual standstill in 2009 given the financial crisis, 
which negatively affected the hotel and real estate industries. Transaction activity 
began to strengthen in 2010 as the economic recovery gained momentum. Driven 
by strong industry fundamentals and favorable investment, transaction activity 
continued to increase, regaining 2007 levels in 2014 and reaching a peak for the 
current cycle of $50 billion in 2015. Total sales volume declined by approximately 
30% in 2016 given the slow first half of the year, at which time economic uncertainty 
and a pull-back by lenders and investors slowed transaction activity; however, the 
market resumed more normalized sales levels during the second half of the year. 
Transaction activity contracted again in 2017, as fewer hotels came to market, and 
a gap persisted between seller and buyer expectations. With investor sentiments 
buoyed by a more positive economic outlook in 2018, total transaction volume 
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soared, increasing by 44% over 2017 levels; a significant increase in the number of 
portfolio sales and a greater number of large, high-priced, single-asset deals drove 
the volume gain. Total transaction volume retracted by 17% in 2019, as large 
portfolio transactions were limited and as fewer high-priced, single-asset sales 
occurred. Nevertheless, overall volume in 2019 was strong, registering above the 
total volume recorded in 2017. 
The following graph sets forth the average price per room for hotel transactions 
since 2006, as reported by Real Capital Analytics. The data reflect the rolling-twelve-
month average by quarter, with the red line representing full-service transactions, 
the blue line representing sales of limited-service hotels, and the black line 
representing the average for all hotel transactions.15 

 
15 Real Capital Analytics individual and portfolio hotel transactions data  
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FIGURE 10-2 AVERAGE TRANSACTION PRICE PER ROOM 
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In considering the previous chart, it is important to recognize that the data reflect 
the average price indicated by the sales that occurred during each period and, thus, 
are greatly influenced by the type, size, and price of hotels transacted. As most 
sellers elected not to put their properties on the market amid the downturn, the 
sharp decline indicated by the transaction data is skewed by the predominance of 
transactions involving properties and owners that were not positioned to ride out 
the cycle. As a result, the indicated fluctuations in per-room hotel prices do not 
directly reflect the trends in hotel values through this period.  
In recognition of the volatility of the data based on actual transactions, RCA has 
developed a Hedonic Series (RCA HS) to reflect the sales price of an average hotel 
room in a given period, as opposed to the average per-room price indicated by hotel 
sales. The RCA HS from late 2005 through early 2020 is presented in the following 
chart.  
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FIGURE 10-3 SALES PRICE OF AN AVERAGE HOTEL ROOM OVER TIME –  
RCA HEDONIC SERIES  

 

Source: Real Capital Analytics  

The RCA Hedonic model indicates that the per-room price of a typical hotel room 
decreased by 27% from its peak in 2007 to the trough in 2009. Once hotel RevPAR 
bottomed out, prices began to rise as opportunistic hotel investors entered the 
market in pursuit of acquisitions priced below both historical norms and 
replacement cost. This competition, combined with continued improvement in 
industry performance, supported increases in both prices and transaction activity. 
The historical pattern of transaction activity and pricing is generally expected to 
recur as the market moves through the cycle induced by the COVID-19 pandemic. 
Although the outlook for hotel performance is uncertain at present, hotel investors 
are accustomed to dealing with the risk of performance volatility and will look for 
opportunities to buy assets well below replacement cost, with the anticipation of 
strong asset appreciation and high returns once we move past the current crisis. 
Most sellers will sit on the sidelines and will wait to sell when price discounts 
subside, but a rebound in transaction activity could occur quickly once travel 
resumes. At present, most hotel investors anticipate that a recovery in hotel 
performance will start slowly in the second half of 2020, with a stronger rebound in 
2021 once a vaccine and/or improved methods of containing COVID evolve. The 
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degree and timeframe of the recovery will vary from asset to asset and market to 
market. 
The subject property is currently owned by JAYESH DESAI, an individual, TRAVEL 
INN ASSOCIATES, LP, a California limited partnership, SANTA ROSA MOTEL CO L.P., 
a California limited partnership, ROHNERT PARK RI L.P., a California limited 
partnership, and MOHAMMED REZAI, an individual. The subject property was last 
sold in February 2019; current ownership has owned the property since that time, 
having purchased it from G6 Hospitality Property LLC for a reported price of 
$13,200,000. The hotel was listed for sale for $12,000,000. We note that in an effort 
to dispose of less attractive exterior-corridor assets, G6 Hospitality marketed the 
property at a below-market value as a potential buyer would have needed to 
renovate the hotel and/or rebrand the hotel to a potentially inferior brand, which 
would have created a decrease in revenues and thus created a lower value 
expectation from typical buyers. The buyer initially entered into a contract to 
purchase the property under those conditions for $11,500,000 with the stipulation 
that the Motel 6 franchise affiliation would not be extended to the buyer following 
the sale. However, after the asset was under contract at the lower price, the buyer 
negotiated with executives of higher rank within G6 Hospitality to maintain the 
franchise affiliation. G6 ultimately agreed to allow the buyer to maintain the Motel 
6 brand due to these personal relationships and the buyer's history of operating 
Motel 6 assets. The purchase price was modified to $13,200,000, which was still 
considered below market, and a request from G6 Hospitality was added for the 
buyer to execute a quick close and to complete a $1MM PIP following the acquisition 
of the hotel. However, we note that following the renovation of eight guestrooms, 
the property reportedly received an exemption for the $1MM PIP due to the COVID-
19 pandemic and the overall strong performance of the subject property. Prior to 
the February 2019 sale, G6 Hospitality Property LLC had owned the property since 
2012, having purchased it from California North S9 LLC for an undisclosed price. 
The hotel is neither listed nor under contract for sale, and we have no knowledge of 
any recent listings. 
The hotel transaction market has been negatively affected by the spread of the 
COVID-19 pandemic since mid-March 2020. According to market participants, a 
number of pending deals that were under contract in March have been delay, 
canceled, or re-traded at new pricing. While opportunistic equity investors continue 
to seek out deals, and select sources of debt remain available, most owners are 
reluctant to sell under current market conditions. As such, there have been limited 
transaction data to review since the downturn in market conditions. Capitalization 
rates derived from the historical income of the sales vary widely, depending upon 
when the sale occurred and how a hotel was performing at the time of sale. Given 
these factors, we have researched and relied upon the most relevant comparable 
sales data in our appraisal. Sales occurring prior to March 1, 2020, have been 

Sales History of Subject 

Review of Comparable 
Sales 
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adjusted to reflect the superior market conditions prior to the spread of COVID-19 
across the U.S. In consideration of the average pricing declines experienced during 
the previous downturn in 2009, as well as our interviews with market participants, 
we have determined a typical range of value decline from 20% to 35% for the 
current downturn; however, factors specific to the subject property or market 
profile may justify variance from this range.  
We have searched our database to identify sales of hotels that are similar to the 
subject property in terms of location, market characteristics, facilities, and 
operating profile. Given the dearth of hotel transactions since the onset of the 
COVID-19 crisis, most of these sales occurred prior to 2020. We have searched our 
database to identify sales of hotels that are similar to the subject property in terms 
of location, market characteristics, facilities, and operating profile. 
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FIGURE 10-4  REVIEW OF PERTINENT TRANSACTIONS 

Property Location Sale Date Year Opened

Clarion Inn Conference Center Modesto Modes to, CA Jun-20 $13,500,000 185 $72,973 — 1973
Motel  6 Sacramento Downtown Sacramento, CA Ma y-20 7,000,000 94 74,468 8.9% 1980
Red Roof Inn & Sui tes  Sacramento North Sacramento, CA Mar-20 5,900,000 73 80,822 — 1985
Motel  6 Modes to North Modes to, CA Dec-19 5,863,612 100 58,636 13.1% 1980
Motel  6 Va l lejo Wes t Val lejo, CA Dec-19 5,000,000 55 57,471 9.6% 1976
Motel  6 Sacramento-Old Sacramento North Sacramento, CA Dec-19 5,010,829 105 47,722 11.6% 1973
Ra mada by Wyndham Wes t Sa cramento Hotel  & Sui tes Wes t Sacramento, CA Dec-19 9,250,000 130 71,154 4.6% 1968
Motel  6 Sacramento Rancho Cordova Eas t Rancho Cordova, CA Nov-19 3,479,798 69 51,174 6.4% 1975
Motel  6 Sacramento Centra l Sacramento, CA Nov-19 5,578,647 118 46,879 5.7% 1976
Motel  6 Woodland Woodland, CA Nov-19 3,762,768 80 47,630 7.9% 1974
Homewood Suites  by Hi l ton Fa i rfield Napa Val ley Fa i rfield, CA Nov-19 11,362,500 85 133,676 9.8% 2007
Staybridge Sui tes  Fa i rfield Napa Val ley Fa i rfield, CA Nov-19 9,191,010 82 112,085 12.7% 2007
Motel  6 Davis Davis , CA Nov-19 4,696,693 104 45,599 11.8% 1978
Motel  6 Sacramento Wes t Wes t Sacramento, CA Nov-19 4,944,185 116 42,622 9.4% 1979
Motel  6 Sacramento North Sacramento, CA Nov-19 5,367,492 83 65,457 7.8% 1973
Comfort Inn Si l icon Val ley Eas t Fremont Fremont, CA Nov-19 16,000,000 113 141,593 6.1% 1987
American Budget Inn & Sui tes  Modes to Modes to, CA Oct-19 5,100,000 104 49,038 — 1980
WoodSpring Sui tes  Sacramento Sacramento, CA Oct-19 9,650,000 124 77,823 — 2009
Howard Johns on Stockton Stockton, CA Aug-19 3,500,000 102 34,314 — 1973
Hi l l s ide Inn Santa  Rosa, CA Aug-19 5,200,000 35 148,571 3.8% 1964
Courtyard by Marriott Fa i rfield Napa Val ley Area Fai rfield, CA Apr-19 19,450,000 137 141,971 6.0% 1971
Qual i ty Inn & Suites  La throp Lathrop, CA Apr-19 7,700,000 65 118,462 6.7% 1996
Comfort Inn & Sui tes  Near Folsom La ke Rancho Cordova, CA Mar-19 8,000,000 116 68,966 12.0% 1988
Red Roof Inn & Sui tes  Va l lejo Val lejo, CA Mar-19 7,601,000 97 78,361 10.4% 1987
3 Pa lms  Napa Va l ley Hotel  & Suites Napa, CA Mar-19 3,595,384 45 79,897 — 1980
Americas  Best Va lue Inn Richmond San Franci s co Richmond, CA Feb-19 5,280,001 40 132,000 9.4% 1986
Motel  6 Pi ttsburg Pi tts burg, CA Feb-19 12,000,000 174 68,966 14.9% 1979
Best Wes tern Plus  Vi l l a  Del  Lago Inn Patterson, CA Dec-18 8,650,000 82 105,488 9.0% 2000
Best Wes tern I-5 Inn & Sui tes  Lodi Lodi , CA Dec-18 6,400,000 57 112,281 — 2009
Days  Inn by Wyndham Wes tley Wes tley, CA Nov-18 2,500,000 33 75,758 — 1987
Best Wes tern Shadow Inn Woodland, CA Nov-18 8,375,000 119 70,378 6.4% 1980
Microtel  Inn & Sui tes  Lodi  North Stockton Lodi , CA Nov-18 3,900,000 51 76,471 — 2001
Comfort Sui tes  Downtown Sacramento Sacramento, CA Nov-18 6,500,000 52 125,000 — 1999
Motel  6 Va l lejo North " CLOSED " Val lejo, CA Apr-18 8,300,000 148 56,081 — 1980
Qual i ty Inn & Suites  Livermore Livermore, CA Mar-18 5,400,000 37 145,946 2.7% 2005
Red Roof Inn Rancho Cordova Rancho Cordova, CA Jan-18 7,725,000 145 53,276 — 1990
Va l lejo Inn & Suites Val lejo, CA Dec-17 7,175,000 78 91,987 4.4% 1969
Broadway Motel Oakla nd, CA Nov-17 3,720,000 27 137,778 — 1986
Civic Center Motel Richmond, CA Aug-17 3,775,000 48 78,646 9.9% 1957
SureStay Plus  Hotel  by Best Wes tern Point Richmond Richmond, CA Aug-17 9,100,000 106 85,849 — 1975
Days  Inn & Sui tes  Lodi Lodi , CA Jul-17 4,500,000 48 93,750 12.1% 1961
Sutter Hotel Oakla nd, CA Jun-17 11,795,000 102 115,637 — 1912
Best Wes tern Sonoma Winegrower's  Inn Rohnert Park, CA Ma y-17 16,600,000 145 114,483 — 1979
Qual i ty Inn & Suites  Vacavi l le Vacavi l le, CA Apr-17 8,000,000 114 70,175 13.6% 1985
Comfort Inn Antioch Antioch, CA Mar-17 6,250,000 116 53,879 — 1986
Ra mada by Wyndham Val lejo Near Six Flags  Discovery Kingdom Vallejo, CA Mar-17 6,249,997 130 48,077 — 1986
Ra mada by Wyndham Val lejo Near Six Flags  Discovery Kingdom Vallejo, CA Mar-17 6,250,000 130 48,077 — 1986
Days  Inn Woodland Woodland, CA Mar-17 3,300,000 50 66,000 — 1987
Comfort Inn Modes to Modes to, CA Mar-17 5,500,000 80 68,750 — 1980
Lions  Gate Hotel  Trademark Col lection by Wyndham McCle l lan, CA Jan-17 6,750,000 126 53,571 — 2001

Overall 
CapPrice Rooms Price/Rm 
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From these selected sales, we have chosen several primary transactions for further 
review and consideration in the development of an indication of value via this 
approach. These transactions are illustrated in the following table. 
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FIGURE 10-5 SUMMARY OF SELECTED COMPARABLE SALES 

Property Location Sale Date Year Opened

Clarion Inn Conference Center Modesto Modesto, CA Jun-20 $13,500,000 185 $72,973 — 1973
Motel  6 Sacramento Downtown Sacramento, CA May-20 7,000,000 94 74,468 8.9% 1980
Red Roof Inn & Suites  Sacramento North Sacramento, CA Mar-20 5,900,000 73 80,822 — 1985
Motel  6 Modesto North Modesto, CA Dec-19 5,863,612 100 58,636 13.1% 1980
Motel  6 Sacramento-Old Sacramento North Sacramento, CA Dec-19 5,010,829 105 47,722 11.6% 1973
Motel  6 Pi ttsburg Pi ttsburg, CA Feb-19 12,000,000 174 68,966 14.9% 1979

Overall 
CapPrice Rooms Price/Rm 
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MAP OF PRIMARY COMPARABLE SALES 

 

These sales are further detailed on the following pages.  
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Clarion Inn Conference Center Modesto, Modesto, CA  185 Rooms

TRANSACTION DATA
Date of Sa le : June-20
Interest Conveyed: Fee Simple
Buyer: Hous ing Authori ty County of Stanis la us
Sel ler: Ani l  M & Ra jeshkumar K Khatri
Sa les  Price: $13,500,000
Price per Room: $72,973
Rooms Revenue Multipl ier: Not Avai lable
Reported Ca pita l i zation Rate: Not Disclosed
Source: RCA Data  Integration

PROPERTY DATA
Year Opened: 1973
Property Cla ss : Mid-Sca le
Faci l i ties : # Stories : 2, # F&B Outlets : 2, Tota l  SF Meeting Space: 16,287
Amenities : Lobby Works tation, Indoor Swimming Pool , Indoor Whirlpool , Fi tness  

Room

Condition a t Sa le: Good
Type of Loca tion: Suburban

This property continued to operate as a Clarion Inn following this sale.  

Sale #1 
Clarion Inn Conference 
Center Modesto 
Modesto, CA 
185 Rooms 
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Motel 6 Sacramento Downtown, Sacramento, CA  94 Rooms

TRANSACTION DATA
Date of Sa le: May-20
Interes t Conveyed: Fee Simple
Buyer: Not Dis clos ed
Sel ler: Not Dis clos ed
Sa les  Price: $7,000,000
Price per Room: $74,468
Rooms Revenue Mul tipl ier: Not Ava i lable
Reported Capi ta l i zation Rate: 8.9%
Source: RCA Data  Integration

PROPERTY DATA
Year Opened: 1980
Property Clas s : Economy
Faci l i ties : # Stories : 2
Amenities : Outdoor Swimming Pool , Gues t Laundry Area , Vending Area
Condition at Sa le: Good
Type of Location: Suburban, Urban

This property continued to operate as a Motel 6 following this sale.  

Sale #2 
Motel 6 Sacramento 
Downtown 
Sacramento, CA 
94 Rooms 
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Red Roof Inn & Suites Sacramento North, Sacramento, CA  73 Rooms

TRANSACTION DATA
Date of Sa le: March-20
Interest Conveyed: Fee Simple
Buyer: Gurdip Sandhu
Sel ler: Prakash Shiu & Gurdev
Sales  Pri ce: $5,900,000
Price per Room: $80,822
Rooms Revenue Multipl ier: Not Avai lable
Reported Capi ta l i zation Rate: Not Disclosed
Source: RCA Data  Integration

PROPERTY DATA
Year Opened: 1985
Property Class : Economy
Faci l i ties : # Stories : 3, # F&B Outlets : 1
Ameni ties : Lobby Workstation, Vending Area
Condition at Sa le: Good
Type of Location: Suburban

This property continued to operate as a Red Roof Inn & Suites following this sale.  

Sale #3 
Red Roof Inn & Suites 
Sacramento North 
Sacramento, CA 
73 Rooms 
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Motel 6 Modesto North, Modesto, CA  100 Rooms

TRANSACTION DATA
Date of Sa le: December-19
Interest Conveyed: Fee Simple
Buyer: DMC Hotels
Sel l er: Blackstone
Sales  Pri ce: $5,863,612
Pri ce per Room: $58,636
Occupancy (Sep 1, 2018 - Aug 31, 2019): 83.1%
Average Rate (Sep 1, 2018 - Aug 31, 2019): $69
RevPAR (Sep 1, 2018 - Aug 31, 2019): $58
Rooms Revenue Mul ti pl i er: 2.8
Reported Capi ta l ization Rate: 13.1%
Source: RCA Data  Integration

PROPERTY DATA
Year Opened: 1980
Property Cl ass : Economy
Faci l i ties : # Stories : 2
Ameni ties : Outdoor Swi mming Pool , Vending Area
Condition at Sa le: Good
Type of Location: Urban

This hotel was purchased as part of a six-asset portfolio for a reported aggregate price of $30.4 million.
According to the buyer, $5,863,612 ($58,600 per room) was allocated to this property. Ownership
planned to complete renovations to the guestrooms and lobby area to comply with the new Motel 6
prototype; however, further details and costs were not disclosed. The seller, G6 Hospitality LLC, a
subsidiary of The Blackstone Group, previously purchased the hotel in October 2012 as part of a $1.9-
billion, 460-hotel portfolio of owned/leased properties from Accor North America.

 

Sale #4 
Motel 6 Modesto 
North 
Modesto, CA 
100 Rooms 
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Motel 6 Sacramento-Old Sacramento North, Sacramento, CA  105 Rooms

TRANSACTION DATA
Date of Sa le: December-19
Interest Conveyed: Fee Simple
Buyer: Hotel iers  for Chari ty
Sel ler: Blackstone
Reported Capi ta l i zation Rate: 11.6%
Source: RCA Data  Integration

PROPERTY DATA
Property Class : Economy
Faci l i ties : # Stories : 2
Ameni ties : Outdoor Swimming Pool , Vending Area
Condition at Sa le: Good
Type of Location: Urban

This asset was sold by the brand, G6 Hospitality LLC, a subsidiary of The Blackstone Group, in an effort
to dispose of less attractive exterior-corridor assets. G6 Hospitality marketed these properties at a below-
market value, and this asset was sold at a discount.

 
 

Sale #5 
Motel 6 Sacramento-
Old Sacramento North 
Sacramento, CA 
105 Rooms 
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Motel 6 Pittsburg, Pittsburg, CA  174 Rooms

TRANSACTION DATA
Date of Sa le: February-19
Interest Conveyed: Fee Simple
Buyer: Jayesh Desa i
Sel ler: Blackstone
Reported Capita l i za tion Ra te: 14.9%
Source: RCA Data Integration

PROPERTY DATA
Property Clas s : Economy
Fa ci l i ties : # Stories : 2
Amenities : Guest La undry Area , Outdoor Swimmi ng Pool , Vending Area , Outdoor 

Courtyards
Condition at Sa l e: Good
Type of Location: Highwa y

This hotel was listed in an effort to dispose of less attractive exterior-corridor assets. G6 Hospitality
marketed the property at a below-market value as a potential buyer would have needed to renovate the
hotel and/or rebrand the hotel to a potentially inferior brand, which would have created a decrease in
revenues and thus created a lower value expectation from typical buyers. The buyer initially entered
into a contract to purchase the property under those conditions for $11,500,000 with the stipulation
that the Motel 6 franchise affiliation would not be extended to the buyer following the sale. However,
after the asset was under contract at the lower price, the buyer negotiated with executives of higher
rank within G6 Hospitality to maintain the franchise affiliation. G6 ultimately agreed to allow the buyer
to maintain the Motel 6 brand due to these personal relationships and the buyer's history of operating
Motel 6 assets. The purchase price was modified to $12,000,000, which was still considered below
market, and a request from G6 Hospitality was added for the buyer to execute a quick close and to
complete a $1MM PIP following the acquisition of the hotel. 

 

Sale #6 
Motel 6 Pittsburg 
Pittsburg, CA 
174 Rooms 
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The following table sets forth the adjustment grid used to account for differences 
between the transacted properties and the subject property. 

FIGURE 10-6 COMPARABLE SALES ADJUSTMENT GRID 

Elements of Comparison
Subject 

Property

Sale Price $13,500,000 $7,000,000 $5,900,000 $5,863,612 $5,010,829 $12,000,000
Number of Rooms 174 185 94 73 100 105 174
Price per Room $72,973 $74,468 $80,822 $58,636 $47,722 $68,966
Year Open 1979 1973 1980 1985 1980 1973 1979
Date of Sale June-20 May-20 March-20 December-19 December-19 February-19

Adjustments for Transaction Characteristics (Per Room)

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
  Adjustment 0.0 % 0.0 % 0.0 % 0.0 % 0.0 % 0.0 %
  Adjusted Sales Price 72,973 74,468 80,822 58,636 47,722 68,966

Financing Terms Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent Cash Equivalent
  Adjustment 0.0 % 0.0 % 0.0 % 0.0 % 0.0 % 0.0 %
  Adjusted Sales Price 72,973 74,468 80,822 58,636 47,722 68,966

Conditions of Sale Inferior Inferior Inferior Inferior Inferior Inferior
  Adjustment 15.0 % 15.0 % 15.0 % 35.0 % 35.0 % 35.0 %
  Adjusted Sales Price 83,919 85,638 92,945 79,159 64,425 93,103

Market Conditions Similar Similar Similar Superior Superior Superior
  Adjustment 0.0 % 0.0 % 0.0 % (5.0) % (5.0) % (5.0) %
  Adjusted Sales Price 83,919 85,638 92,945 75,201 61,204 88,448

Adjusted Price $83,919 $85,638 $92,945 $75,201 $61,204 $88,448

Adjustments for Property Characteristics

Location/Market Inferior Superior Similar Inferior Similar Similar
  Adjustment 5.0 % (10.0) % 0.0 % 5.0 % 0.0 % 0.0 %

Physical Condition/Facilities Similar Similar Similar Similar Similar Inferior
  Adjustment 0.0 % 0.0 % 0.0 % 0.0 % 0.0 % 5.0 %

Other Revenue Sources Similar Similar Similar Similar Similar Similar
  Adjustment 0.0 % 0.0 % 0.0 % 0.0 % 0.0 % 0.0 %

Market Orientation (RevPAR) $64.51 $54.00 $58.00 $60.00 $57.55 $44.03 $63.18
  Adjustment 19.5 % 11.2 % 7.5 % 12.1 % 46.5 % 2.1 %

Cumulative Percentage Adjustment 24.5 % 1.2 % 7.5 % 17.1 % 46.5 % 7.1 %
 Net Adjust. for Property Characteristics 20,534 1,053 6,991 12,863 28,465 6,288
Final Adjusted  Price Per Room $104,452 $86,691 $99,936 $88,064 $89,669 $94,737

Sale #6

Motel 6 Pittsburg,  
Pittsburg, CA

Motel 6 Modesto 
North,  Modesto, CA

Sale #3 Sale #4 Sale #5

Motel 6 Sacramento-
Old Sacramento North,  

Sacramento, CA

Red Roof Inn & Suites 
Sacramento North,  

Sacramento, CA

Sale #1 Sale #2

Clarion Inn Conference 
Center Modesto,  

Modesto, CA

Motel 6 Sacramento 
Downtown,  

Sacramento, CA

 

Given the complex nature of hotel assets, as well as the many variables within a 
hotel’s operations, it is quite difficult to derive a specific numeric adjustment for an 
individual characteristic, and any adjustments extracted from sales are often 
distorted. As such, we have to rely partly on broader sets of data and our own 
experience when deriving adjustments. Comparable hotel sales are typically 
transacted less often and are spread over a wider geographical area than other 
commercial sectors, adding to the complexity of making quantitative adjustments. 

Adjustment of 
Comparable Sales 
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Sales #4, #5, and #6 received downward adjustments for superior market 
conditions given their dates of sale prior to the onset of COVID-19. All sales received 
an upward adjustment for Conditions of Sale given the subject property's favorable 
rooms contract agreement, which the comparable transactions did not have. 
Furthermore, Sales #4, #5, and #6 received an additional upward adjustment for 
Conditions of Sale given that these assets were sold by the brand, G6 Hospitality 
LLC, a subsidiary of The Blackstone Group, in an effort to dispose of less attractive 
exterior-corridor assets; G6 Hospitality marketed these properties at a below-
market value, and these assets were sold at a discount. Otherwise, the comparable 
sales were transacted in terms that were similar to the subject property; thus, no 
other adjustments were made for differences in transaction characteristics. 
A downward adjustment for location/market characteristics was applied to Sale #1 
to reflect the premium attributable to this asset's downtown location in a market 
with a greater variety of demand generators. Upward adjustments for 
location/market characteristics were applied to Sales #1 and #4 due to these assets' 
locations in a comparatively weaker real estate market. An adjustment for inferior 
physical condition was applied to Sale #6, the subject property, given that it is 
assumed the hotel will undergo partial renovations prior to the upcoming 
transaction, as detailed in this report. No other adjustments for location or market 
characteristics were deemed necessary.  
Hotels are purchased and sold on their ability to generate revenue and net income. 
Thus, we find that a reliable way to adjust hotel sales is by comparing RevPARs. 
Revenue per available room inherently reflects the relative revenue-producing 
ability of each of the comparable sales, the primary consideration of hotel 
purchasers. The best way to adjust comparable hotel sales is to calculate the 
difference between a comparable hotel’s RevPAR at the time of sale with the subject 
property’s RevPAR. RevPAR adjustments also inherently account for differences in 
physical condition and the passage of time. As such, we have adjusted the per-room 
sales price for each sale by the percentage differential between the subject hotel’s 
base-year RevPAR and that of each property at the time of its sale. 
Prior to adjustments, the comparable sales transacted for amounts ranging from 
$48,000 to $81,000 per room. Following quantitative and qualitative adjustments, 
the selected sales indicate a range of $87,000 to $104,000 per room.   
The gross rooms revenue multiplier (GRRM) is a common measure of sales 
transactions in the limited-service sector and is often used in lieu of capitalization 
rates. Given the widely different operating profiles that characterize the 
owner/operators that constitute the market for these assets, operating efficiencies 
and net income levels can vary significantly. Consequently, the market typically 

Transaction 
Characteristics 
Adjustments 

Property 
Characteristics 
Adjustments 

Gross Rooms Revenue 
Multiplier 
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employs a standard of measurement that is tied to the location, facilities, and market 
conditions of the assets, rather than profitability; the GRRM fits these criteria.  
We have identified several recent transactions involving limited-service hotels that 
bear some degree of comparability to the subject property and have obtained 
occupancy and average rate data for each hotel for the year immediately preceding 
the sale. The data have been used to calculate the gross rooms revenue generated 
by each hotel. From this information, we have extracted the GRRM indicated by the 
transaction, which is calculated by dividing the sales price by the gross rooms 
revenue. The resulting GRRM data are set forth in the table on the following page. 
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FIGURE 10-7 GROSS ROOMS REVENUE MULTIPLIER 

Property Location Year Open GRRM

Motel  6 Va l lejo West Va l lejo, CA 1976 55 Dec-19 $5,000,000 $57,471 3.47
Motel  6 Sacramento-Old Sacramento North Sacramento, CA 1973 105 Dec-19 5,010,829 47,722 2.97
Ramada by Wyndham West Sacramento Hotel  & Suites West Sacramento, CA 1968 130 Dec-19 9,250,000 71,154 4.22
Homewood Suites  by Hi l ton Fa irfield Napa Val ley Fa irfield, CA 2007 85 Nov-19 11,362,500 133,676 3.23
Comfort Inn Si l icon Va l ley East Fremont Fremont, CA 1987 113 Nov-19 16,000,000 141,593 5.29
Courtya rd by Marriott Fa i rfield Napa Val ley Area Fa irfield, CA 1971 137 Apr-19 19,450,000 141,971 4.03
Qual i ty Inn & Suites  Lathrop Lathrop, CA 1996 65 Apr-19 7,700,000 118,462 3.82
Comfort Inn & Sui tes  Near Fols om Lake Ra ncho Cordova, CA 1988 116 Mar-19 8,000,000 68,966 3.98
Red Roof Inn & Sui tes  Va l lejo Va l lejo, CA 1987 97 Mar-19 7,601,000 78,361 3.58
Motel  6 Pi ttsburg Pittsburg, CA 1979 174 Feb-19 12,000,000 68,966 2.99

Average 3.76

Gross Room Revenue Multipliers for the Subject Property, as indicated by the Income Approach
Based on Tra i l ing-Twelve-Month Period 4.10
Based on Year One Foreca st 4.35
Based on Deflated Stabi l i zed Forecas t 4.17

Date of Sale Price Per Room
Number of 

Rooms Sale Price
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The GRRMs indicated by the transactions surveyed ranged from 2.97 to 5.29; the 
average GRRM is 3.76. The value indicated by the income approach yields a GRRM 
of 4.10, based on the rooms revenue for the trailing twelve months prior to the date 
of value, and an “as is” market value of $16,800,000, which is consistent with the 
range indicated by the comparable sales. 
Based on our review of the adjusted sales, we have selected a per-key range of 
$87,000 to $104,000, which equates to a concluded value via the sales comparison 
approach of $15,100,000 to $18,100,000 for the 174-room subject property. Based 
on the adjusted sales prices of the six selected sales, we have arrived at an estimate 
of market value via the sales comparison approach of $17,000,000 (rounded).   

Conclusion 
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11. Cost Approach 

Market value is determined via the cost approach by first estimating the market 
value of the subject land as if vacant and available for its highest and best use, and 
then adding the cost to construct the subject improvements. Market participants 
tend to take into consideration the cost to develop a new hotel or motel with optimal 
physical and functional utility when forming their purchase decisions regarding 
existing properties. The principle of substitution, which is basic to the cost 
approach, affirms that no prudent investor would pay more for a property than the 
cost to acquire the site and construct comparable improvements without undue 
delay. 
As addressed in prior sections of this report, the cost approach has limited utility in 
the valuation of existing hotels. The quantification of external and incurable 
functional obsolescence is based on numerous adjustments. It is our experience that 
knowledgeable purchasers of complex hotel properties are more concerned with 
the economics of the investment. Therefore, the cost approach has little significance. 
In light of its minimal value and the difficulty in quantifying the varying sources of 
depreciation, we have not utilized the cost approach in estimating the value of the 
subject property. However, we have estimated the market value of the site and the 
replacement cost of the subject property's improvements for insurance purposes. 
 
Land value may be estimated in a variety of ways including the sales comparison 
approach and the allocation, extraction, or ground-rent capitalization methods. For 
the majority of hostelry properties, the two primary methods used are the sales 
comparison approach and the ground-lease capitalization approach. 
We have reviewed recent land sales near the subject property, which are 
summarized in the following map and chart. 

Land Valuation 



 

August-2020 Cost Approach 
 Motel 6 Pittsburg – Pittsburg, California 

MAP OF LAND SALES 
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FIGURE 11-1 SELECTED LAND SALES 

Parcel Seller Buyer

4655 Gol f Course Rd, Antioch CA Denis  Carey Trust Sarah N Moore Jul y-18 $780,000 87,120 $8.95
1600 N Park Blvd, Pi ttsburg CA Sierra  Pacific Properties , Inc. Cha ranjiv Dhal iwal September-17 911,000 53,143 17.14

1160 E LELAND Rd, Pitts burg CA Robert Isackson Hi ten Suraj January-17 769,000 59,242 12.98
4831 Lone Tree Way, Antioch CA Mccolm Fami ly Trust Richgrove Homes , LLC. Jul y-16 762,000 54,450 13.99

Price per 
SFSize (SF)Sale Date Sale Price

 

We have applied the following adjustments to these selected sales. 
FIGURE 11-2 LAND SALES ADJUSTMENT GRID 

Elements of Comparison

Sale Price $780,000 $911,000 $769,000 $762,000
Size (SF) 126,324 87,120 53,143 59,242 54,450
Price per SF $8.95 $17.14 $12.98 $13.99
Date of Sale Jul -18 Sep-17 Jan-17 Jul -16

Adjustments for Transaction Characteristics

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple
  Adjus tment 0.0% 0.0% 0.0% 0.0%
  Adjus ted Sales  Pri ce $780,000 $911,000 $769,000 $762,000

Financing Terms Cas h Equivalent Cash Equivalent Ca s h Equiva lent Cas h Equivalent
  Adjus tment 0.0% 0.0% 0.0% 0.0%
  Adjus ted Sales  Pri ce $780,000 $911,000 $769,000 $762,000

Conditions of Sale Normal Norma l Normal Norma l
  Adjus tment 0.0% 0.0% 0.0% 0.0%
  Adjus ted Sales  Pri ce $780,000 $911,000 $769,000 $762,000

Market Conditions Simi lar Simi la r Simi lar Simi la r
  Adjus tment 0% 0% 0% 0%
  Adjusted Sales  Pri ce $780,000 $911,000 $769,000 $762,000

Adjusted Unit Price - Per Square Foot $8.95 $17.14 $12.98 $13.99

Adjustments for Site Characteristics

Location Inferior Simi la r Inferior Simi la r
  Direction of Adjus tment +   =   +   =   

Functional Utility* Inferior Superior Simi lar Simi la r
  Direction of Adjus tment +   -   =   =   

Size Sma l ler Smal ler Sma l ler Smal ler
  Direction of Adjus tment -   -   -   -   

Final Adjusted Unit Price - Per Square Foot $11.64 $12.86 $12.98 $11.90

* Includes topography, configuration, and offs ite avai la bi l i ty/capaci ty

Sale #4Sale #1 Sale #2 Sale #3Subject Property
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Based on our analyses, a range of $11.64 to $12.98 is reflected for the subject site. 
We have considered the attributes of the comparable land sales in comparison to 
the subject site. Based on the adjusted sales price of the four selected land sales, we 
have reconciled our opinion of land value to $12.67 per square foot, for a rounded 
total of $1,600,000. 
Over the past several decades, hotels and resorts have routinely been constructed 
on leased land. While the lease terms differ somewhat from property to property, 
the basis for the rental calculation is often tied to a percentage-of-revenue formula. 
By using the forecasted revenues for the subject property and applying a typical 
ground-lease rental formula, an appraiser can determine the hotel's economic 
rental (i.e, the income attributed to the land). The land value can then be estimated 
by capitalizing the hypothetical ground rent. The self-adjusting aspect of this 
approach is a key element to its reliability. 
We have researched actual long-term ground leases encumbering hotels. The 
following tables summarize our findings, showing the property, its room count, and 
its rental formula. 
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FIGURE 11-3 SUMMARY OF HOTEL GROUND LEASES 

Hotel City ST Ground Lease Formula

Courtyard by 
Marriott 

Sacramento CA 139 to 3.0% of gross  revenue (defined as  al l  revenue, including any rent revenues 
from leas ed outlets ) less  food and beverage revenue.

$122 3.0 % 3.0 %

Proposed Hyatt 
Place & Hyatt 
Hous e Los  Angeles

Los  Angeles CA 396 1.5% of Gros s  Annua l  Room Sales 60 1.5 1.5

Hol iday Inn Crowne 
Plaza  (LAX) 

Los  Angeles CA 612 Ba se rent equa l  to 6% of fai r market va lue plus  s upplemental  rent equal  to 
25% of the fi rst $200,000 in percentage rent, 20% of the next $200,000 in 
percentage rent, a nd 15% of the next $200,000 in percenta ge rent; percentage 
rent i s  defined as  3% of gros s  rooms  revenue in excess  of $196,125

121 3.0 3.0

Hyatt Regency Sacramento CA 508 Years  1-10: 2% of gross  revenue; years  11+: 3% of gros s  revenue 122 3.0 3.0

Bis hop Ra nch 
Marriott

San Ramon CA 372 3% of tota l  gros s  revenues 122 3.0 3.0

Courtyard Marina del  
Rey

CA 276 $11 per month for each s leeping uni t, in addition to 3% of gros s  room revenues 122 3.0 3.0

Campbell  Inn Campbel l CA 95 $100,000 minimum per year plus 3% of gross  room renta ls  and res taurant/bar 
revenue during the fi rs t 30 years  of operations .

121 3.0 3.0

Anaheim Hil ton Anaheim CA 1,578 Years  1-10: 1.5% of gros s  revenue; years  11-15: 1.75% of gross  revenue; year 16+: 
2.0% of gross  revenue

81 2.0 2.0

Pan Paci fi c Hotel Anaheim CA 507 73% of the s um of 2% of food s a les, 3% of beverage s ales , 12% of concess ion 
renta ls , and 5% of rooms s ales , agains t a  minimum

150 3.7 3.7

Hol iday Inn Carmel CA 165 5% of rooms  revenue, aga ins t a  minimum 202 5.0 5.0

Red Lion Inn Concord CA 400 4% of gros s  revenue, agains t a minimum 162 4.0 4.0

Ace Hotel  & Swim 
Club

Pa lm Springs CA 176 2% of gros s  revenue 81 2.0 2.0

Number of 
Rooms

 Dollar 
Amount (+000) 

Percentage 
of Rooms 
Revenue

Percentage 
of Total 

Revenue

Rental Based on
Year 1 Revenue of the

174-Unit Subject Property
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As illustrated, these ground-lease rental formulas indicate a reasonable range of 
economic ground rents for hotels such as the subject property of 1.5% to 5.0% of 
rooms revenue. For the purpose of this analysis, we have selected 3.0% as a 
reasonable ground rental rate for the subject property. 
Based on the revenue projections set forth for the subject property as part of this 
appraisal, the following table shows how the economic ground rent has been 
calculated. Note that the stabilized revenue level has been deflated back to first-
projection-year dollars. 

Forecast Year One Rooms Revenue $4,520,000
Rental  Percentage 3.0 %

Economic Ground Rent $135,600  

Rent generated from an unsubordinated ground lease represents a low-risk flow of 
income. Because the tenant improvements typically amount to more than five times 
the value of the land, the risk of default is almost nonexistent. For hotel ground 
leases where rent is tied to revenue, the property owner is also protected from the 
adverse effects of inflation. Based on these minimal risk factors and the current cost 
of long-term capital, it is our opinion that the appropriate ground-rent overall 
capitalization rate would be as indicated in the following table because of the 
aforementioned low level of risk. Based on these risk factors and the current cost of 
long-term capital, it is our opinion that the appropriate ground-rent overall 
capitalization rate is 7.0%, as indicated in the following table. 

Economic Ground Rent
Capita l i zation Rate 7.0 %

= $135,600 = $1,937,143  

Based on our review of pertinent land sales and the ground lease approach, we have 
concluded to a land value opinion of $1,900,000. This equates to $653,400 per acre 
($15.00 per square foot), or $10,900 per room for the subject property. The 
estimated value of the land is 11% of the concluded value of the property as a whole, 
which is within the range considered reasonable for hotels of this type. 
In a hotel, the personal property consists of the furniture, fixtures, and equipment 
(FF&E) and the inventories in place at the subject property as of the date of value. 
USPAP defines personal property as “identifiable tangible objects that are 
considered by the general public as being ‘personal’—for example, furnishings, 

Personal Property 
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artwork, antiques, gems and jewelry, collectibles, machinery and equipment; all 
tangible property that is not classified as real estate.”16 
In accordance with the Uniform Standards of Professional Appraisal Practice 
(USPAP), we have delineated the market value of the subject hotel's personal 
property. Most furnishings in a hotel can command little more than a salvage value 
substantially lower than the original cost when sold separately from the 
improvements. Personal property has been valued based on the depreciated 
replacement cost of the FF&E. Personal property is an integral part of a transient 
lodging facility. 
The allocation of a portion of the overall hotel’s value to the personal property is not 
explicitly considered by hotel investors in making their pricing decisions. Lodging 
facilities are usually sold with their personal property in place. In a transaction, any 
operating supplies or inventories are negotiated as part of the closing statement 
adjustments. 
The following table sets forth a depreciation schedule developed by HVS for 
determining the market value, or "value in exchange," of a hotel's FF&E. The 
depreciation estimates represent the average depreciation applicable to the 
entirety of a hotel's personal property; these have been applied to the original cost 
of the FF&E. 

 
16 The Appraisal Foundation, Uniform Standards of Professional Appraisal Practice, 2018–
2019 ed. 
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FIGURE 11-4 FURNITURE, FIXTURES, AND EQUIPMENT DEPRECIATION 
SCHEDULE   

 

We have estimated the total replacement cost, depreciation, and value of the FF&E 
currently in place, as shown in the following table.  

FIGURE 11-5 FURNITURE, FIXTURES, AND EQUIPMENT VALUE OPINION 

As Is

Replacement Cost New Per Room $10,000
Number of Rooms 174
Tota l  Replacement Cost $1,740,000
Economic Li fe 10
Effective Age 7
Deprecia tion Factor 89.0%
Phys ica l  Depreciation $1,549,000
Value Remaining $191,000
  Rounded $190,000  

 

Average 
Age (Years)

Percent 
Depreciated

1 40 %
2 60
3 70
4 75
5 80
6 85
7 89
8 92
9 95

10 98

Source: HVS
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12. Reconciliation of Value Indications 

The reconciliation, which is the last step in the appraisal process, involves 
summarizing and correlating the data and procedures employed throughout the 
analysis. The final value conclusion is arrived at after reviewing the estimates 
indicated by the income capitalization and sales comparison approaches. The 
relative significance, applicability, and defensibility of each indicated value are 
considered, and the greatest weight is given to that approach deemed most 
appropriate for the property being appraised.  
The purpose of this report is to estimate the market value of the fee simple interest 
in the subject property; our appraisal involves a careful analysis of the property 
itself and the economic, demographic, political, physical, and environmental factors 
that influence real estate values. 
To estimate the subject property's value via the income capitalization approach, we 
have analyzed the local market for transient accommodations, examined the 
competitive environment, projected the occupancy and ADR levels, and developed 
a forecast of revenue and expense that reflects anticipated income trends through a 
stabilized year of operation. Through a DCF analysis, the subject property’s value 
was determined. We reconciled the value indication via the income capitalization 
approach to $16,700,000, or $96,000 per room. 
Our nationwide experience indicates that the procedures used in estimating market 
value by the income capitalization approach are comparable to those employed by 
the hotel investors who constitute the marketplace. For this reason, we believe that 
the income capitalization approach produces the most supportable value estimate; 
thus, it has been given the greatest weight in our final estimate of the subject 
property's market value. 
The sales comparison approach uses actual sales of similar properties to provide an 
indication of the subject property's value. Although we have investigated a number 
of sales in an attempt to develop a range of value indications, several adjustments 
are necessary to render these sales prices applicable to the subject property. The 
adjustments, which tend to be subjective, diminish the reliability of the sales 
comparison approach; furthermore, typical hotel investors employ a sales 
comparison procedure only to establish broad value parameters. 
The hotel sales outlined earlier in this report indicate an adjusted value range of 
$87,000 to $104,000 per available room. Our opinion of value is $95,000 per room 

Income Capitalization 
Approach 

Sales Comparison 
Approach 
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based on the sales comparison approach. The income capitalization approach 
indicates a per-room value of $96,000 (rounded). This information supports the 
value indicated by the income capitalization approach. 
As discussed in the Cost Approach section, due to the practices of typical hotel 
buyers and sellers in today’s market, the cost approach was not employed in 
arriving at an “as is” market value estimate. However, we note that the replacement 
cost for an asset is a factor that may be considered by hotel investors.  
Careful consideration has been given to the strengths and weaknesses of the three 
approaches to value discussed above. In recognition of the purpose of this appraisal, 
we have given primary weight to the value indicated by the income capitalization 
approach. 
Based on our analysis, we have concluded to the following opinions of market value: 

Date of Va lue Augus t 21, 2020
Exposure Time (Months ) 6 to 12

Rea l  Property Value $16,510,000
Pers ona l  Property Value 190,000
Intangible Property Va lue 0

Reconciled Value $16,700,000
Reconciled Value per Key 96,000

Land Component $1,900,000
Bui lding Component 14,610,000

Interes t Appra ised fee s imple

As Is

 
The "as is" value reflected assumes a total capital expenditure of $435,000. In the 
event that the actual cost differs from the amount stated, the value of the subject 
property may change. It is assumed that the capital improvements will be completed 
in a competent and timely manner. The capital expenditures will be discussed in 
detail in a subsequent section of this report. The estimates of market value include 
the land (if applicable), the improvements, and the furniture, fixtures, and 
equipment. The appraisal assumes that the hotel is open and operational. 
This appraisal is subject to the extraordinary assumption that a capital deduction 
will be required to fund the planned renovation of the subject property. 

Cost Approach  

Value Conclusion 
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Furthermore, this appraisal is subject to the extraordinary assumption that the 
existing agreement between Contra Costa County and current hotel ownership, 
whereby the county rents rooms at the subject property for the duration of the 
pandemic will remain in place until July of 2021. The use of these extraordinary 
assumptions may have affected the assignment results. Moreover, several 
important general assumptions have been made that apply to this appraisal and our 
valuations of hotels in general. These items are set forth in the Assumptions and 
Limiting Conditions chapter of this report.  
USPAP requires the appraiser to “identify any personal property, trade fixtures, or 
intangible items that are not real property but are included in the appraisal” and “to 
analyze the effect on value of such non-real property items.”17 The estimates of 
market value include the land, improvements, and personal property. The appraisal 
assumes that the hotel is open and operational. 
Hotels comprise three primary components: the real property (land and 
improvements), personal property, and intangible property. Real property is 
defined as “the interests, benefits, and rights inherent in the ownership of real estate 
(land and improvements).”18 Personal property is defined as “identifiable tangible 
objects that are considered by the general public as being ‘personal’—for example, 
furnishings, artwork, antiques, gems and jewelry, collectibles, machinery and 
equipment; all tangible property that is not classified as real estate.”19 
The personal property consists of the furniture, fixtures, and equipment (FF&E) and 
the inventories in place at the subject property as of the date of value. Personal 
property is an integral part of a transient lodging facility. The allocation of a portion 
of the overall hotel’s value to the personal property is not explicitly considered by 
hotel investors in making their pricing decisions. Lodging facilities are usually sold 
with their personal property in place. In accordance with the Uniform Standards of 
Professional Appraisal Practice (USPAP), we have delineated the market value of 
the subject hotel's personal property. Most furnishings in a hotel can command little 
more than a salvage value substantially lower than the original cost when sold 
separately from the improvements. Personal property has been valued based on its 
depreciated replacement cost. 
USPAP defines intangible property as “nonphysical assets, including but not limited 
to franchises, trademarks, patents, copyrights, goodwill, equities, securities, and 
contracts as distinguished from physical assets such as facilities and equipment.”20 

 
17 Ibid. 
18 Ibid. 
19 Ibid. 
20 Ibid. 

Components of Value 
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All value attributable to the intangible property has been removed with the assumed 
expense of a management fee and a franchise fee (if applicable) in the valuation 
process.  
Our concluded opinions of the subject hotel’s market value include the value of the 
real property (land and improvements) and the value of the personal property only, 
with the allocations shown in the previous table.  
 
 



 

August-2020 Statement of Assumptions and Limiting Conditions 
 Motel 6 Pittsburg – Pittsburg, California 170 

 

13. Statement of Assumptions and Limiting Conditions 

1. This report is to be used in whole and not in part. 
2. No responsibility is assumed for matters of a legal nature, nor do we render 

any opinion as to title, which is assumed marketable and free of any deed 
restrictions and easements. The property is valued as though free and clear 
unless otherwise stated. 

3. We assume that there are no hidden or unapparent conditions of the sub-
soil or structures, such as underground storage tanks, that would render the 
property more or less valuable. No responsibility is assumed for these 
conditions or for any engineering that may be required to discover them. 

4. We have not considered the presence of potentially hazardous materials 
such as asbestos, urea-formaldehyde foam insulation, any form of toxic 
waste, polychlorinated biphenyls (PCBs), pesticides, mold, or lead-based 
paints. We are not qualified to detect hazardous substances and urge the 
client to retain an expert in this field if desired. 

5. The Americans with Disabilities Act (ADA) became effective on January 26, 
1992. We have conducted no specific compliance survey to determine 
whether the subject property has been designed in accordance with the 
various detailed requirements of the ADA. It is possible that the design does 
not conform to the requirements of the act, and this could have an 
unfavorable effect on value. Because we have no direct evidence regarding 
this issue, our estimate of value does not consider possible non-compliance 
with the ADA. 

6. We have made no survey of the property, 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 is within the boundaries of 
the property described and that there is no encroachment or trespass unless 
noted. 

7. All information, financial operating statements, estimates, and opinions 
obtained from parties not employed by TS Worldwide, LLC are assumed 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 
(including the appropriate liquor license if applicable), 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 lodging facility's onsite management has a direct effect on a 
property's economic viability and value. 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 and the value estimate. 

16. The financial analysis presented in this report is based upon assumptions, 
estimates, and evaluations of the market conditions in the local and national 
economy, which may be subject to sharp rises and declines. Over the 
projection period considered in our analysis, wages and other operating 
expenses may increase or decrease because of market volatility and 
economic forces outside the control of the hotel’s management. We assume 
that the price of hotel rooms, food, beverages, and other sources of revenue 
to the hotel will be adjusted to offset any increases or decreases in related 
costs. We do not warrant that our estimates will be attained, but they have 
been developed based upon information obtained during the course of our 
market research and are intended to reflect the expectations of a typical 
hotel buyer as of the stated date(s) of valuation. 
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17. 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. 

18. 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. 

19. 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. 

20. Although this analysis employs various mathematical calculations to 
provide value indications, the final estimate is subjective and may be 
influenced by our experience and other factors not specifically set forth in 
this report. 

21. Any distribution of the total value between the land and improvements or 
between partial ownership interests applies only under the stated use. 
Moreover, separate allocations between components are not valid if this 
report is used in conjunction with any other analysis. 

22. 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. 

23. This study was prepared by TS Worldwide, LLC. All opinions, 
recommendations, and conclusions expressed during the course of this 
assignment are rendered by the staff of TS Worldwide, LLC as employees, 
rather than as individuals. 
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14. 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. The subject property was inspected by Noella Moon on August 21, 2020. 
Luigi Major, MAI participated in the analysis and reviewed the findings, but 
did not personally inspect the property; 

9. Noella Moon provided significant real property appraisal assistance to Luigi 
Major, MAI, and that no one other than those listed above and the 
undersigned prepared the analyses, conclusions, and opinions concerning 
the real estate that are set forth in this appraisal report;  

10. Luigi Major, MAI, has performed two appraisals on the property that is the 
subject of this report within the three-year period immediately preceding 
acceptance of this assignment; 

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

12. the use of this report is subject to the requirements of the Appraisal Institute 
relating to review by its duly authorized representatives; and 

13. as of the date of this report, Luigi Major, MAI, has completed the continuing 
education program for Designated Members of the Appraisal Institute. 

 
 
  
 
  
 
 
Luigi Major, MAI 
Managing Director, Partner 
TS Worldwide, LLC 
State Appraiser License (CA) 3005056 
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HVS CONSULTING AND VALUATION SERVICES 
Los Angeles, California 
 
BS – Hotel & Restaurant Management, University of Houston 

 
Other	Specialized	Training	Classes	Completed:	
Uniform Standards of Professional Appraisal Practice – 15 hours 
Basic Appraisal Procedures – 30 hours  
Basic Appraisal Principles – 30 hours 
General Appraiser Income Approach (Parts I and II) – 60 hours 
General Appraiser Sales Comparison Approach – 30 hours 
General Appraiser Market Analysis and HBU – 30 hours 
General Appraiser Site Valuation and Cost Approach – 30 hours 
General Appraiser Report Writing and Case Studies – 30 hours 
Business Practices and Ethics – 7 hours 
Statistics, Modeling and Finance – 15 hours 
Advanced Income Capitalization – 40 hours 
Advanced Sales Comparison & Cost Approach – 40 hours 
Report Writing and Valuation Analysis – 40 hours 
Advanced Applications – 40 hours 
Fundamentals of Separating Real, Personal Property, and Intangible Business Assets – 15 

hours 
General Demonstration Report Writing 
The Appraiser as an Expert Witness: Preparation and Testimony – 16 hours 
California Law – 4 hours 
Mortgage Fraud – Protect Yourself – 7 hours 
Supervisor Trainee Course for Texas – 7 hours 
Appraisal of Land Subject to Ground Lease – 7 hours 
Basic Hotel Appraising – 7 hours 
Advanced Hotel Appraising – 7 hours 
Appraisal of Land Subject to Ground Lease – 7 hours 
CA Supervisor/Trainee – 4 hours 
The Dirty Dozen – 3 hours 

EMPLOYMENT 

2007 to present 

EDUCATION AND OTHER 
TRAINING 
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Income Approach – 7 hours 
Biennial USPAP Updates 
 
Arizona, California, Hawaii, Nevada, Texas 
 
Appraisal Institute – Designated Member (MAI) 
 
 
 
 
 
“U.S. Hotel Development Cost Survey 2018/19,” September 2019 
 
“Market Pulse: Los Angeles, CA,” March 2019 
 
 “HVS Hotel Development Cost Survey 2017/18,” November 2018 
 
“Blurred Lines between Hotels and Airbnb,” September 2018 
 
“Market Pulse: Palm Springs & Desert Cities,” February 2018 
 
“Top 6 Hotel Success Factors,” August 2017 
 
“In Focus: Houston, Texas,” February 2016 
 
“Four Key Takeaways: Meet the Money 2015,” co-authored with Li Chen and Susan Furbay, 

May 2015 
 
“In Focus: Houston, Texas,” co-authored with Yimei Tang, July 2014 
 
“Effects of Major Renovations on Hotel Market Penetration and Net Present Value,” 

February 2014 
 
“HVS Market Intelligence Report 2013: Houston,” June 2013 
 
“HVS Market Intelligence Report: Houston Hotels in 2012,” April 2012 
 
“HVS Report: Foreign Direct Investment, Commercial Real Estate, and Hotel Development 

in Mexico City.” Co-authored by Raul Duarte and Richard Katzman, February 2011 
	
“San Miguel de Allende – A Beacon for the Tourism Potential of Colonial Towns and 

Villages,” January 2009 
	
“Mexico’s Growing Trend: Master-Planned Resort-Residential Communities,” November 

2008 
 
“Guadalajara – Preparing for the Future,” May 2008 

STATE CERTIFICATIONS 

PROFESSIONAL 
AFFILIATIONS 

PUBLISHED ARTICLES 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 

HVS Journal 
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“HVS Market Intelligence Report: San Juan, Puerto Rico,” November 2007 
 
“HVS Market Intelligence Report: Liberia, Costa Rica,” September 2007 
 

HVS Journal 

HVS Journal 
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EXAMPLES OF PROPERTIES APPRAISED 
OR EVALUATED 
 
PORTFOLIO	ANALYSIS 
Portfolio of 6 Embassy Suites Hotels, 

Various Locations 
Portfolio of 5 Proposed Hotels, 

Colombia 
Ladder Capital Portfolio of 6 Hotels, 

Colorado and Texas 
Ladder Capital Package of 4 Hotels, 

Texas 
Portfolio of 8 Embassy Suites Hotels, 

Various Locations 
Lone Star Portfolio of 38 Hyatt Hotels, 

Various Locations 
Portfolio of 13 Hotels for JPMorgan 

Chase, Texas and New Mexico 
Portfolio of 5 Extended-Stay Hotels 

throughout the South 
Portfolio of 3 Hotels, San Diego 
Portfolio of 2 Full-Service Hotels, 

Houston  
Portfolio of 8 Marriott or Embassy 

Suites Hotels, California and Nevada 
Portfolio of 2 Proposed Hotels, Mesa, 

Arizona 
 
ALABAMA 
Hampton Inn, Birmingham 
City Lodge, Florence 
Holiday Inn, Hoover 
Hampton Inn, Pell City 
 
ARIZONA 
Proposed Home2 Suites by Hilton, 

Avondale 
Proposed Hotel, Campe Verde 
Holiday Inn, Casa Grande 
Proposed Limited-Service Hotel at the 

Promenade, Casa Grande 
Proposed SpringHill Suites by 

Marriott, Lake Havasu 
Proposed La Quinta Maricopa, 

Maricopa 
Proposed Hotel, Mesa 

Proposed Hotel near Phoenix Mesa 
Gateway Airport, Mesa 

Proposed Resort Page, Page 
Courtyard Phoenix Airport, Phoenix 
Four Points by Sheraton Phoenix 

North, Phoenix 
Proposed Hampton Inn at Metro 

Center, Phoenix 
Proposed Holiday Inn Express & 

Suites - Phoenix Airport North, 
Phoenix 

Proposed Home2 Suites by Hilton 
Phoenix Airport North, Phoenix 

Proposed Hotel at Park Central Mall, 
Phoenix 

Proposed Hotel Central Station, 
Phoenix 

Proposed Hyatt Place Downtown 
Phoenix, Phoenix 

Proposed La Quinta Inn & Suites 
McDowell Road, Phoenix 

Proposed Marriott Tribute, Phoenix 
Ramada, Phoenix 
Red Roof Inn Phoenix Bell Road, 

Phoenix 
Residence Inn by Marriott at Mayo 

Clinic, Phoenix 
Proposed Quartzsite Limited-Service 

Hotel, Quartzsite 
Proposed Hotel, Queen Creek 
Navajoland Inn & Suites / Saint 

Michaels Arizona, Saint Michaels 
Proposed Ceasars Hotel at Scottsdale 

Fashion Square, Scottsdale 
Proposed Hilton Hotel at Cavasson, 

Scottsdale 
Proposed Holiday Inn, Scottsdale 
Proposed Hyatt Place and Hyatt 

House Dual-Branded Hotel, 
Scottsdale 

Talking Stick Resort, Scottsdale 
Aloft, Tempe 
Comfort Suites Airport, Tempe 
MOXY Phoenix Tempe/ASU Area, 

Tempe 
Proposed Full-Service Hotel, Tempe 

Proposed Residence Inn by Marriott, 
Tempe 

Proposed Westin Tempe, Tempe 
Proposed Best Western, Topock 
Proposed Graduate Hotel Tucson, 

Tucson 
Radisson Suites, Tucson 
Westin La Paloma Resort & Spa, 

Tucson 
Grand Canyon Railway Hotel, 

Williams 
 
ARKANSAS 
Proposed Hotel, Fairfield Bay 
Proposed Hotel, Hot Springs 
La Quinta Inn & Suites, Russellville 
	
CALIFORNIA	
Alhambra Inn & Suites, Alhambra 
Fremont Inn, Alhambra 
Proposed Hotel American Canyon, 

American Canyon 
Candlewood Suites Anaheim - Resort 

Area, Anaheim 
Four Points by Sheraton, Anaheim 
Best Western, Bakersfield 
Proposed Best Western Bakersfield, 

Bakersfield 
Proposed Staybridge Suites, 

Bakersfield 
Proposed Dual-Branded Marriott, 

Barstow 
Hampton Inn & Suites Buellton/Santa 

Ynez Valley, Buellton 
Proposed Aloft Buena Park, Buena 

Park 
Proposed Stanford Hotel, Buena Park 
The Hotel at the Source, Buena Park 
Quality Inn Burbank, Burbank 
Staybridge Suites Cathedral City Golf 

Resort, Cathedral City 
Proposed Boutique Hotel, Diablo 

Grande 
Proposed Hampton Inn, Diamond Bar 
Proposed Home 2 Suites by Hilton, El 

Centro  
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Proposed Hotel El Dorado Hills, El 
Dorado Hills 

Holiday Inn Express, Elk Grove 
Proposed Candlewood Suites, Elk 

Grove 
Hyatt Place, Emeryville 
Proposed Home2 Suites by Hilton, 

Fairfield 
La Quinta Inn & Suites, Fresno 
San Joaquin Hotel, Fresno 
Hampton Inn, Goleta 
Holiday Inn Express, Grover Beach 
Home2 Suites by Hilton Hanford 

Lemoore, Hanford 
Proposed Home2 Suites, Hanford 
Proposed Dual-Branded Hotel, 

Hawthorne 
Proposed Hotel, Hermosa Beach 
Proposed Kokoro Wellness Resort, 

Howard Springs 
Paséa Hotel & Spa, Huntington Beach 
Irvine Marriott, Irvine 
Holiday Inn San Diego La Mesa, La 

Mesa 
Best Western Laguna Brisas Spa 

Hotel, Laguna Beach 
Seaside Laguna Inn & Suites, Laguna 

Beach 
Hilton Garden Inn, Lompoc 
Hampton Inn Long Beach Airport, 

Long Beach 
Proposed Breakers Hotel Long Beach, 

Long Beach 
Dixie Hollywood Hotel, Los Angeles 
hClub, Los Angeles  
Loews Hollywood, Los Angeles  
Mr C Beverly Hills, Los Angeles 
Proposed Hampton Inn & Suites 

Koreatown, Los Angeles 
Proposed Hotel Koreatown, Los 

Angeles 
Proposed Hyatt Place Olive Street, Los 

Angeles 
Proposed Spring Street Hotel, Los 

Angeles 
Proposed SpringHill Suites by 

Marriott, Marina 

Proposed Staybridge Suites Los 
Angeles, Los Angeles 

Proposed Unscripted Hotel, Los 
Angeles 

Best Western, Merced 
Mountain Home Inn, Mill Valley 
Proposed Montebello Hotel, 

Montebello 
Comfort Inn & Suites Temecula Wine 

Country, Murrieta 
Best Western Elm House Inn, Napa 
Aloft Silicon Valley, Newark 
Proposed Select-Service Hotel, 

Northridge 
Proposed Homage Oakland, Oakland 
Courtyard by Marriott Oceanside, 

Oceanside 
Proposed Element by Westin Ontario, 

Ontario 
Hampton Inn Channel Islands Harbor, 

Oxnard 
Ivy Palm Resort & Spa, Palm Springs 
Proposed BODE: Palm Springs, Palm 

Springs 
Tova Hotel & Beach Club, Palm 

Springs 
Travelodge Palm Springs, Palm 

Springs 
Proposed Hotel Ava, Paso Robles 
Proposed Patterson Hotel, Patterson 
Sheraton Sonoma County Petaluma, 

Petaluma 
Motel 6, Pittsburg 
Comfort Inn & Suites, Rancho Cordova 
Proposed Hampton Inn, Rancho 

Cucamonga 
Proposed Home2 Suites, Ridgecrest 
Courtyard by Marriott Cal Expo, 

Sacramento  
DoubleTree by Hilton, Sacramento 
Fairfield Inn Cal Expo, Sacramento 
Quality Inn & Suites, Sacramento 
DoubleTree by Hilton Golf Resort, San 

Diego 
Fairmont Grand Del Mar, San Diego 
Holiday Inn Express & Suites San 

Diego Mission Valley, San Diego 

Lafayette Hotel Swim Club & 
Bungalows, San Diego 

Marriott San Diego Del Mar, San Diego 
The Monsaraz Inn, Tapestry 

Collection by Hilton, San Diego 
Proposed Fairfield Inn, San Diego 
Proposed Hotel, San Diego 
SpringHill Suites by Marriott San 

Diego Mission Valley, San Diego 
US Grant, San Diego 
Holiday Inn Fisherman's Wharf San 

Francisco, San Francisco 
Proposed La Quinta Inn & Suites, San 

Pablo 
Proposed AC Hotel by Marriott San 

Rafael, San Rafael 
Proposed Homewood Suites, Santa 

Clarita 
Hampton Inn, Santa Cruz 
Proposed Hampton by Hilton Santa 

Cruz, Santa Cruz 
Holiday Inn & Suites, Santa Maria 
Proper Hotel, Santa Monica  
Hotel Santa Rosa, Santa Rosa 
Sonora Inn, Sonora 
Proposed Fairfield Inn & Suites by 

Marriott South San Francisco, South 
San Francisco 

Proposed Galway House, Temecula 
Travelodge Yucca Valley, Twentynine 

Palms 
Embassy Suites by Hilton, Valencia 
Hotel Erwin, Venice Beach 
Four Points by Sheraton Ventura 

Harbor Resort, Ventura 
Marriott, Walnut Creek 
Proposed Hyatt Place Walnut Creek, 

Walnut Creek 
Proposed Residence Inn Walnut 

Creek, Walnut Creek 
Hampton Inn, West Covina 
Holiday Inn West Covina, West Covina 
Doubletree by Hilton Whittier Los 

Angeles, Whittier 
Comfort Suites Woodland, Woodland 
Marriott Warner Center, Woodland 

Hills 
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COLORADO 
Proposed Gaylord Rockies Hotel & 

Convention Center, Aurora 
Hyatt Summerfield Suites, Broomfield 
Best Western Academy Hotel, 

Colorado Springs 
 
DISTRICT	OF	COLUMBIA 
Georgetown Suites Land Valuation 
 
FLORIDA	 	 	
Marriott, Boca Raton 
Proposed Dual-Branded Residence 

Inn/SpringHill Suites by Marriott, 
Clearwater Beach 

Mayfair Hotel & Spa, Coconut Grove 
Hyatt Place, Delray Beach 
Hyatt Place at Coconut Point, Estero 
Hyatt Place, Fort Lauderdale 
Hilton Garden Inn, Fort Myers 
Four Points, Ft. Walton Beach 
Holiday Inn, Houston 
Proposed Courtyard, Jacksonville 
Wyndham Riverwalk, Jacksonville 
Terrace Hotel, Lakeland 
Proposed Holiday Inn & Suites, Miami 
Proposed Hotel, Miami 
Proposed Le Meridien, Miami 
Proposed Meininger Hotel, Miami 

Beach 
Proposed Hilton, Miami Beach 
The Raleigh Hotel, Miami Beach 
Proposed SpringHill Suites by 

Marriott, Navarre 
Embassy Suites Orlando Lake Buena 

Vista, Orlando 
Holiday Inn Express Hotel & Suites 

Orlando International Airport, 
Orlando 

Sheraton Suites Fort Lauderdale 
Plantation, Plantation 

Proposed Hotel, St. Augustine 
SpringHill Suites by Marriott, Sarasota 
Sawgrass Grand Hotel & Suites, 

Sunrise 
Hampton Inn, Tallahassee 

Hampton Inn Veterans Expressway, 
Tampa 

 
GEORGIA 
Courtyard by Marriott, Atlanta 
Holiday Inn Atlanta Perimeter 

Dunwoody, Atlanta 
Proposed Radisson, College Park 
Country Inn & Suites, Hiram 
Candlewood Suites, Lithia Springs 
Proposed Full-Service Tribute Hotel, 

Macon 
Holiday Inn Express, St. Simons Island 
Island Inn, St. Simons Island 
 
HAWAII 
Sheraton Keauhou Bay Resort & Spa, 

Kailua 
Proposed Kona Village, a Rosewood 

Resort, Kailua-Kona 
Four Seasons Resort O'ahu at Ko 

Olina, Kapolei 
 
IDAHO 
Proposed Economy Extended Stay, 

Coeur D’Alene 
 
ILLINOIS 
Proposed Extended-Stay Hotel, 

Bolingbrook 
Proposed Hampton Inn, Burr Ridge  
SpringHill Suites by Marriott, Burr 

Ridge 
Renaissance Chicago O’Hare Suites, 

Chicago 
SpringHill Suites by Marriott, 

Elmhurst 
 
INDIANA	
Proposed Aloft, Indianapolis 
	
IOWA	
Proposed Waterpark Hotel, 

Davenport 
Proposed University of Iowa Hotel, 

Iowa City 
	

KANSAS 
Crowne Plaza Kansas City Overland 

Park, Lenexa 
 
LOUISIANA 
Proposed Residence Inn by Marriott, 

Bossier City 
Hampton Inn, Houma 
Hotel Acadiana, Lafayette 
Wyndham Garden, Lafayette 
Proposed Candlewood Suites, 

Leesville 
Astor Crowne Plaza, New Orleans 
Hilton Garden Inn French Quarter, 

New Orleans 
Hyatt Regency, New Orleans 
Proposed Hotel Alessandra, New 

Orleans 
Troubadour Hotel New Orleans, 

Tapestry Collection by Hilton, New 
Orleans 

Wyndham Chateau Bourbon, New 
Orleans 

Holiday Inn, Ruston 
Holiday Inn Express Hotel & Suites, 

Ruston 
Proposed La Quinta Inn & Suites, 

Ruston 
Nottoway Plantation Resort, White 

Castle 
 
MARYLAND 
Sheraton Washington North, Beltsville 
Country Inn & Suites by Carlson, 

Frederick 
Proposed Hotel Sorella, Rockville 
 
MINNESOTA 
Loews, Minneapolis 
Westin, Minneapolis 
 
MISSISSIPPI	 	 	
Four Points, Biloxi 
Proposed SpringHill Suites, Biloxi 
South Beach Biloxi Hotel, Biloxi 
Hampton Inn, Brookhaven 
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Magnuson Hotel Hattiesburg, North 
Hattiesburg 

 
MISSOURI 
Hilton Kansas City Airport, Kansas 

City 
 
MONTANA 
Proposed Hotel, Big Sky 
Proposed Hotel Gardiner, Gardiner 
Proposed Best Western, Shelby 
Holiday Inn Express, Sidney 
 
NEVADA 
Hampton Inn, Las Vegas 
Proposed Delta Las Vegas, Las Vegas 
Proposed Fairfield Inn & TownePlace 

Suites Dual-Branded Hotel, Las 
Vegas 

Proposed Hotel Raiders Stadium, Las 
Vegas 

Proposed Limited/Select-Service 
Hotel, Las Vegas 

Vegas Vacant Land, Spring Valley 
 
NEW	JERSEY 
Proposed Holiday Inn, Bayonne 
TownePlace Suites by Marriott, Mount 

Laurel 
Holiday Inn, Princeton 
 
NEW	MEXICO 
Proposed Home2 by Hilton 

Alamogordo, Alamogordo 
Proposed Downtown Hotel, 

Albuquerque 
Proposed TownePlace Suites 

Albquerque, Albuquerque 
Sleep Inn & Suites, Hobbs 
Proposed La Quinta Inn, Los Lunas 
Holiday Inn Express, Portales 
Proposed Hotel, Ruidoso 
Inn at Loretto, Santa Fe 
Proposed Boutique Hotel, Santa Fe 
Hampton Inn, Santa Rosa 
Holiday Inn Express, Santa Rosa 
La Quinta Inn, Santa Rosa 

 
NEW	YORK	 	 	
Marriott, Buffalo 
Proposed Hampton Inn, Dewitt 
Courtyard by Marriott New York 

LaGuardia Airport, East Elmhurst 
Proposed Tryp by Wyndham Long 

Island City, Long Island City 
Residence Inn, White Plains 
 
NORTH	CAROLINA 
Proposed Fairfield Inn by Marriott, 

Maggie Valley 
Courtyard by Marriott, Raleigh 
 
OHIO 
Proposed Hilton, Chippewa Lake 
Proposed Baldwin Hotel, Cincinnati 
Holiday Inn, West Chester 
Proposed Holiday Inn & Conference 

Center, West Chester 
Radisson Hotel at the University of 

Toledo, Toledo 
 
OKLAHOMA 
Hilton Skirvin, Oklahoma City 
	
OREGON 
Hilton, Eugene 
 
PENNSYLVANIA 
DoubleTree by Hilton Pittsburgh 

Garden Tree, Pittsburgh 
 
SOUTH	CAROLINA 
Proposed 5-Star Hotel, Charleston 
Proposed Marion Square Hotel, 

Charleston 
3 Palms Hotel, Myrtle Beach 
 
TENNESSEE 
Holiday Inn, Chattanooga 
Proposed Select-Service Hotel, 

Knoxville 
Holiday Inn Memphis Downtown 

Beale Street, Memphis 

Proposed Dual-Brand Tru & Hampton 
Inn, Nashville 

 
TEXAS	 	 	
Holiday Inn Express, Allen 
Proposed 21c Hotel, Austin 
Proposed Hotel Granduca, Austin 
Proposed SpringHill Suites, Baytown 
Value Place, Beaumont 
Homewood Suites by Hilton, Bedford 
Proposed Hotel Texas A&M 

University, College Station 
Proposed Tryp by Wyndham, College 

Station 
Proposed Staybridge Suites, The 

Colony 
Fairfield Inn & Suites Houston Conroe, 

Conroe 
Candlewood Suites, Corpus Christi 
Comfort Suites Calallen, Corpus 

Christi 
Embassy Suites, Corpus Christi 
Holiday Inn Airport, Corpus Christi 
Holiday Inn Downtown, Corpus 

Christi 
Holiday Inn Express, Corpus Christi 
La Quinta Inn & Suites, Corpus Christi 
Proposed Schlitterbahn Resort, 

Corpus Christi 
Staybridge Suites, Corpus Christi 
Proposed Hotel, Cypress  
Le Méridien The Stoneleigh, Dallas 
Proposed Aloft/Element Dual-

Branded Hotel, Dallas 
Proposed Autograph Collection 

Trinity Groves, Dallas 
Proposed Residence Inn by Marriott, 

Dallas 
Proposed Residence Inn and AC by 

Marriott Dual-Branded Hotel, Dallas 
Proposed Saint Elm Hotel, Dallas 
Hilton Garden Inn Denison Sherman 

at Texoma Event Center, Denison 
Proposed Hotel, Edinburg 
Proposed Hyatt Place, Edinburg 
Proposed Artisan Hotel Conversion, El 

Paso 
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Sheraton Fort Worth Downtown 
Hotel, Fort Worth 

Proposed Hilton Garden Inn, Frisco 
Westin Stonebriar, Frisco 
Sheraton Fort Worth Downtown 

Hotel, Fort Worth 
SpringHill Suites by Marriott Fort 

Worth University, Fort Worth 
Proposed Full-Service Hotel Baybrook 

Mall, Friendswood 
Courtyard by Marriott, Galveston 
Proposed Beachfront Hotel, Galveston 
Proposed Courtyard by Marriott, 

Galveston 
Proposed Downtown Hotel, Galveston 
Proposed TownePlace Suites, 

Galveston 
TownePlace Suites by Marriott, 

Galveston 
Proposed Hotel, Georgetown 
Best Western Fountainview, Houston 
Crowne Plaza, Houston 
Crowne Plaza Suites, Houston 
DoubleTree Suites by Hilton Houston 

Galleria, Houston 
DoubleTree IAH, Houston 
Four Seasons, Houston 
Hampton Inn Houston Interstate 10 

West, Houston 
Hampton Inn & Suites Houston 

Medical Center, Houston 
Hilton Garden Inn Houston Bush 

Intercontinental Airport, Houston 
Hilton Garden Inn Houston 

Northwest, Houston 
Hilton Houston North, Houston 
Hilton Houston Westchase, Houston 
Holiday Inn Southwest, Houston 
Holiday Inn Westchase, Houston 
Homewood Suites by Hilton, Houston 
Hotel Icon, Houston 
Hyatt Regency, Houston 
Intercontinental Houston Medical 

Center, Houston 
Magnolia Hotel, Houston 
Marriott Houston North Greenspoint, 

Houston 

Proposed 314 Hotel, Houston 
Proposed AC Hotel Houston 

Downtown, Houston 
Proposed Aloft, Houston 
Proposed Embassy Suites, Houston 
Proposed Hampton Inn/Homewood 

Suites Downtown, Houston 
Proposed Heights Hotel, Houston 
Proposed Holiday Inn & Conference 

Center Willowbrook, Houston 
Proposed Holiday Inn Downtown, 

Houston 
Proposed Homewood Suites by 

Hilton, Houston 
Proposed Hotel Alessandra, Houston 
Proposed Hotel Galleria, Houston 
Proposed Hotel Zaza & Apartments, 

Houston 
Proposed Hyatt Place and Hyatt 

House Dual-Brand Hotel, Houston 
Proposed Hyatt Place, Houston 
Proposed InterContinental Hotel, 

Houston 
Proposed JW Marriott, Houston 
Proposed Le Méridien, Houston 
Proposed Lifestyle Hotel, Houston 
Proposed Luxury Hotel Houston 

Galleria, Houston 
Proposed Marriott Marquis, Houston 
Proposed Montrose Hotel, Houston 
Proposed Select-Service Hotel, 

Houston 
Proposed SpringHill Suites, Houston 
Proposed Triple-Branded Hotel 

Houston Downtown, Houston 
Sam Houston Hotel (Curio 

Conversion), Houston 
Sheraton Houston North, Houston 
Sheraton Houston West, Houston 
Staybridge Suites, Houston 
Staybridge Suites Houston IAH 

Beltway 8, Houston 
Staybridge Suites Houston West 

Energy Corridor, Houston 
Staybridge Suites Houston 

Willowbrook, Houston 
Westin Galleria, Houston 

Westin Oaks, Houston 
Wingate by Wyndham Houston Bush 

Intercontinental, Houston 
Proposed Hotel & Conference Center, 

Huntsville 
Studio 6, Ingleside 
Proposed Westin, Irving 
Wingate Las Colinas, Irving 
Sleep Inn & Suites, Jourdanton 
Super 8, Karnes City 
Homewood Suites by Hilton 

Houston/Katy Mills Mall, Katy 
Proposed Homewood Suites by 

Hilton, Katy 
South Shore Harbour Resort & Spa, 

League City 
Best Western, Luling 
Renaissance, McAllen 
Proposed Home2 Suites by Hilton, 

McKinney 
Proposed SpringHill Suites by 

Marriott, McKinney 
Proposed Westin, McKinney 
Proposed Limited-Service Hotel, 

Melissa 
Proposed Extended-Stay Hotel, 

Midland 
Candlewood Suites, Monahans 
La Toretta del Lago Resort & Spa, 

Montgomery 
Candlewood Suites, Odessa 
Proposed Home2 Suites by Hilton, 

Pasadena 
Courtyard by Marriott Houston 

Pearland, Pearland 
Proposed Fairfield Inn by Marriott, 

Pecos 
TownePlace Suites by Marriott Plano, 

Plano 
Holiday Inn Express Hotel & Suites, 

Port Aransas 
Holiday Inn Express, Port Arthur 
Proposed Hilton Garden Inn Porter, 

Porter 
Holiday Inn Express, Rockport 
Microtel Inn & Suites, Round Rock 
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Proposed Holiday Inn (land), San 
Angelo 

Hilton San Antonio Airport, San 
Antonio 

Homewood Suites by Marriott, San 
Antonio 

Marriott Plaza, San Antonio 
Microtel Inn & Suites Airport, San 

Antonio 
Microtel Inn & Suites SeaWorld, San 

Antonio 
Proposed Thompson Hotel, San 

Antonio 
Baymont Inn & Suites, Snyder 
Proposed Fairfield Inn by Marriott, 

Snyder 
Schlitterbahn Resort, South Padre 

Island 
Proposed Home2 Suites, Stafford 
Marriott Hotel and Conference Center, 

Sugar Land 
Proposed Red Lion Inn & Suites, Texas 

City 
Baymont Inn & Suites, Victoria 
Proposed Hotel, Webster 
Proposed Hotel & Conference Center, 

Webster 
Proposed Extended-Stay Hotel, The 

Woodlands 
Woodlands Resort & Conference 

Center, The Woodlands 
 
UTAH	
Peery Hotel, Salt Lake City 
Proposed Inn at St. George, St. George 
 
VIRGINIA 
Wingate Inn Dulles Airport, Chantilly 
Proposed Staybridge Suites, 

Charlottesville 
Delta Hotels, Chesapeake 
Westin Tysons Corner, Falls Church 
Holiday Inn, Lynchburg 
Magnuson Hotel & Convention Center 

at Oyster Point, Newport News 
Proposed Hotel Norfolk, Norfolk 

TownePlace Suites by Marriott, 
Stafford 

 
WASHINGTON 
Proposed AC Hotel, Bellevue 
Holiday Inn Express, Marysville 
Proposed Homewood Suites, Richland 
Proposed 4/C Tower Hotel, Seattle 
Holiday Inn Express, Sumner 
 
WISCONSIN 
Holiday Inn, Milwaukee 
 
INTERNATIONAL	
	
Colombia 
Proposed Hyatt Place, Bogota 
Proposed City Express Hotel, 

Cartagena 
Proposed Luxe Resort by The Charlee, 

Guatape 
Proposed City Express Hotel, Medellín 
Proposed Courtyard by Marriott, 

Medellin 
Proposed Marriott, Medellín 
Proposed Hilton Garden Inn, Rionegro 
Proposed Airport Hotel, Rionegro 
	
Costa	Rica	
Proposed Andaz, Guanacaste 
Proposed Boutique Resort, 

Guanacaste  
Proposed Paradisus Papagayo Bay 

Resort & Luxury Villas, Guanacaste  
Proposed Resort, Guanacaste 
Punta Cacique Proposed Resort, 

Guanacaste 
Proposed Extended-Stay, San Jose 
Proposed Hyatt Place Pinares, San 

Jose 
Proposed Select-Service, San Jose 
Proposed Limited-Service, Liberia 
Marriott Los Suenos, Playa Herradura 
Marriott Costa Rica, San Jose 
Proposed Hyatt Place, San Jose 
Proposed Lifestyle Hotel & Club, San 

Jose 

Proposed Boutique Resort, 
Guanacaste 

Proposed Luxury Hotel, San Jose 
 
Dominican	Republic	
Proposed Auberge Resort, El Seibo 
Proposed Four Seasons, El Seibo 
 
El	Salvador 
Proposed Select-Service Hotel, San 

Salvador 
	
Guatemala 
Proposed Four Seasons, Antigua 
Proposed Hotel, Guatemala City 
 
Honduras 
Proposed Hotel, San Pedro Sula 
	
Mexico	 	 	
Fairmont Acapulco Princess, Acapulco 
Fairmont Pierre Marques, Acapulco 
Proposed Hotel, Acapulco 
Bacalar Land Parcels, Bacalar 
Proposed Bacalar Hotel, Bacalar 
Cabo de Cortes Fairmont/Raffles 

Development, Cabo San Lucas 
Cabo San Cristobal, Cabo San Lucas 
Proposed Luxury Hotel & Villa Project, 

Campeche 
Proposed Master-Planned 

Development (2), Campeche 
Dreams Resort, Cancun 
Elan Resort & Spa, Cancun 
El Pueblito, Cancun 
Fiesta Americana Condesa Cancun, 

Cancun 
Le Meridien, Cancun 
Yalmakan Resort, Cancun 
Westin Soberano, Chihuahua 
Proposed Quinta Real Hotel 

Development, Culiacán 
Proposed Banyan Tree, Ensenada 
Proposed Boutique Hotel Project, 

Guadalajara 
Proposed Fiesta Inn del Tapatio, 

Guadalajara 
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Proposed Hotel Project, Guadalajara 
Proposed Mixed-Use Development, 

Guadalajara 
Proposed Vi Hotel, Guadalajara 
Hotel Condesa, Leon, Guanajuato 
Tesoro, Ixtapa 
Proposed Hotel & Residential 

Development, Ixtapan de la Sal 
Proposed Park Hyatt, Kanai 
Proposed St. Regis, Kanai 
Proposed W Hotel, Kanai 
Desire Resort, Los Cabos 
Esperanza Resort, Los Cabos 
Proposed Thompson Hotel, Los 

Veneros 
Tesoro Manzanillo, Manzanillo 
Embassy Suites, Mexico City 
Le Méridien, Mexico City 
Proposed City Express Hotel, Mexico 

City 
Proposed Limited-Service Hotel, 

Mexico City 
Proposed Hotel & Condo, Monterrey 
Proposed Hotel, Monterrey 
Proposed Limited-Service Hotel, Playa 

del Carmen 
Proposed Resort, Playa del Carmen 
Ceiba del Mar, Puerto Morelos 
Paraiso de la Bonita, Puerto Morelos 
Proposed Puerto Telchac Hotel & 

Residential Project, Puerto Progreso 
Presidente InterContinental, Puerto 

Vallarta 
Proposed City Express Hotel, 

Queretaro 
Proposed Capella Punta Maroma, 

River Maya 
Proposed Grand Hyatt, Riviera Maya 
El Dorado Ranch Hotel & Excess Land, 

San Felipe 
Proposed Hotel, San Miguel de 

Allende 
Prposed Quinta Real Hotel & 

Residential, San Miguel de Allende 
Dreams Resort, Tulum 
Secrets Capri Resort, Tulum 
 

Panama 
Proposed Boutique Hotel, Panama 

City 
Proposed Full-Service Hotel, Panama 

City 
Proposed Limited-Service Hotel, 

Panama City 
 
Peru 
Proposed Hyatt Place, Lima 
 
Puerto	Rico	 	 	
Hilton, Caribe 
Embassy Suites San Juan Hotel & 

Casino, Carolina 
Proposed Boutique Hotel, Ponce 
Courtyard by Marriott (Expansion), 

San Juan 
 
Saint	Lucia 
Proposed Master Planned 

Development 
 
Spain 
Villaitana Wellness Golf & Business 

Sun Resort, Benidorm 


































