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December 11, 2013 

 

 

Town of Berryville, Virginia 

c/o Christy Dunkle, Planning Director 

101 Chalmers Court, Suite A 

Berryville, Virginia 22611 

  

 Re: Proposed Hotel Market Feasibility Study                                                                                                                                                                                        

       Berryville, Virginia     

 

 

Dear Ms. Dunkle: 

Pursuant to your request, I herewith submit a market study with financial projections 
pertaining to the above-captioned property. I have inspected the site and analyzed the 
hotel market conditions in the Berryville area.   

I hereby certify that I have no undisclosed interest in the property, and my employment 
and compensation are not contingent upon these findings. This study is subject to the 
comments made throughout this report and to all assumptions and limiting conditions set 
forth herein.  

It has been a pleasure to assist you on this assignment. 

 Sincerely, 

 

 

 

 Jan L. Nichols, CHA, CRE 

 State-Certified General Real Estate Appraiser #RZ1877 

 

 
1416 Saffron Trail 
DeLand, Florida 32724 
Tele: 386-873-2747 
Cell: 407-748-0875 
jan@nicholsconsulting.biz 

 
Jan L. Nichols, CHA, CRE 
President 

 

Nichols Hospitality Consulting, Inc. 
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1. Executive Summary  

Property and Location 

The proposed hotel site that is the subject of this study is part of a greater 11.6-acre parcel 
located in the southwest quadrant of the intersection of Harry Byrd Highway (SR 7) and US 
Highway 340 in the Town of Berryville, Clarke County, Virginia, known as the “Byrd Property”.  

Site Conclusions 

The subject site appears physically suited for the operation of a small, midscale hotel. Access, 
visibility, zoning, and other physical factors have been analyzed, with the following advantages 
and disadvantages noted. 

Site Advantages: 

 Good Accessibility: The subject site is accessible to a variety of local, 
county, and state highways, and features good access to SR 7 (the most 
highly trafficked roadway in Clarke County with total average daily traffic of 
21,000 to 25,000 near Berryville). Berryville is the County Seat of Clarke 
County, and is centrally located with good access to numerous leisure, 
meeting & group, and commercial lodging demand generators within the 
region. 

 Excellent Ingress and Egress: A planned extension of McNeill Drive and/or 
McClellan Street, which intersects with Mosby Boulevard, one block 
southwest of the site, will provide ingress/egress. Mosby provides access 
to North Buckmarsh Street/US 340 within one block, which provides access 
to SR 7, located within one block. A traffic signal eases access from North 
Buckmarsh Street in both directions. 

 Excellent Visibility: Due to its location directly adjacent to and above the 
highway grade, the subject site should enjoy good visibility from North 
Buckmarsh/US 340 and SR 7. Prominent signage on the proposed two-
story hotel building and at entrances to the site will enhance the property’s 
visibility. Signage on SR 7 indicating lodging at the Berryville US 340 exit 
should be provided as well. 

 Ample Land, Zoned for Hotel Use: The subject hotel site is part of a greater 
parcel with a total of 11.6 acres, and is zoned for Business Commercial 
land use, which allows hotels as well as other commercial/retail land use 
that would complement a hotel facility. Public water, sewer, and utilities are 
available to the site. 
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 Complementary Adjacent Uses: Food Lion grocery store (convenient for 
hotel guests to purchase deli and other food or sundry items), a bank, and 
several retirement/assisted living facilities (can generate lodging demand) 
are nearby, with room for additional commercial development, including 
restaurants. Within one mile north, a new mini market and gas station, 
“Route 340 Depot” is scheduled to open in 2014, and a gasoline service 
station is located within one half mile of the site on N. Buckmarsh. 

 Proximity to Restaurants: The site is approximately one-half mile north of 
Main Street via N. Buckmarsh Street, within walking distance of +12 
restaurants plus unique shops and entertainment in downtown Berryville. 
Numerous additional restaurants are located within a 10-minute drive, 
including fine dining. 

Site Disadvantages: 

 Small Town Location with Limited Current Lodging Demand: The subject 
hotel site is located in Berryville (population 4,185), Clarke County (popula-
tion 14,034). Our research indicates a modest amount of commercial, lei-
sure and meeting and group lodging demand is generated locally but is 
mostly accommodated at midscale hotels elsewhere in the region, espe-
cially Winchester. The development of approximately 40 to 50 hotel rooms 
appears market feasible at this time; however, the development threshold 
for most major lodging chains is about 75 rooms.   

 Marginal AADT Counts: Annual average daily traffic (AADT) counts on SR 
7 at Berryville total about 21,000 to 25,000 (confirmed by VDOT as total of 
both directions), although a portion of this traffic is daily commuter traffic 
unrelated to lodging demand. AADT on US Route 340 near the subject site 
totals 9,200. Most hotel chains prefer to locate near highways with a 
minimum of 25,000 AADT and prefer higher (I-81 in the Winchester metro 
area AADT was 56,000 to 61,000 total both directions in 2012). 

 Clarke County Lags in Economic Development: With limited jobs growth in 
the past decade (including loss of a major employer, American Wood-
mark), Clarke County lags its neighboring, fast-growing counties. It is sur-
rounded by strong economic growth engines: Winchester and Frederick 
County to the east is a major regional medical, business, and retail hub 
with the advantage of I-81 accessibility; Front Royal and Warren County to 
the south are located at the juncture of I-66 and I-81; Loudoun County to 
the east features better access to Washington DC and includes Dulles 
International Airport; to the north lies Charles Town and West Virginia, with 
lower taxes and casino gaming. The fact that Clarke County offers no mid-
scale lodging of appeal to business travelers is a detriment to attracting 
new businesses to the area; however, more economic activity will be nec-
essary to sustain and grow lodging demand in the county. 

 Clarke County Lacks a Tourism Strategic Plan and Sufficient Lodging Tax: 
In order to increase the economic advantages of the tourism industry, 
Clarke County must increase its 2.0% lodging excise tax rate (for example, 
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Loudoun County’s lodging tax is 7.0%), and develop, adopt, fund and im-
plement a Tourism Strategic Plan.  

 Buckmarsh Street Could Be More Pedestrian Friendly: North Buckmarsh 
Street is potential hotel guests’ primary access to downtown Berryville, and 
many will want to walk the half-mile distance. It is important that this be a 
pedestrian-friendly route. The consultant recommends that the town con-
sider streetscape beautification and wayfinding signage to enhance visi-
tors’ experience traversing to Main Street. 

Consultant’s Recommendations to Increase Tourism and Lodging 
Demand in Clarke County 

Clarke County offers an excellent array of things to do that appeal to tourists, including 
attractions, wineries, scenic rural highways, historic sites, restaurants, antiques and unique 
shops, luxury country inns/bed & breakfasts, and recreational amenities. Since the county lacks 
midscale lodging, most travelers currently seek accommodations in neighboring areas, such as 
Winchester. Clarke County has the potential to garner a much greater share of regional travel 
spending, and tourism should be an important part of its economic development strategy. Travel 
and tourism is a major cash-generating engine in Virginia. According to the VTC and US Travel 
Association, in 2012, domestic travelers spent $21.2 billion on transportation, lodging, food, 
amusement and recreation, as well as retail shopping in Virginia, a 4.0% increase over 2011. 
Domestic travel in Virginia directly supported 210,000 jobs within Virginia in 2012, comprising 
seven percent of total private employment. Forty of Virginia’s 134 counties received over $100 
million in travel expenditures in 2012.  

According to the VTC and US Travel Association, Clarke County currently ranks near the 
bottom, at 101 out of Virginia’s 134 counties in travel spending, with estimated total 
expenditures of $17.71 million and local tax receipts of $49,000. This compares to adjacent 
Loudoun County, ranked #3 in the state with estimated total tourist expenditures of $1.558 
billion and local tax receipts of $23.9 million. Loudoun County has a lodging tax of 7% - 
compared to Clarke County’s 2% lodging tax. Frederick County ranks 35 with $118.5 million in 
expenditures and $3.42 million in local tax receipts, while Winchester city attracts $96.3 million 
in expenditures and $3.19 million in local tax receipts. 

The Virginia Tourist Corporation (VTC) is a State agency which assists counties throughout 
Virginia in promoting tourism to their destination. Factors which could help boost lodging 
demand locally, and increase the economic impact of tourism in the county, include adoption 
and implementation of a Tourism Strategic Plan in conjunction with VTC, and increasing the 
local lodging tax to provide staffing, advertising and promotion funds. 

Studies by the US Travel Association show that increased travel marketing and promotion 
results in increased visitor trips and spending, which creates new jobs and tax revenues, which 
leads to additional visitor spending. 

A social media/Internet campaign is essential in marketing Berryville and Clarke County to 
travelers. In recent years, travelers and hotel customers are shaping a brand or a destination’s 
online reputation by commenting and sharing experiences. A recent study by 
Ypartnership/Harrison Group reports that 61% of travelers consult Tripadvisor.com before 

booking a hotel reservation, and one-third visited an online community, travel forum or blog in 
the past 12 months to check out a destination or travel supplier. Tripadvisor.com has a site for 
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local tourist organizations to promote their destinations, by gathering and showcasing traveler 
reviews, adding widgets to promote local restaurants, attractions and lodging to travelers 
searching the web, and widgets to link Tripadvisor users to local sites. It is commendable that 
Berryville’s luxury country inns are highly rated by Tripadvisor guests – Smithfield Farms is 
ranked #1 with 78 reviews, Rosemont Manor is ranked #2 with 137 reviews, and Berryville Inn 
and Battletown Inn are ranked #3 and #4 with 36 and 26 reviews, respectively, and all are highly 
ranked for guest satisfaction with 4.5 to 5 star ratings. The Battletown Inn is also ranked the #1 
restaurant out of 20 Berryville area restaurants on Tripadvisor.com, and most area restaurants 
received positive reviews from travelers. For an example of a small town’s highly successful 
web site and social media marketing, the consultant recommends the following as a good model 
for web site development:  www.nsbfla.com. 

Recommended Hotel Brands and Facilities 

It is the consultant’s opinion that a brand affiliation is necessary to ensure adequate marketing 
support and professional operational standards for the subject proposed hotel; it is unlikely that 
an independent, unaffiliated hotel would be market or financially feasible. As presented later in 
this report, research indicates that lodging demand in Berryville/Clarke County is currently 
significant enough to support approximately 40 to 50 rooms; the hotel is considered to be 
market feasible. It is the consultant’s recommendation that an Upper Midscale or Midscale 
focused-service hotel brand, including suites, would be most appropriate and offer broad appeal 
to commercial and leisure travelers. The addition of a meeting room of at least 1,200 square 
feet (divisible by two) is recommended to increase the property’s appeal to the small group and 
meetings market, and serve as a venue for local meetings and social events.  

Recommended Facilities Summary 

 
Recommended Number of Rooms:  +45 Rooms and Suites  
 
Recommended Chain Scale:  Midscale 
 
Recommended Brand:  Cobblestone Inn & Suites or Best Western 
 
Meeting Space:  +1,200 Square Feet Divisible by 2 
 
Food & Beverage Facilities:  Complimentary Hot Breakfast Area 
  Lobby Lounge Beer & Wine Bar 
 
Amenities:  Swimming Pool, Fitness Center, Business 

Center 

Summary of Forecast Conclusions 

 
Projected 2016 (Year One)  
Average Room Rate:  $81.75 
Occupancy:  55% 
Total Projected Revenue:  $769,000 
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Projected 2019 (Stabilized Year) 
Average Room Rate:  $89.76 
Occupancy:  66% 
Total Projected Revenue:  $1,009,000 
 
Hotel’s Lodging Excise Tax Potential, 2% Current Rate: $20,180 
 
Hotel’s Lodging Excise Tax Potential, 5% Recommended Rate: $50,450 

 
Total 2012 Lodging Excise Tax Collected in Clarke County: $23,851 

 
Based on the attached analysis, the subject property is projected to generate Net Operating 
Income Available for Debt Service of $209,000 in Year One (2016), increasing to $338,000 in 
Year 4 (2019). At current income capitalization rates, utilizing a discounted cash flow analysis, 
this indicates a prospective market value for the hotel in the range of $3,100,000 to $3,300,000. 
Total development costs (land plus construction and soft costs) were not available to the 
consultant, but if the cost to develop the hotel is less than the estimated prospective market 
value of the hotel upon opening, the project can be considered financially feasible.   

If development costs indicate that the hotel does not appear to be financially feasible, incentives 
such as reduced real estate taxes (especially in its initial three years as it ramps up its operations 
to a stabilized level) could be offered by Clarke County officials in order to attract a developer. 

In addition to generating jobs and related tourism spending, the hotel will offer substantial 
benefits to Clarke County in terms of lodging excise tax. At the current 2% rate, a total of 
$23,851 was collected countywide in 2012 (see VTC table below); the subject hotel alone is 
projected to generate $20,180 in 2019 (stabilized year). Increasing the local lodging excise tax to 
5% (more in line with other regional counties) would increase the hotel’s projected excise tax 
generated by travelers to $50,450. 

 

                                      Source: Virginia Travel Corporation 
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2. Nature of the Assignment  

Subject of the Study 

The original purpose of this study was to evaluate the market feasibility of the development of 

hotel facilities on a to-be-determined site located in Berryville, Virginia. During the course of the 

study, a suitable potential hotel site has been identified, known as the “Byrd Property,” located in 

the southwest quadrant of the intersection of Harry Flood Byrd Highway (SR 7) and US 340 in the 

Town of Berryville, Clarke County, Virginia.  This site will be referred to as the Subject Property. 

Objective of the Study 

The objective of this study is to evaluate the supply and demand factors affecting transient 

accommodations in the subject market area and determine the market feasibility of a proposed 

hotel, and estimate the occupancy, average rate, and net operating income available for debt 

service for its first ten years of operation. 

Use of the Study 

This report is being prepared for use by the Town of Berryville and/or potential investors in 

connection with business decision-making purposes. It is not to be disseminated to third parties 

without the expressed written consent of Nichols Hospitality Consulting, Inc. Any tables or data 

extracted or quoted from the report must be credited to Nichols Hospitality Consulting, Inc. 

Scope of the Study 

All information was collected and analyzed by the staff of Nichols Hospitality Consulting, Inc.  

Information such as operating statements, hotel market data and development information were 

supplied by representatives of various hotel companies, property managers, community 

stakeholders, Virginia Travel Corporation, and Smith Travel Research. Market data was supplied 

by various local government officials and business representatives. The market conclusions 

herein are based on an independent, unbiased investigation and analysis of the competitive 

market by the consultant. 

Method of Study 

The methodology used to develop this market study is based on the market research and 

valuation techniques set forth in the textbooks entitled Hotels, Motels and Restaurants: Valuations 
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and Market Studies,1  and Hotels and Motels: A Guide to Market Analysis, Investment Analysis, 

and Valuations.2    

1. The subject site has been evaluated from the viewpoint of its physical utility for the operation 

of a hotel, as well as access, visibility, and other relevant locational factors. 

2. The surrounding economic environment has been reviewed to identify specific lodging-related 

economic and demographic trends that may have an impact on future demand for hotel 

accommodations. 

3. Dividing the market for transient accommodations into individual segments defines specific 

market characteristics for the types of travelers expected to utilize the area's hotels.  The factors 

investigated include purpose of visit, average length of stay, facilities and amenities required, 

seasonality, daily demand fluctuations, and price sensitivity. 

4. An analysis of existing and proposed competition provides an indication of the current 

accommodated demand, along with market penetration and the degree of competitiveness. 

5. Documentation for occupancy and average rate projections are derived utilizing the market 

penetration approach based on an analysis of lodging activity.  

6. A detailed projection of income and expense made in accordance with the Uniform System of 

Accounts for Hotels reflects the anticipated economic benefits of the subject property and provide 

the forecast of net operating income for the first ten years of operation. 

 

Brand and Management Assumptions 

It is the consultant’s opinion that hotel development, based on the assumptions and conditions 
herein, and that a brand affiliation is necessary to ensure adequate marketing support and 
professional operational standards for the subject proposed hotel; it is unlikely that an 
independent, unaffiliated hotel would be market or financially feasible. As presented later in this 
report, research indicates that lodging demand in Berryville/Clarke County is currently significant 
enough to support approximately 40 to 50 rooms; the hotel is considered to be market-feasible. It 
is the consultant’s recommendation that an Upper Midscale or Midscale focused-service hotel 
brand, including suites, would be most appropriate and offer broad appeal to commercial and 
leisure travelers. Best Western and Cobblestone Hotels were two alternatives to the major brand 
franchise systems, with fees that are about half of major brand franchise fees.   

This report assumes that the subject proposed hotel will operate under a membership or franchise 

agreement with a midscale brand, and that the hotel will operate under competent, professional 

hotel management with aggressive marketing throughout the projection period.  

                                                           

1 Stephen Rushmore, Hotels, Motels and Restaurants: Valuations and Market Studies. 

(Chicago: American Institute of Real Estate Appraisers, 1983). 

2 Stephen Rushmore, Hotels and Motels: A Guide to Market Analysis, Investment Analy-

sis, and Valuations. (Chicago: Appraisal Institute, 1992). 
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Pertinent Dates 

Research of the data and primary fieldwork was performed between October and December 

2013.  Only information available through these dates has been considered. The hotel is assumed 

to be open January 1, 2016, operational throughout the period of these projections, and stabilized 

as of January 1, 2019. 
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3. Description of the Property 

Identification of the Subject Proposed Hotel Site 

The proposed hotel site that is the subject of this study is part of a greater 11.6-acre parcel 
located in the southwest quadrant of the intersection of Harry Byrd Highway (SR 7) and US 
Highway 340 in the Town of Berryville, Clarke County, Virginia known as the “Byrd Property”, 
depicted in the map below. 

 

The subject site is zoned for Business Commercial land use, which allows hotels as well as 
other commercial/retail land use that would complement a hotel facility. The owner of the site 
has indicated support for hotel development on the site, as well as up to two restaurant facilities. 
The proposed hotel would require up to three acres, indicating ample developable land for 
several complementary uses. Greenway Engineering has confirmed that public water, sewer, 
and all needed utilities would be available to the site. The Byrd site is located within the Town of 
Berryville and is the only developable parcel at the intersection of SR 7 and US 340; the other 
three quadrants are located in Clarke County and are not zoned for commercial development, 
as shown in the zoning map below. 
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Site Accessibility and Visibility 

The subject site is accessible to a variety of local, county, and state highways, and features 
good access to SR 7, the most highly trafficked roadway in Clarke County with annual average 
daily traffic (AADT) in 2012  of 21,000 to 25,000 (reflecting the total of both directions of traffic). 
US Route 340 in Berryville near the subject site on North Buckmarsh Street had 2012 total 
AADT of 9,200. Most hotel chains prefer to locate near highways with a minimum of 20,000 to 
25,000 AADT and prefer higher (for example, I-81 in the Winchester metro area averaged 
56,000 to 61,000 AADT in 2012).  

The site is approximately one-half mile north of Main Street via N. Buckmarsh Street, providing 
good accessibility to numerous restaurants, shopping, and entertainment in downtown 
Berryville. There are fifteen restaurants concentrated along East and West Main Street, on S. 
Buckmarsh, and on Crow Street in downtown Berryville, along with retail shops and 
entertainment such as the Barns of Rose Hill - a performing arts venue, visitor center, and art 
gallery. Immediately adjacent to the site is a Food Lion grocery store, convenient for hotel 
guests to purchase deli and other food or sundry items. Within one mile north, a new mini 
market and gas station, “Route 340 Depot” is scheduled to open in 2014, and a gasoline service 
station is located within one half mile of the site on N. Buckmarsh. 

North Buckmarsh Street is potential hotel guests’ primary access to downtown Berryville, and 
many will want to walk the half-mile distance. It is important that this be a pedestrian-friendly 
route. The consultant recommends that the town consider streetscape beautification and 
wayfinding signage to enhance visitors’ experience traversing to Main Street. 
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Ingress and egress to the subject hotel site is planned via an extension of McNeill Drive and/or 
McClellan Street, which intersects with Mosby Boulevard, one block southwest of the site. 
Mosby provides access to North Buckmarsh Street/US 340 within one block, which provides 
access to SR 7, located within one block. A traffic signal eases access from North Buckmarsh 
Street in both directions. Due to its location directly adjacent to and above the highway grade, 
the subject site enjoys good visibility from North Buckmarsh/US 340 and SR 7. Prominent 
signage on the proposed two-story hotel building and at entrances to the site will also enhance 
the property’s visibility. Signage on SR 7 indicating lodging at the Berryville US 340 exit should 
be provided as well. 

The northern terminus of SR 7 is in Winchester, VA where it intersects with Interstate 81, about 
15 minutes’ drive west of Berryville; the highway traverses Clarke County and terminates to the 
south in Alexandria, VA. It is a major state highway and busy commuter route in Northern 
Virginia, with an AADT of 21,000 to 25,000 in Clarke County near Berryville; it is not known how 
much of the traffic is daily commuters and how much reflects potential lodging guests. SR 7 
provides access to Washington, DC, located within about a 1.5-hour drive of Berryville, and to 
Dulles International Airport, approximately 45 minutes’ drive east of Berryville. 

Site Conclusions 

The subject site appears physically suited for the operation of a small, midscale hotel. Access, 
visibility, zoning, and other physical factors have been analyzed, with the following advantages 
and disadvantages noted. 

Site Advantages: 

Good Accessibility: The subject site is accessible to a variety of local, county, 
and state highways, and features good access to SR 7 (the most highly 
trafficked roadway in Clarke County with an AADT of 21,000 to 25,000 near 
Berryville). Berryville is the County Seat of Clarke County, and is centrally 
located with good access to numerous leisure, meeting & group, and 
commercial lodging demand generators within the region. 

Excellent Ingress and Egress: A planned extension of McNeill Drive and/or 
McClellan Street, which intersects with Mosby Boulevard, one block 
southwest of the site, will provide ingress/egress. Mosby provides access 
to North Buckmarsh Street/US 340 within one block, which provides access 
to SR 7, located within one block. A traffic signal eases access from North 
Buckmarsh Street in both directions. 

Excellent Visibility: Due to its location directly adjacent to and above the 
highway grade, the subject site should enjoy good visibility from North 
Buckmarsh/US 340 and SR 7. Prominent signage on the proposed two-
story hotel building and at entrances to the site will enhance the property’s 
visibility. Signage on SR 7 indicating lodging at the Berryville US 340 exit 
should be provided as well. 

Ample Land, Zoned for Hotel Use: The subject hotel site is part of a greater 
parcel with a total of 11.6 acres, and is zoned for Business Commercial 
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land use, which allows hotels as well as other commercial/retail land use 
that would complement a hotel facility. Public water, sewer, and utilities are 
available to the site. 

Complementary Adjacent Uses: Food Lion grocery store (convenient for hotel 
guests to purchase deli and other food or sundry items), a bank, and 
several retirement/assisted living facilities (can generate lodging demand) 
are nearby, with room for additional commercial development, including 
restaurants. Within one mile north, a new mini market and gas station, 
“Route 340 Depot” is scheduled to open in 2014, and a gasoline service 
station is located within one half mile of the site on N. Buckmarsh. 

Proximity to Restaurants: The site is approximately one-half mile north of 
Main Street via N. Buckmarsh Street, within walking distance of +12 
restaurants plus unique shops and entertainment in downtown Berryville. 
Numerous additional restaurants are located within a 10-minute drive, 
including fine dining. 

Site Disadvantages: 

Small Town Location with Limited Current Lodging Demand: The subject 
hotel site is located in Berryville (population 4,185), Clarke County 
(population 14,034). Our research indicates a modest amount of 
commercial, leisure and meeting and group lodging demand is generated 
locally but is mostly accommodated at midscale hotels elsewhere in the 
region, especially Winchester. The development of approximately 40 to 50 
hotel rooms appears market feasible at this time; however, the 
development threshold for most major lodging chains is about 75 rooms.  
  

Marginal AADT Counts: Annual average daily traffic (AADT) counts on SR 7 
at Berryville total about 21,000 to 25,000, although a portion of this traffic is 
daily commuter traffic unrelated to lodging demand. AADT on US Route 
340 near the subject site totals 9,200. Most hotel chains prefer to locate 
near highways with a minimum of 25,000 AADT and prefer higher (I-81 in 
the Winchester metro area AADT was 56,000 to 61,000 in 2012). 

 Clarke County Lags in Economic Development: With limited jobs growth in 
the past decade (including loss of a major employer, American 
Woodmark), Clarke County lags its neighboring, fast-growing counties. It is 
surrounded by strong economic growth engines: Winchester and Frederick 
County to the east is a major regional medical, business, and retail hub 
with the advantage of I-81 accessibility; Front Royal and Warren County to 
the south are located at the juncture of I-66 and I-81; Loudoun County to 
the east features better access to Washington DC and includes Dulles 
International Airport; to the north lies Charles Town and West Virginia, with 
lower taxes and casino gaming. The fact that Clarke County offers no 
midscale lodging of appeal to business travelers is a detriment to attracting 
new businesses to the area; however, more economic activity will be 
necessary to sustain and grow lodging demand in the county. 
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 Clarke County Lacks a Tourism Strategic Plan and Sufficient Lodging Tax: In 
order to increase the economic advantages of the tourism industry, Clarke 
County must increase its 2.0% lodging excise tax rate (for example, 
Loudoun County’s lodging tax is 7.0%), and develop, adopt, fund and 
implement a Tourism Strategic Plan.  
 

 Buckmarsh Street Could Be More Pedestrian Friendly: North Buckmarsh 
Street is potential hotel guests’ primary access to downtown Berryville, and 
many will want to walk the half-mile distance. It is important that this be a 
pedestrian-friendly route. The consultant recommends that the town 
consider streetscape beautification and wayfinding signage to enhance 
visitors’ experience traversing to Main Street. 

 

Consultant’s Recommendations to Increase Tourism and Lodging 
Demand in Clarke County 

Clarke County offers an excellent array of things to do that appeal to tourists, including 
attractions, wineries, scenic rural highways, historic sites, restaurants, antiques and unique 
shops, luxury country inns/bed & breakfasts, and recreational amenities. Since the county lacks 
midscale lodging, most travelers currently seek accommodations in neighboring areas, such as 
Winchester. Clarke County has the potential to garner a much greater share of regional travel 
spending, and tourism should be an important part of its economic development strategy. Travel 
and tourism is a major cash-generating engine in Virginia. According to the VTC and US Travel 
Association, in 2012, domestic travelers spent $21.2 billion on transportation, lodging, food, 
amusement and recreation, as well as retail shopping in Virginia, a 4.0% increase over 2011. 
Domestic travel in Virginia directly supported 210,000 jobs within Virginia in 2012, comprising 
seven percent of total private employment. Forty of Virginia’s 134 counties received over $100 
million in travel expenditures in 2012.  

According to the VTC and US Travel Association, Clarke County currently ranks near the 
bottom, at 101 out of Virginia’s 134 counties in travel spending, with estimated total 
expenditures of $17.71 million and local tax receipts of $49,000. This compares to adjacent 
Loudoun County, ranked #3 in the state with estimated total tourist expenditures of $1.558 
billion and local tax receipts of $23.9 million. Loudoun County has a lodging tax of 7% - 
compared to Clarke County’s 2% lodging tax. Frederick County ranks 35 with $118.5 million in 
expenditures and $3.42 million in local tax receipts, while Winchester city attracts $96.3 million 
in expenditures and $3.19 million in local tax receipts. 

The Virginia Tourist Corporation (VTC) is a State agency which assists counties throughout 
Virginia in promoting tourism to their destination. Factors which could help boost lodging 
demand locally, and increase the economic impact of tourism in the county, include adoption 
and implementation of a Tourism Strategic Plan in conjunction with VTC, and increasing the 
local lodging tax to provide staffing, advertising and promotion funds. 

Studies by the US Travel Association show that increased travel marketing and promotion 
results in increased visitor trips and spending, which creates new jobs and tax revenues, which 
leads to additional visitor spending. 
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A social media/Internet campaign is essential in marketing Berryville and Clarke County to 
travelers. In recent years, travelers and hotel customers are shaping a brand or a destination’s 
online reputation by commenting and sharing experiences. A recent study by 
Ypartnership/Harrison Group reports that 61% of travelers consult Tripadvisor.com before 
booking a hotel reservation, and one-third visited an online community, travel forum or blog in 
the past 12 months to check out a destination or travel supplier. Tripadvisor.com has a site for 
local tourist organizations to promote their destinations, by gathering and showcasing traveler 
reviews, adding widgets to promote local restaurants, attractions and lodging to travelers 
searching the web, and widgets to link Tripadvisor users to local sites. It is commendable that 
Berryville’s luxury country inns are highly rated by Tripadvisor guests – Smithfield Farms is 
ranked #1 with 78 reviews, Rosemont Manor is ranked #2 with 137 reviews, and Berryville Inn 
and Battletown Inn are ranked #3 and #4 with 36 and 26 reviews, respectively, and all are highly 
ranked for guest satisfaction with 4.5 to 5 star ratings. The Battletown Inn is also ranked the #1 
restaurant out of 20 Berryville area restaurants on Tripadvisor.com, and most area restaurants 
received positive reviews from travelers. For an example of a small town’s highly successful 
web site and social media marketing, the consultant recommends the following as a good model 
for web site development:  www.nsbfla.com. 

Recommended Hotel Brands and Facilities 

It is the consultant’s opinion that a brand affiliation is necessary to ensure adequate marketing 
support and professional operational standards for the subject proposed hotel; it is unlikely that 
an independent, unaffiliated hotel would be market or financially feasible. As presented later in 
this report, research indicates that lodging demand in Berryville/Clarke County is currently 
significant enough to support approximately 40 to 50 rooms; the hotel is considered to be 
market-feasible. It is the consultant’s recommendation that an Upper Midscale or Midscale 
focused-service hotel brand, including suites, would be most appropriate and offer broad appeal 
to commercial and leisure travelers. The addition of a meeting room of at least 1,200 square 
feet (divisible by two) is recommended to increase the property’s appeal to the small group and 
meetings market, and serve as a venue for local meetings and social events. 

Smith Travel Research (STR), a respected national hospitality industry research firm, lists a 
total of 70 Upper Midscale and Midscale brands in its 2013 STR US Chain Scales. A copy of the 
STR 2013 Chain Scales table is presented in Section 5 of this report. The consultant considered 
numerous brand alternatives, but all the major chains require a minimum of about 75 rooms, 
and most have franchise fees that are generally from 9% to 13% of rooms revenue, as well as 
minimum development requirements (such as an elevator) that drive development costs up. 
Best Western and Cobblestone Hotels were two alternatives to the major brand franchise 
systems, with fees that are about half of major brand franchise fees.  

HVS International publishes a study of franchise fees annually. The table below reflects the 
typical fees of the Best Western Plus (upscale) brand versus several major brands. 
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Best Western International is a membership association; all 
hotels are independently owned and operated, with three 
products: Premier (upscale); Plus (midscale); and Best 
Western (economy). Advantages of a Best Western 
membership include: shorter contract terms than the industry 
norm; lower franchise/membership fees than the industry 
norm; under 65 rooms can be developed, and a two-story 
hotel can have exterior corridors and does not need an 
elevator, reducing development costs; internationally 
recognized brand name is very popular with leisure travelers; 
worldwide reservations system; global, national, and regional 
marketing services. Disadvantages include consumer 
confusion over product standards; less marketing and 
frequent guest program strength as compared to major 
brands; less appeal to commercial travelers. Best Western 
brand standards, membership fees, and design packages 
may be viewed at www.bestwesterndevelopers.com. 

 

Cobblestone Hotels LLC is a franchise-type membership, management 
and development company based in Neenah, WI whose niche market is 
smaller communities and towns that are often bypassed by the major 
chains. Cobblestone is listed as a midscale hotel brand, according to 
Smith Travel Research’s 2013 STR US Chain Scales.   The company 
opened its first hotel in 2008, with 32 hotels nationwide in mid-2013, and 
an additional 52 hotels in the development pipeline. Cobblestone brand 
standards, fees, and design packages may be viewed at www.cobblestonedream.com. The 
company was co-founded by two experienced hotel executives. Brian Wogernese has been 

http://bestwesterndevelopers.com/index.html
http://bestwesterndevelopers.com/index.html
http://www.bestwesterndevelopers.com/
http://www.cobblestonedream.com/
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working in hotels since 1990, and stated WHG Companies, LLC in 1999. With over 17 years’ 
experience in the hotel business, Brian’s expertise lies in the areas of asset/liability 
management, sales and marketing strategies, accounting procedures design and 
implementation, cash management, hotel operations and labor controls, market planning and 
segmentation, pre-opening, new acquisition, and hotel conversions. Brian, President and Co-
founder, started Cobblestone Hotels in 2008. In addition Brian also co-founded BriMark Builders 
in 2008. Mark Pomerenke, Co-Founder of Cobblestone Hotels, has over twenty years of 
experience in the hotel industry. Mark has extensive experience in joint venture development, 
third party development, hotel brokerage, and hotel site selection. In addition, Mark has worked 
closely with AmericInn, Wyndham, and Choice Brands. Mark Co-Founded Cobblestone Hotels 
and BriMark Builder with Brian in 2008. In addition to Brian and Mark’s hotel experience, the 
Cobblestone executive staff has a combined 150 years of experience with Marriott, Hilton, 
Choice, Wyndham, Carlson, Sheraton, IHG, AmericInn, and other brands. 

Typical Cobblestone Inn & Suites (two-story, midscale) photos are depicted below. 
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A summary of features recommended by the consultant for the proposed +45-room Midscale 

Branded Inn & Suites is presented below: 

+1,200-square-foot meeting room divisible by 2; 

Room mix of approximately 28 double queen, 6 king-bedded, and 11 suites for a total of 

+45 guest rooms and suites; 

State-of-the-art technology in marketing and back of house systems; 

Complimentary high-speed Internet access; 

Microwave & mini fridge in every guest room; 

Exercise facility; 

Business center; 

Small lobby lounge beer and wine bar; 

Convenience store for snacks and essentials; 

Complimentary 24-hr coffee in lobby; 

Complimentary deluxe hot breakfast; 

Pillow-top mattresses and quality bedding; 

Swimming pool and pool deck with outdoor grilling area; 

Guest laundry. 

This report assumes that the subject hotel is constructed to selected brand standards, all local 
building code standards, is ADA-compliant, and will contain adequate heating and cooling 
systems, life support and safety systems, and appropriate back-of-the-house facilities.  

This report assumes that the subject proposed +45-room hotel will operate under a franchise 
agreement with a midscale brand such as Cobblestone Inn & Suites or Best Western Plus, and 
that the hotel will operate under competent, professional hotel management throughout the 
projection period. 
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4. Market Area Analysis 

The subject hotel site is located in the town of Berryville, the county seat of Clarke County, 
Virginia. The immediate market area is defined as Clarke County, and the greater market area 
includes the Washington, DC-MD-VA metropolitan area and the Northern Shenandoah Valley 
Region of Virginia and West Virginia.  
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Various economic and demographic statistics have been evaluated to determine local trends in 
lodging demand. The purpose of the market area analysis is to review available economic and 
demographic data to determine whether the local market will undergo economic growth, 
stabilize, or decline. These trends are then correlated based on their propensity to reflect 
variations in lodging demand with the objective of forecasting the amount of growth or decline in 
transient visitation. Only a summary of relevant economic and demographic is presented 
herein, since general economic development planning is not the function of this report. 

Economic and Demographic Overview 

Clarke County, Virginia is the northern portion of the scenic Shenandoah Valley, bordered by 
Winchester, Virginia and Frederick County to the west, the State of West Virginia to the north 
and the Blue Ridge Mountains and Loudoun County to the east. The county offers a wide range 
of employment and recreational opportunities, good schools, and desirable quality of life. 
Berryville is located 60 miles west of Washington, DC, 45 miles west of Dulles International 
Airport, 12 miles south of Hollywood Casino and Race Track in Charles Town, WV, and 9 miles 
east of Winchester.  

 

The county’s population is approximately 14,000, while Berryville has a population of 
approximately 4,000. In addition to being the county seat, Berryville’s character is defined by its 
rural setting, situated at the crossroads of SR 7 and Hwy 340, two of the most trafficked 
roadways in the county. Thirty five miles of the scenic Shenandoah River flows through Virginia 
from Front Royal north through Clarke County to Harper’s Ferry, WV, where it joins the 
Potomac River. The section of the river in Clarke County designated a State Scenic River. 
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Business and Industry 

Clarke County’s proximity to Washington, DC and Dulles International Airport, along with its 
scenic rural character, historic sites and desirable “small town” quality of life, has attracted a 
variety of businesses and industry. The county also features a good highway infrastructure 
(although it lacks interstate highway access, with I-81 located 12 minutes to the west in 
Winchester), adequate supply of developable land for both residential and industrial uses, and 
is part of the Dulles Foreign Trade Zone #137. The FTZ program encourages US-based 
operations by treating products made in the FTZ for the purposes of tariff assessment as if they 
were produced abroad, reflecting a lower tax rate as a finished product rather than as the 
individual components of the product. 

The Clarke County Industrial Park is located in Berryville, and features +65 acres, developed a 
decade ago. There are 14 finished lots with about 200,000 square feet of building space and 
about 200 employees, engaged in businesses that are mostly construction-related services, 
repair companies, and warehouse/distribution facilities. There is additional land for industrial 
uses, and the county is actively seeking to attract new industry and employers. 

According to the Clarke County Equine Alliance, there are 130 – 150 horse farms in the county, 
including thoroughbred racing, quarter horse, hunter/jumpers and event horses, carriage 
horses, and trail riding horses. There are dozens of horse shows and equestrian related events 
throughout the year in Clarke County. There are approximately 25 horse boarding farms in the 
county, with horses from as far away as New York. Equine-related economic activity in the 
county generates lodging demand that is not currently accommodated within the county. 

Clarke County employers with the potential to generate commercial lodging demand include 
some of the following (note: American Woodmark has closed): 
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Clarke County’s largest private employer is Berryville Graphics (BVG), one of the largest, fully 
automated, hardcover and softcover book manufacturers in the United States, as part of BE 
Printers America, a division of Bertelsmann AB, a German multinational company. BVG 
produces nearly 120 million books each year at its manufacturing facility in Berryville, with 
approximately 500 employees. Representatives for the company indicated that they generate a 
nominal amount of lodging demand, and that their preferred hotel is the George Washington 
Wyndham Grand Hotel in Winchester. 

The 6th largest county employer is Project Hope, which occupies 200 acres of a former 
plantation in Millwood, with historic plantation buildings providing offices, meeting space, and 
lodging. Since 1958, Project Hope has worked in more than 120 countries to make quality of life 
and sustainable health care available for people around the globe. The Carter Hall Conference 
Center at Project Hope offers 33 guest rooms in several buildings with accommodations for up 
to 57 overnight guests. Carter Hall offers several meeting rooms to accommodate from 12 to 80 
people, with the Great Hall accommodating a maximum of 80 participants. Complete meeting 
packages are provided, including catered meals. Most groups are under 60 participants and are 
accommodated on site, with Carter Hall participants getting first priority for onsite lodging. 
Project Hope is a budget-minded nonprofit; employees and volunteers from around the world 
typically arrive from Dulles without a vehicle. Offsite lodging within walking distance of 
restaurants is preferred when onsite accommodations are full; Winchester hotels are currently 
the preferred lodging choice. 

The Mount Weather Emergency Operations Center, located on Rt. 601 in Clarke County, is 
believed to house hundreds of employees, but the operation is mostly classified so little 
information can be garnered. Mount Weather is a major relocation site for the highest level of 
civilian and military officials in case of national disaster, playing a significant role in the US 
continuity of government, also known as the High Point Special Facility. It is used as the center 
of operations for FEMA, and was originally opened as a weather station in the late 1800s. The 
above ground portion of the FEMA complex is at least 434 acres, and there is believed to be an 
additional 600,000-square-foot underground component. During a national disaster, they 
reportedly have up to 100 visiting personnel many of whom seek lodging nearby, and the facility 
routinely has business-related visitors who need lodging throughout the year.  

Another business and leisure travel lodging demand generator is the Clarke County Ruritan Fair 
Grounds in Berryville, which hosts numerous events throughout the year, in addition to the 
annual Clarke County Fair. Some of the events are up to a week long and include out-of-town 
vendors and collectors, such as antique shows; auctions; the Shenandoah Valley Steam Engine 
Show for steam engine owners and vendors from all over the East Coast; the Shenandoah 
Valley Fiber Fest with dozens of out-of-state vendors; and the Ham Radio Festival. The facility 
is widely rented for private group functions such as reunions, anniversaries, receptions, parties, 
etc., which generate varying amounts of lodging demand.  

Clarke County faces challenges in achieving greater economic growth. It is surrounded by 
strong economic growth engines with substantial competitive advantages; Winchester and 
Frederick County to the east is a major regional medical, business, and retail hub with the 
advantage of I-81 accessibility. Front Royal and Warren County to the south are located at the 
juncture of I-66 and I-81. Loudoun County to the east features better access to Washington DC 
and includes Dulles International Airport. To the north lies Charles Town and West Virginia, with 
lower taxes and casino gaming. The fact that Clarke County offers no midscale lodging of 
appeal to business travelers is a detriment to attracting new businesses to the area; however, 
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more economic activity will be necessary to sustain and grow lodging demand in the county. 
Commercial lodging demand is considered very desirable for hotels since it provides a steady 
source of year-round business and offsets leisure weekend business by filling week days. 
However, a balanced mix of demand (commercial, leisure, meeting & group) is better than 
reliance on any one particular segment. 

Tourism  

To date, tourism has not been a primary economic development strategy for Clarke County. 
The county offers information for visitors at its website (clarkecounty.gov/visitors), but it is 
limited in scope and is not interactive.  There is no designated tourism professional or tourism 
organization for visitors to contact. Information about visitor attendance is mostly anecdotal, but 
our research indicates that in the aggregate significant leisure demand is being generated by 
Clarke County attractions and events that is mostly accommodated in lodging establishments 
located outside of the county.  

Clarke County offers an excellent array of tourist attractions, wineries, scenic rural highways, 
historic sites, and recreational amenities of appeal to visitors. Some major attractions that track 
visitor attendance and provide an indicator of potential leisure lodging demand include the 
following: 

The Blandy Experimental Farm – State Arboretum of Virginia offers 170 acres open to the 
public at no charge 365 days of the year. This facility is part of the University of Virginia, 
and offers numerous environmental education programs and special events throughout 
the year. It is a popular tourist destination, as well as a wedding location, and offers 
several meeting rooms onsite as well as overnight accommodations for up to 24 people 
in The Quarters, a historic landmark on the former plantation. The Director indicated that 
attendance has grown from 40,000 per year in 1997 to 170,000 in 2013; school children 
on buses account for only about 3% of the total. Visitor vehicle counts are utilized in a 
formula to reliably measure attendance. It is unknown how many visitors are day 
trippers, but a significant number are believed to seek overnight accommodations in the 
region. 

According to the National Forest Service, there are about 370,000 visitors annually to the 
Shenandoah National Park at the Front Royal northern entrance, a popular recreation 
area. The VTC reports that the Blue Ridge Parkway and Shenandoah National Park are 
the top two Virginia attractions most frequently visited by travelers. 

The Appalachian Trail (AT) Conservancy reports its first ever scientific count of AT hikers 
for the total Trail reveals 1.9 million users annually. The region between Harper’s Ferry, 
WV and Damascus, VA includes the Shenandoah National Park, the Blue Ridge 
Parkway, and McAfee Knob, with the almost 200 miles of central and southwest VA 
west of I-81 some of the least-travelled portions of the entire AT. In 2012, a record 2,500 
“2,000 Milers” were recorded as hiking the entire Trail from south (Springer Mountain, 
GA) to north (Katahdin, Maine). 

According to the owner of Dinosaur Land, located at White Post, this nostalgic attraction 
has been in business for 50 years and is very popular with families with children, 
attracting an average of about 70,000 visitors annually, with about 30% of attendance 
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reflected by school children bus tours. Many are day trippers from nearby Washington 
DC metro area. 

According to Clarke County officials, there are a number of annual events that draw out-of-
town visitors and vendors, including spring and fall plant shows at Blandy (included in 
total attendance presented above); spring and fall art shows at Burwell-Morgan Mill; 
numerous shows and events throughout the year at Ruritan Fairgrounds in Berryville; 
Watermelon Park music festivals; Berryville Town Wide Yard Sale in spring and fall; and 
other shows, events, and festivals throughout the year. 

Barns of Rose Hill is a performing arts venue, visitor center and art gallery located in 
Berryville. The Barns reflect two early 20th-century dairy barns that were renovated and 
converted to their current use as a center for community, arts and education via a 
501(c)(3) non-profit organization formed in September 2004. The Barns are available for 
public rental for weddings, receptions, parties and meetings. Educational offerings 
include classes and workshops in dance, song, pottery and painting; public concerts 
throughout the year feature bluegrass, classical, soul & folk, and jazz & swing; and a 
stage for shows including films, dramas, stories and puppets. The Great Hall can 
accommodate up to 200 people for seated stage performances; the fire Marshall’s 
maximum capacity for the building is 265. 

The Virginia Tourism Corporation reports that Winchester (14%) and Front Royal (12%) are the 
most frequently visited cities in the Shenandoah Valley Region (which includes Berryville and 
Clarke County), and July (12%), August (12%) and October (11%) are the peak travel months. 
The primary purpose of the trip for 55% of travelers was visit friends/relatives (including 
reunions, weddings, funerals, etc.); 25% traveled for pleasure/personal; 19% traveled for 
entertainment/sightseeing; and 17% traveled for outdoor recreation. For 60% of travelers, their 
stay included a Friday or Saturday overnight stay in Virginia.  Most visitors drive to the region in 
their own auto/truck (86%), and spend an average of two nights in a hotel (45%), and the most 
popular hotel brand was Hampton Inn & Suites (12%). A large share of travel parties contain two 
people (41%). Favorite activities/attractions visited in Virginia include: rural sightseeing (17%); 
shopping (14%); state/national park (13%); historic sites/churches (13%); museums (10%); fine 
dining (10%); hiking/backpacking (8%); old homes/mansions (7%); wildlife viewing (7%); wine 
tasting/winery tour (3%); biking, fishing, horseback riding (2% or less). 

In 2012 in Virginia, domestic travelers spent $21.2 billion on transportation, lodging, food 
amusement and recreation, as well as retail shopping, a 4.0% increase over 2011. Domestic 
travel in Virginia directly supported 210,000 jobs within Virginia in 2012, comprising seven 
percent of total private employment. Forty of Virginia’s 134 counties received over $100 million in 
travel expenditures in 2012. For a complete profile, the reader is referred to The Economic 
Impact of Domestic Travel on Virginia Counties 2012, a study prepared for the VTC by the US 
Travel Association, August 2013.  

According to the VTC and US Travel Association, Clarke County currently ranks near the 
bottom, at 101 out of Virginia’s 134 counties in travel spending with estimated total expenditures 
of $17.71 million and local tax receipts of $49,000. This compares to adjacent Loudoun County, 
ranked #3 in the state with estimated total tourist expenditures of $1.558 billion and local tax 
receipts of $23.9 million. Loudoun County has a lodging tax of 7% - compared to Clarke 
County’s 2% lodging tax. Frederick County ranks 35 with $118.5 million in expenditures and 
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$3.42 million in local tax receipts, while Winchester city attracts $96.3 million in expenditures and 
$3.19 million in local tax receipts. 

 

There is clearly an opportunity for Clarke County to garner a larger share of the region’s tourism 
dollars by providing visitors with a midscale lodging option to make Clarke County the base for 
their trip, rather than seek lodging in adjacent counties, and to significantly increasing lodging 
tax revenue. 

The consultant recommends that Berryville and Clarke County develop a tourism marketing 
organization, with the aid of the Virginia Tourist Corporation (VTC), a model tourist organization 
which assists counties in promoting tourism throughout Virginia. Factors which could help boost 
lodging demand locally, and increase the economic impact of tourism in the county, include 
adoption and implementation of a Tourism Strategic Plan in conjunction with VTC, and 
increasing the local lodging tax to provide staffing, advertising and promotion funds. 

A social media campaign is essential to marketing Berryville to travelers. In recent years, 
travelers and hotel customers are shaping a brand or a destination’s online reputation by 
commenting and sharing experiences. A recent study by Ypartnership/Harrison Group reports 

that 61% of travelers consult Tripadvisor.com before booking a hotel reservation, and one-third 
visited an online community, travel forum or blog in the past 12 months to check out a 
destination or travel supplier. Tripadvisor.com has a site for local tourist organizations to 
promote their destinations, by gathering and showcasing traveler reviews, adding widgets to 
promote Berryville’s best restaurants, attractions and lodging to travelers searching the web, 
and widgets to link Tripadvisor users to Berryville sites. It is great that Berryville’s top inns are 
highly rated by Tripadvisor guests – Smithfield Farms is ranked #1 with 78 reviews, Rosemont 
Manor is ranked #2 with 137 reviews, and Berryville Inn and Battletown Inn are ranked #3 and 
#4 with 36 and 26 reviews, respectively, and all are highly ranked for guest satisfaction with 4.5 
to 5 star ratings. 
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The following pages present key economic and demographic information in the Clarke County 
Community Profile by the Virginia Employment Commission.  
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This report provides a community profile of Clarke
County. It is intended to compliment the
information found in our Virginia Workforce
Connection application, which can be accessed
online at:

www.VirginiaLMI.com

The report is divided into three major sections.
The first contains a profile of regional
demographic characteristics and trends, the
second supplies similar information for the
regional economy, and the third provides a profile
of regional education characteristics.

I. Introduction
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II. Demographic Profile

This Demographic Profile provides an in-depth
analysis of the population in Clarke County. Most
of the data is produced by the U.S. Census
Bureau, and includes demographic characteristics
such as age, race/ethnicity, and gender.

Related Terms and DefinitionsOverview

Ability to speak English
For people who speak a language other than
English at home, the response represents the
person's own perception of his or her ability to
speak English. Because census questionnaires are
usually completed by one household member, the
responses may represent the perception of
another household member.

Age
The age classification is based on the age of the
person in complete years as of April 1, 2010. The
age of the person usually was derived from their
date of birth information. Their reported age was
used only when date of birth information was
unavailable.

Gender
The data on gender were derived from answers to
a question that was asked of all people.
Individuals were asked to mark either "male" or
"female" to indicate their gender. For most cases
in which gender was not reported, it was
determined by the appropriate entry from the
person's given (i.e., first) name and household
relationship. Otherwise, gender was imputed
according to the relationship to the householder
and the age of the person.

Race
The concept of race as used by the Census
Bureau reflects self-identification by people
according to the race or races with which they
most closely identify. The categories are
sociopolitical constructs and should not be
interpreted as being scientific or anthropological
in nature. Furthermore, the race categories
include both racial and national-origin groups.

Please note: In the past, our population by race/ethnicity
data has always excluded the Hispanic ethnicity from each
race category. Starting in January 2013, each race category
now includes all ethnicities.
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Population by Age

Clarke County Virginia United States

Under 5 years 736 509,625 20,201,362

5 to 9 years 843 511,849 20,348,657

10 to 14 years 964 511,246 20,677,194

15 to 19 years 971 550,965 22,040,343

20 to 24 years 528 572,091 21,585,999

25 to 29 years 593 564,342 21,101,849

30 to 34 years 592 526,077 19,962,099

35 to 39 years 743 540,063 20,179,642

40 to 44 years 1,059 568,865 20,890,964

45 to 49 years 1,304 621,155 22,708,591

50 to 54 years 1,316 592,845 22,298,125

55 to 59 years 1,097 512,595 19,664,805

60 to 64 years 1,001 442,369 16,817,924

65 to 69 years 714 320,302 12,435,263

70 to 74 years 532 229,502 9,278,166

75 to 79 years 428 173,929 7,317,795

80 to 84 years 312 130,801 5,743,327

85 years and over 301 122,403 5,493,433

14,034 8,001,024 308,745,538

Source: 2010 Census.
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Population by Race/Ethnicity

Clarke County Virginia United States

Total

Total Population 14,034 8,001,024 308,745,538

Race

White 12,662 5,486,852 223,553,265

Black or African American 746 1,551,399 38,929,319

American Indian or Alaska Native 41 29,225 2,932,248

Asian 126 439,890 14,674,252

Native Hawaiian/Pacific Islander 7 5,980 540,013

Other 180 254,278 19,107,368

Multiple Races 272 233,400 9,009,073

Ethnicity

Not Hispanic or Latino (of any race) 13,544 7,369,199 258,267,944

Hispanic or Latino (of any race) 490 631,825 50,477,594

Source: 2010 Census.

Population by Gender

Clarke County Virginia United States

Male 6,989 3,925,983 151,781,326

Female 7,045 4,075,041 156,964,212

14,034 8,001,024 308,745,538

Source: 2010 Census.
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Population Change

Clarke County (% change) Virginia (% change)

2000 12,652 7,079,030

2010 14,034 10.92 % 8,001,024 13.02 %

2020 15,025 7.06 % 8,811,512 10.13 %

2030 15,871 5.63 % 9,645,281 9.46 %

2040 16,631 4.79 % 10,530,229 9.17 %

Source: U.S. Census Bureau, Virginia Employment Commission.

you can log on to our website today and see population
counts from each Decennial Census all the way back to
1900? Looking for annual population estimates? We have
those too, all the way back to the 1970s!

For this data and more, visit us on the web at:

www.VirginiaLMI.com

Did you know...
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Population Projections by Age and Gender

2020 2030 2040

Female Male Female Male Female Male

Under 5 years 332 345 363 377 378 393

5 to 9 years 404 388 454 436 493 473

10 to 14 years 503 509 466 472 514 521

15 to 19 years 402 473 380 448 432 508

20 to 24 years 300 350 318 370 297 346

25 to 29 years 376 414 341 376 326 360

30 to 34 years 313 330 388 409 415 438

35 to 39 years 437 375 587 503 538 461

40 to 44 years 395 368 432 403 542 505

45 to 49 years 414 426 456 469 619 636

50 to 54 years 582 621 423 451 467 498

55 to 59 years 723 743 470 483 523 537

60 to 64 years 684 696 630 641 462 470

65 to 69 years 522 486 704 654 462 429

70 to 74 years 403 447 559 621 520 578

75 to 79 years 303 246 430 350 586 477

80 to 84 years 205 147 330 236 464 331

85 years and over 252 109 308 133 441 191

7,550 7,473 8,039 7,832 8,479 8,152

15,023 15,871 16,631

Source: Virginia Employment Commission.

Population Projections by Race/Ethnicity

Source: Virginia Employment Commission.

2020 2030 2040

Total

Total Population 15,025 15,871 16,631

Race

White 13,250 13,491 13,442

Black or African American 754 759 737

Asian 216 327 474

Other 805 1,294 1,978

Ethnicity

Not Hispanic or Latino (of any race) 14,124 14,395 14,458

Hispanic or Latino (of any race) 900 1,476 2,174
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English Language Skills

Total
Speak English
less than well Percent

Clarke County 13,305 172 1.29%

Virginia 7,419,283 200,418 2.70%

United States 286,433,395 13,472,190 4.70%

Source: U.S. Census Bureau
American Community Survey, 2007-2011.

(Age 5 and over that speak English less than well)

Commuting Patterns

Commuting Patterns

People who live and work in the area 1,185

In-Commuters 2,768

Out-Commuters 6,290

Net In-Commuters
(In-Commuters minus Out-Commuters)

-3,522

Source: U.S. Census Bureau,
OnTheMap Application and LEHD Origin-Destination Employment Statistics, 2011.
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Top 10 Places Residents are Commuting To

Area Workers

Loudoun County, VA 1,553

Fairfax County, VA 1,058

Winchester city, VA 572

Frederick County, VA 459

District of Columbia, DC 201

Montgomery County, MD 191

Prince William County, VA 183

Arlington County, VA 139

Warren County, VA 127

Jefferson County, WV 120

Top 10 Places Workers are Commuting From

Area Workers

Frederick County, VA 932

Winchester city, VA 285

Berkeley County, WV 247

Jefferson County, WV 230

Loudoun County, VA 182

Warren County, VA 156

Shenandoah County, VA 88

Hampshire County, WV 67

Fairfax County, VA 53

Fauquier County, VA 41

Source: U.S. Census Bureau,
OnTheMap Application and LEHD Origin-Destination Employment Statistics, 2011.

Please Note: Commuting patterns data is no longer produced from the Decennial
Census. As an alternative, we are providing commuting data from the U.S. Census
Bureau's OnTheMap application and LEHD Origin-Destination Employment Statistics
program. Since this data is produced from an entirely different data set, it is not
advisable to compare the new data with previously released commuting patterns. For
more information about the OnTheMap application or the LEHD program, please visit the
following website:

http://lehd.ces.census.gov
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III. Economic Profile

The Economic Profile of Clarke County consists
primarily of data produced by the Virginia
Employment Commission, U.S. Census Bureau,
and the Bureau of Labor Statistics.

Related Terms and DefinitionsOverview

Average Weekly Wage
Computed as average quarterly wages divided by
13.

Consumer Price Index (CPI)
The Consumer Price Index measures the average
change over time in the prices paid by urban
consumers for a representative market basket of
consumer goods and services.

Local Employment Dynamics (LED)
The Local Employment Dynamics Program at the
Census Bureau, together with its state partners,
provides employment information at the county,
city, and Workforce Investment Area level. This
information tracks workers in different industries
by age and gender and provides statistics on job
creation, separation, turnover, and wages.

Quarterly Census of Employment & Wages
(QCEW)
A federal/state cooperative program that collects
and compiles employment and wage data for
workers covered by state unemployment
insurance (UI) laws and the federal civilian
workers covered by Unemployment Compensation
for Federal Employees (UCFE). These data are
maintained at the state in micro and macro levels
and also sent to BLS quarterly.

Unemployment Insurance (UI)
Unemployment insurance is a program for the
accumulation of funds paid by employers to be
used for the payment of unemployment insurance
to workers during periods of unemployment which
are beyond the workers' control. Unemployment
insurance replaces a part of the worker's wage
loss if he becomes eligible for payments.

Unemployment Rate
The number of unemployed people as a
percentage of the labor force.
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Unemployment Rates

Clarke County Virginia United States

2002 3.0% 4.2% 5.8%

2003 3.1% 4.1% 6.0%

2004 2.8% 3.7% 5.5%

2005 2.6% 3.5% 5.1%

2006 2.4% 3.0% 4.6%

2007 2.7% 3.1% 4.6%

2008 3.4% 4.0% 5.8%

2009 6.5% 6.9% 9.3%

2010 6.0% 7.1% 9.6%

2011 5.3% 6.4% 8.9%

2012 5.1% 5.9% 8.1%

Source: Virginia Employment Commission,
Local Area Unemployment Statistics.

Trends
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Unemployment Rates

Clarke County Virginia United States

Jul. 2012 5.6% 6.2% 8.6%

Aug. 2012 5.3% 6.0% 8.2%

Sep. 2012 5.0% 5.7% 7.6%

Oct. 2012 4.8% 5.5% 7.5%

Nov. 2012 4.9% 5.4% 7.4%

Dec. 2012 4.9% 5.5% 7.6%

Jan. 2013 5.1% 6.2% 8.5%

Feb. 2013 4.7% 5.7% 8.1%

Mar. 2013 4.3% 5.2% 7.6%

Apr. 2013 4.1% 5.0% 7.1%

May 2013 4.5% 5.6% 7.3%

Jun. 2013 5.0% 5.9% 7.8%

Jul. 2013 4.8% 5.8% 7.7%

Source: Virginia Employment Commission,
Local Area Unemployment Statistics.

Past 12 Months
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Characteristics of the Insured Unemployed

Age Clarke County Virginia

Under 22 years 2 908

22 to 24 years 2 2,395

25 to 34 years 7 10,734

35 to 44 years 6 9,967

45 to 54 years 18 11,358

55 to 64 years 10 8,097

65 years and over 2 1,837

Unknown

Source: Virginia Employment Commission,
Characteristics of the Insured Unemployed, August 2013.

Gender Clarke County Virginia

Male 25 22,503

Female 22 22,793

Unspecified

Race Clarke County Virginia

White 42 23,884

Black 4 16,590

American Native 251

Asian 1,310

Other 1,237

Hispanic or Latino 1 2,024

Education Clarke County Virginia

8th Grade or Less 779

Some High School 2 2,616

High School Grad/GED 19 16,031

Some College/2-Yr Degree 14 11,900

Bachelor's Degree 5 6,650

Some Graduate School 1 1,086

Post Graduate Degree 3 2,852

Unknown 3 3,382

Clarke County - (47 claimants)

Virginia - (45,296 claimants)
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Characteristics of the Insured Unemployed

Source: Virginia Employment Commission,
Characteristics of the Insured Unemployed, August 2013.

Industry Clarke County Virginia

Agriculture, Forestry, Fishing and Hunting 48

Mining, Quarrying, and Oil and Gas Extraction 186

Utilities 12

Construction 4 1,616

Manufacturing 644

Wholesale Trade 1 471

Retail Trade 1 784

Transportation and Warehousing 453

Information 198

Finance and Insurance 1 377

Real Estate and Rental and Leasing 220

Professional, Scientific, and Technical Servi 1 1,473

Management of Companies and Enterprises 50

Administrative and Support and Waste Manageme 1 2,551

Educational Services 291

Health Care and Social Assistance 1 1,848

Arts, Entertainment, and Recreation 92

Accommodation and Food Services 1 2,063

Other Services (except Public Administration) 1 624

Unclassified 32 28,407

(excludes unclassified)

Top 5 Industries With Largest Number of Claimaints in Clarke County
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Characteristics of the Insured Unemployed

Source: Virginia Employment Commission,
Characteristics of the Insured Unemployed, August 2013.

Occupation Clarke County Virginia

Management Occupations 5 3,727

Business and Financial Operations Occupations 2 2,260

Computer and Mathematical Occupations 1 1,685

Architecture and Engineering Occupations 2 784

Life, Physical, and Social Science Occupations 196

Community and Social Service Occupations 594

Legal Occupations 205

Education, Training, and Library Occupations 4 1,617

Arts, Design, Entertainment, Sports, and Media Occ 869

Healthcare Practitioners and Technical Occupations 855

Healthcare Support Occupations 2 1,319

Protective Service Occupations 1 524

Food Preparation and Serving Related Occupations 1 2,600

Building and Grounds Cleaning and Maintenance Occu 968

Personal Care and Service Occupations 1 737

Sales and Related Occupations 2 3,320

Office and Administrative Support Occupations 6 6,322

Farming, Fishing, and Forestry Occupations 1 87

Construction and Extraction Occupations 6 2,939

Installation, Maintenance, and Repair Occupations 3 1,511

Production Occupations 2 3,961

Transportation and Material Moving Occupations 1 2,129

Military Specific Occupations 669

Unknown Occupation Code 7 5,418

(excludes unclassified)

Top 5 Occupation Groups With Largest Number of Claimaints in Clarke County
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Unemployment Insurance Payments

Source: Virginia Employment Commission,
Unemployment Insurance Program.

Trends

Clarke County Virginia

Weeks Paid Amount Paid Weeks Paid Amount Paid

2002 2,479 $814,958 2,494,138 $741,502,766

2003 2,383 $658,550 2,320,260 $608,250,060

2004 1,665 $423,283 1,632,841 $376,193,745

2005 1,041 $270,466 1,382,659 $327,192,126

2006 1,395 $400,508 1,334,848 $334,996,815

2007 2,087 $623,803 1,384,335 $364,789,088

2008 2,598 $808,554 1,699,923 $468,544,246

2009 6,521 $1,985,385 3,782,630 $1,069,206,277

2010 3,566 $1,070,113 2,727,738 $748,174,724

2011 2,671 $775,266 2,242,341 $612,702,314

2012 2,700 $843,467 2,102,986 $592,044,339
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Unemployment Insurance Payments

Source: Virginia Employment Commission,
Unemployment Insurance Program.

Past 12 Months

Clarke County Virginia

Weeks Paid Amount Paid Weeks Paid Amount Paid

Aug. 2012 209 $65,655 160,972 $44,988,220

Sep. 2012 182 $59,624 142,335 $40,685,067

Oct. 2012 233 $76,808 169,497 $48,641,092

Nov. 2012 204 $64,096 148,802 $42,228,783

Dec. 2012 193 $59,694 144,914 $41,107,449

Jan. 2013 261 $78,583 218,684 $60,852,121

Feb. 2013 209 $66,536 181,880 $50,992,027

Mar. 2013 221 $67,293 173,510 $49,108,549

Apr. 2013 214 $64,193 186,852 $53,635,467

May 2013 160 $49,068 152,821 $44,049,360

Jun. 2013 167 $52,455 150,735 $42,976,692

Jul. 2013 205 $61,486 186,871 $53,368,753

Aug. 2013 126 $37,896 140,860 $40,474,693
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Employers by Size of Establishment

Employment by Size of Establishment

Note: Asterisks (***) indicate non-disclosable data.
'Zero; no employment' typically represents new startup firms or sole-proprietorships.

Source: Virginia Employment Commission,
Quarterly Census of Employment and Wages (QCEW), 1st Quarter (January, February, March) 2013.

Clarke County Virginia

0 to 4 employees 303 143,645

5 to 9 employees 74 37,338

10 to 19 employees 37 26,967

20 to 49 employees 15 19,113

50 to 99 employees 8 6,710

100 to 249 employees *** 3,641

250 to 499 employees *** 961

500 to 999 employees 0 354

1000 and over employees 0 242

442 238,971

Clarke County Virginia

0 to 4 employees 464 214,056

5 to 9 employees 476 248,288

10 to 19 employees 504 365,681

20 to 49 employees 437 578,869

50 to 99 employees 479 457,232

100 to 249 employees *** 544,056

250 to 499 employees *** 333,338

500 to 999 employees 0 242,689

1000 and over employees 0 611,650

3,639 3,595,859
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50 Largest Employers

1. Berryville Graphics

2. Clarke County School Board

3. Grafton School, Inc.

4. Clarke County

5. Ggnsc Berryville LLC

6. Project Hope

7. Gsm Consulting Inc

8. Bank of Clarke County

9. Powhatan School

10. Food Lion

11. Greenfield Assisted Living

12. Virginia Division of Community Corrections

13. Dutch Haven Adult Home

14. American Woodmark Corporation

15. The Red Gate Group Limited

16. Cochrans Lumber & Millwork Inc

17. McDonald's

18. Caldwell & Santmyer

19. Town of Berryville

20. Have A Blessed Day

21. Ethicon Inc

22. University of Virginia / Blue Ridge Hospital

23. Postal Service

24. Roseville Veterinary Clinic

25. Waterloo Incorporated

26. Diversified Educational Systems

27. Handy Mart

28. Stuart M. Perry Inc.

29. The Heritage Child Develo

30. Rosemont Manor LLC

31. L. Auberge Provencale

32. Moore and Dorsey

33. Veramar Vineyards LLC

34. Berryville Medical Associates

35. Champion Iron Works Inc

36. Christopher Hansen

37. Harris Contracting Company

38. Mr. Gary P. Haines

39. White Post Dairy LLC

40. Audley Farm

41. Battletown Inn & Restaurant

42. Camino Real Nexican Restaurant

43. Quercus LLC

44. Rivers Edge Landscapes

45. Staffing Concepts Nationa

46. The Makar Company LLC

47. VDOT

48. Starkey Construction

49. Telephone Components

50. 7-Eleven

Source: Virginia Employment Commission,
Quarterly Census of Employment and Wages (QCEW), 1st Quarter (January, February, March) 2013.

you can search over 300,000 employer listings on our
website provided by Infogroup? This easy-to- use
feature lets you search for employers by keyword,
industry, sales volume, size range, and more!

For this data and more, visit us on the web at:

www.VirginiaLMI.com

Did you know...
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Employment by Industry

Note: Asterisk (*) indicates non-disclosable data.

Source: Virginia Employment Commission,
Quarterly Census of Employment and Wages (QCEW), 1st Quarter (January, February, March) 2013.

Total: 3,640
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New Startup Firms

Clarke County Virginia

1st Qtr. 2010 4 2,633

2nd Qtr. 2010 4 2,475

3rd Qtr. 2010 2 2,758

4th Qtr. 2010 4 2,568

1st Qtr. 2011 5 3,083

2nd Qtr. 2011 2 3,023

3rd Qtr. 2011 2 2,405

4th Qtr. 2011 2 2,518

1st Qtr. 2012 5 3,079

2nd Qtr. 2012 4 2,506

3rd Qtr. 2012 9 3,977

4th Qtr. 2012 2 2,999

1st Qtr. 2013 5 3,321

Note: The following criteria was used to define new startup firms:
1.) Setup and liability date both occurred during 1st Quarter (January, February, March) 2013
2.) Establishment had no predecessor UI Account Number
3.) Private Ownership
4.) Average employment is less than 250
5.) For multi-unit establishments, the parent company must also meet the above criteria.

Source: Virginia Employment Commission,
Quarterly Census of Employment and Wages (QCEW), 1st Quarter (January, February, March) 2013.
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New Hires by Industry

Source: U.S. Census Bureau,
Local Employment Dynamics (LED) Program, 2nd Quarter (April, May, June) 2012, all ownerships.

Total: 466
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Turnover by Industry

Source: U.S. Census Bureau,
Local Employment Dynamics (LED) Program, 1st Quarter (January, February, March) 2012, all ownerships.

Average: 6.5%
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Average Weekly Wage by Industry

Note: Asterisk (*) indicates non-disclosable data.

Source: Virginia Employment Commission,
Quarterly Census of Employment and Wages (QCEW), 1st Quarter (January, February, March) 2013.
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Age of Workers by Industry

14—18 19—21 22—24 25—34 35—44 45—54 55—64 65+

Total, All Industries 74 128 181 643 780 1,029 682 250

Agriculture, Forestry, Fishing and
Hunting

6 5 7 17 19 29 33 17

Mining, Quarrying, and Oil and Gas
Extraction

Utilities

Construction 13 11 51 69 92 40 11

Manufacturing 5 73 145 210 146 34

Wholesale Trade 11 42 29 25 22 11

Retail Trade 10 18 20 38 28 55 30 17

Transportation and Warehousing 2 4 4 8

Information

Finance and Insurance 6 20 13 28 23 7

Real Estate and Rental and Leasing 6 6 13 12 5

Professional, Scientific, and Technical
Servi

9 40 59 64 29 7

Management of Companies and
Enterprises

Administrative and Support and Waste
Manageme

4 5 12 23 34 10 7

Educational Services 6 24 151 172 216 147 56

Health Care and Social Assistance 9 25 35 70 74 81 57 20

Arts, Entertainment, and Recreation 6 3 7 12 3 9 7 8

Accommodation and Food Services 31 40 18 40 34 30 19

Other Services (except Public
Administration)

5 17 25 36 23 24

Public Administration 4 5 16 31 53 66 47 17

Source: U.S. Census Bureau,
Local Employment Dynamics (LED) Program, 2nd Quarter (April, May, June) 2012, all ownerships.

Developed by the U.S. Census Bureau, the Local
Employment Dynamics (LED) program merges
Virginia's Unemployment Compensation wage and
employer records with Census demographic data.
Read more about LED on the following website:

http://lehd.did.census.gov/led/

What is LED?
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Industry Employment and Projections

Note: Asterisks (***) indicate non-disclosable data.
Projections data is for Shenandoah Valley (LWIA IV). No data available for Clarke County.

Source: Virginia Employment Commission,
Long Term Industry and Occupational Projections, 2010-2020.

Employment Percent

Estimated
2010

Projected
2020

Change Total Annual

Total, All Industries 214,211 249,384 35,173 16.42% 1.53%

Agriculture, Forestry, Fishing and Hunting 259 255 -4 -1.54% -.16%

Mining, Quarrying, and Oil and Gas
Extraction

329 318 -11 -3.34% -.34%

Utilities 579 576 -3 -.52% -.05%

Construction 10,110 13,600 3,490 34.52% 3.01%

Manufacturing 32,351 33,374 1,023 3.16% .31%

Wholesale Trade 5,577 6,205 628 11.26% 1.07%

Retail Trade 26,264 29,972 3,708 14.12% 1.33%

Transportation and Warehousing 8,559 10,552 1,993 23.29% 2.12%

Information 3,206 3,602 396 12.35% 1.17%

Finance and Insurance 4,206 4,744 538 12.79% 1.21%

Real Estate and Rental and Leasing 2,054 2,334 280 13.63% 1.29%

Professional, Scientific, and Technical Servi 4,902 6,306 1,404 28.64% 2.55%

Management of Companies and Enterprises 2,231 2,332 101 4.53% .44%

Administrative and Support and Waste
Manageme

6,756 8,051 1,295 19.17% 1.77%

Educational Services 24,663 30,935 6,272 25.43% 2.29%

Health Care and Social Assistance 25,270 33,639 8,369 33.12% 2.9%

Arts, Entertainment, and Recreation 2,557 2,929 372 14.55% 1.37%

Accommodation and Food Services 19,920 22,636 2,716 13.63% 1.29%

Other Services (except Public
Administration)

5,458 6,405 947 17.35% 1.61%

Long Term
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Industry Employment and Projections

Note: Asterisks (***) indicate non-disclosable data.
Projections data is for Virginia Statewide. No data available for Clarke County.

Source: Virginia Employment Commission,
Short Term Industry and Occupational Projections, 2012-2014.

Employment Percent

Estimated
2012

Projected
2014

Change Total Annual

Total, All Industries 3,955,612 4,060,985 105,373 2.66% 1.32%

Agriculture, Forestry, Fishing and Hunting 3,754 3,867 113 3.01% 1.49%

Mining, Quarrying, and Oil and Gas
Extraction

8,504 7,958 -546 -6.42% -3.26%

Utilities 10,545 10,303 -242 -2.29% -1.15%

Construction 177,604 181,252 3,648 2.05% 1.02%

Manufacturing 231,330 231,797 467 .2% .1%

Wholesale Trade 111,429 112,109 680 .61% .3%

Retail Trade 418,185 429,362 11,177 2.67% 1.33%

Transportation and Warehousing 106,247 108,890 2,643 2.49% 1.24%

Information 70,989 69,773 -1,216 -1.71% -.86%

Finance and Insurance 127,679 132,281 4,602 3.6% 1.79%

Real Estate and Rental and Leasing 51,726 52,560 834 1.61% .8%

Professional, Scientific, and Technical Servi 397,450 414,697 17,247 4.34% 2.15%

Management of Companies and Enterprises 75,979 80,137 4,158 5.47% 2.7%

Administrative and Support and Waste
Manageme

209,347 217,100 7,753 3.7% 1.83%

Educational Services 367,237 377,416 10,179 2.77% 1.38%

Health Care and Social Assistance 410,652 428,306 17,654 4.3% 2.13%

Arts, Entertainment, and Recreation 43,217 45,231 2,014 4.66% 2.3%

Accommodation and Food Services 311,532 323,755 12,223 3.92% 1.94%

Other Services (except Public
Administration)

130,702 134,193 3,491 2.67% 1.33%

Short Term
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Occupation Employment and Projections

Note: Asterisks (***) indicate non-disclosable data.
Projections data is for Shenandoah Valley (LWIA IV). No data available for Clarke County.

Source: Virginia Employment Commission,
Long Term Industry and Occupational Projections, 2010-2020.

Employment Openings

Estimated
2010

Projected
2020

% Change
Replace
-ments

Growth Total

Total, All Occupations 214,211 249,384 16.42% 5,133 3,589 8,722

Management Occupations 7,881 8,589 8.98% 162 74 236

Business and Financial Operations
Occupations

6,187 7,391 19.46% 125 121 246

Computer and Mathematical Occupations 2,348 2,890 23.08% 45 54 99

Architecture and Engineering Occupations 2,296 2,488 8.36% 50 21 71

Life, Physical, and Social Science Occupations 1,107 1,239 11.92% 32 14 46

Community and Social Service Occupations 2,663 3,331 25.08% 58 67 125

Legal Occupations 852 995 16.78% 14 14 28

Education, Training, and Library Occupations 15,411 19,359 25.62% 321 395 716

Arts, Design, Entertainment, Sports, and
Media Occupations

3,167 3,858 21.82% 83 71 154

Healthcare Practitioners and Technical
Occupations

11,614 14,647 26.12% 233 304 537

Healthcare Support Occupations 6,240 8,346 33.75% 88 211 299

Protective Service Occupations 4,121 4,436 7.64% 104 34 138

Food Preparation and Serving Related
Occupations

18,872 21,739 15.19% 672 287 959

Building and Grounds Cleaning and
Maintenance Occupations

8,510 9,974 17.2% 152 146 298

Personal Care and Service Occupations 7,261 9,475 30.49% 163 224 387

Sales and Related Occupations 23,916 27,092 13.28% 762 318 1,080

Office and Administrative Support
Occupations

28,457 32,172 13.05% 633 394 1,027

Farming, Fishing, and Forestry Occupations 771 799 3.63% 22 3 25

Construction and Extraction Occupations 10,646 13,103 23.08% 241 248 489

Installation, Maintenance, and Repair
Occupations

10,392 11,996 15.43% 228 161 389

Production Occupations 22,410 23,503 4.88% 464 140 604

Transportation and Material Moving
Occupations

19,089 21,962 15.05% 479 289 768

Long Term
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Occupation Employment and Projections

Note: Asterisks (***) indicate non-disclosable data.
Projections data is for Virginia Statewide. No data available for Clarke County.

Source: Virginia Employment Commission,
Short Term Industry and Occupational Projections, 2012-2014.

Employment Openings

Estimated
2012

Projected
2014

% Change
Replace
-ments

Growth Total

Total, All Occupations 3,955,612 4,060,985 2.66% 92,454 54,026 146,480

Management Occupations 217,453 220,929 1.6% 4,016 1,760 5,776

Business and Financial Operations
Occupations

264,892 275,110 3.86% 4,754 5,109 9,863

Computer and Mathematical Occupations 207,476 216,456 4.33% 3,114 4,490 7,604

Architecture and Engineering Occupations 82,615 83,241 .76% 1,728 446 2,174

Life, Physical, and Social Science Occupations 31,111 31,936 2.65% 976 414 1,390

Community and Social Service Occupations 56,720 59,186 4.35% 1,183 1,233 2,416

Legal Occupations 42,929 44,297 3.19% 654 684 1,338

Education, Training, and Library Occupations 245,233 252,268 2.87% 4,950 3,518 8,468

Arts, Design, Entertainment, Sports, and
Media Occupations

69,323 71,296 2.85% 1,794 1,027 2,821

Healthcare Practitioners and Technical
Occupations

200,448 207,190 3.36% 3,625 3,372 6,997

Healthcare Support Occupations 95,207 99,525 4.54% 1,214 2,159 3,373

Protective Service Occupations 99,190 101,608 2.44% 2,532 1,210 3,742

Food Preparation and Serving Related
Occupations

312,407 324,952 4.02% 13,190 6,272 19,462

Building and Grounds Cleaning and
Maintenance Occupations

148,427 152,688 2.87% 2,454 2,130 4,584

Personal Care and Service Occupations 135,751 142,547 5.01% 3,061 3,404 6,465

Sales and Related Occupations 424,154 432,950 2.07% 14,269 4,504 18,773

Office and Administrative Support
Occupations

557,817 569,857 2.16% 12,121 6,434 18,555

Farming, Fishing, and Forestry Occupations 7,185 7,248 .88% 202 38 240

Construction and Extraction Occupations 192,411 194,542 1.11% 4,030 1,174 5,204

Installation, Maintenance, and Repair
Occupations

153,691 156,453 1.8% 3,282 1,482 4,764

Production Occupations 179,839 181,430 .88% 3,626 1,161 4,787

Transportation and Material Moving
Occupations

231,333 235,276 1.7% 5,680 2,004 7,684

Short Term
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Growth Occupations

Note: Asterisks (***) indicate non-disclosable data.
Projections and OES wage data are for Shenandoah Valley (LWIA IV). No data available for Clarke County.

Source: Virginia Employment Commission,
Long Term Industry and Occupational Projections, 2010-2020
Occupational Employment Statistics (OES) Survey, 2011.

Employment Average Annual Openings

Estimated
2010

Projected
2020

% Change
Replace
-ments

Growth Total
Average

Annual
Salary

Personal Care Aides 1,735 3,015 73.78% 14 128 142 $17,854

Home Health Aides *** *** *** *** *** *** $20,957

Veterinary Technologists and
Technicians

96 148 54.17% 2 5 7 $35,109

Medical Secretaries 284 436 53.52% 4 15 19 $33,671

Brickmasons and Blockmasons 147 225 53.06% 3 8 11 $41,026

Physical Therapist Assistants 146 220 50.68% 2 7 9 $38,335

Dental Hygienists 188 280 48.94% 4 9 13 $75,626

Glaziers 78 116 48.72% 3 4 7 $38,646

Personal Financial Advisors 124 182 46.77% 1 6 7 $79,496

Ambulance Drivers and
Attendants, Except Emergency
Medical Technicians

*** *** *** *** *** *** N/A

Software Developers, Systems
Software

142 207 45.77% 2 6 8 $103,013

Physical Therapist Aides 121 176 45.45% 2 6 8 $22,406

Helpers--Pipelayers, Plumbers,
Pipefitters, and Steamfitters

305 443 45.25% 8 14 22 $27,749

Helpers--Carpenters 170 245 44.12% 4 8 12 $28,616

Physician Assistants 100 144 44% 2 4 6 $85,484

Physical Therapists 446 637 42.83% 5 19 24 $71,159

Coaches and Scouts 690 985 42.75% 18 30 48 $33,831

Market Research Analysts and
Marketing Specialists

247 349 41.3% 7 10 17 $50,341

Dental Assistants 402 565 40.55% 8 16 24 $31,169

Medical Assistants 500 700 40% 8 20 28 $31,023
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Declining Occupations

Note: Asterisks (***) indicate non-disclosable data.
Projections data is for Shenandoah Valley (LWIA IV). No data available for Clarke County.

Source: Virginia Employment Commission,
Long Term Industry and Occupational Projections, 2010-2020.

Employment Openings

Estimated
2010

Projected
2020

% Change
Replace
-ments

Growth Total

Postal Service Clerks 124 60 -51.61% 3 0 3

Sewing Machine Operators 224 156 -30.36% 1 0 1

Textile Knitting and Weaving Machine Setters,
Operators, and Tenders

*** *** *** *** *** ***

Chemical Plant and System Operators 146 121 -17.12% 5 0 5

Postal Service Mail Carriers 472 392 -16.95% 15 0 15

Prepress Technicians and Workers 246 209 -15.04% 6 0 6

Textile, Apparel, and Furnishings Workers, All
Other

212 186 -12.26% 2 0 2

Chemical Equipment Operators and Tenders 292 257 -11.99% 5 0 5

Pressers, Textile, Garment, and Related
Materials

117 105 -10.26% 1 0 1

Data Entry Keyers 251 239 -4.78% 4 0 4

Floral Designers 178 170 -4.49% 6 0 6

Detectives and Criminal Investigators 165 158 -4.24% 4 0 4

Highway Maintenance Workers 510 489 -4.12% 14 0 14

Aircraft Mechanics and Service Technicians *** *** *** *** *** ***

First-Line Supervisors of Correctional Officers 152 148 -2.63% 5 0 5

Mixing and Blending Machine Setters, Operators,
and Tenders

420 409 -2.62% 12 0 12

Cutting, Punching, and Press Machine Setters,
Operators, and Tenders, Metal and Plastic

502 491 -2.19% 4 0 4

Parking Lot Attendants 112 110 -1.79% 3 0 3

Paper Goods Machine Setters, Operators, and
Tenders

197 194 -1.52% 2 0 2

Packaging and Filling Machine Operators and
Tenders

1,678 1,654 -1.43% 28 0 28
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Consumer Price Index (CPI)

Note: CPI data is for the United States only. No data available for Clarke County.

The CPI-U includes expenditures by urban wage earners and clerical workers, professional, managerial, and technical workers, the
self-employed, short-term workers, the unemployed, retirees and others not in the labor force. The CPI-W only includes
expenditures by those in hourly wage earning or clerical jobs.

Source: Bureau of Labor Statistics,
Consumer Price Indexes (CPI) Program.

Jan. Feb. Mar. Apr. May Jun. Jul. Aug. Sep. Oct. Nov. Dec. Ann. % chg

2003 181.700 183.100 184.200 183.800 183.500 183.700 183.900 184.600 185.200 185.000 184.500 184.300 184.000 2.3

2004 185.200 186.200 187.400 188.000 189.100 189.700 189.400 189.500 189.900 190.900 191.000 190.300 188.900 2.7

2005 190.700 191.800 193.300 194.600 194.400 194.500 195.400 196.400 198.800 199.200 197.600 196.800 195.300 3.4

2006 198.300 198.700 199.800 201.500 202.500 202.900 203.500 203.900 202.900 201.800 201.500 201.800 201.600 3.2

2007 202.416 203.499 205.352 206.686 207.949 208.352 208.299 207.917 208.490 208.936 210.177 210.036 207.342 2.8

2008 211.080 211.693 213.528 214.823 216.632 218.815 219.964 219.086 218.783 216.573 212.425 210.228 215.303 3.8

2009 211.143 212.193 212.709 213.240 213.856 215.693 215.351 215.834 215.969 216.177 216.330 215.949 214.537 -0.4

2010 216.687 216.741 217.631 218.009 218.178 217.965 218.011 218.312 218.439 218.711 218.803 219.179 218.056 1.6

2011 220.223 221.309 223.467 224.906 225.964 225.722 225.922 226.545 226.889 226.421 226.230 225.672 224.939 3.2

2012 226.665 227.663 229.392 230.085 229.815 229.478 229.104 230.379 231.407 231.317 230.221 229.601 229.594 2.1

2013 230.280 232.166 232.773 232.531 232.945 233.504 233.596

All Urban Consumers (CPI-U)

Urban Wage Earners and Clerical Workers (CPI-W)

Jan. Feb. Mar. Apr. May Jun. Jul. Aug. Sep. Oct. Nov. Dec. Ann. % chg

2003 177.700 179.200 180.300 179.800 179.400 179.600 179.600 180.300 181.000 180.700 180.200 179.900 179.800 2.2

2004 180.900 181.900 182.900 183.500 184.700 185.300 184.900 185.000 185.400 186.500 186.800 186.000 184.500 2.6

2005 186.300 187.300 188.600 190.200 190.000 190.100 191.000 192.100 195.000 195.200 193.400 192.500 191.000 3.5

2006 194.000 194.200 195.300 197.200 198.200 198.600 199.200 199.600 198.400 197.000 196.800 197.200 197.100 3.2

2007 197.559 198.544 200.612 202.130 203.661 203.906 203.700 203.199 203.889 204.338 205.891 205.777 202.767 2.9

2008 206.744 207.254 209.147 210.698 212.788 215.223 216.304 215.247 214.935 212.182 207.296 204.813 211.053 4.1

2009 205.700 206.708 207.218 207.925 208.774 210.972 210.526 211.156 211.322 211.549 212.003 211.703 209.630 -0.7

2010 212.568 212.544 213.525 213.958 214.124 213.839 213.898 214.205 214.306 214.623 214.750 215.262 213.967 2.1

2011 216.400 217.535 220.024 221.743 222.954 222.522 222.686 223.326 223.688 223.043 222.813 222.166 221.575 3.6

2012 223.216 224.317 226.304 227.012 226.600 226.036 225.568 227.056 228.184 227.974 226.595 225.889 226.229 2.1

2013 226.520 228.677 229.323 228.949 229.399 230.002 230.084
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Local Option Sales Tax

Clarke County Virginia

2002 $738,708 $789,905,170

2003 $767,218 $838,275,059

2004 $838,497 $914,499,686

2005 $930,210 $976,923,577

2006 $1,001,523 $1,028,544,074

2007 $978,930 $1,056,766,678

2008 $946,762 $1,032,815,078

2009 $906,567 $979,594,664

2010 $838,981 $992,820,512

2011 $959,165 $1,035,981,229

2012 $943,215 $1,080,663,042

Note: This data is based on Virginia sales tax revenues deposited, rather than the actual taxable sales figures as reported on a
dealer's return.

Source: Virginia Department of Taxation,
Revenue Forecasting.

Trends
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Local Option Sales Tax

Note: This data is based on Virginia sales tax revenues deposited, rather than the actual taxable sales figures as reported on a
dealer's return.

Source: Virginia Department of Taxation,
Revenue Forecasting.

Past 12 Months

Clarke County Virginia

Jun. 2012 $89,479 $95,717,390

Jul. 2012 $84,591 $90,152,230

Aug. 2012 $76,181 $91,983,080

Sep. 2012 $80,716 $90,120,871

Oct. 2012 $76,807 $84,242,722

Nov. 2012 $79,294 $91,139,984

Dec. 2012 $80,396 $107,426,421

Jan. 2013 $62,882 $80,376,392

Feb. 2013 $65,742 $81,521,983

Mar. 2013 $73,805 $92,230,779

Apr. 2013 $73,249 $92,553,822

May 2013 $82,742 $92,436,992

Jun. 2013 $88,039 $97,114,277
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IV. Education Profile

The Education Profile for Clarke County provides
an assortment of data collected from the United
States Census Bureau and the National Center for
Education Statistics (NCES).

Related Terms and DefinitionsOverview

Associate's degree
An award that normally requires at least two but
less than four years of full-time equivalent college
work.

Bachelor's degree
An award that normally requires at least four but
not more than five years of full-time equivalent
college-level work.

Post-baccalaureate certificate
An award that requires completion of an
organized program of study equivalent to 18
semester credit hours beyond the bachelor's. It is
designed for persons who have completed a
bachelor's degree, but do not meet the
requirements of a master’s degree.

Master's degree
An award that requires the successful completion
of a program of study of at least the full-time
equivalent of one but not more than two academic
years of work beyond the bachelor's degree.

Post-master's certificate
An award that requires completion of an
organized program of study equivalent to 24
semester credit hours beyond the master's
degree, but does not meet the requirements of
academic degrees at the doctor's level.

Doctor's degree
The highest award a student can earn for
graduate study.

First-professional degree
An award that requires completion of a program
that meets all of the following criteria: (1)
completion of the academic requirements to begin
practice in the profession; (2) at least two years
of college work prior to entering the program; and
(3) a total of at least six academic years of
college work to complete the degree program,
including prior required college work plus the
length of the professional program itself.
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Educational Attainment

Source: U.S. Census Bureau
American Community Survey, 2007-2011.

(Population 18 years and over)

Clarke County Virginia United States

8th Grade or Less 465 297,540 13,124,676

Some High School 850 515,340 21,475,508

High School Grad/GED 3,191 1,601,046 67,086,675

Some College 2,462 1,375,592 54,322,434

Associate's Degree 720 386,024 16,749,576

Bachelor's Degree 1,861 1,149,525 38,480,296

Graduate or Professional Degree 1,292 757,198 21,316,854

10,841 6,082,265 232,556,019
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Educational Attainment by Age

18 - 24 25 - 34 35 - 44 45 - 64 65+ Total

8th Grade or Less 5 24 171 265 465

Some High School 55 132 81 310 272 850

High School Grad/GED 344 296 585 1,074 892 3,191

Some College 212 241 422 1,157 430 2,462

Associate's Degree 114 89 188 321 8 720

Bachelor's Degree 62 373 436 765 225 1,861

Graduate or Professional Degree 95 273 780 144 1,292

787 1,231 2,009 4,578 2,236 10,841

Source: U.S. Census Bureau
American Community Survey, 2007-2011.
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Educational Attainment by Gender

Source: U.S. Census Bureau
American Community Survey, 2007-2011.

(Population 18 years and over)

Male Female Total

8th Grade or Less 274 191 465

Some High School 495 355 850

High School Grad/GED 1,598 1,593 3,191

Some College 1,202 1,260 2,462

Associate's Degree 299 421 720

Bachelor's Degree 783 1,078 1,861

Graduate or Professional Degree 705 587 1,292

5,356 5,485 10,841
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Educational Attainment by Race/Ethnicity

Source: U.S. Census Bureau
American Community Survey, 2007-2011.

Less than high
school diploma

High school
graduate, GED,

or alternative

Some college
or associate's

degree

Bachelor's
degree or

higher
Total

Race

White 996 2,574 2,687 2,879 9,136

Black or African American 190 221 85 90 586

American Indian or Alaska Native 10 0 5 9 24

Asian 5 2 10 75 92

Native Hawaiian/Pacific Islander 0 0 0 0 0

Other 52 50 36 0 138

Multiple Races 7 0 33 38 78

Ethnicity

Hispanic or Latino (of any race) 58 111 93 35 297

1,318 2,958 2,949 3,126 10,351

(Population 25 years and over)
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Graduate Data Trends

Cert.
<1 yr.

Cert.
1-2 yrs. Assoc.

Cert.
2-4 yrs. BA

Cert.
Post-BA MA

Cert.
Post-MA Ph.D.

1st
Prof.

1997

1998

2000

2001

2002

2003

2004

2005

2006

2007

Source: U.S. Department of Education,
Institute of Education Sciences (IES).

Clarke County

Cert.
<1 yr.

Cert.
1-2 yrs. Assoc.

Cert.
2-4 yrs. BA

Cert.
Post-BA MA

Cert.
Post-MA Ph.D.

1st
Prof.

1997 2,904 2,269 9,242 158 26,416 261 9,800 184 945 1,902

1998 3,319 2,440 8,969 259 26,648 185 9,560 184 886 1,919

2000 3,804 2,368 9,223 212 28,948 451 9,431 113 917 2,181

2001 4,710 2,419 9,581 175 30,709 339 9,424 104 871 2,134

2002 4,970 2,730 10,241 134 30,653 441 9,303 95 954 2,213

2003 5,245 3,079 11,174 97 32,635 178 9,948 447 974 2,133

2004 4,465 3,772 11,400 76 33,392 247 10,487 360 1,033 2,407

2005 3,983 3,831 11,833 77 34,615 476 11,255 251 1,268 2,496

2006 4,213 4,298 14,431 102 39,247 608 12,429 225 1,440 2,490

2007 4,478 3,686 15,519 116 40,381 650 12,781 252 1,516 2,626

Virginia Statewide

Ò±¬»æ Ì¸· ¬¿¾´» ±²´§ ®»º´»½¬ ¬¸» ¼»¹®»» ½±³°´»¬»¼ º®±³ ·²¬·¬«¬·±² ©·¬¸·² Ý´¿®µ» Ý±«²¬§ò

you can search over 2,300 school listings online
provided by the U.S. Department of Education?

For this data and more, visit us on the web at:

www.VirginiaLMI.com

Did you know...
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Training Providers

Source: U.S. Department of Education,
Institute of Education Sciences (IES), 2007.

James Madison University

800 South Main Street

Harrisonburg, VA 22807-

Phone: (540) 568-6211

www.jmu.edu

Number of 2007 graduates: 4,139

Shenandoah University

1460 University Dr

Winchester, VA 22601-5195

Phone: (540) 665-4500

www.su.edu

Number of 2007 graduates: 692

Washington and Lee University

204 West Washington Street

Lexington, VA 24450-2116

Phone: (540) 458-8400

www.wlu.edu/

Number of 2007 graduates: 628

Lord Fairfax Community College

173 Skirmisher Lane

Middletown, VA 22645-

Phone: (540) 868-7000

www.lf.vccs.edu

Number of 2007 graduates: 463

Blue Ridge Community College

1 College Lane

Weyers Cave, VA 24486-0080

Phone: (540) 234-9261

www.brcc.edu

Number of 2007 graduates: 415

Virginia Military Institute

Lexington, VA 24450-0304

Phone: (540) 464-7207

www.vmi.edu

Number of 2007 graduates: 341

Mary Baldwin College

New & Frederick St

Staunton, VA 24401-

Phone: (540) 887-7000

www.mbc.edu

Number of 2007 graduates: 339

Eastern Mennonite University

1200 Park Rd

Harrisonburg, VA 22802-2462

Phone: (540) 432-4000

www.emu.edu

Number of 2007 graduates: 322

Bridgewater College

402 E College St

Bridgewater, VA 22812-1599

Phone: (540) 828-8000

www.bridgewater.edu

Number of 2007 graduates: 314

Woodrow Wilson Rehabilitation Center

64 James Anderson Road

Fishersville, VA 22939-1500

Phone: (540) 332-7265

wwrc.virginia.gov

Number of 2007 graduates: 115
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Nichols Hospitality Consulting, Inc. Proposed Hotel, Berryville, Virginia Supply and Demand Analysis 5-1 

5. Supply and Demand Analysis 

Historical Lodging Supply and Demand Data 

The subject of this lodging supply and demand study is Berryville, Clarke County, Virginia, as 
shown in the map below. There are currently no competitive midscale hotels located in the 
county. 

 

The current lodging supply in the county consists primarily of a half dozen small upscale country 
inns and bed & breakfast establishments; there is also the 20-room Mountain View Motel in 
Boyce, an older economy motel which provides primarily inexpensive weekly rentals. None of 
these facilities are considered competitive with the subject proposed branded midscale hotel.  

The largest of the country inns are the 11-room Rosemont Manor in Berryville (which also offers 
extensive event space); the 13-room L’Auberge Provencale Inn (11 rooms in White Post and 2 
rooms in the Villa in Boyce); the 7-room Battletown Inn in Berryville; and the 5-room Smithfield 

http://www.clarkecountycommunity.com/ClarkeCountyMap22006.pdf
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Farm Bed & Breakfast, just east of Berryville off Rt. 608. These luxurious properties cater 
primarily to weekend leisure business, although both Rosemont Manor and L’Auberge 
Provencale attract group demand, especially weddings and corporate retreats. These small inns 
appeal to a very specific market niche – primarily the high end weekend leisure market, at 
average daily rates in the $150 to $250 range. The country inns and B&Bs can be considered a 
“tourist attraction” in and of themselves; many of their guests choose them for their desirable 
and unique experience (featuring historic structures, unique theme, or fine cuisine), not merely 
for overnight accommodations. 

Our research indicates that existing commercial, leisure, and group/meeting demand generated 
locally is currently accommodated primarily in chain-affiliated hotels located in Winchester (and 
to a lesser extent, Charles Town, Front Royal and Leesburg) and could be attracted to a 
midscale branded hotel in Berryville. 

A word about how hotels are determined to be ‘competitive’ is in order here. While factors such 
as location, brand (or lack of), amenities, and management all factor into competitiveness, the 
industry generally recognizes the concept of “chain scales” as one of the most relevant 
competitive ranking factors. Smith Travel Research, Inc. (STR), the nation’s leading lodging 
industry research firm, annually presents its “STR U.S. Chain Scales” which ranks hotel brands 
or chains based on the previous year’s annual system wide (global) Average Daily Rate (ADR), 
with the highest ADR achieved by hotels categorized as Luxury. There are six chain 
classifications, with the lowest ADR reflected by Economy properties. Bed and breakfast 
establishments are unique in the product offered, markets served, and operational strategy, and 
are not considered competitive with hotels, especially chain-affiliated midscale hotels. 

The widest range of travelers across all market demand segments are accommodated by 
Upper Midscale and Midscale hotels, via such major brands as Hilton’s Hampton Inn & Suites, 
Country Inn & Suites, Holiday Inn Express & Suites, Comfort Suites, and Marriott’s Fairfield Inn 
& Suites.  

The table on the following page presents the 2013 STR Chain Scales.  
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To evaluate lodging trends in the greater region, which contains midscale and upscale lodging 
properties similar to the proposed subject hotel, data provided by VTC was reviewed. The 
Research Section of the Virginia Tourism Corporation (VTC) has contracted with the leading 
national lodging industry research firm, Smith Travel Research (STR) to provide monthly and 
annual lodging data for the State of Virginia, broken down by six major lodging regions and 26 
submarkets throughout the state. The relevant lodging data for the area that includes Clarke 
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County is reflected in the “Suburban Virginia Area” submarket of the Washington, DC-MD-VA 
region, as shown below. 

 

As shown in the following table, lodging performance in the Washington, DC-MD-VA region is 
overall very strong, as compared to the US average. However, performance was down for the 
year-to-date through 3Q 2013 compared to the same period in 2012, with occupancy down -
2.0% from 69.8% in 2012 to 68.4% in 2013, while ADR increased 0.8% from $144.09 in 2012 to 
$145.24 in 2013. For the Suburban Virginia Area submarket of the DC-MD-VA region, 
occupancy was down -8.5% for the year-to-date through 3Q 2013 compared to the same period 
in 2012, at 51.9% in 2013 compared to 56.7% in 2012, while ADR declined -1.8% from $90.46 
in 2012 to $88.87 in 2013. The region saw a 0.9% supply increase, which put downward 
pressure on both occupancy and ADR, but demand growth slowed as well. In fact, the State of 
Virginia saw a -1.9% decline in lodging demand overall, compared to a 2.2% increase for the 
United States as a whole.  

The Suburban Virginia Area is too broad (ranging from Culpepper to the south and Martinsburg 
to the north) to provide meaningful data, but this area’s overall lodging industry performance 
lags the nation and State of Virginia in terms of occupancy and ADR, not surprising given its 
rural character. 
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Competitive Lodging Supply 

An integral component of the supply and demand relationship that has a direct impact on the 
availability of lodging demand is the current and anticipated supply of competitive lodging 
facilities. To evaluate the area's competitive environment, the following steps were taken: 

 Identify the area's lodging facilities and determine which are directly and indirectly 
competitive with the subject property.  

 Determine whether additional hotel rooms will enter the market in the foreseeable future 
(net of attrition).  

 Quantify the number of existing and proposed competitive hotel rooms available in the 
market.  

 Review the rate structure, occupancy levels, market orientation, facilities, and amenities 
of each competitor.  

Based on an evaluation of the ADR/rate structure, market orientation, location, facilities, and 
amenities of area hotels, there are currently no lodging properties in Clarke County or Berryville 
that are considered direct or primary competitors to the subject proposed midscale, chain-
affiliated hotel.  
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Due to the lack of midscale or moderately priced, branded hotels in Berryville, most regional 
lodging demand is served by chain-affiliated properties in several municipalities located within 
about 15 to 30 minutes’ drive from Berryville, including Winchester (Wyndham, Holiday Inn, 
Fairfield Inn & Suites, Country Inn & Suites, Aloft, TownePlace Suites, Courtyard, Comfort Inn, 
Sleep Inn & Suites, and Holiday Inn Express); Charles Town, WV (Inn at Charles Town, 
Hampton Inn & Suites); Harper’s Ferry, WV (Quality Inn Hotel & Conference Center); Leesburg 
(Comfort Suites, Hampton Inn & Suites); and Front Royal (Hampton Inn, Holiday Inn & Suites). 
The 90-room upper upscale, historic George Washington Wyndham Grand Hotel, and 99-room 
upscale Aloft are also utilized by Berryville and Clarke County businesses at corporate and 
discounted Internet rates in the $65 to $85 range, making them competitive with midscale 
hotels at that price point. 

It is important for the reader to understand what Average Daily Rate (ADR) reflects. It is a true 
measure of room rate achieved, reflected by total rooms revenue divided by total room nights 
accommodated (including complimentary room nights). This statistic provides a much truer 
picture of a hotel’s operating performance than its published or “rack” rates, which are often 
heavily discounted. ADR is the industry standard room rate statistic for performance 
comparison purposes. 

Smith Travel Research (STR) is a leading, independent research firm that compiles data on the 
lodging industry; its published data is routinely used by typical hotel investors and industry 
experts. A custom STR report was commissioned for this study by Nichols Hospitality 
Consulting, Inc. to highlight operating characteristics of selected regional midscale and upscale 
chain-affiliated properties that are considered secondary competitors to the subject proposed 
Berryville hotel, since there are no direct, primary competitors in Clarke County.  

This information is presented herein, along with the marketwide occupancy, ADR, and rooms 
revenue per available room (RevPAR).  RevPAR is calculated by multiplying occupancy by 
average rate, and provides an indication of how well rooms revenue is being maximized; 
RevPAR is a standard industry performance measure which is widely utilized by hotel managers 
and investors. 

The following tables summarize the selected secondarily competitive properties (with a total of 
812 rooms), and their important operating characteristics from 2010 through October 2013.  

The reader is advised that these properties present an aggregate indicator of lodging 
performance for similar brands at similar price points in the region, and reflect a higher 
occupancy performance level than that likely to be achieved by the subject proposed hotel. 
Market penetration levels for the subject hotel are presented in the next section of this report. 
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Selected Greater Market Area Secondarily Competitive Hotels  

STR 

Code Name of Establishment City & State Zip Code Class Aff Date

Open 

Date Rooms

41078 Comfort Suites Leesburg Leesburg, VA 20175 Upper Midscale Class Dec 2000 Dec 2000 80

55566 Country Inn & Suites Winchester Winchester, VA 22602 Upper Midscale Class Apr 2007 Apr 2007 81

53035 Fairfield Inn & Suites Winchester Winchester, VA 22602 Upper Midscale Class Nov 2004 Nov 2004 85

60072 TownePlace Suites Winchester Winchester, VA 22603 Upper Midscale Class Oct 2009 Oct 2009 109

44859 Hampton Inn Front Royal Front Royal, VA 22630 Upper Midscale Class Jul 2002 Jul 2002 102

32429 Holiday Inn Express Winchester South Stephens City Stephens City, VA 22655 Upper Midscale Class Dec 1995 Dec 1995 71

61629 Hampton Inn Suites Charles Town Charles Town, WV 25414 Upper Midscale Class Jan 2012 Jan 2012 131

58810 The Inn @ Charles Town Charles Town, WV 25414 Upscale Class Jun 2008 Jun 2008 153

Total Properties: 8 812  

Source: Smith Travel Research, Inc. 
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Selected Greater Market Area Hotels Key Performance Indicators 2010 - 2013, STR Data 

Date Occupancy ADR RevPar Supply Demand Revenue Census & Sample %

This Year % Chg This Year % Chg This Year % Chg This Year % Chg This Year % Chg This Year % Chg Census Props Census Rooms

% Rooms STAR 

Participants

Jan 10 51.4 -5.1 89.55 -3.1 46.02 -8.0 20,274 20.0 10,420 13.9 933,064 10.4 7 654 100.0

Feb 10 54.8 -4.9 85.32 -6.6 46.75 -11.2 18,312 20.0 10,035 14.2 856,147 6.6 7 654 100.0

Mar 10 59.6 -7.2 86.17 -7.0 51.38 -13.7 20,274 20.0 12,090 11.3 1,041,760 3.5 7 654 100.0

Apr 10 65.8 -3.2 86.39 -7.4 56.85 -10.4 20,430 25.0 13,445 20.9 1,161,478 11.9 7 681 100.0

May 10 70.9 -8.5 87.08 -7.9 61.77 -15.7 21,111 25.0 14,974 14.4 1,303,959 5.4 7 681 100.0

Jun 10 76.5 -7.2 87.06 -6.4 66.64 -13.2 20,430 25.0 15,638 15.9 1,361,413 8.5 7 681 100.0

Jul 10 84.5 7.2 90.53 -5.8 76.47 1.0 21,111 25.0 17,831 33.9 1,614,327 26.2 7 681 100.0

Aug 10 74.1 -7.3 90.58 -2.9 67.12 -10.0 21,111 25.0 15,643 15.9 1,416,919 12.5 7 681 100.0

Sep 10 70.6 -10.7 91.30 1.5 64.46 -9.3 20,430 25.0 14,424 11.6 1,316,884 13.3 7 681 100.0

Oct 10 79.3 3.1 91.73 1.8 72.76 5.0 21,111 4.1 16,745 7.4 1,535,973 9.3 7 681 100.0

Nov 10 60.1 6.9 89.32 -2.5 53.64 4.2 20,430 4.1 12,269 11.3 1,095,825 8.5 7 681 100.0

Dec 10 45.0 -1.6 91.77 -0.3 41.29 -1.9 21,111 4.1 9,499 2.5 871,765 2.1 7 681 100.0

Oct YTD 2010 69.0 -4.2 88.80 -4.2 61.30 -8.2 204,594 21.0 141,245 15.9 12,541,924 11.1

Total 2010 66.2 -2.6 89.01 -3.8 58.95 -6.4 246,135 17.8 163,013 14.7 14,509,514 10.3

Jan 11 45.4 -11.8 90.94 1.6 41.24 -10.4 21,111 4.1 9,575 -8.1 870,707 -6.7 7 681 100.0

Feb 11 51.0 -7.0 91.09 6.8 46.42 -0.7 19,068 4.1 9,716 -3.2 885,078 3.4 7 681 100.0

Mar 11 61.6 3.3 90.43 5.0 55.69 8.4 21,111 4.1 13,000 7.5 1,175,643 12.9 7 681 100.0

Apr 11 68.4 3.9 92.82 7.4 63.50 11.7 20,430 0.0 13,975 3.9 1,297,204 11.7 7 681 100.0

May 11 70.5 -0.6 92.74 6.5 65.36 5.8 21,111 0.0 14,879 -0.6 1,379,909 5.8 7 681 100.0

Jun 11 79.1 3.4 91.41 5.0 72.32 8.5 20,430 0.0 16,163 3.4 1,477,455 8.5 7 681 100.0

Jul 11 83.1 -1.7 92.59 2.3 76.91 0.6 21,111 0.0 17,534 -1.7 1,623,544 0.6 7 681 100.0

Aug 11 77.5 4.6 92.81 2.5 71.92 7.2 21,111 0.0 16,359 4.6 1,518,318 7.2 7 681 100.0

Sep 11 72.7 3.0 92.55 1.4 67.31 4.4 20,430 0.0 14,858 3.0 1,375,157 4.4 7 681 100.0

Oct 11 77.4 -2.4 93.02 1.4 72.01 -1.0 21,111 0.0 16,342 -2.4 1,520,149 -1.0 7 681 100.0

Nov 11 65.9 9.7 88.61 -0.8 58.38 8.8 20,430 0.0 13,461 9.7 1,192,713 8.8 7 681 100.0

Dec 11 53.8 19.7 89.99 -1.9 48.45 17.3 21,111 0.0 11,367 19.7 1,022,924 17.3 7 681 100.0

Oct YTD 2011 68.8 -0.4 92.16 3.8 63.39 3.4 207,024 1.2 142,401 0.8 13,123,164 4.6

Total 2011 67.3 1.6 91.72 3.1 61.71 4.7 248,565 1.0 167,229 2.6 15,338,801 5.7

Jan 12 52.7 16.2 86.45 -4.9 45.58 10.5 25,172 19.2 13,271 38.6 1,147,247 31.8 8 812 83.9

Feb 12 55.4 8.8 91.33 0.3 50.64 9.1 22,736 19.2 12,607 29.8 1,151,389 30.1 8 812 100.0

Mar 12 64.8 5.2 92.47 2.3 59.89 7.5 25,172 19.2 16,303 25.4 1,507,541 28.2 8 812 100.0

Apr 12 74.7 9.2 89.90 -3.2 67.14 5.7 24,360 19.2 18,194 30.2 1,635,608 26.1 8 812 100.0

May 12 76.9 9.1 93.35 0.7 71.76 9.8 25,172 19.2 19,351 30.1 1,806,430 30.9 8 812 100.0

Jun 12 85.8 8.4 94.33 3.2 80.93 11.9 24,360 19.2 20,900 29.3 1,971,488 33.4 8 812 100.0

Jul 12 84.7 2.0 92.37 -0.2 78.22 1.7 25,172 19.2 21,315 21.6 1,968,962 21.3 8 812 100.0

Aug 12 84.1 8.5 91.84 -1.0 77.21 7.4 25,172 19.2 21,163 29.4 1,943,648 28.0 8 812 100.0

Sep 12 79.9 9.9 92.82 0.3 74.16 10.2 24,360 19.2 19,462 31.0 1,806,478 31.4 8 812 100.0

Oct 12 80.0 3.3 92.29 -0.8 73.82 2.5 25,172 19.2 20,134 23.2 1,858,250 22.2 8 812 100.0

Nov 12 69.0 4.7 90.05 1.6 62.10 6.4 24,360 19.2 16,799 24.8 1,512,798 26.8 8 812 100.0

Dec 12 56.9 5.7 91.29 1.4 51.94 7.2 25,172 19.2 14,323 26.0 1,307,549 27.8 8 812 100.0

Oct YTD 2012 74.0 7.6 91.94 -0.2 68.05 7.3 246,848 19.2 182,700 28.3 16,797,041 28.0

Total 2012 72.1 7.2 91.75 0.0 66.19 7.3 296,380 19.2 213,822 27.9 19,617,388 27.9

Jan 13 55.0 4.2 90.08 4.2 49.50 8.6 25,172 0.0 13,834 4.2 1,246,111 8.6 8 812 100.0

Feb 13 59.9 8.1 91.27 -0.1 54.71 8.0 22,736 0.0 13,629 8.1 1,243,966 8.0 8 812 100.0

Mar 13 72.2 11.4 91.34 -1.2 65.93 10.1 25,172 0.0 18,168 11.4 1,659,474 10.1 8 812 100.0

Apr 13 74.4 -0.4 93.80 4.3 69.76 3.9 24,360 0.0 18,115 -0.4 1,699,252 3.9 8 812 100.0

May 13 73.1 -5.0 97.05 4.0 70.91 -1.2 25,172 0.0 18,392 -5.0 1,784,914 -1.2 8 812 100.0

Jun 13 80.8 -5.9 95.20 0.9 76.89 -5.0 24,360 0.0 19,675 -5.9 1,873,011 -5.0 8 812 100.0

Jul 13 81.1 -4.2 93.32 1.0 75.68 -3.2 25,172 0.0 20,416 -4.2 1,905,122 -3.2 8 812 100.0

Aug 13 81.5 -3.1 95.83 4.3 78.07 1.1 25,172 0.0 20,508 -3.1 1,965,201 1.1 8 812 100.0

Sep 13 73.2 -8.4 94.37 1.7 69.03 -6.9 24,360 0.0 17,820 -8.4 1,681,602 -6.9 8 812 100.0

Oct 13 75.0 -6.3 95.21 3.2 71.38 -3.3 25,172 0.0 18,872 -6.3 1,796,741 -3.3 8 812 81.2

Oct YTD 2013 72.7 -1.8 93.94 2.2 68.28 0.3 246,848 0.0 179,429 -1.8 16,855,394 0.3  
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Operating Summary, Selected Greater Market Area Hotels 

2007 2008 2009 2010 2011 2012 2012 2013

Selected Greater Market Area Hotels

Avg Daily Room Count 372 482 572 674 681 812 809 809

Change — 29.6 % 18.7 % 17.8 % 1.0 % 19.2 % — 0.0 % 118.3 %

Avg Occupied Room Nights 93,870 121,807 142,130 163,013 167,229 213,822 182,700 179,429

Change — 29.8 % 16.7 % 14.7 % 2.6 % 27.9 % — (1.8) % 127.8 %

Occupancy 69.1 % 69.3 % 68.0 % 66.2 % 67.3 % 72.1 % 74.0 % 72.7 %

Change — 0.3 % (1.9) % (2.6) % 1.7 % 7.1 % — (1.8) % 4.3 %

Average Rate $90.30 $92.08 $92.56 $89.01 $91.72 $91.75 $91.94 $93.94

Change — 2.0 % ---- % (3.8) % 3.0 % 0.0 % — 2.2 % 1.6 %

RevPAR $62.40 $63.81 $62.94 $58.92 $61.73 $66.15 $68.04 $68.29

Change — 2.3 % (1.4) % (6.4) % 4.8 % 7.2 % — 0.4 % 6.0 %

Source: Smith Travel Research

Year-To-Date October 2007-2012 

Change
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The charts reveal the following important operating characteristics: 

1. Rooms supply increased 118.3% since 2007; this very high supply increase reflects the 
desirability of the market to hotel developers. However, the temporary oversupply and the 
absorption of new rooms, along with the national recession, depressed both occupancy 
levels and room rates from 2009 through 2011. 

2. Occupancy peaked at 72.1% in 2012, after dropping to a low of 66.2% in 2010 during the 
recession, and may be down slightly for year-end 2013 based on year-to-date occupancy, 
with 4Q expected to be lower due in part to the government shut down Oct 1-16, 2013. 
This strong level of occupancy despite a 118% supply increase reflects a vibrant and 
growing lodging market, as well as the cyclical nature of the lodging industry. 

3. Average daily rate (ADR) increased only 1.6% between 2007 and 2012, reflecting the 
impact of the recession and a 118% increase in supply, which exerted downward pressure 
on room rates. In 2013, ADR is up 2.2% for the year-to-date through October. 

4. RevPAR (rooms revenue per available room, an industry standard performance indicator 
which takes into account both occupancy and ADR) increased a total of 6.0% between 
2007 and 2012, and is up only 0.4% through October 2013. This low level of RevPAR 
growth reflects the negative impact of a 118% supply increase, the national recession, and 
the recent government shutdown. 

Additions to Supply 

Our research yielded two additional new properties in the early stages of development at this 
time. In Front Royal, Marriott International has approved an 80-room TownePlace Suites, but it 
is unlikely to open before 2Q 2017, according to the developer, Aikens Group. The Aikens 
Group is also developing a 111-room Hilton Garden Inn (with 5,000 square feet of meeting 
space) in Martinsburg, to open in 2Q 2015; this property is an upscale, full-service hotel and is 
considered a tertiary competitor. The midscale TownePlace Suites is considered a secondary 
competitor to the subject proposed Berryville hotel. 

While reasonable steps have been taken to investigate proposed hotel projects and their 
status, due to the nature of real estate development, it is impossible to determine with certainty 
every hotel that will be opened in the future, or what their marketing strategies and effect in the 
market will be. Depending on the outcome of current and future projects, the operating 
performance of the subject property may be positively or negatively affected.  

Lodging Demand Analysis 

Lodging demand is analyzed by dividing the overall market into individual segments based on 
the nature of travel. Although a market may have various segments, the three primary 
classifications occurring in the subject market area are commercial, leisure, and meeting & 
group.  

Market segmentation is a useful procedure because individual classifications often exhibit 
unique characteristics in terms of growth potential, seasonality of demand, average length of 
stay, double occupancy, facility requirements, price sensitivity, and so forth.  By quantifying the 
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room night demand by market segment and analyzing the characteristics of each segment, the 
demand for transient accommodations can be projected. Based on fieldwork and analysis of 
the selected local lodging market (which reflects the eight regional midscale hotels identified 
earlier), the distribution of accommodated room night demand is as follows.   

Accommodated Room Night Demand – Estimated Current Distribution 

Competitive Set

Market Segment

Commercial 78,067 37 %

Leisure 108,415 51

Meeting & Group 25,143 12

Total 211,625 100 %

Source: Nichols Hospitality Consulting, Inc.

Accommodated 

Room Nights

Percentage 

of Total

 

Using the distribution of accommodated hotel demand as a starting point, the characteristics of 
each market segment have been analyzed in an effort to determine future trends in room night 
demand, and determine how much of this demand can be accommodated by the subject 
proposed Berryville hotel.   

Commercial Demand Segment  

The commercial segment consists of individual businesspeople who are visiting various 
companies or clients in the subject property's greater market area. This demand is strongest 
Monday through Thursday nights, declines significantly on Friday and Saturday, and increases 
somewhat on Sunday. The typical length of stay for commercial guests ranges from one to 
three days, and the rate of double occupancy is a low 1.2 to 1.3 people per room.  Commercial 
demand is relatively constant throughout the year, although declines are noticeable in 
December and during other holiday periods.  

The commercial segment includes numerous smaller classifications; however, the primary 
categories considered in this analysis are individual business travelers and high-volume 
corporate accounts. Their lodging choices are influenced by brand loyalty (and frequent 
traveler programs in particular), as well as location and convenience with respect to 
businesses and complementary amenities such as restaurants. High-volume corporate 
accounts may be generated by regional companies; demand in this sub-segment may include 
employees of the firm or its affiliates, and often consists of training groups. These companies 
typically designate hotels as “preferred” accommodations; in return, the selected lodging 
facilities generally offer a significant discount from their published rates. Typically, these rates 
are negotiated on an annual basis, and the size of the discount is tied to the number of room 
nights produced. Many commercial travelers and corporate employers tend to prefer Marriott 
or Hilton brands with their desirable frequent guest programs and reliable products and 
service. 

Clarke County employers with the potential to generate commercial lodging demand include 
some of the following: 
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                                                 *#14 on the list, American Woodmark Corporation, is closed.  

The consultant surveyed employers who are commercial lodging demand generators in Clarke 
County, and found that some have corporate accounts with hotels located in Winchester. 
Several companies indicated that they would consider utilizing a new midscale hotel in 
Berryville, as long as it offered amenities preferred by business travelers, including 
complimentary continental breakfast, exercise facility and swimming pool, a lobby bar, snacks, 
and free WiFi. The need for meeting space was also indicated.  

Several employers stated that the attraction of a larger metropolitan area such as Winchester 
includes extensive restaurant and night time entertainment options, and that the ability to be 
able to walk to restaurants from the hotel was important. Marketing and advertising could 
highlight the fact that downtown Berryville is walkable (one-half mile) from the site, and has 
more to offer travelers than may be currently perceived, with a dozen restaurants, interesting 
shops, and live entertainment most weekends at the Barns of Rose Hill.  

Section 4 Market Area of this report details economic drivers with the potential to generate 
business travel. Potential commercial lodging demand generated by sales reps, corporate 
office personnel, government officials, bank examiners, professionals such as attorneys, 
accountants and/or consultants traveling for business purposes has been factored into this 
analysis, with the subject proposed Berryville hotel expected to garner a smaller share of this 
lodging demand than the eight selected regional hotels (Berryville and Clarke County overall 
currently lag the region in commercial lodging demand generation).  
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Leisure Demand Segment 

The leisure segment consists of individuals and families who are spending time vacationing in 
the region, and there is an excellent array of attractions and entertainment for tourists in Clarke 
County. Their travel purposes may include visiting numerous historic sites and attractions; local 
wineries (there are currently two in Clarke County, with three more planned); 
sightseeing/mountain scenery; outdoor adventures such as biking Clarke County scenic 
country roads, hiking the Appalachian Trail, horse country pleasure riding or events, and 
fishing, tubing or kayaking on the Shenandoah River; Blandy Experimental Farm-The State 
Arboretum of Virginia; Dinosaur Land; Long Branch Historic House and Farm; the Holy Cross 
Monastery; special events/entertainment, such as the Berryville Main Street Summer Crafts 
and Farmers Market, art shows at the Burwell-Morgan Mill, or Barns of Rose Hill live music 
events; antiquing; attending an event at the Ruritan Fair Grounds in Berryville; visiting friends 
and relatives (in some cases, to attend a funeral, wedding, family reunion, or visiting elderly 
relatives at one of the local assisted living facilities), and numerous other non-business 
activities. Leisure demand is strongest Friday and Saturday nights and all week during holiday 
periods and the summer and fall seasonal color months. The typical length of stay ranges from 
one to three days, depending on the destination and travel purpose, and the rate of double 
occupancy typically ranges from 1.5 to 2.5 people per room.  

It is important to note that some B&B’s are open only for weekend business (it is not 
statistically meaningful to estimate their occupancy on a 365-day basis), and most are at a 
luxury price point above what the average leisure traveler will pay. A significant share of 
existing leisure demand is forced to seek accommodations outside of Clarke County. 

The following information provides an indicator of potential leisure lodging demand in the 
region and Clarke County in particular: 

 The Blandy Experimental Farm – State Arboretum of Virginia offers 170 acres open to 
the public at no charge 365 days of the year. This facility is part of the University of 
Virginia, and offers numerous environmental education programs and special events 
throughout the year. It is a popular tourist destination, as well as a wedding location, 
and offers several meeting rooms onsite as well as overnight accommodations for up to 
24 people in The Quarters, a historic landmark. The Director indicated that attendance 
has grown from 40,000 per year in 1997 to 170,000 in 2013; school children on buses 
account for only about 3% of the total. Visitor vehicle counts are utilized in a formula to 
reliably measure attendance. Visitors are from all over the country. 

 According to the National Forest Service, there are about 370,000 visitors annually to 
the Shenandoah National Park at the Front Royal northern entrance, a popular 
recreation area. The VTC reports that the Blue Ridge Parkway and Shenandoah 
National Park are the top two Virginia attractions most frequently visited by travelers. 

 The Appalachian Trail (AT) Conservancy reports its first ever scientific count of AT 
hikers for the total Trail reveals 1.9 million users annually, about half of what was 
previously estimated. The region between Harper’s Ferry, WV and Damascus, VA 
includes the Shenandoah National Park, the Blue Ridge Parkway, and McAfee Knob, 
with the almost 200 miles of central and southwest VA west of I-81 some of the least-
travelled portions of the entire AT. In 2012, a record 2,500 “2,000 Milers” were recorded 
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as hiking the entire Trail from south (Springer Mountain, GA) to north (Katahdin, 
Maine). 

 According to the owner of Dinosaur Land, located at White Post, this nostalgic 
attraction has been in business for 50 years and is very popular with families with 
children, attracting an average of 70,000 visitors annually, with about 30% of 
attendance reflected by school children bus tours. Many are day trippers (not requiring 
overnight lodging) from nearby Washington DC metro area. 

 According to the Virginia Tourism Corporation, Winchester (14%) and Front Royal 
(12%) are the most frequently visited cities in the Shenandoah Valley Region (which 
includes Berryville and Clarke County), and July (12%), August (12%) and October 
(11%) are the peak travel months. The primary purpose of the trip for 55% of travelers 
was visit friends/relatives; 25% traveled for pleasure/personal; 19% traveled for 
entertainment/sightseeing; and 17% traveled for outdoor recreation. For 60% of 
travelers, their stay included a Friday or Saturday overnight stay in Virginia.  Most 
visitors drive to the region in their own auto/truck (86%), and spend an average of two 
nights in a hotel (45%), with the most popular brand Hampton Inn & Suites (12%). The 
most common travel party size was two people (41%). Favorite activities/attractions 
visited in Virginia include: rural sightseeing (17%); shopping (14%); state/national park 
(13%); historic sites/churches (13%); museums (10%); fine dining (10%); 
hiking/backpacking (8%); old homes/mansions (7%); wildlife viewing (7%); wine 
tasting/winery tour (3%); biking, fishing, horseback riding (2% or less). 

 The Clarke County Community Calendar reflects numerous events and festivals 
throughout the year that draw out-of-town visitors and vendors, including spring and fall 
plant shows at Blandy (included in total attendance presented above); spring and fall 
art shows at Burwell-Morgan Mill; numerous shows and events throughout the year at 
Ruritan Fairgrounds in Berryville; Watermelon Park music festivals in summer and fall; 
Berryville Town Wide Yard Sale in spring and fall, and other shows, events, and 
festivals throughout the year.   

 Barns of Rose Hill is a performing arts venue, visitor center and art gallery located in 
Berryville. The Barns reflect two early 20th-century dairy barns that were renovated and 
converted to their current use as a center for community, arts and education via a 501 
(c)(3) non-profit organization formed in September 2004. The Barns are available for 
public rental for weddings, receptions, parties and meetings. Educational offerings 
include classes and workshops in dance, song, pottery and painting; public concerts 
throughout the year feature bluegrass, classical, soul & folk, and jazz & swing; and a 
stage for shows including films, dramas, stories and puppets. The Great Hall can 
accommodate up to 200 people for seated stage performances; the fire Marshall’s 
maximum capacity for the building is 265. 

 Another business and leisure travel lodging demand generator is the Clarke County 
Ruritan Fair Grounds in Berryville, which hosts numerous events throughout the year, 
in addition to the annual Clarke County Fair. Some of the events are a week long and 
include out-of-town vendors and collectors, such as antique shows; auctions; the 
Shenandoah Valley Steam Engine Show for steam engine owners and vendors from all 
over the East Coast; the Shenandoah Valley Fiber Fest with dozens of out-of-state 
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vendors; and the Ham Radio Festival. The facility is widely rented for private group 
functions such as reunions, anniversaries, receptions, parties, etc., which generate 
varying amounts of lodging demand.  

 Funeral homes generate lodging room nights due to out-of-town family and friends 
attending local funerals. There are also several elder care facilities located adjacent to 
the hotel site which may generate lodging demand from visiting friends and family.   

 The Hollywood Casino at Charles Town Races is a popular tourist attraction located 
about 20 minutes north of Berryville in Charles Town, West Virginia. Vegas-style casino 
gaming is offered, along with horse racing throughout the year, including the $1.5 
million Charles Town Classic and West Virginia Breeders Classic. Simulcast horse and 
dog racing from around the country is offered 365 days a year. The hotels in Charles 
Town often fill during peak periods of demand; this overflow could be accommodated 
by the proposed Berryville hotel. 

Meeting and Group Demand Segment 

The meeting and group segment includes meetings, seminars, corporate incentive groups, 
wedding parties, family or other reunions, and similar gatherings of ten or more people.  The 
flexibility of this segment allows hotels to book groups to help build up occupancy during 
periods of off-peak leisure or commercial demand. Hotels find group patronage to be quite 
profitable and beneficial to the bottom line. Although room rates are sometimes discounted for 
large groups, the property benefits from the use of meeting space.  

For the subject property, potential meeting and group demand is limited to small corporate 
groups and social groups. Due to the property’s recommended 1,200-square-foot divisible 
meeting room, it is expected to attract small wedding parties (especially if marketed in 
conjunction with the premier wedding destination in Berryville, Rosemont Manor), receptions, 
family reunions, board meetings, business training, corporate meetings, social functions, and 
catered banquets for local organizations countywide. The large adjacent green space to the 
hotel could be tented to accommodate large groups, and catered reception functions could be 
held on the pool deck and patio area. The hotel could also be marketed in conjunction with 
events at the Barns of Rose Hill, which hosts numerous group events throughout the year.  

The following information provides an indicator of potential meeting and group lodging demand 
generated in or near Clarke County: 

 The Carter Hall Conference Center at Project Hope in Millwood offers 33 guest rooms 
in several buildings on the former plantation with accommodations for up to 57 
overnight guests. Overflow is sent to regional hotels such as the Aloft and Wingate Inn 
in Winchester (Project Hope negotiates discounted rates of $65 to $75 per night). 
Carter Hall offers several meeting rooms to accommodate from 12 to 80 people, with 
the Great Hall accommodating a maximum of 80 participants. Complete meeting 
packages are provided, including catered meals. Most groups are under 60 participants 
and are accommodated on site, with Carter Hall participants getting first priority for 
onsite lodging. Project Hope employees and volunteers from around the world typically 
arrive from Dulles without a vehicle, so offsite lodging must be within walking distance 
of restaurants and entertainment. The subject hotel site is about one-half mile from W. 
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Main Street and numerous restaurants, shops, and entertainment such as the Barns of 
Rose Hill, which should appeal to carless international visitors. Project Hope officials 
estimate that currently about 30 to 50 annual offsite room nights are generated that 
could be accommodated at the subject proposed hotel. 

 The 11-room historic Rosemont Manor hosted 113 weddings and large events in 2012, 
achieving over 50% annual occupancy and selling out most weekends, with significantly 
increased performance in 2013. During 2012, Rosemont directed over 500 wedding 
guest room nights to Winchester hotels, and estimates that its corporate event guests 
generated an additional 500 room nights outside of Berryville, for a total of 1,000 
potential annual room nights for the subject proposed hotel. In addition, Rosemont 
management estimates that it could increase the number of corporate business 
meetings and retreats if additional hotel rooms were available nearby.  

 Other group events are hosted in Clarke County venues such as Long Branch Historic 
House and Farm, Veramar Winery, Barns of Rose Hill in Berryville, and Blandy 
Experimental Farm – The State Arboretum of Virginia, estimated to generate thousands 
of group room-nights. 

 The new Clarke County High School was completed in 2011 and hosts many sports 
and cultural events, as well as graduations and meetings which generate lodging 
demand. 

 The Summit Point Motorsports Park is a road racing and driver training facility located 
about ten minutes north of Berryville in Jefferson County, West Virginia which hosts 
numerous group events at its facility, including US State Department driver training; 
corporate events; bachelor parties; and Motocross events. Summit Point features three 
road racing circuits that are used for amateur automobile, kart, and motorcycle racing, 
high-performance driver education and emergency training for local and federal law 
enforcement, as well as foreign service officers who may be posted to dangerous 
locales. Accommodations in Winchester are most commonly used currently, but the 
proposed Berryville hotel would be much closer and could accommodate much of this 
lodging demand. 

 According to the Clarke County Equine Alliance, there are 130 – 150 horse farms in the 
county, including thoroughbred racing, quarter horse, hunter/jumpers and event horses, 
carriage horses, and trail riding horses. There are dozens of horse shows and 
equestrian related events throughout the year in Clarke County. There are 
approximately 25 horse boarding farms in the county, with horses from as far away as 
New York. Equine-related economic activity in the county generates lodging demand 
(groups, leisure, and business) that is not currently accommodated within the county. 

Demand Conclusion 

The purpose of segmenting the lodging market is to define each major type of demand, 
identify customer characteristics, and estimate future growth trends.  Starting with an analysis 
of potential lodging demand in the area, three segments were defined as representing the 
subject property's lodging market. Various types of economic and demographic data were then 
evaluated to determine their propensity to reflect changes in hotel demand. An increase in 



Nichols Hospitality Consulting, Inc. Proposed Hotel, Berryville, Virginia  Supply and Demand Analysis 5-17 

meeting & group demand accommodated is based on the new availability of the subject 
proposed hotel to attract this demand, marketed in conjunction with existing meeting facilities 
as well as its recommended 1,200-square-foot meeting room. Based on this procedure, the 
following average annual compounded market segment growth rates have been forecasted. 

Average Annual Compounded Market Segment Growth Rates  

Annual Compounded Growth Rate

Market Segment

Commercial 12.0 % 3.0 % 2.0 % 2.0 % 2.0 %

Leisure 9.0 4.0 3.0 2.0 2.0

Meeting & Group 20.0 10.0 5.0 2.0 2.0

Occupied Room Night Growth 11.4 % 4.4 % 2.9 % 2.0 % 2.0 %

Source: Nichols Hospitality Consulting, Inc.

2017 2018 2019 20202013 to 2016

 

These growth rates will be used in subsequent sections of this report to forecast changes in 
lodging demand. Total potential demand as a result of forecasted demand growth is shown in 
the following table, with 2016 reflecting Projection Year One, and 2019 reflecting the Stabilized 
Year.  

Potential Annual Demand  

Potential Room Nights

Market Segment

Commercial 87,435 90,058 91,859 93,697

Leisure 118,172 122,899 126,586 129,117

Meeting & Group 30,172 33,189 34,849 35,546

Total 235,779 246,146 253,294 258,360

Source: Nichols Hospitality Consulting, Inc.

2017 2018 20192016

 

Based upon a review of the market dynamics in the subject property’s competitive 
environment, growth rates have been forecast for each market segment. The existence of 
unaccommodated demand in the market has been analyzed, as well as the potential for 
induced demand to occur in the future.  

Using the calculated potential demand for the market, marketwide usable demand has been 
determined, based on the inherent limitations of demand fluctuations and other factors in the 
market area. The following table details the projections of market demand growth and resulting 
selected market forecasted occupancy. Demand growth reflected in the table under 2016 
reflects cumulative growth from 2013 to 2016, or three years. This data provides a baseline for 
the forecast of occupancy for the subject proposed hotel, presented in the next chapter of this 
report. 
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Forecast of Supply and Demand, Selected Regional Lodging Market   

Actual Forecast

78,067 87,435 90,058 91,859 93,697

— 12.0 % 3.0 % 2.0 % 2.0 %

108,415 118,172 122,899 126,586 129,117

— 9.0 % 4.0 % 3.0 % 2.0 %

25,143 30,172 33,189 34,849 35,546

— 20.0 % 10.0 % 5.0 % 2.0 %

211,625 235,779 246,146 253,294 258,360

— 11.4 % 4.4 % 2.9 % 2.0 %

Available Room Nights per Year 296,015 312,440 334,440 341,640 341,640

Available Room Night Growth 5.5 % 7.0 % 2.2 % 0.0 %

811 811 811 811 811

Branded Inn & Suites Berryville 45 45 45 45

TownePlace Suites Front Royal 60 80 80

Available Rooms per Night 811 856 916 936 936

Nights per Year 365 365 365 365 365

Total Annual Supply 296,015 312,440 334,360 341,640 341,640

Rooms Supply Growth — 5.5 % 7.0 % 2.2 % 0.0 %

Projected Greater Market Occupancy 71.1 % 75.5 % 73.6 % 74.1 % 75.6 %

Source: Nichols Hospitality Consulting, Inc.

Competitive Market Area Lodging Supply

Proposed Additions to Supply

Totals

Occupied Room Nights

Accommodated Demand Growth

Accommodated Demand Growth

Accommodated Demand Growth

Meeting & Group

Occupied Room Nights

Accommodated Demand Growth

Leisure

Occupied Room Nights

Commercial

Occupied Room Nights

2013 2016 2017 2018 2019
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6. Projection of Occupancy and Average Rate    

This section will present the consultant’s forecast of occupancy and average daily rate (ADR) 
for the subject property, based on market research as presented previously in this report, and 
application of market penetration methodology. Market penetration methodology is based on 
the assumption that existing lodging demand in a subject market area is accommodated by 
certain “competitive” hotels (primary and/or secondary, as defined in the previous section of this 
report), and is therefore reflected in the accommodated demand (occupied room nights) of the 
selected hotels. The forecast presented herein reflects an operating strategy that would be 
implemented by a competent hotel management team to achieve an optimal mix of occupancy 
and ADR (i.e., yield management) as measured by Revenue per Available Room. RevPAR is 
calculated by multiplying occupancy by average rate, and provides an indication of how well 
rooms revenue is being maximized; RevPAR is a standard industry performance measure 
which is widely utilized by hotel managers and investors.  

National Lodging Highlights 

Assuming the US Congress and Obama Administration can achieve a fiscal policy resolution in 
early 2014 and avoid another government shutdown, improving economic conditions are 
expected to support continued hotel performance gains. The US lodging industry experienced 
continued recovery in 2013 amid gradual improvement in the US economy from the recent 
recession, despite lingering economic uncertainty in Europe and other nations throughout the 
world. According to hospitality consulting and accounting firm PricewaterhouseCoopers (PwC), 
lodging industry recovery began during the fourth quarter of 2010, when occupied room nights 
were 8.5% higher than the same period in 2009; in 2011, RevPAR rose 8.1%, its highest year-
over-year increase since 2005. In 2012, occupancy rose to 61.3%, ADR grew 4.2%, resulting in 
RevPAR growth of 6.7% for the year. 

PwC’s lodging forecast anticipates continued but more modest recovery for year-end 2013, 
resulting in an average 5.5% increase in RevPAR for the year. Three factors support this 
outlook; first, a strengthening economy (while modest) is expected to fuel further growth in both 
leisure and commercial lodging demand. Second, as business travel increases, so will 
commercial group demand, which has been suppressed due to companies cutting meetings 
and convention attendance due to the recession. Third, hotel construction activity has remained 
low and supply growth has slowed, reducing the impact of new hotel openings on existing 
properties and allowing them to build both occupancy and room rates (and resulting RevPAR) 
at a faster pace. 

In 2013, PwC expects lodging demand to increase 2.0 percent, which combined with still-
restrained supply growth of 0.9 percent by year-end, is anticipated to boost average occupancy 
levels to 62.2 percent, the highest since 2007. Demand gains are primarily being led by the 
business and leisure transient segments, which have benefited from activity in sectors such as 
technology, finance and insurance, healthcare, and professional and business services, in part 
due to gains in household wealth, lower household debt burdens, and gradual improvement in 
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labor markets, supporting growth in leisure travel. However, the subject Washington, DC 
greater metro area and other markets impacted most severely by the government shutdown in 
October 2013 are not expected to fare as well, with occupancy, ADR and RevPAR declines 
likely in 4Q 2013. 

Although business leaders remain cautious, investment spending continues to grow, and 
companies are planning meetings, with stronger bookings in place for 2014. Increased 
occupancy levels are expected to give operators further confidence to increase room rates, 
resulting in a solid 4.6 percent increase in ADR in 2014. 

The following tables present trends in key performance indicators by PwC and Smith Travel 
Research for the US lodging industry. 

 

Market Penetration Analysis for the Subject Proposed Hotel 

The subject’s occupancy is forecasted by estimating the proposed hotel’s occupancy 
penetration by market segment (commercial, leisure, and meeting & group) for each year of the 
forecast period. Penetration rates for the subject and each of the selected hotels have been 
projected based upon the historical performance of each property and the changes foreseen in 
the marketplace going forward. Considerations such as brand versus independent status, 
location, facilities and amenities offered, age or condition, and management have been 
weighed. 

The consultant has weighed the potential competitive strengths and weaknesses of the subject 
in order to forecast its market penetration levels (and resulting occupancy) as compared to 
existing hotels that have been identified as currently accommodating varying degrees of Clarke 
County lodging demand, with the following primary considerations for the subject proposed 
Branded Inn & Suites Berryville: 

1. Newness of the Facility: Hotel guests tend to prefer to stay at the newest properties they 
can find within their desired geographic area to suit their travel budget. The subject 
midscale hotel will offer the latest and most desirable competitive features travelers prefer, 
at rates lower than comparable properties in nearby Winchester or Charles Town. The hotel 
should benefit from its “newness” for its first 2 to 3 years of operation. However, the 
drawback to the property’s newness is the unfamiliarity consumers may have with the 
location of the new hotel, and it may take time to build awareness in the market area and in 
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feeder markets. The consultant recommends that the property’s pre-opening marketing 
should commence at least six months prior to opening.  

2. Brand and Marketing Support: The selected brand should offer support for reservations, 
marketing (website and representation on all four major GDS travel booking systems), and 
management. The brand affiliation should be tailored to small hotels to help maximize 
profits with lower overhead and franchise costs than major brands. However, the subject will 
be at a competitive disadvantage compared to the much stronger marketing support and 
consumer appeal of Hilton, Marriott, and other major brands. 

3. Locational Attributes: While the subject property is at a disadvantage in its small town 
location as compared to the many locational attributes of regional cities with Interstate 
highway access, the subject site is well located within Berryville. The neighborhood is 
positively influenced by its proximity to shopping, restaurants and support services in 
downtown Berryville that visitors find attractive. The subject proposed hotel is expected to 
have good visibility and accessibility from both US Route 340 and SR 7, the most highly 
trafficked route in the county that offers good highway access to regional tourist attractions, 
recreation areas, businesses, retail outlets, restaurants, and support services that 
characterize the greater market area. 

The subject property’s forecasted market share and occupancy levels are based upon its 
anticipated competitive position within its designated competitive set, as quantified by the 
occupancy penetration rate.  The occupancy penetration rate is the ratio of a property's market 
share to its fair share of market demand accommodated by its competitive set. In this equation, 
market share represents that portion of total market demand accommodated by a property and 
fair share represents the subject hotel's portion of the total supply (calculated as the subject's 
room count divided by the total supply of the market at large). A property achieving 100% of its 
fair share will achieve occupancy on par with that achieved by its competitive set; if its market 
share falls above or below its fair share, its corresponding market penetration rate will be above 
or below 100%. Penetration rates can be calculated for each market segment of a property, and 
for the property as a whole.   

In the following table, the occupancy penetration rates attained by the selected hotels are set 
forth for the base year, 2013. The results are used as a basis for the forecast of occupancy 
penetration rates for the subject and each selected hotel into the future. 
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Historical Occupancy Penetration Factors Selected Hotels  

Property

Number of 

Rooms Fair Share

Estimated 

Penetration

Estimated 

Market Share

Estimated 

Captured 

Room 

Nights

Country Inn & Suites Winchester 80 9.9 % 102.6 % 9.9 % 21,321

Fairfield Inn & Suites Winchester 85 10.5 94.2 10.1 21,767

TownePlace Suites Winchester 109 13.4 92.8 12.9 27,882

Comfort Suites Leesburg 80 9.9 105.4 10.4 22,448

Hampton Inn Front Royal 102 12.6 102.6 12.9 27,834

Holiday Inn Express Stephens City 71 8.8 91.4 8.2 17,600

Hampton Inn & Suites Charles Town 131 16.2 101.2 16.0 34,521

The Inn at Charles Town 153 18.9 105.4 19.6 42,187

Totals 811 100.0 % 100.0 % 100.0 % 215,560

Source: Nichols Hospitality Consulting, Inc.  

The highest overall occupancy penetration in the market area corresponds to the Comfort 
Suites Leesburg and The Inn at Charles Town, both at approximately 105%, followed by the 
Country Inn & Suites Winchester and Hampton Inn Front Royal at approximately 103%. These 
properties benefit from their respective major brand affiliations and their locational attributes 
such as Interstate highway access, larger metro areas, or in the case of The Inn at Charles 
Town, its proximity to the Hollywood Casino at Charles Town Races. 

Penetration rates for the subject and each of the competitive hotels have been projected for 
each market segment based upon the historical performance of each property and the changes 
foreseen in the marketplace going forward. The following tables set forth, by market segment, 
the projected stabilized penetration rates for the subject property and each hotel in the 
competitive set. 

Commercial Segment Occupancy Penetration Rates (Stabilized Year 4) 

Property

Number of 

Rooms Fair Share

Projected 

Penetration

Projected 

Market Share

Adjusted 

Penetration

Projected 

Capture

Country Inn & Suites Winchester 80 8.5 % 95.0 % 8.4 % 97.9 % 7,836

Fairfield Inn & Suites Winchester 85 9.1 117.0 10.9 120.5 10,254

TownePlace Suites Winchester 109 11.6 135.0 16.2 139.1 15,173

Comfort Suites Leesburg 80 8.5 100.0 8.8 103.0 8,249

Hampton Inn Front Royal 102 10.9 85.0 9.5 87.6 8,940

Holiday Inn Express Stephens City 71 7.6 90.0 7.0 92.7 6,589

Hampton Inn & Suites Charles Town 131 14.0 90.0 13.0 92.7 12,157

The Inn at Charles Town 153 16.3 70.0 11.8 72.1 11,043

Branded Inn & Suites Berryville 45 4.8 50.0 2.5 51.5 2,320

TownePlace Suites Front Royal 80 8.5 135.0 11.9 139.1 11,136

Totals 936 100.0 % 100.0 % 100.0 % 100.0 % 93,697

Source: Nichols Hospitality Consulting, Inc.  

The subject property is forecasted to achieve a stabilized commercial segment penetration rate 
of about 52% in Forecast Year 4, garnering an estimated 2,320 commercial room nights. The 
proposed hotel’s low penetration of commercial demand is about half of its fair share of 100% 
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and the lowest commercial penetration of the competitive set, which reflect its less 
advantageous small town location, and its weaker brand as compared to the major brands 
preferred by commercial travelers, as discussed previously in this report. However, Clarke 
County offers many businesses and government offices, and there are regional business parks 
which are expected to generate a modest amount of commercial lodging demand. The largest 
manufacturing employer in Clarke County, Berryville Graphics, Inc., does not generate 
significant lodging demand, currently estimated at five to ten room nights per month, on 
average, according to management. However, because of the planned facilities, which will offer 
amenities that commercial travelers prefer, at highly competitive room rates, and the proposed 
hotel’s central location with ease of access to Winchester, Charles Town, Front Royal and 
Leesburg, it is anticipated that a modest share of existing regional commercial demand will be 
accommodated by the subject proposed hotel. 

Leisure Segment Adjusted Occupancy Penetration Rates (Stabilized Year 4) 

Property

Number of 

Rooms Fair Share

Projected 

Penetration

Projected 

Market Share

Adjusted 

Penetration

Projected 

Capture

Country Inn & Suites Winchester 80 8.5 % 110.0 % 10.0 % 117.4 % 12,959  

Fairfield Inn & Suites Winchester 85 9.1 105.0 10.2 112.1 13,143  

TownePlace Suites Winchester 109 11.6 80.0 9.9 85.4 12,841  

Comfort Suites Leesburg 80 8.5 113.2 10.3 120.8 13,334  

Hampton Inn Front Royal 102 10.9 100.0 11.6 106.8 15,021  

Holiday Inn Express Stephens City 71 7.6 105.0 8.5 112.1 10,978  

Hampton Inn & Suites Charles Town 131 14.0 90.0 13.4 96.1 17,362  

The Inn at Charles Town 153 16.3 80.0 14.0 85.4 18,025  

Branded Inn & Suites Berryville 45 4.8 91.0 4.7 97.1 6,030  

TownePlace Suites Front Royal 80 8.5 80.0 7.3 85.4 9,425  

Totals 936 100.0 % 100.0 % 100.0 % 100.0 % 129,117

Source: Nichols Hospitality Consulting, Inc.  

The subject property is forecasted to achieve a stabilized leisure segment penetration rate of 
97% in Forecast Year 4, garnering 6,030 leisure room nights. This penetration estimate reflects 
the growing popularity of the greater region as a tourist destination, and Clarke County’s many 
leisure attractions as depicted earlier in this report, along with the appeal of the subject hotel’s 
midscale price point, branded features, and ‘newness’ to leisure travelers.  

The subject hotel will offer the only competitive midscale hotel rooms in Clarke County, and will 
be able to capture leisure demand that is currently forced to stay outside of Clarke County while 
attending Clarke County events and attractions. It is assumed that a Tourism Strategic Plan will 
be adopted and an aggressive leisure travel marketing campaign will be implemented by the 
Town of Berryville and Clarke County, with the assistance of the VTC, as previously 
recommended in this report.  
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Meeting & Group Segment Occupancy Penetration Rates (Stabilized Year 4) 

Property

Number of 

Rooms Fair Share

Projected 

Penetration

Projected 

Market Share

Adjusted 

Penetration

Projected 

Capture

Country Inn & Suites Winchester 80 8.5 % 43.2 % 3.8 % 44.7 % 1,358  

Fairfield Inn & Suites Winchester 85 9.1 39.6 3.7 41.0 1,325  

TownePlace Suites Winchester 109 11.6 78.1 9.4 80.9 3,347  

Comfort Suites Leesburg 80 8.5 44.4 3.9 45.9 1,396  

Hampton Inn Front Royal 102 10.9 86.4 9.7 89.4 3,464  

Holiday Inn Express Stephens City 71 7.6 38.4 3.0 39.8 1,074  

Hampton Inn & Suites Charles Town 131 14.0 127.8 18.5 132.3 6,582  

The Inn at Charles Town 153 16.3 210.0 35.5 217.5 12,635  

Branded Inn & Suites Berryville 45 4.8 140.0 7.0 145.0 2,477  

TownePlace Suites Front Royal 80 8.5 60.0 5.3 62.1 1,888  

Totals 936 100.0 % 100.0 % 100.0 % 100.0 % 35,546

Source: Nichols Hospitality Consulting, Inc.  

The subject property is forecasted to achieve a stabilized meeting & group segment penetration 
rate of 140% in Forecast Year 4, garnering 2,477 meeting and group room nights. This 
penetration estimate reflects the positive impact of the subject hotel’s recommended 1,200-
square-foot meeting room (divisible by two). It is expected to become the premier Berryville and 
Clarke County location for small receptions, family reunions, board meetings, corporate 
meetings, training seminars, social functions, small group tours, and catered banquets for local 
organizations countywide. Adjacent green space to the hotel could be tented to accommodate 
large groups, and catered reception functions could be held on the pool deck and patio area.  

Based on the preceding analysis, the subject property is projected to achieve an overall 
occupancy penetration level of 72% in 2016, stabilizing at 85% in 2019 (year 4) and thereafter. 
The following table presents the summary market penetration and occupancy levels for the 
subject proposed hotel. 
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Forecast of Subject Property's Market Penetration and Occupancy 

Stabilized

Market Segment

Commercial

Demand 87,435 90,058 91,859 93,697

Market Share 2.1 % 2.2 % 2.4 % 2.5 %

Capture 1,855 1,991 2,230 2,320

Penetration 40.4 % 45.0 % 50.5 % 51.5 %

Leisure

Demand 118,172 122,899 126,586 129,117

Market Share 4.5 % 4.5 % 4.6 % 4.7 %

Capture 5,320 5,580 5,850 6,030

Penetration 85.6 % 92.4 % 96.1 % 97.1 %

Meeting & Group

Demand 30,172 33,189 34,849 35,546

Market Share 6.3 % 6.5 % 7.0 % 7.0 %

Capture 1,890 2,169 2,429 2,477

Penetration 119.1 % 133.1 % 145.0 % 145.0 %

Total Room Nights Captured 9,065 9,740 10,509 10,828

Available Room Nights 16,425 16,425 16,425 16,425

Subject Property Occupancy 55 % 59 % 64 % 66 %

Marketwide Available Room Nights 312,440 334,440 341,640 341,640

Fair Share 5 % 5 % 5 % 5 %

Marketwide Occupied Room Nights 235,779 246,146 253,294 258,360

Market Share 4 % 4 % 4 % 4 %

Marketwide Occupancy 75 % 74 % 74 % 76 %

Total Occupancy Penetration 73 % 81 % 86 % 87 %

Source: Nichols Hospitality Consulting, Inc.

2016 2017 2018 2019

 

This forecast results in year one occupancy of 55%; year two, 59%; year three, 64%; and year 
four (stabilized) 66%. The stabilized occupancy is intended to reflect the anticipated results of 
the property over its remaining economic life, given any and all changes in the life cycle of the 
hotel. Thus, the stabilized occupancy excludes from consideration any abnormal relationship 
between supply and demand, as well as any nonrecurring conditions that may result in 
unusually high or low occupancies. Although the subject property may operate at occupancies 
above this stabilized level, it is equally possible for new competition and temporary economic 
downturns to force the occupancy below this selected point of stability. 

For the purpose of forecasting income and expense, the preceding occupancy levels will be 
utilized. The following table summarizes the proposed subject property’s projected market 
segmentation. 
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Subject Property's Market Segmentation  

Commercial 20 % 20 % 21 % 21 %

Leisure 59 57 56 56

Meeting & Group 21 22 23 23

Total 100 % 100 % 100 % 100 %

Source: Nichols Hospitality Consulting, Inc.

2017 20192016 2018

 

In the stabilized year of operations, it is anticipated that the subject property will generate 21% 
of its total accommodated lodging demand from the commercial segment, 56% from the leisure 
segment, and 23% from the meeting and group segment. While the subject proposed hotel is 
expected to be primarily reliant on leisure demand, the mix is diversified and reflects its appeal 
to the various market segments accommodated in the market area. Factors which could help 
boost leisure lodging demand throughout the year, and increase the economic impact of 
tourism in the county, include adoption and implementation of a Tourism Strategic Plan, and 
increasing the local lodging tax to provide staffing, advertising and promotion funds. 

Average Daily Rate Analysis 

Average daily rate (ADR) is calculated by dividing the total rooms revenue achieved during a 
specified period by the number of rooms sold or occupied during the same period. A hotel's 
average room rate is the weighted average of the various amounts charged to different market 
segments, such as rack rates, published rates, commercial rates, government per diem rates, 
contract rates, and complimentary rooms are factored in as well. The average rate also takes 
into account differentials during peak and off-peak periods, including various seasons of the 
year, holidays, and weekends.  Different types of rooms may also command varying rates, and 
thus have an impact on the overall average rate.  

The property’s average rate will be projected using a competitive positioning method. The 
average rates achieved by the subject property, similar properties, and/or its competitors are 
analyzed. These rates establish a range that reflects certain characteristics of the specific 
market, such as price sensitivity, demand orientation, and occupancy. The subject property's 
average rate is then forecast based on analysis of such factors as size, quality, facilities, 
amenities, market orientation, location, management, image, and affiliation, in comparison to its 
competitors.  

The selected market area hotels achieved an estimated composite ADR of approximately 
$94.00 in 2013, setting the upper level for the range of rates likely to be achieved by the 
subject, since travelers will generally pay more to stay in major branded hotels located in the 
region, which have numerous competitive advantages, as previously discussed. These hotels 
achieved ADRs in the range of $77 to $118. It is recommended that the subject attract 
commercial and leisure demand by offering room rates 15% to 20% lower than the major brand 
hotels in the region, indicating a reasonable target ADR of approximately $75 to $80, in 2013 
dollars. 
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Based on the previous tables and analysis, the subject hotel’s forecasted year one (2016) 
average rate is projected at $81.75, based on $75.00 in 2013 dollars, and 9.0% total estimated 
marketwide ADR growth between 2013 and 2016. Average rate growth of 3.0% to 4.0% is 
forecasted in 2017 and 2018. A base underlying inflation rate of 2.5% has been applied upon 
stabilization in year four and thereafter.  

A unique advantage of hotel properties over other types of real estate is the ability for hotel 
operators to raise or lower hotel room rates quickly in response to market pressures. Room rate 
increases do not necessarily conform to inflation rates, because lodging facilities are influenced 
by market conditions such as the relationship between supply and demand; property specific 
improvements such as extensive renovation or addition of needed facilities; and conversely, the 
deference of needed renovations which may erode room rates. 

Based on the preceding analysis, the following table presents the forecast of occupancy and 
average rate to stabilized year 2019, which will be utilized in the financial forecast. 

Subject Property Forecast of Occupancy and Average Rate to Stabilization 

Year RevPAR

2016 55 % $81.75 $45.26

2017 59 % $85.02 $50.41

2018 64 % $87.57 $56.30

2019 66 % $89.76 $59.33

Source: Nichols Hospitality Consulting, Inc.

Occupancy 

Forecast

Average Rate 

Forecast
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7.  Financial Forecast 

Analysis of Comparable Operating Statements 

In order to prepare statements of income and expense for the subject proposed hotel, actual 
income and expense statements for comparable hotel properties were analyzed, along with the 
Smith Travel Research HOST 2012 US Hotel Operating Statistics Study.  

Comparable HOST Operating Data 

2012 HOST Under 75 Rooms 2012 HOST Small Metro/Town

Number of Rooms: 61 85

Occupied Rooms: 14,850 20,197

Days Open: 365 365

Occupancy: 66.7% Amount per Amount per 65.1% Amount per Amount per

Average Rate: $82.61 Percentage Available Occupied $83.95 Percentage Available Occupied

RevPAR: $55.10 of Revenue Room Room $54.65 of Room Room

REVENUE

   Rooms $1,225 97.3 % $20,075 $82.46 $1,695 98.1 % $19,947 $83.95

   Telephone 1 0.1 21 0.09 1 0.1 16 0.07

    Other Operated Departments 12 1.0 198 0.81 14 0.8 163 0.69

    Rentals & Other Income (Net) 20 1.6 329 1.35 18 1.1 215 0.90

      Total 1,258 100.0 20,623 84.71 1,729 100.0 20,341 85.61

 DEPARTMENTAL EXPENSES*

   Rooms 336 27.5 5,512 22.64 431 25.4 5,070 21.34

   Telephone 11 866.5 182 0.75 11 793.8 127 0.53

    Other Operated Departments 14 118.7 235 0.97 18 133.1 217 0.91

      Total 362 28.7 5,929 24.35 460 26.6 5,414 22.79

DEPARTMENTAL INCOME 896 71.3 14,694 60.36 1,269 73.4 14,927 62.82

OPERATING EXPENSES

   Administrative & General 133 10.6 2,182 8.96 161 9.3 1,897 7.98

   Marketing 49 3.9 803 3.30 97 5.6 1,136 4.78

   Energy 70 5.6 1,149 4.72 95 5.5 1,120 4.71

   Repairs & Maintenance 78 6.2 1,282 5.27 94 5.5 1,110 4.67

   Complimentary Breakfast 0 0.0 0 0.00 0 0.0 0 0.00

   Franchise Fees 60 4.8 990 4.07 72 4.1 842 3.54

      Total 391 31.1 6,406 26.31 519 30.0 6,105 25.69

HOUSE PROFIT 506 40.2 8,288 34.05 750 43.4 8,822 37.13

Management Fee 44 3.5 715 2.94 61 3.5 720 3.03

FIXED EXPENSES

   Property Taxes 56 4.5 920 3.78 61 3.5 722 3.04

   Property Insurance 16 1.3 266 1.09 20 3.5 722 1.01

   Reserve for Replacement 14 1.1 234 0.96 23 1.3 266 1.12

     Total 87 6.9 1,420 5.83 104 6.0 1,229 5.17

NET OPERATING INCOME $375 29.8 % $6,153 $25.28 $584 33.8 % $6,873 $28.93

HOST data provided by Smith Travel Research (STR).

Note:  Revenue and expense whole dollar amounts expressed in thousands (,000).

* Departmental expenses are expressed as a percentage of departmental revenue.  

The statements are organized in accordance with the Uniform System of Accounts for Hotels 
(USAH). For comparability purposes, whole dollar amounts (presented in thousands) have been 

analyzed and presented as PAR (Per Available Room) and POR (Per Occupied Room). 
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Premise of Forecast 

The forecasts of income and expense are intended to reflect the consultant’s subjective 
estimate of how a knowledgeable hotel investor would project the subject property's future 
operating results, including consideration of the dynamics of the local market and national 
economy. 

Fixed and Variable Component Analysis 

A fixed and variable component model is used to project a lodging facility's revenue and 
expense levels. This model is based on the premise that hotel revenues and expenses have 
one component that is fixed and another that varies directly with occupancy and facility usage. A 
projection can be made by taking a known level of revenue or expense and calculating its fixed 
and variable components. The fixed component is then held constant, while the variable 
component is adjusted for the percent change between the projected occupancy and facility 
usage and that which produced the known level of revenue or expense.  

The following table illustrates the revenue and expense categories that can be projected using 
this fixed and variable component model. These percentages show the portion of each category 
that is typically fixed and variable; the middle column describes the basis for calculating the 
percentage of variability while the last column sets forth the fixed percentage for this forecast. 

Range of Fixed and Variable Ratios  

Selected

Category Percent Fixed Percent Variable Index of Variability Fixed Ratio

Revenues

   Rooms 30 - 50 50 - 70 Occupancy 50 %

   Telephone 20 - 40 60 - 80 Occupancy 20 %

   Bar/Vending 20 - 40 60 - 80 Occupancy 30

Departmental Expenses

   Rooms 50 - 70 30 - 50 Occupancy 60

   Telephone 70 - 90 10 - 30 Telephone Revenue 80

   Bar/Vending 40 - 70 30 - 60 Other Income (Net) 70

Undistributed Operating Expenses

   Administrative & General 65 - 85 15 - 35 Total Revenue 70

   Marketing 65 - 85 15 - 35 Total Revenue 80

   Franchise Fees 0 100 Occupancy 0

   Repairs & Maintenance 25 - 75 25 - 75 Total Revenue 60

   Energy 25 - 75 25 - 75 Occupancy 70

   Complimentary Breakfast 55 - 85 35 - 45 Total Revenue 60

Fixed Expenses

   Management Fee 0 100 Total Revenue 0

   Property Taxes 100 0 Total Revenue 100

   Property Insurance 100 0 Total Revenue 100

   Reserve for Replacement 0 100 Total Revenue 0

Source:  Nichols Hospitality Consulting, Inc.  

This forecast of revenue and expense is accomplished through a step-by-step approach, 
following the format of the Uniform System of Accounts for Hotels.  Each category of revenue 
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and expense is estimated separately and combined at the end in the final statement of income 
and expense.  

Inflation Assumption 

A general rate of inflation must be established that will be applied to most revenue and expense 
categories. The following table shows inflation as estimated by the Consumer Price Index (CPI-
U).  Because the value of real estate is predicated on cash flows over a relatively long period, 
inflation should be considered from a long-term perspective.   

Inflation Estimates 

National Consumer Percent Change

Year Price Index from Previous Year

1987 113.6 —  %

1997 160.5 2.3

1998 163.0 1.6

1999 166.6 2.2

2000 172.2 3.4

2001 177.0 2.8

2002 179.9 1.6

2003 184.0 2.3

2004 188.9 2.7

2005 195.3 3.4

2006 201.8 3.3

2007 207.3 2.7

2008 215.3 3.8

2009 214.5 (0.4)

2010 218.1 1.7

2011 224.9 3.2

2012 229.6 2.1

Avg. Annual Comp. Change,

1987-2012 2.9 %

2002-2012 2.5

Source: Bureau of Labor Statistics, US City Average (CPI-U)  

From 1987 to 2012, the national CPI increased at an average annual compounded rate of 2.9%; 
and from 2002 to 2012, the national CPI increased at an average annual compounded rate of 
2.5%. In consideration of these historical trends, the projections set forth above, and 
assessment of probable property appreciation levels, an underlying inflation rate of 2.5% for all 
revenue and expense items has been applied for each projection year after stabilized year 
three. 

Forecast of Income and Expense 

It is estimated that it will take four years for the subject property to reach a stabilized level of 
operations after completion. Each revenue and expense item has been forecast based upon a 
review of comparable income and expense statements. The following forecast is based upon 
calendar years beginning January 1, 2016, expressed in inflated dollars for each year.  



Nichols Hospitality Consulting, Inc.                                   Proposed Hotel, Berryville, VA                                           Financial Forecast 7-4 

 

Rooms Revenue 

Rooms revenue is determined by two variables: occupancy and average rate, as previously 
analyzed and detailed in this report. Following a four-year ramp up period, the subject hotel is 
expected to stabilize at 66% with an average rate of approximately $89.76 in 2019. Following 
the stabilized year, the subject property’s average rate is projected to increase along with the 
underlying rate of inflation. 

Telephone Revenue 

Telephone or communications revenue is primarily generated by hotel guests who charge 
Internet access (most hotels now offer this service at no charge) and telephone long distance 
charges to their rooms. In recent years, most hotels have experienced declining or minimal 
telephone revenue as the use of cell phones and smart phones has increased dramatically. 
Based on analysis of comparable data, and assuming complimentary Internet service, telephone 
revenue has been forecast at $0.07 POR in Forecast Year One. 

Bar/Vending Revenue  

Revenue accruing to this category includes income generated by a small lobby lounge serving 
beer and wine, convenience store selling snacks and incidentals, and revenue from vending 
machines. Based on analysis of comparable data, bar/vending revenue has been forecast at 
$1.99 POR in Forecast Year One. 

Other Income (Net)  

Revenue accruing to this category includes income generated by meeting room rentals, 
business center charges, laundry and valet commissions, in-room movies, miscellaneous 
charges, and short-term interest income. Based on analysis of comparable data, other income 
(net of expenses) has been forecast at $1.26 POR in Forecast Year One. 

Rooms Expense 

Rooms expense consists of items related to the sale and upkeep of guestrooms and public 
space. Salaries, wages, and employee benefits account for a substantial portion of this 
category. Although payroll varies somewhat with occupancy (the manager can schedule 
housekeeping staff according to demand requirements), much of a hotel's rooms department 
payroll is fixed. Employees such as front desk personnel, public area cleaners, executive 
housekeeper, and/or other supervisors must be maintained at all times. As a result, salaries, 
wages, and employee benefits are only moderately sensitive to changes in occupancy. 
Commissions and reservations are usually based on room sales, and thus are highly sensitive 
to changes in occupancy and average rate.  Guest toiletry supplies vary 100% with occupancy; 
linens, towels and other operating expenses are only slightly affected by volume.  

Stabilized rooms expense for comparable STR HOST properties typically ranges from 25.4% to 
27.5% of rooms revenue (including complimentary breakfast expense), at a typical occupancy of 
65.1% to 66.7% for properties in small towns ranging from an average 61 to 85 rooms, slightly 
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larger than the subject proposed hotel. The consultant analyzed several actual Cobblestone Inn 
& Suites operating statements as well, noting that rooms expenses run significantly lower at 
Cobblestone properties due to a small staff with overlapping duties and lower pay typical in the 
micro markets it targets. Based on analysis of comparable data, and considering the subject’s 
projected stabilized occupancy of 66%, rooms expense (excluding complimentary breakfast 
expense, which has been forecasted separately) has been projected to decrease from 25.0% of 
rooms revenue in Year 1 to stabilize at 22.0% of rooms revenue in Year 4.  

Telephone Expense 

The bulk of the telephone or communications expense consists of the cost of local and long-
distance telephone service and Internet access billed by the companies that provide these 
services. In recent years, the costs of providing Internet services and the increased use of 
cellular telephones (and corresponding decline in telephone revenue) has increased 
communication expense as a percentage of communication revenue for hotels, with this trend 
likely to continue. This department is considered a necessary guest service, not a profit center. 
Based on the comparable data, this expense has been projected to stabilize at 1,200% of 
telephone revenue in Year 4 or approximately $9,000. 

Bar/Vending Expense  

This expense category includes cost of goods sold and other direct costs associated with 
income generated by the lobby lounge serving beer and wine plus convenience store sales. 
Based on analysis of comparable data, bar/vending expense has been forecast at $1.69 POR in 
Forecast Year One. This reflects 84.9% of bar/vending revenue, which decreases to 80% of 
bar/vending revenue in Forecast Year 4. The lobby bar is not projected to be highly profitable, 
but it is viewed as an important feature to help sell guest rooms due to its strong appeal to 
travelers, especially commercial travelers. 

Administrative and General Expense 

Administrative and general expense includes the salaries and wages of all administrative 
personnel who are not directly associated with a particular department. Expense items related to 
the management and operation of the property are also allocated to this category. Most 
administrative and general expenses are relatively fixed. The exceptions are cash overages and 
shortages; commissions on credit card charges; provision for doubtful accounts, which are 
moderately affected by the number of transactions or total revenue; and salaries, wages, and 
benefits, which are very slightly influenced by volume. Comparable properties indicate A&G 
expense typically ranging from 8.0% to 11.0% of total revenue. Based on the subject property’s 
projected revenue, this expense has been forecast at 10.6% of total revenue in Forecast Year 
One, declining to and stabilizing at 9.3% of total revenue in Forecast Year 4.  

Marketing Expense 

Marketing expense (which is in addition to any marketing contribution portion of franchise fee 
expense) consists of all in-house costs associated with advertising, sales, and promotions to 
attract and retain customers, especially group sales. Marketing can be used to create an image, 
develop customer awareness, and stimulate patronage of a property's various facilities, 
especially its meeting space. An adequately funded and targeted marketing plan executed by 
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hotel sales professionals will be essential to facilitate the successful marketing of a proposed 
hotel. Comparable properties indicate stabilized marketing expense (excluding franchise brand 
marketing contribution fee) ranging from 2.5% to 5.0% of total revenue. Marketing expense for 
the subject property has been projected at 4.4% of total revenue in Forecast Year One, 
decreasing to a stabilized level of 3.8% of total revenue in Year 4.  

Franchise Fee/Membership Expense 

This report assumes that the subject property will be affiliated via franchise fee/membership 
agreement with a brand such as Best Western Plus or Cobblestone Inn & Suites brand, which 
both allow properties under 50 rooms in their systems. This fee is estimated at 5.3% of room 
revenue per year. These terms are suggested but not contractual as of the date of this report.  

Repairs and Maintenance Expense 

Newly constructed properties such as the subject are protected for several years by modern 
equipment and manufacturers' warranties. The quality of initial construction can also have a 
direct impact on future maintenance requirements, and the use of high-quality building materials 
and construction methods can reduce maintenance expenditures over the long term. This 
expense has been forecast at 3.7% of total revenue in Year One and achieving a stabilized level 
of 3.3% of total revenue in Year Four.  

Energy Expense 

This expense is typically comprised of electricity (60% to 65% of total expense), water & sewer 
(17% to 23% of total), gas (10% to 15%), and waste disposal (3% to 7%). Typical hotel 
equipment usage is dominated by cooling/heating (46% of KWh); internal lighting (19%); water 
heating/cooking/refrigeration (11%); motors/air compressors (5%); external lighting (4%); and 
office equipment/miscellaneous (9%). While energy expense varies due to local energy costs, 
electricity and water are generally the two dominant expenses. Comparable stabilized properties 
indicate typical energy expense ranging from 4.5% to 5.5% of total revenue, or approximately 
$900 to $1,200 per available room. Total energy expense for the subject is estimated to reflect 
6.3% in Year One, decreasing to a stabilized level of 5.5% of total revenue. This equates to 
$1,068 PAR in Year One. Energy expense is projected to be slightly higher due to the 
heating/cooling of the recommended 1,200-square-foot meeting room, which reflects more 
meeting space than is typical for a small hotel like the subject. 

Complimentary Breakfast Expense 

Complimentary breakfast expense includes all food costs associated with providing a 
complimentary hot breakfast. Based on breakfast cost data reviewed by the consultant, 
complimentary breakfast expense is projected at $3.50 POR in base year dollars. This results in 
Year One breakfast expense of $3.87 POR or $35,000. 

Management Fee Expense 

Management expense consists of the basic fee paid to a professional hotel management 
company to operate the subject property. Although most hotel management companies employ 
a fee schedule that includes a basic fee (usually a percentage of total revenue) and an incentive 
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fee (usually a percentage of defined profit), the incentive portion is generally subordinated to 
debt service and does not appear in this forecast of net income before debt service. Fees paid 
to hotel management companies which provide management expertise but no brand identity for 
small hotel properties typically range from 3.5% to 6.0% of total revenue. A market-oriented 
base management fee of 3.5% has been applied in this forecast. 

Property Tax Expense 

The Clarke County Commissioner of Revenue’s Office is responsible for the assessments for all 
real property located in Clarke County. The 2013 millage rate relative to the subject property is 
$0.63 per $100 assessed value for real estate, and $4.496 per $100 for personal property (the 
hotel’s furniture, fixtures and equipment). The personal property component is generally taxed at 
75% of cost in year one, decreasing to 60% in year two, 50% in year three, and 40% in year 
four, but increasing when furniture, fixtures or equipment is replaced with new. The following 
tables provide an indication of total property assessment per room, and the forecasted property 
tax assessment for the subject property, based on this analysis. 

Property Tax Forecast 

Year

Assessment 

Estimate per Room

Total Property 

Assessment 

Tax Rate per 

$100 Assd.

Tax 

Forecast

Real Estate $60,000 $2,640,000 $0.630 $16,632

Personal Property $5,000 $220,000 $4.496 $9,891

Total $26,523

Source: Estimated by Nichols Hospitality Consulting, with tax data from Clarke County Commissioner of Revenue  

Based on the proposed 45-room hotel, this reflects a base year annual property tax expense 
estimated at roundly $27,000 which will be applied in this forecast in year one, decreasing in 
years two to four, and stabilized in year four, increasing at an inflationary rate of 2.5% thereafter.  

Insurance Expense 

The insurance expense category consists of the cost of insuring the hotel and its contents 
against damage or destruction by fire, weather, sprinkler leakage, boiler explosion, plate glass 
breakage, and so forth. General insurance costs also include premiums relating to liability, 
fidelity, and theft coverage. Insurance rates are based on many factors, including building 
design and construction, fire detection and extinguishing equipment, fire district, distance from 
the firehouse, flood zone, and the area's fire experience. Comparable properties’ insurance 
expense ranges from approximately $266 to $722 PAR. Based on this data, and considering its 
newness and quality of construction and assumed non-flood zone location, the subject 
property's insurance expense is estimated at $323 per available room in Forecast Year One. 

Reserve for Replacement 

Furniture, fixtures, and equipment are essential to the operation of a lodging facility, and their 
quality often influences a property's class. This category includes all non-real estate items that 
are capitalized, rather than expensed. The furniture, fixtures, and equipment of a hotel are 
exposed to heavy use and must be replaced at regular intervals. The useful life of these items is 
determined by their quality, durability, and the amount of use. The International Society of 
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Hospitality Consultants (ISHC) undertook a major industry-sponsored study of the capital 
expenditure requirements for full-service and limited-service hotels.  The findings of the study 
were published in the report, Cap Ex, A Study of Capital Expenditure in the US Hotel Industry. 
The historical capital expenditures of well-maintained hotels were investigated through the 
compilation of data provided by most of the major hotel companies in the United States. Hotel 
lenders, franchisors and investors typically require reserves for replacement ranging from 3% to 
5% of total revenue. Reserves for replacement have been forecasted to step up from 2% per 
year in 2016, 3% in 2017 and stabilized at 4% per year thereafter.   

Forecast of Income and Expense 

Based on the preceding analysis, a forecast of income and expense has been formulated for the 
subject proposed hotel for ten operating years beginning January 1, 2016 and are expressed in 
inflated dollars for each year. The subject proposed hotel is projected to achieve stabilized 
occupancy in year 4, 2019. The stabilized occupancy is intended to reflect the anticipated 
results of the property over its remaining economic life, given any and all changes in the life 
cycle of the hotel. Thus, the stabilized occupancy excludes from consideration any abnormal 
relationship between supply and demand, as well as any nonrecurring conditions that may result 
in unusually high or low occupancies. Although the subject property may operate at occupancies 
above this stabilized level, it is equally possible for new competition and temporary economic 
downturns to force the occupancy below this selected point of stability. 

The table on the following page presents a detailed forecast through the stabilized year four, 
including amounts per available room (PAR) and per occupied room (POR). The second table 
illustrates the ten-year forecast of income and expense, presented with a lesser degree of detail. 
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Detailed Forecast of Income and Expense to Stabilized Year, Proposed Branded Inn & Suites, Berryville, VA 

2016 2017 2018 Stabilized

Number of Rooms: 45 45 45 45

Occupancy: 55% 59% 64% 66%

Average Rate: $81.75 $85.02 $87.57 $89.76

RevPAR: $44.96 $50.16 $56.05 $59.24

Days Open: 365 365 365 365

Occupied Rooms: 9,034 %Gross  PAR   POR   9,691 %Gross  PAR   POR   10,512 %Gross  PAR   POR   10,841 %Gross  PAR   POR   

REVENUE

   Rooms $739 96.1 % $16,422 $81.80 $824 96.3 % $18,311 $85.03 $921 96.4 % $20,467 $87.61 $973 96.4 % $21,622 $89.76

   Telephone 1 0.1 14 0.07 1 0.1 15 0.07 1 0.1 16 0.07 1 0.1 17 0.07

   Bar/Vending 18 2.3 400 1.99 19 2.2 428 1.99 21 2.2 462 1.98 22 2.2 483 2.00

    Other Income (Net) 11 1.5 252 1.26 12 1.4 269 1.25 13 1.4 289 1.24 14 1.3 302 1.25

     Total Revenues 769 100.0 17,088 85.12 856 100.0 19,022 88.33 955 100.0 21,233 90.90 1,009 100.0 22,423 93.08

DEPARTMENTAL EXPENSES *

   Rooms 185 25.0 4,106 20.45 198 24.0 4,395 20.41 212 23.0 4,707 20.15 214 22.0 4,757 19.75

   Telephone 8 1326.8 184 0.92 9 1277.0 190 0.88 9 1220.8 197 0.84 9 1200.0 203 0.84

   Bar/Vending 15 84.9 339 1.69 16 83.0 355 1.65 17 80.8 373 1.60 17 80.0 386 1.60

      Total 208 27.1 4,628 23.06 222 26.0 4,939 22.94 237 24.9 5,277 22.59 241 23.8 5,346 22.19

DEPARTMENTAL INCOME 561 72.9 12,459 62.06 634 74.0 14,083 65.40 718 75.1 15,956 68.31 768 76.2 17,078 70.89

OPERATING EXPENSES

   Administrative & General 82 10.6 1,816 9.05 86 10.0 1,909 8.86 90 9.5 2,011 8.61 94 9.3 2,082 8.64

   Marketing 34 4.4 750 3.74 35 4.1 782 3.63 37 3.8 816 3.49 38 3.8 842 3.50

   Franchise Fees 41 5.3 903 4.50 45 5.3 1,007 4.68 51 5.3 1,136 4.86 54 5.3 1,189 4.94

   Repairs & Maintenance 29 3.7 639 3.18 30 3.6 678 3.15 32 3.4 720 3.08 34 3.3 748 3.10

   Energy 48 6.3 1,068 5.32 51 5.9 1,123 5.21 53 5.6 1,183 5.06 55 5.5 1,225 5.08

   Complimentary Breakfast 35 4.5 776 3.87 37 4.3 822 3.82 39 4.1 874 3.74 41 4.0 908 3.77

      Total 268 34.8 5,953 29.65 284 33.2 6,320 29.35 303 31.7 6,740 28.85 315 31.2 6,993 29.03

HOUSE PROFIT 293 38.1 6,506 32.41 349 40.8 7,763 36.05 415 43.4 9,216 39.45 454 45.0 10,085 41.86

Management 27 3.5 598 2.98 30 3.5 666 3.09 33 3.5 743 3.18 35 3.5 785 3.26

FIXED EXPENSES 266 34.6 5,908 29.43 319 37.3 7,097 32.95 381 39.9 8,473 36.27 418 41.5 9,300 38.60

FIXED EXPENSES

   Property Taxes 27 3.5 598 2.98 26 3.0 571 2.65 25 2.6 552 2.36 24 2.4 538 2.23

   Property Insurance 15 1.9 323 1.61 15 1.7 331 1.54 15 1.6 339 1.45 16 1.6 348 1.44

   Reserve for Replacement 15 2.0 342 1.70 26 3.0 571 2.65 38 4.0 849 3.64 40 4.0 897 3.72

      Total 57 7.4 1,263 6.29 66 7.7 1,472 6.84 78 8.2 1,741 7.45 80 8.0 1,783 7.40

NET OPERATING INCOME $209 27.2 % $4,645 $23.14 $253 29.6 % $5,624 $26.12 $303 31.7 % $6,732 $28.82 $338 33.5 % $7,517 $31.20

Note:  Revenue and expense whole dollar amounts expressed in thousands (,000).

*Departmental expenses are expressed as a percentage of departmental revenues.

Source: Nichols Hospitality Consulting, Inc.  
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Ten-Year Forecast of Income and Expense, Proposed Branded Inn & Suites, Berryville, VA 

2016 2017 2018 2019 2020 2021 2022 2023 2024 2025

Number of Rooms: 45 45 45 45 45 45 45 45 45 45

Occupied Rooms: 9,034 9,691 10,512 10,841 10,841 10,841 10,841 10,841 10,841 10,841

Occupancy: 55% 59% 64% 66% 66% 66% 66% 66% 66% 66%

Average Rate: $81.75 % of $85.02 % of $87.57 % of $89.76 % of $92.00 % of $94.30 % of $96.66 % of $99.08 % of $101.56 % of $104.09 % of

RevPAR: $44.96 Gross $50.16 Gross $56.05 Gross $59.24 Gross $60.72 Gross $62.24 Gross $63.80 Gross $65.39 Gross $67.03 Gross $68.70 Gross

REVENUE

   Rooms $739 96.1 % $824 96.3 % $921 96.4 % $973 96.4 % $997 96.4 % $1,022 96.4 % $1,048 96.4 % $1,074 96.4 % $1,101 96.4 % $1,128 96.4 %

   Telephone 1 0.1 1 0.1 1 0.1 1 0.1 1 0.1 1 0.1 1 0.1 1 0.1 1 0.1 1 0.1

   Bar/Vending 18 2.3 19 2.2 21 2.2 22 2.2 22 2.2 23 2.2 23 2.2 24 2.2 25 2.2 25 2.2

    Other Income (Net) 11 1.5 12 1.4 13 1.4 14 1.3 14 1.3 14 1.3 15 1.3 15 1.3 15 1.3 16 1.3

      Total 769 100.0 856 100.0 955 100.0 1,009 100.0 1,034 100.0 1,060 100.0 1,087 100.0 1,114 100.0 1,142 100.0 1,170 100.0

 DEPARTMENTAL EXPENSES*

   Rooms 185 25.0 198 24.0 212 23.0 214 22.0 219 22.0 225 22.0 231 22.0 236 22.0 242 22.0 248 22.0

   Telephone 8 1326.8 9 1277.0 9 1220.8 9 1200.0 9 1200.0 10 1200.0 10 1200.0 10 1200.0 10 1200.0 11 1200.0

   Bar/Vending 15 84.9 16 83.0 17 80.8 17 80.0 18 80.0 18 80.0 19 80.0 19 80.0 20 80.0 20 80.0

      Total 208 27.1 222 26.0 237 24.9 241 23.8 246 23.8 253 23.8 259 23.8 266 23.8 272 23.8 279 23.8

DEPARTMENTAL INCOME 561 72.9 634 74.0 718 75.1 768 76.2 787 76.2 807 76.2 828 76.2 848 76.2 870 76.2 891 76.2

OPERATING EXPENSES

   Administrative & General 82 10.6 86 10.0 90 9.5 94 9.3 96 9.3 98 9.3 101 9.3 103 9.3 106 9.3 109 9.3

   Marketing 34 4.4 35 4.1 37 3.8 38 3.8 39 3.8 40 3.8 41 3.8 42 3.8 43 3.8 44 3.8

   Franchise Fees 41 5.3 45 5.3 51 5.3 54 5.3 55 5.3 56 5.3 58 5.3 59 5.3 61 5.3 62 5.3

   Repairs & Maintenance 29 3.7 30 3.6 32 3.4 34 3.3 34 3.3 35 3.3 36 3.3 37 3.3 38 3.3 39 3.3

   Energy 48 6.3 51 5.9 53 5.6 55 5.5 56 5.5 58 5.5 59 5.5 61 5.5 62 5.5 64 5.5

   Complimentary Breakfast 35 4.5 37 4.3 39 4.1 41 4.0 42 4.0 43 4.0 44 4.0 45 4.0 46 4.0 47 4.0

      Total 268 34.8 284 33.2 303 31.7 315 31.2 323 31.2 331 31.2 339 31.2 347 31.2 356 31.2 365 31.2

HOUSE PROFIT 293 38.1 349 40.8 415 43.4 454 45.0 465 45.0 477 45.0 489 45.0 501 45.0 514 45.0 526 45.0

Management Fee 27 3.5 30 3.5 33 3.5 35 3.5 36 3.5 37 3.5 38 3.5 39 3.5 40 3.5 41 3.5

FIXED EXPENSES 266 34.6 319 37.3 381 39.9 418 41.5 429 41.5 440 41.5 451 41.5 462 41.5 474 41.5 485 41.5

FIXED EXPENSES

   Property Taxes 27 3.5 26 3.0 25 2.6 24 2.4 25 2.4 25 2.4 26 2.4 27 2.4 27 2.4 28 2.4

   Property Insurance 15 1.9 15 1.7 15 1.6 16 1.6 16 1.6 16 1.6 17 1.6 17 1.6 18 1.6 18 1.6

   Reserve for Replacement 15 2.0 26 3.0 38 4.0 40 4.0 41 4.0 42 4.0 43 4.0 45 4.0 46 4.0 47 4.0

      Total 57 7.4 66 7.7 78 8.2 80 8.0 82 8.0 84 8.0 86 8.0 89 8.0 91 8.0 93 8.0

NET OPERATING INCOME $209 27.2 % $253 29.6 % $303 31.7 % $338 33.5 % $347 33.5 % $355 33.5 % $364 33.5 % $373 33.5 % $383 33.5 % $392 33.5 %

Note:  Revenue and expense whole dollar amounts expressed in thousands (,000). 1 1 1 1 1 1 1

*Departmental expenses are expressed as a percentage of departmental revenues.

Source: Nichols Hospitality Consulting, Inc.  
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Forecast Conclusion 

Based on the preceding analysis, the subject property is projected to generate Net Operating 
Income Available for Debt Service of $209,000 in Year One (2016), increasing to $338,000 in 
Year 4 (2019). At current income capitalization rates, utilizing a discounted cash flow analysis, 
this indicates a prospective market value for the hotel in the range of $3,100,000 to $3,300,000. 
Total development costs (land plus construction and soft costs) were not available to the 
consultant, but if the cost to develop the hotel is less than the estimated value of the hotel, the 
project can be considered financially feasible.   

If analysis of development costs indicates that the hotel does not appear to be financially 
feasible, incentives such as reduced real estate taxes could be offered by Clarke County officials 
in order to attract a developer to assume the financial risk of developing the hotel. 

In addition to generating jobs and increased tourism-related spending, the hotel would offer 
substantial benefits to Clarke County in terms of lodging excise tax, which is paid by hotel guests. 
At the current 2% rate, a total of $23,851 was collected countywide in 2012 (see VTC table 
below); the subject hotel alone is projected to generate $20,180 in 2019 (stabilized year). 
Increasing the local lodging excise tax to 5% (more in line with other regional counties) would 
increase the hotel’s projected excise tax generated by travelers to $50,450. 

 

                                      Source: Virginia Travel Corporation 
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8.   Certification  

I certify to the best of my knowledge and belief:  

1.   The statements of fact presented in this report are true and correct. 

2. The reported analyses, opinions, and conclusions presented in this report are limited 
only by the assumptions and limiting conditions set forth, and are my personal, impartial, 
and unbiased professional analyses, opinions, and conclusions. 

3. I have no current or contemplated interest in or bias with respect to the real estate that is 
the subject of this report, nor the parties involved. 

4. My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

5. This report is not based on a requested minimum value, a specific value, or the approval 
of a loan. 

6. I have made a personal inspection of the site that is the subject of this report. 

7. I have extensive experience in the analysis and valuation of hotels. 

8. No one other than the undersigned prepared the analyses, conclusions, and opinions set 
forth herein. 

9. As of the date of this report, Jan L. Nichols, CHA, CRE has completed the requirements 
of the continuing education programs of the American Hotel & Motel Association (CHA), 
The Counselors of Real Estate (CRE), and of the Florida Department of Business & 
Professional Regulation/Real Estate Appraisal Board (#RZ1877). 

 

 

 

                   ________________________________                                                      

                       Jan L. Nichols, CHA, CRE 

                     State-Certified General Real Estate Appraiser #RZ1877                                            
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9. Statement of Assumptions and Limiting Conditions  

1. This report is to be used in whole and not in part. 

2. No responsibility is assumed for matters of a legal nature, nor do I render any opinion as 
to title, which is assumed to be marketable and free of any deed restrictions and 
easements.  

3. The consultant has assumed that there are no hidden or unapparent conditions of the 
sub-soil or structures, such as underground storage tanks, that would render the 
property more or less valuable.  No responsibility is assumed for these conditions or for 
any engineering that may be required to discover them. 

4. The consultant has not considered the presence of potentially hazardous materials such 
as asbestos, urea formaldehyde foam insulation, PCBs, any form of toxic waste, 
polychlorinated biphengyls, pesticides, or lead-based paints. The consultant is not 
qualified to detect hazardous substances, and urges the client to retain an expert in this 
field if desired. 

5. The Americans with Disabilities Act (ADA) became effective on January 26, 1992.  The 
consultant has conducted no specific compliance survey to determine whether the 
subject property is operating now, or in the future, in accordance with the various 
detailed requirements of the ADA.  If the property does not conform to the requirements 
of the act, this could have an unfavorable effect on value.   

6. The consultant has made no survey of the property, and assumes no responsibility in 
connection with such matters.  Sketches, photographs, maps, and other exhibits are 
included to assist the reader in visualizing the property.  It is assumed that the use of the 
land and improvements is within the boundaries of the property described, and that 
there is no encroachment or trespass unless noted. 

7. All information, financial operating statements, estimates, and opinions obtained from 
parties not employed by Nichols Hospitality Consulting, Inc. are assumed to be true and 
correct.  The consultant assumes no liability resulting from misinformation. 

8. Unless noted, the consultant assumes that there are no encroachments, zoning 
violations, or building violations encumbering the subject property. 

9. The property is assumed to be in full compliance with all applicable federal, state, local, 
and private codes, laws, consents, licenses, and regulations (including a liquor license 
where appropriate), and that all licenses, permits, certificates, franchises, and so forth 
can be freely renewed or transferred to a potential purchaser. 

10. All mortgages, liens, encumbrances, leases, and servitudes have been disregarded 
unless specified otherwise. 



Nichols Hospitality Consulting, Inc.  Statement of Assumptions and Limiting Conditions 9-2 

11. None of this material may be reproduced in any form without the expressed written 
permission of Nichols Hospitality Consulting, Inc., and the report cannot be 
disseminated to the public through advertising, public relations, news, sales, or other 
media.  The use of this report is subject to the terms and conditions set forth in the 
engagement letter with the client. 

12. The consultant is not required to give testimony or attendance in court by reason of this 
analysis without previous arrangements, and only when the consultant’s standard per 
diem fees and travel costs are paid prior to the appearance. 

13. If the reader is making a fiduciary or individual investment decision and has any 
questions concerning the material presented in this report, it is recommended that the 
reader contact the consultant. 

14. The consultant takes no responsibility for any events or circumstances that take place 
subsequent to either the date of this report or the date of the field inspection, whichever 
occurs first. 

15. It is agreed that any liability to the client is limited to the amount of the fee paid as 
liquidated damages.  The consultant’s responsibility is limited to the client, and use of 
this report by third parties shall be solely at the risk of the client and/or third parties.  The 
use of this report is also subject to the terms and conditions set forth in the engagement 
letter with the client. 

16. This study was prepared by Jan L. Nichols as an employee of Nichols Hospitality 
Consulting, Inc.  All opinions, recommendations, and conclusions expressed during the 
course of this assignment are rendered as an employee, rather than as an individual. 
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Qualifications of Jan Nichols 

 
Ms. Nichols has been a real estate consultant serving primarily the hospitality 
industry for thirty years, and has conducted over a thousand valuations, 
appraisals, and feasibility studies of hotels and resorts (including condo 
hotels) for REITS, lenders, pension fund advisors, life companies, and 
investors throughout the United States, Mexico, Central America, Canada, 
the Caribbean, and Europe. Full qualifications may be viewed at 
www.nicholsconsulting.biz. 

 
 
NICHOLS HOSPITALITY CONSULTING, INC. 
President 
DeLand, Florida 
 
HVS INTERNATIONAL 
Associate Managing Director, Orlando, Florida 
Director of Consulting Services, Miami, Florida 
 
RESORT & URBAN PROPERTY CONSULTANTS, INC. 
Vice President 
Tampa, Florida 
 
KPMG PEAT MARWICK 
Senior Manager/Director of Hospitality Consulting Services 
Atlanta, Georgia 
 
MERRILL LYNCH ADVISORY & APPRAISAL,  
INVESTMENT BANKING REAL ESTATE GROUP 
Manager of Hospitality Consulting & Appraisal Services 
Atlanta, Georgia 
New York, New York 
 
LAVENTHOL & HORWATH 
Senior Consultant 
Atlanta, Georgia 
Washington, DC 
 
U.S. TRAVEL DATA CENTER 
Research Analyst 
Washington, DC 
 

 
B.S., Hotel Administration, University of Wisconsin-Stout, Cum Laude, 1978. Minor in 
Tourism Development. Successfully completed Appraisal Institute course work in 
Principals of Appraisal, Capitalization Theory & Technique, Standards of Professional 
Practice, Report Writing & Valuation Analysis, and Advanced Applications, as well as 
annual appraisal education as required by the State of Florida Dept. of Business & 
Professional Regulation, Real Estate Appraisal Board. 
 

 

Career Summary 

Employment 
 
2001-Present 

1998-2001 

1992-1998 

1990-1991 

1984-1989 

1980-1983 

1978-1980 

Education 
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 Member, The Counselors of Real Estate (CRE), since 2005. This invitation-

only international organization recognizes professionals who have 
demonstrated excellence, knowledge, and integrity in real estate counseling. 

 
 Certified Hotel Administrator (CHA), American Hotel & Lodging Association, 

since 2000. This certification reflects professional competence in all aspects 
of hotel management and marketing. 

 
 FL State Certified General Real Estate Appraiser #RZ1877 since 1993. 

 
 Member, US Green Building Council, Central FL Chapter, since 2007. 

 
 Subject Matter Expert, Real Estate Appraiser License Examinations, Bureau 

of Education & Testing, FL Dept. of Bus. & Prof. Reg., 2002 to 2006. 
 

 Travel & Tourism Research Association, member from 1977 to 1990.  
Formerly chaired U.S. chapters in Atlanta and Washington, DC, and served 
on the international board of directors. 

 
“CRE Nichols Consults on One of First Green Hotels in Florida” published by the 

Counselors of Real Estate Newsletter, 2007. 

 

"Hotel Sales and Development Trends in Florida" speech presented at the Florida 

Hotel Conference 2000, Florida International University, Miami, 2000. 

 

“Spa Facilities – A Required Resort Amenity?” HVS International Journal, June 2000. 
 
“What’s Driving Miami Beach’s Resurgence – Supply or Demand?” HVS/BDO 
Hospitality Newsletter, 1999. 
 
"Trends in Hotel Values" speech presented at the Florida Multicultural Tourism 
Economic Summit, Hollywood, Florida, 1998. 
 
"If We Build It, Will They Come?" article on proposed Tampa Convention Center 
Hotel, Metro Newspapers Inc., 1996. 
 
"Investment Opportunities in the U.S. Tourism Industry", speech presented at the 
International Association of Amusement Parks and Attractions, Orlando, 1992. 
 
"Dawn of the Workout Decade" The Goodkin Report, 1991. 

Professional 

Affiliations 

Speeches and 

Publications 
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