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Dear Mr. Kothari: 

 

In accordance with the terms of our engagement, CBRE Tourism & Leisure Group (“CBRE”) has completed 
the research and analysis in connection with a Market Study Update for a proposed 140-room Hotel and 

Nordic Spa development in Prince Edward County, Ontario.  

 

This report has been prepared solely for the use of Kothari Group (the “Client”) to assess the market support 

for the proposed hotel development. It cannot be shared or distributed to any third parties or used for any 

other purpose without the prior written consent of CBRE Limited. The conclusions offered in this report reflect 

the development program outlined herein and may be subject to change should the facility program be 

altered.  

 

The entire study, including all findings and conclusions, pertain to the Prince Edward County and Ontario 

Resort and Inn competitive market areas, and is based on our knowledge and information with respect to 

current and projected economic data, expected growth in the supply of and demand for hotel 

accommodation, proposed construction of facilities, which could be deemed to be competitive, and the status 

of the competitive market as at the completion of our research on May 18, 2021.  
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As in all studies of this type, the projected operating results are based on competent and efficient 

management and presume no significant change in the competitive position of the accommodation industry 

in the immediate area except as set forth in this report. The estimates are subject to uncertainty and variation 
and we do not represent them as results that will be achieved. They have, however, been conscientiously 

prepared on the basis of available information and our experience in the industry. 
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EXECUTIVE SUMMARY 

Study Purpose 

The subject report has been prepared by CBRE to provide a third-party opinion on market support for a 

proposed 140-room hotel and Nordic spa development on the Redtail Vineyard Estate in Consecon, Prince 

Edward County. 

Proposed Redtail Vineyard and Proposed Joie de Vivre by Hyatt & Nordic 
Spa 

The owner of Redtail Vineyards purchased a second 140-acre property in 2018, which was formerly 

abandoned farmland. The land was cleared and the new Redtail East Vineyard was planted in 2019 and 

2020. The owner’s goal is to achieve the Sustainable Practice Certification, something as-yet-unseen in the 
County.  

It should be noted that the landowners dedicated considerable time and effort towards securing a desirable 

and appropriate site for the subject Hotel & Spa. In CBRE’s previous work for the owners in 2018, the 

recommended development area for a proposed Hotel & Nordic Spa was a site over 40 acres in size, located 

outside the downtown core, preferably near the waterfront proximate to either Consecon or Wellington, with 

access to municipal servicing (or the potential of gaining such access). Other key considerations included: 

x Access to and from major transportation routes 

x Large site size: 

� Hotel would need one to two acres, as well as a 1:2 ratio of parking stalls to guest 
rooms; 

� One-acre parcel for the Nordic Spa buildings and pools located on a portion of the 
site that is protected from highway or major thoroughfares; the spa reception 
building should ideally be situated on a higher elevation, with the potential for views 
overlooking the Bay of Quinte or Lake Ontario (depending on the location), while 
the baths would be best situated within an area of evergreen forest, to promote 
increased seclusion and less noise; 

� Enough acreage for complementary attraction development, i.e. walking and cross-
country ski trails, as well as other agricultural pursuits for the Client’s consideration 

x Proximity to cultural and tourist infrastructure (i.e. other attractions and restaurants) 

x Access to a consistent water source (e.g. municipal water or lake well) for the outdoor spa 

Based on the development program contemplated, less concern would need to be placed on the proximity 

to support amenities, given that the property would have full food and beverage services and amenities on-

site.  Similarly, proximity to the cultural and tourist attractions in the area would be important so that 

excursions could be planned as part of the guests programming.  A hotel with a Nordic Spa would essentially 

function as a destination in and of itself, i.e. a retreat property, and would benefit from a location that is 

somewhat removed from the main active areas of the community.  
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The Redtail East project is anticipated to be developed in two phases over the next 5 to 10 years.  

Phase 1 – Redtail East Vineyard, Hotel Development and Nordic Spa (2021-2024) 

x Approximately 57% of the property will be devoted to vineyards (80 acres).  Approximately 

20 acres of grapes were cultivated in 2019/20 at the Redtail East Vineyard, and a further 

10 acres will be planted in 2021. 

x Phase 1 will also involve development of a proposed 70-room hotel development on a 20-
acre site (representing 15% of the overall property), along with the development of a 

Nordic-style spa, including a Scandinavian Spa building and a series of hot and cold 

outdoor pools. 

Phase 2 – Hotel Expansion 

x As demand warrants, up to 70 additional rooms will be added to the hotel, for a total of 
140 rooms. 

x The balance of the property (40-acres) will be maintained in its natural state as a woodlot 
and wetlands.  

The proposed hotel and Nordic spa will be branded as a Joie de Vivre property and will be positioned as a 

leading destination boutique resort in Ontario.  The Joie de Vivre by Hyatt brand represents a collection of 

boutique hotels offering unique accommodations that reflect the vibrant neighbourhoods/locales in which 

they are located.  

The Nordic spa itself will be an attraction that complements the existing tourism-based attractions at the 
resort and elsewhere in the area (i.e. golf courses, beaches, winery routes, hiking trails, etc.). The facility will 

be constructed on an aesthetically pleasing parcel of land with scenic views of the Redtail Vineyard and 

surrounding landscape. 
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The proposed hotel will also provide approximately 3,000 square feet of dedicated on-site meeting space 

across three rooms. Meeting and Conference demand is currently limited in the local PEC market due to a 
lack of meeting/conference facilities with associated guest rooms.  While there are a number of event venues, 

such as renovated barns in PEC, they are typically not associated with on-site accommodations. The subject 

hotel will provide a good ratio of meeting space for its room count; however, the property will have to balance 

the meeting/conference business demand - in particular social events - with Leisure guests who are also 

using the spa facilities.  

During the first phase of development at 70 rooms, the property will be limited to small to mid sized meetings 

in order to accommodate the overnight demand for groups.  However, as the property expands to 140 

rooms, meeting and conference business can also be expanded to attract larger mid-size groups.    

The proposed hotel and Nordic spa will be a new attraction for Prince Edward County that provides a 

competitive advantage relative to other hotel and resorts in the surrounding area. A hotel with 3,000 square 

feet of meeting space and a Nordic spa that is situated in working vineyard would function as an attraction 

and destination in and of itself, i.e. a retreat property, and would benefit from a location that is somewhat 

removed from the main active areas of the community.  

Prince Edward County Economic Overview 

From a local market perspective, Prince Edward County is expected to see moderate population increases 

over the next few years, driven by remote work trends, growing industries, and the desire for rural homes. 
The County is a popular tourist destination, which has a predominantly seasonal offering catering 

predominantly to the leisure market. Sandbanks Provincial Park is a key tourist destination within The County 

and generated 830,000 visitor days in 2020, a 14% growth over 2019. Areas of particular growth include 

the culinary and agritourism experiences, including wineries, craft breweries, and new restaurants. The 

County has seen several new accommodation investments and a rapid rise in short term rentals.  

However, accommodation supply constraints have become an issue as demand for tourism in the County 

continues to grow. The new short-term accommodation rental restrictions and licensing requirements are 
expected to marginally decrease short term rental supply in the future. There are signs of this trend in the 

GTA, as the City’s new short-term rental bylaws are converting some Airbnbs back into stock in the long-

term housing market. As of May 2020, there were 3,349 short-term rental operators registered with the City 

of Toronto, compared to more than 15,000 listings on rental platforms before the pandemic last year.1  

While the tourism industry is always being shaped by changing consumer demands, the pandemic has been 

a catalyst to speed up several trends including wellness tourism, a rise in demand for rural tourism, and 

domestic “staycation” tourism. 

Competitive PEC Accommodation Market Historic Performance  

The following chart highlights the historic performance of the primary PEC competitive set over the 2013-

2020 and year-to-date Q1 2021 results. 

 
1 Airbnbs Migrating to Long-Term Rental Market, Tess Kalinowki, Toronto Star, May 2021 
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Competitive accommodation supply in the PEC market increased by 173% over the 2013 to 2020 period 

(15.4% CAGR), largely driven by the proliferation of short-term rentals within The County. On an annualized 

basis, the number of Airbnbs has more than quadrupled, growing from approximately 100 year-round 

equivalent rooms in 2013 to over 600 by 2020. 

In 2019, the Prince Edward County accommodation market achieved 41% occupancy with an average daily 

rate of about $183. In 2020, with the onset of the COVID-19 pandemic, market demand fell by 

approximately 21%. At the same time, ADR improved by close to 19% as new upscale product entered the 

market, and Prince Edward County benefited from a surge in drive-to leisure demand from those wanting to 
safely escape from large urban settings. 

Despite strong improvements in ADR, RevPAR in the competitive PEC market has only marginally improved 

due to the impacts of COVID-19 at a compound annual growth rate of 1.2%, moving from $61 in 2013 to 

$67 in 2020.  

Competitive PEC Accommodation Market and Subject Joie de Vivre by 
Hyatt Projected Performance  

With the expectation that the current provincial lockdown period will be lifted by Summer/Fall 2021, together 

with the expectation of continued pent-up demand for drive to leisure markets such as PEC, demand is 
forecasted to expand by 15% in 2021.   

Between 2021 and 2022 new supply will enter the PEC market including the 33-room Royal Hotel and 20 

room Wellington Hotel, while the number of Airbnb listings are expected to decline slightly as new licensing 

regulations come into effect. Market demand is projected to increase over this period, as demand is induced 

into the market and additional capacity is added during peak periods, and overnight travel begins to recover 

from the pandemic.  Market occupancy levels are projected to recover to 42% by 2022, which is on par with 

PEC’s 2019 results (pre-pandemic).  

As part of Phase 1 of the Redtail East project, the Joie de Vivre by Hyatt hotel is projected to open with 70 

rooms on January 1, 2023.  As a newly constructed Joie de Vivre by Hyatt development with resort amenities, 

the proposed subject hotel is projected to achieve a rate penetration of 118.9% in its opening year and to 

Year
Rooms 

Available
% Change

Rooms 
Occupied

% ChangeOccupancy Pt. Change ADR % Change RevPAR % Change

2013 134,685 63,956 47.5% $129.17 $61.34

2014 136,518 1.4% 65,379 2.2% 47.9% 0.4 $132.27 2.4% $63.34 3.3%
2015 175,930 28.9% 74,856 14.5% 42.5% -5.3 $160.24 21.1% $68.18 7.6%
2016 198,277 12.7% 90,271 20.6% 45.5% 3.0 $162.48 1.4% $73.97 8.5%
2017 245,290 23.7% 114,692 27.1% 46.8% 1.2 $162.78 0.2% $76.11 2.9%
2018 286,525 16.8% 118,076 3.0% 41.2% -5.5 $176.85 8.6% $72.88 -4.2%
2019 345,640 20.6% 142,654 20.8% 41.3% 0.1 $183.35 3.7% $75.68 3.8%
2020 367,464 6.3% 112,807 -20.9% 30.7% -10.6 $217.91 18.8% $66.89 -11.6%

Compound Annual 
Growth Rate

15.4% 8.4% 7.8% 1.2%

YTD MAR 2020 81,718 - 21,576 - 26.4% - $183.85 - $48.54 -
YTD MAR 2021 61,560 -24.7% 2,296 -89.4% 3.7% -22.7 $236.97 28.9% $8.84 -81.8%

Source: CBRE Hotels

Competitive PEC Market Performance Results
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maintain this level of performance throughout the projection period. The subject is projected to achieve an 

ADR of $287.80 in Year 1, increasing to $311.52 by Year 5.  

The subject Joie de Vivre by Hyatt hotel development will bring new demand into the PEC market by through 

its brand affiliation, reservation system, sales team, unique facilities and amenities including a Nordic spa 

and meeting/conference facilities within an active vineyard setting.  The addition of the subject hotel with 70 

rooms and potential expansion to 140 rooms will generate this demand, turning what existed as only 

potential demand into actual accommodated room nights for the market.   

The proposed Joie de Vivre by Hyatt Hotel & Nordic Spa encapsulates many of the trends driving consumer 

demand in the County. The Redtail East Vineyard site will allow the hotel to draw on the growing agritourism 

and culinary tourism demand, while the spa component will capitalize on the surge in wellness tourism and 
offer a year-round demand generator to balance out the heavily summer-focused tourist season in the 

County. Furthermore, the proposed accommodations offer guests the benefits of a short-term rental in that 

the accommodations are viewed as private and exclusive, while also allowing guests access to common 

amenities.  

As a globally recognized brand, the Joie de Vivre by Hyatt lifestyle hotel brand will also be the first of its kind 

in the County. Unlike the fluctuating supply of short-term rentals, the subject property will increase 

accommodation supply in the market year-round, bringing overnight accommodation supply and demand 

closer to an equilibrium.  

The projected results for the subject Joie de Vivre by Hyatt property and overall PEC accommodation market 

are summarized as follows: 

 
  

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Supply - PEC Overall Market 2023 2024 2025 2026 2027 2028 2029 2030
Proposed Joie de Vivre By Hyatt & Nordic Spa 70 70 70 140 140 140 140 140
Total Market Supply 1,069 1,069 1,069 1,139 1,139 1,139 1,139 1,139
Fair Share of Supply 6.5% 6.5% 6.5% 12.3% 12.3% 12.3% 12.3% 12.3%

Demand Projections - PEC Overall Market 2023 2024 2025 2026 2027 2028 2029 2030
Total Fair Share Demand 11,276 11,520 11,750 22,718 23,286 23,286 23,286 23,286
Total Demand Captured 14,577 15,643 16,555 28,330 30,191 30,955 30,955 30,955
Total Rooms Revenue $4,195,218 $4,592,138 $4,957,008 $8,652,448 $9,405,109 $9,835,975 $10,032,694 $10,233,348
Property Occupancy 57.1% 61.1% 64.8% 55.4% 59.1% 60.4% 60.6% 60.6%
Property ADR $287.80 $293.55 $299.43 $305.41 $311.52 $317.75 $324.11 $330.59
Property RevPAR $164.20 $179.24 $194.01 $169.32 $184.05 $191.96 $196.33 $200.26

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
2023 2024 2025 2026 2027 2028 2029 2030

Market Occupancy 44.1% 45.1% 46.0% 44.5% 45.6% 45.6% 45.6% 45.6%
Subject Market Penetration 129.3% 135.8% 140.9% 124.7% 129.7% 132.9% 132.9% 132.9%
Projected Subject Occupancy 57.1% 61.1% 64.8% 55.4% 59.1% 60.4% 60.6% 60.6%

Market ADR $242.09 $246.93 $251.87 $256.91 $262.05 $267.29 $272.64 $278.09
Subject ADR Penetration 118.9% 118.9% 118.9% 118.9% 118.9% 118.9% 118.9% 118.9%
Projected Subject ADR $287.80 $293.55 $299.43 $305.41 $311.52 $317.75 $324.11 $330.59

Market RevPAR $106.85 $111.34 $115.83 $114.22 $119.41 $121.80 $124.24 $126.72
Subject RevPAR Index 153.7% 161.4% 167.5% 148.2% 154.1% 158.0% 158.0% 158.0%
Subject RevPAR $164.20 $179.24 $194.01 $169.32 $184.05 $191.96 $196.33 $200.26

Proposed Joie de Vivre By Hyatt & Nordic Spa Segmentation Projections

Source: CBRE Hotels



PROPOSED JOIE DE VIVRE BY HYATT & NORDIC SPA 
JANUARY 1, 2023 

 

 
 EXECUTIVE SUMMARY 10 

 

Based on our market analysis, as new supply entered the PEC market, demand levels kept pace over the 

2013 to 2019 period, prior to onset of the COVID-19 pandemic. Based on our market analysis, the subject 
Joie de Vivre by Hyatt hotel development is expected to open its first phase of development with 70 rooms in 

2023 and achieve an occupancy of 65% by Year 3, after which the development will be expanded by a futher 

70 rooms and reach stabilization at 60% occupancy by Year 7.  The overall PEC market is projected to absorb 

the subject development’s new supply, reaching a market occupancy of 46% following absorption of the 

subject property’s full development of 140 rooms. 

 

 

 

With the projected decrease in STA product over the next 12 months and demand for Prince Edward County 

accommodations continuing to grow, there will be greater opportunity to capture demand in other forms of 

commercial transient accommodations. The Royal Hotel in Picton and the Wellington Hotel are expected to 

capture some of this demand, particularly for visitors looking for a more traditional hotel or inn experience. 

However, consumer trends regarding wellness experiences, combined with the interest in more customized 
and unique accommodations (which drives STA demand) and the pent-up demand for weddings and family 

celebrations, is expected to drive significant demand for a product like the Joie de Vivre by Hyatt Hotel & 

Nordic Spa. While the new hotel is projected to satisfy demand that already exists and therefore compete 

with other product in the Prince Edward County market, it is also expected to attract new demand, as it will 

be considered a “destination” for both leisure and meeting/conference business. At 70 rooms, the proposed 

hotel & spa will also be large enough to absorb both existing and new demand. As a rate leader, the 

proposed Joie de Vivre by Hyatt is expected to have an impact on market positioning for some of the higher 
end County properties, but will only serve to complement the range of product available in the long term.  
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INTRODUCTION 
CBRE has completed the Market Study Update for a proposed 140-room Hotel and Nordic Spa development 

on the Redtail Vineyard Estate in Consecon, Prince Edward County. This phase included the research and 

analysis to support the rezoning effort for the proposed hotel and Nordic spa, and to show the market’s 

ability to support new accommodations. The purpose of the study has been to provide a third-party opinion 

on the market support for the subject development.  

In completing this phase of the study, CBRE has undertaken the following tasks to date: 

x Met with members of the project team on April 21st to initiate the project and finalize facility 
program, 

x Submitted a final mutually agreed upon work plan, 

x Interviewed stakeholders within Prince Edward County and surrounding areas, 

x Reviewed the proposed facility program for the subject hotel and spa development,  

x Evaluated the national, provincial, and local economic and tourism markets and trends 

shaping the tourism industry, 

x Analyzed the 5-year historic performance of the provincial accommodation market, plus 

the Prince Edward County competitive market and the Ontario Resort & Inn competitive 

market in terms of occupancy, rate, and segmentation of demand, 

x Reviewed proposed types and timing of new/expanding accommodation development in 
the area, 

x Prepared supply and demand estimates for both competitive markets over the next five to 
ten years, 

x Projected estimated market share for the subject hotel property and topline property 

performance, and 

x Compiled all findings into the subject Report. 

 



 

 

PROPERTY OVERVIEW 
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CONCEPT DESCRIPTION 

Redtail Vineyard and Proposed Joie de Vivre by Hyatt & Nordic Spa 

Prince Edward County is home to approximately 35 winemakers, one of which is Redtail Vineyards located 

at 422 Partridge Hollow Road, Consecon, Ontario. The original winery, which was founded and re-opened 

in 2019 is based on a minimal intervention style and old-world style hand-crafted methods.  

The owner of Redtail Vineyards purchased a second 140-acre property in 2018, which was formerly 

abandoned farmland. The land was cleared and the new Redtail East Vineyard was planted in 2019 and 

2020. The owner’s goal is to achieve the Sustainable Practice Certification, something as-yet-unseen in the 

County.  

The Redtail East project is anticipated to be developed in two phases over the next 5 to 10 years.  

Phase 1 – Redtail East Vineyard, Hotel Development and Nordic Spa (2021-2024) 

x Approximately 57% of the property will be devoted to vineyards (80 acres).  Approximately 

20 acres of grapes were cultivated in 2019/20 at the Redtail East Vineyard, and a further 

10 acres will be planted in 2021. 

x Phase 1 will also involve development of a proposed 70-room hotel development on a 20-

acre site (representing 15% of the overall property), along with the development of a 

Nordic-style spa, including a Scandinavian Spa building and a series of hot and cold 

outdoor pools. 

Phase 2 – Hotel Expansion 

x As demand warrants, up to 70 additional rooms will be added to the hotel, for a total of 

140 rooms. 

x The balance of the property (40-acres) will be maintained in its natural state as a woodlot 
and wetlands.  

The proposed hotel and Nordic-style spa will be branded as a Joie de Vivre property and will be positioned 

as a leading destination boutique resort hotel in Ontario.  

Joie De Vivre by Hyatt 

The Joie de Vivre by Hyatt brand represents a collection of boutique hotels offering unique accommodations 

that reflect the vibrant neighbourhoods/locales in which they are located. These one-of-a-kind independent 

hotels invite guests and locals to connect, live in the moment and celebrate the joy of life (Joie de Vivre). They 

are designed to be original and inclusive, with bright, bold colours and playful and uplifting vibes. Joie de 

Vivre properties tend to feature strong food & beverage offerings including destination dining, meeting and 

event facilities and resort amenities including spas. There are currently 2 Joie de Vivre properties in Ontario 

– The 115-room Anndore House in downtown Toronto and the 92-room Walper Hotel in downtown 

Kitchener. The brand is affiliated with Hyatt Hotels, a leading global operator with over 900 hotels and resorts 
worldwide. The Hyatt brand has strong brand awareness across Canada and the US, and the company 



PROPOSED JOIE DE VIVRE BY HYATT & NORDIC SPA 
JANUARY 1, 2023 

 

 
 PROPERTY OVERVIEW 15 

 

provides a national marketing program that also generates national accounts for their hotels. In addition, 

World of Hyatt has a very popular loyalty program and distribution system which typically generates strong 
levels of room demand for their hotels. 

The following exhibits provide site plans for the subject development. 

Site Plans 
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SITE AND LOCATION DESCRIPTION 
The entire Redtail East Vineyard property is 140 acres in size (58 hectares), of which 20 acres in the northeast 
section of the site has been allocated to the proposed Joie de Vivre by Hyatt Hotel and Nordic Spa. The site 

is located approximately 3 km south of Consecon in Hillier Ward, on the east side of the intersection of 

Partridge Hollow Road and Loyalist Parkway (County Road 33), and consists of one parcel with 1,038m 

(3,405 feet) of frontage on Loyalist Parkway. The property is designated “Rural” and “Environmental 

Protection” under the current County of Prince Edward Official Plan.  

The property features open meadows and treed areas that frame the fields in hedgerows. It was previously 

utilized for agricultural crop fields. The topography includes a slight incline descending from the north in a 

south-easterly direction to a small central stream. 

A noticeable ridge bisects the property in a north-south direction, along the midpoint. This ridge is about 5m 

(16 ft) in height and is a significant topographic feature, as it forms a continuous elevated crest and also 

serves as a buffer of the eastern half of the property from the Loyalist Parkway. This ridge forms a natural 

separation for the proposed Hotel and Spa development, providing both privacy and a noise barrier from 

the winery production area. This north-east portion of the subject lands includes a mixture of open meadow 

and a red oak-dominated woodlot, which is extremely rare for Prince Edward County. A second deciduous 

forest is found in the central-east part of the property bordering the wetland and creek.  

An informal entry/exit point has been used by farm vehicles to gain access to the subject lands at the Loyalist 

Parkway and Partridge Hollow Road intersection and will be extended to provide private access to the 

proposed Hotel & Spa site. 

The majority of lands to the north, east and west of the property are agricultural. There is one dwelling 

fronting onto the west side of Loyalist Parkway. Loyalist Parkway runs parallel to the western property line, 

where it curves around the south-west corner and continues in a linear formation beyond the limits of the 

property. A number of residential dwellings front the south side of Loyalist Parkway, and due south of the 

subject property is Pleasant Bay (approximately 360m/1,180 ft). 

It should be noted that the landowners dedicated considerable time and effort towards securing a desirable 

and appropriate site for the subject Hotel & Spa. In CBRE’s previous work for the owners in 2018, the 

recommended development area for a proposed Hotel & Nordic Spa was a site over 40 acres in size, located 

outside the downtown core, preferably near the waterfront proximate to either Consecon or Wellington, with 

access to municipal servicing (or the potential of gaining such access). Other key considerations included: 

x Access to and from major transportation routes 

x Large site size: 

� Hotel would need one to two acres, as well as a 1:2 ratio of parking stalls to guest 
rooms; 

� One-acre parcel for the Nordic Spa buildings and pools located on a portion of the 
site that is protected from highway or major thoroughfares; the spa reception 
building should ideally be situated on a higher elevation, with the potential for views 
overlooking the Bay of Quinte or Lake Ontario (depending on the location), while 
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the baths would be best situated within an area of evergreen forest, to promote 
increased seclusion and less noise; 

� Enough acreage for complementary attraction development, i.e. walking and cross-
country ski trails, as well as other agricultural pursuits for the Client’s consideration 

x Proximity to cultural and tourist infrastructure (i.e. other attractions and restaurants) 

x Access to a consistent water source (e.g. municipal water or lake well) for the outdoor spa 

Based on the development program contemplated, less concern would need to be placed on the proximity 

to support amenities, given that the property would have full food and beverage services and amenities on-

site.  Similarly, proximity to the cultural and tourist attractions in the area would be important so that 

excursions could be planned as part of the guests programming.  A hotel with a Nordic Spa would essentially 

function as a destination in and of itself, i.e. a retreat property, and would benefit from a location that is 

somewhat removed from the main active areas of the community.  
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Figure 1: Existing Redtail Vineyard site facing west 

 

 

Figure 2: Proposed Redtail East Development Site facing south 
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Figure 3: Proposed Redtail East site in relation to the existing Redtail Vineyards 

 
*Site lines shown in red are not exact; purpose is to show proposed site in relation to the existing Redtail Vineyards site. 
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Regional  Map  

 

Neighborhood Map 
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PROPOSED HOTEL DEVELOPMENT PROGRAM 
The following table summarizes the proposed facility program developed by Kothari Group for the hotel 
development at Redtail East Vineyards in Prince Edward County. 

 

The room mix for the initial hotel development calls for 70 rooms, with an expansion of up to 70 additional 

rooms as part of a subsequent phase, as demand warrants. The development program calls for 4 types of 

building structures with a total of 18 buildings as part of initial hotel development. Building Type A combines 
two 1-Bedroom Suites with two 1-Bedroom Dens, offering up to 4 suites per building and the ability to rent 

rooms as separate lock-off units or as larger combined suites.  

The main hotel building will include the hotel lobby/registration area, dining room, meeting space and staff 

offices at approximately 8,000 SF, with an additional 5,000 SF of back of house/circulation space for staff 

room, laundry facilities, mechanical and storage. 

On-site guest amenities at the subject hotel will include: 

x Tennis court/basketball court combination 

x Fitness room 

x Outdoor pool – for kids 

x Hot tub 

x BBQ area 

Guestrooms - Initial Phase % of Room Mix Keys Sq. Ft./Rm Total GFA
1 Bdrm Suite with Full Kitchen/Patio 34% 24 450            10,800
1 Bed Den with Microwave/Fridge 51% 36 350            12,600
3 Bdrm Suite 9% 6 1,100         6,600
4 Bdrm Suite 6% 4 1,500         6,000
Total 100% 70 514 36,000
Food & Beverage Seats Sq. Ft./Rm Total GFA
Restaurant / Bar 125 36 2,500
Total 125 36 2,500
Meeting/Conference Facilities Capacity Sq. Ft./Rm Total GFA
Meeting Room 1 167 29 2,000
Meeting Room 2 42 7 500
Meeting Room 3 42 7 500
Total 250 43 3,000
Other Facilities Sq. Ft./Rm Total GFA
Fitness Room / Pool 21 1,450
Lobby / Public Spaces 36 2,500
BOH / Circulation 71 5,000
Total Hotel GFA Initial Development 721 50,450
Additional Guestrooms - Subsequent Phase 70 514 36,000
Total Proposed Hotel GFA 140 618           86,450

PROPOSED HOTEL FACILITY PROGRAM 

Source: Kothari Group
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x Guest laundry  

x Bike/hiking trails. 

Inclusive of the hotel lobby, public areas, mechanical rooms, and back of house support areas, the proposed 
initial hotel development will require a total GFA of approximately 50,450 SF, an average of 721 SF per 

room. Plans for subsequent phases call for a further 70 rooms, which will increase the total GFA hotel 

requirement by 71% to an estimated 86,450 SF. 

The selection of this program for the proposed Prince Edward County development is based on these primary 

factors:  

x This type of accommodation development will appeal to leisure travelers, which represents 
a significant proportion of travelers and occupied room night demand within the local area.  

x A boutique property, branded as Joie de Vivre by Hyatt will allow for greater flexibility in 
design, amenities, and positioning of the property as a vibrant, independent hotel that 

reflects the uniqueness of The County and Redtail Vineyards, while also providing the 

benefit from the strength of the Hyatt name, and access to its reservation system and World 

of Hyatt loyalty program. 

x This type of accommodation can include a greater amount of meeting space and food and 
beverage amenities that will provide additional revenue for the property and allow it to 

attract more meeting/conference demand in off-peak periods.  

The ability of the property to attract sufficient demand in off-peak periods is critical in achieving sustainable 

business levels year-round. The inclusion of a restaurant will allow the property to compete more effectively 

within the local market and will also generate additional revenue by attracting local guests and those staying 

elsewhere in the County.  

Nordic Spa Concept 

While plans for the Nordic Spa have not been finalized by the Kothari Group as of yet, CBRE has provided 

the following preliminary facility program. The buildings associated with the Nordic Spa will constitute 

another 20,975 square feet, for a total GFA of about 52,000 square feet. In addition, the site will 

accommodate a minimum of 25 surface parking stalls. 

It is recommended that the proposed Nordic-style Spa is focused on the promotion of health through 

hydrotherapy, thermotherapy and relaxation. The Spa will be positioned as a year-round, indoor/outdoor 

experience, providing a core amenity for the property and tourism driver for the region. The experience will 
be available to adults over 19 years and will be viewed as both a social and wellness-focused activity for 

local residents of Prince Edward County and visitors to the region.  

The Spa itself will be a core component of the proposed property becoming a leading conference and 

destination resort hotel property in Ontario. Suggested details for the proposed Spa Facility Program are 

provided in the following table: 
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Source: CBRE Limited 

The thermal circuit will be the main attraction for the Spa.  

The Spa Building will encompass the reception desk, waiting area, a retail boutique and 25-seat Spa Café. 

These facilities will be located on two levels, along with housekeeping, maintenance room, pantry and kitchen 

facilities, and other storage space, as well as various administrative offices. A significant portion of the Spa 

Building will be dedicated to change rooms. The facility will require 125 lockers, with the assumption that 70 
lockers will be located within the female change rooms and 55 in the male change room areas. The Spa 

Building should also feature 7 massage treatment rooms and additional storage space and staff facilities. 

The massage rooms will be separated in order to ensure privacy and silence for guests wishing to have 

additional treatments. In order to accommodate growing demand for couples / double treatment rooms, 2 

of the 7 massage treatment rooms will have 2 beds (at 250 square feet per room), for a capacity of 9 people.  

Approximately 2 acres of land in and around the Spa will be required for dedicated spa uses, including the 

thermal circuit, with a preliminary program featuring: 

 

x 1 warm whirlpool; 

x 2 hot pools; 

x 2 cold plunge pools; 

x A steam bath structure with cold showers; 

x Sauna areas with a wood burning stove; and 

x Indoor and outdoor relaxation areas (i.e. hammocks and lawn chairs).  
  

MAIN BUILDING
TREATMENT ROOMS Rms Capacity Sq.Ft./Rm Total GFA

Doubles 2 4 250 500
Singles 5 5 120 600

Total 7 9 1,100
OTHER FACILITIES Units Sq.Ft./Unit

Lockers/Showers 125 15 1,875
Retail 1 500
Lobby 1 750
BOH/Circulation 28% 1,000

Total 4,125
TOTAL MAIN BUILDING 5,225
OTHER BUILDINGS/ POOLS

Sauna 4 500 2,000
Steam Room 1 500 500
Relaxation Room 1 750 750

3,250
Pools 5 500 2,500
Deck Area 10,000

12,500
TOTAL BUILDABLE 20,975

PROPOSED NORDIC SPA FACILITIES
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Conclusion 

The initial 70 room proposed Joie de Vivre by Hyatt and Nordic style Spa at Redtail Vineyards in Prince 
Edward County is expected to open in January 2023. The property will be a unique destination resort hotel 

with a modern design that reflects the characteristics of The County, with destination food & beverage outlets 

and resort amenities. Subsequent phases of development call for additional rooms with up to a maximum 

allowance of 140 rooms. 

The proposed hotel and Nordic spa will be a new attraction for Prince Edward County that provides a 

competitive advantage relative to other hotel and resorts in the surrounding area. A hotel with a Nordic spa 

situated in working vineyard would essentially function as a destination in and of itself, i.e. a retreat property, 

and would benefit from a location that is somewhat removed from the main active areas of the community.  

The spa will also be an attraction that complements the existing tourism-based attractions at the hotel and 

elsewhere in the area (i.e. golf courses, beaches, winery routes, hiking trails, etc.). The facility will be 

constructed on an aesthetically pleasing parcel of land with scenic views of the Redtail Vineyard and 

surrounding landscape. 

 

 



 

 

MARKET OVERVIEWS 
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MARKET OVERVIEWS 

NATIONAL ECONOMIC OUTLOOK 
Next 5 Years, 2020 – 2025 

Canada, Q2 2021 

Key Findings 

x Economy: The economy in Canada is forecast to grow at an annual 

average rate of +2.9% over the next five years from 2020 – 2025. 
Relative to the G7 countries, this ranks Canada’s real GDP growth at 

#3 among the major developed nations.  

x Employment & Job Growth: Total employment is expected to grow by 

+1.7 million jobs over 2020 – 2025, for an annual average growth 
rate of +1.8%. This ranks employment growth in Canada as #1 

among the G7 countries. The unemployment rate is projected to 

compress from 9.6% in 2020 to 6.2% by 2025. 

x Population: The population in Canada is projected to grow at an 
annual average rate of +1.0% over the next five years from 2020 – 

2025. During this period, Canada’s population growth ranks #1 

among the G7 countries.  

x Central Banks & Interest Rates: The Bank of Canada’s policy interest 
rate is expected to remain flat through to 2023 before rising to 

0.75% by the end of 2025. Over the same five-year period, the 

Canada 10-Year bond yield is projected to rise 164 bps to 2.32% in 

2025.  

x Residential Housing Market: Housing starts in Canada are forecast to 
average 223,390 units each year from 2020 – 2025, up 9.6% from 

the historical ten-year average.  
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ONTARIO MARKET OVERVIEW 

Ontario Economic Overview, Q2 2021 

Notable highlights regarding Ontario’s economic environment are provided below and have been sourced 

from The Conference Board of Canada’s Winter 2020 Metropolitan Outlook report. 

Key Findings 

x Economy: The economy in Ontario is forecast to grow at an annual 

average rate of +2.6% over the next five years from 2020 – 2025. 
Relative to the other tracked provinces, this ranks Ontario’s real GDP 

growth at #5 in Canada.  

x Employment & Job Growth: Total employment is expected to grow by 

+755,500 jobs over 2020 – 2025, for an annual average growth rate 
of +2.1%. This ranks employment growth in Ontario as #4 among the 

tracked Canadian provinces. The unemployment rate is projected to 

compress from 9.6% in 2020 to 6.8% by 2025. 

x Population: The population in Ontario is projected to grow at an annual 
average rate of +1.1% over the next five years from 2020 – 2025. This 

ranks population growth in Ontario as #4 among the tracked Canadian 

provinces. 

x Local Industries: Ontario’s largest industry by GDP is the FIRE industry 
which accounts for 27.9% of total GDP. The next largest industries are 

the manufacturing and public administration industries, which 

respectively represent 11.2% and 7.5% of total GDP.  

x Residential Housing Market: Housing starts in Ontario are forecast to 
average 88,802 units each year from 2020 – 2025. Singles construction 

is expected to account for 27.1% of the units while multiples account for 

72.9%.  

 

2016 2017 2018 2019F 2020F 2021F 2022F 2023F
GDP at Basic Price (2012 $Millions) 693,900   712,984   728,364   738,258   750,029   763,578   776,559   788,437   
Annual % Change 1 2.4% 2.8% 2.2% 1.4% 1.6% 1.8% 1.7% 1.5%
Population (Thousands) 13,853     14,051     14,289     14,526     14,712     14,879     15,048     15,220     
Annual % Change 2 1.1% 1.4% 1.7% 1.7% 1.3% 1.1% 1.1% 1.1%
Employment (Thousands) 7,000       7,127       7,240       7,435       7,534       7,621       7,703       7,798       
Annual % Change 3 1.1% 1.8% 1.6% 2.7% 1.3% 1.2% 1.1% 1.2%
Unemployment Rate 6.6% 6.0% 5.6% 5.6% 5.3% 5.1% 5.1% 5.1%
Household Income Per Capita ($) $45,792 $47,250 $48,738 $49,916 $51,291 $52,720 $54,169 $55,734
Retail Sales ($ Millions) $200,886 $216,318 $225,847 $231,818 $239,455 $246,893 $254,465 $262,599
Annual % Change 4 6.9% 7.7% 4.4% 2.6% 3.3% 3.1% 3.1% 3.2%
CPI (Annual Change) 1.8% 1.7% 2.4% 1.9% 2.0% 2.2% 2.1% 2.0%

Ontario Economic Indicators

Source: Conference Board of Canada, Metropolitan Outlook 1, Winter 2020
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Tourism Overview 

In early 2021, the Conference Board of Canada released the most recent Travel Market Outlooks for the 
year end 2020 to year end 2024 period. The projections for Ontario are summarized below. 

 

x A rising number of new cases of COVID-19 in December 2020 continue to plague the Ontario 

tourism market along with the broader provincial economy. Stricter lockdowns will weigh heavily on 
both interprovincial and international tourism. 

x The Conference Board projects that total visits to the province will have declined by 45.4 percent in 

2020, with overnight visits dropping by 51.4 percent. 

x Total expenditures will recover slightly faster than will visits, as tourism prices are likely to increase in 
the wake of the pandemic. In many cases, these price increases will be essential to the survival of 

many firms, as the tourism industry was heavily impacted by the pandemic. 

x Tourism’s recovery in the province faces a long road ahead, but wide distribution of vaccines will 
allow traveler confidence to recover. Pent-up demand for travel may manifest itself in increased travel 

activity in the latter half of 2021. The first requirement was the development of a safe, trusted, and 

widely available vaccine. 

x Some of the changes in travel patterns brought about by the pandemic, including a preference for 
local visits, could be long-lasting. U.S. and overseas travel to the province are not expected to reach 

pre-pandemic levels even by 2024. 

x Business travel declined by 62.5 percent in 2020, falling much more than pleasure visits. Virtual 
meetings, now a necessity, may turn into a preferred method of business communication even after 

the pandemic subsides. 

Ontario 2019e 2020f 2021f 2022f 2023f

Total ('000s overnight province visits) 46,648 22,681 37,116 43,612 46,421

1 -51.4 63.6 17.5 6.4

Domestic 37,157 21,587 33,018 36,760 37,714

2 -41.9 53.0 11.3 2.6

Business 2,927 1,098 2,084 2,613 2,730

3 -62.5 89.8 25.4 4.5

Pleasure 13,534 8,462 12,301 13,690 14,016

4 -37.5 45.4 11.3 2.4

United States 6,744 744 3,337 5,108 6,230

5 -89.0 348.3 53.1 22.0

Overseas 2,747 349 760 1,743 2,477

6 -87.3 117.7 129.3 42.1

Total Expenditures ($ millions overnight) 17,455 6,202 11,377 15,275 17,675

7 0.0 -64.5 83.4 34.3 15.7

Travel Price Index 1.6 -6.1 3.9 3.4 2.5

Source: The Conference Board of Canada, TMO Indicators December 2020

Provincial Travel Market Outlook
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PRINCE EDWARD COUNTY ECONOMIC OVERVIEW 
The County is situated east of Toronto (203km) and southwest of both Ottawa (258km) and Montreal 
(371km), and approximately 90km west of Kingston. Prince Edward County is accessible to non-local visitors 

by train, plane or motor vehicle. While most visitors to the county arrive by car, a VIA Rail train station is 

located about 10 minutes outside of the County in Belleville, Ontario. In addition, the Kingston Airport is 

located within 75 kilometres of the County and, prior to the COVID-19 pandemic, offered seven daily flights 

between Toronto Pearson International Airport and Kingston. The Mountain View Airport, located in 

Ameliasburgh, is primarily used by Air Cadets that participate in glider pilot training and familiarization 

flights. Though, as a military airport, it is generally closed to public air traffic. However, the Loch Sloy airport 

in Picton, which is a decommissioned military base, now serves as a private industrial park and airport for 
public use.  

Economic Overview 

 

According to Sitewise Environics, the County’s population in 2020 was an estimated 25,106 and is projected 

to grow 0.5% over the next 5 years. Employment in the area is defined by a strong agriculture base, as well 

as information technology, innovative light manufacturing and food processing businesses that have grown 

in terms of employment and economic significance. Industries and businesses that provide support for the 

expanding senior citizen population (housing, service etc.) are thriving and there are expectations for 

continued growth into the future. With the development of a strong and growing agritourism sector, growth 

of the wine producing and viticulture industry, the craft brewing industry, as well as increased interest in the 
local food movement, Prince Edward County has become and will continue to be a primary tourism 

destination. 

As of 2020, an estimated 10,121 people made up the labour force in Prince Edward County, for a 46.7% 

participation rate. With regards to total number of employees, the largest industries in 2020 were Health 

Care and Social Assistance (14%), Retail Trade (12%) and Accommodation and Food Services (9%) as 

detailed in the following chart. In terms of spending receipts, tourism accounts for 31% of the local economy 

and is the second largest industry in the County, generating $200 Million in receipts. 
  

Population % of Canadian % Change

2020 Estimate Total 2015 - 2020

25,106 0.1% -0.7%

% Below National Average Total Income % Canadian Total Per Capita Hhlds. $100,000+

4.8% $1,096,053,000 0.1% $43,657 37.0%

% Above National Average Household Spending % Canadian Total Per Capita Per Household

7.7% $1,351,970,190 0.1% $53,850 $123,108

Source: Sitewise Environics, 2021

Prince Edward County Economic Profile Demographics

Household Income – 2020 Average

Household Spending – 2020 Average

Average Annual Growth Rate

2015 - 2020

-0.1%
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Top 10 Labour Force Industries by Employees– Prince Edward County, 2020 
Industry Employees % of Total 

Health Care and Social Assistance 1,362 14% 
Retail Trade 1,237 12% 
Accommodation and Food Services 951 9% 
Construction 918 9% 
Manufacturing 715 7% 
Educational Services 610 6% 
Professional, Scientific and Technical Services 594 6% 
Admin and Support, Waste Mgmt and Remediation Services 594 6% 
Agriculture, Forestry, Fishing and Hunting 571 6% 
Public Administration 562 6% 
Total Labour Force 11,775  
 Source: Sitewise 2021  

Notable projects underway and recently completed in Prince Edward County are provided below: 

x In June 2018, the Benson Park Rehabilitation Project was complete. This central park now 
has public washrooms, rehabilitated central walkways and stairs, and a multipurpose court 

for tennis, pickleball, road hockey and basketball. 

x The Millennium Trail has received several upgrades under the Upgrade Project. The 
upgrades include widening the trail, resurfacing, and new signage (informational, safety, 

directional) for the multi-use trail which runs 46 kilometers across PEC.  

x The County also recently undertook an award winning County-wide Wayfinding Signage 
Program. The cohesive signage program seeks to improve wayfinding throughout the 

County and showcase the area’s features and attractions.  

x Restaurants are flourishing now that Picton’s Main Street Rehabilitation Project and Prince 
Edward County’s Downtown Revitalization Project for Bloomfield, Consecon, Picton, 

Rossmore and Wellington are complete, i.e. The County Canteen, 555 Brewing Co, 

Portabello. More recent openings also include 7 Numbers, a southern Italian restaurant 

with two locations in Toronto, and Kelly’s Bake Shoppe, a healthy dessert bakery from 

Burlington. 

x As of 2021 as part of the Ontario Community Infrastructure Fund (OCIF), the County will 
also receive over $1.1 million to address infrastructure needs, of which $8.5 million is 

going to Bay of Quinte municipalities. The funds will be used for infrastructure related to 

roads, bridges, water, and wastewater. In addition, Prince Edward County is currently 

financing 11 water and wastewater projects with a $21.4 million loan from Infrastructure 

Ontario. These projects are located in Ameliasburgh, Carrying Place, Consecon, Picton 

and Wellington. 

The residential real estate market in Prince Edward County continues to perform well. What has become a 

seller’s market in the last few years, with demand outpacing supply, has only increased throughout the 

pandemic. Partially driven by lack of supply, homes are selling faster than before and at higher prices. As 
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shown in the chart below, median house sale prices have increased over 2019 levels, with Q4 2020 median 

house prices up 29% over Q4 2019. 

 
Source: Treat Hull & Associates, Prince Edward County, Jan 2021 

The County’s real estate market is heavily influenced by Toronto’s market. Historically, the market for houses 

priced over $300,000 within the County were predominantly for seniors or near-seniors, but recently the 

County has seen an increase in younger buyers; mid-career professionals and artists, who are attracted to 
the County by the more affordable housing prices and the community’s lifestyle. While some buyers were 

pushed further from Toronto by record high prices within Toronto, turning to the County for more affordable 

housing, others sought out rural communities. During the pandemic, with the increase of remote work trends 

and views of rural safety over densely populated areas within the GTA, demand for rural homes has increased 

significantly. As illustrated in the following chart, the County has seen a consistent upward trend in housing 

prices over the last several years, growing in line with – though higher than—other rural Ontario markets. 

 
Source: Treat Hull & Associates 
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Tourism 

Listed in Travel & Leisure Magazine as one of the top 50 places to visit worldwide, Prince Edward County’s 
tourism sector is essential to the economy and represents the sector with the largest growth potential. 

Discussions with local Community Development officers indicate that an increase in residential housing sales 

has expanded the seasonal visitor market in recent years, due to an increasing number of owners renting 

their properties out to tourists. 

Tourism is a growing and vibrant sector in Prince Edward County (CD13). Historically, almost 90% of visitators 

to the County are from within Ontario—especially the GTA—followed by Quebec, the US, and overseas 

markets. Most visitors travel for pleasure (approximately 60%), followed by visiting friends and relatives (30%). 

In terms of seasonality, visitation is highest in July and August; however, the shoulder seasons are beginning 
to see increased demand because of new festivals and events and an increasing number of wineries 

operating year-round. Featured winter activities in the County include cross country skiing, ice fishing, and 

walking trails.  

The County was named ‘the Gastronomic Capital of Ontario’ by The Globe and Mail and the local food 

movement continues to grow, featuring more than 35 wineries and craft breweries and a wide variety of 

locally sourced menus and farm-to-table culinary experiences. Prince Edward County is the fastest growing 

viticulture region in Ontario, showing strong annual growth over the past 20 years. Major local food 
attractions include the Countylicious (twice-annual prix fixe promotion) and the Arts Trail/Taste Trail, which 

includes an itinerary of more than 100 local farmer’s markets, wineries, cafes, and artisan shops. The area’s 

prominent agricultural base has led to continuing growth in new business ventures focused on wine, 

breweries, local food and other agritourism products. During the 2020 season, wineries and other outdoor 

dining establishments experienced a busy season as regional tourist saw the County as a safe and desirable 

destination. 

As a well-established attraction, Sandbanks Provincial Park is the largest tourist demand generator in the 

County, attracting just under 730,000 visitor days in 2019, which increased by 14% to an estimated 830,000 
days in 2020. Other popular outdoor destinations are Lake on the Mountain, which is one of Ontario’s 

natural wonders and is situated above Picton Bay, and the North Beach Provincial Park. All together, these 

provincial parks generated an estimated 1 million visitor days for the County in 2020. Overnight camping 

also increased in 2020 over and above the 2019 season, reaching approximately 250,000 overnight camper 

nights. 

Prince Edward County - Provincial Park Visitor Days 

TOTAL VISITOR DAYS 2019 2020 Est % Chg 

Sandbanks Provincial Park 728,615 830,000 14% 

North Beach Prov Park 41,869 50,000 19% 

Lake on the Mtn Prov Park 144,105 160,000 11% 

Total 914,589 1,040,000 14% 
Source: Ontario Parks Statistics, CBRE Interviews 

During the 2020 season, the provincial parks experienced record numbers of visitation from pent up demand 

as outdoor activities and more rural/resort destinations were seen as safer travel destinations. During 

interviews with park management, CBRE was told that during the summer 2020 season, parks opened to 
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day-visitors by 9am and were full less than 1.5 hours later. On Canada Day weekend in 2020, approximately 

2,000 cars were turned away from Sandbanks Provincial Park. Though parks do not track daily turn-away 
business, it’s clear the pent-up demand is far outweighing the current supply.  

Other outdoor recreational experiences offered include cycling and tour routes, boating, watersports, fishing, 

hiking and golfing. Prior to the pandemic, the County also offered an array of festivals/events including the 

Maple in the County, PEC Music Festival, PEC Jazz Festival, and many others. While some of these events 

took place virtually in 2020, many have rescheduled the events to 2022 once the gathering restrictions are 

lifted. Other tourist offerings include arts and cultural attractions (galleries, theatres, vineyards, museums, 

heritage parks etc.) and unique shopping opportunities. 

Accommodation Sector 

The County’s accommodation sector has seen growth in the last few years demonstrating increasing interest 

in this region from both a tourist and investment perspective. Over the last few years, new/reinvestments 

include the Drake Motor Inn, a sister property to the Drake Devonshire Inn, the June Motel, and Wander the 

Resort. Further accommodation developments are discussed in the Competitive Market section. 

Short-term rental accommodations have grown to make up a significant portion of the County’s 

accommodation supply. Consumer demand for unique, private, and exclusive accommodations has driven 

this trend forward, and the onset of heightened safety concerns during the pandemic has only increased it. 

However, with the growing popularity of the County as a tourism destination, demand for overnight 
accommodations is outpacing supply, despite recent accommodation investments. While Airbnb bookings in 

Toronto are down 60% compared to pre-pandemic levels, the County is experiencing the opposite as short-

term rentals are heavily booked from those looking to travel outside of the dense GTA. As part of a CBC 

news coverage on the impact of COVID-19 on short-term rentals, Treat Hull, a local real estate broker in the 

County, stated that an estimated 1 in 10 homes in the County are listed on Airbnb and VRBO sites. 

The rapid increase in short-term rental accommodations, which is reflected in lower occupancy levels at local 

inns and B&Bs, has become a growing concern in the County over the last few years. Short-term rentals are 
not only affecting the traditional accommodation types, but also decreasing the already limited staffing 

accommodation pool, especially for seasonal workers. In 2019, the County proposed new and amended 

bylaws, a licensing fee structure, and fines with the aim to control short-term rental accommodations. These 

regulations were due to be implemented in January 2020 with the County accepting licensing applications, 

however the pandemic has delayed the roll out. Currently, as at the time of writing, the County is looking to 

clarify the definition of short-term rental accommodations and its inclusions. The County is expected to begin 

accepting licensing applications again in July 2021. The new regulations and licensing requirements are 

expected to curb some owners’ interest in listing properties as short-term accommodations, decreasing 
overnight accommodation supply. 

National & Regional Travel Trends Shaping Tourism 

In their February 2021 Dashboard, the Tourism Industry Association of Canada (TIAC) highlighted the top 

21 trends, insights, and predictions for travel in 2021 and beyond as the Canadian tourism industry recovers 
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from COVID-19 and transforms to meet new consumer demand2. CBRE has highlighted the following five 

trend excerpts as relevant for the subject study. It should be noted that many of these trends were already 
taking shape before the pandemic, however COVID-19 has been a catalyst to exponentially increase 

consumer demand around these trends.  

x Sustainability: Sustainability will be more than a buzzword as people across the globe 

consider how to travel with a holistically green conscience; ‘Regenerative Travel’ continues 

to gain pre-COVID momentum with both companies and travellers seeking to minimize the 
negative effects of tourism on the planet while simultaneously making positive impact on 

their host destinations. 

x The Rise of Rural: Search data is already showing that nearly 90% of overall searches are 

for trips to rural areas; cabin rentals are expected to be especially popular, accounting for 
33% of total accommodation searches in 2020, a drastic +143% increase over 2019. An 

entrepreneurial spirit, year-round offerings and new community partnerships will be key for 

business success. 

x The Slow Travel Movement: After a year of international lockdown, travel agents predict that, 
overall, travellers have acquired a taste for a slower pace; slow travel aims to give travellers 

a rich understanding of life in their destination through interactions with local people and 

opportunities to experience a community on a deeper level. Especially important if the hassle 

of multiple COVID-19 negative tests and long quarantine periods are required, then the 

quick trip is far less likely. Integrative, local and authentic experiences that reflect this new 

aspiration can be marketed at a premium. 

x Wellness Tourism: It’s time to embrace the future of wellness travel; the habits of travellers 
have changed, and more people are favoring a wellness staycation with demands for 

immunity boosting retreats, socially distanced trips, private jet journeys and personal health 

and fitness holidays. 

x Supporting Local: With many borders still closed, and the potential of provincial quarantines 
looming, domestic locations in national parks, winter ski and beach towns will gain even 

more traction as preferred tourist choices; the focus on domestic tourism will continue to 

signal a massive departure from international and regular seasonal travel over the year to 

come. Investing heavily in domestic tourism strategies will pay dividends for destinations in 
the longer term. For operators, developing partnerships that reflect “loving what’s local” is 

a key step towards rebuilding economic stability. 

Conclusion 

From a local market perspective, Prince Edward County is expected to see moderate population increases 

over the next few years, driven by remote work trends, growing industries, and the desire for rural homes. 

The County is a popular tourist destination, which has a predominantly seasonal offering catering 

predominantly to the leisure market. Sandbanks Provincial Park is a key tourist destination within The County 

 
2 State of Tourism in Canada During Covid-19 Dashboard (2.0) – February 2021, TIAC & Twenty31 
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and generated 830,000 visitor days in 2020, a 14% growth over 2019. Areas of particular growth include 

the culinary and agritourism experiences, including wineries, craft breweries, and new restaurants. The 
County has seen several new accommodation investments and a rapid rise in short term rentals.  

However, accommodation supply constraints have become an issue as demand for tourism in the County 

continues to grow. The new short-term accommodation rental restrictions and licensing requirements are 

expected to marginally decrease short term rental supply in the future. There are signs of this trend in the 

GTA, as the City’s new short-term rental bylaws are converting some Airbnbs back into stock in the long-

term housing market. As of May 2020, there were 3,349 short-term rental operators registered with the City 

of Toronto, compared to more than 15,000 listings on rental platforms before the pandemic last year.3  

While the tourism industry is always being shaped by changing consumer demands, the pandemic has been 
a catalyst to speed up several trends including wellness tourism, a rise in demand for rural tourism, and 

domestic “staycation” tourism. 

The subject Joie de Vivre by Hyatt Hotel & Nordic Spa encapsulates many of the trends driving consumer 

demand in the County. The proposed Redtail East Vineyard site will allow the hotel to draw on the growing 

agritourism and culinary tourism demand. The spa component will also capitalize on the surge in wellness 

tourism and offer a year-round demand generator to balance out the heavily summer-focused tourist season 

in the County. Furthermore, the proposed accommodations offer guests the benefits of a short-term rental in 

that the accommodations are viewed as private and exclusive, while also allowing guests access to common 
amenities.  

As a globally recognized brand, the Joie de Vivre by Hyatt lifestyle hotel brand would also be the first of its 

kind in the County. Unlike the fluctuating supply of short-term rentals, the subject property would increase 

accommodation supply in the market year-round, bringing overnight accommodation supply and demand 

closer to an equilibrium. 

 

 
3 Airbnbs Migrating to Long-Term Rental Market, Tess Kalinowki, Toronto Star, May 2021 



 

 

COMPETITIVE MARKET  



PROPOSED JOIE DE VIVRE BY HYATT & NORDIC SPA 
JANUARY 1, 2023 

 

 
 COMPETITIVE MARKET 38 

 

NATIONAL ACCOMMODATION MARKET OVERVIEW 

The Canadian Accommodation Market and COVID-19: Lessons Learned 
from Previous Demand Shocks 

The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health Organization as a 

“Global Pandemic” on the 11th March 2020, has caused heightened uncertainty in both local and global 

market conditions. Global financial markets saw steep declines beginning in late February 2020, largely on 

the back of the pandemic over concerns of trade disruptions and falling demand. Many countries globally 

have implemented strict travel restrictions and a range of quarantine and “social distancing” measures. 

In Canada, on March 18, 2020, the Federal government implemented a ban on the entry to Canada of 

foreign nationals from all countries, except the United States. At the same time, it was announced that the 
Canada-U.S. border would be closed to all non-essential travel.  

In looking at the Canadian accommodation market’s recovery from similar demand shocks over the last 20 

or so years may provide an indication of how things could play out. The following graph presents the demand 

change percentage, ADR and RevPAR for the Canadian Accommodation market going back to 1998. 
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In 2001 after the demand shock created by the 9/11 terror attacks, accommodation demand declined by 

just over 2% and returned to pre-incident levels the following year. Similarly, in 2003 with the SARS pandemic, 
which was largely concentrated in Toronto, demand declined by almost 4% with occupied room nights more 

than recovering in 2004. In 2008/2009, the most recent demand shock, the Great Financial Crisis (GFC) 

saw demand decline by a combined 7.5% over the two-year period. While demand came back strongly in 

2010, it took until 2011 for occupied room night levels to pre-downturn levels. 

In general, the rebound on ADR and RevPAR has lagged the demand recovery as demonstrated above. Post 

9/11 and SARS, the ADR and RevPAR levels returned to pre-impact levels within 1-2 years. Following the 

GFC it took more than 4 years for the national ADR and RevPAR levels to return to 2008 levels.  

Taking into consideration the historic data, 2020 performance and the current COVID situation, CBRE Hotels 
has prepared a projection for National RevPAR performance by year, as presented below.  
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The National accommodation market is forecasted to see some RevPAR recovery in 2021, increasing by 16%, 

however it is expected that occupancy levels will be in the range of 38% with only slight growth in ADR. 
Recovery to 2019 RevPAR levels is not expected to happen until 2025 as there is expected to be a lag in 

recovery of certain segments (i.e. Meeting Conference, International Corporate & Leisure, etc.) until people 

are vaccinated and movement is no longer restricted or limited. Below is the expected RevPAR recovery 

projection compared to a baseline (2019 actual performance). Over the short term the forecast suggests that 

in the latter part of 2021 RevPAR will improve and the seasonality of the market will return, but it will be into 

2025 before the curves meet. 

 

The accommodation market in Canada has been impacted significantly as nearly all demand segments have 

heavily restricted or completely stopped all domestic and international travel. In spring 2020, a large number 

of hotels across the country closed and laid off most of their staff in an effort to mitigate the financial impacts 

of severely limited occupancy levels. Through the summer occupancy levels peaked in the mid-40% range 

but have declined since that time to the mid 30% range or lower.  

While CBRE has prepared this projection at a national level, individual markets will recover at a varying pace 
and certainly some markets are likely to see recovery sooner depending on a number of factors including 

new supply. There are additional recovery influences that could affect projected results including travel 

restrictions, operational shifts in the industry, economic recovery, extended physical/social distancing 

requirements and ultimately, the widespread distribution of the vaccine. 
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THE REGIONAL ACCOMMODATION MARKET: ONTARIO 
Looking back at the performance of the Ontario accommodation market since 2005 the impact of demand 
shocks and the recovery follow a similar pattern as the national accommodation market in these same 

situations. By 2010 the occupied room night demand levels had almost completely recovered to 2008 levels 

however it took until almost 2014 before RevPAR recovered to the same levels.  

 

 

COMPETITIVE ACCOMMODATION MARKET ANALYSIS  
In order to more precisely identify hotel market trends as they relate to the subject hotel development, CBRE 

has prepared a customized report using data collected by CBRE Hotels. CBRE Hotels collects top line 

(occupancy and average daily rate) data on close to 2,200 properties across Canada representing just under 

60% of the Canadian industry’s 445,000 rooms. CBRE Hotels are considered a standard source of reliable 

data for most markets.  

The proposed Joie de Vivre by Hyatt hotel will attract leisure visitation from transient parties visiting Prince 
Edward County who currently utilize other forms of accommodations, ranging from high-end boutique hotels 

to short term rentals, while also generating induced demand to the market. The subject hotel will also 

compete directly within the Ontario Resort & Inn market for both leisure and meetings and convention 

demand and has been positioned to reflect this competitive market from a rate and occupancy perspective. 

The following section provides an overview of the historic performance of both the Prince Edward County 

and Ontario Resort & Inn competitive accommodation markets. 
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Competitive Prince Edward County Market Identif ication 

The Prince Edward County accommodation market is predominately made up of smaller inns, motels, resorts, 
boutique hotels, and short-term rentals that are largely leisure focused and highly seasonal. There is also a 

significant number of vacation rentals, cottages, campgrounds, and RV parks which typically operate only 

seasonally, but account for a substantial amount of overnight accommodation during the summer season.  

From both a seasonality and price point perspective, most of the weekly housekeeping cottage rentals 

properties would not be considered comparable to the subject Hotel and Nordic Spa, as such, our analysis 

has only considered the larger boutique hotels, inns, resorts and motels, and short term rentals, including 

Airbnbs and bed and breakfast establishments. The number of Airbnbs in The County have increased 

dramatically over the last few years, from approximately 330 listings in 2016 to an estimated 1,500+ listings 
by 2020. For the purposes of this analysis, we have annualized the Airbnb and B&B inventory, as the room 

inventory within this product segment tends to be quite fluid. 

The following table presents the competitive accommodation market for the subject hotel as at year-end 

2020. 

 

As of the end of December 2020, the competitive accommodation market was comprised of 1,004 rooms 

or 367,464 available room nights across 8 Inns and Motels, plus numerous short-term rentals including 

Airbnbs and Bed & Breakfast accommodations. A map showing the location of each of the Inn and Motel 

competitors is included on the following page.  

Competitive Facilities - PEC Market
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1  Drake Devonshire 24 Wharf Street, Wellington 13 Boutique 300 23.1 X
2  The Inn at Huff Estates 2274 Prince Edward County Rd 1, Bloomfield 21 Resort/Inn 450 21.4 X

3 Drake Motor Inn 43 Wharf Street, Wellington 12 Boutique N/A
4  The Waring House 395 Sandy Hook Road, Picton 49 Resort/Inn 3,156 64.4 X
5 The June Motel 12351 Loyalist Pkwy, Picton 16 Boutique N/A
6 Wander the Resort 15841 Loyalist Parkway, Bloomfield 5 Resort/Inn N/A
7 Merrill House 343 Main Street East, Picton 14 Resort/Inn N/A X
8 Isaih Tubbs 1642 County Road, Picton 74 Resort/Inn 5,000 67.6 X X X
9  Balance of PEC Inns Prince Edward County 112 Resort/Inn N/A

10  Airbnbs Prince Edward County 600 Airbnb N/A
11  B&Bs Prince Edward County 88 Bed & Breakfast N/A

Total 1,004
Source: Compiled by CBRE Hotels
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Competitive Market Map – Prince Edward County 
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Competitive Market Historic Performance 

The following chart highlights the historic performance of the primary PEC competitive set over the 2013-
2020 and year-to-date Q1 2021 results. 

 

x The competitive supply has increased by 173% over the 8-year period (15.4% CAGR), 
largely driven by the proliferation of short-term rentals within The County. The number of 

Airbnbs on an annualized basis, has more than quadrupled over the last 8 years, growing 

from approximately 100 year-round equivalent rooms to over 600 by 2020. 

x In addition to short term rentals, The June Motel opened in 2017 as a retro-motel property 

with 16 rooms, while the Claramount Inn & Spa in Picton closed in October 2017, 
decreasing the room inventory by 10 rooms. Other properties within The County were 

purchased by new owners, undergoing significant renovations to reposition them as new 

upscale offerings, including: Drake Motor Inn (May 2019), Merrill House (2019), and 

Wander the Resort (mid 2020). 

x In 2019, the Prince Edward County accommodation market achieved 41% occupancy with 
an average daily rate of about $183. In 2020, with the onset of the COVID-19 pandemic, 

market demand fell by approximately 21%. At the same time, ADR improved by close to 

19% as new upscale product entered the market, and Prince Edward County benefited from 

a surge in drive-to leisure demand from those wanting to safely escape from large urban 

settings. 

x As new supply entered the PEC market, demand levels have kept pace over the 2013 to 
2019, prior to onset of the COVID-19 pandemic. Given that Airbnb properties are currently 

not allowed to operate during provincial lockdown periods, and a number of the 

inns/motels/hotels remain closed during the lockdown, demand during Q1 of 2021 is 

down by 90% compared to Q1 2020, while rates have increased by over 25%. 

Year
Rooms 

Available
% Change

Rooms 
Occupied

% ChangeOccupancy Pt. Change ADR % Change RevPAR % Change

2013 134,685 63,956 47.5% $129.17 $61.34

2014 136,518 1.4% 65,379 2.2% 47.9% 0.4 $132.27 2.4% $63.34 3.3%
2015 175,930 28.9% 74,856 14.5% 42.5% -5.3 $160.24 21.1% $68.18 7.6%
2016 198,277 12.7% 90,271 20.6% 45.5% 3.0 $162.48 1.4% $73.97 8.5%
2017 245,290 23.7% 114,692 27.1% 46.8% 1.2 $162.78 0.2% $76.11 2.9%
2018 286,525 16.8% 118,076 3.0% 41.2% -5.5 $176.85 8.6% $72.88 -4.2%
2019 345,640 20.6% 142,654 20.8% 41.3% 0.1 $183.35 3.7% $75.68 3.8%
2020 367,464 6.3% 112,807 -20.9% 30.7% -10.6 $217.91 18.8% $66.89 -11.6%

Compound Annual 
Growth Rate

15.4% 8.4% 7.8% 1.2%

YTD MAR 2020 81,718 - 21,576 - 26.4% - $183.85 - $48.54 -
YTD MAR 2021 61,560 -24.7% 2,296 -89.4% 3.7% -22.7 $236.97 28.9% $8.84 -81.8%

Source: CBRE Hotels

Competitive PEC Market Performance Results
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x Despite strong improvements in ADR, RevPAR in the competitive PEC market has only 
marginally improved due to the impacts of COVID-19 at a compound annual growth rate 

of 1.2%, moving from $61 in 2013 to $67 in 2020.  

Market Segmentation 

In most markets, overall demand varies based on the nature of travel. Accommodation demand for the 

competitive market is typically generated by three different segments: Leisure, Meeting/Conference and 

Corporate/Government/Other.  

Leisure 

Leisure travelers generally include vacationers or travelers passing through the area. This segment is typically 

attracted by a hotel's location relative to area attractions and/or venues where they are participating in events 

such as sports/recreational exhibitions and competitions. This segment can also include those visiting, but 

not staying with friends and relatives. Leisure demand also includes occupied rooms generated online 

through third party providers such as Expedia, Priceline, etc. and includes leisure groups such as sports teams 

and tour groups. 

Demand from leisure travelers is typically generated throughout the year on weekends, during 

school/statutory holiday periods and in the summer months. Leisure travelers tend to have a high level of 

double occupancy and tend to pay the highest rates. The typical stay for leisure travelers is between one and 

four nights.  

Meeting/Conference 

In this segment room demand is generated by sources travelling for the primary purpose of attending 

meetings and conferences. This segment includes corporate groups, associations and SMERF (social, military, 

educational, religious, and fraternal) groups. This segment is typically attracted by a hotel's in-house meeting 
facilities and/or their proximity to other public assembly venues and conference/convention facilities. 

Demand from corporate groups is typically generated between Sunday and Thursday nights.  

Corporate groups tend to have a high level of single occupancy, while other groups tend to have more 

double occupancy. Associations and SMERF groups have a more varied occupancy pattern and often hold 

weekend meetings. This demand segment tends to be somewhat price sensitive. Meetings and conferences 

typically generate between one and three nights of guest room demand. Larger groups can often negotiate 

preferred/discounted room rates or discounts on their food and beverage charges and/or meeting room 
rental rates.  

Corporate/Government/Other 

Corporate travelers are defined as those travelling for business purposes, including those engaging with 

locally based firms and/or passing through the area. Corporate demand is typically generated from Sunday 

to Thursday nights. Corporate travelers are typically in the market for one to three nights and are single 

occupancy. Often, their choice of accommodation is influenced by factors such as the quality and range of 

facilities/amenities offered, location, and franchise/hotel chain loyalty, as they seek to accumulate rewards 
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program benefits. Historically, this demand segment has been somewhat less price sensitive than other 

sources of room demand. However, corporate room demand often includes sources that have negotiated 
room rates that may be discounted based on the volume of activity they produce. Overall, the corporate 

demand segment is a key source of room night activity in the majority of markets. 

Government/Other demand includes demand generated by all levels of government. It can also include any 

construction and maintenance crew business that may be staying in the area with durations ranging from 

one night to several weeks/months. Indigenous travelers that qualify for federal government room rates are 

included within this segment. Finally, this segment also includes occupied room night demand generated by 

brand loyalty rewards redemptions or associate stays. 

This segment is comprised of demand that is highly rate sensitive in comparison with the other market 
segments. Some hotels choose to limit the volume of demand from this segment based on their low room 

rate requirements/preference.  

Competitive Market Segmentation 

On the basis of CBRE Hotels market research, information contained in our Trends database and discussions 

with local hoteliers, the estimated market segmentation for the competitive market in 2020 is presented 

below: 

 

 

 

0.5% 2%

98%

PEC Market Segmentation - 2020

Corporate/Gov't/Other Mtg/Conf Leisure

Segment Room Night Demand % of Total
Corp/Gov't/Other 548 0%
Mtg/Conf 2,108 2%
Leisure 110,149 98%

Segment Room Night Demand % of Total
Corp/Gov't/Other 3,351 2%
Mtg/Conf 3,872 3%
Leisure 135,431 95%
Source: Compiled by CBRE Hotels

PEC Demand Segmentation - 2020

PEC Demand Segmentation - 2019
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x Approximately 98% of demand to the PEC competitive market in 2020 was generated by 
the leisure segment, with a further 2% generated by small meetings and conferences, and 

less than 1% by corporate/government and other demand sources. 

x In comparison, the corporate/government/other segment generated approximately 2% of 
demand in 2019, meetings/conventions generated a further 3% and leisure travellers 

comprised approximately 95% of demand. 

Competitive PEC Market Supply Analysis 

It should be noted that information regarding proposed hotel developments may vary once the planning 

department grants approvals or hotel development financing is finalized. While CBRE has made attempts to 

determine the level of new supply entering the market, it is impossible to determine every hotel that will be 

developed in the future, when they will be completed or their potential impact on the subject hotel. The 
inherent risk of any future new hotel supply has been implicitly considered in the selection of a stabilized 

occupancy level for the subject property. 

As discussed, overall supply has increased by 173% over the past 8 years largely due to the proliferation in 

short-term rentals as well as the re-positioning and re-opening of a number of former dated motels/Inns in 

the PEC market.  

Based on information available, discussions with PEC’s Community & Economic Development Commission 

and our general knowledge of the industry, the following outlines the supply that is projected to impact the 
competitive market over the projection period.  

 

x The initial phase of the subject Joie de Vivre by Hyatt hotel development at Redtail East 

Vineyards in projected to open by 2023, and a subsequent expansion of a further 70 rooms 

entering the market by 2026. 

x Wander the Resort in Bloomfield, a former seasonal cottage resort, was purchased by new 

owners, renovated and re-opened in mid 2020 as a contemporary lakefront luxury retreat 

with 10 units. According to their website, the property is fully booked for 2021 and is now 

taking reservations for 2021. The new resort was recently featured in the Travel and Leisure 
‘It List of Best New Hotels for 2021, as one of only two Canadian locations making the 

featured list of 73 properties in 29 countries. 

No. Name Rooms Probability Type Opening Date Status
1 Proposed Joie de Vivre By Hyatt & Nordic Spa 70 100% Resort/Inn 1-Jan-23 Proposed
2 Subject Joie de Vivre by Hyatt Expansion 70 100% Resort/Inn 1-Jan-26 Proposed
3 Wander the Resort 10 100% Resort/Inn 1-Jul-20 Open
4 The Royal 33 100% Resort/Inn 1-Sep-21 Under Construction
5 The Wellington Hotel 20 100% Resort/Inn 1-May-22 Under Construction
6 IRTH Landscape Hotel & Spa 24 0% Resort/Inn 1-Jan-23 Proposed
7 Airbnb Decrease due to Regulations -60 100% Airbnb 1-Jan-22 Conversion to Alternate Use
8 The Eddie Hotel & Farm 2 100% Bed & Breakfast 1-Jul-21 Reopening

Total 145
Source: CBRE Hotels

Summary of Proposed Supply Changes - PEC Market
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x The 33-room Royal Hotel is currently under construction, with a 120-seat restaurant and 
indoor spa and is expected to open by September 2021. 

x The 20-room Wellington Hotel, a converted Victorian home in Wellington, is under 
construction and projected to open in Spring 2022, along with a 100-seat restaurant. 

x IRTH Landscape Hotel & Spa is a proposed development in North Marysburgh (25 minutes 

east of Picton) which will feature 24 accommodations (12 rooms and 12 shelters), main 

lodge/dining area and a hydrotherapy spa centered on the practice of forest bathing. It is 
our understanding that the development is currently undergoing planning review and has 

not yet been approved. As such, CBRE has not accounted for this supply addition in our 

market projections. 

x The Eddie Hotel & Farm is expected to reopen under new ownership as The Eddie PEC in 
July 2021. While the on-site accommodation will be limited, the property is partnering with 

other accommodation providers to cater to events, wedding groups, conferences and 

smaller events in its iconic Red Barn, which can accommodate up to 165 persons. 

x Prince Edward County is currently undertaking a review of Short-Term Accommodation 
(STA) regulations and policies and is requiring that all STAs be inspected and licensed. As 

of December 1, 2020 there were 797 STA’s licensed in PEC and about 200 more pending. 

The County paused the licensing program from September 2020 to February 2021 and 

then only opened it to grandfathered STA’s. As such there are likely many more pending 

applications currently on hold. It is estimated that there were between 1,500 to 2,000 STA’s 

operating in PEC in 2019 and 2020. Discussions with representatives of The County suggest 

that there maybe some attrition in the STA segment, given the new regulations. For the 

purposes of this analysis, we have accounted for a loss of 60 annualized rooms by 2022 
(representing an estimated 150 listings). 

x Over the projection period, supply in the competitive market is projected to grow by 

14.4%% or 145 rooms. 

Competitive Ontario Inn & Resort Market Analysis 

The County’s accommodation market will be expanded through the addition of the subject new Joie de Vivre 

by Hyatt development, including plans for a Nordic Spa. As such, it will also compete within the Ontario Inn 

competitive market for leisure and meeting/conference demand sources. 

The Ontario Resort and Inn accommodation market consists of resorts located in a broad range of 

destinations across Ontario. All properties included in the competitive market offer hotel or resort style 

lodging, as well as complementary amenities and spa facilities. There are also several cottage rentals, 

campgrounds, and B&B establishments throughout Ontario. Although these properties are important 

elements of the demand for accommodation in Ontario, they do not generate the same sources of demand 
that are currently being absorbed by the primary Inn & Resort market.  
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This market is highly seasonal, is primarily leisure focused, and is comprised of unbranded, independent 

inns and boutique hotels. The following table summarizes a cross section of the accommodation market 
supply within the Ontario Inn & Resort market.  

 

As of the end of December 2020, the competitive accommodation market was comprised of 12 properties 

representing 808 rooms or 295,728 available room nights. A map showing the location of each competitor 

is included on the following page. 

  

Competitive Facilities - Ontario Inn & Resort
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1  The Pillar and Post Inn & Spa 48 John Street West, N-O-T-L 122 Resort 12,025 98.6 X X X X
2  Queen's Landing Inn & Conference Resort 155 Byron Street, N-O-T-L 140 Resort 16,000 114.3 X X X X
3  The Prince of Wales Hotel 6 Picton Street, N-O-T-L 110 Resort 8,639 78.5 X X X
4  Millcroft Inn & Spa 55 John Street, Alton 52 Resort 4,709 90.6 X X X X
5  Christie's Mill Inn & Spa 263 Port Severn Rd N, Port Severn 42 Resort 2,000 47.6 X X X
6  Langdon Hall 1 Langdon Dr, Cambridge 52 Resort 6,514 125.3 X X X
7  Ste Anne's Inn & Spa 1009 Massey Rd, Grafton 35 Resort 0 N/A X X X
8  Hockley Valley Resort Orangeville 793522 Mono 3rd Line, Mono 104 Resort 11,069 106.4 X X X X
9  The Old Mill Inn & Spa 9 Old Mill Rd, Etobicoke 57 Full Service 21,502 377.2 X X X

10  Inn on the Twenty 3845 Main Street, Jordan Station 38 Full Service 1,000 26.3 X
11 Jordan House 3751 Main Street, Jordan 24 Limited 0 N/A X
12 Elora Mill Hotel & Spa 77 W Mill St, Elora 32 Full Service 5,000 156.3 X X X

Total 808
Source: Compiled by CBRE Hotels
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Competitive Market Map – Ontario Inn & Resorts 

  



PROPOSED JOIE DE VIVRE BY HYATT & NORDIC SPA 
JANUARY 1, 2023 

 

 
 COMPETITIVE MARKET 51 

 

Ontario Inn & Resort Competitive Market – Historic Results 

Based on our research, the competitive Inn and Resort market has achieved the following results in recent 
years. 

 

x Prior to the COVID-19 pandemic, the competitive market experienced steady demand 

growth over the 2016 to 2019 period. Leisure travel for the resort market has been strong 

in light of the improved provincial economy.  

x Occupancy has grown from below 68% in 2014 to over 70% in 2018 and 2019.  

x Over the same period, market ADR has also experienced recent growth to finish 2019 at 
$237, a $1 or 7% increase since 2016.  

x In 2020, with the onset of COVID-19, occupancy fell by 44 percentage points to 27%, and 
ADR declined by -3% to $230. 

x For the YTD period as of March 2021, market results indicate that there is continued decline 

in demand as the province suffered through its 3rd pandemic wave. However, the resort 

sector managed to gain some ground on rate, with ADR increasing by 14%. 

x Despite holding and improving rate, RevPAR fell by -63% in 2020 and is down -82% in Q1 
2021 to $17.81. 

Market Segmentation Analysis 

On the basis of CBRE Hotels market research, and discussions with regional operators, the estimated market 

segmentation for the competitive Ontario Inn & Resort market in 2020 is presented below: 

Year
Rooms 

Available
% 

Change
Rooms 

Occupied
% Change Occupancy Pt. Change ADR % Change RevPAR % Change

2016 281,820 - 191,406 - 67.9% - $221.63 - $150.53 -
2017 282,875 0.4% 202,631 5.9% 71.6% 3.7 $226.37 2.1% $162.16 7.7%
2018 288,715 2.1% 207,917 2.6% 72.0% 0.4 $233.69 3.2% $168.29 3.8%
2019 294,920 2.1% 209,910 1.0% 71.2% -0.8 $237.10 1.5% $168.76 0.3%
2020 295,728 0.3% 81,148 -61.3% 27.4% -43.7 $230.11 -2.9% $63.14 -62.6%

Compound Annual 
Growth Rate

1.2% -19.3% 0.9% -19.5%

YTD MAR 2020 73,437 - 37,159 - 50.6% - $190.94 - $96.61 -
YTD MAR 2021 68,850 -6.2% 5,643 -84.8% 8.2% -42.4 $217.34 13.8% $17.81 -81.6%

Source: CBRE Hotels

Competitive Market Performance Results - Ontario Inns & Resorts
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Competitive Inn & Resort Market Supply Analysis 

As noted, over the historic period there have been very minor fluctuations in supply as resorts in the market 
have renovated and reconfigured. In addition, a few of the properties have units which are available in the 
rental pool which cause some of the fluctuations.  

In terms of future supply, a 152-room Autograph Collection by Marriott called the Pearle Hotel & Spa is 
expected to open in July 2021. This full-service asset is located in downtown Burlington on the waterfront. 
Hotel amenities will include a fitness centre, full-service restaurant, 10,500 SF of meeting space, and a 
traditional Hammam sauna including massage rooms and a relaxation pool. 

With the exception of the Pearl Hotel & Spa, the subject Joie de Vivre by Hyatt hotel is the only known supply 
addition to the competitive market over the projection period. A summary of the changes to the competitive 
market supply are listed below: 

 

4%

46%
50%

Ontario Inn & Resort Market Segmentation - 2020

Corporate/Gov't/Other Mtg/Conf Leisure

Segment Room Night Demand % of Total

Corporate/Gov't/Other 3,422 4%

Mtg/Conf 36,995 46%

Leisure 40,730 50%

Source: Compiled by CBRE Hotels

Demand Segmentation - 2020 Ontario Resorts & Inns

No. Name Rooms Probability Type Opening Date Status
1 Proposed Joie de Vivre by Hyatt & Nordic Spa 70 100% Resort/Inn 1-Jan-23 Proposed
2 Subject Joie de Vivre by Hyatt Expansion 70 Resort/Inn 1-Jan-26 Proposed
3 The Pearle Hotel & Spa 152 100% Full Service 1-Jul-21 Under Construction

Total 222
Source: CBRE Hotels

Summary of Proposed Supply Changes - Ontario Resort & Inns
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Market Demand and ADR Projections – PEC Market 

The demand projections prepared for the competitive market are based on the economic outlook for the 
area, current market dynamics and anticipated changes in demand patterns throughout the projection 

period.  

At this time, there remains considerable uncertainty around the impacts on the economy and more specifically 

the accommodation sector resulting from the COVID-19 (corona) virus. While impacts vary across markets, 

national RevPAR contracted by approximately 60% in 2020. Current expectations are for demand recovery in 

2021 and 2022 with ADR and RevPAR recovery lagging behind returning to 2019 levels by 2025. These 

forecasts are predicated on the assumption that travel restrictions are lifted, the Canada/US border is 

reopened and that the spread of the virus is under control with a vaccine available and widely distributed in 
the later part of 2021. There are expected to be recovery lags in segments such as medium to large meeting 

conference, international corporate and leisure.  

The recovery will be as much about vaccinations and the easing of travel restrictions and gathering limits, as 

the willingness or ability of businesses to allow employee travel.  The willingness and comfort of individuals to 

travel for both leisure and business purposes will also impact the speed of recovery.   

The demand projections for the competitive PEC market below take into account these impacts and also 

considers the historic and anticipated future factors impacting demand in the competitive market. The 

following summarizes our projections for future room demand and ADR growth based on the research and 
information as of the date of the report. 

 

x With the expectation that the current provincial lockdown period will be lifted by mid-June 
2021, together with the expectation of continued pent-up demand for drive to leisure 

markets such as PEC, demand is forecasted to expand by 15% this year. PEC’s market 

Actual Projection Projection Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Projections by Segment 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030
Corporate/Gov't/Other
Occupied Room Nights 548 559 1,957 2,740 2,795 2,851 2,937 3,010 3,010 3,010 3,010
Demand Growth 2.0% 250.0% 40.0% 2.0% 2.0% 3.0% 2.5% 0.0% 0.0% 0.0%
Mtg/Conf
Occupied Room Nights 2,108 2,108 5,271 9,224 9,685 9,879 10,175 10,429 10,429 10,429 10,429
Demand Growth 0.0% 150.0% 75.0% 5.0% 2.0% 3.0% 2.5% 0.0% 0.0% 0.0%
Leisure
Occupied Room Nights 110,149 126,672 145,673 160,240 163,445 166,714 171,715 176,008 176,008 176,008 176,008
Demand Growth 15.0% 15.0% 10.0% 2.0% 2.0% 3.0% 2.5% 0.0% 0.0% 0.0%

Actual Projection Projection Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Market Projections 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030
Total Demand
Occupied room nights 112,806 129,339 152,901 172,204 175,925 179,443 184,827 189,447 189,447 189,447 189,447
Demand growth 14.7% 18.2% 12.6% 2.2% 2.0% 3.0% 2.5% 0.0% 0.0% 0.0%
Total Supply
Available Room Nights 367,464 370,840 362,202 390,185 390,185 390,185 415,735 415,735 415,735 415,735 415,735
Supply Growth 0.9% -2.3% 7.7% 0.0% 0.0% 6.5% 0.0% 0.0% 0.0% 0.0%
Market Occupancy 30.7% 34.9% 42.2% 44.1% 45.1% 46.0% 44.5% 45.6% 45.6% 45.6% 45.6%
Market Average Daily Rate $217.91 $239.70 $239.70 $242.09 $246.93 $251.87 $256.91 $262.05 $267.29 $272.64 $278.09
Market RevPar $66.89 $83.60 $101.19 $106.85 $111.34 $115.83 $114.22 $119.41 $121.80 $124.24 $126.72
Rate Growth 10.0% 0.0% 1.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%
Source: CBRE Hotels

Market Demand Projections - PEC Market

Projected Market Performance Summary - PEC Market
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occupancy is projected to finish 2021 at 35%, and market ADR is projected to increase by 

a further 10% bringing ADR to $240 by the end of 2021. 

x Between 2021 and 2022 new supply will enter the market including the 33-room Royal 

Hotel and 20 room Wellington Hotel, while the number of Airbnb listings are expected to 

decline slightly as new regulations come into effect. Market demand is projected to increase 

over this period, as demand is induced into the market and additional capacity is added 

during peak periods, and overnight travel begins to recover from the pandemic. Occupancy 
levels are projected to recover to 42% by 2022, which is on par with PEC’s 2019 results.  

x The subject Joie de Vivre hotel will bring new demand into the market through latent 

demand, which can be categorized as either unaccommodated demand or induced 

demand. Unaccommodated demand is the potential room night demand that Prince 
Edward County’s accommodation supply has not realized because all accommodations are 

sold out during weekends and peak periods throughout the year. The addition of the subject 

hotel with 70 rooms and potential expansion to 140 rooms will generate this demand, 

turning what existed as only potential demand into actual accommodated room nights for 

the market.  

x Induced demand refers to the additional room nights that the entrance of the subject hotel 
is expected to bring to the market, through its brand affiliation, reservation system, sales 

team, unique facilities and amenities including a Nordic spa and meeting/conference 

facilities within an active vineyard setting. 

x Over the longer term, occupancy is projected to recover to the mid 40’s range by 
2023/2024. 

x In terms of Average Daily Rate (ADR), the market is projected to see growth of 10.0% in 
2021, with minimal increases in 2022 and 2023, until demand is recovered to pre-

pandemic levels, growing at 2.0% per annum throughout the balance of the projection 

period.  

Market Demand and ADR Projections – Ontario Inns & Resorts 

The demand projections prepared for the competitive Ontario Resort & Inn market are based on the 

economic outlook for the area, current market dynamics and anticipated changes in demand patterns 

throughout the projection period. The following summarizes our projections for future room demand and 
ADR growth. 
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x Based on the YTD market performance and expectations of the gradual lifting of COVID-
19 related travel restrictions by mid-summer, the competitive Ontario Inn & Resort market 

is projected to see overall demand increase by 12% in 2021, with occupancy levels 

remaining at 28%. Occupancy levels will also be impacted by supply growth of 9.1% in 

2021 and 8.6% in 2022, as the 152-room Pearle Hotel Inn & Spa enters the market in July 

2021. 

x By 2022, assuming all travel restrictions are lifted, demand is projected to grow by 118% 
with occupancy levels improving to 57%. Market demand is projected to grow by a further 

32.5% in 2023, as the industry recovers to pre-pandemic levels. By 2024, market 

occupancy is expected to reach 72.8%. 

x The initial development of 70 rooms at the subject property will result in a 7.3% increase 
in supply in 2023, followed by a further 6.8% supply increase in 2026 as the property 

expands to its full potential of 140 rooms. 

x As the subject’s expansion comes on stream in 2026, demand is projected to grow by a 
further 3% resulting in a market occupancy of just under 70%. 

x In terms of Average Daily Rate (ADR), based on year-to-date performance, market ADR is 
projected to grow 5.0% in 2021 and 2.0% per annum for the balance of the projection.  

 

Actual Projection Projection Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Projections by Segment 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030
Corporate/Gov't/Other
Occupied Room Nights 3,422 3,422 7,700 9,625 10,107 10,107 10,107 10,107 10,107 10,107 10,107
Demand Growth 0.0% 125.0% 25.0% 5.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Mtg/Conf
Occupied Room Nights 36,995 40,694 85,458 111,095 116,650 116,650 120,149 120,149 120,149 120,149 120,149
Demand Growth 10.0% 110.0% 30.0% 5.0% 0.0% 3.0% 0.0% 0.0% 0.0% 0.0%
Leisure
Occupied Room Nights 40,730 46,839 105,389 142,275 145,120 145,120 149,474 149,474 149,474 149,474 149,474
Demand Growth 15.0% 125.0% 35.0% 2.0% 0.0% 3.0% 0.0% 0.0% 0.0% 0.0%

Actual Projection Projection Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Market Projections 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030
Total Demand
Occupied room nights 81,147 90,956 198,547 262,995 271,877 271,877 279,730 279,730 279,730 279,730 279,730
Demand growth 12.1% 118.3% 32.5% 3.4% 0.0% 2.9% 0.0% 0.0% 0.0% 0.0%
Total Supply
Available Room Nights 295,728 322,660 350,400 375,950 375,950 375,950 401,500 401,500 401,500 401,500 401,500
Supply Growth 9.1% 8.6% 7.3% 0.0% 0.0% 6.8% 0.0% 0.0% 0.0% 0.0%
Market Occupancy 27.4% 28.2% 56.7% 70.0% 72.3% 72.3% 69.7% 69.7% 69.7% 69.7% 69.7%
Market Average Daily Rate $230.11 $241.61 $246.45 $251.38 $256.40 $261.53 $266.76 $272.10 $277.54 $283.09 $288.75
Market RevPar $63.14 $68.11 $139.64 $175.85 $185.42 $189.13 $185.86 $189.57 $193.36 $197.23 $201.18
Rate Growth 5.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0% 2.0%
Source: CBRE Hotels

Market Demand Projections - Ontario Inns & Resorts

Projected Market Performance Summary - Ontario Inns & Resorts
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SUBJECT PROPERTY PROJECTED PERFORMANCE 
The subject Joie de Vivre by Hyatt property projections examine the future occupancy and market penetration 

levels for the subject hotel based on numerous factors including economic influences and the actual and 

projected supply/demand relationship in the competitive markets.   

Projected Occupancy and Average Daily Rate 

In assessing the projected occupancy and rate performance of the proposed inn a market penetration analysis 

was undertaken, in which the concept of “fair market share” was utilized. This concept states that, all things 

being equal, a property will attract rooms demand in the same proportion as its share of rooms supply.  Market 

penetration in excess of 100.0% indicates that a property possesses competitive advantages relative to the 

market as a whole, while competitive weaknesses are reflected in penetrations of less than 100.0%.  The 

marketing philosophy and pricing strategy for a property can also impact its penetration. Accordingly, there 

are other factors besides competitive weakness that can contribute to a penetration of less than fair share.  

The following analysis assesses the projected market position/occupancy, average rate, and RevPAR levels for 

the proposed hotel. The projections are based on numerous factors including the economic influences, the 

projected supply/demand relationship in the competitive market, interviews with local stakeholders and 

expected growth in demand for accommodations in the local area.  It is assumed that there are no significant 

changes in the market over the projection period that would impact the current status of the competitive rooms 

supply other than as currently identified. 

The average daily rate and the overall occupancy of a lodging facility are the foundation for the property’s 
financial performance. While a property’s other revenue components (food and beverage, spa, other income, 

etc.) are crucial to the operation of the hotel, they are often highly correlated with the overall number of 

occupied rooms. Furthermore, the occupancy and average daily rate of a hotel are highly correlated.  In reality, 

one cannot make a projection of one without a projection of the other.  

The following section presents our projections of demand for the proposed subject property by market segment. 

The projections assume that the hotel will be open and operating as a Joie de Vivre by Hyatt property as of 

January 1, 2023. 

Leisure  

The leisure segment is projected to be the largest generator of demand for the subject Hotel & Nordic Spa 

given the geographic location and development concept, featuring the Nordic Spa. 

Leisure demand is typically concentrated throughout the spring, summer and fall months when travelers are 

more likely to book vacations, add vacation time onto a business trip or conference, take an escape from the 

city, or visit friends and relatives. Leisure demand generally occurs on weekends; however, in the summer and 

fall months weekday leisure demand increases substantively. The subject hotel will be a strong competitor in 

this segment offering an extended stay product, an international brand, outdoor pool and recreational courts, 
Nordic spa, walking and hiking trails, all set within an active vineyard.  The Nordic spa will have strong appeal 

throughout the year, making the subject property an attractive year-round leisure destination. 
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The proposed hotel is expected to capture approximately 75% of its demand from the leisure segment once it 

is fully developed at 140 rooms and is projected to achieve a penetration of 102.5% of fair market share 

amongst the PEC market once stabilized. The hotel is expected to capture approximately 12,000 occupied 

room nights annually from this segment during its initial phase of development at 70 rooms, increasing to 
22,175 occupied room nights following its expansion to 140 rooms. 

 

In terms of the Ontario Inn & Resort market, the subject hotel is projected to achieve a penetration of 117% of 

fair market share once it is fully developed and stabilized.   

 

Meeting and Conference 

The hotel will provide approximately 3,000 square feet of dedicated on-site meeting space across three rooms. 

Meeting and Conference demand is currently limited in the local PEC market due to a lack of 

meeting/conference facilities with associated guest rooms.  While there are a number of event venues, such as 

renovated barns in PEC, they are typically not associated with on-site accommodations. The subject hotel will 

provide a good ratio of meeting space for its room count, however the property will have to balance the 

meeting/conference business demand - in particular social events - with Leisure guests who are also using the 

spa facilities. During the first phase of development at 70 rooms, the property will be limited to small to mid 
sized meetings in order to accommodate the overnight demand for groups.  However, as the property expands 

to 140 rooms, meeting and conference business can also be expanded to attract larger mid-size groups.    

The proposed hotel is expected to capture approximately 27% of its demand from the meeting/conference 

segment once it is fully developed at 140 rooms and is projected to achieve a penetration of 656% of fair 

market share amongst the PEC market once stabilized.     

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Supply - PEC Overall Market 2023 2024 2025 2026 2027 2028 2029 2030
Proposed Joie de Vivre By Hyatt & Nordic Spa 70 70 70 140 140 140 140 140
Total Market Supply 1,069 1,069 1,069 1,139 1,139 1,139 1,139 1,139
Fair Share of Supply 6.5% 6.5% 6.5% 12.3% 12.3% 12.3% 12.3% 12.3%

Leisure
Fair Share of Demand 10,493 10,703 10,917 21,106 21,634 21,634 21,634 21,634
Penetration Rate 105.0% 107.5% 110.0% 100.0% 102.5% 102.5% 102.5% 102.5%
Total Demand Captured 11,017 11,505 12,008 21,106 22,175 22,175 22,175 22,175
Ratio to Total Demand 75.6% 73.5% 72.5% 74.5% 73.4% 71.6% 71.6% 71.6%

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Supply - Ontario Inn & Resort Market 2023 2024 2025 2026 2027 2028 2029 2030
Proposed Joie de Vivre by Hyatt & Nordic Spa 70 70 70 140 140 140 140 140
Total Market Supply 1,030 1,030 1,030 1,100 1,100 1,100 1,100 1,100
Fair Share of Supply 6.8% 6.8% 6.8% 12.7% 12.7% 12.7% 12.7% 12.7%

Leisure 11017 11505 12008 21106 22175 22175 22175 22175
Fair Share of Demand 9,669 9,863 9,863 19,024 19,024 19,024 19,024 19,024
Penetration Rate 113.9% 116.7% 121.8% 110.9% 116.6% 116.6% 116.6% 116.6%
Total Demand Captured 11,017 11,505 12,008 21,106 22,175 22,175 22,175 22,175
Ratio to Total Demand 75.6% 73.5% 72.5% 74.5% 73.4% 71.6% 71.6% 71.6%
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In terms of the Ontario Inn & Resort market, the subject hotel is projected to achieve a penetration of 55% of 

fair market share once it is fully developed and stabilized.  The hotel is expected to capture approximately 

3,400 occupied room nights annually from this segment during its initial phase of development at 70 rooms, 

increasing to 8,400 occupied room nights following its expansion to 140 rooms. 

 

Corporate/Government/Other 

The subject Joie de Vivre by Hyatt hotel has been projected to achieve market penetration of 100% of fair 

market share amongst the PEC market in the Corporate/Government/Other segment by its stabilized year of 

operation, and to maintain this level going forward. Given that the corporate travel segment in general is not 
strong for the competitive market, the level of demand projected for the subject is reasonable.   

Once stabilized the hotel is projected to capture approximately 370 occupied room nights annually, with the 

Corporate/Government/Other segment representing approximately 1% of the hotel’s total demand.  

 

In terms of the Ontario Inn & Resort market, the subject hotel is projected to achieve a penetration of 29% of 

fair market share once it is fully developed and stabilized.   

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Supply - PEC Overall Market 2023 2024 2025 2026 2027 2028 2029 2030
Proposed Joie de Vivre By Hyatt & Nordic Spa 70 70 70 140 140 140 140 140
Total Market Supply 1,069 1,069 1,069 1,139 1,139 1,139 1,139 1,139
Fair Share of Supply 6.5% 6.5% 6.5% 12.3% 12.3% 12.3% 12.3% 12.3%

Mtg/Conf
Fair Share of Demand 604 634 647 1,251 1,282 1,282 1,282 1,282
Penetration Rate 562.6% 625.0% 674.0% 550.2% 596.4% 656.0% 656.0% 656.0%
Total Demand Captured 3,398 3,964 4,360 6,881 7,646 8,410 8,410 8,410
Ratio to Total Demand 23.3% 25.3% 26.3% 24.3% 25.3% 27.2% 27.2% 27.2%

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Supply - Ontario Inn & Resort Market 2023 2024 2025 2026 2027 2028 2029 2030
Proposed Joie de Vivre by Hyatt & Nordic Spa 70 70 70 140 140 140 140 140
Total Market Supply 1,030 1,030 1,030 1,100 1,100 1,100 1,100 1,100
Fair Share of Supply 6.8% 6.8% 6.8% 12.7% 12.7% 12.7% 12.7% 12.7%

Mtg/Conf
Fair Share of Demand 7,550 7,928 7,928 15,292 15,292 15,292 15,292 15,292
Penetration Rate 45.0% 50.0% 55.0% 45.0% 50.0% 55.0% 55.0% 55.0%
Total Demand Captured 3,398 3,964 4,360 6,881 7,646 8,410 8,410 8,410
Ratio to Total Demand 23.3% 25.3% 26.3% 24.3% 25.3% 27.2% 27.2% 27.2%

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Supply - PEC Overall Market 2023 2024 2025 2026 2027 2028 2029 2030
Proposed Joie de Vivre By Hyatt & Nordic Spa 70 70 70 140 140 140 140 140
Total Market Supply 1,069 1,069 1,069 1,139 1,139 1,139 1,139 1,139
Fair Share of Supply 6.5% 6.5% 6.5% 12.3% 12.3% 12.3% 12.3% 12.3%

Corporate/Gov't/Other
Fair Share of Demand 179 183 187 361 370 370 370 370
Penetration Rate 90.0% 95.0% 100.0% 95.0% 100.0% 100.0% 100.0% 100.0%
Total Demand Captured 161 174 187 343 370 370 370 370
Ratio to Total Demand 1.1% 1.1% 1.1% 1.2% 1.2% 1.2% 1.2% 1.2%
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Average Daily Rate 

As a newly constructed Joie de Vivre by Hyatt development with resort amenities, the proposed subject hotel is 

projected to achieve a rate penetration of 118.9% in its opening year and to maintain this level of performance 

throughout the projection period. The subject is projected to achieve an ADR of $287.80 in Year 1, increasing 

to $311.52 by Year 5.  

Projected Performance Summary 

Based on our review, projected results for the property by market segment are summarized on the following 

pages – the first chart depicting the subject hotel’s performance relative to the PEC Overall market and the 2nd 
chart showing its positioning relative to the Ontario Inn & Resort market. 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Supply - Ontario Inn & Resort Market 2023 2024 2025 2026 2027 2028 2029 2030
Proposed Joie de Vivre by Hyatt & Nordic Spa 70 70 70 140 140 140 140 140
Total Market Supply 1,030 1,030 1,030 1,100 1,100 1,100 1,100 1,100
Fair Share of Supply 6.8% 6.8% 6.8% 12.7% 12.7% 12.7% 12.7% 12.7%

Corporate/Gov't/Other 161 174 187 343 370 370 370 370
Fair Share of Demand 654 687 687 1,286 1,286 1,286 1,286 1,286
Penetration Rate 24.6% 25.3% 27.2% 26.7% 28.8% 28.8% 28.8% 28.8%
Total Demand Captured 161 174 187 343 370 370 370 370
Ratio to Total Demand 1.1% 1.1% 1.1% 1.2% 1.2% 1.2% 1.2% 1.2%
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Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Supply - PEC Overall Market 2023 2024 2025 2026 2027 2028 2029 2030
Proposed Joie de Vivre By Hyatt & Nordic Spa 70 70 70 140 140 140 140 140
Total Market Supply 1,069 1,069 1,069 1,139 1,139 1,139 1,139 1,139
Fair Share of Supply 6.5% 6.5% 6.5% 12.3% 12.3% 12.3% 12.3% 12.3%

Demand Projections - PEC Overall Market 2023 2024 2025 2026 2027 2028 2029 2030
Corporate/Gov't/Other
Fair Share of Demand 179 183 187 361 370 370 370 370
Penetration Rate 90.0% 95.0% 100.0% 95.0% 100.0% 100.0% 100.0% 100.0%
Total Demand Captured 161 174 187 343 370 370 370 370
Ratio to Total Demand 1.1% 1.1% 1.1% 1.2% 1.2% 1.2% 1.2% 1.2%

Mtg/Conf
Fair Share of Demand 604 634 647 1,251 1,282 1,282 1,282 1,282
Penetration Rate 562.6% 625.0% 674.0% 550.2% 596.4% 656.0% 656.0% 656.0%
Total Demand Captured 3,398 3,964 4,360 6,881 7,646 8,410 8,410 8,410
Ratio to Total Demand 23.3% 25.3% 26.3% 24.3% 25.3% 27.2% 27.2% 27.2%

Leisure
Fair Share of Demand 10,493 10,703 10,917 21,106 21,634 21,634 21,634 21,634
Penetration Rate 105.0% 107.5% 110.0% 100.0% 102.5% 102.5% 102.5% 102.5%
Total Demand Captured 11,017 11,505 12,008 21,106 22,175 22,175 22,175 22,175
Ratio to Total Demand 75.6% 73.5% 72.5% 74.5% 73.4% 71.6% 71.6% 71.6%

TOTAL Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Total Fair Share Demand 11,276 11,520 11,750 22,718 23,286 23,286 23,286 23,286
Total Demand Captured 14,577 15,643 16,555 28,330 30,191 30,955 30,955 30,955
Total Rooms Revenue $4,195,218 $4,592,138 $4,957,008 $8,652,448 $9,405,109 $9,835,975 $10,032,694 $10,233,348
Property Occupancy 57.1% 61.1% 64.8% 55.4% 59.1% 60.4% 60.6% 60.6%
Property ADR $287.80 $293.55 $299.43 $305.41 $311.52 $317.75 $324.11 $330.59
Property RevPAR $164.20 $179.24 $194.01 $169.32 $184.05 $191.96 $196.33 $200.26

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
2023 2024 2025 2026 2027 2028 2029 2030

Market Occupancy 44.1% 45.1% 46.0% 44.5% 45.6% 45.6% 45.6% 45.6%
Subject Market Penetration 129.3% 135.8% 140.9% 124.7% 129.7% 132.9% 132.9% 132.9%
Projected Subject Occupancy 57.1% 61.1% 64.8% 55.4% 59.1% 60.4% 60.6% 60.6%

Market ADR $242.09 $246.93 $251.87 $256.91 $262.05 $267.29 $272.64 $278.09
Subject ADR Penetration 118.9% 118.9% 118.9% 118.9% 118.9% 118.9% 118.9% 118.9%
Projected Subject ADR $287.80 $293.55 $299.43 $305.41 $311.52 $317.75 $324.11 $330.59

Market RevPAR $106.85 $111.34 $115.83 $114.22 $119.41 $121.80 $124.24 $126.72
Subject RevPAR Index 153.7% 161.4% 167.5% 148.2% 154.1% 158.0% 158.0% 158.0%
Subject RevPAR $164.20 $179.24 $194.01 $169.32 $184.05 $191.96 $196.33 $200.26

Proposed Joie de Vivre By Hyatt & Nordic Spa Segmentation Projections

Source: CBRE Hotels
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Conclusion 

In 2019, the Prince Edward County accommodation market achieved 41% occupancy with an average daily 

rate of approximately $183. In 2020, with the onset of the COVID-19 pandemic, PEC market demand fell by 

approximately 21%.  At the same time, ADR improved by close to 19% as new upscale product entered the 

market, and accommodation operators benefited from a surge in drive-to leisure demand from those wanting 

to safely escape from large urban settings. 

Historically as new rooms supply has entered the PEC market, demand levels have kept pace.  From 2013 to 

2019, the PEC market underwent a 157% increase in supply, largely through the proliferation of short-term 
rentals, with demand increasing by 123%, before falling by 21% in 2020 with the onset of the pandemic.   

 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Supply - Ontario Inn & Resort Market 2023 2024 2025 2026 2027 2028 2029 2030
Proposed Joie de Vivre by Hyatt & Nordic Spa 70 70 70 140 140 140 140 140
Total Market Supply 1,030 1,030 1,030 1,100 1,100 1,100 1,100 1,100
Fair Share of Supply 6.8% 6.8% 6.8% 12.7% 12.7% 12.7% 12.7% 12.7%

Demand Projections - Ontario Inn & Resort Market 2023 2024 2025 2026 2027 2028 2029 2030
Corporate/Gov't/Other 161 174 187 343 370 370 370 370
Fair Share of Demand 654 687 687 1,286 1,286 1,286 1,286 1,286
Penetration Rate 24.6% 25.3% 27.2% 26.7% 28.8% 28.8% 28.8% 28.8%
Total Demand Captured 161 174 187 343 370 370 370 370
Ratio to Total Demand 1.1% 1.1% 1.1% 1.2% 1.2% 1.2% 1.2% 1.2%

Mtg/Conf
Fair Share of Demand 7,550 7,928 7,928 15,292 15,292 15,292 15,292 15,292
Penetration Rate 45.0% 50.0% 55.0% 45.0% 50.0% 55.0% 55.0% 55.0%
Total Demand Captured 3,398 3,964 4,360 6,881 7,646 8,410 8,410 8,410
Ratio to Total Demand 23.3% 25.3% 26.3% 24.3% 25.3% 27.2% 27.2% 27.2%

Leisure 11017 11505 12008 21106 22175 22175 22175 22175
Fair Share of Demand 9,669 9,863 9,863 19,024 19,024 19,024 19,024 19,024
Penetration Rate 113.9% 116.7% 121.8% 110.9% 116.6% 116.6% 116.6% 116.6%
Total Demand Captured 11,017 11,505 12,008 21,106 22,175 22,175 22,175 22,175
Ratio to Total Demand 75.6% 73.5% 72.5% 74.5% 73.4% 71.6% 71.6% 71.6%

TOTAL Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
Total Fair Share Demand 17,873 18,477 18,477 35,602 35,602 35,602 35,602 35,602
Total Demand Captured 14,576 15,643 16,555 28,330 30,191 30,955 30,955 30,955
Total Rooms Revenue $4,194,828 $4,592,024 $4,957,055 $8,652,468 $9,405,132 $9,836,184 $10,032,908 $10,233,566
Property Occupancy 57.0% 61.1% 64.8% 55.4% 59.1% 60.4% 60.6% 60.6%
Property ADR $287.80 $293.55 $299.43 $305.41 $311.52 $317.75 $324.11 $330.59
Property RevPAR $164.19 $179.24 $194.01 $169.32 $184.05 $191.96 $196.34 $200.27

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8
2023 2024 2025 2026 2027 2028 2029 2030

Market Occupancy 70.0% 72.3% 72.3% 69.7% 69.7% 69.7% 69.7% 69.7%
Subject Market Penetration 81.5% 84.7% 89.6% 79.6% 84.8% 86.9% 86.9% 86.9%
Projected Subject Occupancy 57.0% 61.1% 64.8% 55.4% 59.1% 60.4% 60.6% 60.6%

Market ADR $251.38 $256.40 $261.53 $266.76 $272.10 $277.54 $283.09 $288.75
Subject ADR Penetration 114.5% 114.5% 114.5% 114.5% 114.5% 114.5% 114.5% 114.5%
Projected Subject ADR $287.80 $293.55 $299.43 $305.41 $311.52 $317.75 $324.11 $330.59

Market RevPAR $175.85 $185.42 $189.13 $185.86 $189.57 $193.36 $197.23 $201.18
Subject RevPAR Index 93.4% 96.9% 102.6% 91.1% 97.1% 99.5% 99.5% 99.5%
Subject RevPAR $164.19 $179.24 $194.01 $169.32 $184.05 $191.96 $196.34 $200.27

Proposed Joie de Vivre by Hyatt & Nordic Spa Segmentation Projections

Source: CBRE Hotels
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With the expectation that the current provincial lockdown period will be lifted by Summer/Fall 2021, together 

with the expectation of continued pent-up demand for drive to leisure markets such as PEC, demand is 

forecasted to expand by 15% in 2021.   

Between 2021 and 2022 new supply will enter the PEC market including the 33-room Royal Hotel and 20 
room Wellington Hotel, while the number of Airbnb listings are expected to decline slightly as new licensing 

regulations come into effect. Market demand is projected to increase over this period, as demand is induced 

into the market and additional capacity is added during peak periods, and overnight travel begins to recover 

from the pandemic.  Market occupancy levels are projected to recover to 42% by 2022, which is on par with 

PEC’s 2019 results (pre-pandemic).  

The subject Joie de Vivre by Hyatt hotel development will bring new demand into the PEC market by through 

its brand affiliation, reservation system, sales team, unique facilities and amenities including a Nordic spa and 

meeting/conference facilities within an active vineyard setting.  The addition of the subject hotel with 70 rooms 
and potential expansion to 140 rooms will generate this demand, turning what existed as only potential 

demand into actual accommodated room nights for the market.   

The subject Joie de Vivre by Hyatt & Nordic Spa encapsulates many of the trends driving consumer demand in 

the County. The proposed Redtail East Vineyard site will allow the hotel to draw on the growing agritourism 

and culinary tourism demand. The spa component will also capitalize on the surge in wellness tourism and 

offer a year-round demand generator to balance out the heavily summer-focused tourist season in the County. 

Furthermore, the proposed accommodations offer guests the benefits of a short-term rental in that the 
accommodations are viewed as private and exclusive, while also allowing guests access to common amenities.  

As a globally recognized brand, the Joie de Vivre by Hyatt lifestyle hotel brand will also be the first of its kind 

in the County. Unlike the fluctuating supply of short-term rentals, the subject property will increase 

accommodation supply in the market year-round, bringing overnight accommodation supply and demand 

closer to an equilibrium. 

Based on our market analysis, the subject Joie de Vivre by Hyatt hotel development is expected to open its first 

phase of development with 70 rooms and achieve an occupancy of 65% by Year 3, after which the development 

will be expanded by a futher 70 rooms and reach stabilization at 60% occupancy by Year 7.  The overall PEC 
market is projected to absorb the subject development’s new supply, reaching a market occupancy of 46% 

following absorption of the subject property’s full development of 140 rooms. 
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With the projected decrease in STA product over the next 12 months and demand for Prince Edward County 

accommodations continuing to grow, there will be greater opportunity to capture demand in other forms of 

commercial transient accommodations. The Royal Hotel in Picton and the Wellington Hotel are expected to 
capture some of this demand, particularly for visitors looking for a more traditional hotel or inn experience. 

However, consumer trends regarding wellness experiences, combined with the interest in more customized and 

unique accommodations (which drives STA demand) and the pent-up demand for weddings and family 

celebrations, is expected to drive significant demand for a product like the Joie de Vivre by Hyatt Hotel & Nordic 

Spa. While the new hotel is projected to satisfy demand that already exists and therefore compete with other 

product in the Prince Edward County market, it is also expected to attract new demand, as it will be considered 

a “destination” for both leisure and meeting/conference business. At 70 rooms, the proposed hotel & spa will 
also be large enough to absorb both existing and new demand. As a rate leader, the proposed Joie de Vivre 

by Hyatt is expected to have an impact on market positioning for some of the higher end County properties, 

but will only serve to complement the range of product available in the long term.  
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ASSUMPTIONS AND LIMITING CONDITIONS 
 
1. CBRE Limited. through its appraiser (collectively, “CBRE”) has inspected through reasonable observation the subject 

property. However, it is not possible or reasonably practicable to personally inspect conditions beneath the soil and 
the entire interior and exterior of the improvements on the subject property. Therefore, no representation is made as 
to such matters.  

2. The report, including its conclusions and any portion of such report (the “Report”), is as of the date set forth in the 
letter of transmittal and based upon the information, market, economic, and property conditions and projected levels 
of operation existing as of such date. The dollar amount of any conclusion as to value in the Report is based upon 
the purchasing power of the Canadian Dollar on such date. The Report is subject to change as a result of fluctuations 
in any of the foregoing. CBRE has no obligation to revise the Report to reflect any such fluctuations or other events 
or conditions which occur subsequent to such date.  

3. Unless otherwise expressly noted in the Report, CBRE has assumed that: 

(i) Title to the subject property is clear and marketable and that there are no recorded or unrecorded matters or 
exceptions to title that would adversely affect marketability or value. CBRE has not examined title records (including 
without limitation liens, encumbrances, easements, deed restrictions, and other conditions that may affect the title 
or use of the subject property) and makes no representations regarding title or its limitations on the use of the 
subject property. Insurance against financial loss that may arise out of defects in title should be sought from a 
qualified title insurance company. 

(ii) Existing improvements on the subject property conform to applicable local, provincial, and national federal 
building codes and ordinances, are structurally sound and seismically safe, and have been built and repaired in 
a workmanlike manner according to standard practices; all building systems (mechanical/electrical, HVAC, 
elevator, plumbing, etc.) are in good working order with no major deferred maintenance or repair required; and 
the roof and exterior are in good condition and free from intrusion by the elements. CBRE has not retained 
independent structural, mechanical, electrical, or civil engineers in connection with this appraisal and, therefore, 
makes no representations relative to the condition of improvements. CBRE appraisers are not engineers and are 
not qualified to judge matters of an engineering nature, and furthermore structural problems or building system 
problems may not be visible. It is expressly assumed that any purchaser would, as a precondition to closing a 
sale, obtain a satisfactory engineering report relative to the structural integrity of the property and the integrity of 
building systems.  

(iii) Any proposed improvements, on or off-site, as well as any alterations or repairs considered will be completed in 
a workmanlike manner according to standard practices. 

(iv) Hazardous materials are not present on the subject property. CBRE is not qualified to detect such substances. The 
presence of substances such as asbestos, urea formaldehyde foam insulation, contaminated groundwater, mold, 
or other potentially hazardous materials may affect the value of the property.  

(v) No mineral deposit or subsurface rights of value exist with respect to the subject property, whether gas, liquid, or 
solid, and no air or development rights of value may be transferred. CBRE has not considered any rights 
associated with extraction or exploration of any resources, unless otherwise expressly noted in the Report.  

(vi) There are no contemplated public initiatives, governmental development controls, rent controls, or changes in the 
present zoning ordinances or regulations governing use, density, or shape that would significantly affect the value 
of the subject property. 

(vii) All required licenses, certificates of occupancy, consents, or other legislative or administrative authority from any 
local, provincial, nor national government or private entity or organization have been or can be readily obtained 
or renewed for any use on which the Report is based. 

(viii) The subject property is managed and operated in a prudent and competent manner, neither inefficiently or super-
efficiently. 

(ix) The subject property and its use, management, and operation are in full compliance with all applicable federal, 
provincial, and local regulations, laws, and restrictions, including without limitation environmental laws, seismic 
hazards, flight patterns, decibel levels/noise envelopes, fire hazards, hillside ordinances, density, allowable uses, 
building codes, permits, and licenses.  
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(x) The subject property is in full compliance with the Disabilities Act of the province. CBRE is not qualified to assess 
the subject property’s compliance with the Province’s Disabilities Act, notwithstanding any discussion of possible 
readily achievable barrier removal construction items in the Report.  

(xi) All information regarding the areas and dimensions of the subject property furnished to CBRE are correct, and 
no encroachments exist. CBRE has neither undertaken any survey of the boundaries of the subject property nor 
reviewed or confirmed the accuracy of any legal description of the subject property.  

Unless otherwise expressly noted in the Report, no issues regarding the foregoing were brought to CBRE’s attention, 
and CBRE has no knowledge of any such facts affecting the subject property. If any information inconsistent with any 
of the foregoing assumptions is discovered, such information could have a substantial negative impact on the Report. 
Accordingly, if any such information is subsequently made known to CBRE, CBRE reserves the right to amend the 
Report, which may include the conclusions of the Report. CBRE assumes no responsibility for any conditions 
regarding the foregoing, or for any expertise or knowledge required to discover them. Any user of the Report is 
urged to retain an expert in the applicable field(s) for information regarding such conditions.  

4. CBRE has assumed that all documents, data and information furnished by or behalf of the client, property owner, 
or owner’s representative are accurate and correct, unless otherwise expressly noted in the Report. Such data and 
information include, without limitation, numerical street addresses, lot and block numbers, Assessor’s Parcel 
Numbers, land dimensions, square footage area of the land, dimensions of the improvements, gross building areas, 
net rentable areas, usable areas, unit count, room count, rent schedules, income data, historical operating expenses, 
budgets, and related data. Any error in any of the above could have a substantial impact on the Report. Accordingly, 
if any such errors are subsequently made known to CBRE, CBRE reserves the right to amend the Report, which may 
include the conclusions of the Report. The client and intended user should carefully review all assumptions, data, 
relevant calculations, and conclusions of the Report and should immediately notify CBRE of any questions or errors 
within 30 days after the date of delivery of the Report.  

5. CBRE assumes no responsibility (including any obligation to procure the same) for any documents, data or 
information not provided to CBRE, including without limitation any termite inspection, survey or occupancy permit.  

6. All furnishings, equipment and business operations have been disregarded with only real property being considered 
in the Report, except as otherwise expressly stated and typically considered part of real property.  

7. Any cash flows included in the analysis are forecasts of estimated future operating characteristics based upon the 
information and assumptions contained within the Report. Any projections of income, expenses and economic 
conditions utilized in the Report, including such cash flows, should be considered as only estimates of the expectations 
of future income and expenses as of the date of the Report and not predictions of the future. Actual results are 
affected by a number of factors outside the control of CBRE, including without limitation fluctuating economic, 
market, and property conditions. Actual results may ultimately differ from these projections, and CBRE does not 
warrant any such projections. 

8. The Report contains professional opinions and is expressly not intended to serve as any warranty, assurance or 
guarantee of any particular value of the subject property. Other appraisers may reach different conclusions as to 
the value of the subject property. Furthermore, market value is highly related to exposure time, promotion effort, 
terms, motivation, and conclusions surrounding the offering of the subject property. The Report is for the sole purpose 
of providing the intended user with CBRE’s independent professional opinion of the value of the subject property as 
of the date of the Report. Accordingly, CBRE shall not be liable for any losses that arise from any investment or 
lending decisions based upon the Report that the client, intended user, or any buyer, seller, investor, or lending 
institution may undertake related to the subject property, and CBRE has not been compensated to assume any of 
these risks. Nothing contained in the Report shall be construed as any direct or indirect recommendation of CBRE to 
buy, sell, hold, or finance the subject property.  

9. No opinion is expressed on matters which may require legal expertise or specialized investigation or knowledge 
beyond that customarily employed by real estate appraisers. Any user of the Report is advised to retain experts in 
areas that fall outside the scope of the real estate appraisal profession for such matters. 

10. CBRE assumes no responsibility for any costs or consequences arising due to the need, or the lack of need, for flood 
hazard insurance.  

11. Acceptance or use of the Report constitutes full acceptance of these Assumptions and Limiting Conditions and any 
special assumptions set forth in the Report. It is the responsibility of the user of the Report to read in full, comprehend 
and thus become aware of all such assumptions and limiting conditions. CBRE assumes no responsibility for any 
situation arising out of the user’s failure to become familiar with and understand the same.  

12. The Report applies to the property as a whole only, and any pro ration or division of the title into fractional interests 
will invalidate such conclusions, unless the Report expressly assumes such pro ration or division of interests. 
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13. The allocations of the total value estimate in the Report between land and improvements apply only to the existing 
use of the subject property. The allocations of values for each of the land and improvements are not intended to be 
used with any other property or appraisal and are not valid for any such use. 

14. The maps, plats, sketches, graphs, photographs, and exhibits included in this Report are for illustration purposes 
only and shall be utilized only to assist in visualizing matters discussed in the Report. No such items shall be removed, 
reproduced, or used apart from the Report. 

15. The Report shall not be duplicated or provided to any unintended users in whole or in part without the written consent 
of CBRE, which consent CBRE may withhold in its sole discretion. Exempt from this restriction is duplication for the 
internal use of the intended user and its attorneys, accountants, or advisors for the sole benefit of the intended user. 
Also exempt from this restriction is transmission of the Report pursuant to any requirement of any court, governmental 
authority, or regulatory agency having jurisdiction over the intended user, provided that the Report and its contents 
shall not be published, in whole or in part, in any public document without the written consent of CBRE, which 
consent CBRE may withhold in its sole discretion. Finally, the Report shall not be made available to the public or 
otherwise used in any offering of the property or any security, as defined by applicable law. Any unintended user 
who may possess the Report is advised that it shall not rely upon the Report or its conclusions and that it should rely 
on its own appraisers, advisors and other consultants for any decision in connection with the subject property. CBRE 
shall have no liability or responsibility to any such unintended user.  
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