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EVERLYGROVE HOTEL BROKERS is pleased to announce 
the opportunity to acquire the fee-simple interest in the land 
located at 727 El Camino Real in Arroyo Grande, CA. A 22 
unit hotel has been desiged with plans that include a 5,954 
square foot building built upon a 24,667 square foot lot. 
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Location Information
Street Adress 727 El Camino Real Property Type Vacant Land

City, State, Zip Arroyo Grande, CA Property Subtype n/a

County San Luis Obispo Lot Size 24,667 Square Feet

Opportunity Zone No APN# 006-151-027

General Information

The lot at 727 El Camino Real has a base zoning of Highway Mixed Use (HMU).

The primary purpose of the HMU district is to provide areas for a variety of visitor-serving and auto-related uses in 
areas convenient to both freeway traffic and vehicles or pedestrians. Development standards and design guidelines 
are intended to enhance this specialized mix of uses which include automobile sales and service and repair offices, 
wholesale and retail sales including outdoor display, motels, restaurants and limited residential uses functioning as 
live-work units. The HMU district implements and is consistent with the Mixed Use land use category of the General 
Plan.

Refer to Table 16.36.020(G) for minimum site development standards and Table 16.36.030(A) for allowable uses, 
which can be found on the city of Arroyo Grande’s website: www.arroyogrande.org.

ZONING INFORMATION

HOTEL HALCYON
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APN#: 006-151-027
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AERIAL VIEW

BUILDING SITE

101
FREEWAY

Yellow lot lines are estimated, not exact. 
Official lot lines are in the process of being adjusted. 
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Property for sale includes plans to develop a 22 key boutique hotel.
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Full plans available 
upon request.



SLO COUNTY REGIONAL AIRPORT DIRECT FLIGHTS
Dallas/Fort Worth (DFW) | Phoenix (PHX) | Seattle (SEA) | Portland (PDX) 
San Diego (SAN) | Los Angeles (LAX) | San Francisco (SFO) | Las Vegas (LAS)
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DEMAND
DRIVERS

THE CENTRAL COAST has become one of the nation's most celebrated vacation destinations 
and is known for pristine beaches & coastline, scenic hiking trails, expansive wine country, and 
championship golf courses. Arroyo Grande is popular among various demographics including 
families and couples looking for a weekend getaway within driving distance from Southern, 
Central, and Northern California. Arroyo Grande is accessible from all parts of California and 
has expansive regional appeal via San Luis Obispo Airport as well as Amtrak and Highway 101. 
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PISMO DUNES (4.3 Miles)

BUILDING SITE



SLO COUNTY REGIONAL AIRPORT DIRECT FLIGHTS
Dallas/Fort Worth (DFW) | Phoenix (PHX) | Seattle (SEA) | Portland (PDX) 
San Diego (SAN) | Los Angeles (LAX) | San Francisco (SFO) | Las Vegas (LAS)

MONARCH BUTTERFLY 
GROVE (3.9 Miles)

EMBER RESTAURANT
 (0.6 Miles)

BUILDING SITE



THE VILLAGE AT ARROYO GRANDE
Downtown Arroyo Grande, or “The Village,” as locals 
call it, is the beating heart of the community. Many 
visible reminders of yesteryear showcase the area’s 
early history, and is just a 3 minute drive from the 
Hotel Halcyon Development Site.

SIDEWALK CAFE (0.6 mi)
Amazing sandwiches and Deli.
A local staple.

HUMDINGER BREWING (0.6 mi)
The local brew pub! great food and 
fresh local beer. 

Quaint, historic and lively, the Village of Arroyo 
Grande charms visitors with its one-of-a-kind 
shops, dining and community events. This 
nostalgic downtown provides a change of 
pace from the beach towns and coastal views 
along Highway 1.

DEMAND DRIVERS
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PALO MESA PIZZA (0.6 mi)
Woodfired pies and delicious pasta, 
sandwiches and salads. 



ROOSTER CREEK TAVERN (0.7 mi)
Modern bar and dining room featuring 
wood fired items and wings.

VILLA CANTINA (0.6 mi)
South-of-the-border staples like 
burritos, nachos and tacos.

DEMAND DRIVERS
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LIGHTNING JOE’S (0.7 mi)
Get lost in this iconic music store.

MASON KITCHEN & BAR  (0.7 mi)
Farm-fresh cuisine and craft drinks.

SLO WINE COUNTRYSLO WINE COUNTRY



DEMAND DRIVERS

Tucked away as a hidden gem, the Oceano 
Dunes present a unique blend of adrenaline 
pumping adventure and coastal beauty. Suitable 
for a family getaway or a scenic photo experience, 
the serene coastal beauty attracts diverse visitors 
seeking an escape and a connection with nature.

THE OCEANO DUNES
State Park
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Each year, thousands of vibrant orange and black Monarch butterflies migrate here, 
transforming the eucalyptus trees into a breathtaking sea of wings. From late October to 
February, witnessing this natural wonder is a must-do for any nature enthusiast visiting 
California’s Central Coast.

MONARCH BUTTERFLY GROVE 
State Park
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PISMO BEACH
Pismo Beach is located just 5 minutes north 
of the Hotel Halcyon Development Site, and 
offers plenty of outdoor activities as well as 
famous beach side dining. A recently upgraded 
pier offers unique boardwalk photo opportunities. 

PISMO PRESERVE (4.5 mi via Hwy 101)
Over 880 acres with grand vista views.  
11 hiking trails for the novice to the experienced.

The Pismo Preserve, Pismo State Beach and 
SLO Wine Country are within close proximity to 
Arroyo Grande and offer a fantastic daytrip for 
hotel guests.

DEMAND DRIVERS
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DEL’S PIZZERIA (3.5 mi via Hwy 101)
Since 1973, wonderful Italian pizza within a family-style 
Italian dinner.

PISMO STATE BEACHPISMO STATE BEACH



THE PIER AT PISMO BEACH (3.4 mi via Hwy 101)
The Pismo Pier has been recently upgraded to 
include an iconic photo opportunity.

DEMAND DRIVERS
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ESTEEM SURF SHOP (3.3 mi via Hwy 101)
Local Culture hub and surf shop. Gear up for 

the waves or grab a coffee before walking to 
the beach. KULTUREHAUS (3.3 mi via Hwy 101)

German Brew house featuring fresh beer 
and tasty Bratwurst.

GIUSEPPE’S CUCINA ITALIANA  (3.5 mi via Hwy 101)
A Central Coast Iconic Italian Restaurant. 
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DEMAND DRIVERS

Halcyon Hotel Development Location is located in Coastal San Luis Obispo county, 
affectionately called “SLO CAL”. SLO CAL is highly rated for its scenic beauty along 
with other attributes (pictured above) that are highly rated by consumers. Arroyo 
Grande is a charming, authentic, and welcoming locale within SLO CAL. Halcyon 
Hotel Development Location is located within Arroyo Grande; walking distance to 

shops, restaurants, and a short drive to the beach. 

TOURISM
DATA
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AREA STATISTICS



# of Rooms
Annual Rooms Available
Occupied Rooms
Occupancy
ADR
RevPAR
YoY RevPAR Growth

REVENUE $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Rooms 1,069,998$                                 93.4% 48,636$      205.00$  1,129,821$                                 93.2% 51,356$      210.00$  1,218,954$                                 93.3% 55,407$      220.00$  1,264,725$                                 93.2% 57,488$      225.00$  
Retail (Mini bar, merch, etc.) 65,000$                                      5.7% -$               -$        70,000$                                      5.8% -$               -$        72,250$                                      5.5% -$               -$        75,000$                                      5.5% -$               -$        
Events 10,000$                                      0.9% -$               -$        12,000$                                      1.0% -$               -$        15,000$                                      1.1% -$               -$        17,750$                                      0.0% -$               -$        

Total 1,144,998$                                 100.0% 48,636$      205.00$  1,211,821$                                 100.0% 51,356$      210.00$  1,306,204$                                 100.0% 55,407$      220.00$  1,357,475$                                 98.7% 57,488$      225.00$  

DEPARTMENTAL EXPENSES
Rooms/Supplies 101,650$                                    9.5% 4,620$        19.48$    107,333$                                    9.5% 4,879$        19.95$    115,801$                                    9.5% 5,264$        20.90$    126,473$                                    10.0% 5,749$        22.50$    
Property Management/Wages 320,999$                                    30.0% 14,591$      61.50$    338,946$                                    30.0% 15,407$      63.00$    365,686$                                    30.0% 16,622$      66.00$    379,418$                                    30.0% 17,246$      67.50$    
Other 32,100$                                      3.0% 1,459$        6.15$      35,024$                                      3.1% 1,592$        6.51$      38,397$                                      3.2% 1,745$        6.93$      39,839$                                      3.2% 1,811$        7.09$      

Total 454,749$                                    39.7% 20,670$      87.13$    481,304$                                    39.7% 21,877$      89.46$    519,884$                                    39.8% 23,631$      93.83$    545,729$                                    40.2% 24,806$      97.09$    

Gross Operating Income 690,249$                                    60.3% 27,966$      117.88$  730,517$                                    60.3% 29,478$      120.54$  786,320$                                    60.2% 31,776$      126.17$  811,746$                                    58.5% 32,682$      127.91$  

UNDISTRIBUTED OPERATING EXPENSES
Administrative & General 34,350$                                      3.0% 1,561$        6.58$      33,325$                                      2.8% 1,515$        6.19$      35,921$                                      2.8% 1,633$        6.48$      37,331$                                      2.8% 1,697$        6.64$      
Sales & Marketing 85,875$                                      7.5% 3,903$        16.45$    84,827$                                      7.0% 3,856$        15.77$    91,434$                                      7.0% 4,156$        16.50$    95,023$                                      7.0% 4,319$        16.91$    
Repairs & Maintenance 54,387$                                      4.8% 2,472$        10.42$    54,532$                                      4.5% 2,479$        10.14$    58,779$                                      4.5% 2,672$        10.61$    67,874$                                      5.0% 3,085$        12.08$    
Utilities 51,525$                                      4.5% 2,342$        9.87$      54,532$                                      4.5% 2,479$        10.14$    62,045$                                      4.8% 2,820$        11.20$    64,480$                                      4.8% 2,931$        11.47$    

Total 226,137$                                    19.8% 10,279$      43.33$    227,216$                                    18.8% 10,328$      42.23$    248,179$                                    19.0% 11,281$      44.79$    264,708$                                    19.5% 12,032$      47.09$    

Gross Operating Profit 464,112$                                    40.5% 17,687$      74.55$    503,301$                                    41.5% 19,150$      78.31$    538,141$                                    41.2% 20,495$      81.38$    547,039$                                    39.0% 20,649$      80.82$    

MANAGEMENT FEES $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Base Management Fees * -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        

Total -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        

FIXED CHARGES $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Property Taxes ** 41,625$                                      3.6% 1,892.05$   7.97$      42,458$                                      3.5% 1,929.89$   7.89$      43,307$                                      3.3% 1,968.48$   7.82$      44,173$                                      3.3% 2,007.85$   7.86$      
Insurance 20,037$                                      1.8% 910.79$      3.84$      24,236$                                      2.0% 1,101.66$   4.50$      26,124$                                      2.0% 1,187.46$   4.71$      27,150$                                      2.0% 1,234.07$   4.83$      

Total 61,662$                                      5.4% 2,802.84$   11.81$    66,694$                                      5.5% 3,031.54$   12.40$    69,431$                                      5.3% 3,155.94$   12.53$    71,322$                                      5.3% 3,241.92$   12.69$    

EBITDA 402,449$                                    35.1% 14,884$      62.74$    436,607$                                    36.0% 16,118$      65.91$    468,711$                                    35.9% 17,339$      68.85$    475,716$                                    35.0% 17,408$      68.13$    
FF&E Reserve *** 34,350$                                      3.0% 1,561$        6.58$      36,355$                                      3.0% 1,652$        6.76$      39,186$                                      3.0% 1,781$        7.07$      40,724$                                      3.0% 1,851$        7.25$      
Net Operating Income 368,099$                                    32.1% 13,323$      56.15$    400,252$                                    33.0% 14,466$      59.15$    429,525$                                    32.9% 15,558$      61.77$    434,992$                                    32.0% 15,556$      60.89$    

Cap Rate (based on $3,750,000 completed project)
Revenue Multiplier
Price Per Room $170,454.55

10.7%

$133.25
-

9.8%
3.28

$140.70
5.3%

$205.00

YEAR 1
22

8030
5220

65.00%
$220.00
$151.80

7.3%

YEAR 2
22

8030

YEAR 3
22

8030
5541

69.00%
5380

67.00%
$210.00

YEAR 4
22

8030
5621

70.00%
$225.00
$157.50

3.6%

11.6%
2.76

$170,454.55
3.09

$170,454.55

11.5%
2.87

$170,454.55
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# of Rooms
Annual Rooms Available
Occupied Rooms
Occupancy
ADR
RevPAR
YoY RevPAR Growth

REVENUE $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Rooms 1,069,998$                                 93.4% 48,636$      205.00$  1,129,821$                                 93.2% 51,356$      210.00$  1,218,954$                                 93.3% 55,407$      220.00$  1,264,725$                                 93.2% 57,488$      225.00$  
Retail (Mini bar, merch, etc.) 65,000$                                      5.7% -$               -$        70,000$                                      5.8% -$               -$        72,250$                                      5.5% -$               -$        75,000$                                      5.5% -$               -$        
Events 10,000$                                      0.9% -$               -$        12,000$                                      1.0% -$               -$        15,000$                                      1.1% -$               -$        17,750$                                      0.0% -$               -$        

Total 1,144,998$                                 100.0% 48,636$      205.00$  1,211,821$                                 100.0% 51,356$      210.00$  1,306,204$                                 100.0% 55,407$      220.00$  1,357,475$                                 98.7% 57,488$      225.00$  

DEPARTMENTAL EXPENSES
Rooms/Supplies 101,650$                                    9.5% 4,620$        19.48$    107,333$                                    9.5% 4,879$        19.95$    115,801$                                    9.5% 5,264$        20.90$    126,473$                                    10.0% 5,749$        22.50$    
Property Management/Wages 320,999$                                    30.0% 14,591$      61.50$    338,946$                                    30.0% 15,407$      63.00$    365,686$                                    30.0% 16,622$      66.00$    379,418$                                    30.0% 17,246$      67.50$    
Other 32,100$                                      3.0% 1,459$        6.15$      35,024$                                      3.1% 1,592$        6.51$      38,397$                                      3.2% 1,745$        6.93$      39,839$                                      3.2% 1,811$        7.09$      

Total 454,749$                                    39.7% 20,670$      87.13$    481,304$                                    39.7% 21,877$      89.46$    519,884$                                    39.8% 23,631$      93.83$    545,729$                                    40.2% 24,806$      97.09$    

Gross Operating Income 690,249$                                    60.3% 27,966$      117.88$  730,517$                                    60.3% 29,478$      120.54$  786,320$                                    60.2% 31,776$      126.17$  811,746$                                    58.5% 32,682$      127.91$  

UNDISTRIBUTED OPERATING EXPENSES
Administrative & General 34,350$                                      3.0% 1,561$        6.58$      33,325$                                      2.8% 1,515$        6.19$      35,921$                                      2.8% 1,633$        6.48$      37,331$                                      2.8% 1,697$        6.64$      
Sales & Marketing 85,875$                                      7.5% 3,903$        16.45$    84,827$                                      7.0% 3,856$        15.77$    91,434$                                      7.0% 4,156$        16.50$    95,023$                                      7.0% 4,319$        16.91$    
Repairs & Maintenance 54,387$                                      4.8% 2,472$        10.42$    54,532$                                      4.5% 2,479$        10.14$    58,779$                                      4.5% 2,672$        10.61$    67,874$                                      5.0% 3,085$        12.08$    
Utilities 51,525$                                      4.5% 2,342$        9.87$      54,532$                                      4.5% 2,479$        10.14$    62,045$                                      4.8% 2,820$        11.20$    64,480$                                      4.8% 2,931$        11.47$    

Total 226,137$                                    19.8% 10,279$      43.33$    227,216$                                    18.8% 10,328$      42.23$    248,179$                                    19.0% 11,281$      44.79$    264,708$                                    19.5% 12,032$      47.09$    

Gross Operating Profit 464,112$                                    40.5% 17,687$      74.55$    503,301$                                    41.5% 19,150$      78.31$    538,141$                                    41.2% 20,495$      81.38$    547,039$                                    39.0% 20,649$      80.82$    

MANAGEMENT FEES $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Base Management Fees * -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        

Total -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        

FIXED CHARGES $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Property Taxes ** 41,625$                                      3.6% 1,892.05$   7.97$      42,458$                                      3.5% 1,929.89$   7.89$      43,307$                                      3.3% 1,968.48$   7.82$      44,173$                                      3.3% 2,007.85$   7.86$      
Insurance 20,037$                                      1.8% 910.79$      3.84$      24,236$                                      2.0% 1,101.66$   4.50$      26,124$                                      2.0% 1,187.46$   4.71$      27,150$                                      2.0% 1,234.07$   4.83$      

Total 61,662$                                      5.4% 2,802.84$   11.81$    66,694$                                      5.5% 3,031.54$   12.40$    69,431$                                      5.3% 3,155.94$   12.53$    71,322$                                      5.3% 3,241.92$   12.69$    

EBITDA 402,449$                                    35.1% 14,884$      62.74$    436,607$                                    36.0% 16,118$      65.91$    468,711$                                    35.9% 17,339$      68.85$    475,716$                                    35.0% 17,408$      68.13$    
FF&E Reserve *** 34,350$                                      3.0% 1,561$        6.58$      36,355$                                      3.0% 1,652$        6.76$      39,186$                                      3.0% 1,781$        7.07$      40,724$                                      3.0% 1,851$        7.25$      
Net Operating Income 368,099$                                    32.1% 13,323$      56.15$    400,252$                                    33.0% 14,466$      59.15$    429,525$                                    32.9% 15,558$      61.77$    434,992$                                    32.0% 15,556$      60.89$    

Cap Rate (based on $3,750,000 completed project)
Revenue Multiplier
Price Per Room $170,454.55

10.7%

$133.25
-

9.8%
3.28

$140.70
5.3%

$205.00

YEAR 1
22

8030
5220

65.00%
$220.00
$151.80

7.3%

YEAR 2
22

8030

YEAR 3
22

8030
5541

69.00%
5380

67.00%
$210.00

YEAR 4
22

8030
5621

70.00%
$225.00
$157.50

3.6%

11.6%
2.76

$170,454.55
3.09

$170,454.55

11.5%
2.87

$170,454.55

PRO-FORMAE V E R LY G R O V E
H O T E L  B R O K E R S

Total cost of $3.75M is reflective of a $425 per 
square foot build cost plus purchase price of land. 



PRO-FORMA CONTINUED
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# of Rooms
Annual Rooms Available
Occupied Rooms
Occupancy
ADR
RevPAR
YoY RevPAR Growth

REVENUE $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Rooms 1,069,998$                                 93.4% 48,636$      205.00$  1,129,821$                                 93.2% 51,356$      210.00$  1,218,954$                                 93.3% 55,407$      220.00$  1,264,725$                                 93.2% 57,488$      225.00$  
Retail (Mini bar, merch, etc.) 65,000$                                      5.7% -$               -$        70,000$                                      5.8% -$               -$        72,250$                                      5.5% -$               -$        75,000$                                      5.5% -$               -$        
Events 10,000$                                      0.9% -$               -$        12,000$                                      1.0% -$               -$        15,000$                                      1.1% -$               -$        17,750$                                      0.0% -$               -$        

Total 1,144,998$                                 100.0% 48,636$      205.00$  1,211,821$                                 100.0% 51,356$      210.00$  1,306,204$                                 100.0% 55,407$      220.00$  1,357,475$                                 98.7% 57,488$      225.00$  

DEPARTMENTAL EXPENSES
Rooms/Supplies 101,650$                                    9.5% 4,620$        19.48$    107,333$                                    9.5% 4,879$        19.95$    115,801$                                    9.5% 5,264$        20.90$    126,473$                                    10.0% 5,749$        22.50$    
Property Management/Wages 320,999$                                    30.0% 14,591$      61.50$    338,946$                                    30.0% 15,407$      63.00$    365,686$                                    30.0% 16,622$      66.00$    379,418$                                    30.0% 17,246$      67.50$    
Other 32,100$                                      3.0% 1,459$        6.15$      35,024$                                      3.1% 1,592$        6.51$      38,397$                                      3.2% 1,745$        6.93$      39,839$                                      3.2% 1,811$        7.09$      

Total 454,749$                                    39.7% 20,670$      87.13$    481,304$                                    39.7% 21,877$      89.46$    519,884$                                    39.8% 23,631$      93.83$    545,729$                                    40.2% 24,806$      97.09$    

Gross Operating Income 690,249$                                    60.3% 27,966$      117.88$  730,517$                                    60.3% 29,478$      120.54$  786,320$                                    60.2% 31,776$      126.17$  811,746$                                    58.5% 32,682$      127.91$  

UNDISTRIBUTED OPERATING EXPENSES
Administrative & General 34,350$                                      3.0% 1,561$        6.58$      33,325$                                      2.8% 1,515$        6.19$      35,921$                                      2.8% 1,633$        6.48$      37,331$                                      2.8% 1,697$        6.64$      
Sales & Marketing 85,875$                                      7.5% 3,903$        16.45$    84,827$                                      7.0% 3,856$        15.77$    91,434$                                      7.0% 4,156$        16.50$    95,023$                                      7.0% 4,319$        16.91$    
Repairs & Maintenance 54,387$                                      4.8% 2,472$        10.42$    54,532$                                      4.5% 2,479$        10.14$    58,779$                                      4.5% 2,672$        10.61$    67,874$                                      5.0% 3,085$        12.08$    
Utilities 51,525$                                      4.5% 2,342$        9.87$      54,532$                                      4.5% 2,479$        10.14$    62,045$                                      4.8% 2,820$        11.20$    64,480$                                      4.8% 2,931$        11.47$    

Total 226,137$                                    19.8% 10,279$      43.33$    227,216$                                    18.8% 10,328$      42.23$    248,179$                                    19.0% 11,281$      44.79$    264,708$                                    19.5% 12,032$      47.09$    

Gross Operating Profit 464,112$                                    40.5% 17,687$      74.55$    503,301$                                    41.5% 19,150$      78.31$    538,141$                                    41.2% 20,495$      81.38$    547,039$                                    39.0% 20,649$      80.82$    

MANAGEMENT FEES $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Base Management Fees * -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        

Total -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        

FIXED CHARGES $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Property Taxes ** 41,625$                                      3.6% 1,892.05$   7.97$      42,458$                                      3.5% 1,929.89$   7.89$      43,307$                                      3.3% 1,968.48$   7.82$      44,173$                                      3.3% 2,007.85$   7.86$      
Insurance 20,037$                                      1.8% 910.79$      3.84$      24,236$                                      2.0% 1,101.66$   4.50$      26,124$                                      2.0% 1,187.46$   4.71$      27,150$                                      2.0% 1,234.07$   4.83$      

Total 61,662$                                      5.4% 2,802.84$   11.81$    66,694$                                      5.5% 3,031.54$   12.40$    69,431$                                      5.3% 3,155.94$   12.53$    71,322$                                      5.3% 3,241.92$   12.69$    

EBITDA 402,449$                                    35.1% 14,884$      62.74$    436,607$                                    36.0% 16,118$      65.91$    468,711$                                    35.9% 17,339$      68.85$    475,716$                                    35.0% 17,408$      68.13$    
FF&E Reserve *** 34,350$                                      3.0% 1,561$        6.58$      36,355$                                      3.0% 1,652$        6.76$      39,186$                                      3.0% 1,781$        7.07$      40,724$                                      3.0% 1,851$        7.25$      
Net Operating Income 368,099$                                    32.1% 13,323$      56.15$    400,252$                                    33.0% 14,466$      59.15$    429,525$                                    32.9% 15,558$      61.77$    434,992$                                    32.0% 15,556$      60.89$    

Cap Rate (based on $3,750,000 completed project)
Revenue Multiplier
Price Per Room $170,454.55

10.7%

$133.25
-

9.8%
3.28

$140.70
5.3%

$205.00

YEAR 1
22

8030
5220

65.00%
$220.00
$151.80

7.3%

YEAR 2
22

8030

YEAR 3
22

8030
5541

69.00%
5380

67.00%
$210.00

YEAR 4
22

8030
5621

70.00%
$225.00
$157.50

3.6%

11.6%
2.76

$170,454.55
3.09

$170,454.55

11.5%
2.87

$170,454.55

# of Rooms
Annual Rooms Available
Occupied Rooms
Occupancy
ADR
RevPAR
YoY RevPAR Growth

REVENUE $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Rooms 1,069,998$                                 93.4% 48,636$      205.00$  1,129,821$                                 93.2% 51,356$      210.00$  1,218,954$                                 93.3% 55,407$      220.00$  1,264,725$                                 93.2% 57,488$      225.00$  
Retail (Mini bar, merch, etc.) 65,000$                                      5.7% -$               -$        70,000$                                      5.8% -$               -$        72,250$                                      5.5% -$               -$        75,000$                                      5.5% -$               -$        
Events 10,000$                                      0.9% -$               -$        12,000$                                      1.0% -$               -$        15,000$                                      1.1% -$               -$        17,750$                                      0.0% -$               -$        

Total 1,144,998$                                 100.0% 48,636$      205.00$  1,211,821$                                 100.0% 51,356$      210.00$  1,306,204$                                 100.0% 55,407$      220.00$  1,357,475$                                 98.7% 57,488$      225.00$  

DEPARTMENTAL EXPENSES
Rooms/Supplies 101,650$                                    9.5% 4,620$        19.48$    107,333$                                    9.5% 4,879$        19.95$    115,801$                                    9.5% 5,264$        20.90$    126,473$                                    10.0% 5,749$        22.50$    
Property Management/Wages 320,999$                                    30.0% 14,591$      61.50$    338,946$                                    30.0% 15,407$      63.00$    365,686$                                    30.0% 16,622$      66.00$    379,418$                                    30.0% 17,246$      67.50$    
Other 32,100$                                      3.0% 1,459$        6.15$      35,024$                                      3.1% 1,592$        6.51$      38,397$                                      3.2% 1,745$        6.93$      39,839$                                      3.2% 1,811$        7.09$      

Total 454,749$                                    39.7% 20,670$      87.13$    481,304$                                    39.7% 21,877$      89.46$    519,884$                                    39.8% 23,631$      93.83$    545,729$                                    40.2% 24,806$      97.09$    

Gross Operating Income 690,249$                                    60.3% 27,966$      117.88$  730,517$                                    60.3% 29,478$      120.54$  786,320$                                    60.2% 31,776$      126.17$  811,746$                                    58.5% 32,682$      127.91$  

UNDISTRIBUTED OPERATING EXPENSES
Administrative & General 34,350$                                      3.0% 1,561$        6.58$      33,325$                                      2.8% 1,515$        6.19$      35,921$                                      2.8% 1,633$        6.48$      37,331$                                      2.8% 1,697$        6.64$      
Sales & Marketing 85,875$                                      7.5% 3,903$        16.45$    84,827$                                      7.0% 3,856$        15.77$    91,434$                                      7.0% 4,156$        16.50$    95,023$                                      7.0% 4,319$        16.91$    
Repairs & Maintenance 54,387$                                      4.8% 2,472$        10.42$    54,532$                                      4.5% 2,479$        10.14$    58,779$                                      4.5% 2,672$        10.61$    67,874$                                      5.0% 3,085$        12.08$    
Utilities 51,525$                                      4.5% 2,342$        9.87$      54,532$                                      4.5% 2,479$        10.14$    62,045$                                      4.8% 2,820$        11.20$    64,480$                                      4.8% 2,931$        11.47$    

Total 226,137$                                    19.8% 10,279$      43.33$    227,216$                                    18.8% 10,328$      42.23$    248,179$                                    19.0% 11,281$      44.79$    264,708$                                    19.5% 12,032$      47.09$    

Gross Operating Profit 464,112$                                    40.5% 17,687$      74.55$    503,301$                                    41.5% 19,150$      78.31$    538,141$                                    41.2% 20,495$      81.38$    547,039$                                    39.0% 20,649$      80.82$    

MANAGEMENT FEES $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Base Management Fees * -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        

Total -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        -$                                               0.0% -$               -$        

FIXED CHARGES $ % PAR POR $ % PAR POR $ % PAR POR $ % PAR POR
Property Taxes ** 41,625$                                      3.6% 1,892.05$   7.97$      42,458$                                      3.5% 1,929.89$   7.89$      43,307$                                      3.3% 1,968.48$   7.82$      44,173$                                      3.3% 2,007.85$   7.86$      
Insurance 20,037$                                      1.8% 910.79$      3.84$      24,236$                                      2.0% 1,101.66$   4.50$      26,124$                                      2.0% 1,187.46$   4.71$      27,150$                                      2.0% 1,234.07$   4.83$      

Total 61,662$                                      5.4% 2,802.84$   11.81$    66,694$                                      5.5% 3,031.54$   12.40$    69,431$                                      5.3% 3,155.94$   12.53$    71,322$                                      5.3% 3,241.92$   12.69$    

EBITDA 402,449$                                    35.1% 14,884$      62.74$    436,607$                                    36.0% 16,118$      65.91$    468,711$                                    35.9% 17,339$      68.85$    475,716$                                    35.0% 17,408$      68.13$    
FF&E Reserve *** 34,350$                                      3.0% 1,561$        6.58$      36,355$                                      3.0% 1,652$        6.76$      39,186$                                      3.0% 1,781$        7.07$      40,724$                                      3.0% 1,851$        7.25$      
Net Operating Income 368,099$                                    32.1% 13,323$      56.15$    400,252$                                    33.0% 14,466$      59.15$    429,525$                                    32.9% 15,558$      61.77$    434,992$                                    32.0% 15,556$      60.89$    

Cap Rate (based on $3,750,000 completed project)
Revenue Multiplier
Price Per Room $170,454.55

10.7%

$133.25
-

9.8%
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$140.70
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$205.00

YEAR 1
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5541

69.00%
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11.6%
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$170,454.55
3.09
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11.5%
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$170,454.55



Address Sq. Feet Price Price Per 
Sq. ft COE

853 Shell Beach Rd. 
Pismo Beach, CA 14,380             $2,440,000 $170 On Market

350 Pismo Ave. Pismo 
Beach, CA 31,582             $4,500,000 $142 On Market

Average Per Sq. Ft. $156

797 El Camino Real 
Arroyo Grande, CA 24,667             $1,199,000 $49 SUBJECT 

PROPERTY

1

2

SUBJECT 
PROPERTY
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COMPARABLE SET AREA MAP

COMP 1

COMP 2

SUBJECT PROPERTY



COMP 1
853 Shell Beach Rd. Pismo Beach, CA
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COMPARABLE SET
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COMP 2
350 Pismo Ave. Pismo Beach, CA 

COMPARABLE SET
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DIRECTIONS TO:  727 EL CAMINO REAL - ARROYO GRANDE, CA: 
FROM NORTH: Take Highway 101 South to Halcyon Street. Continue straight at the light 
and turn left onto Faeh Ave. Lot is on the left. 
FROM SOUTH: Take Highway 101 north to Grand Ave, turn left. Go over the bridge and 
make a right on El Camino Real. Lot is on the left. 
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BY REVIEWING THIS DOCUMENT, YOU VOLUNTARILY AGREE TO THE FOLLOWING:

That the material contained in this document is confidential, furnished solely for the purpose of considering 
investment in the property described therein and is not to be copied and/or used for any purpose or made 
available to any other person without the express written consent of Everlygrove Hotel Brokers. In accept-
ing this document, the recipient agrees to keep all data, research, and information contained herein confi-
dential. This offering has been prepared to provide a summary information to educate prospective purchas-
ers and to establish a preliminary level of interest in the property described herein. It does not, however, 
present all material information regarding the subject property, and it is not a substitute for a thorough due 
diligence investigation on your part.

Everlygrove Hotel Brokers and the seller have not made any in depth investigations of the actual property, 
including but not limited to any potential environmental problems that may exist and make no warranty or 
representations whatsoever concerning these issues. The information contained in this information pack-
age has been obtained from sources we believe to be reliable.

Any pro formas, projections, opinions, assumptions or estimates used are purely for those purposes only 
and do not necessarily represent the current or guarantee the future performance of the property. Ever-
lygrove Hotel Brokers and Seller strongly recommend that prospective purchasers go beyond this offering, 
by conducting an in-depth investigation of every physical and financial aspect of the property to determine 
if the property meets their needs and expectations. We also recommend that prospective purchasers con-
sult with their tax, financial and legal advisors on any matter that may affect their decision to purchase the 
property and the subsequent consequences of ownership. All parties are also advised that in any property 
the presence of certain kinds of molds, funguses, or other organisms may adversely affect the property and 
the health of those individuals exposed to them.

Everlygrove Hotel Brokers recommends, if prospective buyers have questions or concerns regarding these 
issues, that prospective buyers conduct further inspections using qualified professionals. The Seller retains 
the right to withdraw, modify or cancel this offer to sell at any time and without any notice or obligation. 
Any sale is subject to the sole and unrestricted approval of Seller. Seller shall be under no obligation to 
any party until such timev as Seller and any other valid parties have executed a contract of sale containing 
terms and conditions that are fully acceptable to Seller.

The principal officers of Everlygrove Hotel Brokers are Aaron Graves DRE #: 01787901 Aaron@EverlyGrove.
com Ph: 805.704.0334, Katelyn Graves DRE #: 02078383 Katelyn@EverlyGrove.com Ph: 805.704.0334.

For more information on these and other exclusive listings, please visit our company website at www.ever-
lygrove.com

DISCLAIMER: This offering does not constitute a direct solicitation to buy or sell property. This offering 
is only intended to educate and inform through research, presentation of data, and valid points. All infor-
mation has been researched, mileage (distance) has been Google verified on actual Google maps using 
verified zip codes and addresses. All photos in this brochure are used under the U.S Copyright Fair use Act 
to merely educate and inform individuals. All copyright of the photos, videos, links, and data points belong 
to those individuals who created them. Thank you for reviewing this offering.
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