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CONCLUSIONS           

 
 The Market research and analysis, as described in this report, indicate that the 

composition, strength, and projected demand for lodging accommodations in Umatilla, 

Florida, are sufficient to support the proposed Fairfield Inn & Suites Hotel. 

 

Market Area Analysis 

(Section C) 

 

Umatilla, Florida is located in the northern area of Lake County, approximately three 

miles south of the beginning of the Ocala National Forest on Florida Route 19.  This 

somewhat rural area is supported by a citrus processing plant and ecotourism of the Ocala 

National Forest. 

 

Lake County, at the beginning of the third decade of the 21st Century is poised for 

continued growth. 

 

• The Kroger Company and online grocery partner Ocado Solutions are establishing 

a robotic customer fulfillment center for statewide grocery distribution along the 
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Florida Turnpike and U.S. Route 27.  The facility is programmed to be 

operational in 2021. 

 

• The Villages, Florida, a prominent retirement community of nearly 130,000 is 

adjacent to the northwest part of Lake County.  The Villages is expected to 

continue its expanse and growth for the next decade. 

 

• The Wekiva Parkway (State Road 429) is a cooperative effort between these 

agencies and the Florida’s Turnpike Enterprise.  The Wekiva Parkway (SR 429) 

will connect to SR 417, completing the beltway around Central Florida, while 

helping to protect the natural resources surrounding the Wekiva River.  This 

estimated $1.6 billion project includes $500 million of non-toll road 

improvements such as widening SR 46 in Lake and Seminole Counties, rebuilding 

US 441/SR 46 interchange in Mount Dora, shifting the CR 46A connection to SR 

46 so wildlife can move more safely between habitats, providing non-tolled, one-

lane service roads parallel to the parkway in part of east Lake and Seminole 

Counties, and building a 10-mile, multi-use trail along portions of the parkway in 

east Lake and Seminole Counties.  The 25-mile tolled expressway will provide 

travel alternatives and relieve US 441, SR 46 and other area roads of traffic 

congestion resulting from growth and travel between Orange, Lake and Seminole 

Counties.  In 2018, 13 miles of the parkway were open to traffic.  The entire 

Wekiva Parkway is scheduled to be open to traffic in 2022. 

 

During the course of the Field Research of this Hotel Feasibility Study, Interim 

Hospitality Consultants conducted interviews with various citizens of Umatilla to discuss the 

proposed hotel development. 

 

• Wally Medley, General Manager, Old Mill Stream Residential Vehicle Resort.  

The RV Park presently has 461 parking slips.  In 2019, 25 additional parking slips 

will come online to meet demand.  The park is forecasted to grow to 500 parking 

slips by 2022.  Mr. Medley stated a hotel is definitely needed to house visiting 

family and friends for seasonal and year-round guests of the RV Park. 

 

• Gwen Merrill, Lakeview Terrace Senior Center stated the facility has converted 

five units to transient hotel rooms to meet the demand of visiting family and 

friends of Lakeview Terrace residents.  “Please develop a hotel.” 

 

• Jeanne Merrill, owner and operator of Rocking Horse Stables.  “There is a definite 

need for a hotel as five to six times a year we require up to 45 rooms for four to 

five days during our equestrian events.” 

 

• Laura Wright, Vice Mayor, City of Umatilla: “The community requires a hotel to 

continue to grow into the third decade of this century.  As innkeeper of the Moss 
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Gate Bed & Breakfast, the B&B has only three rooms and is no competition to a 

new hotel development.” 

 

Umatilla is in position to join with all of Lake County to further expand into the new 

decades to come. 

 

 

Site and Area Evaluation 
(Section D) 

 

 A specific site was not identified in Umatilla, Florida for the development of the 

subject hotel.  However, the Field Research of this Feasibility Study strongly advocates a 

minimum of a two-acre site south of the Central Business District on Florida Route 19 be 

secured for the hotel development.  A three-to-four acre site would provide future 

development of a supporting restaurant/lounge facility. 

 

 

Supply and Demand Analysis 
(Section E) 

 

 An analysis of 2018, Days of the Week Occupancy, for a given month is presented in 

Tab 7 of the Smith Travel Report as data from the trailing twelve months ending May 2019. 

 

Days of the Week Analysis 

 

 When hotels achieve an occupancy of 85.0% and above, an approaching Sold Out 

Condition is achieved.   

 

 It has long been reported in the Hotel Industry that the Key gauge of Hotel Profitability 

is Hotel Occupancy percentage regardless of the size of the property: 

 

  40.0% Hotel loses money 

  50.0% Hotel breaks even 

  60.0% Hotel makes money 

  70.0% Hotel makes a profit and is ready for new competition 

  80.0% A Sold Out Condition begins to exist 

  90.0% The hotel guest is underserved 
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Group 1 – Lake County Hotels: 

 

Name of Establishment City & State Aff Date Open Date Rooms 

Comfort Inn & Suites Tavares North Tavares, FL  Dec 2017 Jan 2005 80 

Fairfield Inn & Suites Clermont Clermont, FL  Apr 2007 Apr 2007 85 

Hampton Inn Clermont Clermont, FL  Jan 2006 Jan 2006 87 

Days Inn & Suites Clermont Clermont, FL  Sep 2007 Jun 1972 120 

 Total Properties: 4 372 

Source: Smith Travel Research, Inc., Hendersonville, Tennessee 

 

 The four hotels reporting 372 guest rooms have reported the following data of Hotel 

Room Occupancy. 

 

Occupancy (Group1)  
  Sun Mon Tue Wed Thu Fri Sat  Total 

Jun - 18           70.4 76.2  69.4 

Jul - 18                  

Aug - 18    65.8 64.6 59.4 64.2    62.0 

Sep - 18 51.2                

Oct - 18 45.4 58.3 64.0 63.2 67.8 84.6 84.7  66.4 

Nov - 18 55.7 70.8 73.1 73.7 74.3 77.8 82.3  72.8 

Dec - 18 60.4 68.9 67.7 66.6 72.5 77.4 79.2  70.3 

Jan - 19 59.0 65.3 68.2 70.8 72.6 75.6 78.5  70.1 

Feb - 19 63.6 72.0 78.3 78.7 79.3 84.9 85.7  77.5 

Mar - 19 71.5 81.2 86.2 84.4 81.3 91.8 94.1  84.5 

Apr - 19 46.7 63.2 71.2 72.8 71.2 82.1 86.7  70.3 

May - 19 52.5 53.5 65.4 64.6 60.0 79.9 85.3  66.1 

Total Year 55.2 64.5 69.3 69.5 68.7 76.4 79.7  69.1           
Three Year Occupancy Sun Mon Tue Wed Thu Fri Sat  Total 

Jun 16 - May 17 49.2 57.7 62.9 64.3 64.0 73.8 77.0  64.1 

Jun 17 - May 18 57.4 65.7 71.9 74.4 73.2 79.8 83.8  72.3 

Jun 18 - May 19 55.2 64.5 69.3 69.5 68.7 76.4 79.7  69.1 

Total 3 Year 53.9 62.7 68.0 69.4 68.7 76.6 80.2  68.5 

ADR (Group1)  

  Sun Mon Tue Wed Thu Fri Sat  Total 

Jun - 18           101.51 101.68  98.74 

Jul - 18                  

Aug - 18    96.88 96.11 92.03 98.86    95.85 

Sep - 18 95.67                

Oct - 18 91.70 97.08 95.52 99.28 100.20 112.10 115.99  102.70 

Nov - 18 90.73 93.27 91.64 92.18 100.89 108.23 116.59  100.13 

Dec - 18 95.82 98.50 95.19 103.77 94.71 109.40 110.38  101.57 

Jan - 19 94.83 90.97 94.87 97.27 97.80 112.59 115.52  100.73 

Feb - 19 99.06 106.63 105.20 104.46 105.72 134.23 127.17  112.65 

  Sun Mon Tue Wed Thu Fri Sat  Total 
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Mar - 19 109.15 119.03 117.92 114.21 112.35 129.94 133.89  120.67 

Apr - 19 90.96 96.58 97.97 100.33 103.22 118.38 119.54  104.90 

May - 19 91.82 92.27 93.91 94.75 93.84 110.03 113.11  99.98 

Total Year 94.99 98.49 98.44 99.40 99.13 112.14 114.16  103.08           
Three Year ADR Sun Mon Tue Wed Thu Fri Sat  Total 

Jun 16 - May 17 93.78 96.96 97.60 99.60 99.35 111.42 111.06  102.21 

Jun 17 - May 18 98.25 100.41 102.73 103.00 103.38 114.09 115.53  105.96 

Jun 18 - May 19 94.99 98.49 98.44 99.40 99.13 112.14 114.16  103.08 

Total 3 Year 95.78 98.69 99.69 100.74 100.73 112.59 113.65  103.82 

 Source: Smith Travel Research, Hendersonville, Tennessee 

 If day of week data is missing, this mean for that portion of time, there are less than four reporting 

 properties report daily data. 

 

Smith Travel Research — Umatilla, Florida, Comparative Market Area 
 

 The following hotels were combined to report their historical Occupancy and Average 

Daily Rate from January 2013 through May 2019: 

 

Group 2 – Lake County Hotels: 

 
 
Hotel 

 
City 

Franchise 
Date 

Date 
Opened 

Number 
of Rooms 

Microtel Inn & Suites by Wyndham Lady 

Lake The Villages Lady Lake, FL  Jan 2002 Jan 2002 80 

Lakeside Inn                                               * Mount Dora, FL  Jun 1930 Jun 1930 88 

Holiday Inn Express & Suites Tavares 

Leesburg Tavares, FL  Jan 2004 Jan 2004 73 

Villa Lagoon Inn                                        * Tavares, FL      18 

Comfort Inn & Suites Tavares North Tavares, FL  Dec 2017 Jan 2005 80 

Key West Resort on Lake Dora                  * Tavares, FL  Feb 2015 Aug 2012 40 

Inn On The Green                                       * Tavares, FL  Nov 1989 Jun 1975 70 

Fairfield Inn & Suites Clermont Clermont, FL  Apr 2007 Apr 2007 85 

Hampton Inn Clermont Clermont, FL  Jan 2006 Jan 2006 87 

Holiday Inn Express Clermont Clermont, FL  Dec 1999 Dec 1999 69 

Home2 Suites by Hilton Clermont Clermont, FL  Oct 2018 Oct 2018 102 

Days Inn & Suites Clermont Clermont, FL  Sep 2007 Jun 1972 120 

Mission Inn Resort                                     * 

Howey In The 

Hills, FL  Jun 1969 Jun 1969 190 

Best Western Plus Chain Of Lakes Inn & 

Suites Leesburg, FL  Mar 2011 Nov 2009 70 

Groveland Motel                                         * Mascotte, FL  Jun 1965 Jun 1965 16 

Hampton Inn Leesburg Tavares Leesburg, FL  Sep 2008 Sep 2008 82 

Total Properties: 16 1,270 

Source:  Smith Travel Research, Hendersonville, Tennessee 

Note:  Room counts in the Smith Travel Research Occupancy Data may vary from the room count reported 

by individual hotels due to usage of the rooms by the hotel management. 

*  This hotel ownership elects not to participate in supplying data to Smith Travel Research. 
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Occupancy (Group2)  

  Sun Mon Tue Wed Thu Fri Sat Total 

Jun - 18 51.2 66.0 73.1 71.8 65.9 69.7 74.2 67.7 

Jul - 18 49.4 62.8 65.3 67.4 67.4 70.4 72.3 64.4 

Aug - 18 45.1 60.7 67.1 65.8 59.6 64.1 67.1 61.5 

Sep - 18 47.0 52.6 62.4 64.3 57.8 60.4 69.3 59.1 

Oct - 18 46.9 61.5 67.2 68.8 71.3 81.8 83.7 68.5 

Nov - 18 49.3 61.5 66.2 70.4 72.3 78.3 82.6 69.1 

Dec - 18 56.7 67.2 66.2 67.3 66.7 72.1 75.4 67.3 

Jan - 19 57.2 65.9 69.0 71.8 72.4 74.8 78.5 70.1 

Feb - 19 63.8 76.9 82.3 82.3 80.0 85.7 86.4 79.6 

Mar - 19 66.2 80.6 86.3 86.3 82.7 87.6 91.3 82.9 

Apr - 19 50.0 66.9 73.4 75.7 72.7 82.5 87.4 72.5 

May - 19 50.9 57.1 68.5 68.1 61.9 75.9 83.9 66.8 

Total Year 53.1 65.1 70.5 71.5 69.2 75.5 79.4 69.2 

 

Three Year Occupancy Sun Mon Tue Wed Thu Fri Sat Total 

Jun 16 - May 17 51.2 62.8 69.0 69.6 68.2 75.5 78.1 67.8 

Jun 17 - May 18 56.4 67.3 73.4 75.8 72.6 79.0 81.8 72.3 

Jun 18 - May 19 53.1 65.1 70.5 71.5 69.2 75.5 79.4 69.2 

Total 3 Yr 53.5 65.1 71.0 72.3 70.0 76.6 79.8 69.8 

Source: Smith Travel Research, Inc., Hendersonville, Tennessee. 

 

 

Lake County, the full Comparative Market Area for Umatilla, Florida. 
 

 An analysis of Tab 7 of the STR Trend Report revealed 38 days x 4.3 days per month 

for 163 total days of Occupancy above 70.0% and 45.0% of the past twelve months ending 

May 2019. 

 

 The most important data is the past three years consisting of 2017-2019 with an 

Average Occupancy of 64.8%. 

 

Occupancy (Group2)  
 Sun Mon Tue Wed Thu Fri Sat Total 

Jun - 18 91.01 98.68 100.72 99.49 95.25 96.55 98.30 97.43 

Jul - 18 88.99 93.97 95.66 95.54 95.12 96.38 96.34 94.68 

Aug - 18 87.31 93.91 96.51 95.42 91.87 93.82 93.93 93.58 

Sep - 18 90.17 93.26 95.67 95.42 92.34 94.35 98.11 94.48 

Oct - 18 93.00 99.03 99.86 101.25 101.42 110.20 112.14 103.10 

Nov - 18 92.78 97.65 98.73 100.26 102.19 108.34 112.84 102.91 

Dec - 18 97.63 101.56 100.09 103.16 99.56 108.89 107.69 102.91 

Jan - 19 101.48 103.43 106.64 107.76 106.44 114.57 115.53 108.24 

Feb - 19 108.21 115.12 119.06 118.55 116.32 135.83 134.45 121.77 

Mar - 19 111.73 121.88 124.88 122.69 120.58 134.22 137.68 125.83 

 Sun Mon Tue Wed Thu Fri Sat Total 
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Apr - 19 98.17 103.61 106.22 107.72 107.24 126.56 126.92 111.84 

May - 19 92.26 96.79 100.75 101.04 98.14 109.48 112.87 102.70 

Total Year 97.22 102.43 104.57 104.71 103.07 112.34 113.76 106.02 

 

Three Year ADR Sun Mon Tue Wed Thu Fri Sat Total 

Jun 16 - May 17 91.49 96.16 98.59 98.99 97.19 105.63 105.53 99.62 

Jun 17 - May 18 97.82 102.18 104.72 104.72 103.07 110.66 111.61 105.41 

Jun 18 - May 19 97.22 102.43 104.57 104.71 103.07 112.34 113.76 106.02 

Total 3 Yr 95.64 100.36 102.72 102.89 101.21 109.63 110.41 103.78 

Source: Smith Travel Research, Inc., Hendersonville, Tennessee 

 

 The Average Daily Rate of hotels in Lake County has experienced a three-year growth 

of 2.2% to present a conservative projection in the Proforma for the Umatilla hotel 

development utilizing a 1.5% growth rate from 2021 to 2025. 

 

 With the mid-priced, limited-service Fairfield Inn & Suites Hotel, the success of this 

hotel development seems to be very positive as the findings of this Hotel market Feasibility 

Study come to fruition. 

 

 

Proposed Facilities and Services 
(Section F) 

 

Based upon field research for the feasibility study, a Fairfield Inn & Suites as an 

upper midpriced limited-service hotel is recommended. This hotel segment includes such 

brands as Hampton Inn, Holiday Inn Express, LaQuinta Inn, Comfort Inns, and Springhill 

Suites. 

 

It is the recommendation of Interim Hospitality Consultants that the developer select 

Fairfield Inn & Suites, a franchise of Marriott Hotels.  Marriott is one of the leading franchises in 

the Mid-Priced segment of the Hospitality Industry. The Fairfield Inn & Suites concept and 

design are presented in this section. 

 

The Market Research for the proposed hotel has determined that the room mix should 

consist of:  

 

Room Mix 

Umatilla, Florida 

King Studio 25 
Queen Studio 20 
King Suite 10 
King Suite 12 
Queen Suite, Wide 8 

Total Rooms 75 
        Source: Interim Hospitality Consultants 
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In addition to the market-driven suites that are to be furnished to Marriott standards, 

the Fairfield Inn & Suites should incorporate an outdoor swimming pool and fitness 

center.  A 50-person meeting room and board room are indicated from the Market 

Research.  The pool patio will feature an evening conversation fire pit.  

 

 

Projected Utilization of the Proposed Hotel 
(Section G) 

 

 Based upon the occupancy of the Fairfield Inn & Suites, the proposed hotel’s Total 

Market Penetration and underlying assumptions are summarized as follows: 

 

1. Leisure:  Due to the hotel being marketed as the number-one quality product in 

the mid-priced limited-service hotel classification, the hotel’s projected 

penetration of fair market share will range from 102.9%  to 102.8% over the five-

year projection period.   

 

2. Commercial:  The fair market share of commercial business is projected to run 

from 102.9% to 102.8%.  This can be achieved with a professional sales marketing 

effort.   If for any reason the tourist business declines through seasonality or 

energy shortages, state and local commercial solicitation must be made to offset 

the decline. 

 

 3. Occupancy:  The projected occupancy should be attainable if the property is built 

as described, professionally operated in all facets, and business of the area 

continues to be positive.  In years 3 to 5, additional competition may materialize 

to substantially reduce the projections. 

 

 These projections are based on estimates and assumptions developed in connection 

with the Feasibility Study.  However, certain assumptions may not materialize, and 

unanticipated events and circumstances may occur; therefore, actual results achieved during 

the projection period may vary from the forecasts, and the variations may be material. 

 

Proposed 

Fairfield Inn & Suites 

Umatilla, Florida 

 
Year 

 
Occupancy 

Average  
Daily Rate 

Room  
Revenue 

2021 70.0% $105.00 $2,012,060 

2022 71.0% $107.00 $2,079,680 

2023 72.0% $109.00 $2,148,390 

2024 73.0% $111.00 $2,224,270 

2025 74.0% $113.00 $2,289,100 

 Source:  Interim Hospitality Consultants 
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Financial Analysis 
(Section H) 

 

 Projections of annual operating returns for the Fairfield Inn & Suites by Marriott were 

prepared for five years, 2021 through 2025.  The projections are based on the results of 

operations of comparable facilities and our conclusions regarding the environment in which 

the hotel would operate. 

 

Proposed 

Fairfield Inn & Suites 

Umatilla, Florida 
 

Year 
Total 

Revenue 
Net Operating Income 
Before Debt Service 

2021 $2,169,020 $665,110 30.7% 

2022 $2,243,110 $728,780 32.5% 

2023 $2,308,600 $99,890 33.8% 

2024 $2,401,680 $849,540 35.4% 

2025 $2,473,820 $910,790 36.8% 

  Source:  Interim Hospitality Consultants 

 

 

Marriott Hotels 
 

 Information on the Marriott Hotels, the franchise company of Fairfield Inn & Suites, is 

printed on the following pages. 

 






















