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ABOUT THE
RETAIL COACH

21+ years of experience 

650 Clients served across the U.S. 
40 States across the U.S. 

90% return clients

WE RECRUIT RETAIL

     Retail recruitment is a process, not
an event. Through our proprietary
Retail360® Process, we offer a dynamic
system of products and services that
enable communities to expand their
retail base and generate additional
sales tax revenue.

MARKET BASED SOLUTIONS
 

ON THE GROUND ANALYSIS
 

RETAIL ACTION PLAN



ABOUT 
SOURCE STRATEGIES

THE SOURCE STRATEGIES DATA ADVANTAGE

•Independent data source for the Texas lodging industry.

•Source Strategies maintains the most accurate 
 and comprehensive Texas hotel database, 
 covering 98% of all hotels.

•From the Texas State Comptroller 
Hotel Occupancy Tax reporting.

•Actual hotel revenue performance for 35+ years.

•Source has authored over 1000 hotel 
 feasibility studies in the last decade.

•Other data sources including STR   and
CoStar.

•Projects may require site visit.

•The Source Methodology, developed in
Texas, is applicable to the broader US
market.

•Texas is over 8% of the total US lodging
market.





REVenue Per
Available Room Occupancy * Rate

Revenue/ Rooms/ Days in the
Period

Neutral Toward Occupancy & Rate

Calculated by:

UNDERSTANDING REVPAR

REVPAR Example:

Example Hotel revenue for one year:
$2 Million
Number of Rooms: 100
REVPAR = $54.79 (2,000,000 / 100 /
365)



DATA TO UNDERSTAND YOUR HOTEL MARKET



DATA TO UNDERSTAND YOUR HOTEL MARKET



WHAT MAKES A GOOD HOTEL OPPORTUNITY?

Land
Hotel Occupancy Tax (HOT) rebates
Services to property: water, sewer,
electric
Zoning is complimentary

Community over-reach
Meeting space
Lack of consistent demand drivers

Incentives:

Possible Dealbreakers:



FEASIBILITY METHOD

THE SOURCE BIG DATA FEASIBILITY METHOD

Analyze/Forecast Local Market Performance
Analyze Wider Market for Trends
Analyze Nearby Comparable Hotels
Derive REVPAR Index of Proposed Hotel
Apply Subject REVPAR Index to Local Market
Performance Projection
Forecast Subject Revenues, Rates and
Occupancies
Generate Financial Performance and Cashflow

Overview



LOCAL MARKET PERFORMANCE

A reasonable set of hotels near
subject hotel.
May including the hotel’s main
competitors.
Look to understand the area’s
past performance.
Forecast future performance.
Establish REVPAR Index of
existing hotels - the REVPAR
Waterline.
Establish the value of hotel
sites.

Typically, 10 year history in Texas, 6 year history outside Texas.



LOCAL MARKET DEMAND PROJECTION
Factors include historical trends, population growth, new demand drivers, age

of existing hotels.



METRO/WIDE MARKET PERFORMANCE

Metro market or Costar submarket around subject property.
Shows broader market trend.



BASE MARKET

Very wide market

Mix of lodging properties

Similar characteristics to Local Market

Establish brand performance hierarchy

Data from millions of consumer purchases

Uses Source Strategies’ proprietary Match
Market technology data

May not include the Local Market



ANALYSIS OF NEARBY PROPERTIES

Courtyard Marriott

Homewood Suites by Hilton

Candlewood Suites

La Quinta Inn & Suites Medical

Holiday Inn & Suites

Proposed Home2Suites Hotel



DERIVATION OF COMPARABLE HOTELS

Brand Base Value: Effect of brand, including product quality levels.
Brand Aging: Effect of brand's overall age on average performance.
Property Size: Effect of property size (room count) on results.
Other Adjustments: Accounting for various factors, including under- or over-
supply in the subject hotel’s product segment.
Newness (Age of Property): Effects of normal hotel life cycle.
Site: Likely influence of the selected site.

Source Strategies evaluates existing properties in the area to understand
current performance based on 6 factors.

1.
2.
3.
4.

5.
6.



Brand (Base Value)

Brand Age

Site Value

Size

Newness (Age of Property)

Other

Six factors of each hotel

1.

2.

3.

4.

5.

6.

DERIVATION OF COMPARABLE HOTELS



Brand (Base Value)

Brand Age

Site Value

Size

Newness (Age of Property)

Other

Six factors of each hotel

1.

2.

3.

4.

5.

6.

DERIVATION OF COMPARABLE HOTELS

1.0 is Neutral
Over 1.0 is positive
Less than 1.0 is negative



Ratio of performance to the overall market

Existing Home2 Suites: 21 Hotels and 2,200 rooms

Home2 Suites Base Market average REVPAR: $84.39

Base Market REVPAR: $51.58

$84.39/$51.58 = 1.636 or 164% Base Value

Brand Based Value:

QUANTIFYING EXISTING AND PROPOSED HOTELS

Homewood Suites: 170

Home2 Suites: 164

Courtyard: 151

Hampton Inn: 144

Brand Based Value Comparison:
Holiday Inn Express: 131

La Quinta: 104



Home2 Suites Average Size: 104 units
Proposed Home2 Size: 100 units
Size Factor: 1.01 or 101%

Property Size:

QUANTIFYING EXISTING AND PROPOSED HOTELS

Size factor assigns a premium if property is
smaller than average.
Keeping a project conservatively-sized assures a
higher per-unit revenue (REVPAR).
Customer does not care about how many rooms
are in the hotel.

Over- or under-supply of
product
Quality of amenities
Quality of management

Other Factors:



Reflects standard hotel life cycle:
98% (-2%) in year 1;
112% for year 2; 
116% for years 3;
114% for years 4 and 5;
111% for years 6 and 7; 
2.2% decline for years 11-15;
1% decline per year for years 16+

Property Age:

QUANTIFYING EXISTING AND PROPOSED HOTELS

Typically, a new hotel will have a significant advantage over older products.



Proposed Home2 Suites: 1.05 or 105%
In heart of new development
Excellent visibility with quick access
Proximity to Med Center and Airport

Property Site:

QUANTIFYING EXISTING AND PROPOSED HOTELS

What makes a good hotel site:
Visibility from highway or major arteries
Ease of access
Proximity to restaurants, bars and other
amenities
Proximity to demand drivers



Combining all 6 factors, we calculate subject’s REVPAR will achieve 174%
of the market average REVPAR in Year III, declining slowly thereafter.

PROPOSED HOME2 SUITES DERIVATION



We take the derived performance factor and apply that to the local market:

ADDING THE NEW HOTEL TO MARKET

Year III REVPAR index
174% (1.74)

Current Market REVPAR
$48.10

 



Proposed hotel’s REVPAR is projected to be 174% of the local market

PERFORMANCE FACTOR APPLIED TO LOCAL MARKET



APPLY INDUSTRY-STANDARD COST-PER-OCCUPIED-ROOM



GENERATE FLL 10 YEAR P&L WITH RATE OF RETURN



STR Trend Report – 6 Year History of Select Hotels
Demographic Report: Consumer Spending, Population, Demographic
Trend, 10-Mile vs County, Traffic Count
Lodging Supply Pipeline Report: Upcoming Projects
Submarket History and Projection: Costar Submarket
Source Custom Analysis:

Brand Recommendation
Expected Future Performance 
Establish REVPAR Waterline

DATA PACKAGES FROM SOURCE
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