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April 27, 2017 
 
Ms. Ann Miller, CEcD 
Executive Director 
Buda Economic Development Corporation 
203 Railroad Street, Suite 3-A 
Buda, Texas 78610 
 
Dear Ms. Miller: 
 
In accordance with our engagement letter dated August 12, 2016, we have completed a 
market study with estimates of prospective financial performance for the proposed Buda 
Hotel and Conference Center to be located in Buda, Texas. The conclusions reached are 
based upon our present knowledge of the competitive market resulting from our 
fieldwork completed March 31, 2017.  
 
As in all studies of this type, the estimated results are based upon competent and efficient 
management and presume no significant change in the competitive position of the 
project from that as set forth in this report. The terms of our engagement are such that 
we have no obligation to revise this report to reflect events or conditions that occur 
subsequent to the date of the completion of our fieldwork. However, we are available to 
discuss the necessity for revision in view of changes in the economic or market factors 
affecting the proposed project. This report is subject to the Terms and Conditions 
presented in the Addenda. 
 
Although they have been conscientiously prepared using information obtained during the 
course of this study and our experience in the industry, the proposed property’s future 
performance is based on estimates and assumptions, which are subject to uncertainty 
and variation, and we do not represent them as results that will actually be achieved. 
 
We would be pleased to hear from you if we may be of further assistance in the 
interpretation and application of our findings and conclusions. We appreciate the 
cooperation extended to us by you and your associates during the course of this 
assignment.   
  
Respectfully submitted, 
 
CBRE Hotels Consulting 
 
 
 
G. Randle McCaslin, CRE 
Managing Director 

http://www.cbrehotels.com/
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SCOPE AND METHODOLOGY 
 
In preparing this study, we completed the research and analysis listed below: 
 
• Assembled, reviewed and analyzed economic, demographic and real estate market 

data pertaining to the Austin area in general and City of Buda specifically to evaluate 
the present economic climate and to estimate future growth potential, particularly as it 
relates to lodging demand. 
 

• Interviewed representatives of the City of Buda, Buda Economic Development 
Corporation, Buda Chamber of Commerce, Buda Tourism, local companies, local 
hotels and chain representatives to gather data on current and future area growth 
and the demand for lodging. 

 
• Conducted an email survey of the Buda Economic Development and Buda Chamber 

of Commerce member lists to determine the current lodging and meeting needs in the 
area and determine potential usage for the proposed Buda Hotel and Conference 
Center.   
 

• Evaluated the existing supply of lodging in the market to determine the degree of 
competition that they are likely to offer the proposed Buda Hotel and Conference 
Center. 
 

• Prepared a summary of historical market performance, including available rooms, 
occupied rooms, market occupancy and average daily room rate for the period 2012 
to 2016.  
 

• Identified other proposed hotels to assess their probability of completion and the 
degree to which they will compete with the Subject hotel. 

 
• Recommended the proposed concept, size and type of facilities, and services and 

amenities to be offered by the proposed hotel and conference center based on needs 
of the market. 
 

• Based on an analysis of historical market growth and factors determined from review 
of the economic climate and interviews in the market area, prepared estimates of 
future growth in hotel demand. 
 

• Based on estimates of future growth in demand and the potential additions to 
competitive supply, prepared estimates of future occupancy and average daily rate for 
the proposed hotel for the period 2020 to 2022, the stabilized year. 
 

• Provided an estimate of prospective cash flow before debt service and income taxes 
for the proposed hotel for the period 2020 to 2029. 
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CONCLUSIONS 
 
A concise summary of the conclusions of this report follows: 

 
• The proposed Buda Hotel and Conference Center will be located just a few miles 

south of Austin, Texas in Buda, Texas. The hotel will be located on one of the sites we 
identified on Main Street, located within approximately half of a mile on either side of 
Interstate 35 (I-35). 
 

• The Austin metro area will grow at an above-average pace over the coming year, led 
by high tech and professional services. Residential construction will provide support, 
based on demand by incoming IT professionals. Longer term, the especially well-
educated labor force, the high concentration of technology businesses, the relatively 
low cost of doing business compared with other high-tech centers and fast population 
growth will yield above-average performance. 
 
As the State Capital and the Live Music Capital of the World, Austin will continue to 
be a solid leisure destination. Forecasts for key economic indicators, such as 
employment, population and gross metro product, indicate that Austin will continue to 
out-perform the U.S. averages over the next several years. The presence of many 
higher education institutions in the area only add to the vibrancy of the Austin area as 
a whole and will continue to attract high-tech businesses. Based on economic growth 
rates in the area, a strong economic environment for the hospitality industry is 
estimated over the foreseeable future. 
 
Buda is an active and rapidly growing city with a variety of companies, retail, 
restaurants and hotels that is located just south of Austin on Interstate 35. The City of 
Buda appears poised to continue steady growth and is well suited for hotel 
development.    
 

• CBRE Hotels Consulting considered several sites as potential locations for the 
proposed Buda Hotel and Conference Center. To determine the best site for the 
proposed development, we considered a number of attributes which could help make 
the project more suitable for success. While the site responses from our interviews 
where critical in helping us gauge the community’s preferences for the location of the 
proposed Buda Hotel and Conference Center, ultimately the key site attributes were 
considered primary in grading each of the sites.  
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After grading each of the sites, we determined that Sites 1, 2, 3 and 4, held the 
greatest number of attributes which are critical to the success of a hotel and 
conference center. The market analysis is based upon the use of one of the top four 
sites, Sites 1, 2, 3 or 4 for the project. If another site were to be selected that is not 
located along Main Street near I-35, the projected performance could vary from what 
is shown in this report. 
 

• The following table presents the recommended facilities for the proposed Buda Hotel 
and Conference Center. 
 

Number of Guestrooms 120

Type of Hotel Select-Service

Meeting Space
Ballroom 7,500 sq. ft. divisible by 3 or 4
Junior Ballroom 2,500 sq. ft. divisible by 2 or 3
Meeting Rooms 1,500 sq. ft. various sizes
Boardroom 500 sq. ft.
Exhibition Space 10,000 sq. ft. Optional
Total Meeting Space 22,000 sq. ft.

Amenities
Lobby Lounge/Restaurant
High Speed Internet
Business Center
Fitness Center
Swimming Pool

Potential Brand Affiliation
Courtyard by Marriott
Four Points by Sheraton
Kimpton Select-Service
Hilton Garden Inn
Hyatt Place

Source: CBRE Hotels Consulting

Recommended Facilities 
Proposed Buda Hotel & Conference Center

Buda, Texas
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With the recommended facilities, the Hotel will offer many of the amenities and 
services necessary to serve both the local community and outside visitors and 
conferences. Based on CBRE’s interviews, the proposed Hotel needs to have enough 
rooms to act as a host hotel for the Conference Center but it should be downsized to 
minimize the impact on the local hotel market. Therefore, we have recommended 
120 rooms.  
 

• According to interviews and surveys, the Conference Center should offer a large 
ballroom capable of seating up to 500 people for a banquet. The hotel should also 
offer a junior ballroom as well as smaller meeting rooms and a boardroom. A 
10,000-square foot exhibition space is an optional addition that could provide a 
separate area for consumer shows and booths during conferences and could be 
dressed up to accommodate the few larger events. The majority of the interviewees 
agreed that the proposed Buda Hotel and Conference Center would need to be a 
select-service, nationally branded franchise to be successful.  
 

• The proposed Buda Hotel and Conference Center will be well-located in Buda with 
easy access to the surrounding areas via I-35. We consider the subject sites to be 
well-suited for hotel development. 
 

• Based upon our review of the area, we have identified five hotels containing 370 
rooms as the Subject hotel’s primary competitive set and six hotels containing 744 
rooms as the Subject hotel’s secondary competitive set. These properties were 
included in the competitive supply based upon their location, facilities, brands, 
markets served and/or average daily rates. The competitive properties are listed in the 
following tables. 
 
The primary competitive set currently consists of only economy and limited-service 
hotels located in the Buda and Kyle area. While it is likely that most of the existing 
economy hotels will not compete directly with a select-service Buda Hotel and 
Conference Center because of their low rate structure, they were considered to be 
part of the competitive set for the subject hotel since they are located where the base 
of existing demand is currently staying. 
 
The secondary competitive set includes select-service and limited-service hotels along 
Interstate 35 near State Highway 71 in south Austin. These hotels were included 
because of their close proximity to Buda and their ability to capture overflow demand 
from south Austin. Even the secondary competitive set is lacking in adequate meeting 
space. The only hotel in either set with sizable meeting space is the Wyndham Garden 
Hotel Austin, though it is a much older hotel. 
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• The existing properties in the primary and secondary competitive sets were used as a 
base for current hotel occupancy and rates in the Buda market and surrounding area 
with the proposed Buda Hotel and Conference Center being positioned above the 
performance of the existing economy and limited-service hotels and just below the 
select-service hotels in south Austin. 
 

• Total occupied rooms increased 8.6% annually over the past five years. The total 
competitive set achieved market occupancy of 66.5% in 2012. Occupancy increased 
to 68.5% in 2013, 74.0% in 2014 and 77.4% in 2015. Occupancy decreased slightly 
to 73.4% in 2016 due to a decrease in overflow from Downtown Austin with the large 
number of additions to supply in the Austin market. 

 
• Rates in the market have increased 4.2% annually over the past five years with growth 

every year. RevPAR has shown an increase of 6.8% annually over the past five years. 
 

• There are currently seven proposed hotels in the Buda market area in addition to the 
Subject, as follows: The 79-room proposed Staybridge Suites South Austin opened in 
early 2017. The 83-room Candlewood Suites Buda is scheduled to open in mid-
2017. The 92-room Fairfield Inn & Suites Buda is scheduled to open in mid-2017. 
The 72-room Comfort Suites Kyle is scheduled to open in mid-2017. The 82-room 
Hampton Inn Kyle is scheduled to open in mid-2017. The 81-room Best Western Plus 
Buda is scheduled to open in mid-2017. The 90-room La Quinta Inn & Suites Buda is 
scheduled to open in mid-2018. The Subject 120-room proposed Buda Hotel and 
Conference Center is scheduled to open in 2020. 
 

• The majority of the lodging demand at the competitive set hotels is generated by the 
Corporate Individual at 46%, followed by Group at 32% and Leisure demand at 22%. 
 

• The market is projected to decrease from 73% in 2016 to 66% in 2017 and to 62% in 
2018 due to the large number of additions to supply in the market. Occupancy is 
expected to remain flat at 62% in 2019. The market is projected to increase to 64% in 
2020 with the addition of the subject proposed Buda Hotel and Conference Center, 
increase again to 68% in 2021 and, with no new additions to supply, the market is 
expected to rebound to 70% in 2022. 
 

• Estimated market segmentation for the proposed Buda Hotel and Conference Center 
is summarized, as follows: 
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Buda Hotel & Conference Center
2022 Mix of Demand and Market Penetration

Market Segment Room Nights Ratio Penetration

Corp Individual 12,900           40% 103%

Leisure 5,600             17% 80%

Group 14,100           43% 125%

    Total 32,600           100% 106%
Source: CBRE Hotels  

 
The proposed Buda Hotel and Conference Center is projected to receive more than its 
fair share of demand from the Group segment due to its large conference center 
component. The Subject will also receive more than its fair share of demand from the 
Corporate Individual segment. The proposed Buda Hotel and Conference Center will 
receive less than its fair share from the Leisure demand segment due to its higher 
rates. 
 

• We project that the Subject would achieve an ADR at $120 in 2017 dollars. The hotel 
is projected to achieve rates above the existing limited-service hotels in Buda and just 
below the secondary competitive set in south Austin. The estimated performance for 
the proposed Buda Hotel and Conference Center is shown in the following table. 

 
Estimated Performance

Annual Average Net Operating
Year Occupancy Daily Rate* Income

2020** 64% $131 $1,223,000
2021 70% $135 $1,507,000
2022 74% $139 $1,694,000
2023 74% $143 $1,741,000
2024 74% $148 $1,814,000

* Stated Year Dollars, rounded to the nearest dollar.

Based on an ADR of $120 in 2017 dollars.

** The subject hotel is estimed to open in 2020

Proposed Buda Hotel & Conference Center

Source: CBRE Hotels Consulting  
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INTRODUCTION 
 
It is generally recognized that the relative success of a hotel is influenced by factors that 
can be broadly categorized as economic, governmental and environmental. Therefore, it 
is necessary to evaluate the dynamics of these factors within a market to understand their 
effect on the projected utilization levels of real estate property. 
 
The Austin MSA includes five counties: Bastrop, Caldwell, Hays, Travis and Williamson.  
Located on the rim of the 32,000-square mile Texas Hill Country, Austin is the capital city 
of Texas and the 11th largest city in the nation in terms population (2012 census 
estimate). This area is economically driven by the Texas State Capitol complex, the 
University of Texas, the technology industry with major campuses for Dell, Apple, 
Samsung, National Instruments, IBM, Sematech and others, as well as the scenic Central 
Texas Hill Country. 
 
The proposed Buda Hotel and Conference Center will be located just a few miles south of 
Austin, Texas in Buda, Texas. The hotel will be located on one of the sites we identified on 
Main Street, located within approximately half of a mile on either side of Interstate 35 (I-
35). 
 
ECONOMIC AND DEMOGRAPHIC TRENDS 
 
Note: Economy.com provided the following demographic and economic data. Information 
relating to other topics has been obtained through a variety of media, including websites, 
publications, interviews or other sources considered reliable. CBRE Hotels has reviewed 
and analyzed the Economy.com data. 
 
The following pages present an economic snapshot of the United States, the South 
Region and the Austin MSA, respectively. 
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AUSTIN OVERVIEW 
 
Located in Central Texas, Austin is the capital of Texas and the county seat of Travis 
County.  It is an hour and twenty minutes north of San Antonio and about three hours 
northwest of Houston.  Austin has an estimated population of 926,426 making it the 4th 
largest city in Texas and the 11th most populous city in the United States.  It is the cultural 
and economic center of the Austin-Round Rock MSA with a population of more than 1.8 
million.   
 
Austin is also home to one of the best job markets in the nation.  It is the home of the 
University of Texas at Austin, a very large and well-respected university that has provided 
the local area with a young and well-educated workforce that has attracted technology 
companies from all over the nation.   As the State Capital and the Live Music Capital of 
the World, Austin is a political, cultural, intellectual, recreational and social mecca that 
offers a fun, healthy and diverse living environment.  According to the Austin Convention 
and Visitor’s Bureau, tourists are attracted to the area for many reasons, some of which 
include: 

 
• An ideal place for outdoor recreation and leisure activities 
• Many sports venues and events (amateur and professional) 
• More fine restaurants per capita than any other U.S. city 
• More than 120 live music venues 
• 18 parks, multiple lakes and more than 74 miles of trails within its city limits 
• World-renowned commitment to sustainability 
• A creative culture that supports the arts, music and theater 
• Year-round festivals and celebrations 

 
The Austin MSA is expected to continue to grow economically over the next five years, as 
indicated on the table below. 
 

Austin United States

Gross Domestic Product (GDP) 4.1% 2.0%
Population 2.6% 0.7%
Total Employment 2.1% 0.8%

Source:  Moody Analytics

Key Economic Indicators
Compound Annual Growth

2017 through 2021

 
 
The MSA’s key economic indicators are forecasted to grow well above the U.S. average 
over the next five years. Austin’s expansion will lead the state over the coming year, 
driven by solid growth in housing construction and IT-related industries. 
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EMPLOYMENT 
 
Austin is considered to be a major center for high technology companies.  Thousands of 
graduates each year from the engineering and computer science programs at the 
University of Texas at Austin provide a steady source of employees that help to fuel 
Austin's technology and defense industry sectors. The region's rapid growth has led 
Forbes to rank the Austin metropolitan area number one among all big cities for jobs for 
2012 in their annual survey.    
 
Construction and private services associated with the technology industry experienced the 
fastest growth over the past year; however, just about all industries saw gains. The only 
exception is the local government sector which is still recovering from cutbacks in state 
support as a result of the large state budget deficits two years ago.  
 
Austin continues to attract company relocations due to its lower business costs, lower 
taxes and a highly trained technology workforce. During 2012, 29 companies, including 
Apple, Visa and GM, committed to formal expansions that will ultimately yield almost 
7,000 jobs. Apple alone will generate more than 3,600 jobs. In addition, Emerson’s new 
offices in the Round Rock market have added a new dimension to that market. 
 
Largest Employers 
Technology, Education, Healthcare, Manufacturing, Retail and Government are the 
leading employment sectors in Austin.  Some of the largest employers in the area are the 
University of Texas at Austin, Dell Inc., Seton Healthcare Network, HEB, St. David’s 
Healthcare, Wal-Mart and IBM Corp.  
 
High-tech companies with operations in Austin include Dell Inc., Nvidia, 3M, Apple, 
Hewlett-Packard, Google, AMD, Applied Materials, Cirrus Logic, Cisco Systems, 
Flextronics, eBay/PayPal, Bioware, Blizzard Entertainment, Hoover's, Intel Corporation, 
National Instruments, Samsung Group, Buffalo Technology, Silicon Laboratories, Xerox, 
Oracle, Hostgator, HomeAway and United Devices.  
 
The following table provides a list of the largest employers in Austin. 
 

http://en.wikipedia.org/wiki/High_tech
http://en.wikipedia.org/wiki/University_of_Texas_at_Austin
http://en.wikipedia.org/wiki/Forbes
http://en.wikipedia.org/wiki/Nvidia
http://en.wikipedia.org/wiki/3M
http://en.wikipedia.org/wiki/Apple_Inc.
http://en.wikipedia.org/wiki/Hewlett-Packard
http://en.wikipedia.org/wiki/Google
http://en.wikipedia.org/wiki/Advanced_Micro_Devices
http://en.wikipedia.org/wiki/Applied_Materials
http://en.wikipedia.org/wiki/Cirrus_Logic
http://en.wikipedia.org/wiki/Cisco_Systems
http://en.wikipedia.org/wiki/Flextronics
http://en.wikipedia.org/wiki/EBay
http://en.wikipedia.org/wiki/PayPal
http://en.wikipedia.org/wiki/Bioware
http://en.wikipedia.org/wiki/Blizzard_Entertainment
http://en.wikipedia.org/wiki/Hoover%27s
http://en.wikipedia.org/wiki/Intel_Corporation
http://en.wikipedia.org/wiki/National_Instruments
http://en.wikipedia.org/wiki/Samsung_Group
http://en.wikipedia.org/wiki/Buffalo_Technology
http://en.wikipedia.org/wiki/Silicon_Laboratories
http://en.wikipedia.org/wiki/Xerox
http://en.wikipedia.org/wiki/Oracle_Corporation
http://en.wikipedia.org/wiki/Hostgator
http://en.wikipedia.org/wiki/HomeAway
http://en.wikipedia.org/wiki/United_Devices
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Number of
Company Industry Employees

University of Texas at Austin Education 21,626
Seton Healthcare Network Healthcare 12,606
Dell Inc. Technology 12,000
HEB Retail 10,545
St. David's Healthcare Healthcare 7,400
Wal-Mart Stores, Inc. Retail 6,900
IBM Corp. Technology 6,000
Austin Community College Education 5,310
Freescale Semiconductor Inc. Technology 5,000
Texas State University - San Marcos Education 4,456
Harden Healthcare, Inc Healthcare 3,841
San Marcos Outlets Retail 3,640
Apple Computer Technology 3,500
AT+T Telecommunications 3,450
AMD Inc. Manufacturing 2,850
Applied Materials Manufacturing 2,540
National Instruments Technology 2,534
Samsung Austin Semiconductor Technology 2,500
Evins Personnel Consultants, Inc. Human Resources 2,011
Girling Healthcare Healthcare 1,952
Flextronics International Technology 1,850

Source: Austin Business Journal, Book of Lists

Largest Austin Employers

 
 
Unemployment 
The chart below shows an unemployment comparison for the U.S., Texas and the largest 
MSAs in Texas.  
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2012 2013 2014 2015 2016 Mar-17

United States 8.1% 7.4% 6.2% 5.3% 4.9% 4.6%

Texas 6.7% 6.2% 5.1% 4.5% 4.6% 5.0%

Austin 5.7% 5.1% 4.2% 3.4% 3.2% 3.6%

Dallas/Fort Worth 6.6% 6.0% 5.0% 4.1% 3.8% 4.3%

Houston 6.6% 6.0% 4.9% 4.6% 5.2% 5.7%

San Antonio 6.3% 5.7% 4.6% 3.8% 3.7% 4.1%

* Not seasonally adjusted

Source: Texas Work Force Commission

Unemployment Comparison*

 
 
The Austin MSA continues to lead the state with the lowest unemployment rate in Texas, 
one point below the U.S. According to Moody’s Analytics, the rate of unemployment in 
Austin will be 3.0% in 2017, 2.9% in 2018, 3.0% in 2019, 3.2% in 2020 and 3.4% in 
2021.  
 
OFFICE MARKET 
 
The following table shows the fourth quarter 2016 office statistics for Austin. 
 

Net Rentable Vacancy
Market Area SF Rate Class A Class B

CBD 9,946,701 7.8% $51.06 $42.11
Northwest 13,658,281 8.8% $34.28 $30.50
Far Northwest 4,254,345 9.4% $31.72 $27.00
North Central 3,247,647 10.2% $35.57 $23.58
Round Rock 679,937 7.0% $25.00 $23.23
East 2,333,164 6.6% $26.25 $20.88
South 1,951,558 16.0% $31.00 $24.29
Southwest 10,539,771 9.7% $37.75 $31.33
Total/Average 46,357,104 9.2% $34.08 $27.87

Austin Office Statistics
Q4 2016

Source: CBRE Research

Rent
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According to CBRE Research, despite what seemed to be nonstop turbulence during 2016 
on the global and national level, Austin’s office market provided a consistent narrative 
that correlates with the general economy of the Live Music Capital of the World: 
sustained growth and continued expansion. Occupier demand topped out over 1.7 
million square feet and citywide average asking rents hit a new historic high of $34.83 
per square foot. The top leasing activity that occurred during the fourth quarter came 
from eBay, which renewed its lease for more than 214,000 square feet, and from 
MedSpring, which renewed its lease for more than 100,000 square feet.  
 
During the fourth quarter, the Central Business District (CBD) became awash with 
curiosity and general excitement as eight developers submitted bids to build one of 
Austin’s most high-profile infill parcels. The site is a 77,215 square feet surface parking 
lot and one of the last vacant parcels in the CBD outside the Capitol View Corridor and 
zoned for about two million square feet of development. Conceivably, it could eventually 
house the tallest building in Austin. 
  
The end of 2016 saw another uptick in the citywide average asking rent. Class A 
landlords hit a new record high of $38.84 per square foot, a $0.55 increase from Q3 
2016. While hardy demand has certainly helped rents to this ascension, landlords have 
also been facing ever increasing operating expenses. CBRE Research expects robust 
demand coupled with increasing property values and utility costs to continue this 
drumbeat into 2017 and beyond.  
 
TRANSPORTATION 
 
Austin-Bergstrom International Airport 
The Austin-Bergstrom International Airport (ABIA) is located approximately 19 miles from 
Buda, Texas. The original facility was built in 1942 as Bergstrom Air Force Base but was 
closed in 1993 as part of a national base closing review. When the air force base closed, 
the City passed a bond issue, raising over $330 million.  Federal grants and other 
sources contributed another $260 million to make the new airport the largest public 
works project in Austin’s history.  ABIA opened in late May 1999 with 25 airline gates 
(expandable to 55) and two runways. To provide an Austin welcome to visitors, local 
bands perform live music during happy hour at the airport.  Some of Austin’s most 
popular restaurants can also be found there.   
 
ABIA offers 150 daily flights and nonstop service to 43 destinations, with more 
destinations being added frequently. The airport is serviced by 13 airlines, including 
Aeromar, Alaska, Allegiant, American, British, Delta, Frontier, JetBlue, Southwest, United, 
US and Virgin.  
  
The following table illustrates the historical airport passenger and cargo activity at ABIA 
over the period 2007 through February year-to-date 2017. 
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Total Percent Cargo Percent 
Year Passengers Change Activity (lbs) Change
2007 8,885,391 -- 210,881,429 --
2008 9,039,075 1.7% 201,881,429 -4.3%
2009 8,220,898 -9.1% 156,076,988 -22.7%
2010 8,981,251 9.2% 155,309,494 -0.5%
2011 9,080,875 1.1% 153,370,987 -1.2%
2012 9,430,314 3.8% 155,620,113 1.5%
2013 10,017,958 6.2% 158,553,202 1.9%
2014 10,718,854 7.0% 155,440,494 -2.0%
2015 11,897,959 11.0% 157,484,666 1.3%
2016 12,436,849 4.5% 174,739,682 11.0%

CAAG* 3.4% -1.9%
YTD Feb 2016 1,712,773 -- 24,116,024 --
YTD Feb 2017 1,806,271 5.5% 27,123,697 12.5%

*Compound Average Annual Growth
Source: Austin-Bergstrom International Airport

Austin-Bergstrom International Airport
Passenger and Cargo Activity

 
 

Passenger activity has increased since 2010 as the local, state and national economies 
have been more robust. After record passenger activity in 2016, 2017 is looking to be a 
strong year as well with year-to-date February passenger activity up 5.5% compared to 
the same period in 2016. Cargo activity was up significantly at 11.0% in 2016 and that 
trend is continuing with year-to-date February 2017 up 12.5% compared to the same 
period in 2016. 
 
Highways 
Highway transportation systems and ease of access can significantly affect demand for 
hotel accommodations. Austin is located in the center of the State of Texas which is well 
serviced by the statewide and national highway network. Interstate Highway 35 (I-35) is 
the major north/south highway connecting Austin to Dallas to the north and San Antonio 
to the south. United States Highway 290 (US 290) connects Austin to Houston to the east 
and the Texas Hill Country to the west. Other major highways servicing the Austin area 
include United States Highway 183 (US 183) and State Highway 71. 
 
Ground transportation in the Austin area is improving dramatically as many roadways 
have been completed. The main north/south inner city roadway is the MoPac Expressway 
(Loop 1) that parallels the Missouri Pacific railway line through the center of Austin. Major 
interchanges at I-35 and Ben White Boulevard, US 183 and Louis Henna Boulevard have 
been completed, improving east/west traffic flow. 
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A complete network of toll roads has been completed in the northern portion of the 
Austin CMSA which has begun to alleviate major traffic congestion and open paths for 
future development. State Highway 130 Toll Road (SH 130) is a north-south expressway 
that bypasses the heavy traffic through Austin on I-35. SH 130 runs from Georgetown 
north of Austin to the Austin-Bergstrom International Airport and Creedmoor in far south 
Austin. In Round Rock, State Highway 45 Toll Road (SH 45) is a major east-west toll road 
that connects SH 130 to the MoPac Expressway (Loop 1) and US 183 in far northwest 
Austin and western Williamson County. The new US 183A North Toll Road further 
connects the Georgetown/Round Rock area to northwest Williamson County. 
 
HIGHER EDUCATION 
 
Austin is home to the University of Texas at Austin, the flagship institution of the University 
of Texas System, with over 38,000 undergraduate students and 12,000 graduate 
students. In 2013, the university was ranked 46th among "National Universities" (16th 
among public universities) by U.S. News and World Report.  UT has annual research 
expenditures of over $640 million and has the highest-ranked business, engineering and 
law programs of any university in the State of Texas. 
  
Other institutions of higher learning in Austin include St. Edward's University, Austin 
Community College, Concordia University, Huston-Tillotson University, the Seminary of 
the Southwest, the Acton School of Business, Austin Graduate School of Theology, Austin 
Presbyterian Theological Seminary, Virginia College's Austin Campus, The Art Institute of 
Austin, Austin Conservatory and a branch of Park University. 
 
Universities and Colleges are significant generators of hotel demand due to athletic and 
special events, graduations, etc.  In fact, Austin is the largest city in the U.S. without a 
professional sports team, so local sports fans are avid followers of the various University 
of Texas teams.   
 
TOURISM AND CONVENTION ACTIVITY 
 
Tourism 
Austin has very diverse tourist offerings, including the live music and nightlife scene on 6th 
Street, museums, cultural performances, shopping, sports, the nearby wine country and 
numerous outdoor activities.  The City’s official slogan is The Live Music Capital of the 
World and it has a vibrant live music scene with more music venues per capita than any 
other U.S. city.  Austin's music revolves around the many nightclubs on 6th Street, 2nd 
Street and the Warehouse District.  Other music events include the Urban Music Festival, 
Chaos in Tejas and Old Settler's Music Festival.  Austin Lyric Opera performs multiple 
operas each year and the Austin Symphony performs a range of classical, pop and 
family performances. 
 
 
 

http://en.wikipedia.org/wiki/University_of_Texas_at_Austin
http://en.wikipedia.org/wiki/University_of_Texas_System
http://en.wikipedia.org/wiki/University_of_Texas_System
http://en.wikipedia.org/wiki/St._Edward%27s_University
http://en.wikipedia.org/wiki/Austin_Community_College
http://en.wikipedia.org/wiki/Austin_Community_College
http://en.wikipedia.org/wiki/Concordia_University_Texas
http://en.wikipedia.org/wiki/Huston-Tillotson_University
http://en.wikipedia.org/wiki/Seminary_of_the_Southwest
http://en.wikipedia.org/wiki/Seminary_of_the_Southwest
http://en.wikipedia.org/wiki/Acton_School_of_Business
http://en.wikipedia.org/wiki/Austin_Graduate_School_of_Theology
http://en.wikipedia.org/wiki/Austin_Presbyterian_Theological_Seminary
http://en.wikipedia.org/wiki/Austin_Presbyterian_Theological_Seminary
http://en.wikipedia.org/wiki/Virginia_College
http://en.wikipedia.org/wiki/The_Art_Institute_of_Austin
http://en.wikipedia.org/wiki/The_Art_Institute_of_Austin
http://en.wikipedia.org/wiki/Park_University
http://en.wikipedia.org/wiki/Music_of_Austin
http://en.wikipedia.org/wiki/Nightclub
http://en.wikipedia.org/wiki/6th_Street_%28Austin%29
http://en.wikipedia.org/wiki/Old_Settler%27s_Music_Festival
http://en.wikipedia.org/wiki/Austin_Lyric_Opera
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Austin is home to numerous festivals throughout the year. It is a 24-hour town populated 
by an upstart mix of musicians, techies, film pros, athletes and foodies - and the yearly 
events calendar shows it. The Austin Marathon draws 20,000 runners from around the 
world. The Austin Food & Wine Festival welcomes visitors from across the nation and 
showcases the best innovative cuisines. Fun Fun Fun Fest is known as the nation's best 
underground punk and alternative music festival and Fantastic Fest, which features sci-fi, 
horror, fantasy and other genre films, has become a favorite of film buffs and celebrities 
alike. The South by Southwest (SXSW) Music, Film and Interactive Conferences and 
Festivals expand every year and the Austin City Limits Music Festival has recently 
expanded to two weekends. 
 
The Circuit of the Americas racetrack which opened in 2012 is located nine miles east of 
Austin-Bergstrom Airport. The track is a new, world-class motorsports and entertainment 
venue that hosted the Formula 1 US Grand Prix beginning in November 2012.  The track 
is the first FIA-certified Grade 1 track in the US and only one of 26 such facilities around 
the world. The Formula 1 US Grand Prix has had a cumulative attendance of more than 
230,000 people each year for the past three years, with 80% coming from outside of 
Texas. The venue began hosting four additional races in 2013 and hosted its first X 
Games in 2014. Nestled within the track is the Austin360 Amphitheater, the largest 
permanent outdoor amphitheater in Central Texas, and its 251-foot signature 
observation tower. This unique treasure in the Live Music Capital of the World has hosted 
some of the biggest names in music and entertainment, including Texas icon Willie 
Nelson, Jimmy Buffett, KISS, Nine Inch Nails, Kanye West, Kenny Chesney, Drake, 
Maroon 5 and Kelly Clarkson. Since its announcement in 2010, Circuit of The Americas 
has had a cumulative economic impact of $2.8 billion on the Austin metropolitan area, 
an average of nearly $700 million per year. 
 
The Dell Diamond, located in Round Rock, is the home of the Round Rock Express, a AAA 
Minor League Baseball team.  The seating capacity is 8,722 fixed seats with room for 
more than 3,000 more on the grass berm beyond the outfield wall. The United Heritage 
Conference Center at The Dell Diamond is located on the first base concourse.  
 
Conventions 
The Austin Convention Center is a LEED® Gold certified building located downtown 
between Lady Bird Lake and historic Sixth Street. It has easy access to I-35 and is a short 
distance from 6,500 downtown hotel rooms.  The Center stretches over six city blocks 
and 881,400 gross square feet of space and offers 247,052 square feet of column-free 
exhibit space divisible into five contiguous halls. The fifth hall offers retractable riser 
seating for up to 1,500, making it an ideal location for general sessions, sporting events 
and concerts.  
 
The upper level Grand Ballroom on the north side is one of the largest in Texas with 
40,510 square feet and enough space for over 3,000 to dine in style when Ballrooms D-
G are used. Ballrooms A-C (south side) can be divided into rooms ranging in size from 
3,896 to 23,418 square feet. The Center has 54 meeting rooms and show offices that 
offer 58,000 square feet and are located on all four levels.  

http://www.austin360amphitheater.com/
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The Austin Convention Center, a gigabit-rated building that offers complimentary 
wireless Internet access, brings a new standard for high tech capabilities and services in 
the meeting facility business. It has installed a communication infrastructure capable of 
moving voice, video and data at one billion bits a second.  
 
The 1,012-room JW Marriott Convention Center hotel opened in 2015. This property will 
enable Austin to attract new conventions to the Capital City. The 1,048-room Fairmont 
Convention Center hotel is scheduled to open in August 2017. Downtown has become a 
magnet for new hotel development due to the high occupancies and rates it experienced 
for the past five years.  
 
NEIGHBORHOOD REVIEW 
 
Buda is located just 20 minutes south of downtown Austin. Buda’s city fathers have seen 
to it that its historic flavor, laid-back lifestyle, and family-friendly atmosphere will be 
protected and preserved for the next generation. Buda’s unique character has spurred 
increased residential development, with the population growing by over 205% from 2000 
to 2010. With more parkland per capita, Buda is the Outdoor Capital of Texas. Festivals 
and events bring countless visitors to the Buda community each year. 
 
Economic and Demographic Indicators 
The following table presents demographic information for the City of Buda. 
 

Total Population
2010 Census 7,364
2016 Estimate 12,683
2021 Projection 16,779

CAC(1) 7.8%

Number of Households
2010 Census 2,529
2016 Estimate 4,249
2021 Projection 5,579

Income (2016)
Average Household $103,258
Median Household $87,803
Per Capita $34,081

(1)CAC = Compound Annual Change

City of Buda Demographic Information

Source: Neilsen  
 
From 2010 through 2016, Buda grew from a population of 7,364 to an estimated 
12,683 and is projected to grow to 16,779 by 2021. The average household income in 
2016 for Buda is estimated at over $103,000. 
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Employment 
The largest companies located in Buda are listed in alphabetical order in the following 
table. 
 

Company Industry Type
Ampersand Art Supply Manufacturing
Arveda Alzheimer's Family Care Healthcare
Buda Woodworks Cabinets/Woodworking
Cabela's Retail
Capital City Steel Manufacturing - Steel
Capital Excavation Construction
Capital Spectrum Printing
Centex Materials Sand/Gravel
City of Buda Government
Comal Tackle Manufacturing
Davey Plumbing Company Construction
Dynamic Systems Manufacturing
Fat Quarter Shop Manufacturing/Distribution/Retail
Favorite Brands Distribution
Hays Communities YMCA Recreation
Hays Consolidated ISD Education
HEB Grocery Retail
Industrial Asphalt Manufacturing - Asphalt
Jardine Foods Manufacturing - Food
Kloeckner Metals Manufacturing - Steel
Night Hawk Frozen Foods Manufacturing - Food
ProBuild Manufacturing - Building Materials
Texas Lehigh Manufacturing - Cement
Trimeric Corporation Engineering
Truck City Ford Retail
US Food Service Distribution
Wal-Mart Retail

Largest Employers

Source: Buda Economic Development Corporation  
 
Businesses from across the State of Texas and Nation are discovering that Business is 
Better in Buda. Buda's low cost of doing business, business incentives, fast track 
permitting and plan reviews, talented workforce, and below average property taxes are 
just a few reasons why businesses are locating and expanding in Buda. Recent 
announcement include: 
 

• Fat Quarter Shop - Expansion - $4.5 M in New Capital Investment - 
Manufacturing/Warehouse/Dist. 

• Pinballz Kingdom - New Facility - $3 M in New Capital Investment - 
Retail/Entertainment 

• Buda Mill & Grain - Property Development - $3+ M in Capital Investment - 
Retail/Mixed-Use 

• Ampersand Art Supply - Relocation - Manufacturing 
• CSI, Inc. - Relocation - Manufacturing 
• US Foods - Relocation - Distribution Facility 
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Cabela’s is one of the major retail drivers of the Buda market and has spurred additional 
retail and commercial development in the area. Cabela’s attracts consumers to Buda 
from across the State of Texas and neighboring states.  
 
Buda is fortunate to be served by a wide variety of quality healthcare options. Seton 
Medical Center Hays, a regional hospital located just 5 minutes from Buda, provides 
hospital care to Buda residents. Buda is served by family practice doctors, pediatricians, 
dentist, chiropractors, and other medical doctors, all of which have an outstanding 
reputation for their quality of care. Buda is also home to facilities that specialize in 
Alzheimer's care. Additional medical facilities are in the planning stages for locating new 
facilities in Buda.  
 
Tourism 
Buda is home to approximately 268 acres of developed public park land and is served by 
over 3 miles of existing concrete and crushed granite trails. Several neighborhoods also 
have hiking and biking trails and the Bradfield Park Trail, which will circle Bradfield Park 
and connect to downtown Buda is currently under construction.  Recreational and 
competitive bikers frequent several Buda roads that provide diverse terrain and scenic 
views. 
 
Buda is home to 13 public parks, 10 playgrounds, nine pavilions and one amphitheater. 
The Buda Sportsplex, which was built by the Buda Economic Development Corporation, 
has four full-size soccer fields and four youth baseball/softball fields. The City of Buda 
hosts the following annual activities: Easter Egg Hunt, Movies in the Park, Red, White and 
Buda, Buda-Halloween, and the Trail of Lights. 
 
CONCLUSION 
 
The Austin metro area will grow at an above-average pace over the coming year, led by 
high tech and professional services. Residential construction will provide support, based 
on demand by incoming IT professionals. Longer term, the especially well-educated labor 
force, the high concentration of technology businesses, the relatively low cost of doing 
business compared with other high-tech centers and fast population growth will yield 
above-average performance. 
 
As the State Capital and the Live Music Capital of the World, Austin will continue to be a 
solid leisure destination. Forecasts for key economic indicators, such as employment, 
population and gross metro product, indicate that Austin will continue to out-perform the 
U.S. averages over the next several years. The presence of many higher education 
institutions in the area only add to the vibrancy of the Austin area as a whole and will 
continue to attract high-tech businesses. Based on economic growth rates in the area, a 
strong economic environment for the hospitality industry is estimated over the foreseeable 
future. 
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Buda is an active and rapidly growing city with a variety of companies, retail, restaurants 
and hotels that is located just south of Austin on Interstate 35. The City of Buda appears 
poised to continue steady growth and is well suited for hotel development.    
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SITE ANALYSIS 
 
CBRE Hotels Consulting considered several sites as potential locations for the proposed Buda 
Hotel and Conference Center. To determine the best site for the proposed development, we 
considered a number of attributes which could help make the project more suitable for 
success. While the site responses from our interviews were critical in helping us gauge the 
community’s preferences for the location of the proposed Buda Hotel and Conference 
Center, ultimately the key site attributes where considered primary in grading each of the 
sites.  
 
Site Locations 
The potential site locations are identified on the following table. 
 

Site 
Number Site Location

1 Cabela's Site - South of Main Street, West of Cabelas Drive

2 North of Main Street at Cabelas Drive Intersection (Across from Site 1)

3 Behind Candlewood Suites on Main Street - East side of I-35

4 In front of Holiday Inn Express - East side of I-35

5 West of I-35 at Robert S. Light Blvd

6 Downtown Buda behind Mill on Main Street

7 967 and Arveda Lane 

8 Garrison Road (236) North of Stagecoach Park (Large rural resort-style location)

Potential Site Locations

Source: CBRE Hotels Consulting

Proposed Buda Hotel and Conference Center

 
 
The following map shows the location of each potential site in relation to the competitive set 
of hotels that are located in the City of Buda as well as the hotels currently under construction 
in the City of Buda. The additional hotels that are included in the primary and secondary 
competitive set are not shown here due to their distance from the potential sites. The location 
of all of the competitive hotels is shown in Addendum B. 
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Evaluation Criteria 
To determine the best site for the proposed Buda Hotel and Conference Center, we 
considered a number of criteria which could help make the project more suitable for success. 
We used seven criteria for the evaluation of the proposed Buda Hotel and Conference 
Center. Each of the criteria was weighted according to the importance of the item with the 
total possible points equaling 100 points.  
 
The following criteria were considered as important factors in determining the best site for 
the proposed Buda Hotel and Conference Center. 
 

Proximity to Hotels, Retail and Restaurants 
Conference attendees often desire the convenience of being able to walk or drive a short 
distance to nearby hotels, restaurants, entertainment, shops or other amenities. Having a 
location near these amenities can significantly improve the attraction of a city by potential 
conference planners and the experience of the attendees. 
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Accessibility to Community and Outside Visitors 
Good access ensures that both local attendees and outside visitors can reach the proposed 
development without difficulty. Locations on major roads near the population centers or on 
major highway routes without excessive lights and traffic are preferred. 
  
 Ability to Handle Increased Traffic Congestion 
The mitigation of traffic congestion is considered a key component to providing proper 
access. Therefore, areas of town with lower traffic volumes with more lanes of traffic and on 
major highway routes are preferred.  
 

Size of Site, Ability to Allow Parking and Expansion 
The site needs to be large enough to accommodate the proposed Buda Hotel and 
Conference Center. Also important is the ability for the development to provide an 
appropriate number of parking spaces that can be easily accessed. As these venues become 
successful, they often need to be expanded or additional uses added to the site. Therefore, 
the site needs to have enough acreage to allow for expansion.  
 

Surrounding Land Uses 
Surrounding land uses are important to both local attendees and outside visitors. As 
stated above, it is an attribute to be located near hotels, restaurants, entertainment and 
shopping. It would be preferred for these uses to be adjacent to the site. Safety of the 
surrounding area is also a consideration for visitors to the venues.  
 

Visibility from Major Roads 
This attribute is important for the proposed Buda Hotel and Conference Center because not 
all attendees are familiar with the facility’s specific location. Good visibility and the ability to 
post proper signage to direct traffic to the site is considered important to ensuring groups 
reach their destination.  
 
 Ownership/Deed Restrictions 
Site ownership plays an important role in the viability of a site. For example, if the site is 
owned by the city or economic development corporation, there is no additional cost to 
acquire the land. On the other hand, if there are deed restrictions on a site, it can make 
development much more difficult. For example, the site owned by Cabela’s requires that a 
large portion of hotel occupancy tax be returned to Cabela’s which greatly limits the ability to 
provide necessary incentives on that site.  
 
SITE EVALUATION MATRIX 
 
The following table shows CBRE’s grading of the eight potential sites based on the various 
criteria described above.  
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Potential Site 1 Site 2 Site 3 Site 4 Site 5 Site 6 Site 7 Site 8
Evaluation Criteria Points

Proximity to Hotels, Retail & Restaurants 20 20 19 18 18 15 15 12 10

Accessibility to Community & Outside Visitors 15 15 15 15 15 12 14 12 10

Ability to Handle Increased Traffic Congestion 15 15 15 15 15 15 13 15 13

Size of Site, Ability to Allow Parking & Expansion 15 15 15 12 12 15 5 15 15

Surrounding Land Uses 15 15 14 14 14 12 13 12 10

Visibility from Major Roads 10 10 10 10 10 10 8 8 5

Ownership / Deed Restrictions 10 4 8 8 8 8 8 8 8

     Total Points 100 94 96 92 92 87 76 82 71

Site Evaluation Matrix for the Proposed Buda Hotel and Conference Center

Source: CBRE Hotels Consulting

 
Site Conclusions 
After grading each of the sites, we determined that Sites 1, 2, 3 and 4, held the greatest 
number of attributes which are critical to the success of a hotel and conference center. Site 1 
on Cabela’s land is an excellent site but the hotel occupancy tax restrictions on the site could 
make it challenging to attract a developer. Site 2 located north of Main Street at the Cabelas 
Drive intersection is also an excellent site with ample land for development, although it is 
slightly further from the major retail developments. Sites 3 and 4 are also very good sites but 
were ranked slightly lower due to being located on the east side of I-35. The other sites were 
considered good to average because they are not proximate to hotels, retail and restaurants 
or because they were limited in size. The following analysis is based upon the use of one of 
the top four sites, Sites 1, 2, 3 or 4, for the project. If another site were to be selected that is 
not located along Main Street near I-35, the projected performance could vary from what is 
shown in this report. 
 
LOCATION 
 
The proposed Buda Hotel and Conference Center will be located just a few miles south of 
Austin, Texas in Buda, Texas. The hotel will be located on one of the sites that we identified 
on Main Street, located within approximately half of a mile on either side of Interstate 35 (I-
35). 
 
SITE DESCRIPTION 
 
Visibility 
The proposed Buda Hotel and Conference Center will be visible from I-35 to northbound 
and southbound traffic as well as from the surrounding area along Main Street. 
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Signage 
We recommend signage to be placed atop the building as well as in appropriate locations 
on traffic corridors and roads leading to the property.  
 
Access 
Primary access to the potential sites is by auto. The sites are easily accessible traveling 
east/west on Main Street. The potential hotel sites are located approximately one half of a 
mile off of I-35.  
 
Surrounding Area 
The potential sites for the proposed Buda Hotel and Conference Center project are located 
on Main Street near I-35. The adjacent sites contain numerous retail shops and restaurants. 
Several other hotels are located in close proximity to the sites. The sites being located on 
Main Street near I-35 provides easy access to demand sources throughout Buda and the 
surrounding areas. 
  
RECOMMENDED FACILITIES 
 
The following table presents the recommended facilities for the proposed Buda Hotel and 
Conference Center. 
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Number of Guestrooms 120

Type of Hotel Select-Service

Meeting Space
Ballroom 7,500 sq. ft. divisible by 3 or 4
Junior Ballroom 2,500 sq. ft. divisible by 2 or 3
Meeting Rooms 1,500 sq. ft. various sizes
Boardroom 500 sq. ft.
Exhibition Space 10,000 sq. ft. Optional
Total Meeting Space 22,000 sq. ft.

Amenities
Lobby Lounge/Restaurant
High Speed Internet
Business Center
Fitness Center
Swimming Pool

Potential Brand Affiliation
Courtyard by Marriott
Four Points by Sheraton
Kimpton Select-Service
Hilton Garden Inn
Hyatt Place

Source: CBRE Hotels Consulting

Recommended Facilities 
Proposed Buda Hotel & Conference Center

Buda, Texas

 
 
With the recommended facilities, the Hotel will offer many of the amenities and services 
necessary to serve both the local community and outside visitors and conferences. Based on 
CBRE’s interviews, the proposed Hotel needs to have enough rooms to act as a host hotel for 
the Conference Center but it should be downsized to minimize the impact on the local hotel 
market. Therefore, we have recommended 120 rooms.  
 
According to interviews and surveys, the Conference Center should offer a large ballroom 
capable of seating up to 500 people for a banquet. The hotel should also offer a junior 
ballroom as well as smaller meeting rooms and a boardroom. A 10,000-square foot 
exhibition space is an optional addition that could provide a separate area for consumer 
shows and booths during conferences and could be dressed up to accommodate the few 
larger events. The majority of the interviewees agreed that the proposed Buda Hotel and 
Conference Center would need to be a select-service, nationally branded franchise to be 
successful.  
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CONCLUSION 
 
The proposed Buda Hotel and Conference Center will be well-located in Buda with easy 
access to the surrounding areas via I-35. We consider the subject sites to be well-suited for 
hotel development. 



 

SECTION IV 

HOTEL MARKET ANALYSIS 
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MARKET INTERVIEWS 
 
In order to understand the needs of the Buda community, as well as the facilities needed 
in the market, CBRE Hotels Consulting conducted a series of interviews. The 
companies/organizations that we interviewed indicated a strong desire for a new select-
service hotel in Buda. Other comments included that the hotel should be a major brand 
with full-service amenities and that quality meeting space is needed in the market. 

 
SURVEYS 
 
In order to maximize the input from the community and other potential users, CBRE 
Hotels Consulting conducted an email survey to identify the types, number and size of the 
potential events, number of breakout rooms, number of hotel rooms and the potential 
average daily room rate for the proposed Buda Hotel and Conference Center. The survey 
results are summarized below. 
 
We surveyed the Buda Chamber of Commerce member list and Buda Economic 
Development Corporation member list to maximize the input from the community since 
members include corporations, business owners, healthcare and educational institutions, 
non-profit organizations, community organizations, existing meeting facilities, hotels, 
restaurants, churches, performing arts groups, etc.  
 
Number of Events 
The following table presents the number of conference center events that were identified 
by the survey and the number of respondents that indicated that they would relocate their 
events to the proposed Buda Hotel and Conference Center. 
 

Total # of # of Events % of Events Additional New Events Total # Events
Events Would Use Would Use Events That Could be Would Use

Type of Survey Identified Conf Center Conf Center Identified Attracted to Area Conf Center

EDC/Chamber of Commerce 101 61 60.4% 40 67 168

Proposed Hotel and Conference Center
Buda, Texas

Survey Results - Potential Number of Events

Source: CBRE Hotels Consulting  
 
The survey identified 101 events which are currently held by the companies and 
organizations that responded to the survey. Of these events, the respondents indicated 
that 61 events or 60.4% of those events could be relocated to the proposed Buda Hotel 
and Conference Center. The same respondents identified an additional 40 events, that 
are held by other organizations that they belong to, that could be held at the proposed 
Buda Hotel and Conference Center. Additionally, respondents were aware of 67 new 
events that could be attracted to the area that cannot be accommodated currently. 
Therefore, the number of potential events that could be held at the new Buda Hotel and 
Conference Center totaled 168 events.  
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Size of Events 
The following table shows the number of events by the number of attendees at each 
event. 
 

Less Than 50 to 100 to 200 to 300 to 400 to 500 to 750 to More Than
Type of Survey 50 100 200 300 400 500 750 1,000 1,000 Total

 
Current Events Identified 27 17 8 3 2 1 3 1 2 64
New Events Identified 23 20 11 4 5 2 0 2 0 67
Additional Events Identified 4 11 14 2 3 4 2 0 0 40
Total 54 48 33 9 10 7 5 3 2 171

     Percent of Total 31.6% 28.1% 19.3% 5.3% 5.8% 4.1% 2.9% 1.8% 1.2% 100.0%

Source: CBRE Hotels Consulting

Proposed Hotel and Conference Center
Buda, Texas

Conference Center Events By Number of Attendees

 
 
The majority of events identified (79%) consist of less than 200 attendees. However, 
approximately 15% of the events that could be held at the proposed Conference Center 
will attract up to 500 attendees with a few events (6%) needing space for much larger 
events. This indicates a need to have a variety of meeting room sizes that can be divided 
into smaller rooms. Additionally, there are several events that require a large ballroom.  
 
Hotel Demand 
The table below provides a breakdown of the number of events by the number of hotel 
rooms needed for each event. 
 

Less Than 25 to 50 to 100 to 150 to More Than
Type of Survey None 25 50 100 150 200 200 Total

Current Events Identified 60 22 6 3 2 1 2 96
Additional Events Identified 2 15 8 6 9 2 0 42
Total 62 37 14 9 11 3 2 138

     Percent of Total 44.9% 26.8% 10.1% 6.5% 8.0% 2.2% 1.4% 100.0%

Source: CBRE Hotels Consulting

Proposed Hotel and Conference Center
Buda, Texas

Conference Center Events By Number of Hotel Rooms Needed

 
 
A large number of the events (45%) do not need hotel rooms. This is to be expected since 
most of the respondents are local residents. Many of the events are banquets, galas, 
meetings, training and other events that are attended by local residents. However, 55% 
of the events do need hotel rooms with 43% needing up to 100 rooms. The remaining 
12% of attendees need more than 100 rooms. The proposed Hotel has been sized to 
accommodate the larger groups that require the majority of their attendees be booked 
into one hotel, while being small enough to allow overflow to the existing Buda hotels. 
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Hotel Rate Preference 
The following table presents the hotel rate preference that the respondents indicated their attendees would be willing to pay 
for an event in Buda. 
 

Total 
Type of Survey Responses Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent

Current Events Identified 64 17 26.6% 25 39.1% 5 7.8% 12 18.8% 4 6.3% 1 1.6%
Additional Events Identified 44 9 20.5% 25 56.8% 7 15.9% 3 6.8% 0 0.0% 0 0.0%
Total 108 26 24.1% 50 46.3% 12 11.1% 15 13.9% 4 3.7% 1 0.9%

Proposed Hotel and Conference Center
Buda, Texas

Conference Center Events By Hotel Room Rate Preference

Source: CBRE Hotels Consulting

Under $100 $100 to $125 $125 to $150 $175 to $200 Above $200$150 to $175

 
 
The results show that 24.1% of the respondents are price-sensitive and would only be willing to pay a hotel rate less than 
$100. This provides strong support for the overflow of hotel rooms to the existing lower-rated, limited service hotels in Buda 
from the additional demand being attracted to the area by the proposed Buda Hotel and Conference Center. An additional 
46.3% of the respondents indicated that they would be willing to pay a hotel room rate between $100 and $125. This 
group of respondents will support the existing higher-rated, limited-service hotels in Buda. In addition, 28.7% of the 
respondents indicated that they would be willing to pay a hotel room rate more than $125, providing strong support for a 
new Select-Service Hotel to be developed with the proposed Conference Center.  
 
Number of Break Out Rooms 
The majority of meetings/events (57%) do not need break out rooms for their events. 35% of meetings/events need up to 
five break out rooms with only 5% needing up to 10 break out rooms.  
 
Lost Business 
The survey identified the events that are leaving the Buda market area. The survey revealed that 26.1% of the events 
identified are being held outside of Buda.  
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COMPETITIVE SET 
 
Based upon our review of the area, we have identified five hotels containing 370 rooms 
as the Subject hotel’s primary competitive set and six hotels containing 744 rooms as the 
Subject hotel’s secondary competitive set. These properties were included in the 
competitive supply based upon their location, facilities, brands, markets served and/or 
average daily rates. The competitive properties are listed in the following tables. 
 

Primary Competitive Set
Number of Total SF SF Per

Property Year Built Rooms Meeting Space* Room Ratio
Hampton Inn & Suites Buda 2008 74 575 8
La Quinta Inn & Suites Kyle 2008 66 - -
Comfort Suites Buda 2009 72 1,344 19
Holiday Inn Express & Suites Buda 2009 76 - -
Microtel Inn & Suites by Wyndham Buda 2012 82 - -
Total/Average 370 960 13
*Meeting space does not include prefunction space.

Proposed Buda Hotel & Conference Center

Source: CBRE Hotels Consulting  
 

Secondary Competitive Set
Number of Total SF SF Per

Property Year Built Rooms Meeting Space* Room Ratio
Wyndham Garden Hotel Austin 1985 210 10,500 50
Fairfield Inn & Suites Austin South 1995 63 - -
Courtyard Austin South 1996 110 650 6
Hampton Inn Austin Airport South 1997 123 416 3
Springhill Suites Austin South 2000 152 - -
Holiday Inn Express & Suites Austin South 2015 86 - -
Total/Average 744 3,855 20
*Meeting space does not include prefunction space.

Proposed Buda Hotel & Conference Center

Source: CBRE Hotels Consulting  
 

The primary competitive set currently consists of only economy and limited-service hotels 
located in the Buda and Kyle area. While it is likely that most of the existing economy 
hotels will not compete directly with a select-service Buda Hotel and Conference Center 
because of their low rate structure, they were considered to be part of the competitive set 
for the subject hotel since they are located where the base of existing demand is currently 
staying. 
 
The secondary competitive set includes select-service and limited-service hotels along I-
35 near State Highway 71 in south Austin. These hotels were included because of their 
close proximity to Buda and their ability to capture overflow demand from south Austin. 
Even the secondary competitive set is lacking in adequate meeting space. The only hotel 
in either set with sizable meeting space is the Wyndham Garden Hotel Austin, though it is 
a much older hotel. 
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The existing properties in the primary and secondary competitive sets were used as a 
base for current hotel occupancy and rates in the Buda market and surrounding area 
with the proposed Buda Hotel and Conference Center being positioned above the 
performance of the existing economy and limited-service hotels and just below the select-
service hotels in south Austin. 
 
HISTORICAL MARKET PERFORMANCE 
 
The table below indicates the historical performance of the combined, primary and 
secondary competitive sets of hotels.  
 

Historical Market Performance of the Competitive Supply
Annual Percent Occupied Percent Market Average Percent Percent

Year Supply Change Rooms Change Occupancy Daily Rate Change REVPAR Change

2012 272,986 N/A 181,453 N/A 66.5% $103.87 N/A $69.04 N/A

2013 308,776 13.1% 211,631 16.6% 68.5% 107.64 3.6% 73.78 6.9%

2014 321,061 4.0% 237,427 12.2% 74.0% 112.19 4.2% 82.97 12.5%

2015 349,778 8.9% 270,694 14.0% 77.4% 121.71 8.5% 94.20 13.5%

2016 343,218 -1.9% 252,039 -6.9% 73.4% 122.38 0.5% 89.87 -4.6%

CAAG 5.9% 8.6% 4.2% 6.8%
Source: CBRE Hotels, STR Global  

 
Historical Performance of the PRIMARY Competitive Supply

Annual Percent Occupied Percent Market Average Percent Market Percent

Year Supply Change Rooms Change Occupancy Daily Rate Change REVPAR Change

2012 112,664 N/A 74,358 N/A 66.0% $91.62 N/A $60.47 N/A

2013 135,050 19.9% 86,027 15.7% 63.7% 94.53 3.2% 60.22 -0.4%

2014 135,050 0.0% 93,455 8.6% 69.2% 99.45 5.2% 68.82 14.3%

2015 135,050 0.0% 99,127 6.1% 73.4% 106.70 7.3% 78.32 13.8%

2016 135,050 0.0% 92,374 -6.8% 68.4% 109.69 2.8% 75.03 -4.2%

CAAG 4.6% 5.6% 4.6% 5.5%
Source: CBRE Hotels, STR Global  

 
Historical Performance of the SECONDARY Competitive Supply

Annual Percent Occupied Percent Market Average Percent Market Percent

Year Supply Change Rooms Change Occupancy Daily Rate Change REVPAR Change

2012 160,322 N/A 107,095 N/A 66.8% $112.37 N/A $75.06 N/A

2013 173,726 8.4% 125,604 17.3% 72.3% 116.62 3.8% 84.32 12.3%

2014 186,011 7.1% 143,973 14.6% 77.4% 120.46 3.3% 93.24 10.6%

2015 214,728 15.4% 171,568 19.2% 79.9% 130.39 8.2% 104.18 11.7%

2016 208,168 -3.1% 159,665 -6.9% 76.7% 129.72 -0.5% 99.50 -4.5%

CAAG 6.7% 10.5% 3.7% 7.3%
Source: CBRE Hotels, STR Global  

 
Total occupied rooms increased 8.6% annually over the past five years. The total 
competitive set achieved market occupancy of 66.5% in 2012. Occupancy increased to 
68.5% in 2013, 74.0% in 2014 and 77.4% in 2015. Occupancy decreased slightly to 
73.4% in 2016 due to a decrease in overflow from Downtown Austin with the large 
number of additions to supply in the Austin market. 
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Rates in the market have increased 4.2% annually over the past five years with growth 
every year. RevPAR has shown an increase of 6.8% annually over the past five years. 
 
ADDITIONS TO SUPPLY 
 
There are currently seven proposed hotels in the Buda market area in addition to the 
Subject, as follows: 
 

• The 79-room proposed Staybridge Suites South Austin opened in early 2017.  
 

• The 83-room Candlewood Suites Buda is scheduled to open in mid-2017. 
 

• The 92-room Fairfield Inn & Suites Buda is scheduled to open in mid-2017. 
 

• The 72-room Comfort Suites Kyle is scheduled to open in mid-2017. 
 

• The 82-room Hampton Inn Kyle is scheduled to open in mid-2017. 
 

• The 81-room Best Western Plus Buda is scheduled to open in mid-2017. 
 

• The 90-room La Quinta Inn & Suites Buda is scheduled to open in mid-2018. 
 

• The Subject 120-room proposed Buda Hotel and Conference Center is scheduled 
to open in 2020. 

 
MARKET DEMAND 
 
Market Segmentation 
The following table indicates the market demand segmentation of the competitive set. 
 

Competitive Market     
2016 Mix of Demand       

Market Segment Room Nights Ratio

Corp Individual 116,800         46%

Leisure 55,000           22%

Group 80,200           32%

    Total 252,000         100%
Source: CBRE Hotels  

 
The majority of the lodging demand at the competitive set hotels is generated by the 
Corporate Individual at 46%, followed by Group at 32% and Leisure demand at 22%. 
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Key Assumptions 
The key assumptions related to future market growth are, as follows: 
 

• Economic recovery continues in the Texas market in general and the Buda area in 
particular. 
 

• No major terrorist events or wars occur that have a material adverse impact on 
local travel volume. 

 
• No natural disasters disrupt the local economy during the projection period. 

 
• There are no new additions to the competitive supply other than noted previously. 

 
Corporate Individual Demand 
We estimate that Corporate Individual demand growth will be 3% in 2017 and 2018, 4% 
in 2019 and 3% in 2020 and throughout the remainder of the projection period. Induced 
demand in the Corporate Individual segment has been projected at 27,000 room nights 
from 2017 through 2020 due to the additions to supply entering the market. 
 
Leisure Demand 
We estimate that Leisure demand will increase by 3% throughout the projection period. 
Induced demand in the Leisure segment has been projected at 27,000 room nights from 
2017 through 2020 due to the additions to supply entering the market. 
 
Group Demand 
We estimate that Group demand growth will be 3% from 2017 through 2019, 6% in 
2020 and 2021 with the addition of the proposed Buda Hotel and Conference Center 
and 4% in 2022. Induced demand in the Group segment has been projected at 44,500 
room nights from 2017 through 2021 due to the additions to supply and specifically due 
to the additional meeting space from the proposed Buda Hotel and Conference Center 
entering the market. 
 
Based on the preceding analysis, the following table presents the competitive market 
forecast for the entire competitive set over the 2016 to 2022 period. 
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Buda Hotel & Conference Center

Competitive Market

Estimated Future Growth in Lodging Supply and Demand

2016 - 2022

2016 2017 2018 2019 2020 2021 2022

ROOMS SUPPLY 958

Additions/(Deletions) to Supply
Buda Hotel & Conference Center 120
Primary Competition
Secondary Competition (18)
Staybridge Suites South Austin 79
Candlewood Suites Buda 42 41
Fairfield Inn & Suites Buda 46 46
Comfort Suites Kyle 36 36
Hampton Inn Kyle 41 41
Best Western Plus Buda 41 40
La Quinta Inn & Suites Buda 45 45

Cumulative Rooms Supply 940 1,225 1,474 1,519 1,639 1,639 1,639
--------- --------- --------- --------- --------- --------- ---------

Total Annual Rooms Supply 343,218 447,243 538,128 554,553 598,353 598,353 598,353
Growth Over the Prior Year -1.9% 30.3% 20.3% 3.1% 7.9% 0.0% 0.0%

 DEMONSTRATED DEMAND IN BASE YR
Corp Individual 116,782 46%
Leisure 55,027 22%
Group 80,230 32%

--------- ---------                    
TOTAL DEMONSTRATED DEMAND 252,039 100%                 

--------- ---------                                              

 INDUCED/(UNSATISFIED) DEMAND
Corp Individual 12,000 10,000 0 5,000 0 0
Leisure 12,000 10,000 0 5,000 0 0
Group 12,000 10,000 0 15,000 7,500 0

--------- --------- --------- --------- --------- ---------
TOTAL INDUCED/(UNSATISFIED) DEMAND 36,000 30,000 0 25,000 7,500 0

--------- --------- --------- --------- --------- ---------

GROWTH RATES
Corp Individual 3.0% 3.0% 4.0% 3.0% 3.0% 3.0%
Leisure 3.0% 3.0% 3.0% 3.0% 3.0% 3.0%
Group 3.0% 3.0% 3.0% 6.0% 6.0% 4.0%

PROJECTED DEMAND
Corp Individual

Demonstrated 116,782 120,286 136,254 152,104 156,667 166,517 171,513
Induced/(Unsatisfied) 0 12,000 10,000 0 5,000 0 0

--------- --------- --------- --------- --------- --------- ---------
Total 116,800 132,300 146,300 152,100 161,700 166,500 171,500
Growth Over Prior Year N/A 13.3% 10.6% 4.0% 6.3% 3.0% 3.0%

--------- --------- --------- --------- --------- --------- ---------
Leisure

Demonstrated 55,027 56,677 70,738 83,160 85,655 93,374 96,175
Induced/(Unsatisfied) 0 12,000 10,000 0 5,000 0 0

--------- --------- --------- --------- --------- --------- ---------
Total 55,000 68,700 80,700 83,200 90,700 93,400 96,200
Growth Over Prior Year N/A 24.9% 17.5% 3.1% 9.0% 3.0% 3.0%

--------- --------- --------- --------- --------- --------- ---------
Group

Demonstrated 80,230 82,637 97,476 110,701 117,343 140,283 153,695
Induced/(Unsatisfied) 0 12,000 10,000 0 15,000 7,500 0

--------- --------- --------- --------- --------- --------- ---------
Total 80,200 94,600 107,500 110,700 132,300 147,800 153,700
Growth Over Prior Year N/A 18.0% 13.6% 3.0% 19.5% 11.7% 4.0%

--------- --------- --------- --------- --------- --------- ---------

Total Market Demand 252,000 295,600 334,500 346,000 384,700 407,700 421,400
Growth Over Prior Year N/A 17.3% 13.2% 3.4% 11.2% 6.0% 3.4%

Market Occupancy 73% 66% 62% 62% 64% 68% 70%

Source: CBRE Hotels  
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The market is projected to decrease from 73% in 2016 to 66% in 2017 and to 62% in 
2018 due to the large number of additions to supply in the market. Occupancy is 
expected to remain flat at 62% in 2019. The market is projected to increase to 64% in 
2020 with the addition of the subject proposed Buda Hotel and Conference Center, 
increase again to 68% in 2021 and, with no new additions to supply, the market is 
expected to rebound to 70% in 2022. 
 



 

SECTION V 

SUBJECT HOTEL PERFORMANCE 

 

 

 

 

 

 

 

 

 

 

 

 
  



Subject Hotel Performance                                                                                                    V-1 
 

Proposed Buda Hotel and Conference Center            CBRE Hotels Consulting 
 
 

 

METHODOLOGY 
 
In formulating our estimates of the subject property’s position in the competitive market, we 
considered its fair market share and potential ability to penetrate the market. Fair market 
share is defined as the percentage of demand allocated to a given property based on its 
ratio of available guestrooms to the total number of rooms in the competitive market. For 
example, the proposed subject hotel has 120 of the competitive market’s 1,639 available 
rooms (including the subject), equating to a fair market share of 7.3% (120 divided by 
1,639) in 2020, the subject’s first full year. 
 
Market penetration is based on the attributes of a hotel relative to the competitive market. It 
is defined as the percentage of fair market share demand allocated to a property on the 
basis of such competitive characteristics as location, appearance, management expertise, 
physical condition, marketing orientation, rate structure, age, brand affiliation, reputation, 
size, facilities and amenities. Factors indicating that a property will possess competitive 
advantages suggest a market penetration in excess of 100% of fair market share, while 
competitive disadvantages are reflected in penetration rates of less than 100%. 
 
EXPECTED COMPETITIVE POSITION 
 
Estimated future occupancy rates at the subject hotel are based upon an evaluation of its 
expected future advantages and/or disadvantages relative to the competitive hotels within the 
context of estimated levels of future supply and demand. The proposed subject hotel is 
expected to achieve a strong competitive position in the future competitive lodging market, as 
follows: 
  

• The subject will be well located in relation to activity centers in the subject market. 
 
• The hotel will be developed, designed and furnished with appropriate, quality 

facilities and amenities, as described in this report. 
 
• The hotel will be competently managed, aggressively marketed and will maintain 

high levels of service throughout the hotel.  
 
• The hotel will benefit from the national marketing and reservation systems of a 

major hotel brand. 
  

• The hotel will seek to offer an attractive price/value relationship relative to other 
lodging properties.  

 
ESTIMATED PENETRATION 
 
Estimated penetration rates and resulting occupancy levels are presented in the following 
table.  
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Buda Hotel & Conference Center

Market Penetration and Projected Occupancy

2020 2021 2022

TOTAL ROOMS AVAILABLE
Buda Hotel & Conference Center 43,800 43,800 43,800
Competitive Market 598,353 598,353 598,353

==== ==== ====
Fair Share of Supply 7.3% 7.3% 7.3%

==== ==== ====

ESTIMATED TOTAL MARKET DEMAND
Corp Individual 161,700 166,500 171,500
Leisure 90,700 93,400 96,200
Group 132,300 147,800 153,700

------- ------- -------
TOTAL 384,700 407,700 421,400

------- ------- -------
384,700 407,700 421,400

FAIR SHARE OF DEMAND
Corp Individual 11,800 12,200 12,600
Leisure 6,600 6,800 7,000
Group 9,700 10,800 11,300

------- ------- -------
TOTAL 28,100 29,800 30,900

------- ------- -------

SUBJECT PENETRATION
Corp Individual 100% 101% 103%
Leisure 80% 80% 80%
Group 115% 120% 125%

------- ------- -------

ROOM NIGHTS CAPTURED
Corp Individual 11,800 12,300 12,900
Leisure 5,300 5,500 5,600
Group 11,100 13,000 14,100

------- ------- -------
TOTAL CAPTURED DEMAND 28,200 30,800 32,600

==== ==== ====

MARKET SHARE CAPTURED 7.3% 7.6% 7.7%

OVERALL MARKET PENETRATION 100% 103% 106%
------- ------- -------

SUBJECT OCCUPANCY 64% 70% 74%
------- ------- -------

MARKET MIX
Corp Individual 42% 40% 40%
Leisure 19% 18% 17%
Group 39% 42% 43%

------- ------- -------
TOTAL 100% 100% 100%

==== ==== ====

Source: CBRE Hotels  
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The Subject is expected achieve occupancy of 64% in its opening year (2020), grow to 70% 
in 2021 and stabilize in its third year (2022) of operation at 74%. Upon stabilization, the 
Subject is projected to penetrate the market at 106% of its fair share.  
 
ESTIMATED SUBJECT MARKET SEGMENTATION 
 
Estimated market segmentation for the proposed Buda Hotel and Conference Center is 
summarized, as follows: 
 

Buda Hotel & Conference Center
2022 Mix of Demand and Market Penetration

Market Segment Room Nights Ratio Penetration

Corp Individual 12,900           40% 103%

Leisure 5,600             17% 80%

Group 14,100           43% 125%

    Total 32,600           100% 106%
Source: CBRE Hotels  

 
The proposed Buda Hotel and Conference Center is projected to receive more than its fair 
share of demand from the Group segment due to its large conference center component. 
The Subject will also receive more than its fair share of demand from the Corporate 
Individual segment. The proposed Buda Hotel and Conference Center will receive less than 
its fair share from the Leisure demand segment due to its higher rates. 
 
ESTIMATED AVERAGE DAILY RATE 
 
The following table shows the estimated occupancy, ADR and RevPAR for the proposed Buda 
Hotel and Conference Center, stated in inflated dollars, assuming a 3% average rate 
increase throughout the projection period. 
 

Annual Average
Year Occupancy Daily Rate* RevPAR

2020** 64% $131 $84
2021 70% $135 $95
2022 74% $139 $103
2023 74% $143 $106
2024 74% $148 $110

* Stated Year Dollars, rounded to the nearest dollar.

Based on an ADR of $120 in 2017 dollars.

** The subject hotel is estimed to open in 2020

Estimated Occupancy, ADR & RevPAR

Source: CBRE Hotels Consulting

Proposed Buda Hotel & Conference Center

 
 

We project that the Subject would achieve an ADR at $120 in 2017 dollars. The hotel will 
likely achieve rates above the existing economy and limited-service hotels and just below the 
select-service hotels in south Austin.  



 

SECTION VI 

PROSPECTIVE FINANCIAL ANALYSIS 
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BASES OF ESTIMATIONS 
 
On the basis of our evaluation of market findings relative to the proposed 120-room 
Buda Hotel and Conference Center, we have prepared schedules of estimated operating 
results, which we believe could be generated by the operation of a facility of the type, size 
and caliber as described in the preceding sections of the report. 
 
In estimating the future operating results, we analyzed five historical operating statements 
of comparable hotels from 2015 and 2016. We have not identified them, in order to 
protect the confidentiality of our sample. These properties ranged in size from 112 to 
165 rooms with an average of 139. Occupancy rates ranged from 67% to 78% with an 
average of 73%. ADR ranged from $106 to $117 with an average of $113.  
 
We estimated revenues and expenses based on the market analysis described herein, the 
performance of comparable properties, typical industry parameters, premiums and 
efficiencies for a hotel of this type. In evaluating comparables, we considered expenses 
as a percent of revenue, as well as per occupied room (POR) and per available room 
(PAR). We then incorporated such estimates into the assumptions that we have made, 
regarding inflation (3% per year), start-up period and market penetration rates, in order 
to generate the estimated annual operating results, presented at the end of this section. 
Our estimates are for the years 2020 through 2029. All dollar financial POR and PAR are 
expressed in 2017 dollars. 
  
The classification of income and expenses in the statements presented in this report 
generally follows the Uniform System of Accounts for Hotels, recommended by the 
American Hotel & Lodging Association.  
 
DEPARTMENTAL REVENUES 
 
Revenue from guestroom rentals is a result of two factors: occupancy level, or occupied 
room nights, and average daily room rate (ADR). Based on data presented in the Market 
Analysis section of this report, estimated occupancy levels, average daily room rates, and 
resulting room revenue for the subject hotel over the projection period are summarized in 
the following table. 
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Estimated Rooms Revenue

Annual Average Rooms
Year Occupancy Daily Rate* Revenue

2020** 64% $131 $3,694,000
2021 70% $135 $4,158,000
2022 74% $139 $4,505,000
2023 74% $143 $4,635,000
2024 74% $148 $4,797,000

* Stated Year Dollars, rounded to the nearest dollar.

Based on an ADR of $120 in 2017 dollars.

** The subject hotel is estimed to open in 2020

Proposed Buda Hotel & Conference Center

Source: CBRE Hotels Consulting  
 

Additional sources of revenue include Food and Beverage, Other Operated Departments, 
and Rentals and Other Income. Our stabilized year projections (in 2017 dollars) for 
additional revenue items are summarized below. 
 

Departmental Revenues

Subject Hotel
Comparable Hotels Projections

Items Range Average Median Stabilized Year
Food & Beverage $9.40 - $65.69 $37.88 $35.29 $40.00
Other Operated Departments $0.76 - $2.37 $1.49 $1.24 $1.50
Rentals and Other Income $0.00 - $0.39 $0.34 $0.27 $0.25

Dollars Per Occupied Room

Source: CBRE Hotels Consulting  
 
DEPARTMENTAL EXPENSES 
 
Departmental expenses are chargeable to a specific revenue-producing department, in 
this case Rooms, Food and Beverage and Other Operated Departments.  
 

Departmental Expenses

Subject Hotel
Comparable Hotels Projections

Items Range Average Median Stabilized Year
Room ($ POR) $22.14 - $25.32 $23.25 $22.99 $24.00
Food & Beverage 49.2% - 74.2% 60.1% 70.4% 70.0%
Other Operated Departments 22.1% - 207.0% 65.4% 35.4% 70.0%

Percent of Departmental Revenue

Source: CBRE Hotels Consulting  
 
UNDISTRIBUTED OPERATING EXPENSES 
 
Undistributed operating expenses are necessary to the operation of the property though 
not directly chargeable to a revenue-producing department and include Administrative 
and General, Marketing, Property Operations and Maintenance (POM), Utilities and 
Information and Telecommunication Systems. 
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Undistributed Operating Expenses

Subject Hotel
Comparable Hotels Projections

Items Range Average Median Stabilized Year
Administrative and General $2,351 - $3,593 $2,942 $2,725 $3,142
Marketing $3,870 - $5,812 $5,177 $5,340 $5,250
POM $1,289 - $2278 $1,929 $1,957 $1,750
Utilities $1,062 - $2,213 $1,638 $1,607 $1,650
IT Systems $0 - $600 $415 $0 $450

Dollars Per Available Room

Source: CBRE Hotels Consulting  
 
FIXED EXPENSES 
 
Fixed expenses are necessary to maintain the property’s availability to guests and, except for 
management fees, do not necessarily vary with performance.  

 
Fixed Expenses

Subject Hotel
Comparable Hotels Projections

Items Range Average Median Stabilized Year
Management Fee (% of Total Rev) 3.0% - 5.0% 3.4% 3.1% 3.0%
Property Taxes $1,063 - $3,599 $1,894 $1,528 $1,500
Insurance $49 - $644 $326 $441 $350

Dollars Per Available Room

Source: CBRE Hotels Consulting  
 
RESERVE FOR REPLACEMENT 
 
The reserve for replacement provides for the replacement of furniture, fixtures and 
equipment, as well as certain building finishes and systems. This reserve has been tiered 
at typical industry levels of 2% of total revenues in the first year, 3% in the second year 
and 4% in the third year and thereafter. 
 
SCHEDULE OF PROSPECTIVE CASH FLOW BEFORE DEBT SERVICE 

The following schedules reflect the estimate of future operating performance of the 
subject hotel. The schedules are presented in stated year (inflated) dollars. 
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Buda Hotel & Conference Center
Projected Operating Results
Calendar Years

2020 2021 2022 2023 2024
Number of Units:
Number of Annual Rooms Available:
Number of Rooms Occupied:
Annual Occupancy:
Average Daily Rate:
Revenue Per Available Room:

Amount Ratio Amount Ratio Amount Ratio Amount Ratio Amount Ratio
Revenues
  Rooms $3,694,000 74.2% $4,158,000 74.2% $4,505,000 74.2% $4,635,000 74.1% $4,797,000 74.2%
  Food & Beverage 1,233,000 24.8% 1,387,000 24.7% 1,503,000 24.7% 1,548,000 24.8% 1,594,000 24.7%
  Other Operated Departments 46,000 0.9% 52,000 0.9% 56,000 0.9% 58,000 0.9% 60,000 0.9%
  Rentals and Other Income 8,000 0.2% 9,000 0.2% 9,000 0.1% 10,000 0.2% 10,000 0.2%
    Total Revenues 4,981,000 100.0% 5,606,000 100.0% 6,073,000 100.0% 6,251,000 100.0% 6,461,000 100.0%

Departmental Expenses
  Rooms 795,000 21.5% 854,000 20.5% 902,000 20.0% 929,000 20.0% 957,000 19.9%
  Food & Beverage 914,000 74.1% 991,000 71.4% 1,052,000 70.0% 1,084,000 70.0% 1,116,000 70.0%
  Other Operated Departments 32,000 69.6% 36,000 69.2% 39,000 69.6% 41,000 70.7% 42,000 70.0%
    Total Departmental Expenses 1,741,000 35.0% 1,881,000 33.6% 1,993,000 32.8% 2,054,000 32.9% 2,115,000 32.7%

Departmental Profit 3,240,000 65.0% 3,725,000 66.4% 4,080,000 67.2% 4,197,000 67.1% 4,346,000 67.3%

Undistributed Expenses
  Administrative & General 385,000 7.7% 417,000 7.4% 437,000 7.2% 450,000 7.2% 464,000 7.2%
  Marketing 640,000 12.8% 695,000 12.4% 730,000 12.0% 752,000 12.0% 775,000 12.0%
  Property Operation and Maintenance 225,000 4.5% 236,000 4.2% 243,000 4.0% 251,000 4.0% 258,000 4.0%
  Utility Costs 216,000 4.3% 223,000 4.0% 230,000 3.8% 236,000 3.8% 244,000 3.8%
  Information and Telecommunication Systems 59,000 1.2% 61,000 1.1% 63,000 1.0% 64,000 1.0% 66,000 1.0%
    Total Undistributed Operating Expenses 1,525,000 30.6% 1,632,000 29.1% 1,703,000 28.0% 1,753,000 28.0% 1,807,000 28.0%

Gross Operating Profit 1,715,000 34.4% 2,093,000 37.3% 2,377,000 39.1% 2,444,000 39.1% 2,539,000 39.3%

  Base Management Fee 149,000 3.0% 168,000 3.0% 182,000 3.0% 188,000 3.0% 194,000 3.0%

Fixed Expenses
  Property Taxes 197,000 4.0% 203,000 3.6% 209,000 3.4% 215,000 3.4% 221,000 3.4%
  Insurance 46,000 0.9% 47,000 0.8% 49,000 0.8% 50,000 0.8% 52,000 0.8%
    Total Fixed Expenses 243,000 4.9% 250,000 4.5% 258,000 4.2% 265,000 4.2% 273,000 4.2%

Net Operating Income 1,323,000 26.6% 1,675,000 29.9% 1,937,000 31.9% 1,991,000 31.9% 2,072,000 32.1%

  FF&E Reserve 100,000 2.0% 168,000 3.0% 243,000 4.0% 250,000 4.0% 258,000 4.0%

Net Operating Income After Reserve $1,223,000 24.6% $1,507,000 26.9% $1,694,000 27.9% $1,741,000 27.9% $1,814,000 28.1%

Source: CBRE Hotels Full Year of Operation

120 120 120 120 120
43,800 43,800 43,800 43,800 43,800
28,200 30,800 32,410 32,410 32,410

64% 70% 74% 74% 74%
$131.00 $135.00 $139.00 $143.00 $148.00
$84.34 $94.93 $102.86 $105.82 $109.52
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Buda Hotel & Conference Center
Projected Operating Results
Calendar Years

2025 2026 2027 2028 2029
Number of Units:
Number of Annual Rooms Available:
Number of Rooms Occupied:
Annual Occupancy:
Average Daily Rate:
Revenue Per Available Room:

Amount Ratio Amount Ratio Amount Ratio Amount Ratio Amount Ratio
Revenues
  Rooms $4,926,000 74.2% $5,088,000 74.2% $5,218,000 74.2% $5,380,000 74.2% $5,542,000 74.2%
  Food & Beverage 1,642,000 24.7% 1,692,000 24.7% 1,742,000 24.8% 1,795,000 24.7% 1,848,000 24.7%
  Other Operated Departments 62,000 0.9% 63,000 0.9% 65,000 0.9% 67,000 0.9% 69,000 0.9%
  Rentals and Other Income 10,000 0.2% 11,000 0.2% 11,000 0.2% 11,000 0.2% 12,000 0.2%
    Total Revenues 6,640,000 100.0% 6,854,000 100.0% 7,036,000 100.0% 7,253,000 100.0% 7,471,000 100.0%

Departmental Expenses
  Rooms 985,000 20.0% 1,015,000 19.9% 1,045,000 20.0% 1,077,000 20.0% 1,109,000 20.0%
  Food & Beverage 1,150,000 70.0% 1,184,000 70.0% 1,220,000 70.0% 1,256,000 70.0% 1,294,000 70.0%
  Other Operated Departments 43,000 69.4% 44,000 69.8% 46,000 70.8% 47,000 70.1% 49,000 71.0%
    Total Departmental Expenses 2,178,000 32.8% 2,243,000 32.7% 2,311,000 32.8% 2,380,000 32.8% 2,452,000 32.8%

Departmental Profit 4,462,000 67.2% 4,611,000 67.3% 4,725,000 67.2% 4,873,000 67.2% 5,019,000 67.2%

Undistributed Expenses
  Administrative & General 478,000 7.2% 492,000 7.2% 507,000 7.2% 522,000 7.2% 538,000 7.2%
  Marketing 798,000 12.0% 822,000 12.0% 847,000 12.0% 872,000 12.0% 898,000 12.0%
  Property Operation and Maintenance 266,000 4.0% 274,000 4.0% 282,000 4.0% 291,000 4.0% 299,000 4.0%
  Utility Costs 251,000 3.8% 258,000 3.8% 266,000 3.8% 274,000 3.8% 282,000 3.8%
  Information and Telecommunication Systems 68,000 1.0% 70,000 1.0% 73,000 1.0% 75,000 1.0% 77,000 1.0%
    Total Undistributed Operating Expenses 1,861,000 28.0% 1,916,000 28.0% 1,975,000 28.1% 2,034,000 28.0% 2,094,000 28.0%

Gross Operating Profit 2,601,000 39.2% 2,695,000 39.3% 2,750,000 39.1% 2,839,000 39.1% 2,925,000 39.2%

  Base Management Fee 199,000 3.0% 206,000 3.0% 211,000 3.0% 218,000 3.0% 224,000 3.0%

Fixed Expenses
  Property Taxes 228,000 3.4% 235,000 3.4% 242,000 3.4% 249,000 3.4% 257,000 3.4%
  Insurance 53,000 0.8% 55,000 0.8% 56,000 0.8% 58,000 0.8% 60,000 0.8%
    Total Fixed Expenses 281,000 4.2% 290,000 4.2% 298,000 4.2% 307,000 4.2% 317,000 4.2%

Net Operating Income 2,121,000 31.9% 2,199,000 32.1% 2,241,000 31.9% 2,314,000 31.9% 2,384,000 31.9%

  FF&E Reserve 266,000 4.0% 274,000 4.0% 281,000 4.0% 290,000 4.0% 299,000 4.0%

Net Operating Income After Reserve $1,855,000 27.9% $1,925,000 28.1% $1,960,000 27.9% $2,024,000 27.9% $2,085,000 27.9%

Source: CBRE Hotels

120 120 120 120 120
43,800 43,800 43,800 43,800 43,800
32,410 32,410 32,410 32,410 32,410

74% 74% 74% 74% 74%
$152.00 $157.00 $161.00 $166.00 $171.00
$112.48 $116.18 $119.14 $122.84 $126.54
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PRIMARY COMPETITIVE SET 
 

 
 

Hampton Inn & Suites Buda 
 

 
 

La Quinta Inn & Suites Kyle 
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Comfort Suites Buda 
 

 
 

Holiday Inn Express & Suites Buda 
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Microtel Inn & Suites by Wyndham 
 

SECONDARY COMPETITVE SET 
 

 
 

Wyndham Garden Hotel Austin 
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Fairfield Inn & Suites Austin South 
 

 
 

Courtyard Austin South 
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Hampton Inn Austin Airport South 
 

 
 

SpringHill Suites Austin South 
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Holiday Inn Express & Suites Austin South 
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© 2017 CBRE Limited. Data © TeleAtlas, Google, AerialExpress, DigitalGlobe, Landiscor, USGS, i-cubed. The information contained herein (the “Information”) is intended for informational purposes only and should not be relied upon by recipients hereof. Although the Information is believed to be correct, its accuracy, correctness or completeness cannot be guaranteed and has not been verified by
either CBRE Limited or any of its affiliates (CBRE Limited and its affiliates are collectively referred to herein as “CBRE”). CBRE neither guarantees, warrants nor assumes any responsibility or liability of any kind with respect to the accuracy, correctness, completeness, or suitability of, or decisions based upon or in connection with, the Information. The recipient of the Information should take such
steps as the recipient may deem appropriate with respect to using the Information. The Information may change and any property described herein may be withdrawn from the market at any time without notice or obligation of any kind on the part of CBRE. The Information is protected by copyright and shall be fully enforced.
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TERMS AND CONDITIONS 
 
1. The Terms and Conditions herein are part of an agreement for consulting services (the “Agreement” ) 

between CBRE, Inc. (the “Consultant”) and the client signing this Agreement, and for whom the 
consulting services will be performed (the “Client”), and shall be deemed a part of such Agreement as 
though set forth in full therein.  The Agreement shall be governed by the laws of the state where the 
office is located for the Consultant executing this Agreement. 
 

2. Client shall be responsible for the payment of all fees stipulated in the Agreement.  Payment of the 
consulting fee and preparation of a consulting report (the “Consulting Report, or the “report”) are not 
contingent upon any predetermined value or on an action or event resulting from the analyses, 
opinions, conclusions, or use of the Consulting Report.  Final payment is due as provided in the 
Proposal Specifications Section of this Agreement.  If a draft report is requested, the fee is considered 
earned upon delivery of the draft report. It is understood that the Client may cancel this assignment in 
writing at any time prior to delivery of the completed report.  In such event, the Client is obligated only 
for the prorated share of the fee based upon the work completed and expenses incurred (including 
travel expenses to and from the job site), with a minimum charge of $500.  Additional copies of the 
Consulting Reports are available at a cost of $250 per original color copy and $100 per photocopy 
(black and white), plus shipping fees of $30 per report. 

 
3. If Consultant is subpoenaed or ordered to give testimony, produce documents or information, or 

otherwise required or requested by Client or a third party to participate in meetings,  phone calls, 
conferences, litigation or other legal proceedings (including preparation for such proceedings) because 
of, connected with or in any way pertaining to this engagement, the Consulting Report, the 
Consultant’s expertise, or the Property, Client shall pay Consultant’s additional costs and expenses, 
including but not limited to Consultant’s attorneys’ fees, and additional time incurred by Consultant 
based on Consultant’s then-prevailing hourly rates and related fees.  Such charges include and pertain 
to, but are not limited to, time spent in preparing for and providing court room testimony, depositions, 
travel time, mileage and related travel expenses, waiting time, document review and production, and 
preparation time (excluding preparation of the Consulting Report), meeting participation, and 
Consultant’s other related commitment of time and expertise.  Hourly charges and other fees for such 
participation will be provided upon request. In the event Client requests additional services beyond the 
scope and purpose stated in the Agreement, Client agrees to pay additional fees for such services and 
to reimburse related expenses, whether or not the completed report has been delivered to Client at the 
time of such request. 
 

4. Consultant shall have the right to terminate this Agreement at any time for cause effective immediately 
upon written notice to Client on the occurrence of fraud or the willful misconduct of Client, its 
employees or agents, or without cause upon 30 days written notice. 
 

5. In the event Client fails to make payments when due then, from the date due until paid, the amount 
due and payable shall bear interest at the maximum rate permitted in the state where the office is 
located for the Consultant executing the Agreement.  In the event either party institutes legal action 
against the other to enforce its rights under this Agreement, the prevailing party shall be entitled to 
recover its reasonable attorney’s fees and expenses.  Each party waives the right to a trial by jury in any 
action arising under this Agreement.  
 

6. Consultant assumes there are no major or significant items or issues affecting the Property that would 
require the expertise of a professional building contractor, engineer, or environmental consultant for 
Consultant to prepare a valid report.  Client acknowledges that such additional expertise is not covered 
in the Consulting fee and agrees that, if such additional expertise is required, it shall be provided by 
others at the discretion and direction of the Client, and solely at Client’s additional cost and expense. 
 
 
 
 
 
 



7. In the event of any dispute between Client and Consultant relating to this Agreement, or Consultant's or 
Client's performance hereunder, Consultant and Client agree that such dispute shall be resolved by 
means of binding arbitration in accordance with the commercial arbitration rules of the American 
Arbitration Association, and judgment upon the award rendered by an arbitrator may be entered in 
any court of competent jurisdiction.  Depositions may be taken and other discovery obtained during 
such arbitration proceedings to the same extent as authorized in civil judicial proceedings in the state 
where the office of the Consultant executing this Agreement is located.  The arbitrator shall be limited 
to awarding compensatory damages and shall have no authority to award punitive, exemplary or 
similar damages.  The prevailing party in the arbitration proceeding shall be entitled to recover its 
expenses from the losing party, including costs of the arbitration proceeding, and reasonable attorney's 
fees.  Client acknowledges that Consultant is being retained hereunder as an independent contractor 
to perform the services described herein and nothing in this Agreement shall be deemed to create any 
other relationship between Client and Consultant.  This engagement shall be deemed concluded and 
the services hereunder completed upon delivery to Client of the Consulting Report discussed herein. 
 

8. All statements of fact in the report which are used as the basis of the Consultant's analyses, opinions, 
and conclusions will be true and correct to Consultant's actual knowledge and belief.  Consultant does 
not make any representation or warranty, express or implied, as to the accuracy or completeness of the 
information or the condition of the Property furnished to Consultant by Client or others. TO THE 
FULLEST EXTENT PERMITTED BY LAW, CONSULTANT DISCLAIMS ANY GUARANTEE OR WARRANTY 
AS TO THE OPINIONS AND CONCLUSIONS PRESENTED ORALLY OR IN ANY CONSULTING 
REPORT, INCLUDING WITHOUT LIMITATION ANY WARRANTY OF FITNESS FOR ANY PARTICULAR 
PURPOSE EVEN IF KNOWN TO CONSULTANT.   The conclusions and any permitted reliance on and 
use of the Consulting Report shall be subject to the assumptions, limitations, and qualifying statements 
contained in the report. 
 

9. Consultant shall have no responsibility for legal matters, including zoning, or questions of survey or 
title, soil or subsoil conditions, engineering, or other similar technical matters.  The report will not 
constitute a survey of the Property analyzed. 
 

10. Client shall provide Consultant with such materials with respect to the assignment as are requested by 
Consultant and in the possession or under the control of Client.  Client shall provide Consultant with 
sufficient access to the Property to be analyzed, and hereby grants permission for entry unless 
discussed in advance to the contrary. 
 

11. The data gathered in the course of the assignment (except data furnished by Client) and the report 
prepared pursuant to the Agreement are, and will remain, the property of Consultant.  With respect to 
data provided by Client, Consultant shall not violate the confidential nature of the Consultant-Client 
relationship by improperly disclosing any proprietary information furnished to Consultant.  
Notwithstanding the foregoing, Consultant is authorized by Client to disclose all or any portion of the 
report and related data as may be required by statute, government regulation, legal process, or 
judicial. 
 

12. Unless specifically noted, in preparing the Consulting Report the Consultant  will not be considering the 
possible existence of asbestos, PCB transformers, or other toxic, hazardous, or contaminated 
substances and/or underground storage tanks (collectively, “Hazardous Material) on or affecting the 
Property, or the cost of encapsulation or removal thereof.  Further, Client represents that there is no 
major or significant deferred maintenance of the Property that would require the expertise of a 
professional cost estimator or contractor.  If such repairs are needed, the estimates are to be prepared 
by others, at Client’s discretion and direction, and are not covered as part of the Consulting fee. 
 
 
 
 
 
 
 
 
 



13. In the event Client intends to use the Consulting Report in connection with a tax matter, Client 
acknowledges that Consultant provides no warranty, representation or prediction as to the outcome of 
such tax matter. Client understands and acknowledges that any relevant taxing authority (whether the 
Internal Revenue Service or any other federal, state or local taxing authority) may disagree with or 
reject the Consulting Report or otherwise disagree with Client’s tax position, and further understands 
and acknowledges that the taxing authority may seek to collect additional taxes, interest, penalties or 
fees from Client beyond what may be suggested by the Consulting Report. Client agrees that 
Consultant shall have no responsibility or liability to Client or any other party for any such taxes, 
interest, penalties or fees and that Client will not seek damages or other compensation from 
Consultant relating to any such taxes, interest, penalties or fees imposed on Client, or for any 
attorneys’ fees, costs or other expenses relating to Client’s tax matters. 
 

14. Consultant shall have no liability with respect to any loss, damage, claim or expense incurred by or 
asserted against Client arising out of, based upon or resulting from Client’s failure to provide accurate 
or complete information or documentation pertaining to an assignment ordered under or in connection 
with this Agreement, including Client’s failure, or the failure of any of Client’s agents, to provide a 
complete copy of the Consulting Report to any third party. 

 
15. LIMITATION OF LIABILITY. EXCEPT TO THE EXTENT ARISING FROM SECTION 16 BELOW, OR 

SECTION 17 IF APPLICABLE, IN NO EVENT SHALL EITHER PARTY OR ANY OF ITS AFFILIATE, 
OFFICERS, DIRECTORS, EMPLOYEES, AGENTS, OR CONTRACTORS BE LIABLE TO THE OTHER, 
WHETHER BASED IN CONTRACT, WARRANTY, INDEMNITY, NEGLIGENCE, STRICT LIABILITY OR 
OTHER TORT OR OTHERWISE, FOR ANY SPECIAL, CONSEQUENTIAL, PUNITIVE, INCIDENTAL OR 
INDIRECT DAMAGES, AND AGGREGATE DAMAGES IN CONNECTION WITH THIS AGREEMENT FOR 
EITHER PARTY (EXCLUDING THE OBLIGATION TO PAY THE FEES REQUIRED HEREUNDER) SHALL 
NOT EXCEED THE GREATER OF THE TOTAL FEES PAYABLE TO CONSULTANT UNDER THIS 
AGREEMENT OR TEN THOUSAND DOLLARS ($10,000).  THIS LIABILITY LIMITATION SHALL NOT 
APPLY IN THE EVENT OF A FINAL FINDING BY AN ARBITRATOR OR A COURT OF COMPETENT 
JURISDICTION THAT SUCH LIABILITY IS THE RESULT OF A PARTY’S FRAUD OR WILLFUL 
MISCONDUCT. 
 

16. Client shall not disseminate, distribute, make available or otherwise provide any Consulting Report 
prepared hereunder to any third party (including without limitation, incorporating or referencing the 
Consulting Report , in whole or in part, in any offering or other material intended for review by other 
parties) except to (i) any third party expressly acknowledged in a signed writing by Consultant  as an 
“Intended User” of the Consulting Report provided that either Consultant has received an acceptable 
release from such third party with respect to such Consulting Report or Client provides acceptable 
indemnity protections to Consultant against any claims resulting from the distribution of the Consulting 
Report to such third party, (ii) any third party service provider (including rating agencies and Client’s 
auditors) using the Consulting Report in the course of providing services for the sole benefit of Client, 
or (iii) as required by statute, government regulation, legal process, or judicial decree.  In the event 
Consultant consents, in writing, to Client incorporating or referencing the Consulting Report in any 
offering or other materials intended for review by other parties, Client shall not distribute, file, or 
otherwise make such materials available to any such parties unless and until Client has provided 
Consultant with complete copies of such materials and Consultant has approved all such materials in 
writing.  Client shall not modify any such materials once approved by Consultant.  In the absence of 
satisfying the conditions of this paragraph with respect to a party who is not designated as an Intended 
User, in no event shall the receipt of an Consulting Report by such party extend any right to the party to 
use and rely on such report, and Consultant shall have no liability for such unauthorized use and 
reliance on any Consulting Report.  In the event Client breaches the provisions of this paragraph, 
Client shall indemnify, defend and hold Consultant, and its affiliates and their officers, directors, 
employees, contractors, agents and other representatives (Consultant and each of the foregoing an 
“Indemnified Party” and collectively the “Indemnified Parties”), fully harmless from and against all 
losses, liabilities, damages and expenses (collectively, “Damages”) claimed against, sustained or 
incurred by any Indemnified Party arising out of or in connection with such breach, regardless of any 
negligence on the part of any Indemnified Party in preparing the Consulting Report. 
 
 
 
 



17. In the event Client incorporates or references the Consulting Report, in whole or in part, in any offering 
or other material intended for review by other parties, Client shall indemnify, defend and hold each of 
the Indemnified Parties harmless from and against any Damages in connection with (i) any transaction 
contemplated by this Agreement or in connection with the engagement of or performance of services 
by any Indemnified Party hereunder, (ii) any actual or alleged untrue statement of a material fact, or 
the actual or alleged failure to state a material fact necessary to make a statement not misleading in 
light of the circumstances under which it was made with respect to all information furnished to any 
Indemnified Party or made available to a prospective party to a transaction, or (iii) an actual or alleged 
violation of applicable law by Client (including, without limitation, securities laws) or the negligent or 
intentional acts or omissions of Client (including the failure to perform any duty imposed by law); and 
will reimburse each Indemnified Party for all reasonable fees and expenses (including fees and 
expenses of counsel) (collectively, “Expenses”) as incurred in connection with investigating, preparing, 
pursuing or defending any threatened or pending claim, action, proceeding or investigation 
(collectively, “Proceedings”) arising therefrom, and regardless of whether such Indemnified Party is a 
formal party to such Proceeding.  Client agrees not to enter into any waiver, release or settlement of 
any Proceeding (whether or not any Indemnified Party is a formal party to such Proceeding) without the 
prior written consent of Consultant (which consent will not be unreasonably withheld or delayed) unless 
such waiver, release or settlement includes an unconditional release of each Indemnified Party from all 
liability arising out of such Proceeding.  
 

18. Time Period for Legal Action.  Unless the time period is shorter under applicable law, except in 
connection with paragraphs 16 and 17 above, Consultant and Client agree that any legal action or 
lawsuit by one party against the other party or its affiliates, officers, directors, employees, contractors, 
agents, or other representatives, whether based in contract, warranty, indemnity, negligence, strict 
liability or other tort or otherwise, relating to (a) this Agreement or the Consulting Report, (b) any 
services under this Agreement or (c) any acts or conduct relating to such services, shall be filed within 
two (2) years from the date of delivery to Client of the Consulting Report to which the claims or causes 
of action in the legal action or lawsuit relate.  The time period stated in this section shall not be 
extended by any incapacity of a party or any delay in the discovery or accrual of the underlying claims, 
causes of action or damages.   
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CERTIFICATION 
 
We certify that, to the best of our knowledge and belief: 
 

• The statements of fact contained in this report are true and correct. 
 

• The reported analyses, opinions, and conclusions are limited only by the 
reported assumptions and limiting conditions, and is our personal, unbiased 
professional analyses, opinions and conclusions. 

 
• We have no present or prospective interest in the project that is the subject of 

this report, and we have no personal interest or bias with respect to the parties 
involved. 

 
• We have no bias with respect to the property that is the subject of this report or 

to the parties involved with this assignment.  
 

• Our engagement in this assignment was not contingent upon the developing 
or reporting of predetermined results. 

 
• Our compensation is not contingent upon the development or reporting of 

predetermined results that favors the cause of the client, the attainment of a 
stipulated result, or the occurrence of a subsequent event directly related to the 
intended use of this report. 

 
• We have made a personal inspection of the proposed site that is the subject of 

this report.  
 

• No one provided significant professional assistance to the persons signing 
below except as sourced within the body of this report. 

 
CBRE Hotels Consulting 

 
 

__________________________                _________________________  
G. Randle McCaslin, CRE     Patrick McCaslin 
Managing Director                     Director 
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