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Introduction

Data Collection
Site Visit / Tour

Analyze the Three Approaches to Value

• Cost
• Sales Comparison
• Income

• Discussion of FF&E
• Sub-leases
• Ancillary Income
• Equipment and Personal Property

Questions



2019 Map



2021 Map



Appraisal of Resort Complexes

Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center (100k  in 2019)

o 40,000 sq ft entertainment center

o 977 guest rooms

o Kalahari spa and salon

o Dinning options
o 4 Sit-down dining
o 6 Quick service dining
o 8 Bars
o 1 Sweet treat
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Kalahari Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center

o 40,000 sq ft entertainment center

o 977 guest rooms

o Kalahari spa and salon

o Dinning options
o 4 Sit-down dining
o 6 Quick service dining
o 8 Bars
o 1 Sweet treat

7 Springs Resort Amenities (Annual 2022 Conference Location)

o 5,560 acres of outdoor space

o 77,000 sq ft of meeting space

o #### sq ft of indoor entertainment

o 414 guest rooms

o dining Options
o 4 Sit-down dining
o 3 Quick service
o 2 Bars
o 1 Sweet treat

COMPARING TWO SIMILAR RESORTS
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Kalahari Resort Amenities:7 Springs Resort Amenities (Annual 2022 Conference Location)

COMPARING TWO SIMILAR RESORTS
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Kalahari Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center

o 40,000 sq ft entertainment center

o 977 guest rooms

o Room Rates $200 - $400 (standard rooms)
o Suites are $600 - $1000 
o Includes up to 4 admissions to water park ($276 Value)

Split Rock Resort

o 53,000 sq ft indoor water park

o 80,000 sq ft of meeting space

o #### sq ft of indoor entertainment

o 156 guest rooms

o Room rates $100 - $315

o Day pass $38*
o 3 day pass $76*

*Hotel guest get 10% discount

COMPARING TWO SIMILAR RESORTS

Presenter
Presentation Notes
Also located in the Pocono’s is a great wolf lodge.  However, the lack of Meeting space (1,500 sq ft) would make it difficult to comp in my opinion. Data from the water park and hotel can be helpful in determining market rates in the area.  I believe the Kalahari is marketed toward large conferences and gathers while great wolf is family get a ways with younger children
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Kalahari Resort Amenities:Split Rock Resort

COMPARING TWO SIMILAR RESORTS

* Courtesy of google earth

Presenter
Presentation Notes
Also located in the Pocono’s is a great wolf lodge.  However, the lack of Meeting space (1,500 sq ft) would make it difficult to comp in my opinion. Data from the water park and hotel can be helpful in determining market rates in the area.  I believe the Kalahari is marketed toward large conferences and gathers while great wolf is family get a ways with younger children
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Kalahari Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center

o 40,000 sq ft entertainment center

o 977 guest rooms

o Room Rates $200 - $400 (standard rooms)
o Suites are $600 - $1000 
o Includes up to 4 admissions to water park ($276 Value)

Great Wolf Lodge (Poconos)

o 80,000* sq ft indoor water park

o 1,500 sq ft of meeting space

o Many options of indoor entertainment

o 401 guest rooms

o Room rates $200 - $600
o Includes up to 4 admission to water park

COMPARING TWO SIMILAR RESORTS

* Estimate from google earth

Presenter
Presentation Notes
Also located in the Pocono’s is a great wolf lodge.  However, the lack of Meeting space (1,500 sq ft) would make it difficult to comp in my opinion. Data from the water park and hotel can be helpful in determining market rates in the area.  I believe the Kalahari is marketed toward large conferences and gathers while great wolf is family get a ways with younger children
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Kalahari Resort Amenities:Great Wolf Lodge (Poconos)

COMPARING TWO SIMILAR RESORTS

* Courtesy of google earth

Presenter
Presentation Notes
Also located in the Pocono’s is a great wolf lodge.  However, the lack of Meeting space (1,500 sq ft) would make it difficult to comp in my opinion. Data from the water park and hotel can be helpful in determining market rates in the area.  I believe the Kalahari is marketed toward large conferences and gathers while great wolf is family get a ways with younger children



1.Split Rock Resort
2.Kalahari Resort
3.Great Wolf Lodge Resort



Appraisal of Resort 
Complexes
o Cost Approach – Started construction in 

2013
o Included south wing of hotel,lLobby, & 

100k sq ft indoor water park
o Cost of construction was $123,900,000*

o In 2015 Started an expansion
o included the convention center, north 

wing and 120k sq ft indoor water park 
addition and outdoor water park area.

o Cost of Construction $53,000,000*

o In 2018 started expansion
o 105K square foot addition to the 

convention center.

o Aerial image 

*Per Monroe County Asmt Office

https://www.google.com/maps/place/Kalahari+Resorts+Poconos/@41.0999896,-75.3921303,878m/data=!3m1!1e3!4m7!3m6!1s0x89c4f301da61942f:0x20a3d8321d190ae4!5m1!1s2018-10-28!8m2!3d41.0991906!4d-75.3923976?hl=en&authuser=0
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Image from 4/17/2017 Image from 9/22/2020

Images courtesy of Google



Amenities
2019 Convention Center:
 110,000 sq ft meeting space 
broken down from 2,500 sq ft 
room to 25,000 sq ft ballroom.

 2019 expansion to 205,000 sq ft 
will change meeting room size 
from 1,500 to 38,000 ballroom.



Amenities
2021 Convention 
Center:
 205,000 sq ft meeting 
space broken down from 
2,500 sq ft room to 38,000 
sq ft ballroom.



Amenities
Convention Center:

§ 205,000 sq ft meeting space broken down from 780 sq ft 
board rooms to a 38,000 sq ft ballroom.

§ Capacity of 167 to 4,218 attendees

§ Ballroom 
§ Max capacity of 4,218 in theatre seating
§ Exhibit hall 

§ 8 x 10 booth 238
§ 10 x 10 Booth 190



Amenities
Entertainment:
 9 hole indoor mini golf 

 Virtual reality games

 Escape room

 Game room
 Hundreds of video games and 

games of chance
 Prize room

Mini bowling

 7-D motion theatre

WRATH OF 
ANUBIS
ESCAPE 
ROOM



Amenities
Entertainment:
 9 hole indoor mini golf $6 pp

 Virtual reality games $25 pp
 New virtual waterslide $15 PP

 Escape room $15 pp

 Game room $.50 to $2
 Hundreds of video games and games 

of chance
 Prize room

Mini bowling $6 pp

 7-D motion theatre $7 pp

WRATH OF 
ANUBIS
ESCAPE 
ROOM



WATERPARK ADMISSION:

 4 PASSES INCLUDED PER ROOM

 $69 per day

 Rental of cabanas and bungalows
$99 / Night cabana (8 Person Max)
$299 /Night cabana (12 Person Max)
$499 /Day whirlpool cabana (12-15 

person)

IS THIS CONSIDERED MISC. 
INCOME OR BUSINESS 
INCOME???

WRATH OF 
ANUBIS
ESCAPE 
ROOM

America’s 2nd Largest Indoor Waterpark
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Kalahari Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center  

o 40,000 sq ft entertainment center

o 977 guest rooms

o Kalahari spa and salon

o Dinning options
o 4 Sit-down dining
o 6 Quick service dining
o 8 Bars
o 1 Sweet treat

◦ RACK Rate vs Avg room rate (ARR)
◦ 977 Rooms at RAK or ARR

◦ Income from stores & restaurants
◦ Rental income vs food & beverage income

◦ Waterpark income
◦ Percentage attributed to FF&E or personal property

◦ entertainment center
◦ Rental Income vs sales income

◦ Misc income
◦ Valet or Parking???
◦ Spa and Salon

◦ Convention center
◦ Rental Income and food beverage income

Income Approach to Value
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Kalahari Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center 

o 40,000 sq ft entertainment center

o 977 guest rooms

o Kalahari spa and salon

o Dinning options
o 4 Sit-down dining
o 6 Quick service dining
o 8 Bars
o 1 Sweet treat

◦ RACK Rate vs Avg room rate (ARR)
◦ 977 Rooms at RAK or ARR

o Rack Rate - maximum a property charges for a 
room," according to Frommer’s travel guides.

o Avg Room Rate - is a measure of the average 
rate paid for the rooms sold, calculated by 
dividing total room revenue by rooms sold.

o Kalahari is unique – included in the Room Rate 
are 4 passes to the water park.  
o How do we determine the room income and 

separate the water park income?  

Income Approach to Value

Presenter
Presentation Notes
Great Wolf lodge room rates start at $200 per night which includes up to 4 water park passes.  There are 401 rooms
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Kalahari Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center 

o 40,000 sq ft entertainment center

o 977 guest rooms

o Kalahari spa and salon

o Dinning options
o 4 Sit-down dining
o 6 Quick service dining
o 8 Bars
o 1 Sweet treat

Store & Restaurant Income

 Leased Space – NOI / CAP Rate
 Terms of lease
 Overage rent
 E.g.

 Food & Beverage Income
 If resorts owns store and restaurant then 

percentage of sales minus expenses is attributed to 
the value of the real property.
 Can you use market rents for the restaurants, 

Stores or other amenities if they are owned by the 
resort?

Income Approach to Value
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Kalahari Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center

o 40,000 sq ft entertainment center

o 977 guest rooms

o Kalahari spa and salon

o Dinning options
o 4 Sit-down dining
o 6 Quick service dining
o 8 Bars
o 1 Sweet treat

Waterpark Income 

Daily Passes are $69 per day.
 How much of the $69 is attributed to the real property 

value?
 E.g.  1,000 visitors per day

Included in room rate are 4 water park passes.
 Do we determine the value of these 4 passes during 

the waterpark income evaluation or during the room 
income evaluation?

Rental income from cabana’s (average daily rate)
 33 cabanas - $99 per day
 4 hot tub cabanas - $499 per day
 3 party cabanas - $299 per day

Income Approach to Value
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Kalahari Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center

o 40,000 sq ft entertainment center

o 977 guest rooms

oKalahari spa and salon

o Dinning options
o 4 Sit-down dining
o 6 Quick service dining
o 8 Bars
o 1 Sweet treat

Entertainment center

 Leased Space – NOI / CAP Rate
 Terms of lease
 Overage Rent
 E.g.

 Entertainment area
 If resorts owns entertainment, then percentage of sales 

minus expenses can be attributed to the value of the 
real property.
 What is the market rent for the space of these vending 

or arcade machines?

Income Approach to Value
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Kalahari Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center

o 40,000 sq ft entertainment center

o 977 guest rooms

o Kalahari spa and salon

o Dinning options
o 4 Sit-down dining
o 6 Quick service dining
o 8 Bars
o 1 Sweet treat

Miscellaneous Income

 Spa & Salon
 Leased space – NOI / CAP Rate
 Terms of lease
 Overage rent
 E.g.

 Spa & Salon income
 If resorts owns Spa and Salon, then percentage of 

sales minus expenses is attributed to the value of 
the real property

Parking
 Valet – Do you include in valuation
 Self – Is there value on a self park lot?

Income Approach to Value
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Kalahari Resort Amenities:

o 220,000 sq ft indoor water park

o 205,000 sq ft convention center

o 40,000 sq ft entertainment center  

o Kalahari spa and salon

o Dinning options
o 4 Sit-down dining
o 6 Quick service dining
o 8 Bars
o 1 Sweet treat

Convention Center

Leased space – NOI / CAP Rate
 Terms of lease
 Overage rent

 Convention center income
 If resorts owns convention center, then percentage 

of sales minus expenses is attributed to the value of 
the real property.

 Resorts with convention centers typically waive 
meeting room rental fees if the renter meets the 
room block allotment.  
 How do you value when no rental income is 

available because it is attributed to the room rates.

Income Approach to Value
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QUESTIONS
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