
POSITIONING YOUR 

DEVELOPMENT IN THE 

MARKET



What about your Customers?

Who are your current customers? 

Who will your future customers be?

 Where do they come from?

 What do they want +/- need?

 What do they expect? 

 What will keep them

…coming back?

…staying longer?

…visiting more often?



SITE ANALYSIS

 PROJECT DESCRIPTION / RECOMMENDATIONS

 LOCATION, LOCATION, LOCATION

 VISIBILITY

 ACCESS

 SUPPORTING DEVELOPMENT



SITE ANALYSIS



REGIONAL CHARACTERISTICS

DEMOGRAPHICS
 Population

 Income

 Employment

Other

TRANSPORTATION INFRASTRUCTURE
Ground (Highway/Rail)

 Airport  

TRAVEL PATTERNS
 Tourism/attractions

 Visitor  Statistics, Hotel Occupancy



LINEAR RADII VS. ACTUAL DRIVE TIME



POPULATION - LOCAL



AVG. HOUSEHOLD INCOME



LINEAR RADII VS. ACTUAL DRIVE TIME



POPULATION - REGIONAL



AVG. HOUSEHOLD INCOME



POPULATION DENSITY BY ZIP CODE



AVG. HOUSHOLD INCOME BY ZIP CODE



Trends in Demographics - Age

Age 50 +

Facility Needs:

 Larger Signage for Visibility

 Dietary Restrictions/Specialized Menus

 Stairs vs. Ramps & Escalators

 Hotel Room Facilities & Amenities 

 Targeted Entertainment

 Distance From Parking

 Senior Discounts

 ADA requirements plus (parking, hotel)



Trends in Demographics – Race/Ethnicity

Facility Needs:

 Bi-Lingual Signage

 Bi-Lingual Advertising 

- Web Page

- TV & Radio

- Brochures 

 Specialized Menus 

 Targeted Entertainment & Events*

 Bi-Lingual Customer Service Reps

* More than 20 different Spanish speaking countries! 

Se Habla Español

http://www.united-states-flag.com/wes46n.html


PSYCHO- GRAPHICS
Lifestyle clusters combine basic demographic data

with media measurements, consumer preference

surveys, consumer expenditure patterns and other

information to create a more comprehensive picture

of the habits and preferences of the residents in the

area under analysis.

The result is not only more detailed predictive

information, but a descriptive image of the types of

individuals in the market that provides nuance and

color to aid in interpreting and extrapolating the hard

data.





TRANSPORTATION MAP



AREA TRAFFIC COUNTS
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Source: Washington State Department of Commerce – Office of Tourism 







COMPETITIVE ENVIRONMENT

INDUSTRY BACKGROUND
 History, Size, Growth Patterns

MARKET COMPETITION
 Existing and Potential

 Description of Competitors

 Number of Competitors

 Age of Competitors

 Core Facilities & Amenities

 Ancillary Facilities & Amenities

 Quality of Facility and Surroundings

 Market Position

 Relative Strengths & Weaknesses



COMPETITIVE SUPPLY



COMPETITION  

- LOCATION

Distance

 Proximity to population centers 

 Relative position



Subject

Population

Competitor

10 miles

5 miles



FACILITY RECOMMENDATIONS

CAN YOU AFFORD IT?

IS IT A GOOD BUSINESS DECISION?

WHAT IS THE PROPER MIX?



BALANCE/MIX

The BALANCE between development 

components is a critical success 

factor 

The proper balance varies, depending 

upon the characteristics of the 

MARKET and the COMPETITION



UTILIZATION ESTIMATES

Frequency (Quantity) X Fee (Price)

Daily Win Per Position X Positions

or Daily Expenditure Per Patron X Patrons

Occupancy (Occupied/AvailableRooms) X ADR

Occupancy (Occupied/Available Pads) X ADR

Gallons Sold X Cost Per Gallon

Covers X Cost Per Cover

Rounds X Cost Per Round



EVALUATION METHODS
 Gravity model

 Comparative model

 Supply / Demand model

Fair-Share Analysis

Market Penetration

Utilization Estimates





PRO FORMA

Year One Percent Year Two Percent Year Three Percent Year Four Percent Year Five Percent

Revenue 

  Category A 100 74.1% 103 74.1% 106 74.1% 109 74.1% 113 74.1%

  Category B 25 18.5% 26 18.5% 27 18.5% 27 18.5% 28 18.5%

  Category C 10 7.4% 10 7.4% 11 7.4% 11 7.4% 11 7.4%

Total 135 100.0% 139 100.0% 143 100.0% 148 100.0% 152 100.0%

Departmental Expenses

  Category A 50 50.0% 52 50.0% 53 50.0% 55 50.0% 56 50.0%

  Category B 15 60.0% 15 60.0% 16 60.0% 16 60.0% 17 60.0%

  Category C 7 70.0% 7 70.0% 7 70.0% 8 70.0% 8 70.0%

Total 72 53.3% 74 53.3% 76 53.3% 79 53.3% 81 53.3%

Departmental Profit 63 46.7% 65 46.7% 67 46.7% 69 46.7% 71 46.7%

Undistributed Expenses

  A & G 15 11.1% 15 11.1% 16 11.1% 16 11.1% 17 11.1%

  Marketing 5 3.7% 5 3.7% 5 3.7% 5 3.7% 6 3.7%

  Utilities 3 2.2% 3 2.2% 3 2.2% 3 2.2% 3 2.2%

  P, O & M 2 1.5% 2 1.5% 2 1.5% 2 1.5% 2 1.5%

  Other 1 0.7% 1 0.7% 1 0.7% 1 0.7% 1 0.7%

Total 26 19.3% 27 19.3% 28 19.3% 28 19.3% 29 19.3%

Cash Flow from Operations Before

Debt Service & Management Fees 37 27.4% 38 27.4% 39 27.4% 40 27.4% 42 27.4%

Management/Franchise Fees 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0%

Cash Flow from Operations Before

Debt Service 37 27.4% 38 27.4% 39 27.4% 40 27.4% 42 27.4%

Debt Service 20 20 20 20 20

Debt Coverage Ratio 1.9 X 1.9 X 2.0 X 2.0 X 2.1 X

Return on Investment (ROI) is another measure of project viability = Annual Cash Flow / Total Project Cost   



PROJECT COST ESTIMATES

Land Cost (if not already owned or in trust)

Professional Fees (Legal, Architectural, Consultants)

Construction Cost (Infrastructure, Building, FF&E)

Financing Cost ($$$ Down, Collateral, Interest, fees)

Other Costs (Pre-Opening, Contingency,Management)



PROXIMITY 

TO TRIBAL GAMING



Other Related Sources of Demand: Gaming Patrons, Employees, Tribal Members



PLAN/DESIGN 

YOUR BUSINESS 

FOR 

YOUR CUSTOMER!



Customer Service

Servicio De Cliente

顾客服务



INFORMATION SOURCES
National Association of RV Parks & Campgrounds
http://www.arvc.org/

National Association of Convenience Stores
http://www.cstorecentral.com

National Golf Foundation – Operating Statistics
http://www.ngf.org/
International Spa Association (ISPA)
http://www.experienceispa.com
National Restaurant Association
http://www.restaurant.org/
Food Marketing Institute
http://www.fmi.org
International Association of Amusement Parks and Attractions (IAAPA)
http://www.iaapa.org
AMF Bowling Worldwide
http://www.amf.com
International Association for the Leisure and Entertainment Industry (IALEI)
http://www.ialei.org
International Marina Institute 
http://www.imimarina.com
Smith Travel Research – Host Lodging Study
http://www.str-online.com/

http://www.arvc.org/
http://www.arvc.org/
http://www.cstorecentral.com/
http://www.ngf.org/
http://www.ngf.org/
http://www.experienceispa.com/
http://www.restaurant.org/
http://www.restaurant.org/
http://www.fmi.org/
http://www.iaapa.org/
http://www.amf.com/
http://www.ialei.org/
http://www.imimarina.com/
http://www.str-online.com/
http://www.str-online.com/
http://www.str-online.com/
http://www.str-online.com/


Red Lake Builders Inc.



questions 
& 

answers
 



For Additional Information:

James M. Klas

Founder & Principal

KlasRobinson Q.E.D.

11200 Vincent Avenue South

Minneapolis, MN  55431

(800) 475-8140

jklas@klasrobinsonqed.com

 


