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October 27, 2017          

   
 
Judy Garrett 
Tourism Manager 
City of Belton 
412 East Central Avenue 
Belton, Texas 76513 
     
 
Dear Ms. Garrett, 

The City of Belton engaged Hunden Strategic Partners (HSP) to conduct an analysis to determine the 
market and financial feasibility of a hotel and conference center development within the Belton City limits. 
The attached is our report.  

This deliverable has been prepared under the following general assumptions and limiting conditions: 
§ The findings presented herein reflect analysis of primary and secondary sources of information 

that are assumed to be correct. HSP utilized sources deemed to be reliable, but cannot 
guarantee their accuracy.  

§ No responsibility is taken for changes in market conditions after the date of this report and no 
obligation is assumed to revise this report to reflect events or conditions occurring after the 
date of this report. 

§ HSP has no control over construction costs or timing of construction and opening. 
§ Macroeconomic events affecting travel and the economy cannot be predicted and may impact 

the development and performance of the project.  

We have enjoyed serving you on this engagement and look forward to providing you with continuing service. 

Sincerely yours, 

 

 

Hunden Strategic Partners  
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INTRODUCTION 
Hunden Strategic Partners was retained by the City of Belton to study the market and financially feasibility of 
a conference center and hotel development within the Belton city limits. HSP’s analysis includes a 
comprehensive understanding of the market, current and future hotel growth trends, competitive Belton hotel 
analysis, recommendations, and demand and financial projections.  

The City of Belton, Bell County, and the surrounding region continue to be positively influenced by the growth 
of major Texas cities and the I-35 corridor. The continued development of Interstate 14 will also help Belton 
and the surrounding region to grow and expand. Each of these factors positively influence the Belton area 
population growth. That being said, Belton is still a relatively small market within Texas and is not currently 
considered a primary destination for traditional leisure travel or high-rated events. The key demand generator 
for the local community remains the Bell County Expo Center. 

A primary focus of the analysis was to determine the opportunity for conference center and hotel development 
on the land adjacent to the Bell County Expo Center. The complex, which currently offers more than 100,000 
square feet of flat floor event space, does not offer a true ballroom, breakout meeting rooms, or adequate 
hotel options. This limits the type, and quality, of events that Belton is able to attract.  The venue, which is 
undergoing a $30 million-dollar expansion that includes an equestrian livestock facility, show arena, and horse 
stalls, currently hosts a variety of exhibits, conventions, trade shows, and public events. Today’s corporate 
and state association meeting planners covet branded, walkable, high quality hotel properties that can offer 
significant room blocks. The midscale 73-room La Quinta Inn and Suites, the only walkable hotel option 
surrounding the facility, does not offer the appropriate size, amenities or function space to enhance the overall 
meetings and events package of Belton. An adjacent conference center hotel development would significantly 
enhance the Bell County Expo Center’s ability to attract higher rated conferences and conventions. This 
represents the primary opportunity and gap for Belton. 

The Belton market does, however, present a variety of challenges. The occupancy rates and average daily 
rates of competitive hotel are relatively low due to the market dynamics, and the business mix of the 
community generally consists of lower paying groups. Therefore, HSP conducted two scenarios for hotel 
products that would enhance the Bell County Expo Center’s ability to induce new business:  a 150-room 
Courtyard-style conference center hotel with a small ballroom and bank of meeting rooms (select service on 
steroids) and 120-room Hampton style hotel with minimal function space (more feasible, but less induction 
capability). The more robust product is less viable, but has the most ability to induce new group demand, and 
corporate demand, to Belton and the Bell County Expo Center. 

In addition, HSP considered the opportunity for potential resort conference hotel development on the shores 
of Belton Lake. The natural setting of the area could be enhanced, similar to Hyatt Regency Lost Pines 
Resort, creating a transformative opportunity that would extend well beyond Belton and the surrounding 
communities. However, the development costs, and hassle associated with working with Army Corp of 
Engineers, is a time and cost hurdle that will take significant heavy lifting to get over. HSP suggests this as a 
longer-term plan.  

HSP also considered downtown Belton with regards to market opportunity for a conference center and hotel. 
While downtown Belton continues to develop and become a more attractive destination for visitors and locals, 
the community is still in nascent stages and lacks the consistent demand generators to support a hotel. HSP 
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suggests that is also a longer-term opportunity that can occur once the downtown has developed a critical 
mass of walkable restaurants and some retail.   

Following the SWOT analysis, recommendations are provided for the project.  

SWOT Analysis 

Strengths 

§ Bell County Expo Center. The presence of a high-quality, flexible event facility in the local 
market is an asset that must be leveraged. With more than 50,000 square feet of exhibit space, 
the complex can host a wide range of events, from convention to exhibits to entertainment and 
sporting events. The city has invested in the complex, with a $30 million expansion currently 
underway, and has also demonstrated a commitment to grow the size and quality of events in 
the market. As the primary demand generator for Belton and Temple hotel properties, the Bell 
County Expo Center, which is currently lacking an appropriate hotel and ballroom package, is 
the driving force behind the opportunity for a new conference hotel in Belton.  

§ Surrounding Demand Generators. While the Expo Center will play a critical role in the success 
of any new hotel, Belton offers a variety of other demand generators. The University of Mary 
Hardin Baylor, located just outside downtown Belton, positively impacts the hotel market 
throughout the entire year, and conversations with local corporations indicates partnership 
opportunities if a new, high-quality hotel is developed. In addition, Belton Lake is a natural asset 
that will continue that will continue to drive visitation and demand throughout the local market.  

§ Visibility and Access. Assuming the hotel is developed near Interstate 35, the hotel could have 
significant visibility to traffic traveling in and out of Belton and through the region. This is vital to 
groups and leisure travelers, who aside from possible off-site advertising such as billboards, 
would be unaware of hotel options within Belton. The proposed hotel would be very accessible 
just off the highway and would service area businesses and any overflow from the Temple area 
well. 

§ Opportunity for Groups to “Own” the Community. Smaller markets can attract groups that 
do not like being one of many events in town. In a smaller market a group is able to book an 
entire conference facility and not host simultaneous events with other potential groups. This 
gives the sense of added importance and attention, as well as eliminates competition for shared 
facility space and amenities. In Belton, a group will likely “own the hotel” and establishments 
while in town, providing a sense of attention and pride to the group. 

§ Flight to Quality. There is a flight to quality that occurs when new, well-located hotels open with 
the services and amenities customers expect. As a result, this draws business from the existing 
hotels, such as some of the properties in the Temple area, that may be older or of lesser quality 
than customers desire. 

§ Community Growth. The City of Belton, and the surrounding region, continues to grow and 
develop in all directions. As the population increases and more citizens continue to visit the 
area, the need for a high-quality lodging option will only increase.  
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Weaknesses 
§ Lack of Traditional Demand Generators. While the presence of the Expo Center and the 

university are critical to the success of any future conference hotel development, the lack of 
significant corporate and leisure demand will present challenges. If there is not a major event 
occurring at the Bell County Expo Center, demand generated by local corporations will be relied 
upon to fill room nights on weekdays throughout the year. In addition, Belton does not offer 
tourist destination and activities that generate traditional weekend demand. A market that lacks 
primary demand drivers for hotel room nights will present challenges to hotel developers.  

§ Hotel Rates. Performance of the competitive hotel set in Belton has remained relatively 
consistent from an occupancy perspective over the last five years. However, hotel rates of the 
competitive set, averaging $95, are still below the threshold that will support full-service 
conference hotel options.  

§ Small Market. The population of Belton and the business community is small in comparison to 
larger cities and markets, such as Austin or Waco. As a result, there is not a critical mass of 
hotel demand from these traditional sources. This is the largest hindrance to the development 
and viability of a hotel, especially one with full-service amenities like catering and ballroom 
space.  

Opportunities 
§ Meetings and Events. Conversations with local stakeholders, hoteliers, and Expo Center 

representatives indicated that the Bell County Expo Center is hindered by the lack of available, 
walkable high-quality hotel rooms blocks. The La Quinta does not offer the brand, amenities, or 
room blocks to adequately support such a large event facility. A new, high quality hotel 
development located within walking distance of the Expo Center will allow Belton to pursue 
larger, higher-rated events that the city cannot currently attract. In addition, the development of 
function space as part of a hotel, including ballroom space, would complement the Expo Center 
and enhance the attractiveness of the entire events package.  

§ Lack of Existing High Quality Select or Full-Service Hotel. There is no direct competitor for 
the Project in Belton, suggesting it would own the market. There has been a cycling down and 
decline of the existing hotels due to a lack of reinvestment in and updates to the properties, 
which is necessary to compete with the surrounding market’s level of quality. Therefore, the new 
hotel would be the highest quality hotel in Belton and the competitive set. This would set it apart 
from all competitors, regardless of location. Depending upon the amenities and function space 
offered, the hotel could fill a gap in the market for high quality, select or full-service lodgings and 
larger meeting space.  

§ Catalytic Development. The proposed hotel can serve as a catalytic development to retain and 
attract businesses, groups and visitors to Belton. Development is often a catch-22 situation, 
where an investment such as a hotel is not necessarily feasible without other amenities and 
demand generators. Yet the other amenities and demand generators may not occur as quickly 
without a hotel. To start the development trend, public entities can spur development by 
investing in this area now, helping to bridge the risk gap that has kept other developers at bay. 
The Bell County Expo Center expansion is a project that will help spur additional restaurants, 
bars and retail shops, and other types of businesses (either new or relocated). Businesses and 
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entrepreneurs notice when the city is aggressive and takes and active role in improving itself via 
public-private partnerships, key public investments and other quality of life enhancements. 
These create an environment where others are then more willing to invest time, money, talent 
and effort into a new business in Belton, move there as residents or visit with their group. 

Threats 
§ Economic downturns. Belton does not have an abundance of tourist attractions or tourism 

demand generators that lure large amounts of visitors regularly. The tourism base is relatively 
limited, causing Belton to be heavily reliant on the demand generated by the Expo Center. The 
performance of regional businesses and the overall economy can greatly impact the demand for 
the Project. 

Implications and Recommendations 

Recommended Facility. HSP ran multiple scenarios and, based on market opportunities and indications of 
the public sector’s needs for function space, a 150-room Courtyard-style “select-service on steroids” hotel is 
recommended, including approximately 6,900 square feet of function space. As discussed in Chapter 6, a site 
adjacent to the Bell County Expo Center is recommended due to the proximity of a major demand generator 
and access of Interstate 35. In addition, any hotel should be developed in a position that will allow for 
expansion. As the community’s needs change, the facility should be planned to accommodate the greater 
needs by having space to increase hotel rooms, expand function space or both. Space should be large 
enough to add additional ballroom space and enough meeting rooms to compliment the ballroom expansion. 
This element of the Project is critical to ensure the conference hotel does not become obsolete. 

Recommendation Scenario 1: 150-room Courtyard by Marriott 
§ Room Count.  A select service branded hotel with 150 rooms is the recommended hotel.  
§ Room Mix. A balanced room mix is important to attract and accommodate all visitor segments. 

The double-double room configuration is very important to the large sports tourism demand, 
where teams or families put as many as four to five per room. The ability to meet the room block 
needs of tournament organizers will make the hotel a more appealing property in the market. On 
the other hand, corporate transient guests typically require a king configuration, so the proper 
room mix is essential.  

§ Strong Brand. HSP recommends the hotel be associated with a strong select-service brand 
from the following brand families: Marriott, Hilton, or Hyatt. There are also other brands that may 
work, however the above have the best loyalty programs and would capture at least their fair 
share of the market. For this specific situation, HSP’s projections assume a Courtyard by 
Marriott development. 

§ Amenities. Services that cater to the business traveler like complimentary Wi-Fi, business 
center, and fitness center will help attract the business travelers that regularly visit Belton and 
the surrounding region. These amenities have come to be expected by modern business 
travelers. 
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§ Food and Beverage: While Courtyard by Marriott hotels do not feature traditional restaurants, 
the properties feature a bistro that sells fresh cooked and prepared breakfast (not 
complimentary), appetizers, and sandwiches. Each hotel also features a 24-hour “mini-mart.” 

§ Function Space. The recommended conference hotel should include a 4,500-square foot 
ballroom and three 800-square foot meeting rooms, plus a boardroom for 20 – 24 people. This 
will allow for larger meetings onsite and should attract more group business, including trainings, 
to the hotel. If the meeting and function space were built adjacent to the proposed hotel, instead 
of connected directly to it, additional challenges would arise. Due to the weather and the 
catering requirements for events, even if separated by a short distance, walking between 
facilities would be a hindrance in attracting guests and in efficiently run operations. Guests with 
limited mobility or handicaps could see the short distance between the facilities as a reason to 
book their events with another hotel in the market. 

By incorporating these recommendations for the 150-room select-service conference hotel, HSP believes the 
hotel project will provide the most feasible option while still generating significant economic impact for Belton. 
The recommended property will have inducement capability to bring in new group business to itself, the Bell 
County Expo Center, and the rest of the market. If local companies are able to steer group and contract 
business to the property, regardless of location, it will help the hotel, local establishments and the community.   

Financial Projections – Scenario 1 

The next table shows the projected performance of the Scenario 1 Courtyard by Marriott hotel based on 
several assumptions about the property.  

The figures are shown as earned (cash basis) and in nominal amounts, not discounted. PAR stands for “per 
available room” and are shown on an annual basis and POR stands for “per occupied room” and are shown 
on a per night basis. 
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Table 1 
Projection of Income & Expense (in $000, inflated) 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 10
Room Count 150 150 150 150 150 150
Available Room Nights 54,750 54,750 54,750 54,750 54,750 54,750
Occupancy Rates 54% 59% 64% 68% 68% 68%
Occupied Room Nights 29,720 32,568 35,250 37,038 37,336 37,336
Average Daily Rate $110 $112 $115 $117 $120 $133
RevPAR $60 $67 $74 $79 $82 $91
Percent of Change from Prior Year -- 12.2% 10.3% 7.4% 3.0% 2.2%

 $ % PAR POR $ $ $ $ %

REVENUE
Rooms $3,264 84.0% $21,759 $110 $3,661 $4,038 $4,335 $4,465 83.4% $4,978
Hotel Food and Beverage 466 12.0% $3,108 $16 524 580 624 642 12.0% 716
Other Operated Departments 117 3.0% $777 $4 131 145 156 161 3.0% 179
Rentals and Other Income 62 1.6% $414 $2 70 77 83 86 1.6% 164

Total Revenue $3,886 100.0% $25,904 $131 $4,369 $4,830 $5,198 $5,354 100.0% $6,037

DEPARTMENTAL EXPENSES   

Rooms $813 24.9% $5,418 $27 $838 $888 $954 $982 22.0% $1,095
Hotel Food and Beverage 326 70.0% $2,176 $11 362 400 424 437 68.0% 487
Other Operated Departments 69 59.0% $459 $2 76 84 90 93 58.0% 104
Rent and Other Income 7 11.0% $46 $0 7 8 8 4 5.0% 8

Total Departmental Expenses $1,215 31.3% $8,098 $41 $1,283 $1,380 $1,477 $1,517 28.3% $1,694

Gross Operating Income $2,671 68.7% $17,806 $90 $3,086 $3,450 $3,721 $3,837 71.7% $4,343

UNDISTRIBUTED OPERATING EXPENSES     
Administrative and General $326 8.4% $2,176 $11 $345 $357 $379 $391 7.3% $441
Marketing $307 7.9% $2,046 $10 $323 $343 $364 $375 7.0% $423
Utility Costs $202 5.2% $1,347 $7 $205 $213 $229 $236 4.4% $266
Property Operations and Maintenance $210 5.4% $1,399 $7 $214 $222 $239 $246 4.6% $278

Total Undistributed Expenses $1,045 26.9% $6,968 $35 $1,088 $1,135 $1,211 $1,247 23.3% $1,407

Gross Operating Profit $1,626 41.8% $10,838 $55 $1,998 $2,315 $2,510 $2,590 48.4% $2,936

Franchise Fees $117 3.0% $777 $4 $131 $145 $156 $161 3.0% $181

FIXED EXPENSES     

Property Taxes 171$                  4.4% $1,140 $6 228                  240                  245                  250                  4.7% 276                   
Insurance 58 1.5% $389 $2 61 63 68 70 1.3% 78
Management Fee 155 4.0% $1,036 $5 175 193 208 214 4.0% 241
Reserve for Replacement $39 1.0% $259 $1 $66 $97 $156 $161 3.0% $181

Total Fixed Expenses $424 10.9% $2,824 $14 $529 $593 $676 $694 13.0% $777

Cash Flow from Operations $1,086 27.9% $7,237 $37 $1,337 $1,577 $1,678 $1,735 32.4% $1,978

Source: Hunden Strategic Partners  

The property is projected to generate a total of nearly $3.9 million in gross revenue in the first year, increasing 
to more than $6.0 million in the tenth year. Approximately $1.09 million is estimated to be available to satisfy 
debt and equity requirements in the first year (28 percent of gross revenue), increasing to $1.98 million in the 
tenth year.  

Recommendation Scenario 2: 120-room Hampton Inn  

For any hotel development, the cost per room increases with the increase in the amount of function space. 
Profitability declines as more amenities are offered, as well. Therefore, a more basic, rooms only hotel, with a 
small block of meeting rooms, would be a more financially feasible option for the Belton market. While this 
hotel product would not induce the level of group and event demand that a conference hotel would attract, any 
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new, high quality hotel options within walking distance of the Bell County Expo Center would benefit the 
facility and entire Belton market. For the purposed of the financial projections analysis, HSP assumed a 120-
room Hampton Inn development that features two 800-sque foot breakout meeting rooms. This hotel would 
feature the amenities that have come to be expected from modern travelers, including wifi, fitness centers, 
business centers, and complimentary breakfast options. 

Financial Projections – Scenario 2 

The next table shows the projected performance of the Scenario 2 Hampton Inn hotel based on a number of 
assumptions about the property.  

Table 2 
Projection of Income & Expense (in $000, inflated) 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 10
Room Count 120 120 120 120 120 120
Available Room Nights 43,800 43,800 43,800 43,800 43,800 43,800
Occupancy Rates 55% 60% 65% 68% 69% 69%
Occupied Room Nights 23,993 26,303 28,326 29,888 30,127 30,127
Average Daily Rate $110 $113 $115 $117 $120 $134
RevPAR $60 $68 $74 $80 $82 $92
Percent of Change from Prior Year -- 12.2% 9.8% 7.9% 3.0% 2.2%

 $ % PAR POR $ $ $ $ %

REVENUE
Rooms $2,639 94.2% $21,992 $110 $2,961 $3,251 $3,508 $3,613 93.6% $4,028
Hotel Food and Beverage 34 1.2% $280 $1 38 42 45 46 1.2% 52
Other Operated Departments 84 3.0% $700 $4 95 104 112 116 3.0% 129
Rentals and Other Income 62 2.2% $514 $3 69 76 82 85 2.2% 163

Total Revenue $2,802 100.0% $23,346 $117 $3,150 $3,466 $3,748 $3,860 100.0% $4,371

DEPARTMENTAL EXPENSES   

Rooms $657 24.9% $5,476 $27 $678 $715 $772 $795 22.0% $886
Hotel Food and Beverage 24 70.0% $196 $1 26 29 31 31 68.0% 35
Other Operated Departments 50 59.0% $413 $2 55 60 65 67 58.0% 75
Rent and Other Income 7 11.0% $56 $0 7 8 8 4 5.0% 8

Total Departmental Expenses $737 26.3% $6,142 $31 $766 $812 $876 $898 23.3% $1,004

Gross Operating Income $2,064 73.7% $17,204 $86 $2,384 $2,654 $2,872 $2,962 76.7% $3,367

UNDISTRIBUTED OPERATING EXPENSES     
Administrative and General $235 8.4% $1,961 $10 $249 $256 $274 $282 7.3% $319
Marketing $221 7.9% $1,844 $9 $233 $246 $262 $270 7.0% $306
Utility Costs $146 5.2% $1,214 $6 $148 $153 $165 $170 4.4% $192
Property Operations and Maintenance $151 5.4% $1,261 $6 $154 $159 $172 $178 4.6% $201

Total Undistributed Expenses $754 26.9% $6,280 $31 $784 $815 $873 $899 23.3% $1,019

Gross Operating Profit $1,311 46.8% $10,924 $55 $1,600 $1,840 $1,999 $2,063 53.4% $2,349

Franchise Fees $84 3.0% $700 $4 $95 $104 $112 $116 3.0% $131

FIXED EXPENSES     

Property Taxes 137$                  4.9% $1,140 $6 182                  192                  196                  200                  5.2% 221                   
Insurance 42 1.5% $350 $2 44 45 49 50 1.3% 57
Management Fee 112 4.0% $934 $5 126 139 150 154 4.0% 175
Reserve for Replacement $28 1.0% $233 $1 $47 $69 $112 $116 3.0% $131

Total Fixed Expenses $319 11.4% $2,657 $13 $400 $445 $507 $520 13.5% $583

Cash Flow from Operations $908 32.4% $7,566 $38 $1,106 $1,291 $1,379 $1,427 37.0% $1,634

Source: Hunden Strategic Partners  
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The 120-room Hampton Inn is projected to generate a total of approximately $2.8 million in gross revenue in 
the first year, increasing to nearly $4.4 million in the tenth year. Approximately $908,000 is estimated to be 
available to satisfy debt and equity requirements in the first year (32 percent of gross revenue), increasing to 
$1.6 million in the tenth year.  

Recommendation Scenario 3: 250-room Luxury Resort 

In addition to a traditional conference center and hotel development to support the Bell County Expo Center, 
HSP also considered the opportunity for a Luxury Resort development on the shores of Belton Lake. The 
natural setting and access to water is an asset that could be leveraged by the city into a transformational 
attraction for the entire region. Similar to the Hyatt Regency Lost Pines Resort in Lost Pines, Texas, this type 
of development could include up to 60,000 square feet of conference center space, a variety of restaurant and 
bar options, a spa, retail shops, and a collection of outdoor and water activities. Unlike traditional hotel 
developments, this type of property would not be hindered by the performance of the local hotel market. While 
this type of development would be a game-changer for the Belton market as it relates to attracting groups, 
leisure travelers, corporations, and potential residents, the costs associated with such a project is a significant 
hurdle that will require significant investment from the public sector. Currently, comparable resort 
developments in McKinney, Texas, and Round Rock, Texas are being developed for costs ranging from $100 
million to $300 million.  

Financial Projections – Scenario 3 

The next table shows the projected performance of the Scenario 3 Luxury Resort based on several 
assumptions about the property.  
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Table 3 
Projection of Income & Expense (in $000, inflated) 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 10
Room Count 250 250 250 250 250 250
Available Room Nights 91,250 91,250 91,250 91,250 91,250 91,250
Occupancy Rates 61% 63% 64% 65% 66% 66%
Occupied Room Nights 55,663 57,488 58,400 59,313 60,225 60,225
Average Daily Rate $292 $297 $301 $307 $312 $348
RevPAR $178 $187 $193 $200 $206 $230
Percent of Change from Prior Year -- 5.0% 3.0% 3.6% 3.2% 2.2%

 $ % PAR POR $ $ $ $ %

REVENUE
Rooms $16,253 57.1% $65,014 $292 $17,074 $17,578 $18,209 $18,790 56.5% $20,950
Hotel Food and Beverage 9,137 32.1% $36,549 $164 9,632 9,952 10,345 10,675 32.1% 11,903
Other Operated Departments 2,135 7.5% $8,539 $38 2,250 2,325 2,417 2,494 7.5% 2,781
Rentals and Other Income 1,110 3.9% $4,441 $20 1,170 1,209 1,257 1,297 3.9% 1,514

Total Revenue $28,465 100.0% $113,860 $511 $30,007 $31,002 $32,228 $33,257 100.0% $37,148

DEPARTMENTAL EXPENSES   

Rooms $4,583 28.2% $18,334 $82 $4,473 $4,447 $4,607 $4,754 25.3% $5,300
Hotel Food and Beverage 6,597 72.2% $26,388 $119 6,858 7,086 7,262 7,494 70.2% 8,356
Other Operated Departments 1,497 70.1% $5,986 $27 1,555 1,607 1,670 1,724 69.1% 1,922
Rent and Other Income 122 11.0% $488 $2 117 121 126 65 5.0% 76

Total Departmental Expenses $12,799 45.0% $51,197 $230 $13,004 $13,261 $13,665 $14,037 42.2% $15,653

Gross Operating Income $15,666 55.0% $62,663 $281 $17,003 $17,742 $18,563 $19,220 57.8% $21,494

UNDISTRIBUTED OPERATING EXPENSES     
Administrative and General $2,363 8.3% $9,450 $42 $2,341 $2,263 $2,320 $2,395 7.2% $2,675
Marketing $2,021 7.1% $8,084 $36 $1,980 $1,953 $1,998 $2,062 6.2% $2,303
Utility Costs $996 3.5% $3,985 $18 $900 $837 $870 $898 2.7% $1,003
Property Operations and Maintenance $1,395 4.9% $5,579 $25 $1,320 $1,271 $1,321 $1,364 4.1% $1,523

Total Undistributed Expenses $6,775 23.8% $27,099 $122 $6,541 $6,325 $6,510 $6,718 20.2% $7,504

Gross Operating Profit $8,891 31.2% $35,564 $160 $10,462 $11,417 $12,053 $12,503 37.6% $13,991

Franchise Fees $854 3.0% $3,416 $15 $900 $930 $967 $998 3.0% $1,114

FIXED EXPENSES     

Property Taxes 285$               1.0% $1,140 $5 380               400               408               416               1.3% 459                
Insurance 427 1.5% $1,708 $8 420 403 419 432 1.3% 483
Management Fee 854 3.0% $3,416 $15 900 930 967 998 3.0% 1,114
Reserve for Replacement $285 1.0% $1,139 $5 $450 $620 $967 $998 3.0% $1,114

Total Fixed Expenses $1,851 6.5% $7,402 $33 $2,150 $2,353 $2,761 $2,844 8.6% $3,171

Cash Flow from Operations $6,187 21.7% $24,746 $111 $7,411 $8,134 $8,325 $8,661 26.0% $9,705

Source: Hunden Strategic Partners
 

The property is projected to generate a total of approximately $28.5 million in gross revenue in the first year, 
increasing to nearly $37 million in the tenth year. Approximately $6.1 million is estimated to be available to 
satisfy debt and equity requirements in the first year (22 percent of gross revenue), increasing to $9.7 million 
in the tenth year.  
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Summary of Chapters 

Economic, Demographic, and Tourism Analysis of Belton 

The City of Belton is within Bell County and is part of the Killeen-Temple metropolitan statistical area (MSA). 
The city is approximately one hour north of the Austin-Bergstrom International Airport and two hours south of 
the Dallas/Fort Worth International Airport. The 2016 population estimate was 20,873, which is a 32 percent 
increase from 2000.  

Belton is the county seat of Bell County and lies near the center of the county, between two more prominent 
cities; Killeen and Temple. Bell County has a large and growing population at 335,000 people in 2016, 
featuring two principal cities and a large military base, Fort Hood. Fort Hood is the world's largest military base 
(by area) at 215,000 acres, and is the most populated military base in the U.S. As of 2016, Fort Hood is home 
to 53,413 soldiers and civilian employees, making it the third large population center in Bell County by itself. 

Belton is situated along the very heavily traveled I-35 corridor between the Dallas-Fort Worth Metroplex and 
San Antonio. More specifically, it lies halfway between Waco, home of Baylor University and Austin, the state 
capital, home of the enormous University of Texas and one of the nation's fastest growing cities. Currently, 
Interstate 35 is the only long-distance limited access highway in the immediate area, however, a short 
segment of the future Interstate 14 has been constructed as an east-west link, connecting Fort Hood, Killeen, 
Belton, and Temple (via I-35). These highways sport very high traffic statistics, with traffic counts between 
60,000 on the outskirts and over 100,000 per 24-hour period. 

Belton is located in the center of the “Texas Triangle” of Austin, Dallas and Houston, which includes some of 
the fastest growing large cities in the nation. The Killeen-Fort Hood-Temple Metro Area is growing at a 
considerable rate, but has slowed down quite a bit since the boom years of the 1990s and 2000s. The market 
benefits from a strong diversified economy, and the presence of Fort Hood and the University of Mary Hardin-
Baylor, key assets that make Belton attractive to residents, visitors, and potential developers. It also benefits 
from being positioned half-way between San Antonio and Dallas-Fort Worth, and near to the population and 
higher education centers of Waco and Austin. The Interstate 35 Corridor is a highly significant economic 
force, and the future development of Interstate 14 will have a major positive impact on local community. From 
a tourism perspective, the market offers a collection of attractions, but Belton lacks the destination appeal to 
be viewed as a traditional overnight leisure market. The lack of strong tourism generators will likely result in 
lean weeks and months, particularly during the winter season when local events and festivals are not as 
frequent. This must be considered when analyzing the market opportunity for a new development in Belton. 
Overall, however, analysis of the economic and demographic trends of the community indicates opportunity 
for some level of future development in the Belton market.  

Conference, Meeting, and Event Industry Analysis; Trends 

The exhibition, convention and conference event industry is diverse and responds well to facilities that can 
accommodate their needs, such as assembly space for general sessions and displays, ballroom facilities and 
numerous breakout-meeting rooms. Since 2013, the meetings and convention business has been expanding 
at a rapid pace, in many cases faster than the growth in corporate or leisure business.  Overall, the industry 
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today is about the same size as is it was in 2000, but with many more facilities and adjacent hotel packages to 
choose from.  

Important factors in the process of choosing a convention or meeting site includes availability of nearby hotel 
rooms, cost of travel, and meeting space in the facility and hotels. The most important types of meeting space 
now are the number of breakout meeting rooms and ballrooms. Expo and exhibition space are still important, 
but less so now than in the past. Higher rated business (e.g. corporate, medical, associations that are willing 
to pay more for better facilities and experiences) needs many breakout rooms and high-quality ballrooms to 
conduct training and other meetings. With regards to Belton and the Bell County Expo Center, the facility 
lacks the package of meeting rooms, ballroom, and walkable hotel rooms to meet the expectation of modern 
meeting planners. While the facility offers high quality, flexible spaces, the venue does not offer the package 
of rooms and amenities to attract higher rated business on a consistent basis.  

Is investment in this industry worth it? For those that construct and manage the right set of facilities within an 
attractive market, yes. Those that put the right package together (hotels and the right kinds of function space 
in a walkable environment) will generate new meetings and event business. Enhancing the ‘fun’ side of the 
community, such as a nearby downtown or entertainment/restaurant district, will provide additional selling 
points in this competitive industry. Ultimately, those cities with a competitive package will generate a constant 
flow of group and event business that will support hotels, restaurants and jobs. 

For those communities that can make it work, there is a fiscal and economic return in the form of hotel and 
other taxes, jobs and urban economic activity. It also highlights the community as a place to live, work, play 
and visit again. Yet the upfront investment can be large, and ongoing support can also be quite significant.  

Meetings Market Analysis; Meeting Planner Survey 

The following table shows the function space for the local venues in Belton and the surrounding areas. 
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Table 4 

Belton Meetings Market Supply

Facility City

Miles 
from 
Expo

Total 
Function 

Space (SF)

Exhibit 
Space 

(SF)

Ballroom 
Space 
(SF)

Meeting 
Space 
(SF)

Breakout 
Rooms

Walkable 
Hotel 

Rooms
Bell County Expo Center Belton 0.0 78,400 55,000 16,500 6,900 1 72
La Quinta Inn & Suites Belton 0.2 1,276 -- -- 1,276 2 72
Bell County Museum * Belton 2.3 2,250 -- -- 2,250 1 --
Harris Community Center * Belton 2.7 1,820 -- 1,100 720 4 --
River Forest Inn * Belton 3.1 1,500 -- -- 1,500 1 49
Cathedral Oaks Event Center * Belton 3.7 8,000 -- 8,000 -- -- --
Summers Mill Retreat & Conference Center Belton 6.8 4,725 -- -- 4,725 3 --
The Inn At Salado Salado 7.6 3,300 -- 3,300 -- -- 94
Hilton Garden Inn Temple Temple 8.9 4,399 -- 2,924 1,475 3 450
Mayborn Convention Center Temple 12.0 21,626 18,620 0 3,006 7 --
Killeen Civic & Conference Center Killeen 17.5 84,870 53,000 23,400 8,470 8 160
Courtyard Killeen Killeen 18.2 8,700 -- 6,000 2,700 3 325
Average 18,406 42,207 7,653 3,302 3 175

* Spaces were estimated from room capacities
Source: See Belton, Various Event Facilities, Hunden Strategic Partners

 

As the table shows, Belton currently offers no venues that feature flexible ballroom space and breakout 
rooms. The Bell County Expo Center, the primary event venue in the market, offers a 16,500-square foot 
assembly hall but does not offer a true, flexible, carpeted ballroom capable of properly hosting higher rated 
events, ceremonies, and high-quality banquets. The Bell County Expo Center also offers a 6,900-square foot 
special events room, but no true breakout rooms. Outside of Belton, Temple and Killeen each offer their own 
convention and conference center. While The Mayborn Convention Center, located 12 miles from Belton in 
Temple, features a 18,000-square foot exhibit hall and eight breakout rooms, the venue does not feature 
ballroom space. The Killeen Civic and Conference Center offers the largest true ballroom in the market at 
23,400 square feet, but is limited by the exhibit hall, which is just a flat floor in a barn structure. No local facility 
offers a package exhibit space, true ballroom space, and breakout rooms.  

The following table lists the regional competitive meeting facilities. 
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Table 5 
Regional Meeting Market Analysis

Facility City
Miles from 

Expo

Total 
Function 

Space (SF)
Exhibit 
Space

Ballroom 
Space

Meeting 
Space

Breakout 
Rooms

 Walkable 
Hotel 

Rooms
Sheraton Georgetown Texas Hotel & Conference Center Georgetown 31.0 18,875 -- 15,921 2,954 4 222
Wingate By Wyndham Round Rock Round Rock 39.2 9,356 -- 4,056 5,300 9 222
Austin Marriott North Round Rock 42.5 12,905 -- 7,480 5,425 9 524
Extraco Events Center Waco 44.3 73,000 35,000 -- 38,000 2 --
Waco Convention Center Waco 45.8 80,985 48,300 13,818 18,867 10 348
Courtyard Austin Pflugerville Pflugerville 47.3 11,332 -- 8,207 3,125 6 217
Brazos County Exposition Complex Bryan 86.8 76,000 50,000 26,000 -- -- --
The Brazos Center Bryan 87.1 21,146 -- 13,000 8,146 6 --
Hilton College Station & Conference Center College Station 90.4 23,725 -- 19,945 3,780 8 819
Embassy Suites by Hilton San Marcos Hotel Conference Center & Spa San Marcos 103 42,312 -- 36,000 6,312 7 283
Beaumont Ranch * Grandview 108 30,750 -- 30,000 750 1 16
La Torretta Lake Resort & Spa Montgomery/Lake Conroe Montgomery 142 41,285 5,073 20,896 15,316 14 445
Average -- -- 36,964 44,433 16,047 10,212 7 376

* Spaces were estimated from room capacities
Source: Cvent, Various Event Facilities, Hunden Strategic Partners  

The largest competitive facility in the region is the Waco Convention Center, with nearly 81,000 square feet of 
total function space. The average for walkable hotel rooms for the competitive facilities is 376 rooms per 
venue, which is nearly five times the offering at the BCEC. The region has only four facilities with exhibition 
space, and the BCEC offers more than any of them. Competitive regional event facilities, on average, offer 
seven breakout rooms and 16,000 square feet of traditional ballroom space. These flexible, high quality event 
spaces present a major competitive advantage over the Bell County Expo Center and existing event facilities 
in the local market. Conversations with local market representatives indicated that Round Rock facilities, as 
well as the Embassy Suites by Hilton San Marcos, are able to attract a significant portion of higher rated 
corporate business and state associations due to the quality of event space and adjacent hotel options. 

HSP reached out to local market experts, Convention and Visitors Bureau representatives, facility managers, 
hoteliers, and other Belton stakeholders to better understand the meetings and events market and the future 
meeting opportunities in Belton. Key takeaways from those conversations include: 

§ The lack of flexible ballroom space, breakout rooms, and walkable hotel rooms severely limits 
the types of events that the Bell County Expo Center can attract. The existing offerings ensure 
that the venue cannot compete for higher rated business that is looking for a higher quality event 
facility and branded hotel options.  

§ Due to the rapid growth of the Austin Metroplex, events that have historically occurred in Austin 
continue to expand and are looking for other venues in the region. Whether it is because of price 
or space constraints, the growth of Austin presents significant opportunity for a new conference 
facility and hotel in Belton. In addition to Austin, the market also continues to feel impact from 
Waco, suggesting additional opportunity.  

§ Currently, technical, medical, and corporate events are not considering Belton due to the lack of 
flexible, high quality spaces and adjacent hotel options. Belton is unable to offer the size and 
quality of ballroom space that Texas state associations are looking for in a venue. The 
development of a high-quality conference center would allow the market to compete for this 
higher rated business.  
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§ In addition to the regional competitors, The Temple Convention Center is currently attracting 
many events that would consider Belton if the market offered a high-quality conference space. 
This presents additional opportunity for Belton moving forwards.  

In addition to local stakeholders and market participants, HSP met with management from the Bell County 
Expo Center to better understand the needs of the complex and future opportunity for a conference center 
and hotel development adjacent to the facility. Following are feedback from those conversations: 

§ The primary competitors for the BCEC are Waco, College Station, Abilene and Fort Worth. 
Currently, due to the lack of branded, walkable hotel rooms surrounding the complex, the Bell 
County Expo Center is at a competitive disadvantage.  

§ Concerts and major entertainment acts typically choosing between Belton, Waco, Cedar Park 
and Austin. The same concert will not play in both Belton and Austin due to proximity.  

§ Visitors and attendees to the Bell County Expo center are currently staying at the Hilton Garden 
Inn, Residence Inn, and Hampton Inn in Temple due to the increased rates at the La Quinta Inn. 
This presents a variety of challenges for the complex.  A minimum of 150 new walkable hotel 
rooms are needed, according to Bell County Expo management.  

§ The BCEC currently cannot accommodate the state and regional markets with the existing 
spaces. With a new attached or walkable conference center and hotel development, the venue 
will be able to pursue higher rated business, including state association events.  

In order to better understand the existing reputation and challenges of Belton, as well as the future opportunity 
for attracting conference, conventions, consumer shows, and other events, HSP conducted a meeting planner 
survey of Austin associations and events. While not completely scientific, this meeting planner feedback 
provides valuable insight on how Belton is viewed as a destination.  

The following figure lists the reasons why Belton was not selected as an event destination.  

Figure 1 
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The lack of full-service hotels in Belton was the most commonly cited reason that meeting planners avoid 
Belton. This was followed by room block size, the city’s location relative to membership and meeting facility 
size. These responses are consistent with the market feedback regarding lost opportunity for events in Belton. 
The lack of walkable, adjacent rooms blocks are the biggest challenge for Belton with regards to attracting 
Austin area events.  

Analysis of the local and regional meetings and event market indicates opportunity for the future of Belton and 
Bell County Expo Center. Currently, the local market does not offer the size and quality of spaces necessary 
to accommodate higher rated groups, corporations, and state associations. The Bell County Expo Center, the 
primary venue in the local market does not offer a true ballroom or breakout rooms, and the venue only offers 
72 walkable hotel rooms. In addition, comparisons to competitive regional venues indicate that the BCEC is 
lacking in both ballroom space and walkable hotel rooms, which puts the complex at a competitive 
disadvantage for attracting high impact events throughout the region. Conversations and feedback from local 
market experts, facility managers, major complex users, and meeting planners indicate that the Bell County 
Expo Center, with additional expansion and improvements, could accommodate the pent-up demand for high 
quality event space in the Belton market. While any new development will require investment, market analysis 
suggests that there is opportunity for Belton to become a stronger destination for conference, conventions, 
consumer shows, and other events. 

Conference Hotel Development Trends   

In today’s competitive convention market, the market has demanded and received top-quality hotel and 
convention/conference center packages, usually connected to each other, in most major U.S. cities and now 
even in second and third-tier cities. As a result, many of these markets have opted for hybrid hotel models 
that include the amenities meeting planners expect but at lower price points via a select-service brand with 
extra amenities, or a full-service brand with fewer amenities and services.  

The driving force behind these convention center and hotel developments in both small and larger markets is 
the public-private partnerships that are designed to bridge the gap in financing and make projects feasible that 
would never be financed without public incentives. In each case presented, local, county and/or state 
governments recognized the need for public incentives that made these projects a reality, thereby making 
their offering packages more attractive to meeting planners. These cities have recognized that neither a 
convention center nor a nice hotel is compelling enough on its own, but rather the entire package of quality 
meeting space, a large quality hotel room block and proximity between the two are essential to remain 
competitive in today’s meetings market.  

For Belton, with some meeting and event space in place, a quality hotel with ancillary function space that fills 
the gap in quality and space type (quality meeting space), helps to support the Expo Center and bolsters the 
convention package. Given the situation with the lack of hotels and ballroom space in the Belton area, a new 
hotel will improve the overall convention/expo center package.  
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Hotel Industry Trends; Local Hotel Market Analysis 

HSP used Smith Travel Research (STR) data to develop and analyze the competitive set of hotels, which are 
defined as newly developed and higher quality properties. The following table shows a summary of the hotels 
in the Belton competitive set. 

Table 6 

Belton Competitive Hotel Supply

Property Name  Distance from Expo Rooms  Chain Scale  Open Date 
La Quinta Inns & Suites Belton Temple South 0.2 72 Midscale May-06
Holiday Inn Express Salado Belton 5.4 79 Upper Midscale Oct-06
Holiday Inn Temple Belton 5.7 99 Upper Midscale Apr-08
Residence Inn Temple 6.4 103 Upscale Jul-07
Hampton Inn Temple 6.8 83 Upper Midscale Mar-14
Holiday Inn Express & Suites Temple Medical Center Area 7.2 71 Upper Midscale Dec-14
Country Inn & Suites Temple 7.2 60 Upper Midscale Sep-94
Fairfield Inn & Suites Temple Belton 7.2 60 Upper Midscale Oct-94
Candlewood Suites Temple Medical Center Area 7.4 76 Midscale May-10
Hilton Garden Inn Temple 7.4 133 Upscale Jan-04
Total/Average 6.09 836 -- Mar-06
Source: Smith Travel Research, Hunden Partners

 

HSP has identified ten hotels as part of the competitive set, totaling 836 rooms. The largest property in the set 
is the Hilton Garden Inn Temple, which opened in 2004. The hotels range in size from 60 rooms to as many 
as 133 rooms, averaging 84 rooms per hotel. The Holiday Inn Temple Belton, Residence Inn Temple, 
Hampton Inn Temple, Holiday Inn Express & Suites Temple Medical Center Area and the Candlewood Suites 
Temple Medical Center Area have all opened within the last ten years. The competitive set includes only one 
Belton property, the 72-room La Quinta Inn and Suites. 

The following table shows the performance data for the City of Belton’s competitive set of hotels from 2012 
through May of 2017.  
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Table 7 

Year

Annual 
Avg. 

Available 
Rooms

Available 
Room 
Nights

% 
Change

Room 
Nights Sold % Change % Occ. % Change ADR % Change RevPar % Change

2012 685 250,115 -- 169,749 -- 67.9 -- $88.80 -- $60.26 --
2013 684 249,660 -0.2% 171,527 1.0% 68.7 1.2% $92.46 4.1% $63.53 5.4%
2014 758 276,529 10.8% 184,990 7.8% 66.9 -2.6% $95.28 3.0% $63.74 0.3%
2015 836 305,140 10.3% 200,452 8.4% 65.7 -1.8% $92.96 -2.4% $61.07 -4.2%
2016 836 305,140 0.0% 202,802 1.2% 66.5 1.2% $95.14 2.3% $63.23 3.5%

2017 YTD (May) 836 126,236 0.0% 87,441 4.6% 69.3 4.6% $95.85 0.1% $66.39 4.7%
Projected 201 7 836 305,140 0.0% 212,131 4.6% 69.5 4.6% $95.14 0.0% $66.14 4.6%

CAGR* (20 12-2016) 5.5% 5.5% -- 4.9% -- -0.5% -- 1.8% -- 1.2% --

*Compound Annual Growth Rate
Sources: Smith Travel Research, Hunden Strategic Partners   

Historical Supply, Demand, Occupancy, ADR, and RevPar for Competitive Hotels

 

From 2012 to 2016, total room nights sold within Belton’s set of competitive hotels increased by nearly 34,000 
to just over 202,800. The number of room nights sold peaked in 2016, and is projected to increase to just over 
212,130 in 2017, based on year to date statistics. Between 2012 and 2016, occupancy fluctuated ranging 
from 66.9 percent to 68.7 percent. The decrease of occupancy in 2015 resulted from the opening of both the 
Hampton Inn Temple and the Holiday Inn Express & Suites Temple-Medical Center Area. Occupancy has 
managed to remain consistent over the last five years, indicating that the market has been able to absorb new 
supply, a positive indicator for future hotel conference center opportunity.  

The average daily rate in the competitive set increased from $88.80 to $95.14 between 2012 and 2016. While 
occupancy levels in the market suggest that there is a growing level of unaccommodated demand in the 
market, and therefore an increasing development opportunity, historic ADRs do not demonstrate such 
promise. An average daily rate of less than $100 will present challenges with regards to a future hotel 
development. Due to the lack of consistent corporate and leisure demand and the prevalence of government 
rates due to the impact of Fort Hood in Killeen, the market has been unable to increase rates. This challenge 
must be considered as the opportunity for future hotel development is considered.  

Stakeholder Feedback 

HSP met with key stakeholders in the City of Belton to better understand the market situation and present 
opportunities. This includes city representatives, hoteliers, event facility management, and local corporations. 
Conversations with local representatives indicated that the primary drivers of hotel room nights for local 
properties include the University of Mary Hardin Baylor, the Bell County Expo Center, and local corporations 
with a major presence in the market. Proximity to Interstate 35, as well as overflow demand from the strong 
medical industry in Temple, present additional opportunities for future hotel development.  

In order to understand the opportunity for a new hotel development in Belton, it is critical to understand the 
level of demand from key market participants.  
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CGI Technologies and Solutions 

CGI is a Canadian global information technology consulting, systems integration, outsourcing, and solutions 
company that has a large presence in Belton. According to conversations with representatives from CGI, the 
Belton office currently generates 300 to 400 room nights per year, but would expand if hotel space was 
available. CGI struggles to find venues for local events as they need space for 400 to 500 people. CGI 
indicated that a rewards program, either Marriott or Hilton, are critical for using a hotel for an event. CGI also 
stated that they currently do not consider Belton lodging options to host their event due to the lack of quality 
and amenities offered in the local market.  

Bell County Museum  

The Bell County Museum in Belton was established in 1991 and owns over 12,000 objects related to the Bell 
County and Central Texas Region. Conversations with museum management indicated that the property is 
currently looking for potential hotel options for its major garage sale event and Association of Museums 
Conference, which each bring in more than 2,000 visitors. The museum would absolutely consider a new, 
high quality, branded conference hotel in Belton for these events.  

The Bell County Expo Center was profiled in greater detail in Chapter 3 of this report.  

Central Texas Council of Governments  

The Central Texas Council of Governments is a non-profit organization that helps local communities work 
cooperatively to improve the conditions and well-being in Central Texas. According to conversations with the 
group, the Central Texas Council of Governments facility offers sizeable event space that is consistently 
occupied by local businesses, nonprofits and associations. The council is unable to host larger events due to 
the lack of high-quality hotel rooms in Belton. National events are currently going to Austin due to the lack of 
lodging options in the local market. 

Parks and Recreation Department  

Conversations with representatives from the Parks and Recreation Departments indicated that Belton has 
strong, and growing, sports participation throughout the city, but doesn’t currently seek to host local or 
regional tournaments and events due to the lack of hotels. Demand within the local community for baseball, 
softball, and soccer continues to grow within Belton. Approximately 75 percent of Belton’s youth participates 
in sports, and residents of Killeen and Temple are traveling to Belton for training and practices. The growth of 
the local sports market presents opportunity in Belton for a variety of sporting tournaments and events, and a 
new branded hotel will significantly enhance the package that Belton can offer.  

Texas Music Series 

The Texas Music Series is a free concert series that begins in April and runs through August held at 
Schoepf’s BBQ in Belton. The series is intended to be a family friendly environment aimed at bringing in 
Texas bands from across the state. According to conversations with representatives from the Music Series 
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the event currently attracts between 700 and 3,000 attendees per week. The majority of the attendees are 
local; however some visitors travel from Austin and College Station. Currently, the Texas Music Series 
partners with the Residence Inn in Temple for traveling band member rooms, but representatives indicated 
that they would love to stay at a hotel in Belton if a branded property were to be developed.  

Temple CVB 

Conversation with representatives from Discover Temple indicated that Temple’s weekday hotel market is 
primarily corporate based. Medical tourism has a major impact on weekday hotel performance throughout 
Temple, while weekend room nights are primarily driven by sports and events occurring at the Mayborn 
Convention Center and Bell County Expo Center. Representatives indicated that Temple lacks a traditional 
leisure market compared to Belton, though neither is robust.  

University of Mary Hardin-Baylor 

The University of Mary Hardin-Baylor was established in 1845 and is located about one mile north of 
Downtown Belton. The university has approximately 4,000 students and houses over 330 staff members. The 
athletic programs at the University of Mary Hardin-Baylor compete in Division III as a member of the American 
Southwest Conference.  

According to conversations with Mary Hardin Baylor representatives, the university is responsible for 
generating a total of 15,000 room nights annually. A breakdown of room nights is as follows: 

§ 4,249 nights from families visiting students 
§ 9,377 nights from alumni visiting 
§ 1,746 other rooms nights from miscellaneous events 
§ University of Mary Hardin-Baylor’s large events are currently being held at university facilities. 

The school offers a special events center which seats 3,000 attendees, a chapel that seats 
1,000, their football stadium that seats 8,000 and recently built a ballroom space on the top floor 
of the student union building. The Bell County Expo Center is being used as a back-up option for 
the university’s graduation if inclement weather is a factor. Overall, university representatives 
indicated strong interest and support of a new, branded hotel development in Belton.  

In addition to academic functions and events, the athletic program will have a significant impact on the market 
opportunity for a new hotel development in Belton. Conversations with Belton Athletics representatives 
indicated that the school hosts events on campus every weekend throughout the school year. These events 
can attract anywhere from 20 to 70 visiting athletes, generating approximately 52 hotel room nights. Teams 
typically stay for one night, with two guests per room.  Visiting teams and athletes are currently staying in 
Temple at the Holiday Inn, Hilton Garden Inn, and Hampton Inn. Due to the size, quality, and amenities of 
local hotels, Belton is not considered. In addition to branded hotel options, meeting space for staff meetings, 
catering, and films sessions is critical to host large groups and football teams, according to UMHB 
representatives. If a branded hotel property with fair room rates ($90) were developed in Belton, the university 
would absolutely consider housing visiting athletes in the new hotel due to proximity and quality.  
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Hotel Pipeline  

In addition to understanding the existing supply, performance, and demand generators, it is critical to 
understand any new hotel supply that will be entering a market. Currently, a 60-room, independent, Expo Inn 
and Suites is under construction adjacent to the La Quinta Inn and Suites in Belton. While the opening of the 
Expo Inn will increase the number of walkable hotel rooms surrounding the Bell county Expo Center to more 
than 130, the size and quality of the product will likely not induce additional demand to the local market. 
Modern meeting planners expect branded properties and 75 to 100-room room-blocks. A small, independent 
hotel development, while helpful, will not have a significant impact on the Bell County Expo Center’s ability to 
attract higher rated events.  

In addition to the Expo Inn and Suites, a 65-room TownePlace Suites is currently under construction in 
Temple. The property is expected to open in early 2018. 

Analysis of the local hotel supply indicates that Belton lacks branded, high quality hotel options for corporate 
travelers, event attendees, and leisure guest. The local market only offers one midscale hotel property, the La 
Quinta Inn and Suites, which presents challenges due to rate compression implemented by property 
management. The remainder of Belton’s hotel supply is comprised of small, aging independent and economy 
properties that do not offer the brand, quality, or amenities needed to attract groups, corporate travelers, and 
higher rated events. The Bell County Expo Center, the primary driver of room nights in the local market, is 
also hindered by the lack of adjacent and walkable hotel options. The closest node of branded hotel options in 
the local market is in Temple, more than six miles from the Bell County Expo Center. Conversations with 
hoteliers and local stakeholders indicate that Temple hotels continue to benefit from the Bell County Expo 
Center, the University of Mary Hardin Baylor, and local Belton corporations. This suggests a level of 
unaccommodated demand in the market that is settling for secondary lodging options because appropriate 
hotel options in Belton do not exist. 

From a performance perspective, occupancy of the competitive set of hotels has managed to remain relatively 
consistent over the past five years with added supply, indicating that the market has absorbed new hotel 
developments. This is a positive indicator of future development opportunity in the local market. The average 
daily rate of the competitive set properties, however, is likely below the level necessary to support high quality 
full service conference hotel development. Due to the lack of strong corporate market and minimal traditional 
leisure demand, hotel properties have been forced to sacrifice rate in order to compete. The lack of higher 
rate group business and statewide association business also hinders rate potential in the market.  

Overall, HSP’s analysis suggests that a potential conference hotel development will help to enhance the 
attractiveness of the Bell County Expo Center and accommodate demand generated by local corporations, 
the University of Mary Hardin Baylor, and a variety of other sports and local events within the local market. 
During the week, a high-quality hotel option would attract higher level business travelers that are currently 
leaving the marker for branded options in Temple. Such a hotel would also help to attract new leisure visitors 
to Belton and generate more activity for retail and restaurants in the market, which would support the 
development of other restaurants and retailers. While the current market situation presents challenges, 
including rate, the local hotel market analysis suggests opportunity for Belton.  
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Site Analysis 

The following figure illustrates the City of Belton and the possible site options for a hotel and conference 
center development. 

Figure 2 

 

Three primary site areas were considered for this analysis. These sites include land adjacent to the Bell 
County Expo Center (Site 1), Belton Lake’s South Shore (Site 2), and Downtown Belton (Site 3).  

While each of the three site locations poses its own strengths and weaknesses, the most viable option for the 
development of a new hotel and conference center is on one of the parcels adjacent to the Bell County Expo 
Center. The Bell County Expo Center is the largest driver of overnight room nights in the market, and the 
Expo Center currently lacks walkable branded hotel options and ballroom space capable of supporting higher 
rated groups and events. The development of a walkable, branded hotel would likely increase the appeal of 
the event and meeting package currently offered by the Expo Center and the City of Belton. The sites located 
around the Bell County Expo Center also offer exceptional visibility and access from the interstate, but lack 
walkable restaurant and retail establishments.  
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The Lake Belton site offers the best and experience of the site options; however, this location lacks easy 
access and visibility as it is more than three miles from the interstate. The Lake Belton site is primed for future 
development long-term, but at this time, due to its isolation from support amenities and location within a 
residential area, should not be considered for the development of a hotel and conference facility.  

While the development of a hotel and conference center in downtown Belton would likely help to revitalize and 
increase downtown activity and spending, HSP does not currently believe that there are enough demand 
generators downtown to support this type of development. Additionally, developments in urban areas are 
more expensive due to site constraints and site preparation. At this time, HSP does not recommend the 
development of a hotel and conference center in downtown Belton.  
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About Hunden Strategic Partners 

Hunden Strategic Partners is a full service real estate development advisory practice specializing in 
destination assets. With professionals in Chicago, Minneapolis and Indiana, Hunden Strategic Partners 
provides a variety of services for all stages of destination development in the following primary areas: 

§ Real estate market and financial feasibility and financial consulting 
§ Owner’s representation and operating consulting 
§ Strategy and master planning 
§ Public incentive analysis 
§ Economic, fiscal, and employment impact analysis (cost/benefit) 
§ Economic and tourism policy/legislation consulting 
§ Organizational development 
§ Research and statistical analysis 
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§ Developer solicitation and selection; Private management company solicitation and selection 

Hunden Strategic Partners professionals have provided all the above services for hundreds of client projects 
worldwide for the public, non-profit and private sectors. In addition, our professionals have prior professional 
career experience in municipal and state government, economic and real estate development, real estate law, 
hotel operations and non-profit management. Over 70 percent of our clients are public entities, such as 
municipalities, counties, states, convention bureaus, authorities and other quasi-government entities 
empowered to conduct real estate, economic development and tourism activities. 

Limiting Conditions 

HSP relied on primary and secondary sources of information for the assumptions made in this report and 
assumes these sources to be accurate. Assumptions created for the analysis were based on the data 
available to HSP during the study period as well as professional judgment. 

The Project is assumed to be owned and operated in a first-class manner by the parties who have operated 
similar facilities. 

No responsibility is taken for unforeseen events occurring after the date of the analysis, including war and 
terror attacks, natural disasters and major economic recessions. 

This report is intended to be used as a tool for decision-making by the contracting parties related to this 
Project and for no other purpose.  
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ECONOMIC & DEMOGRAPHIC ANALYSIS 
Analysis of local market area characteristics such as population, demographics, a diversified economy, access, 
quality of downtown and tourist attractions, gives a better insight into the potential demand for a real estate 
project. This chapter profiles the Belton, Texas area, including an overview of the economic characteristics of 
the metropolitan market and a description of local attractions.  

The following figure shows a map of the Belton regional area and interstate highways. 

Figure 1-1 

 

As shown, Belton is located in central Texas, north of Austin on Interstate 35. Belton is also serviced by 
Interstate 14 to the west. 

Overview 

The City of Belton is within Bell County and is part of the Killeen-Temple metropolitan statistical area (MSA). 
The city is approximately one hour north of the Austin-Bergstrom International Airport and two hours south of 
the Dallas/Fort Worth International Airport. The 2016 population estimate was 20,873, which is a 32 percent 
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increase from 2000. The homeownership rate, median household income and median home value in Belton are 
all lower than the national average, however the retail sales per capita is higher than the nation as a whole. 

Belton is known for their great schools, many parks and the University of Mary Hardin-Baylor. Many of the parks 
and trails are centered around Belton Lake. The City also offers several sports fields, park complexes and 
water-based recreational activities. The Belton Journal, established in 1866, is the local print news source for 
residents.  

Belton is the county seat of Bell County and lies near the center of the county, between two more prominent 
cities; Killeen and Temple. Bell County has a large and growing population at 335,000 people in 2016, featuring 
two principal cities and a large military base, Fort Hood. Fort Hood is the world's largest military base (by area) 
at 215,000 acres, and is the most populated military base in the U.S. As of 2016, Fort Hood is home to 53,413 
soldiers and civilian employees, making it the third largest population center in Bell County by itself. 

To understand Belton, one must also understand the city's placement and history within the dynamics of the 
county's other larger population centers. Despite Belton's easy access to a feeder trail of the Chisholm Trail in 
the 1860s, the railroad eventually bypassed Belton and instead, nearby Temple became the hub of local 
transportation access and business. From this time, onward for the next century, until 1970, Temple was the 
largest city in the area, fueled by the headquarters of two multi-national companies; Wilsonart International and 
McLane Company. Baylor Scott & White Medical Center employs over 12,000 people as the area's largest 
employer besides Fort Hood.  

After World War II, the federal government created Fort Hood near the tiny town of Killeen, and with expansion 
of the base came expansion of the city of Killeen. Before the war, Killeen had only 1,260 people, but the 
population exploded as the military base grew. By 1960, 23,377 people called Killeen home, and by 1970, it 
had taken the title as the county's largest city away from Temple, with 35,507 citizens. Today it is Texas's 21st 
largest city with 143,400 people, and spawned the suburb of Harker Heights, adjoining the eastern side of 
Killeen, with about 30,000 people.  

Between Killeen and Temple, lies Belton, the stable and modestly growing county seat that has experienced  
growth due to its proximity to both Temple, Killeen, and Interstate 35. Both Stillhouse Hollow Lake and Belton 
Lake are popular recreation destinations that are closest to Belton. Additionally, Lake Belton has seen lots of 
residential development along its shores, increasing the city's population. Since 1980, Belton's population has 
doubled from 10,000 to over 20,000 in 2016. The Bell County Expo Center opened in 1987 near the intersection 
of the county’s busiest highways; I-35 and U.S. 190.  

Regional Access 

Belton is situated along the very heavily traveled I-35 corridor between the Dallas-Fort Worth Metroplex and 
San Antonio. More specifically, it lies halfway between Waco, home of Baylor University and Austin, the state 
capital, home of University of Texas and one of the nation's fastest growing cities. Currently, Interstate 35 is the 
only long-distance limited access highway in the immediate area, however, a short segment of the future 
Interstate 14 has been constructed as an east-west link, connecting Fort Hood, Killeen, Belton, and Temple (via 
I-35). These highways sport very high traffic statistics, with traffic counts between 60,000 on the outskirts and 
over 100,000 per 24-hour period. Interstate 14 is expected to connect various small cities and military 
installations between Augusta and Macon, Georgia, to Montgomery, Alabama, Meridian and Natchez, 
Mississippi. From there it continues to Alexandria, Louisiana, then bisects Texas, hitting Bryan/College Station, 
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Temple, Belton, Killeen, (with a section dipping down to Austin as well) and finally connecting at I-10 at a still 
undetermined point in western Texas.  

The following figure shows the future Interstate 14 alignment. 

Figure 1-2 

 

The Texas portion of this route is currently aligned with U.S. 190. Especially within the state of Texas, this 
highway is expected to be a well-traveled route because of the vast population within the Texas Triangle, made 
up of San Antonio, Austin, Houston and Dallas. This area currently has over 18 million residents. 

Air Travel Access 

Killeen-Fort Hood Regional Airport is based just inside the Fort Hood Military Reservation, also known as West 
Fort Hood, six miles west of downtown Killeen. The airport has three non-stop connections and is served by 
American Eagle (Dallas-Fort Worth), Delta Connection (Atlanta), and United Express (Houston 
Intercontinental). More than half of the ticketed passengers are bound for Dallas-Fort Worth. 
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The more commonly used airports are north and south of Belton along I-35. To the south is Austin-Bergstrom 
International Airport, which is now the third busiest airport in Texas with 12,400,000 passengers in 2016 and 63 
daily non-stop destinations. This airport is the most convenient large airport to Belton at 70 miles to the south. 

Because the Dallas-Fort Worth International Airport (DFW) is one of the world's largest and best-connected 
airports, many residents will drive the 2 hours and 20 minutes to Grapevine to take advantage of the nearly 
unmatched number of non-stop connections to destinations worldwide. DFW is connected to 227 destinations, 
including 56 international and 171 domestic destinations within the U.S. Only ten airports in the world claim non-
stop service to over 200 destinations. 

Population 

The table below shows historical population and growth changes in the city, MSA, county and state. 

Table 1-1 

 

The U.S. population grew by 14.8 percent from 2000 to 2016, while the Killeen-Temple MSA grew by 39.3 
percent. During the same period, the state of Texas saw a 33.6 percent increase. The City of Belton experienced 
an increase of 32 percent, surpassing 20,000 residents.  

Diversified Economy 

A healthy and diversified economy provides not only employment and disposable income for a market’s 
residents, but it also helps to insulate an area from economic downturns.  Markets that have historically relied 
on one sector, such as manufacturing, have often had difficulty recovering from market shifts to other sectors, 
which lead to an overall loss of local income and employment.  

The table below shows the diversification of employment in Bell County. 

Population and Growth Rates
Population Percent Change

1990 2000 2010 2016 Estimate 2000-2016

United States 248,709,873 281,421,906 308,745,538 323,127,513 14.8%
Texas 16,986,510 20,851,820 25,145,561 27,862,596 33.6%

Killeen-Temple MSA 255,301 312,952 405,300 435,857 39.3%
Bell County 191,088 237,974 310,235 340,411 43.0%

City of Belton 12,573 15,812 18,216 20,873 32.0%
City Pop. As % of Metro Area 4.9% 5.1% 4.5% 4.8% --

Source: U.S. Census Bureau, Hunden Strategic Partners
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Table 1-2 

 

Health care and social assistance is the top industry by employment, accounting for 10.6 percent of total 
employment, followed by retail trade with 9.5 percent and by accommodation and food services with 6.4 percent. 
All government employment totals 36.1 percent, while military services account for 20.5 percent of employment 
in Bell county. This large percentage of military employment is due to Fort Hood, which is home to more than 
50,000 troops.  The diversification of the private employment will help shield it from major shifts in the overall 
economy since it is not totally reliant on one specific sector. 

Bell County Employment by Industry - 2015

Description Employees Percentage of Total
Total employment (number of jobs) 193,113 100%
By industry
    Farm proprietors employment 2,442 1.3%
  Nonfarm employment 190,671 98.7%
    Private nonfarm employment 121,015 62.7%
      Health care and social assistance 20,437 10.6%
      Retail trade 18,383 9.5%
      Accommodation and food services 12,278 6.4%
      Other services (except public administration) 9,360 4.8%
      Construction 9,288 4.8%
      Finance and insurance 7,536 3.9%
      Manufacturing 7,005 3.6%
      Professional, scientific, and technical services 6,087 3.2%
      Administrative and support and waste management and remediation services 6,045 3.1%
      Real estate and rental and leasing 5,466 2.8%
      Transportation and warehousing 5,174 2.7%
      Wholesale trade 4,888 2.5%
      Educational services 2,982 1.5%
      Arts, entertainment, and recreation 1,973 1.0%
      Information 1,718 0.9%
      Management of companies and enterprises 1,047 0.5%
      Utilities 326 0.2%
      Forestry, fishing, and related activities (D) --
      Mining, quarrying, and oil and gas extraction (D) --
    Government and government enterprises 69,656 36.1%
      Military 39,663 20.5%
      State and local 19,785 10.2%
        Local government 18,260 9.5%
        State government 1,525 0.8%
      Federal, civilian 10,208 5.3%

(D) Not shown to avoid disclosure of confidential information, but the estimates for this item are included in the totals.
Source: Bureau of Economic Analysis, Hunden Strategic Partners
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Income and Housing 

The depth and strength of a market’s employment base and income levels are indicators of its ability to support 
tourism, hotels and event facilities. Indicators of a market’s overall wealth and growth can include trends in its 
income and employment. 

The following table provides data on home ownership, income and retail sales based on the latest data from 
the US Census Bureau.  

Table 1-3 

 

The homeownership rate in Belton is 11 percent lower than the national average, while the state of Texas is 
only 1.7 percent lower than the national average. The median home values in Belton and Bell County are 
$123,700 and $127,500, respectively, lower than Texas and the national average. The City of Belton has a 
poverty level that is 2.6 percent higher than the national average and 0.2 percent higher than Bell County. 

Unemployment  

The following figure shows the unemployment rate in Belton, Bell County, the Killeen-Temple MSA and State 
of Texas in comparison to the national unemployment rate. High unemployment relative to the nation indicates 
there may be chronic economic structural concerns such as low education rates and mismatched industry and 
employment resources. Cities with balanced economies, tend to weather economic downturns better and have 
unemployment rates that generally mimic the U.S. level.  

Income, Spending and Other Demographic Data
Category United States Texas Bell County Belton
Homeownership rate, 2011-2015 63.9% 62.2% 55.2% 52.9%
Median value of owner-occupied housing units, 2011-2015 $178,600 $136,000 $127,500 $123,700
Persons per household, 2011-2015 2.64 2.84 2.89 2.89
Median household income (in 2015 dollars), 2011-2015 $53,889 $53,207 $50,550 $51,033
Persons below poverty level, percent, 2011-2015 13.5% 15.9% 15.9% 16.1%
Total employment, 2015 124,085,947 10,239,710 89,907 --
Total employment, percent change, 2014-2015 2.5% 3.2% 2.7% --
Retail sales per capita, 2012 $13,443 $13,666 $11,225 $16,733

Source:  US Census Bureau
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Figure 1-3 

 

As shown above, Belton, Bell County, the Killeen-Temple MSA and the state have had unemployment rates 
below the national rate, beginning after the Great Recession of 2008. During the past two years, these rates 
have begun to mirror each other, and unemployment as a whole has declined over the past seven years. 

Corporate Presence & Major Employers 

In general, corporations provide stability to a market and generally consistent employment.  They also provide 
demand for various real estate developments, especially hotels. More importantly, corporate travelers are the 
backbone of the upscale hotel economy, supporting occupancy from Monday through Thursday nights. The 
more midsize and large companies in a market, the more support for a potential hotel. 

The following table shows the largest employers in Belton, by number of full-time employees. 
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Table 1-4 

 
Baylor Scott & White Healthcare is the area’s largest employer, employing 8,290 people, more than five times 
the second largest employer, McLane Company, Inc. Due to the county’s central location within the region, the 
area has become a hub for distribution centers, including WalMart and HEB. In addition to healthcare and 
distribution, major employer industries include manufacturing and food packaging and wholesale companies. 

Higher Education  
 
Higher education institutions can generate hotel demand from visiting faculty, other out-of-town personnel, and 
friends and family of students. Educational institutions may also generate demand for room nights related to 
events ranging from graduation parties and events to conferences and meetings and sports competitions. In 
addition to providing opportunities for higher education to both area residents and non-locals, the area’s colleges 
and universities offer attractive employment opportunities that provide stable demand generators in the market.  

The following table summarizes the universities within 15 miles of downtown Belton. 

Table 1-5 

 

Belton offers four higher education institutions within roughly 15 miles of the downtown area. The University of 
Mary Hardin-Baylor, located in Belton, plays a significant role within the community and will have a major impact 

Temple Largest Employers
Company Industry Number of Employees

Baylor Scott & White Healthcare Healthcare 8,290
McLane Company, Inc. Distribution 1,600
Wilsonart International Manufacturing 895
Walmart Distribution Center Distribution 645
Pactiv Corporation Food Packaging 600
HEB Retail Distribution Center Distribution 500
Artco-Bell Corporation Manufacturing 441
Performance Food Group Food Wholesaler 405
Texas Hydraulics, Inc. Manufacturing 400
Scott & White Health Plan Healthcare 392

Source: Choose Temple

Belton Area Colleges & Universities

Institution Location
Distance from 

Belton
Highest 

Degree Offered Enrollment
University of Mary Hardin-Baylor  Belton 0.0 Doctorate 3,898
Temple College  Temple 6.1 Associates 5,716
Central Texas College  Killeen 15.3 Associates 19,562
Texas A & M University-Central Texas  Killeen 15.3 Masters 2,466
Total Enrollment 31,642

Source: National Center for Education Statistics, Hunden Strategic Partners
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on the future feasibility of a future hotel and event facility development. The school, with an enrollment of nearly 
4,000 undergraduate students, is profiled in greater detail in Chapter 5 of this report. In addition to the University 
of Mary Hardin Baylor, the market features Temple College, with more than 5,700 students, and Central Texas 
College, with nearly 20,000 students.  

Top Area Attractions  

Tourist attractions provide visitors with activities and if compelling enough, induce visitation. The more tourist 
attractions, the better the community can attract meetings, events and tournaments.  

The table below lists the primary attractions in the area.  

Table 1-6 

 

While Belton offers a variety of unique and historical experiences and venues, analysis of the local tourism 
market indicated that, outside of Belton Lake, the market lacks the traditional collection of tourist attractions to 
generate significant leisure hotel demand. 

Belton Lake 

Belton Lake is a reservoir adjacent to the Fort Hood Army Base on the Leon River. The lake is located less than 
four miles north of downtown Belton and eight miles west of the City of Temple. In addition to boating fishing, 
camping, and other recreational opportunities, the lake functions as a water supply, fish, and wildlife habitat. 
The lake, and the future opportunity for hotel and event space along the shores, is analyzed in greater detail in 
Chapter 6 of this report.  

Bell County Museum 

Established in 1991, the Bell County Museum is located in the heart of downtown Belton. The museum serves 
to preserve the heritage of the Bell County region and educate its citizens. In the most recent annual report, the 
museum had 20,675 visitors and 93 tours each year.  

Attractions
Belton Category

Belton Lake Recreation
Bell County Museum Historic/Educational
Summer Fun Water Park Waterpark
Stillhouse Hollow Lake Recreation
Live Oak Ridge Park Park

Source: See Belton
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Summer Fun Water Park 

Located just minutes outside of downtown Belton, Summer Fun Water Park offers slides, a lazy river, 
concessions and various pavilions and party rooms. The park has special adult and teen nights as well as 
season passes. 

Stillhouse Hollow Lake 

Located about five southwest of downtown Belton, Stillhouse Hollow Lake offers many of the same attractions 
as Belton Lake. In addition to the outdoor recreational activities, The Tour Chalk Ride Falls Environmental 
Learning Center offers visitors an educational experience.   

Live Oak Ridge Park 

Live Oak Ridge Park is a campground located at Belton Lake. The campground is open year-round and the 
amenities include showers, laundry facilities, wireless internet, a group meeting area and a playground. The 48 
sites range in location from shady wooded areas to those in open sun.  

Top Area Events 

In addition to the everyday tourist attractions, special events and festivals can attract additional visitors and 
have a significant economic impact.  

The table below lists events in the Bell County area. 
 

Table 1-8 

 
 

In addition to the events listed, Belton also hosts a Farmer’s Market for several months during the summer, as 
well as Market Days every third Saturday throughout the year. While the Farmer’s Market highlights local 
farmers and agriculture, Market Days features a variety of vendors offering antiques, jewelry, clothing and 
Texas BBQ.  
 

Belton Events 2017

Event Month
Annual 4th of July Parade & Festival July
Central Texas Sate Fair September
Christmas on the Chisholm Trail December
PRCA Rodeo July

Source: See Belton
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Implications 

Belton is located in the center of the “Texas Triangle” of Austin, Dallas and Houston, which includes some of 
the fastest growing large cities in the nation. The Killeen-Fort Hood-Temple Metro Area is growing at a 
considerable rate, but has slowed down quite a bit since the boom years of the 1990s and 2000s. The market 
benefits from a strong diversified economy, and the presence of Fort Hood and the University of Mary Hardin-
Baylor, key assets that make Belton attractive to residents, visitors, and potential developers. It also benefits 
from being positioned half-way between San Antonio and Dallas-Fort Worth, and near to the population and 
higher education centers of Waco and Austin. The Interstate 35 Corridor is a highly significant economic force, 
and the future development of Interstate 14 will have a major positive impact on local community. From a tourism 
perspective, the market offers a collection of attractions, but Belton lacks the destination appeal to be viewed 
as a traditional overnight leisure market. The lack of strong tourism generators will likely result in lean weeks 
and months, particularly during the winter season when local events and festivals are not as frequent. This must 
be considered when analyzing the market opportunity for a new development in Belton. Overall, however, 
analysis of the economic and demographic trends of the community indicates opportunity for some level of 
future development in the Belton market.  
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CONVENTION AND MEETING INDUSTRY TRENDS 
It is important for stakeholders in Belton to understand the forces shaping the convention and meetings 
business, specifically with regards to a future hotel and conference center to complement the Bell County 
Expo Center. While the industry is ever-changing, the expectations for ease, convenience and affordability 
have increased, while the demand for authenticity and large blocks of generic/branded hotel rooms and 
attached high-quality flexible spaces has also increased. Authenticity tied to large generic blocks of hotel 
rooms and space is ironic, but is the case. This section profiles trends in the meetings and events industry, 
and details the expectations of meeting planners when considering event destinations. 

Purpose of Face-to-Face Meetings and Conventions 

Conferences, conventions, exhibitions and trade shows are conducted for the purposes of exchanging 
information, conducting business transactions and for educational, cultural and social enrichment. As 
developments occur in the larger economy, simultaneous developments occur in the meetings market, such 
as the growth of the tech sector generating growth in tech-related meetings and events.  

Often, a single event will use many different types of spaces, including exhibit halls, banquet facilities and 
breakout meeting rooms. Well-designed multi-purpose facilities offer the proportions of different types of 
spaces appropriate for the market. In addition, they offer the flexibility to host multiple events at one time. 
Different types of conventions and meetings have differing needs. 

The following table summarizes the key attributes of various types of meetings, including facility 
requirements.  

Table 2-1 

Facility Types & Requirements for Various Event Types

Event Type
Conventions 
with Exhibits Conventions Tradeshows

Consumer 
Shows Assemblies

Sports 
Events Conferences Meetings Trainings Banquets

Attendance 
Range

150 - 50,000 150 - 15,000 250 - 50,000 250 - 
1,000,000 150 - 50,000 500 - 

100,000 50 - 2,000 10 - 300 10 - 300 50 - 2,000

Primary 
Purpose

Info Exchange 
& Sales

Info 
Exchange Sales Advertising 

& Sales
Info 

Exchange Sports Info 
Exchange

Info 
Exchange Training

Social, 
Business & 

Charity

Facility 
Requirements

Exhibit Halls, 
Ballroom, 
Meeting 

Rooms, Hotel 
Block

Ballroom, 
Meeting 

Rooms, Hotel 
Block

Exhibit 
Halls,  Hotel 

Block

Exhibit 
Halls

Arena or 
Exhibit Halls, 
Hotel Block

Arena, 
Stadium or 

Exhibit 
Halls, Hotel 

Block

Ballroom, 
Meeting 
Rooms, 

Hotel Block

Meeting 
Rooms, 

Hotel Block

Meeting 
Rooms, 

Hotel Block
Ballroom

Typical 
Facility Used

Convention 
Center & 

Large Hotels

Convention 
Center & 

Large Hotels

Expo 
Facilities & 
Convention 

Centers

Expo 
Facilities & 
Convention 

Centers

Arenas or 
Convention 

Centers

Arena, 
Stadiums, 

Convention 
Centers

Convention/ 
Conference 
Centers and 

Hotels

Convention/ 
Conference 
Centers and 

Hotels

Convention/ 
Conference 
Centers and 

Hotels

Convention/ 
Conference 
Centers and 

Hotels

Source:  HSP  
 

The various types of convention and conference center events are described as follows: 
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Conventions and Trade Shows – Associations, professional groups and other membership organizations 
hold conventions and trade shows, with attendance generally ranging from 150 to 50,000 attendees. The 
larger of these meetings take place in convention centers with large exhibit halls, but as a Center for 
Exhibition Industry Research (CEIR) survey indicates, the majority of events require less than 50,000 
square feet. Conventions and trade shows may feature a single meeting, but usually offer a number of 
concurrent meetings and exhibitions. Facility needs include assembly space for general sessions and 
displays, banquet facilities and numerous breakout-meeting rooms. Two-thirds of conventions and trade 
shows use exhibit space as a means to communicate ideas and to display products.  

Conventions are high-impact events economically because a large percentage of attendees originate from 
outside the local area, typically stay several nights in the host city and spend money on accommodations, 
food, transportation, retail goods, and entertainment. Spouses, family, or companions typically accompany a 
significant number of attendees.  

Like conventions, trade shows offer a forum for exchanging industry ideas. They vary slightly from 
conventions in that they are more product- and sales-oriented. Trade shows are exhibit-intensive, and 
exhibitors prefer column-free, open-space facilities in which temporary custom booths for product display 
are constructed. Trade shows typically attract a large number of attendees, who often originate from outside 
the host city, but tend to have a shorter average stay than convention attendees.  

Consumer Shows are public, ticketed events featuring exhibitions of merchandise for sale or display. 
Consumer shows provide a means of product distribution and advertising. Some, such as auto and boat 
shows, have a recreational and entertainment function as well. Consumer shows range in size from small 
local and specialized shows with a few hundred attendees to large shows with thousands of attendees. The 
larger consumer shows may occur in convention centers, shopping malls, fairgrounds and other public-
assembly facilities with large exhibition areas. The majority of attendees are local, but exhibitors often come 
from out of town. Site selection considerations for consumer shows include the size and income of the local 
population, availability of facilities and the number of competitive shows in the market.  

Assemblies – Assembly events are social, military, educational, religious, and fraternal (SMERF) events. 
They can attract large numbers of people and require seating arrangements to support all the visitors. 
Larger assemblies are held in arenas or stadiums while smaller assemblies are held in venues such as 
school auditoriums, churches and community centers. Like conventions, assemblies attract attendees that 
originate from outside the host city, the difference being that these events do not usually require large 
amounts of exhibit and meeting room space.  

Sports – Sporting events are any youth, amateur, professional, or senior event of any variety of sports that 
can be played indoors or outdoors. Typically, such events are held in arenas or stadiums; however, many 
events, from boxing to wrestling to basketball, can be held in exhibit facilities with temporary seating/stands. 
A growing trend in this sector is cheerleading competitions. As such, a multipurpose facility can be marketed 
for a variety of types of sporting events.  

Conferences – Conferences are meetings typically held by associations, professional groups, and other 
membership organizations. Educational institutions also host conferences. These events do not usually 
require exhibit space, but otherwise the facility demands are similar to those of conventions—such as 
meeting space for general sessions, food service facilities and breakout rooms. Hotels and conference 
centers typically serve as venues for conferences.  
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Corporate, Training and Other Meetings – Corporate meetings include training seminars, professional 
and technical conferences, business/job fairs, incentive trips and management meetings. Corporate meeting 
planners and attendees demand high-quality facilities. High-quality and flexible technology capabilities are 
essential elements that corporate and business users require when selecting meeting facilities. 

Banquets – Banquets are typically locally-generated events, from social and wedding events to an annual 
Chamber of Commerce event, which can be the largest of its kind in a given city. A mainstay of hotels and 
convention centers, banquets provide significant catering income and provide the community with its largest 
dining room, in most cases.  

Meeting Demand  

Meeting planners have the strongest influence on conferences, exhibits, conventions and meetings held 
nationwide. This section includes some of the preferences of U.S. meeting planners based on Meetings 
Media’s Market Trends Survey as well as data from other sources. 

The following table shows the size of convention center events, measured by the total gross square feet of 
space used. 

 

Table 2-2 

Size of Exhibitions (Gross Exhibit Space)

Function Space (SF) Percent of Total Cumulative Total
6,000 - 14,999 19% 19%
15,000 - 24,999 13% 32%
25,000 - 34,999 15% 47%
35,000 - 49,999 13% 60%
50,000 - 99,999 19% 79%
100,000 - 199,999 14% 93%
200,000+ 7% 100%

Source:  Center for Exhibition Industry Research
 

Distribution is fairly equal for the size of exhibitions, and nearly half of all events can fit in spaces smaller 
than 50,000 square feet. Nearly 20 percent of exhibitions occur in less than 15,000 square feet of function 
space, and an additional 13 percent take place in 15,000 to 25,000 square feet of space. Facilities with less 
than 25,000 square feet of gross exhibit space can host just one third of conventions.  

The following table shows the typical meeting duration. 
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Table 2-3 

Duration Percent of Total
0.5 day 8%
1.0 day 14%
1.5 days 7%
2.0 days 16%
2.5 days 14%
3.0 days 20%
3.5 days 7%
4.0 days 5%
4.5 days 4%
5.0 days 4%

More than 5 days 2%

Source: Meetings Media, HSP

Typical Meeting Duration

 

Half of all meetings and events last between two and three days. However, without a good hotel package, 
these longer meetings and events are very difficult to secure.  

The following table shows the types of facilities used for all conventions and meetings (respondents could 
give more than one answer).  

 

Table 2-4 

Facility Type Percent of Total
Downtown Hotels 68%
Suburban Hotels 48%
Resort Hotels (excluding golf resorts) 42%
Airport Hotels 26%
Convention Centers 19%
Golf Resorts 16%
Suites Hotels 16%
Gaming Facilities 9%
Residential Conference Centers 9%
Nonresidential Conference Centers 6%
Cruise Ships 1%

Source: Meetings Market Report

Types of Facilities - U.S. Meetings and Conventions

 

For all meetings and conventions, hotels are the primary host venue, while convention centers host one out 
of five meetings or conventions. The term residential conference center refers to a conference center with 
hotel rooms. For the larger convention events, typically only convention centers and large hotels host these 
types of events.  
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The next set of tables presents important industry metrics such as exhibit hall demand, occupancy, 
attendance, room nights and critical financial information from surveyed participants by 
PricewaterhouseCoopers. This data represents approximately 35 percent of  convention center participants 
and 45 percent of destination marketing organization participants. 

The following graph summarizes annual exhibit hall occupancy by conventions and trade shows, consumer 
shows and other events. 

Table 2-5 
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As shown, conventions and trade shows provide the largest portion of overall exhibit hall demand for all 
three categories of convention centers. As the amount of exhibit space increases so does its utilization by 
conventions and trade shows. These larger convention centers are able to attract various kinds of 
conventions, particularly the larger events that the smaller convention centers are unable to accommodate. 
Occupancy was higher in the larger facilities, led by convention and trade show occupancy. Consumer 
shows are less important as buildings increase in size. Exhibit hall occupancy, which can only practically 
reach 70 percent due to move in/out days and holidays, ranged from 42 percent in smaller buildings to 51 
percent in larger buildings, on average. 

The following summarizes the North American convention center exhibit hall average daily rate per square 
foot. 
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Table 2-6 

Size

Conventions 
/ Trade 
Shows

Consumer 
Shows

Less than 100,000 square feet $0.123 $0.106
100,000 to 500,000 square feet $0.068 $0.069
More than 500,000 square feet $0.063 $0.055

Source: PricewaterhouseCoopers

North American Convention Centers - Exhibit Hall 
Average Daily Rate (per square foot)

 

The larger the event, the lower the exhibit hall average daily rate per square foot. The average daily rate per 
square foot for convention or trade shows in larger convention centers is nearly half of the rate recorded for 
smaller centers. 

The following figure shows the seasonality of the convention calendar across the United States. 

Table 2-7 
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Source:  Meetings Market Report 
 

The fall is the most popular time of year for conventions and events, followed by the spring and summer.  

The following table shows the important factors considered when choosing a meeting destination/city. 
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Table 2-8 

Event Site-Selection Trends - Host City Key Factors

Host City Factors
Very 

Important
Moderately 
Important

Not 
Important

Hotel room prices and quality 80% 13% 7%
Hotel room availability and capacity 80% 12% 8%
Convention center and exhibition hall size and quality 76% 15% 9%
Facilities "under one roof" (i.e. meeting rooms, exhibit 
halls, hotels in one facility or connected) 61% 27% 12%

Labor costs and service issues 58% 36% 7%
Proximity of HQ hotel(s) to the convention center 54% 28% 19%
Destination appeal to attendees 48% 41% 11%
Concentration of our members, clients or industry 
professionals in the city and region 48% 41% 11%

Airport capacity and airfares 48% 37% 15%
Total population, demographics 27% 38% 35%
Road and highway access 26% 49% 24%
Climate/weather 17% 54% 29%
Cultural and entertainment amenities 13% 57% 30%

Source: R7M Research & Consulting
 

The top factors selected as very important are hotel room prices and quality, hotel room availability and 
capacity, and convention center and exhibition hall size and quality. The lowest-rated elements considered 
when choosing a meeting destination were the total population or demographics, climate/weather, and the 
cultural and entertainment amenities. While cultural and entertainment amenities ranked lower on the list of 
factors, the appeal of the evaluated city to the attendees was still important.  

Having a large, quality hotel within walking distance of a multi-functional meeting facility opens the market 
for many types of events that can accommodate and drive corporate demand, which then draws non-local 
visitors. Having restaurants and entertainment attached or in the immediate proximity will also enhance a 
facility’s appeal. Another highly-ranked proposal component is listing a single point of contact at the venue. 
Essentially, any means of reducing the amount of work necessary to coordinate an event and eliminate any 
confusion due to poor communication is weighed heavily. 

The following table lists the key factors considered when assessing a potential venue for an event. 
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Table 2-9 

Event Site-Selection Trends - Factors for Venues

Venue Factors
Very 

Important
Moderately 
Important

Not 
Important

Costs (to you, the event management 91% 9% 0%
Costs (to exhibitors and attendees) 88% 10% 2%
Exhibit halls(s) size and quality 82% 16% 4%
Exhibit space layout (single floor, 80% 17% 3%
Meeting room capacity and quality 78% 16% 6%
Quality and proximity of hotels 71% 20% 9%
Labor costs and service issues 65% 31% 4%
Food and beverage quality and costs 62% 36% 2%
Ballroom capacity 54% 32% 14%
Technology services and capabilities 45% 45% 10%
Airport access to venue and hotels 41% 42% 17%
Attached, headquarters hotel 41% 37% 22%
Regional population/demographics 34% 39% 27%
Parking availability 33% 46% 21%
Proximity to entertainment and restaurants 31% 52% 17%
Highway and mass transportation access 20% 57% 23%
Environmental sustainability 7% 65% 28%
Proximity to tourism and cultural amenities 7% 52% 41%
Proximity to recreational activities 5% 51% 45%

 Source: R7M Research & Consulting
 

While the walkability, entertainment and amenities of a potential host location are critical to the selection 
process, various factors coupled with the venue are just as significant. As seen from the previous tables, 
cost is a key element considered in all areas associated with a meeting or event. This is true of the venue 
itself. The cost to the event management group, exhibitors and attendees ranks the highest of all the 
considered components. The next vital areas of consideration for a venue are the size and quality of 
function space available.  

Once a destination is selected, planners must then choose a hotel. The following table shows the important 
factors for selecting hotels.  
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Table 2-10 

Convention
Association 

Meeting
Corporate 
Meeting

Number, Size and Quality of Meeting Rooms 93% 69% 81%
Negotiable Food, Beverage, and Room Rates 87% 80% 79%
Cost of Hotel Meeting Facility 82% 80% 80%
Number, Size and Quality of Sleeping Rooms 79% 54% 72%
Quality of Food Service. 70% 63% 70%

Source:  Meetings Market Report

Important Factors when Selecting a U.S. Meeting Destination

 

Table 2-10 reinforces the importance of the availability of the right spaces and the costs for those spaces as 
primary factors.  

The following table reflects changes in the event and meeting planners’ events. 

Table 2-11 

Changes in Event & Meeting Planner's Events and Shows

Changes Percentage
Increased Negotiations 72%
Requiring more telecom/internet bandwidth and related services 72%
Shorter booking windows, they are booking closer to the event dates 68%
Requiring higher-quality food and beverage 52%
Event attendance is growing 40%
Events are getting larger in terms of space requirements 40%
Requiring attendance promotion assistance 32%
Short Events in terms of total number of days 28%
Events attendance is declining 20%
Events are getting smaller in terms of space requirements 20%
Asking for more Public Relations assistance and outreach to city and regional leaders 16%
Shorter event day periods 12%
Focusing more on event design and ambiance 12%
Longer event day periods 8%
Longer booking windows, they are booking further from the event dates 8%
Other 4%

Source: R7M Research & Consulting
 

As shown in the table, event and meeting planners are utilizing their leverage, being in a buyer’s market, to 
negotiate better deals. Their events are requiring more telecom/internet bandwidth and higher-quality food 
and beverage. Even though 68 percent of events and shows are being booked closer to the event date 
compared to only eight percent being booked further in advance, 32 percent of events and shows are 
requiring attendance promotion assistance, which puts more pressure on convention centers.  
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The following table displays the importance of information sources for attracting events. 

Table 2-12 

Event Site-Selection Trends - Information Sources

Information Source Importance
Past Experience 89%
Attendance Feedback 79%
Reputation/Image of Location 71%
Hotel Rating/User Review Sites 41%
Meeting Facility Web Sites 38%
Destination Web Sites 38%
Business Contacts at Location 24%
Travel Magazine Articles 15%
Social Networks/Media 14%
"Fam" Trips 13%
Trade Magazine Articles 13%
Travel Brochures 10%
Trade Shows 9%
Incoming Email 9%
Newspaper Articles 9%
Meeting Planning Firms/DMOs 8%
Trade Magazine Advertising 7%
E-mail Promotions* 7%
Webinars* 7%
Online Trade Publications 4%
Virtual Trade Shows 4%
CDs/DVDs 3%
Destination Blogs 3%
Bureau Sales Calls 3%
Podcasts 3%
Direct Mail Promotions 2%

Source: Metropoll Highlights Report XIV 
 

The most important information source that dictates whether event and meeting planners choose a site is 
past experience, followed by attendance feedback. The only other information source above 50 percent is 
the reputation/image of the location. Websites for hotel ratings and user reviews, meeting facilities, and 
destinations also had a more significant impact on attracting events and shows than other listed information 
sources.  

The following table shows the preferred locations for consumer public shows. 
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Table 2-13 

Event Site-Selection Trends 
Preferred Location

Location Percentage
Suburban area 69%
Urban downtown area 31%
Airport area 8%
Ocean beach area 8%
Fairgrounds 8%

Source: R7M Research & Consulting
 

A suburban area location is most preferred for consumer shows, followed by urban downtown locations.  

Table 2-14 depicts the importance of proximate amenities. 

Table 2-14 

Event Site-Selection Trends - Areas and Amenities

Areas & Amenities
Very 

Important
Moderately 
Important

Not 
Important

On-Site or Near-by Parking 100% 0% 0%
Highway access 75% 25% 0%
Hotels 64% 18% 18%
Proximity to restaurants and bars 36% 45% 18%
Proximity to mass transit access 33% 50% 17%
Suburban areas 25% 50% 25%
Entertainment areas 18% 45% 36%
Downtown business district 17% 50% 33%
Proximity to tourism, cultural attractions 8% 58% 33%
Airport 8% 33% 58%
Sports facilities 8% 17% 75%
Universities/Colleges 8% 17% 75%
Ocean beachfront areas 8% 8% 83%
Proximity to recreational activities 0% 58% 42%
Manufacturing bases 0% 25% 75%
Resorts 0% 25% 75%
Casino/Gaming Destination 0% 8% 92%

Source: R7M Research & Consulting
 

On-site or nearby parking availability is a critical issue for most public-consumer shows. Another critical 
issue is highway access. Event and meeting planners want attendees to have easy and convenient access 
to the facility with plenty of available parking once they arrive. Hotels are another important issue for 
exhibitors and attendees. Table 2-15 shows preferred host location factors. 
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Table 2-15 

Event Site-Selection Trends - Host City Key Factors

Host City Factors
Very 

Important
Moderately 
Important

Not 
Important

Convention center and exhibition hall size and quality 82% 18% 0%
Total population, demographics 82% 9% 9%
Labor costs and service issues 45% 45% 9%
Road and highway access 45% 27% 27%
Facilities "under one roof" 40% 40% 20%
Hotel room prices and quality 36% 45% 18%
Hotel room availability and capacity 27% 36% 36%
Proximity of HQ hotel(s) to the convention center 27% 36% 36%
Destination appeal to attendees 27% 27% 45%
Concentration of our members, clients or industry professionals in the city 20% 60% 20%
Climate/weather 0% 55% 45%
Airport capacity and airfares 0% 27% 73%
Cultural and entertainment amenities 0% 27% 73%

Source: R7M Research & Consulting
 

The most important factors for host city selection is convention center and exhibition hall size and quality. 
Planners need to ensure the facility has enough space to meet total attendance and parking requirements.  

Implications 

The exhibition, convention and conference event industry is diverse and responds well to facilities that can 
accommodate their needs, such as assembly space for general sessions and displays, ballroom facilities 
and numerous breakout-meeting rooms.. Since 2013, the meetings and convention business has been 
expanding at a rapid pace, in many cases faster than the growth in corporate or leisure business.  Overall, 
the industry today is about the same size as it was in 2000, yet with many more facilities and adjacent hotel 
packages to choose from.  

Important factors in the decision process of choosing a convention or meeting site includes availability of 
nearby hotel rooms, cost of travel, and meeting space in the facility and hotels. The most important types of 
meeting space now are the number of breakout meeting rooms and ballrooms. Expo and exhibition space 
are still important, but less so now than in the past. Higher rated business (e.g. corporate, medical, 
associations that are willing to pay more for better facilities and experiences) needs many breakout rooms 
and high-quality ballrooms to conduct training and other meetings. With regards to Belton and the Bell 
County Expo Center, the facility lacks the package of meeting rooms, ballroom, and walkable hotel rooms to 
meet the expectation of modern meeting planners. While the facility offers high quality, flexible spaces, the 
venue does not offer the package of rooms and amenities to attract higher rated business on a consistent 
basis.  

Is investment in this industry worth it? For those that construct and manage the right set of facilities within 
an attractive market, yes. Those that put the right package together (hotels and the right kinds of function 
space in a walkable environment) will generate new meetings and event business. Enhancing the ‘fun’ side 
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of the community, such as a nearby downtown or entertainment/restaurant district, will provide the 
community more to sell in this competitive industry. Ultimately, those cities with a competitive package will 
generate a constant flow of group and event business that will support hotels, restaurants and jobs. 

For those communities that can make it work, there is a fiscal and economic return in the form of hotel and 
other taxes, jobs and urban economic activity. It also highlights the community as a place to live, work, play 
and visit again. However, the upfront investment can be large, and ongoing support can also be quite 
significant.  
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MEETINGS MARKET ANALYSIS, INCLUDING LOCAL/REGIONAL COMPETITIVE 
FACILITIES  
In order to understand how Belton and the Bell County Expo Center compares and competes with other local, 
statewide, and regional meeting and event venues, competitive convention and event markets and facilities 
were identified and analyzed. Competitive facilities identified in this chapter include convention centers, 
exposition centers, and hotels that can accommodate large events.  

Local Meeting Market Analysis 

The local market area consists of an expo center, hotels with meeting space, and small meeting venues. The 
Bell County Expo Center offers a large amount of exhibit space, but no true ballroom space, and only one 
breakout room. None of the local venues feature a large number of breakout rooms. Both Temple, TX and 
Killeen, TX provide venues with more ballroom space, and nearly double the breakout rooms offered in 
Belton.  

The following table shows the function space for the local venues in Belton and the surrounding areas. 

Table 3-1 

Belton Meetings Market Supply

Facility City

Miles 
from 
Expo

Total 
Function 

Space (SF)

Exhibit 
Space 

(SF)

Ballroom 
Space 
(SF)

Meeting 
Space 
(SF)

Breakout 
Rooms

Walkable 
Hotel 

Rooms
Bell County Expo Center Belton 0.0 78,400 55,000 16,500 6,900 1 72
La Quinta Inn & Suites Belton 0.2 1,276 -- -- 1,276 2 72
Bell County Museum * Belton 2.3 2,250 -- -- 2,250 1 --
Harris Community Center * Belton 2.7 1,820 -- 1,100 720 4 --
River Forest Inn * Belton 3.1 1,500 -- -- 1,500 1 49
Cathedral Oaks Event Center * Belton 3.7 8,000 -- 8,000 -- -- --
Summers Mill Retreat & Conference Center Belton 6.8 4,725 -- -- 4,725 3 --
The Inn At Salado Salado 7.6 3,300 -- 3,300 -- -- 94
Hilton Garden Inn Temple Temple 8.9 4,399 -- 2,924 1,475 3 450
Mayborn Convention Center Temple 12.0 21,626 18,620 0 3,006 7 --
Killeen Civic & Conference Center Killeen 17.5 84,870 53,000 23,400 8,470 8 160
Courtyard Killeen Killeen 18.2 8,700 -- 6,000 2,700 3 325
Average 18,406 42,207 7,653 3,302 3 175

* Spaces were estimated from room capacities
Source: See Belton, Various Event Facilities, Hunden Strategic Partners

 

As the table shows, Belton currently offers no venues that feature flexible ballroom space and breakout 
rooms. The Bell County Expo Center, the primary event venue in the market, offers a 16,500-square foot 
assembly hall but does not offer a true, flexible, carpeted ballroom capable of properly hosting higher rated 
events, ceremonies, and high-quality banquets. The Bell County Expo Center also offers a 6,900-square foot 
special events room, but no true breakout rooms. Outside of Belton, Temple and Killeen each offer their own 
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convention and conference center. While The Mayborn Convention Center, located 12 miles from Belton in 
Temple, features a 18,000-square foot exhibit hall and eight breakout rooms, the venue does not feature 
ballroom space. The Killeen Civic and Conference Center offers the largest true ballroom in the market at 
23,400 square feet, but is limited by the exhibit hall, which is just a flat floor in a barn structure. No local facility 
offers a package exhibit space, true ballroom space, and breakout rooms.  

The following figure shows the map of the meeting facilities in the Belton area.  

Figure 3-1 

 

As the map shows, the majority of the meeting venues in the Belton area are located along I-35 or I-14. The 
La Quinta Inn & Suites, located adjacent to the Bell County Expo Center, features 1,300 square feet of 
meeting space.  

Bell County Expo Center 

The Bell County Expo Center opened in 1987 and is located just west of I-35 on Loop 121 in Belton, Texas. 
The facility is owned and operated by Bell County and is home to the Central Texas State Fair in late August. 
Currently, the facility offers 72 walkable hotel rooms at the La Quinta Inn and Suites. The following figure 
shows the layout of the facilities at the Bell County Expo.  
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Figure 3-2 

 

Garth Arena features more than 29,000 square feet of floor space with 5,979 fixed seats around the floor’s 
perimeter. The facility can accommodate up to 200 trade show booths and seat more than 8,000 attendees 
for concerts. The arena hosts rodeos and livestock shows, dog and equestrian shows, banquets, concerts, 
conventions and graduations. The Exposition Building offers 55,000 square feet of exposition space with an 
indoor permanent arena with bleacher seating and a covered outdoor arena. Each of these arenas offer 
20,000 square feet. This facility hosts conventions, tradeshows, dog and livestock shows, and equestrian 
events. The exhibit space has large fans, ventilation, permanent sound systems and state of the art lighting. 
There is also a 220-permanent stall horse barn. The Assembly Hall in the complex provides 16,500 square 
feet of floor space to host banquets, dances and seminars. The hall can accommodate up to 84 trade shows 
booths for a small trade show or an extension of a larger show in Garth Arena.  The special events room has 
6,900 square feet and includes a 600 square-foot dance floor. The room overlooks Garth Arena and can host 
association meetings, banquets, private parties, and receptions for groups up to 250 guests. 

The following table displays the spaces available for use in the Bell County Expo Center. 
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Table 3-2 

Bell County Expo Center Function Space

Facilities Total (SF) By Division (SF) Divisions
Exhibit Space

Exposition Building 55,000 1
55,000 1

Ballroom Facilities
Assembly Hall 16,560 1

16,560 1
Meeting Room Facilities

Special Events Room 6,900 1
6,900 1

Hotel Rooms 72
Total Exhibit Space 55,000 / Guest Room 763.9
Total Ballroom Space 16,560 230.0
Total Meeting Space 6,900 95.8
Total Function Space 78,460 1089.7

Ballroom Divisions 1 / 100 Guest Rooms 1.4
Meeting Room Divisions 1 1.4
Total Divisions (including Ballroom) 2 2.8

Source: Bell County Expo, Cvent, Hunden Strategic Partners
 

While the facility features an assembly hall and special events room, the Bell County Expo Center lacks true 
ballroom and breakout meeting rooms. In addition to the lack of flexible space, the primary challenge facing 
the Bell County Expo Center is the lack of walkable hotel rooms. Convention and expo industry market 
metrics suggest 15 walkable hotel rooms per 1,000 square feet of exhibit space. Based on 55,000 square feet 
of true exhibit space, this implies a total of 825 rooms within 1,500 linear feet of the facility. While 825 rooms 
may be aspirational, the 72-room, midscale La Quinta Inn does not come close to adequately complementing 
the amount of available space at the Bell County Expo Center.  

The following table shows the performance history of the Bell County Expo for the last three years. 
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Table 3-3 

Bell County Expo Performance History

Description 2014 2015 2016
Events (excluding rehearsals and move-ins) 269 255 248
Multi-day Events 93 92 93
Calendar Day Usage 279 271 254
Percentage Weekend (Fri - Sun) 97.00% 97.00% 92.00%
Percentage Weekday (Mon - Thur) 60.00% 58.00% 53.00%
Event Days 522 504 507
Patron Attendance 326,964 351,644 341,481
Convention Spending $4,261,474 $5,895,500 $6,180,200

Source: Bell County Expo
 

The number of events, calendar usage days and event days per year have decreased over the past three 
years, but the total convention spending has increased. This can be attributed to the facility attracting higher 
rates and higher paying events. Attendance has fluctuated slightly over this period, and the Expo Center 
operates near full capacity on the weekends, but operates at less than 60 percent capacity during the 
weekdays. The impact of this trend can be viewed in the hotel performance charts in Chapter 5 of this report.  

The following chart shows the number of events per month by type from December 2015 to May 2017. 

Figure 3-3 
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The number of events per month ranged from nine to 33 per month over the last two years. February and 
July, historically, have few events while April has been peak season. The Bell County Youth Fair (BCYF) is a 
weeklong event in February that uses the entire facility and therefore reduces available days for other events. 
As the chart demonstrates, local events are followed by conventions as the most common type of event in the 
facility.  

The next chart shows the monthly attendance, by event type, from December 2015 to May 2017. 
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Figure 3-4 
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Bell County Attendance by Event Type per Month  
(Dec. 2015 - May 2017) 

Convention  Entertainment Consumer Show Other Local Events 
 

Monthly attendance at the Bell County Expo Center ranges from approximately 9,000 to nearly 55,000 per 
month during this time-period. Attendance peaks during February and June, as the BCYF occurs in February 
and high school graduations drive attendance in June. While the attendance is generated primarily by 
entertainment events in some months, others are dominated by conventions. This chart demonstrates a 
strong variety of major, high-impact events at the Bell County Expo Center.  

In February of 2016, a new $30 million livestock and equestrian facility expansion was approved by the 
Commissioners Court. The new facility will be located west of the current grounds, and will include a 100,000-
square-foot air-conditioned indoor performance arena with 1,000 spectator seats. The new building will also 
include a 40,000-square-foot warm-up arena, a vendor concourse and a restaurant. Construction started in 
August of 2016 and is expected to be completed by early 2018. 

The following pictures show renderings of the new facility. 

Figure 3-5 

 

Conversations with facility management indicated that the expansion will allow the complex to bid for larger 
state and national livestock and equestrian shows that the existing facility cannot currently accommodate. The 
$30 million expansion further increased the need for a walkable, high quality hotel and conference package 
surrounding the Bell County Expo Center.  
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Cathedral Oaks Event Center 

The Cathedral Oaks Event Center is located approximately four miles northeast of the BCEC just north of I-
35. The Events Center offers two ballroom facilities. The Grand Ballroom, which offers 6,800 square feet and 
can accommodate groups up to 225 guests, hosts weddings, corporate events and social gatherings. The 
Magnolia House can host up to 80 guests in the 1,200 square-foot central room. This space is used for 
ceremonies, receptions, engagement parties, rehearsal dinners, family gatherings and showers.  

The following photos show the interiors of the Grand Ballroom and central room of the Magnolia House at 
Cathedral Oaks Event Center. 

Figure 3-6 

 

The Cathedral Oaks event center is currently the highest quality banquet facility in the local Belton market. 
The venue does not offer complementary breakout meeting rooms or a walkable hotel packkage.  

Mayborn Convention Center 

The Mayborn Convention Center is located 12 miles northeast of the Bell County Expo Center along I-35 in 
Temple, Texas. The facility is owned and operated by the City of Temple. 

The following table shows the function space at the Mayborn Convention Center. 
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Table 3-4 

Mayborn Convention Center Function Space

Facilities Total (SF) By Division (SF) Divisions
Ballroom Facilities
Main Hall 18,620 3

Room A 2,929 1
Room B 3,737 1
Room C 11,970 1

18,620 3
Meeting Room Facilities
Rooms 1-3-5-7 2,529 4
Rooms 2-4-6 1,153 3

3,682 7

Hotel Rooms --
Total Ballroom Space 18,620
Total Meeting Space 3,682
Total Function Space 22,302

Ballroom Divisions 3
Meeting Room Divisions 7
Total Divisions (including Ballroom) 10

Source: Mayborn Convention Center, Cvent, Hunden Strategic Partners
 

The Mayborn Convention Center has a Main Hall with 18,620 square feet of space with three divisions. The 
concrete-floor Main Hall is used for banquets, conventions, trade shows, expos and weddings. The facility 
also has seven meeting rooms with more than 3,600 square feet, which are used for business meetings and 
other small events. As aforementioned, the complex does not offer traditional ballroom space or walkable 
meeting rooms to be viewed as a destination for major events.  

Killeen Civic & Conference Center 

The Killeen Civic & Conference Center is located approximately 18 miles northwest of the BCEC in Killeen, 
Texas just south of I-14. The complex features a conference center building and an exhibit hall building.  

The following table shows the function space available at the Killeen Civic & Conference Center. 
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Table 3-5 

Killeen Civic & Conference Center Function Space

Facilities Total (SF) By Division (SF) Divisions
Exhibit Space

Exhibition Hall 53,000 1
53,000 1

Ballroom Facilities
Ballroom A 3,900 1
Ballroom B 3,900 1
Ballroom C 15,600 1

23,400 3
Meeting Room Facilities
Meeting Room 1 720 1
Meeting Room 2 720 1
Meeting Room 3 720 1
Meeting Room 4 720 1
Meeting Room 5 720 1
Meeting Room 6 720 1
Special Events Room 3,500 1
Executive Board Room 650 1

8,470 8

Hotel Rooms 160
Total Exhibit Space 53,000 / Guest Room 331.3
Total Ballroom Space 23,400 146.3
Total Meeting Space 8,470 52.9
Total Function Space 84,870 530.4

Ballroom Divisions 3 / 100 Guest Rooms 1.9
Meeting Room Divisions 8 5.0
Total Divisions (including Ballroom) 11 6.9

Source: Killeen Civic Center, Cvent, Hunden Strategic Partners
 

The Killeen Civic & Conference Center has an Exhibit Hall with 53,000 square feet of exhibition space. While 
the venue is referred to as an exhibit hall, the facility is a barn with a concrete floor. The conference center 
features three ballrooms which can be combined to total 23,400 square feet of ballroom space. There are also 
six meeting rooms with 720 square feet each, an executive board room and the special events rooms with 
3,500 square feet. The complex hosts seminars, concerts, graduations, proms, fundraisers and weddings. 

Implications 

The local meeting supply in the Belton area does not have a facility with large exhibit space, a flexible 
ballroom and multiple breakout rooms. These are the standard requirements of most meeting planners to 
consider a venue for a specific conference or event. The local area, specifically the Bell County Expo Center, 
also lacks the number of walkable hotels rooms near the facility. With the current exhibit space offered at the 
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Bell County Expo Center, industry averages show that there should be approximately 825 walkable hotel 
rooms. In order to attract corporate and statewide association events, a market must offer an attractive 
package of event space, including ballrooms and meeting rooms, and walkable and adjacent branded hotel 
options. Currently, Belton offers a flexible expo center, but does not feature the amenities or complementary 
developments to be viewed as a destination for events.  

Regional Meeting Market Analysis 

In addition to the local meeting and event supply, HSP analyzed the market area on a regional basis. Belton’s 
main competition will come from Round Rock, Waco and College Station according to conversations wuth 
local stakeholders. Half of the venues in the region are located within 50 miles of Belton. The following table 
summarizes the function space of the primary regional competitive facilities. The table also shows the number 
of walkable hotel rooms for each property. Hotels are considered walkable when they are within 
approximately 1,200 to 1,500 linear feet from a facility. This analysis specifically considers facilities with more 
than 9,000 square feet in a total function space. 

The following table lists the regional competitive meeting facilities. 

Table 3-6 
Regional Meeting Market Analysis

Facility City
Miles from 

Expo

Total 
Function 

Space (SF)
Exhibit 
Space

Ballroom 
Space

Meeting 
Space

Breakout 
Rooms

 Walkable 
Hotel 

Rooms
Sheraton Georgetown Texas Hotel & Conference Center Georgetown 31.0 18,875 -- 15,921 2,954 4 222
Wingate By Wyndham Round Rock Round Rock 39.2 9,356 -- 4,056 5,300 9 222
Austin Marriott North Round Rock 42.5 12,905 -- 7,480 5,425 9 524
Extraco Events Center Waco 44.3 73,000 35,000 -- 38,000 2 --
Waco Convention Center Waco 45.8 80,985 48,300 13,818 18,867 10 348
Courtyard Austin Pflugerville Pflugerville 47.3 11,332 -- 8,207 3,125 6 217
Brazos County Exposition Complex Bryan 86.8 76,000 50,000 26,000 -- -- --
The Brazos Center Bryan 87.1 21,146 -- 13,000 8,146 6 --
Hilton College Station & Conference Center College Station 90.4 23,725 -- 19,945 3,780 8 819
Embassy Suites by Hilton San Marcos Hotel Conference Center & Spa San Marcos 103 42,312 -- 36,000 6,312 7 283
Beaumont Ranch * Grandview 108 30,750 -- 30,000 750 1 16
La Torretta Lake Resort & Spa Montgomery/Lake Conroe Montgomery 142 41,285 5,073 20,896 15,316 14 445
Average -- -- 36,964 44,433 16,047 10,212 7 376

* Spaces were estimated from room capacities
Source: Cvent, Various Event Facilities, Hunden Strategic Partners

 

The largest competitive facility in the region is the Waco Convention Center, with nearly 81,000 square feet of 
total function space. The average for walkable hotel rooms for the competitive facilities is 376 rooms per 
venue, which is nearly five times the offering at the BCEC. The region has only four facilities with exhibition 
space, and the BCEC offers more than any of them. Competitive regional event facilities, on average, offer 
seven breakout rooms and 16,000 square feet of traditional ballroom space. These flexible, high quality event 
spaces present a major competitive advantage over the Bell County Expo Center and existing event facilities 
in the local market. Conversations with local market representatives indicated that Round Rock facilities, as 
well as the Embassy Suites by Hilton San Marcos, can attract a significant portion of higher rated corporate 
business and state associations due to the quality of event space and adjacent hotel options.  
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The following figure shows the location of the convention center and meeting hotel competition in the region 
surrounding Belton. 

Figure 3-7 

 

As shown, there are several hotels and meeting facilities in the region that offer more than 9,000 square feet 
of total function space. In addition to the facilities shown, the City of Austin offers 34 additional meeting and 
event facilities with more than 9,000 square feet of total function space. These facilities were not analyzed in 
great detail due to the size of the Austin market and the city’s competitiveness with Belton.  

The following section presents the profiles of the facilities in the region surrounding Belton.  

Round Rock 
 
There are four competitive facilities in the Round Rock area; two in Round Rock, one in Georgetown, and one 
in Pflugerville. The following section profiles these facilities. 
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§ The Wingate by Wyndham Round Rock was built in 1999 and is located east of I-35 in Round 
Rock, approximately 40 miles south of the Bell County Expo Center. It is adjacent to the Dell 
Computer Headquarters. The facility is part of the Wyndham Hotel Group under the Wingate 
Brand, and it has 100 guest rooms, with another 122 rooms in two walkable properties. The 
ballroom provides more than 4,000 square feet of space that can host dinners for 300 guests. 
The venue has 5,300 square feet of meeting space in 9 breakout rooms.  

§ The Austin Marriott North was built in 2001, and is located west of I-35 in the Round Rock. 
The property is branded under Marriot Hotels. There is a total of 524 walkable hotel rooms in the 
area, with 295 of them at the Marriott North. The hotel has a ballroom with 7,480 square feet 
with six divisions that can accommodate up to 700 guests. The facility has nine meeting rooms 
with a total of 5,425 square feet. The Austin Marriott North hosts conferences, business 
meetings, special events and weddings. 

§ The Sheraton Georgetown Texas Hotel & Conference Center opened in 2016, and is located 
west of I-35 in Georgetown approximately 32 miles south of the Expo Center. The facility has 
222 guest rooms and is part of Marriott/Starwood Hotels under the Sheraton Brand. The hotel 
has a ballroom with nearly 16,000 square feet and ten divisions. The facility has four meeting 
rooms with a total of 2,954 square feet. The Sheraton hosts conferences, conventions, business 
meetings and special events. 

§ The Courtyard Austin Pflugerville, opened in May 2017, and is located several miles east of I-
35 off State Road 130. The hotel is part of Marriott Hotels under the Courtyard Brand. The 
property has 147 rooms with another walkable 70 rooms at the Best Western. The Travis 
Ballroom has 8,207 square feet with six divisions which can accommodate up to 1,000 guests. 
There are six meetings rooms with more than 3,000 square feet. The Courtyard Austin 
Pflugerville hosts meetings, conferences, receptions, showers and weddings. 

Waco 

Two facilities in the region are located in Waco. These facilities are within two miles of each other and both 
offer exhibit space, unlike the properties in the Round Rock area. The following is a profile of these facilities. 

§ The Extraco Events Center opened in 1953, and finished a five-year renovation in 2005. It is 
located west of I-35 and east of Lake Waco. The facility formerly was called the Heart O’ Texas 
Fair Complex until 2010, and it is owned by McLennan County and operated by the Heart of 
Texas Fair, Inc. The venue features a 9,000-seat arena which was home to the Baylor 
basketball until 1998. The Show Pavilion offers 35,000 square feet of exhibit space and the 
Exhibits and Creative Arts Buildings provide another 38,000 square feet of flexible space for 
trade shows, conventions, expos, tool sales and receptions. The largest event of the year is the 
Heart O’ Texas Fair and Rodeo held for a week in October.  

§ The Waco Convention Center, built in 1972, completed a $17.5 million, three-year renovation 
and expansion in 2012 and is located just west of I-35 on the Brazos River and northwest of 
Baylor University. The convention center is a department of the City of Waco and its staff also 
manages the Waco CVB. The venue features 348 walkable hotel rooms at two properties. The 
convention center offers two exhibit halls with a total of 48,300 square feet with a total of four 
divisions. The Brazos Ballroom offers nearly 14,000 square feet with two divisions. There are 
seven meeting rooms with a total of 17 breakout rooms in the facility as well. The Waco 



 

Belton Conference Center and Hotel Market and Financial Feasibility Analysis Chapter 3 – Page 14 

Convention Center is the regional destination for banquets, conventions, meetings, trade and 
consumer shows and weddings and can accommodate groups up to 3,000 guests.   

Bryan-College Station 

There are three primary competitive facilities located in Bryan and College Station. These facilities are located 
near Texas A&M University. The following section presents these facility profiles. 

§ The Brazos County Exposition Complex, opened in 2007 and expanded in 2011, is located 
west of State Road 6 and Texas A&M University in Bryan, Texas. The complex has two show 
arenas with a total of 145,000 square feet and two 60,000 square-foot pavilions with permanent 
animal stalls. These facilities host equestrian events, livestock shows, and rodeos year-round. 
The Exhibit Hall has 50,000 square feet and is connected to the 26,000 square-foot Texas 
Ballroom. The complex offers 1,548 parking spaces and five-acres of overflow parking for 
trailers and large vehicles, along with 78 RV sites with water and electricity. 

§ The Brazos Center, is located east of State Road 6 in Bryan, Texas. The 39,000 square-foot 
facility has 13,000 square feet in the Grand Ballroom, which features two divisions which can 
accommodate up to 1,000 guests for banquets and six meeting rooms that offer more than 
8,000 square feet.  

§ The Hilton College Station & Conference Center, opened in 1985 and is located west of State 
Road 6 and east of Texas A&M University in College Station, Texas. The 303-room property is 
part of Hilton Worldwide under the Hilton Hotels Brand. The facility offers 516 walkable hotel 
rooms in six properties. The property features two ballrooms with a total of nearly 20,000 square 
feet with eight divisions. The larger ballroom can hold up to 1,500 guests. There are eight 
meeting rooms with nearly 4,000 square feet. 

 
There are three competitive regional facilities that are located more than 100 miles from the BCEC in San 
Marcos, Grandview and Montgomery. The following section presents these facility profiles. 

§ The Embassy Suites by Hilton San Marcos Hotel Conference Center & Spa, is located just 
east of I-35 in San Marcos, Texas, approximately 103 miles southwest of the Bell County Expo 
Center. The 284-room hotel is part of Hilton Worldwide under the Embassy Suites by Hilton 
Brand. The property offers more than 42,000 square feet of total function space. There are two 
ballrooms in the venue, the larger features 28,800 square feet with ten divisions which can 
accommodate up to 3,000 guests. The smaller ballroom has 7,200 square feet with three 
divisions. The property also offers than 6,300 square feet of meeting space in seven rooms.  
The entire cost of the development was $50 million, including the $21 million conference center.   

§ The Beaumont Ranch, is located east of I-35 in Grandview, Texas approximately 110 miles 
north of the expo center. The ranch is on 800-acres with herds of longhorns, horses, llamas and 
other local wildlife and has a total of 26 rustic cabins, luxury suites, rooms and homes. 
Beaumont Ranch has two 20,000 square-foot events barns and a meeting room that 
accommodates groups up to 50 with approximately 750 square feet. The Beaumont Ranch 
hosts family reunions, corporate retreats, fundraisers, special events and weddings. 

§ The La Torretta Lake Resort & Spa Montgomery/Lake Conroe opened in 1985, and is 
located on Lake Conroe north of State Road 105 in Montgomery, Texas approximately 140 



 

Belton Conference Center and Hotel Market and Financial Feasibility Analysis Chapter 3 – Page 15 

miles southeast of the Bell County Expo Center. The resort is an independent property with 445 
suite guestrooms. The resort has an exhibit hall with 5,073 square feet with four divisions. The 
property has three ballrooms with a total of nearly 21,000 square feet of space with a total of six 
divisions. There are 14 meeting rooms with a total of 15,316 square feet of meeting space. The 
La Torretta Lake Resort Conference Center is an International Associations of Conference 
Center (IACC) certified venue and hosts conventions, meetings, special events and weddings.  

Implications 

Analysis of the competitive regional meetings and events market indicates that the BCEC is currently 
competing against high-quality convention venues and hotels that offer the flexible event facilities, amenities, 
and walkable room packages that modern meeting planners covet and demand. Currently, the BCEC does 
not feature the flexible ballroom facilities and walkable hotel rooms to match the offerings of the primary 
regional event venues. The future development of supporting rooms and amenities is vital to the BCEC 
competing on a regional level.  

Market Feedback 

HSP reached out to local market experts, Convention and Visitors Bureau representatives, facility managers, 
hoteliers, and other Belton stakeholders to better understand the meetings and events market and the future 
meeting opportunities in Belton. Key takeaways from those conversations include: 

§ The lack of flexible ballroom space, breakout rooms, and walkable hotel rooms severely limits 
the types of events that the Bell County Expo Center can attract. The existing offerings prohibit 
the venue from competing for higher rated business that requires higher quality event facility and 
branded hotel options.  

§ Due to the rapid growth of the Austin Metroplex, events that have historically occurred in Austin 
continue to expand and are looking for other venues in the region. Whether it is because of price 
or space constraints, the growth of Austin presents significant opportunity for a new conference 
facility and hotel in Belton. In addition to Austin, the market also continues to feel impact from 
Waco, suggesting additional opportunity.  

§ Currently, technical, medical, and corporate events are not considering Belton due to the lack of 
flexible, high quality spaces and adjacent hotel options. In addition, Belton is unable to offer the 
size and quality of ballroom space that Texas state associations are looking for in a venue. The 
development of a high-quality conference center would allow the market to compete for this 
higher rated business.  

§ In addition to the regional competitors, The Temple Convention Center is currently attracting 
many events that would consider Belton if the market offered a high-quality conference space. 
This presents additional opportunity for Belton moving forwards.  

In addition to local stakeholders and market participants, HSP met with management from the Bell County 
Expo Center to better understand the needs of the complex and future opportunity for a conference center 
and hotel development adjacent to the facility. The following summarizes some feedback from those 
conversations. 
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§ The primary competitors for the BCEC are Waco, College Station, Abilene and Fort Worth. 
Currently, due to the lack of branded, walkable hotel rooms surrounding the complex, the Bell 
County Expo Center is at a competitive disadvantage.  

§ Concerts and major entertainment acts typically choose between Belton, Waco, Cedar Park and 
Austin. The same concert will not play in both Belton and Austin due to proximity.  

§ Visitors and attendees to the Bell County Expo center are currently staying at the Hilton Garden 
Inn, Residence Inn, and Hampton Inn in Temple due to the increased rates at the La Quinta Inn. 
This presents a variety of challenges for the complex.  A minimum of 150 walkable hotel rooms 
are needed, according to Bell County Expo management.  

§ The BCEC cannot currently accommodate the state and regional markets with the existing 
spaces. With a new attached or walkable conference center and hotel development, the venue 
will be able to pursue higher rated business, including state association events.  

Meeting Planner Survey 

In order to better understand the existing reputation and challenges of Belton, as well as the future opportunity 
for attracting conference, conventions, consumer shows, and other events, HSP conducted a meeting planner 
survey of Austin associations and events. While not completely scientific, this meeting planner feedback 
provides valuable insight on how Belton is viewed as a destination.  

The following figure shows a breakdown of the types of organizations. 

Figure 3-8 

 
 

HSP received 38 responses from meeting planners throughout the Austin area. The large majority of 
respondents belonged to a professional association. Government and Educational organizations were 
minimal.  

The following chart shows a breakdown of respondents that have previously held an event in Belton. 
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Figure 3-9 

  

HSP received 38 responses to the survey, and only one meeting planner has held an event in Belton before. 
As previously discussed, due to the existing facilities and limited lodging options, Belton is currently not being 
considered for corporate and association events. 

The following figure lists the reasons why Belton was not selected as an event destination.  

Figure 3-8 
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The lack of full-service hotels in Belton was the most common reason meeting planners avoided Belton. This 
was followed by room block size, the city’s location relative to membership and meeting facility size. These 
responses are consistent with the market feedback regarding lost opportunity for events in Belton. The lack of 
full-service and walkable, adjacent rooms blocks are the biggest challenge for Belton with regards to attracting 
Austin area events.  

The following figure shows the average number of attendees for the meeting planner’s largest event. 

Figure 3-9 

 

Most meeting planners indicated that their largest events fall between 250 and 2,000 attendees. Additionally, 
a handful of respondents indicated that their largest events attract more than 5,000 attendees. Bell County 
Expo Center provides more than enough exhibit space to accommodate the largest events indicated by 
meeting planners.  

The following figure shows number of event days for meeting planners. 
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Figure 3-12 

 

The majority of events lasted between two and five days, while one event lasted seven or more. Dating back 
to 2014, the Bell County Expo Center has had more than 90 multi-day events each year.  

The following figure depicts the ballroom space needs of respondents.   

Figure 3-13 

 

The need and expectation of true ballroom space is one of the biggest challenges facing Belton. Most 
respondents indicated that they need between 3,000 and 12,000 square feet of ballroom space, while eight 
respondents need more than 50,000 square feet.  
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The following figure depicts the exhibit space needs of the respondents. 

Figure 3-14 

 

With 55,000 square feet of available exhibit space, the Bell County Expo Center is able to accommodate the 
majority of events for respondents. Only three respondents required more than 50,000 square feet for their 
events.  

The following figure shows the minimum breakout rooms needed by meeting planners. 
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Figure 3-15 

 

Respondents varied on the number of breakout rooms required for their events, and while some meeting 
planners did not require any, the most common response was between three and six breakout rooms.  
Currently, the Bell County Expo Center does not offer any breakout meeting rooms, which is a major 
challenge for the complex.  

The following figure shows room nights generated per event. 
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Figure 3-16 

 

Most frequently generated room nights fell between 251 and 2000 room nights. None of the respondents said 
their events generated more than 2,000 room nights. 

The following chart shows the peak room block needed by meeting planners.  

Figure 3-17 

 

The majority of respondents indicated that their events need peak room blocks of approximately 100 to 200 
rooms, and several respondents indicated that their events require peak blocks of more than 200.  

The following chart shows the headquarter hotel rooms needed by meeting planners. 
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Figure 3-18 

 

Responses to the need for headquarter hotel rooms varied, and while many respondents indicated they need 
more than 500 rooms, several of them indicated less than 25 or none at all would be sufficient. As previously 
mentioned, currently the walkable La Quinta Inn offers 72 hotel rooms.  

The following chart shows the respondents’ maximum acceptable distance between the hotel and meeting 
facility. 
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Figure 3-19 

 

As mentioned, the presence of adjacent and walkable hotel options is vital to the success of any event facility. 
Over fifty percent of respondents indicated that the maximum distance they prefer to stay from an event 
facility is less than one block. While the La Quinta Inn is walkable and adjacent to the Bell County Expo 
Center, it is small and not convention quality.  

The following figure displays the likelihood of Austin meeting planners brining their event to Belton based 
various conceptual development scenarios. “1” signaled very unlikely “3” signaled indifference, and a “5” 
signaled very likely.  

Figure 3-20 
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The respondents indicated that a large resort-style conference hotel along Lake Belton would be the most 
desirable development scenario for Belton. With regards to a development to complement the Bell County 
Expo Center, meeting planners indicated that a 200-room conference hotel with a robust ballroom and 
meeting room space would be the most attractive concept.   

The following chart indicates the importance of certain convention venue and host community elements. “1” 
signaled not important, and a “5” signaled extremely important.  

 

Figure 3-21 

 

Respondents indicated that the majority of the elements listed were important to them. The proximity of the 
headquarter hotel to the meeting space was the most important factor. Meeting quality, hotel quality and room 
block availability were also listed as critical factors, features that Belton is currently lacking.  

Conclusions 

Analysis of the local and regional meetings and event market indicates opportunity for the future of Belton and 
Bell County Expo Center. Currently, the local market does not offer the size and quality of spaces necessary 
to accommodate higher rated groups, corporations, and state associations. The Bell County Expo Center, the 
primary venue in the local market does not offer a true ballroom or breakout rooms, and the venue only offers 
72 walkable hotel rooms. In addition, comparisons to competitive regional venues indicate that the BCEC is 
lacking in both ballroom space and walkable hotel rooms, which puts the complex at a competitive 
disadvantage for attracting high impact events throughout the region. Conversations and feedback from local 
market experts, facility managers, major complex users, and meeting planners indicate that the Bell County 
Expo Center, with additional expansion and improvements, could accommodate the pent-up demand for high 
quality event space in the Belton market. While any new development will require investment, market analysis 
suggests that there is opportunity for Belton to become a stronger destination for conference, conventions, 
consumer shows, and other events. 
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CONFERENCE HOTEL DEVELOPMENT TRENDS 
This chapter provides insight on the methods and tools used for conference hotel development in various 
markets. As the primary hotels for a market’s meeting facilities and typically the largest hotel in a market 
area, a number of critical criteria must be met to ensure the greatest potential of success for both the 
property itself as well as the market as a whole. In most cases, these hotels require some form of financial 
incentives in order to be developed, typically in the form of public subsidies. 

Convention Hotel Market 

The meetings market has evolved over the past 20 years and has grown more sophisticated, and planners 
have increased the requirements necessary to book meetings business. At one time, meeting planners 
expected to contract with multiple hotels in order to service a convention, pay for their own transportation and 
seek additional event and meeting locations when necessary. In recent years, however, cities began to offer 
room packages within just a few very large hotels adjacent to meeting facilities. This improvement in 
packaging of the convention/meeting product led to expectations by the market and competitive pressure for 
all larger meeting facilities to offer a convenient package of hotels attached, adjacent or within immediate 
walking distance of the facility. This proximity eliminates the need for shuttling, and often the hotels provide 
enough meeting and event spaces for the additional needs of the planners. Those that do not offer such a 
package, such as Belton, suffer considerably when competing for meetings, conferences, conventions and 
other events.  

The demands are not only for hotel rooms, but for high-quality hotel room blocks in major branded hotels. 
Due to the requirements for large room blocks, meeting and function space, food and beverage service and 
parking, these facilities are often outside the realm of private financial feasibility. This feasibility gap is 
generally temporary, typically during the pre-development and early operational stages of the property, but 
renders such projects difficult to finance. However, for markets with lower average daily rates and occupancy 
levels, the feasibility gap can be ongoing. As a result, the public sector has found creative ways to participate 
in the financing of these hotel developments because they recognize that without such facilities, the 
performance of their publicly funded meeting facilities will suffer and not provide the economic impact that 
rationalized the initial development.     

Since 1992, one of the most notable trends in public finance has been the use of municipal bonds and other 
public financing tools to enable the development of convention hotels.  

Rationale for Public Involvement 

Competition for tourists, conventioneers and businesses has become fierce, as has creating a positive 
environment for visitors and residents. This has led to a building boom not only of convention/conference 
centers, but sports venues, retail, housing, hotels and cultural attractions in most urban centers in the United 
States. Early analysis indicates that cities that are not proactive and fail to spur urban core development will 
be at a competitive disadvantage in the future if venues, the pedestrian experience and access are not 
convenient or well planned for visitors, residents, and business users. 
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Meeting planners demand easy access between venues, especially between meeting facilities and hotels. 
Cities that fail to respond have been unable to attract meetings and conventions and have lost a significant 
amount of market share that many communities have yet to recapture. Because of event-size growth, 
meeting planners demand larger room blocks and try to house their entire membership in a small cluster of 
hotels. Cities that wish to remain competitive in the tourism and convention market must be visionary, 
proactive and creative in the sizing, placement and connectivity of their convention, meeting and hotel 
facilities. 

Cities are now helping to finance hotels due to the fact that they are key to the success of their tourism 
package. At the same time, such hotels are large financial obligations that often do not provide enough of a 
return on investment for the private development community to undertake. Developing the appropriate 
project with the optimal level of meeting and support space results in a relatively expensive project.  

The absolute size of these projects, including extensive meeting, restaurant and parking infrastructure, 
places financial pressure on the hotel during its early years when occupancy levels are ramping up. 
However, the issue is not necessarily the long-term operating characteristics of the hotel. Most large hotels, 
as they stabilize after three to five years, perform well. Once these poor early year economics are folded into 
the long-term financial picture, overall returns fall below alternative investment vehicles. In addition, there is 
reluctance among banks and other lending institutions to lend to larger hotels unless there is an equity 
contribution of up to 50 percent. 

The financial reality of a convention/conference hotel being consistently filled with enough large groups to 
keep it profitable is not realistic. The large events do nothing to fill the large supply of rooms during the rest of 
the year. So although a city may want to build a massive property to host the largest events, reality dictates a 
more realistic project. The same concepts apply for smaller markets. How many events per year will actually 
cause the hotel to sell out? A hotel needs to run at an average occupancy level of at least 60 percent to be 
healthy in the long term (that is, generate enough revenue to continually reinvest in upgrades, replacement of 
systems, etc.). Occupancy levels above 65 percent are much preferred. With sell-out convention clients only 
coming along perhaps 12 to 36 times per year, the existing market will need to provide primary occupancy 
support for a hotel, with conventions and other events seen as opportunities to compress occupancy and rate 
up.  

However, without a large number of rooms available in the hotel (more than the typical market would 
support), the events that cities seek to host will not be attracted to the community at all. Many have a “room 
block minimum” of 100 or more rooms. Without a large enough hotel, the groups will not consider the city.  

Cities have responded to the new reality of the meeting hotel business in numerous ways depending upon 
various state and local laws and financing mechanisms. Assistance ranges from favorable land leases, to 
regulating development of limited service hotels in the middle range of intervention, to complete public 
ownership of hotels. 

Public Participation Options 

Building large hotels is very difficult due to the cost and space required for development, and as a result, are 
typically viewed as not feasible by the private sector. However, large hotels are vital for successful meeting 
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facility environments to work properly. Public entities have owned hotels for many decades, as evidenced by 
numerous land lease structures at airports and in downtown settings. However, more direct participation has 
been called for as the private sector has had difficulty obtaining hotel financing at reasonable equity and 
interest rate levels. 

Public participation can help hedge the financial risk in the early ramp-up years of a large hotel property. 
Credit enhancements, tax incentives and abatements, and capital investment that count towards equity are 
all tools that are used to get over the initial ramp-up period. The public sector has creatively dealt with 
participation in many ways, sometimes unique to state and local regulations. 

Public-Private Partnerships (PPP) 

Traditional public investment, in the form of inducements to bridge the financing gap, has taken the form of 
land assemblage, public payments for parking and infrastructure, and funding public components of the 
hotel, such as meeting and ballroom space. This approach was used in Norfolk for its Marriott, Portsmouth 
for the Renaissance, Indianapolis for its initial Marriott, Evansville for its Hilton and in many other markets. 
Another strategy uses grants, tax abatements, or creation of districts where taxes earned in the district are 
used to fund the public contribution. Often a combination of these sources is used to make a project happen, 
as has been demonstrated in numerous instances.   

State programs often play a key role as states have more power to create and appropriate tax streams for 
projects. States such as Kansas, Texas, Mississippi, Kentucky and others have created programs that allow 
for either the rebate of state taxes or other related inducements.   

Land leases are also a common incentive for hotel developers. In some cases, a public entity may acquire 
the necessary land and lease it back to the developer. The advantage to land leases is that they lower the 
development costs and allow the cost of the land to be amortized and subsequently paid for out of operating 
revenues.  

The following is a list of incentives provided by public agencies to stimulate hotel development: 
§ Tax abatement 
§ Tax rebates 
§ Tax Increment Financing (TIF) 
§ Equity participation 
§ Construction of meeting space, parking structure, and/or other infrastructure 
§ Credit enhancement of financing 
§ Land assemblage  
§ Rebate of development fees for licensing, permitting and water and sewer hookup fees 
§ Free or nominal ground rent 
§ Section 108 loans 



 

Belton Conference Center and Hotel Market and Financial Feasibility Analysis Chapter 4 - Page 5 

§ Community Development Finance Authority (CDFA) grants or Community Development Block 
Grants (CDBG) 

Public Sponsorship via Tax-Exempt Bonds 

The most direct form of public participation is public ownership of the asset. This allows the hotel to qualify 
for tax-exempt financing and avoid property taxes. This type of ownership was used for Chicago’s Hyatt 
McCormick Place, Houston’s 1,200-room Hilton, Denver’s 1,100-room Hyatt, and in Overland Park, Kansas’ 
Sheraton hotel as well as more than a dozen others, as shown in the table further in the document. While 
tax-exempt bond funding originated with larger projects and markets, it is now common in all market sizes.  

Since 1997 with a change in tax law, communities have a new alternative, one using a publicly-owned tax-
exempt bond financial structure. Using either public incentives or tax-exempt financing has advantages and 
disadvantages including both financial and political consequences. The newer, tax-exempt method is 
achieved via creation of a publicly owned, tax-exempt bond financed structure. It utilizes a single-purpose 
tax-exempt entity created by the public to issue revenue bonds to finance the construction of the project. The 
bonds are primarily secured by net cash flow from the hotel and hotel occupancy taxes, and may or may not 
be enhanced with bond insurance. These bonds typically require some financial assurances from a political 
jurisdiction or require fairly heavy insurance to support the project’s financing based solely on the operations 
of the hotel. 

The advantages to this approach are:  
§ An ability to get the deal done with the public’s timeline,  
§ Developing a hotel when the private sector is unwilling to invest in it,  
§ A lower cost of capital compared to a privately financed alternative,  
§ The long-term nature of the financing, and  
§ The public ownership of the project at bond retirement.   

The disadvantages are: 
§ The significantly increased amounts of financing required to capitalize credit enhancement and 

financing reserves,  
§ Negative public perception and reaction to a publicly-owned hotel, which can delay projects or 

cause costly referenda, such as in Dallas, 
§ Restrictions on performance-based contracts, and 
§ Long-term performance risk. 

Risk 

Whether the private or public sector builds and owns the hotel, there is always an element of risk. It breaks 
down into financial risk and operational risk. With private development, the public’s subsidy/investment is a 
one-time or limited time risk, which is quantifiable. The long-term risk is that the project owners may not 
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reinvest in the property over the long-term and cause the entire complex to have a bad reputation, etc. With 
public financing, the public sector takes the long-term risk and responsibility for the project and therefore has 
control over long-term quality, design and operation. However, the annual debt load is usually very close to 
the operating income available, which gives the project a smaller margin of error in performance before 
reserves are used. This will exist for the life of the bonds, usually 22 to 25 years. Myrtle Beach and St. Louis 
are unfortunate examples of projects where the hotel did not perform as expected and required the 
recapitalization of the project. In either case, some level of risk exists. 

Summary 

The options available to cities and developers continue to increase as both the public and private sector 
create new funding mechanisms unique to the legal, financial and other political realities of the city, county or 
state.  

The following table shows 28 public-private hotel developments underway or completed since 1992, with the 
identification of the percentage of the developments that were funded by each the private and public sector. 

Table 4-1 
Public-Private Hotel Developments

Public Sector* Private Sector

City State Brand Opening Rooms
Total Hotel 

Costs (millions)
Cost/Room 

(000)
Investment 
(millions)

Percentage of 
Total Cost

Investment 
(millions)

Percentage of 
Total Cost

Atlantic City NJ Sheraton 1997 502 $85 $169 $38.2 44.9% $46.8 55.1%
Austin TX JW Marriott 2015 1,012 $303 $299 $3.0 1.0% $300.0 99.0%
Baltimore MD Marriott 2001 750 $133 $177 $10.0 7.5% $123.0 92.5%
Boston MA Westin 2007 793 $200 $252 $15.0 7.5% $185.0 92.5%
Charlotte NC Westin 2003 700 $143 $204 $16.0 11.2% $127.0 88.8%
Chattanooga TN Chattanoogan 2001 202 $43 $213 $20.0 46.5% $23.0 53.5%
Denver CO Adam's Mark 1998 1,230 $135 $110 $25.0 18.5% $110.0 81.5%
Evansville IN Doubletree 2015 253 $44 $173 $20.0 45.7% $23.8 54.3%
Fort Wayne IN Courtyard by Marriott 2010 250 $47 $188 $12.0 25.5% $35.0 74.5%
Fort Worth TX Omni 2009 600 $160 $267 $89.0 55.6% $71.0 44.4%
Franklin TN Marriott 1999 300 $30 $100 $12.0 40.0% $18.0 60.0%
Houston TX Marriott 2016 1,000 $335 $335 TBD TBD TBD TBD
Indianapolis IN Marriott 2001 615 $100 $163 $23.0 23.0% $77.0 77.0%

Indianapolis IN
JW Marriott, Courtyard, 

Springhill Suites 2011 1,568 $354 $226 $48.5 13.7% $305.5 86.3%
Lancaster PA Marriott 2009 294 $45 $153 $20.0 44.4% $25.0 55.6%
Louisville KY Marriott 2005 617 $111 $180 $57.5 51.8% $53.5 48.2%
Louisville KY Omni 2016 600 $261 $435 $126.0 48.3% $135.0 51.7%
Madison WI Hilton 2000 222 $29 $131 $10.0 34.5% $19.0 65.5%
Miami Beach FL Loews 1998 800 $110 $138 $29.0 26.4% $81.0 73.6%
Minneapolis MN Hilton 1992 816 $145 $177 $89.2 61.6% $55.6 38.4%
Nashville TN Omni 2013 800 $272 $340 $128.0 47.1% $144.0 52.9%
Norfolk VA Marriott 1992 405 $60 $148 $23.0 38.3% $37.0 61.7%
Philadelphia PA Loews 1998 350 $54 $154 $18.0 33.3% $36.0 66.7%
Philadelphia PA Marriott 1995 1,408 $237 $168 $36.5 15.4% $200.0 84.6%
San Antonio TX Hyatt 2008 1,003 $280 $279 $208.0 74.3% $72.0 25.7%
Tampa FL Marriott 1998 716 $105 $146 $27.0 25.8% $77.5 74.2%
Washington DC Marriott 2013 1,167 $639 $548 $308.0 48.2% $331.0 51.8%
Wichita KS Hyatt 1998 303 $42 $140 $20.1 47.3% $22.3 52.7%

Average -- -- 2004 688 $161 $215 $53.0 33.0% $101.3 67.0%

Total -- -- -- 19,276 $4,501 -- $1,432.0 -- $2,734.0 --

* Public participation may be upfront capital only, or could include value of abatements and other incentives over time
Source: Hunden Strategic Partners  
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As shown, a total of $4.5 billion in 28 hotel developments have used a public-private funding mechanism. Of 
the total development, the public sector has subsidized 33 percent of the costs and this may not include land 
costs. The average cost per room over the projects during the past 20 years is $215,000. This suggests the 
truly expensive nature of these projects compared with select service hotels, which typically cost less than 
$120,000 per room.  

The following table shows the 29 projects that have used a tax-exempt financing mechanism with bonds 
supported by project revenue. 

Table 4-2 

Tax-Exempt Financing with Bonds Supported by Project Revenues

City State Brand Opening Rooms
Public Bond Issue 

(millions)
Cost/Room 

(000)

Austin TX Hilton 2004 800 $280.1 $350
Baltimore MD Hilton 2008 757 $305.0 $403
Baltimore MD Hilton 2005 756 $200.9 $266
Bay City MI Doubletree 2004 150 $32.9 $219
Chesapeake NY Hyatt 2002 400 $193.0 $483
Chicago IL Hyatt 1998 800 $108.0 $135
Chicago IL Hyatt Expansion 2013 451 $180.0 $399
Chicago IL Marriott 2016 1,200 $400.0 $333
Cleveland OH Hilton 2016 600 $200.0 $333
Columbia SC Hilton 2006 300 $67.0 $223
Columbus OH Hilton 2012 532 $178.0 $335
Coralville IA Marriott 2006 286 $33.0 $115
Dallas TX Omni 2012 1,001 $479.2 $479
Denver CO Hyatt 2005 1,100 $394.8 $359
Erie PA Sheraton 2008 200 $45.4 $227
Fort Lauderdale FL Hilton 2011 1,000 $415.0 $415
Houston TX Hilton 2004 1,200 $326.2 $272
Myrtle Beach SC Radisson 2001 404 $76.5 $189
Omaha NE Hilton 2004 450 $112.0 $249
Omaha NE Hilton (Expansion) 2011 150 $37.0 $247
Overland Park KS Sheraton 2002 412 $105.7 $257
Phoenix AZ Sheraton 2008 1,000 $346.1 $346
Providence* RI Westin 1995 364 $70.0 $192
Providence* RI Hilton 2005 392 $78.4 $200
Sacramento CA Sheraton 2000 503 $104.9 $209
Salt Lake City UT TBD 2016 1,000 TBD TBD
St. Louis MO Renaissance Suites 2003 1,081 $276.6 $256
Trenton NJ Marriott 2002 197 $58.0 $294
Vancouver WA Hilton 2005 226 $47.5 $210

Average -- -- 2006 611 $184.0 $286

Total -- -- -- 17,712 $5,151 --

* Estimated Cost
Source: Hunden Strategic Partners
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As shown, more than $5.1 billion in bonds were issued to develop these large hotels, an average of 
$286,000 per hotel room. The cost savings due to lower interest rates has been reduced, as the market has 
required more and more protections to guard against bond defaults, which means more borrowing to fund 
reserves. 

Other cities considering such hotel developments include: 
§ Irving, TX 
§ Milwaukee, WI 
§ Jackson, MS 
§ Miami, FL 
§ Miami Beach, FL 
§ Portland, OR 
§ Memphis, TN 
§ Oklahoma City, OK 
§ Seattle, WA 
§ Sacramento, CA 
§ Salt Lake City, UT  
§ Minneapolis, MN 

While economic conditions impact the timeline of such projects, due to the long planning and development 
horizons (it can take from three to more than ten years from concept to opening, depending upon numerous 
political and economic factors), projects will continue to be proposed and built.  

Hotel Market Development Cases 

The following examples illustrate how small to mid-sized cities have recently participated in such hotel 
developments.  Cities include: 

§ St. Charles, Missouri 
§ Coralville, Iowa 
§ Erie, Pennsylvania 
§ Evansville, Indiana 
§ Fort Wayne, Indiana 
§ Owensboro, Kentucky 
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St. Charles, Missouri 

Historic St. Charles, Missouri, located approximately 40 miles west of downtown St. Louis, is a growing, 
successful suburb with a historic past. Its well-preserved downtown and Lewis and Clark legacy made it a 
regional tourist destination for years. Riverboat gaming nearby and the development of an arena provided 
critical mass to the city’s cache of attractions. St. Charles worked for years to leverage that success by 
building a convention facility to host those interested in holding meetings and conventions there. A hotel of 
good quality and size adjacent to the center was key to the development’s success. After several failed 
attempts, the City completed a development deal with John Q. Hammons (JQH) to develop the hotel and 
approved the building of the convention center, both of which opened in 2005. 

Project: The St. Charles Convention and Sports Facilities Center features approximately 36,700 square feet 
of exhibit space, two ballrooms totaling 18,300 square feet, and 9,300 square feet of meeting rooms. The 
project was funded and developed by the City. The $40-million convention center hotel, a 296-room 
Embassy Suites, was funded by JQH. Discussions are now underway to expand the project and hotel 
product. 

Financing: The City funded the $32.5 million convention center, while the $40 million hotel is a public-private 
partnership with JQH. The City is essentially providing free land to the hotel project and also allowed the 
hotel to run the convention center’s food and beverage operations. This provided the hotel with more 
revenue than it otherwise would have generated on its own and guarantees that the two integrated projects 
will work together. The City formed a property and sales tax TIF around the hotel and is using the revenues 
from the TIF to partially fund the convention center. The hotelier pays the five percent of food and beverage 
sales to the convention center yielding an incentive to the hotel in the range of $4 million over the first 30 
years of the project. JQH agreed to pay 0.75 percent of gross hotel sales in order to expand the convention 
center ballroom. Global Spectrum is managing the convention center for the City. 

Coralville, Iowa 

Coralville is located adjacent to Iowa City and the University of Iowa, a regional center for the state of Iowa. 
Coralville was simply a small town until the 1990s when it aggressively pursued growth opportunities, and put 
itself on the map by developing a major new regional mall on I-80. Since then it has worked to redevelop a 
separate 100-acre parcel on I-80 with a convention center, hotel and other attractions.  

Project: The 250-room Marriott hotel and convention center opened in 2006. The project was developed by 
FaulknerUSA as an integrated property and was backed by the City. The convention center has 30,000 
square feet of exhibit space, 15,000 square feet of ballroom space, and 15,000 square feet of meeting 
space.  

Financing: The City determined early on to develop the project and finance it with public, tax-exempt bonds. 
A sales tax TIF around the Coralville Mall (Iowa’s largest) was expanded to the site area and its revenues, 
plus the hotel’s cash flows are being used as backstops for the bonds. The State also provided limited 
funding. The project costs are $60 million, and the bonds were issued in 2004. 
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In 2012, the community received a downgrade in its bond ratings due to the Marriott’s underperformance and 
the City’s overall debt burden. The hotel’s performance issues were partially attributed to the economic 
recession and the Iowa floods in 2008. Both events limited the number of corporate events the convention 
center could attract, and therefore, had a substantial negative effect on the Marriott’s ability to generate 
substantial room nights. However, since then, the economy and performance have improved. In addition, 
substantial additional restaurant and retail development has occurred surrounding the project and so now it is 
a comprehensive leisure, business and event accommodating center of activity in the state and region. Even 
into the late evening, the outdoor restaurants are filled with locals and visitors.  

Erie, Pennsylvania 

Erie has an active Civic Center complex near downtown, but it does not serve as a true convention facility. 
As part of Erie’s efforts to revitalize its bayfront along Lake Erie, it secured funding from the Commonwealth 
of Pennsylvania for a new convention center in the early 2000’s. In order to make the project work, the Erie 
Civic Center Authority recognized the need to induce the development of a hotel along with the project. As a 
result, it conducted a search for a development and financing structure that would allow the project to be 
built. 

Project:  The project includes the Erie Bayfront Convention Center, opened in 2007, with more than 30,000 
square feet of exhibit space, as well as a 200-room Sheraton Hotel, opened in early 2008. Both facilities face 
the Bay and are linked via a pedestrian bridge over a boat slip inlet. The hotel was developed by Acquest 
Realty and White Lodging and will be managed by White Lodging.  

The hotel is an example of a “full-service lite” hotel, that is, one with a full-service flag, but with less function 
space and lesser quality than a true full-service Sheraton. It can still participate in the Starwood meeting 
sales program and considers itself a Sheraton, but the costs were much lower due to the fewer amenities.  

Financing: The convention center was financed with a state grant of approximately $40 million, while the 
hotel was financed using tax-exempt bonds totaling $45.4 million. A public entity was created to own the 
hotel project and issue the bonds, which the County agreed to fully guarantee in the event of a financial gap 
at the hotel. The hotel has performed better than expected and the project is currently considered a success.  

The Authority is now adding a second hotel under a similar financing structure. 

Fort Wayne, Indiana 

Fort Wayne for many years pursued downtown redevelopment to create a strong regional center.  The 
Harrison Square downtown revitalization project was a large step in that direction. This project, aimed 
towards attracting more visitors to downtown Fort Wayne, includes a baseball stadium, retail and 
condominium developments, a new convention hotel and adjacent parking structures, pedestrian connectors 
and public spaces. It was completed after the expansion of the Grand Wayne Convention Center. The hotel 
component, a 250-room Courtyard by Marriott, was developed to supplement the 246-room Hilton (already 
attached to the convention center) and improve Fort Wayne’s ability to attract additional convention business. 
In order to complete the hotel’s development, the public sector offered a number of incentives to allow the 
property to open in 2010. 
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Project: The development of the Fort Wayne Courtyard, which opened in 2010, included the 250-room hotel, 
a sports bar and restaurant, approximately 7,500 square feet of meeting space and a pedestrian skybridge 
that connects the property to the Grand Wayne Convention Center, the Embassy Theatre and a 300-space 
parking garage. The property was developed and is managed by White Lodging. 

This is an excellent example of a “limited-service plus” hotel that lowered its costs by using a limited-service 
flag, but adding function space, a restaurant and room service. The city was able to then get a larger hotel 
than it otherwise would have been able to fund had the hotel been a true full-service brand with all of its 
costs.  

Financing: The $28-million project ($47 million when including other public developments, such as the 
garage), which included the cost of the land and the skybridge, was supplemented by $12 million in public 
incentives, which included $6 million in state tax credits, a ten-year graduated property tax abatement, a five-
year personal property tax abatement and up to $250,000 in annual recapture of local hotel taxes. The public 
sector also provided the land, infrastructure and paid for the $1-million pedestrian connection to the 
convention center. The previously-existing TIF district surrounding the property funded additional 
infrastructure development surrounding the property, including a large parking garage. 

The hotel opened during the recession, but recently has been performing strongly. A study is now underway 
to consider additional hotels, event facilities and other attractions downtown. Based on the success of the 
hotel and convention center project, as well as the new ballpark, an arena is being considered. 

Owensboro, Kentucky 

Owensboro, Kentucky is located near Evansville, Indiana and suffered similarly due to the closing/demolition 
of its Executive Inn in 2008. The Executive Inn was a 600-room hotel with 140,000 square feet of 
meeting/exhibition space. As a result of its closure, the City and other forces came together to fund a new 
convention and event center. To induce events, the project also needed adjacent hotel rooms. A 150-room 
Hampton Inn was proposed by a developer with local ties in 2011. The project/hotel includes a full service 
restaurant and several meeting rooms that is connected to the event center along Owensboro’s riverfront. In 
2012, a second developer proposed a 120-room Holiday Inn on the west side of the new convention and 
event center. The hotel includes a full service restaurant, meeting space, spa and outdoor event space 
overlooking the Ohio River. The three facilities serve as the western anchor of Owensboro’s riverfront 
revitalization project currently under development along the Ohio River. Since the three facilities have 
opened, local business and residential housing have began development along the riverfront. The Hampton 
Inn is owned and operated by the Malcolm Bryant Corporation, while the Holiday Inn is owned and operated 
by Lin-Gate Hospitality. 

Project: The 150-room Hampton Inn and 120-room Holiday Inn Express are not typical for their brand, but 
offer meeting and restaurant facilities as well as the rooms package of a standard Hampton and Holiday Inn 
Express. The hotels will provide enhanced guest amenities and offer a more luxurious atmosphere not 
currently found in the local market. These are a good example of a “limited-service plus” hotel that provides 
lower costs due to the brand, but also adds services and amenities not typical for these brands.  
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Financing: The $20.3-million Hampton Inn was developed on a tract of land provided by the City of 
Owensboro and was declared feasible only after it received $5 million in public incentives through the 
Kentucky Tourism and Development Act (KTDA). It also will receive an occupancy guarantee so that the 
hotel will be reimbursed by local government in any month that it falls below a pre-set occupancy level.  

Similarly, the $14.61 million Holiday Inn was deemed feasible only after it received $3.7 million in public 
incentives through the KTDA. The KTDA is a tourism development program that grants a sales tax rebate of 
up to 25 percent of development costs, only if the project meets a number of criteria based on net fiscal 
impact and out-of state visitation to Kentucky. The rebate, which is paid over a ten-year period, or $500,000 
annually for the Hampton Inn and $300,000 for the Holiday Inn, was viewed as the only feasible way the 
project could be developed.  

Implications 

In today’s competitive convention market, the market has demanded and received top-quality hotel and 
convention/conference center packages, usually connected to each other, in most major U.S. cities and now 
even in second and third-tier cities. As a result, many of these markets, such as Erie, Fort Wayne and 
Owensboro have opted for hybrid hotel models that include the amenities meeting planners expect but at 
lower price points via a select-service brand with extra amenities, or a full-service brand with fewer amenities 
and services.  

The driving force behind these convention center and hotel developments in both small and larger markets is 
the public-private partnerships that are designed to bridge the gap in financing and make projects feasible 
that would never be financed without public incentives. In each case presented, local, county and/or state 
governments recognized the need for public incentives that made these projects a reality, thereby making 
their offering packages more attractive to meeting planners. These cities have recognized that neither a 
convention center nor a nice hotel is compelling enough on its own, but rather the entire package of quality 
meeting space, a large quality hotel room block and proximity between the two are essential to remain 
competitive in today’s meetings market.  

For Belton, with some meeting and event space in place, a quality hotel with ancillary function space that fills 
the gap in quality and space type (quality meeting space), helps to support the Expo Center and bolsters the 
convention package. Given the situation with the lack of hotels and ballroom space in the Belton area, a new 
hotel will improve the overall convention/expo center package.  
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HOTEL INDUSTRY TRENDS AND LOCAL MARKET ANALYSIS 
This chapter includes a review of national hotel trends as well as an in-depth analysis of the Belton lodging 
market. 

National Hotel Market Trends 

A thorough understanding of the national hotel market and relevant industry trends is important to the 
development prospects of any hotel project, whether it involves macro supply and demand issues, amenity 
trends, financing or other trends impacting the industry. 

The following table shows selected characteristics of the U.S. lodging industry from 1992 through 2017 YTD. 

Table 5-1 

 

National Lodging Industry Annual Summary

Year Occupancy Change
Average Daily 

Rate Change
Revenue per 

Available Room Change
1992 61.9% -- $59.62 -- $36.90 --
1993 63.1% 1.9% $61.30 2.8% $38.68 4.8%
1994 64.7% 2.5% $64.24 4.8% $41.56 7.4%
1995 65.1% 0.6% $67.17 4.6% $43.73 5.2%
1996 65.0% -0.2% $70.81 5.4% $46.03 5.3%
1997 64.5% -0.8% $75.31 6.4% $48.57 5.5%
1998 63.8% -1.1% $78.15 3.8% $49.86 2.7%
1999 63.1% -1.1% $81.29 4.0% $51.29 2.9%
2000 63.5% 0.6% $85.24 4.9% $54.13 5.5%
2001 59.8% -5.8% $84.45 -0.9% $50.50 -6.7%
2002 59.0% -1.3% $83.20 -1.5% $49.09 -2.8%
2003 59.2% 0.3% $83.28 0.1% $49.30 0.4%
2004 61.3% 3.5% $86.70 4.1% $53.15 7.8%
2005 63.1% 2.9% $91.29 5.3% $57.61 8.4%
2006 64.2% 1.7% $96.77 6.0% $62.13 7.8%
2007 64.1% -0.2% $102.38 5.8% $65.63 5.6%
2008 60.4% -5.8% $106.55 4.1% $65.61 0.0%
2009 54.5% -9.8% $98.20 -7.8% $53.55 -18.4%
2010 57.6% 5.7% $98.08 -0.1% $56.47 5.5%
2011 60.1% 4.3% $101.64 3.6% $61.06 8.1%
2012 61.4% 2.2% $106.10 4.4% $65.17 6.7%
2013 62.3% 1.5% $110.35 4.0% $68.69 5.4%
2014 65.0% 4.3% $115.26 4.4% $75.66 10.1%
2015 65.6% 0.9% $120.01 4.1% $78.67 4.0%
2016 66.7% 1.7% $124.00 3.3% $83.00 5.5%

2017 YTD (June) 65.4% -1.9% $126.01 1.6% $82.35 -0.8%
       

Avg. Annual Growth Rate 0.4% 3.1% 3.6%

Source: Smith Travel Research, HSP
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The latest recession, beginning in 2008, was the most severe recorded in the hotel industry post-depression. 
In the years following the recession, occupancy peaked at an all-time industry high of 66.7 percent in 2016, 
consistently increasing on a yearly basis since in 2009. Additionally, ADR followed a similar trend, continuously 
increasing year over year from $98.02 in 2010 to $124 in 2016.  

Performance in 2016 showed continued improvement, with occupancy at 66.7 percent, a 1.7 percent increase 
over 2015, and a $124 ADR, which was 3.3 percent higher than 2015. Revenue per available room (RevPAR) 
also increased in 2016 to $83.00, which increased 5.5 percent over 2015. However, the hotel industry has 
experienced slight pullbacks in occupancy and revenue per available room through June 2017, while ADR has 
experienced a slight uptick.  

The figure below depicts the aforementioned data in graph form, highlighting the annual change in performance 
statistics. 

Figure 5-1 

 

Post-recession industry performance significantly improved from the drastic decline in 2008 and 2009 and has 
continued to increase through 2015 and 2016. As the above graph indicates, from 1996 through 1999, and 
again in 2007, 2008 and 2017, ADR increased even when occupancy declined. This speaks to the concept of 
maximum practical occupancy. At a certain average occupancy, enough “sold-out” dates exist, which can create 
enough demand pressure to raise rate.  

The following chart shows the trend of the U.S. hotel room supply between January 2009 and January 2016 
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Figure 5-2 

 

As shown above, the U.S. supply of hotel rooms has increased from approximately 4.7 million rooms in January 
2009 to more than 5.1 million rooms in January 2016. Of the seven years shown, the only decrease in the 
supply of hotel rooms in the U.S. hotel market was between 2011 and 2012.  

The following table shows the number of existing hotel rooms, rooms under construction and rooms in the active 
pipeline as of June 2017, sorted by chain scale. 

Table 5-2 
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U.S. Active Pipeline by Chain Scale
As of June, 2017

Chain Scale
Preliminary 

Existing Supply
Year Over Year 
Percent Change

Rooms Under 
Construction

Year Over Year 
Percent Change

Total Active 
Pipeline

Year Over Year 
Percent Change

Luxury 120,740 10.7% 7,782 2.2% 13,858 8.3%
Upper Upscale 597,753 2.7% 26,783 31.1% 58,470 21.1%
Upscale 708,490 5.5% 58,833 4.0% 160,615 9.7%
Upper Midscale 919,847 2.8% 62,237 18.7% 190,520 8.3%
Midscale 479,933 1.4% 9,505 48.2% 57,150 65.7%
Economy 781,048 -0.1% 2,440 128.0% 11,157 160.1%
Unaffiliated 1,515,576 -1.2% 19,365 11.4% 91,258 -8.9%
Total 5,123,387 1.5% 186,945 12.4% 583,028 11.6%

Source: Smith Travel Research
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Between July 2016 and June 2017, the hotel industry increased its total year over year supply for the seventh 
consecutive year excluding between 2011 and 2012. This equated to a 1.5 percent annual increase, resulting 
in more than 50,000 rooms. Among the chain scale segments, the luxury segment expanded the most during 
this period, increasing by 10.7 percent over the prior year. As of the end of June 2017, more than 186,000 hotel 
rooms were under construction, and there were more than 583,000 rooms in the active development pipeline. 

Largest Hotel Groups 

One of the continuing trends of the past decade has been the growth of hotel parent companies to create and 
expand brands into every niche of the hotel sector, including extended stay, boutique, fractional and soft 
branding. These companies typically do not own their hotels but brand and franchise them and provide the 
support, advertising, group sales and other services for the hotel owners. These companies charge fees to the 
hotel owners for the licensing and franchise privileges. 

The following table following shows the top 10 hotel groups in the world, by number of rooms as of December 
31, 2016.  

Table 5-3 

 

As shown in the table above, Marriott International/Starwood Hotels & Resorts is the largest group in the world, 
with nearly 6,000 hotels and more than one 1.1 million rooms. In 2015, Marriott completed its acquisition of 
Starwood Hotels, creating the world’s largest hotel company. Hilton Worldwide Hotel Group is second with 
nearly 800,000 rooms. The brands with the largest and smallest hotels on average are Marriott/Starwood and 
Choice Hotels with 196 and 79 rooms per hotel, respectively. Collectively, these top ten hotel groups account 
for more than 6.1 million hotel rooms across the globe, and they have an average hotel size of 120 rooms. 

Ten Largest Global Groups by Room Count - As of December 31, 2016
Existing

Rank Company Hotels Rooms Rooms/Hotel

1 Marriott International/Starwood Hotels & Resorts 5,952 1,164,668 196
2 Hilton Worldwide 4,875 796,440 163
3 InterContinental Hotels Group 5,174 767,135 148
4 Wyndham Hotels Group 8,035 697,607 87
5 Jin Jang International/Plateno Hotels Group 5,977 602,350 101
6 AccorHotels 4,144 583,161 141
7 Choice Hotels International, Inc. 6,514 516,122 79
8 BTG Homeinns Hotels Group 3,402 373,560 110
9 China Lodging Group 3,269 331,347 101

10 Best Western Hotels & Resorts 3,677 293,059 80
-- 51,019 6,125,449 120

Source: Hotels Magazine
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Development and Financing 

The hotel development pipeline had been robust until 2008, when the credit crisis hit and real estate across all 
sectors declined. This made credit more expensive, and the combination of lack of funds and poor market 
performance essentially stopped new developments in 2009. 

Since 2009 credit has loosened for hotels, and more loans were made for the hospitality sector beginning in 
2012. Currently the market is strong, and funding (both equity and debt) is more widely available. Demand 
outpaced supply for so many years during the recession, and has continued to outpace supply growth such that 
new hotel development continues to be feasible in many markets.  

The loan-to-value ratio (LTV) is an important measure of the amount of risk that banks are willing to undertake 
for real estate investments. Historically, hotels have exhibited a higher risk level in the eyes of lenders, and 
have therefore required a substantial equity investment. However, “cookie-cutter” branded, franchised prototype 
projects at interstate locations, which are very predictable to bankers in terms of safety and profitability, have 
achieved loan-to-value rates of up to 90 percent. 

As the performance of hotels has improved, banks are comfortable approving higher loan amounts relative to 
the value of the project. At its peak in 2005, the LTV was nearly 70.6 percent on average. It decreased to 60 
percent in 2008 and has been slowly recovering since that time, reaching closer to 70 to 75 percent in 2016.  

Hotel Financing Market 

In order to understand the current market for financing new hotel development, HSP reviewed the latest market 
statistics provided by HVS, Inc. for debt, equity, cap rates and other key metrics used to value hotel projects. 

The next figure shows cap rates, hotel mortgage interest rates and the ten-year T-Bill Yield. The cap rate is the 
rate of return on real estate that is purchased as an investment property and is based on the amount of income 
a property is expected to generate. The ten-year T-Bill is the standard measure by which all real estate assets 
are measured. Since the assumed asset “holding” period in any appraisal is ten years, the ten-year Treasury 
Bill Yield represents the safest assumed investment one could make. Relative to real estate, it is the least risky 
and has the lowest return and serves as a bottom benchmark for return. The riskier the real estate, the higher 
the cap rate and interest rates will be above the ten-year T-Bill.  
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Figure 5-3 

 

As shown above, the cap rates have been higher than the mortgage interest rate since 2011. This suggests 
that one can borrow money at a lower rate for an asset than its implied return. That positive arbitrage indicates 
that the basic fundamentals of hotels are positive for investment. When it costs more to borrow money than the 
implied risk/return indicated by the cap rate, the math for investors is more difficult to support. Perhaps as 
important is the spread between the ten-year T-Bill and the cap rate. In 2014, this spread was more than 400 
basis points (4.0 percentage points), suggesting that there is substantial yield to be gained from a hotel asset 
versus investing in T-Bills, which returned only 2.5 percent at that time. The tightening of interest rates to the 
ten-year T-Bill means that investors can borrow at lower and lower rates relative to the lowest possible rate, 
and still make increasing yields. For the layperson, these figures suggest a very strong incentive to invest in 
hotels, especially compared with the period of 2005 through 2010. 

Development Costs 

The following table shows the most current available hotel development cost data for the various quality 
segments of hotels for 2016/17 period. These figures are critical when considering which type of hotel to 
develop. 
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Table 5-4 

 

Costs per room vary drastically depending on the chain scale, from a budgeted average of $115,000 for 
midscale properties up to $1,515,000 for luxury properties. For most developments, the question is whether or 
not the ADR is greater than the cost per room to build.  

An accepted rule of the thumb in the hotel industry is that the ADR multiplied by 1,000 will give a developer a 
sense of what hotel cost/room the market will support. For example, a hotel expected to perform at $125 per 
night on average could be developed for approximately $125,000 per room.  

Other Trends of Note 

Several other trends have been occurring in the industry over the past several years. These include: 
§ Brands Multiply. Worldwide, the expansion of brands continues to change the face of the 

competitive environment. Major brands are competing fiercely, as they are eager to show earnings 
growth and increased market share to Wall Street. Using multiple brand families clustered in the 
same corporate structure, proprietary reservation systems and corporate programs all work in 
tandem to drive business. Comparing profit potential of a branded hotel to one without a brand is 
becoming a serious consideration for hotel owners. At the same time, the increased proliferation 
of brands means that fewer independents struggle for fair share, and they are using price as the 
preferred strategy to drive demand.  

§ Companies Consolidate. The buyout/merger of Marriott and Starwood represents the high-water 
mark of many brands and companies consolidating. In the past several years, many hotel 
companies have merged in order to improve their scale and marketplace power, as well as take 

2016 - 2017 Hotel Development Cost Survey Per-Room Averages

Land Hard Costs Soft Costs
Pre-Opening & 

Working Capital FF&E
Development     

Fee Total
Midscale Hotels

Average from Budgets $20,000 $79,000 $16,000 $100 $10,000 $7,000 $115,000
Allocation 16% 71% 11% 1% 9% 6%

Upper Midscale Hotels
Average from Budgets $20,000 $94,000 $12,000 $3,000 $16,000 $6,000 $145,000
Allocation 13% 66% 8% 2% 12% 4%

Upscale Hotels
Average from Budgets $32,000 $133,000 $16,000 $5,000 $20,000 $9,000 $207,000
Allocation 13% 65% 7% 2% 11% 4%

Upper Upscale Hotels 
Average from Budgets $82,000 $232,000 $46,000 $6,000 $32,000 $11,000 $388,000
Allocation 18% 61% 11% 1% 9% 3%

Luxury Hotels 
Average from Budgets $240,000 $805,000 $308,000 $20,000 $101,000 $57,000 $1,515,000
Allocation 9% 58% 20% 1% 8% 3%

Source: Cushman & Wakefield Global Hospitality
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advantage of the current market dynamics. Chinese buyers have also been exerting their influence 
with the purchase of many hotels and hotel companies.  

§ Boutique Brands. This seemingly incongruous phrase is a trend occurring in the industry. The 
largest brands have run out of market segments to fill, so they are seeking the last bastion of the 
industry: independent boutique hotels. By creating a boutique “collection” or also known as a “soft 
brand” that can benefit from (and provide distribution to) the primary brand family, both the hotel 
and brands can prosper. For example, with all traditional niches covered, Marriott has now entered 
the boutique market with the Autograph Collection. These hotels are not owned or operated by 
Marriott, and do not even carry a Marriott brand, per se, but use the Marriott reservation system 
to route travelers to these formerly independent hotels. Guests benefit by getting their Marriott 
points and expectation of high quality standards they have come to expect with the Marriot brand. 
Hilton has also entered the boutique market with a new “soft brand” called Canopy and a new 
collection of formerly independent upscale hotels called the Curio Collection. Intercontinental 
Hotel Group purchased boutique hotel company Kimpton, expanding their profile beyond 
Intercontinental and Holiday Inns. Starwood has launched the Tribute brand, which is basically 
the same type of boutique hotel collection as Curio and Autograph. And finally, Choice Hotels has 
also entered into a new phase of “soft branding” with their Ascend Collection. 

§ Shared Spaces and Home/Apartment Rentals. The advent of Airbnb has transformed the 
lodging industry in the past few years, much as Uber and Lyft have done with the hired car 
industry. Home and apartment rentals through VRBO, Homeaway, Airbnb add inventory to many 
compressed and expensive markets.  In some places like San Francisco, Silicon Valley and New 
York, residents rent their homes to travelers in order to pay for the rising cost of rent. High rates 
of hotel occupancy and rising rates have made these options viable for travelers and residents. 
There have been consequences for both the affordable housing market and the hotel market, 
although these are generally only material in extremely expensive markets or when a major event 
(like a Super Bowl) occurs. Many of these “homes” are located in residential communities, and 
local neighbors and nearby residents are beginning to express negative feedback and concerns 
over these short-term rentals. As a result, communities and municipalities have recently begun to 
put rental restrictions on these types of homes by imposing minimum and maximum stay 
requirements and taxes on earned income.  

§ Global Travel and the Impact of Energy Prices and Economic Conditions. The large 
fluctuations in oil and fuel costs have a continual impact on travel and will be a major factor in the 
coming years.  

§ Green Policies. Requirements, both by law and the guests, on businesses enforcing green 
practices are becoming tougher to comply with, and are even becoming a demand driver. Eco-
consciousness is a popular trend among new generations and, suddenly, energy systems, 
insulation, produce origin and even amenities become differentiation factors. Hotels can capitalize 
on the environmentally sensitive customers by adapting sustainability practices such as Element 
by Starwood has done. 

§ Distribution. The increase in booking travel via the Internet has been a major trend in the industry 
for more than a decade, with most booking research done online and more than one-third of 
revenue booked online. This has brought transparency and increased competition to the market, 
and all players with a solid Internet and distribution strategy are able to compete effectively. Third 
party websites, smartphones and available applications are rapidly becoming a key factor in every 
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travel stage by providing access to planning and booking tools that ease the customers’ 
experience. Travelers expect a more informed and collaborative travel experience, driven by 
evolving smartphone functionality. Hotel companies are creating property-specific websites to 
differentiate each property and reach more markets and traveler segments than a corporate single 
format website. 

§ Technology. The rapid advance of technology means hotels must continually keep up with the 
expectations of their guests. With multiple wireless devices, guests expect a high-speed wireless 
network throughout the hotel that will allow them to use their smartphones, tablets and laptops 
without connectivity issues. In-room movies via Lodgenet can now be controlled via an application 
on a guest’s smartphone. Many hotels have begun to introduce in-room iPads that allow concierge 
services, room service, check out, entertainment and other items to be taken care of directly from 
the device. 

§ Social Media, Crowd-Rating and Mobile Connectivity. The rise of social media and user-based 
ratings have had a direct impact on hotel booking decision-making. Sites like Trip Advisor allow 
users to rate and comment on hotels directly on the website, which allows potential customers to 
determine if they will select that hotel. Hotels must be incredibly proactive and reactive to 
comments posted on Twitter, Facebook, TripAdvisor and ratings sites, including online travel 
agencies. Approximately one in three business travelers has rated an establishment. Mobile 
connectivity, as mentioned above, has become a crucial factor in a traveler’s experience. Mobile-
friendly websites and mobile applications are the most used medium for corporate travelers. 
Approximately 70 percent of travelers use applications to check in to flights and/or hotels, while 
one in four hotel queries come from a mobile device. 

§ Demographics. Two major demographic shifts marked the beginning of positive growth in the 
hotel business. The first is that both baby boomers and millennials emerged as the target market 
for luxury consumption. The baby boomer generation became a target audience due to the large 
amount of disposable income and nest egg capital they accrued, thereby allowing them to travel 
in large numbers for the next decade. Millennials are the second demographic group tapped as 
an up-and-coming luxury consumer group affecting the industry, and being targeted by the 
industry itself with marketing strategies that are different from its preceding groups. Millennials are 
drawn to entertainment, technology and accessibility. Secondly, the BRIC economies, (Brazil, 
Russia, India and China) have exploded in their economic power over the past several years. This 
has led to a massive increase in the middle classes in these nations, and these populations are 
traveling in increasing numbers. 
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BELTON COMPETITIVE HOTEL MARKET ANALYSIS 
HSP profiled and analyzed a set of primary competitive and relevant hotels that impact the City of Belton’s 
market area. The primary factors considered were location, function space, quality, amenities, size, brand and 
market demand mix. 

The following table shows the overall lodging summary of the market. 

Table 5-5 

 

The Belton and Temple hotel market includes 2,325 rooms. Of this, approximately 54 percent are comprised of  
independent or economy scale hotels of generally low quality. Approximately 19 percent of the hotel rooms are 
upper midscale quality, averaging 75 rooms per hotel. There are no hotel options for quality above the upscale 
chain scale. In addition, the existing hotel supply is dated, with an average opening date of 1986, approximately 
31 years old.  

The next table shows the detail of the supply of hotels in the market, sorted by distance from the Bell County 
Expo Center. 

Lodging Summary: Belton Market

Chain Scale Rooms % of Total 
Rooms

Hotels Rooms per 
Hotel

Avg. Opening 
Year

Avg. Age in 
Years

Upper Upscale 0 0% 0 0 -- --
Upscale 236 10% 2 118 Sep-05 12
Upper Midscale 452 19% 6 75 Jul-05 12
Midscale 372 16% 5 74 Jan-00 17
Economy / Independent 1,265 54% 21 60 Jun-82 35
Total / Average 2,325 100% 34 68 Feb-86 31

Source: Smith Travel Research, Hunden Strategic Partners
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Table 5-6 

 

The Belton hotel supply is comprised of lower quality economy and independent properties. Other than the 
small, midscale La Quinta Inn, there are no quality hotel options located within five miles of the Bell County 
Expo Center. The quality and condition of the Belton local hotel options, including the Budget Host, Knights Inn, 
and River Forest Inn is far below the expectations of today’s corporate traveler or event attendee. The closest 
node of quality hotel options is in Temple, nearly seven miles from the Bell County Expo Center. Analysis of the 

Belton Hotel Supply

Property Name  Distance  Rooms  Chain Scale  Open Date 

La Quinta Inns & Suites Belton Temple South 0.2 72 Midscale May-06

Budget Host Belton 1.1 50 Economy Jul-87

Knights Inn Belton Temple 2.5 60 Economy Jun-76

River Forest Inn 2.8 49 Indep Jun-63

Days Inn Salado 5.3 41 Economy Dec-08

Super 8 Temple 5.4 96 Economy Jun-80

Holiday Inn Express Salado Belton 5.4 79 Upper Midscale Oct-06

Holiday Inn Temple Belton 5.7 99 Upper Midscale Apr-08

Residence Inn Temple 6.4 103 Upscale Jul-07

Stagecoach Inn 6.4 82 Indep Jun-60

Budget Inn 6.6 53 Indep --

Travelodge Temple 6.7 38 Economy --

Hampton Inn Temple 6.8 83 Upper Midscale Mar-14

Holiday Inn Express & Suites Temple Medical Center Area 7.2 71 Upper Midscale Dec-14

Country Inn & Suites Temple 7.2 60 Upper Midscale Sep-94

Fairfield Inn & Suites Temple Belton 7.2 60 Upper Midscale Oct-94

Candlewood Suites Temple Medical Center Area 7.4 76 Midscale May-10

Hilton Garden Inn Temple 7.4 133 Upscale Jan-04

Barrington Inn 7.6 97 Indep Jun-78

Great Western Inn 7.7 100 Indep Jun-71

Oasis Motel 7.7 30 Indep --

Stratford House Inn & Suites 7.7 50 Indep Jun-67

Ranch House Inn & Suites 8.4 51 Indep Jun-99

La Quinta Inns & Suites Temple 8.9 106 Midscale Apr-84

Economy Inn 8.9 40 Indep --

Best Western Temple Inn & Suites 9 60 Midscale May-01

Temple Inn 9.2 70 Indep Jun-64

Americas Best Value Inn Temple Killeen 9.2 51 Economy Apr-06

American Inn Temple 9.3 62 Indep Jun-83

Econo Lodge Temple 9.3 62 Economy Jun-80

Days Inn Temple Nugent 9.3 58 Economy May-93

Stratford House Inn 9.5 40 Indep Jun-84

Motel 6 Temple 9.5 85 Economy May-96

Quality Suites Temple 9.5 58 Midscale Feb-98

Total/Average 7 2,325 -- Aug-91

Source: Smith Travel Research, Hunden Partners
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local hotel supply suggests a lack of acceptable lodging options in the Belton market for corporate, group, and 
leisure travelers. 

HSP used Smith Travel Research (STR) data to develop and analyze the competitive set of hotels, which are 
defined as newly developed and higher quality properties. The following table shows a summary of the hotels 
in the Belton competitive set. 

Table 5-7 

 

HSP has identified ten hotels as part of the competitive set, totaling 836 rooms. The largest property in the set 
is the Hilton Garden Inn Temple, which opened in 2004. The hotels range in size from 60 rooms to as many as 
133 rooms, averaging 84 rooms per hotel. The Holiday Inn Temple Belton, Residence Inn Temple, Hampton 
Inn Temple, Holiday Inn Express & Suites Temple Medical Center Area and the Candlewood Suites Temple 
Medical Center Area have all opened within the last ten years. The competitive set includes only one Belton 
property, the 72-room La Quinta Inn and Suites. 

The following figure shows a map of the Belton hotel supply and competitive set in relation to the market area. 

Belton Competitive Hotel Supply

Property Name  Distance from Expo Rooms  Chain Scale  Open Date 
La Quinta Inns & Suites Belton Temple South 0.2 72 Midscale May-06
Holiday Inn Express Salado Belton 5.4 79 Upper Midscale Oct-06
Holiday Inn Temple Belton 5.7 99 Upper Midscale Apr-08
Residence Inn Temple 6.4 103 Upscale Jul-07
Hampton Inn Temple 6.8 83 Upper Midscale Mar-14
Holiday Inn Express & Suites Temple Medical Center Area 7.2 71 Upper Midscale Dec-14
Country Inn & Suites Temple 7.2 60 Upper Midscale Sep-94
Fairfield Inn & Suites Temple Belton 7.2 60 Upper Midscale Oct-94
Candlewood Suites Temple Medical Center Area 7.4 76 Midscale May-10
Hilton Garden Inn Temple 7.4 133 Upscale Jan-04
Total/Average 6.09 836 -- Mar-06
Source: Smith Travel Research, Hunden Partners
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Figure 5-4 

 

As the figure shows, almost all the competitive hotel properties within the set are located more than five miles 
from downtown. Primarily, the properties are located northeast of  Belton and along Highway 190 in Temple. 
The highway locations provide high visibility and easy access for travelers . This cluster of hotels is in close 
proximity to the Scott & White Medical Center and Temple College. One additional hotel property included in 
the competitive set is located south of downtown, the Holiday Inn Express Salado-Belton.  

Competitive Property Profiles  

The following are profiles of each hotel in the competitive set.  

La Quinta Inn & Suites Belton -Temple South 

The limited-service La Quinta Inn & Suites Belton-Temple South is located at 229 West Loop 121 and opened 
in May of 2006. The 72-room hotel is the only competitive set hotel located within walking distance of the Bell 
County Expo Center.   
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The following figure shows the property’s exterior. 

Figure 5-5 

 

The hotel features several amenities including complimentary breakfast, indoor swimming pool, fitness center, 
business center and a business center. Conversations with local stakeholders indicate that the La Quinta Inn is 
unwilling to drop rates in order to attract events and group business, which can hinder the Bell County Expo 
Center’s appeal to potential user groups. As the only hotel within walking distance of the Expo Center, the La 
Quinta has leverage over the Belton hotel market. La Quinta management indicated that occupancy for the year 
is under 60 percent due to the lack of other demand generators in the local market.  

Holiday Inn Express Salado-Belton 

The Holiday Inn Express Salado Belton is located at 1991 North Stagecoach Road. The 79-room property 
opened in October of 2006. The hotel offers three meeting rooms for a total of approximately 2,500 square feet. 
The largest meeting room has a capacity of 80 people and spans 1,470 square feet.  

The following figure shows the property’s entrance. 
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Figure 5-6 

 

The Holiday Inn Express Salado-Belton is situated two miles north of the Wildfire Ranch Arena. Conversations 
with Holiday Inn Express management indicated that the property experiences very little impact from the Bell 
county Expo Center. The Salado market lacks traditional corporate demand during the week, but benefits from 
a strong wedding market on the weekends. Amenities at the property include an outdoor pool, fitness center, 
complimentary breakfast and an on-site business center. The advertised daily rate at the property is $76. 

Holiday Inn Temple-Belton 

The Holiday Inn Temple-Belton is located at 5247 South General Bruce Drive. This 99-room property offers a 
1,350-square-foot meeting room that can fit up to 100 guests. Some of the hotel’s amenities include an on-site 
business center, outdoor pool, cocktail lounge, complimentary fitness center and the Midway Bar & Grill located 
just off of the first-floor lobby. The advertised daily rates range from $100 to $117. 

The following figure shows a photo of the property’s exterior. 
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Figure 5-7 

 

Conversations with management from the Holiday Inn indicated that the Bell County Expo Center occasionally 
impacts the performance of the property on the weekends. Due to the size of the property, the Holiday Inn acts 
as one of the primary overflow options for large events at the Expo Center, according to hotel management. 
The property does not benefit significantly from demand generated by the medical center. Demand for the hotel 
is comprised of a mixture of corporate during the week, sports teams (including UMHB), and conventions and 
events on the weekends.  

Residence Inn Temple  

The limited-service Residence Inn Temple is located at 4301 South General Bruce Drive. The 103-room hotel 
was built in July of 2007 and is the second largest property in the competitive set. The Residence Inn Temple 
is located adjacent to the Holiday Inn Temple Belton and the Hampton Inn Temple off Interstate 35. Notable 
amenities include an outdoor pool, tennis and volleyball courts, fitness center and complimentary breakfast. 
The advertised daily rates range from $101 to $110. 

The following figure shows the property’s exterior. 
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Figure 5-8 

 

Hotel management indicated that the Residence Inn is working to attract groups during the week. The 
Residence Inn is the only property in Temple that provides a shuttle service, which is a competitive advantage. 
According to conversations with property management, the primary focus of the property is on business 
transient guests. Group demand helps drive business throughout the week, and weddings play a critical role on 
the weekend. HSP learned that the Residence Inn has approximately 80 percent occupancy on weekends and 
that extended stay customers account for approximately 40 percent of their total business. According to 
management, 2017 occupancy is exceeding 88 percent. Management of the Residence Inn is extremely 
supportive of a new, high quality hotel development in Belton.  

Hampton Inn Temple 

The Hampton Inn Temple is located at 3816 South General Bruce Drive. The property opened in March of 2014 
making it the newest in the competitive set. The hotel does not feature any meeting space but does offer 
complimentary breakfast, a business center, a fitness center and outdoor heated pool.  

The following figure shows the property’s exterior. 
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Figure 5-9 

 

The Hampton Inn’s advertised daily rate is $104.  

Holiday Inn Express & Suites Temple - Medical Center Area 

The Holiday Inn Express & Suites Temple - Medical Center Area is located at 2609 39th street, adjacent to the 
Scott & White Medical Center. The 71-room property opened in December of 2014, making it the second newest 
of the competitive set behind only the Hampton Inn. The hotel offers one small 650-square foot meeting room 
to be used for board meeting or small meal services. 

The following figure shows the exterior of the property. 

Figure 5-10 

 

According to management, the hotel benefits from Baylor football games during the fall, increasing their 
weekend rates and occupancies. Corporate transient visitors make up approximately 80 percent of room night 
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demand, while leisure travelers make up the balance, 20 percent. Of the Corporate business, 30 percent is 
made up of government business that overflows from Killeen. Conversations with property management 
suggest that occupancy at the property is approximately 78 percent while rate exceeds $100. 

Fairfield Inn & Suites Temple Belton  

The limited-service Fairfield Inn & Suites Temple Belton is located at 1402 SW H.K. Dodgen Loop. The 60-room 
hotel, built in October of 1994, is the oldest of the competitive properties. The hotel is adjacent to the Scott & 
White Medical Center.  

The following figure shows the property’s exterior. 

Figure 5-11 

 

Amenities at the property include complimentary breakfast, fitness center and an indoor pool. The hotel 
advertises a rack rate of $99 online. 

Candlewood Suites Temple-Medical Center Area 

The limited-service Candlewood Suites Temple-Medical Center Area is located at 1850 Scott Boulevard. The 
76-room hotel, built in May of 2010, includes a Business center, dry cleaning, fitness center, 24-hour 
convenience store and an outdoor grilling space available to guests.  

The following figure shows the property’s exterior. 
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Figure 5-12 

 

The hotel’s advertised daily rate is $103. Conversations with management from the Candlewood Suites 
indicated the property currently sees minimal impact from the Bell County Expo Center. Corporate demand 
drives hotel room nights Monday through Wednesday, while weekends are driven by events, UMHB, and Baylor 
football, according to property management. Management also indicated that the hotel typically underbids other 
competitive Temple properties to win business.  

Hilton Garden Inn Temple 

The Hilton Garden Inn Temple is located at 1749 Scott Boulevard adjacent to the Scott & White Medical Center. 
The hotel offers 6,000 square feet of flexible meeting and event space, including a Grand Ballroom. Meeting 
rooms can be broken down to accommodate groups from 20 to 330 people. The hotel is the third oldest hotel 
in the competitive set and opened in January of 2004. With 133 rooms, the Hilton Garden Inn is the largest 
property in the selected set. 

The following figure shows the exterior of the Hilton Garden Inn Temple. 
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Figure 5-13 

 

Hilton Garden Inn Hotel management believes that, for a new hotel development to be successful in the area, 
there must be more facilities generating demand for room nights outside of the Bell Expo Center. Property 
management indicated that both Temple and Belton suffer from a lack of hotel demand during the week, which 
can present challenges. In addition, weekend business struggles without major events in the market. The area 
lacks traditional leisure demand generators. The presence of government rates in Killeen, on occasion, also 
impacts rates in Temple, which hinders hotel performance. Management also indicated that 70 percent of their 
weekend business is generated by the Bell County Expo Center. 

Accommodated Demand and Competitive Set Performance 

HSP used STR data to analyze the competitive hotel set. The following table shows the performance data for 
the City of Belton’s competitive set of hotels from 2012 through May of 2017.  

Table 5-8 

 

Year

Annual 
Avg. 

Available 
Rooms

Available 
Room 
Nights

% 
Change

Room 
Nights Sold % Change % Occ. % Change ADR % Change RevPar % Change

2012 685 250,115 -- 169,749 -- 67.9 -- $88.80 -- $60.26 --
2013 684 249,660 -0.2% 171,527 1.0% 68.7 1.2% $92.46 4.1% $63.53 5.4%
2014 758 276,529 10.8% 184,990 7.8% 66.9 -2.6% $95.28 3.0% $63.74 0.3%
2015 836 305,140 10.3% 200,452 8.4% 65.7 -1.8% $92.96 -2.4% $61.07 -4.2%
2016 836 305,140 0.0% 202,802 1.2% 66.5 1.2% $95.14 2.3% $63.23 3.5%

2017 YTD (May) 836 126,236 0.0% 87,441 4.6% 69.3 4.6% $95.85 0.1% $66.39 4.7%
Projected 201 7 836 305,140 0.0% 212,131 4.6% 69.5 4.6% $95.14 0.0% $66.14 4.6%

CAGR* (20 12-2016) 5.5% 5.5% -- 4.9% -- -0.5% -- 1.8% -- 1.2% --

*Compound Annual Growth Rate
Sources: Smith Travel Research, Hunden Strategic Partners   

Historical Supply, Demand, Occupancy, ADR, and RevPar for Competitive Hotels
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From 2012 to 2016, total room nights sold within Belton’s set of competitive hotels increased by nearly 34,000 
to just over 202,800. The number of room nights sold peaked in 2016, and is projected to increase to just over 
212,130 in 2017, based on year to date statistics. Between 2012 and 2016, occupancy fluctuated ranging from 
66.9 percent to 68.7 percent. The decrease of occupancy in 2015 can be explained by the opening of both the 
Hampton Inn Temple and the Holiday Inn Express & Suites Temple-Medical Center Area. Occupancy has 
managed to remain consistent over the last five years, indicating that the market has been able to absorb new 
supply, a positive indicator for future hotel conference center opportunity.  

The average daily rate in the competitive set increased from $88.80 to $95.14 between 2012 and 2016. While 
occupancy levels in the market suggest that there is a growing level of unaccommodated demand in the market 
and therefore an increasing development opportunity, historic ADRs do not demonstrate such promise. An 
average daily rate of less than $100 will present challenges with regards to a future hotel development. Due to 
the lack of consistent corporate and leisure demand and the prevalence of government rates due to the impact 
of Fort Hood in Killeen, the market has been unable to increase rates. This challenge must be considered as 
the opportunity for future hotel development is considered.  

The following figure shows the supply and demand trends for the selected set.  

Figure 5-14 

 

Supply remained consistent in the competitive set from January, 2011 through March, 2014. The increase in 
supply in March and December of 2014 is indicative of the opening of first the Hampton Inn Temple and Holiday 
Inn Express & Suites Temple-Medical Center Area. Demand demonstrated slow growth from 2012 through 
2017, but has remained relatively consistent over the last year and a half. 
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The following figure shows the room revenue changes by month (year-over-year). 

Figure 5-15 

 

Any data point greater than zero is a positive indicator for the competitive set. As shown, the competitive set’s 
room revenue from January of 2012 through April 2017 increased in all but 13 months. The competitive set’s 
room revenue predominately fluctuated between negative 10 percent and positive 25 percent. Following the 
opening of the Hampton Inn Temple and the Holiday Inn Express & Suites – Medical Center Area throughout 
2014, revenue changes fluctuated more dramatically as supply increased. 

The following figure shows the Revenue Per Available Room (RevPAR), which is the product of occupancy and 
rate. 
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Figure 5-16 

 

The black line above shows the 12-month moving average. The figure above shows RevPAR fluctuating 
seasonally, peaking in June of 2012 at $81.99. The 12-month average moved from less than $60 in 2012 to 
approximately $65 in May, of 2017 but leveled off after the opening of the two new hotel properties. 

The following figure displays the seasonality of occupancy for January 2011 through May 2017. 

Figure 5-17 

 

In terms of occupancy, March, April and June are the busiest months, with occupancy ranging on average from 
70 to almost 80 percent. Occupancy peaks in June due to events occurring at the Bell County Expo Center and 
the strong wedding and social market throughout the summer months.  
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The following figure shows the seasonality of rate. 

Figure 5-18 

 

Unlike occupancy, the average daily rate in the competitive set remains fairly consistent throughout the year. 
As previously mentioned, the lack of rate compression will present challenges for future development in the 
market.  

The following figure shows the seasonality of RevPAR, which is the product of rate and occupancy, and 
suggests overall revenue. 

Figure 5-19 
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As with the other performance indicators, RevPAR data is consistent with the analysis of the previous graphs. 
RevPAR is highest during the months of April and June when occupancy is at its peak. Considering that rates 
remain fairly consistent throughout the year; the RevPAR graph fluctuates when occupancies fluctuate. 

The following figure shows the occupancy by day of the week during the 12 months ending May 2017. 

Figure 5-20 

 

Occupancy of the competitive set is highest on Fridays and Saturdays. Conversations with market participants 
indicated that convention, expos, and other events, as well as UMHB and Baylor football games, are the primary 
drivers of room nights on the weekends. Occupancy is lowest on Sunday nights, which is typical for all markets. 
Weeknight occupancy between Monday and Thursday is relatively stable due to corporate demand.  

The following figure shows the average daily rate by day of week. 
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Figure 5-21 

 

Rates stay very consistent throughout the week outside of the small dip on Thursdays and Sundays. Tuesday 
sees the highest average rates at $97 while Sunday has the lowest average rate at $88.  

Unaccommodated Demand 

Unaccommodated demand is defined as demand that would have been captured by the market but for a lack 
of available or quality rooms. This demand is therefore deferred to later dates, accepts suboptimal 
accommodations, moves just outside the competitive set, moves its business to another area, or cancels plans 
altogether. Therefore, as new properties are added to the market, it is expected that this demand will be 
accommodated by the new supply, suggesting that when new hotels are added, they do not cannibalize existing 
market demand, but accommodate previously uncaptured demand.  

The following table shows the occupancy by day of the week per month for the twelve months following May 
2016. Days of the week with occupancy between 75 and 80 percent are shown in yellow, suggesting mild 
displacement and unaccommodated demand, while orange shows days with 80 to 90 percent occupancy, 
suggesting very likely displacement. Days in red are for times when occupancy was beyond 90 percent for the 
set, suggesting near-certain displacement. 
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Table 5-9 

 

As shown, occupancy on Tuesday, Wednesday and Friday between June 2016 and May 2017 was consistently 
above 74 percent. Friday saw the highest occupancy throughout the time period at above 80 percent in seven 
months. This is largely due to event business in the market. June, March and April averaged the highest 
occupancies, all above 75 percent. These performance metrics suggest that there is unaccommodated demand 
in the competitive set that can be recaptured with a new hotel, primarily during the weekdays and on the 
weekends during the spring and fall peak months. 

The next table shows the intensity of rates during different days of the week during each month of the prior 12 
months. Rates above $90 are shown in yellow, rates above $100 are shown in orange, and rates above $110 
are shown in red.  

 

Sunday Monday Tuesday Wednesday Thursday Friday Saturday Avg
Jun - 16 47.5% 76.3% 88.3% 80.6% 70.9% 83.1% 82.4% 75.6%
Jul - 16 42.5% 56.9% 67.1% 65.8% 67.8% 66.7% 74.1% 62.8%
Aug - 16 39.7% 58.5% 71.8% 72.0% 59.7% 60.7% 57.4% 60.7%
Sep - 16 43.3% 58.9% 71.7% 75.7% 69.5% 82.2% 77.1% 68.8%
Oct - 16 46.3% 72.6% 81.1% 81.0% 70.5% 90.0% 84.1% 74.4%
Nov - 16 44.8% 68.5% 75.3% 78.8% 77.4% 84.4% 71.7% 71.9%
Dec - 16 38.0% 52.7% 58.8% 54.8% 54.0% 57.4% 51.7% 52.7%
Jan - 17 35.0% 57.2% 66.4% 68.5% 58.9% 57.3% 52.4% 56.2%
Feb - 17 40.1% 63.8% 69.4% 67.9% 61.7% 69.3% 67.7% 62.8%
Mar - 17 43.9% 74.5% 82.3% 78.5% 82.9% 85.5% 80.2% 76.1%
Apr - 17 46.5% 80.3% 89.4% 87.9% 75.9% 87.1% 77.1% 76.7%
May - 17 47.8% 63.5% 74.3% 76.2% 75.2% 94.8% 89.9% 74.2%
Average 42.9% 65.1% 74.4% 74.3% 68.7% 76.3% 72.1%

Sources: Smith Travel Research   

Occupancy Percent by Day of Week by Month - June 2016 - May 2017



 

Belton Conference Center and Hotel Market and Financial Feasibility Analysis Chapter 5 - Page 30 

Figure 5-22 

 

As discussed earlier in the analysis, rates remain very consistent throughout the year due to the strong presence 
of government rates and the lack of a strong, consistent corporate market. Average rates were highest in April, 
2017 at $106 while above average rates were seen throughout October of 2016 and May of 2017.  

The following figure shows the estimate of unaccommodated room nights over the past several years.  

Figure 5-23 

 

Sunday Monday Tuesday Wednesday Thursday Friday Saturday Avg

Jun - 16 89.55 97.67 100.39 98.81 93.59 97.96 95.98 96.77
Jul - 16 87.57 93.38 96.80 94.09 90.89 91.91 92.35 92.52
Aug - 16 88.22 94.90 96.09 95.07 91.06 89.78 88.81 92.71
Sep - 16 87.43 93.55 96.23 97.29 93.90 97.55 92.68 94.69
Oct - 16 92.64 97.09 100.22 100.53 95.83 102.80 100.63 98.95
Nov - 16 89.43 94.50 98.87 96.93 93.02 100.27 96.02 96.18
Dec - 16 82.89 90.34 91.98 89.80 89.16 89.09 87.61 88.96
Jan - 17 85.78 91.07 93.63 94.20 90.57 88.01 88.70 90.76
Feb - 17 84.99 91.91 93.45 92.84 89.10 90.62 90.06 90.78
Mar - 17 88.53 95.48 97.63 97.86 98.36 98.97 96.32 96.91
Apr - 17 89.53 103.95 106.01 105.59 95.81 100.58 96.35 100.21
May - 17 87.70 94.67 97.40 96.83 95.19 105.65 103.35 98.12
Average 88.10 95.21 97.68 97.07 93.41 96.89 94.80

Sources: Smith Travel Research   
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As previously mentioned, an unaccommodated room night is a night when a traveler seeking accommodations 
within the market must either cancel their stay or settle for accommodations of lesser quality because the 
desired facilities have no vacancies. The number of estimated unaccommodated room nights is determined in 
any month when occupancy is higher than 66 percent. Based on the prior table, sellouts are currently occurring 
on summer weekends, but there are few high-demand nights throughout the week. 

Based on HSP estimates, the level of unaccommodated room nights has remained relatively consistent over 
the last five years. HSP projects that there were more than 5,000 unaccommodated room nights in the 
competitive set in 2016. New properties would likely be able to capture room nights from lower quality properties 
as travelers increasingly tend to value reputation, service and quality. 

Demand Generators 

Stakeholder Feedback 

HSP met with key stakeholders in the City of Belton to better understand the market situation and present 
opportunities. This includes city representatives, hoteliers, event facility management, and local corporations. 
Conversations with local representatives indicated that the primary drivers of hotel room nights for local 
properties include the University of Mary Hardin Baylor, the Bell County Expo Center, and local corporations 
with a major presence in the market. Proximity to Interstate 35, as well as overflow demand from the strong 
medical industry in Temple, present additional opportunities for future hotel development.  

In order to understand the opportunity for a new hotel development in Belton, it is critical to understand the level 
of demand from key market participants.  

CGI Technologies and Solutions 

CGI is a Canadian global information technology consulting, systems integration, outsourcing, and solutions 
company that has a large presence in Belton. According to conversations with representatives from CGI, the 
Belton office currently generates 300 to 400 room nights per year, but would expand if hotel space was available. 
CGI struggles to find venues for local events as they need space for 400 to 500 people. CGI indicated that a 
rewards program, either through Marriott or Hilton, is critical for using a hotel for an event. CGI also stated that 
they currently do not consider Belton lodging options to host their events due to the lack of quality and amenities 
offered in the local market.  

Bell County Museum  

The Bell County Museum in Belton was established in 1991 and owns over 12,000 objects related to the Bell 
County and Central Texas Region. Conversations with museum management indicated that the property is 
currently looking for potential hotel options for its major garage sale event and Association of Museums 
Conference, which each bring in more than 2,000 visitors. The museum would absolutely consider a new, high 
quality, branded conference hotel in Belton for these events.  

The Bell County Expo Center was profiled in greater detail in Chapter 3 of this report.  
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Central Texas Council of Governments  

The Central Texas Council of Governments is a non-profit organization that helps local communities work 
cooperatively to improve the conditions and well-being in Central Texas. According to conversations with the 
group, the Central Texas Council of Governments facility offers sizeable event space that is consistently 
occupied by local businesses, nonprofits and associations. The council is unable to host larger events due to 
the lack of high-quality hotel rooms in Belton. National events are currently going to Austin due to the lack of 
lodging options in the local market. 

Parks and Recreation Department  

Conversations with representatives from the Parks and Recreation Departments indicated that Belton has 
strong, and growing, sports participation throughout the city, but doesn’t currently seek to host local or regional 
tournaments and events due to the lack of hotels. Demand within the local community for baseball, softball, and 
soccer continues to grow within Belton. Approximately 75 percent of kids within Belton participate in sports, and 
residents of Killeen and Temple are traveling to Belton for training and practices. The growth of the local sports 
market presents opportunity in Belton for a variety of sporting tournaments and events, and a new branded 
hotel will significantly enhance the package that Belton can offer.  

Texas Music Series 

The Texas Music Series is a free concert series beginning in April and running through August held at Schoepf’s 
BBQ in Belton. The series is intended to be a family friendly environment, and is aimed at bringing in Texas 
bands from across the state. According to conversations with representatives from the Music Series, the event 
currently attracts between 700 and 3,000 attendees per week. The majority of the attendees are local; however 
some visitors travel from Austin and College Station. Currently, the Texas Music Series partners with the 
Residence Inn in Temple for traveling band member rooms, but representatives indicated that they would love 
to stay at a hotel in Belton if a branded property were to be developed.  

Temple CVB 

Conversation with representatives from Discover Temple indicated that Temple’s weekday hotel market is 
primarily corporate based. Medical tourism has a major impact on weekday hotel performance throughout 
Temple, while weekend room nights are primarily driven by sports and events occurring at the Mayborn 
Convention Center and Bell County Expo Center. Representatives indicated that Temple lacks a traditional 
leisure market compared to Belton, though neither is robust.  

University of Mary Hardin-Baylor 

The University of Mary Hardin-Baylor was established in 1845 and is located about one mile north of Downtown 
Belton. The university has approximately 4,000 students and houses over 330 staff members. The athletic 
programs at the University of Mary Hardin-Baylor compete in Division III as a member of the American 
Southwest Conference.  

According to conversations with Mary Hardin Baylor representatives, the university is responsible for generating 
a total of 15,000 room nights annually. A breakdown of room nights is as follows: 
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§ 4,249 nights from families visiting students 
§ 9,377 nights from alumni visiting 
§ 1,746 other rooms nights from miscellaneous events 

University of Mary Hardin-Baylor’s large events are currently being held at university facilities. The school offers 
a special events center which seats 3,000 attendees, a chapel that seats 1,000, their football stadium that seats 
8,000 and recently built a ballroom space on the top floor of the student union building. The Bell County Expo 
Center is being used as a back-up option for the university’s graduation if inclement weather is a factor. Overall, 
university representatives indicated strong interest and support of a new, branded hotel development in Belton.  
In addition to academic functions and events, the athletic program will have a significant impact on the market 
opportunity for a new hotel development in Belton. Conversations with Belton Athletics representatives indicated 
that the school hosts events on campus every weekend throughout the school year. These events can attract 
anywhere from 20 to 70 visiting athletes, generating approximately 52 hotel room nights. Teams typically stay 
for one night, with two guests per room. Visiting teams and athletes are currently staying in Temple at the 
Holiday Inn, Hilton Garden Inn, and Hampton Inn. Due to the size, quality, and amenities of local hotels, Belton 
is not considered. In addition to branded hotel options, meeting space for staff meetings, catering, and films 
sessions is critical to host large groups and football teams, according to UMHB representatives. If a branded 
hotel property with fair room rates ($90) were developed in Belton, the university would absolutely consider 
housing visiting athletes in the new hotel due to proximity and quality.  

Hotel Pipeline  

In addition to understanding the existing supply, performance, and demand generators, it is critical to 
understand any new hotel supply that will be entering a market. Currently, a 60-room, independent, Expo Inn 
and Suites is under construction adjacent to the La Quinta Inn and Suites in Belton. While the opening of the 
Expo Inn will increase the number of walkable hotel rooms surrounding the Bell County Expo Center to more 
than 130, the size and quality of the product will likely not induce additional demand to the local market. Modern 
meeting planners expect branded properties and 75 to 100-room room blocks. A small, independent hotel 
development, while helpful, will not have a significant impact on the Bell County Expo Center’s ability to attract 
higher rated events.  

In addition to the Expo Inn and Suites, a 65-room TownePlace Suites is currently under construction in Temple. 
The property is expected to open in early 2018. 

Implications 

Analysis of the local hotel supply indicates that Belton lacks branded, high quality hotel options for corporate 
travelers, event attendees, and leisure guests. The local market only offers one midscale hotel property, the La 
Quinta Inn and Suites, which presents challenges due to rate compression implemented by property 
management. The remainder of Belton’s hotel supply is comprised of small, aging independent and economy 
properties that do not offer the brand, quality, or amenities needed to attract groups, corporate travelers, and 
higher rated events. The Bell County Expo Center, the primary driver of room nights in the local market, is also 
hindered by the lack of adjacent and walkable hotel options. The closest node of branded hotel options in the 
local market is in Temple, more than six miles from the Bell County Expo Center. Conversations with hoteliers 
and local stakeholders indicate that Temple hotels continue to benefit from the Bell County Expo Center, the 
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University of Mary Hardin Baylor, and local Belton corporations. This suggests a level of unaccommodated 
demand in the market that is settling for secondary lodging options because appropriate hotel options in Belton 
do not exist. 

From a performance perspective, occupancy of the competitive set of hotels has managed to remain relatively 
consistent over the past five years with added supply, indicating that the market has absorbed new hotel 
developments. This is a positive indicator of future development opportunity in the local market. The average 
daily rate of the competitive set properties, however, is below the level necessary to support high quality 
conference hotel development without a financial feasibility gap. Due to the lack of strong corporate market and 
minimal traditional leisure demand, hotel properties have been forced to sacrifice rate in order to compete. The 
lack of higher rate group business and statewide association business also hinders rate potential in the market. 
The current hotel rates in the market will present challenges with regards to the financial feasibility of a 
conference center hotel development in Belton.  

Overall, HSP’s analysis suggests that a potential conference hotel development will help to enhance the 
attractiveness of the Bell County Expo Center and accommodate demand generated by local corporations, the 
University of Mary Hardin Baylor, and a variety of other sports and local events within the local market. During 
the week, a high-quality hotel option would attract higher level business travelers that are currently leaving the 
marker for branded options in Temple. Such a hotel would also help to attract new leisure visitors to Belton and 
generate more activity for retail and restaurants in the market, which would support the development of other 
restaurants and retailers. While the current market situation presents challenges, including rate, the local hotel 
market analysis suggests opportunity for Belton.  
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SITE ANALYSIS  
There are many factors to consider when ranking and assessing potential sites for a conference center hotel 
development. The site for such a project in Belton requires high visibility and easy access from the major 
thoroughfares. It is also imperative that the facility is located in close proximity to the area’s demand 
generators. Visitors traveling from outside the city area must be able to conveniently navigate through signage 
and landmarks as simply as possible.  

The following discussion analyzes the conditions for developing of a hotel and conference center capable of 
better serving the City of Belton, visitors, and the local business community. The positive and negative 
aspects of each site under consideration will be discussed in order to better evaluate the proposed hotel and 
conference center project. This analysis will consider the City of Belton, its surrounding community, and 
existing competitive and complimentary facilities.  

The following figure illustrates the City of Belton and the possible site options for a hotel and conference 
center development. 

Figure 6-1 
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Three primary site areas were considered for this analysis. These sites include land adjacent to the Bell 
County Expo Center (Site 1), Belton Lake’s South Shore (Site 2), and Downtown Belton (Site 3), and are all 
under consideration for the development of a hotel and conference center in Belton.  

The following table presents specific details for each site. 

Table 6-1 

Belton Hotel Site Options 
Site Property ID Size (acres) Owner
1. Bell County Expo Center

Site A 1757 2.279 Allamon, Mildred
Site B 136129 1.979 Glover, Bobby & Lynn
Site C 47326 2.166 Mehta, Vijay Etux Vinoo
Site D 432441 1.620 Mehta, Vijay Etux Vinoo
Site E 432440 2.800 Bell County
Site F 56447 12.335 Johnson, Barbra J

2. Belton Lake's South Shore 444151 73.762 US Government
3. Downtown Belton 8036 1.377 Bell County

Source: Hunden Partners, Bell County CAD
 

These three locations all feature their own advantages and challenges, each of which will be discussed 
throughout this chapter. The sites vary in size, ranging from 1.38 acres in downtown Belton to more than 73 
acres along the shores of Lake Belton. Additionally, the parcels are owned by both municipalities and private 
groups. All of these factors must be considered when analyzing site opportunity.  

Site Characteristics  

Site 1:  Bell County Expo Center 

The Bell County Expo Center (Site 1) site has the advantage of space, as there are six parcels available for 
potential development adjacent to the Expo Center. These six sites range in size from 1.62 acres to 12.34 
acres. Within this land, there is space for parking, future expansions, additional hotels, restaurants, and 
additional attractions. It also can be seen from the heavily traveled Interstate 35, and has a recently-expanded 
high-volume traffic interchange one block to the east, so visibility is excellent. The site is also very close to the 
reconstructed I-35 and I-14 interchange, which sees the highest traffic count in the metropolitan area at about 
120,000 cars per day in 2015. Between 68,000 and 73,000 vehicles per day pass the I-35 interchange with 
Highway 121. 

Site 1 is also along the highly-traveled I-35 corridor between the Dallas-Fort Worth Metroplex, Austin and San 
Antonio, which is traversed not only by local traffic, but also by regional travelers.  
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The following figure shows an aerial picture of specific parcels of land located adjacent to the Bell County 
Expo Center that could be considered for development.   

Figure 6-2 

 

Currently there is only one hotel and no restaurants within walking distance of the site. However, several 
logistical dispatch centers, distribution centers and business supply companies are located in the vicinity, 
stressing the site’s central location and highway access. Land for development will likely also be relatively 
inexpensive due to its flat contours and abundance of space for buildings, expansion, and parking.  

The following figure shows a picture of the Bell County Expo Center from West Loop 121.  
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Figure 6-3 

 

Unfortunately, the flat and somewhat un-landscaped views from the site, surrounded by metal buildings and 
gas stations, is not a traditionally attractive scene for meeting attendees. When there is a break in meetings, 
the site currently does not offer attendees any recreational, entertainment or exceptional things to do in the 
immediate area. Attendees must drive from the site to get to other amenities and attractions. However, this 
site provides a high likelihood that future development will include restaurants, retail, attraction, and hotel 
developments. 

The upside is that the location is already in use and is well-known in the community as the location of large 
shows, touring shows, and the Central Texas State Fair. A high-quality hotel and conference center in this 
location is a natural fit for the types of venues, hosting events and shows that already exist in this location. 

Site 2:  Belton’s Lake Shore South Site 

The disadvantage of Site 1 is the advantage of Site 2, and vice-versa. A new conference center and hotel 
development along the water's edge of Belton Lake, assuming a quality design that takes advantage of the 
shore and distant vistas, is a potential show-stopper. The views from the proposed site would certainly attract 
statewide meeting planners and higher rated corporate groups to Belton. 

The following figure shows a picture of the proposed site on Belton Lake in relation to the surrounding 
community. 
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Figure 6-4 

 

The site under consideration on Lake Belton spans 73.76 acres and is owned by the US Government. The 
Dead Fish Grill also sits east, adjacent to the site.  

The following figure shows an aerial view of Lake Belton. 
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Figure 6-5 

 

The most noteworthy drawbacks of the site are the potential cost of construction and the lack of highway 
access to those traveling from the region or state. The distance to this site from I-35 or I-14 (US 190) is 
around three miles, and is not a direct route. Moreover, aside from enjoyment of the views of the lake and a 
park-like atmosphere, there are also limited amenities such as restaurants, hotels, or services in the area. It is 
not likely that this situation will improve, given the residential and park-like nature of the lake shore and dam. 
This, coupled with the isolation from the rest of the city and the traffic patterns, potentially makes Site 2 the 
most expensive on which to build. 

Site 3:  Downtown Belton Site 

In many cases, a downtown location is optimal for a conference center and hotel development due to its 
impact on the family-owned boutiques, businesses, restaurants and entertainment that sometimes struggle to 
get the attention of more suburb-oriented citizens. Long-term, this could be the case in Belton as well. A 
downtown demand generator would be appreciated and could be a catalyst for more downtown 
improvements. However, development is likely to be an uphill battle. Historic City Centers are notoriously 
dense, with very small sites and tightly developed, with historic buildings and a wide variety of deeply-held 
opinions from business owners and residents alike. Development of a large building in a historic downtown 
typically results in an expensive land-acquisition process. There is also the problem of parking for attendees. 
A parking garage, the most likely solution, is also prohibitively expensive compared to the costs associated 
with the other two sites.  

The following figure shows an aerial of downtown Belton and the proposed downtown site location. 
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Figure 6-6 

 

Visibility is also an important factor. A conference center in the downtown district would be visible to some 
extent from I-35; however, it would be at least one half mile to the west of the highway, and would not be 
obvious without large signage.  

This site features a selection of restaurants, mostly of the casual to fast-food variety. The county courthouse 
on the town square is an attractive scene that would produce a visual backdrop for meetings and 
conferences. Aside from these features, retail in downtown Belton is lacking in volume and variety. In order for 
Site 3 to be a leading candidate for development, downtown retail and entertainment would need to mature 
and grow. 

The following figure shows a picture of the county courthouse in downtown Belton. 
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Figure 6-7 

 

Downtown Belton is continuing to develop, but at this point the area is not enough of destination on its own. It 
lacks an engaging collection of restaurants and boutiques, which would support a large hotel and conference 
center. 

Implications 

While each of the three site locations poses its own strengths and weaknesses, the most viable option for the 
development of a new hotel and conference center is on one of the parcels adjacent to the Bell County Expo 
Center. The Bell County Expo Center is the largest driver of overnight room nights in the market, and the 
Expo Center currently lacks walkable branded hotel options and ballroom space capable of supporting higher 
rated groups and events. The development of a walkable, branded hotel would likely increase the appeal of 
the event and meeting package currently offered by the Expo Center and the City of Belton. The sites located 
around the Bell County Expo Center offer exceptional visibility and access from the interstate, but lack 
walkable restaurant and retail establishments.  

The Lake Belton site offers the best experience of the site options, however this location lacks easy access 
and visibility as it is more than three miles from the interstate. The Lake Belton site is primed for future 
development long-term, but at this time, due to its isolation from support amenities and location within a 
residential area, should not be considered for the development of a hotel and conference facility. Additionally, 
there will likely be a large financial feasibility gap in developing a hotel and conference center at this location 
as the project costs would be significant.  
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While the development of a hotel and conference center in downtown Belton would likely help to revitalize and 
increase downtown activity and spending, HSP does not currently believe that there are enough demand 
generators downtown to support this type of development. Additionally, development in urban areas is more 
expensive due to site constraints and site preparation. At this time, HSP does not recommend the 
development of a hotel and conference center in downtown Belton.  
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SWOT ANALYSIS & RECOMMENDATIONS 
This chapter presents HSP’s analysis of the local hotel and conference space situation and presents a series 
of recommended options for Belton.  

A SWOT (Strengths, Weaknesses, Opportunities and Threats) Analysis was conducted. A SWOT analysis 
identifies critical factors that will impact the Project’s overall performance. It also suggests implications for the 
sizing and quality of the project given the current environment. Strengths and weaknesses are current factors 
impacting the potential project as well as items inherent in the project or market, while opportunities and 
threats are potential and external factors impacting the success of the Project. 

This section provides recommendations on the size and quality of the Project based on HSP’s review of the 
market and other factors. In addition, HSP’s experience with similar projects and how they have performed 
played a role in our recommendations and projections.  

SWOT Analysis 

Strengths 

§ Bell County Expo Center. The presence of a high-quality, flexible event facility in the local 
market is an asset that must be leveraged. With more than 50,000 square feet of exhibit space, 
the complex can host a wide range of events, from conventions and exhibits to entertainment 
and sporting events. The city has invested in the complex with a $30 million expansion currently 
underway, and has also demonstrated a commitment to grow the size and quality of events in 
the market. As the primary demand generator for Belton and Temple hotel properties, the Bell 
County Expo Center, which is currently lacking an appropriate hotel and ballroom package, is 
the driving force behind the opportunity for a new conference hotel in Belton.  

§ Surrounding Demand Generators. While the Expo Center will play a critical role in the success 
of any new hotel, Belton offers a variety of other demand generators. The University of Mary 
Hardin Baylor, located in downtown Belton, positively impacts the hotel market throughout the 
entire year, and conversations with local corporations indicates partnership opportunities if a 
new, high-quality hotel is developed. In addition, Belton Lake is a natural asset that will continue 
that will continue to drive visitation and demand throughout the local market.  

§ Visibility and Access. Assuming the hotel is developed near Interstate 35, the hotel could have 
significant visibility to traffic traveling in and out of Belton and through the region. This is vital to 
groups and leisure travelers, who aside from possible off-site advertising such as billboards, 
would be unaware of hotel options within Belton. The proposed hotel would be very accessible 
just off the highway and would service area businesses and any overflow from the Temple area 
well. 

§ Opportunity for Groups to “Own” the Community. Smaller markets can attract groups that 
do not like being one of many events in town. In a smaller market, a group is able to book an 
entire conference facility and not host simultaneous events with other groups. This gives the 
sense of added importance and attention, as well as eliminates competition for shared facility 
space and amenities. In Belton, a group will likely “own the hotel” and establishments while in 
town, providing a sense of attention and pride to the group. 
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§ Flight to Quality. There is a flight to quality that occurs when new, well-located hotels open with 
the services and amenities customers expect. As a result, this draws business from the existing 
hotels, such as some of the properties in the Temple area, that may be older or of a lesser 
quality than customers desire. 

§ Community Growth. The City of Belton, and the surrounding region, continues to grow and 
develop in all directions. As the population increases and more citizens continue to visit the 
area, the need for a high-quality lodging option will only increase.  

Weaknesses 
§ Lack of Traditional Demand Generators. While the presence of the Expo Center and the 

university are critical to the success of any future conference hotel development, the lack of 
significant corporate and leisure demand will present challenges. If there is not a major event 
occurring at the Bell County Expo Center, demand generated by local corporations will be 
necessary to fill room nights on weekdays throughout the year. In addition, Belton does not offer 
tourist destination activities that generate traditional weekend demand. A market that lacks 
primary demand drivers for hotel room nights will present challenges to hotel developers.  

§ Hotel Rates. Performance of the competitive hotel set in Belton has remained relatively 
consistent from an occupancy perspective over the last five years. However, hotel rates of the 
competitive set, averaging $95, are still below the threshold that will support full-service 
conference hotel options. Any conference center hotel development will likely require significant 
public investment. 

§ Small Market. The population of Belton and the business community are small in comparison to 
those of larger cities and markets, such as Austin or Waco. As a result, there is not a critical 
mass of hotel demand from these traditional sources. This is the largest hindrance to the 
development and viability of a hotel, especially one with full-service amenities like catering and 
ballroom space.  

Opportunities 
§ Meetings and Events. Conversations with local stakeholders, hoteliers, and Expo Center 

representatives indicated that the Bell County Expo Center is hindered by the lack of available, 
walkable high-quality hotel rooms blocks. The La Quinta does not offer the brand, amenities, or 
room blocks to adequately support such a large event facility. A new, high quality hotel 
development located within walking distance of the Expo Center will allow Belton to pursue 
larger, higher-rated events that the city cannot currently attract. In addition, the development of 
function space as part of a hotel, including ballroom space, would complement the Expo Center 
and enhance the attractiveness of the entire events package.  

§ Lack of Existing High Quality Select or Full-Service Hotel. There is no direct competitor for 
the Project in Belton, suggesting it would own the market. There has been a cycling down and 
decline of the existing hotels due to a lack of reinvestment and updates to the properties, which 
is necessary to compete with the surrounding market’s level of quality. Therefore, the proposed 
hotel would be the highest quality hotel in Belton and the competitive set. This would set it apart 
from all competitors, regardless of location. Depending upon the amenities and function space 
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offered, the hotel could fill a gap in the market for high quality, select or full-service lodgings and 
larger meeting space.  

§ Catalytic Development. The proposed hotel can serve as a catalytic development to retain and 
attract businesses, groups and visitors to Belton. Development is often a catch-22 situation, 
where an investment such as a hotel is not necessarily feasible without other amenities and 
demand generators. Yet the other amenities and demand generators may not occur as quickly 
without a hotel. To start the development trend, public entities can spur development by 
investing in this area now, helping to bridge the risk gap that has kept other developers at bay. 
The Bell County Expo Center expansion is a project that will help spur additional restaurants, 
bars and retail shops, and other types of businesses (either new or relocated). Businesses and 
entrepreneurs notice when the city is aggressive and takes and active role in improving itself via 
public-private partnerships, key public investments and other quality of life enhancements. 
These create an environment where others are then more willing to invest time, money, talent 
and effort into a new business in Belton, move there as residents or visit with their group. 

Threats 
§ Economic downturns. Belton does not have an abundance of tourist attractions or tourism 

demand generators that lure large amounts of visitors regularly. The tourism base is relatively 
limited, causing Belton to be heavily reliant on the demand generated by the expo center. The 
performance of regional businesses and the overall economy can greatly impact the demand for 
the Project. 

Implications and Recommendations 

Recommended Facility. HSP ran multiple scenarios and, based on market opportunities and indications of 
the public sector’s needs for function space, a 150-room Courtyard-style “select-service on steroids” hotel is 
recommended, including approximately 6,900 square feet of function space. As discussed in Chapter 6, a site 
adjacent to the Bell County Expo Center is recommended due to the proximity of a major demand generator 
and access of Interstate 35. In addition, any hotel should be developed in a position that will allow for 
expansion. As the community’s needs change, the facility should be planned to accommodate the greater 
needs by having space to increase hotel rooms, expand function space or both. Space should be large 
enough to add additional ballroom space and enough meeting rooms to compliment the ballroom expansion. 
This element of the Project is critical to ensure the conference hotel does not become obsolete. 

Scenario 1 Recommendation: 150-room Courtyard by Marriott 
§ Room Count.  A select service branded hotel with 150 rooms is the recommended hotel.  
§ Room Mix. A balanced room mix is important to attract and accommodate all visitor segments. 

The double-double room configuration is very important to the large sports tourism demand, 
where teams or families put as many as five individuals per room. The ability to meet the room 
block needs of tournament organizers will make the hotel a more appealing property in the 
market. On the other hand, corporate transient guests typically require a king configuration, so 
the proper room mix is essential.  
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§ Strong Brand. HSP recommends the hotel be associated with a strong select-service brand 
from the following brand families: Marriott, Hilton, or Hyatt. There are also other brands that may 
work, however the above have the best loyalty programs and would capture at least their fair 
share of the market. For this specific situation, HSP’s projections in Chapter 8 of this report 
assume a Courtyard by Marriott development. 

§ Amenities. Services that cater to the business traveler like complimentary Wi-Fi, a business 
center, and a fitness center will help attract the business travelers that regularly visit Belton and 
the surrounding region. These amenities have come to be expected by modern business 
travelers. 

§ Food and Beverage: While Courtyard by Marriott hotels do not feature traditional restaurants, 
the properties feature a bistro that sells fresh cooked and prepared breakfast (not 
complimentary), appetizers, and sandwiches. Each hotel also features a 24-hour “mini-mart.” 

§ Function Space. Unlike most of the competitive set hotels, which typically have just one or two 
small meeting rooms, the proposed hotel should include a 4,500-square foot ballroom and three 
800-square foot meeting rooms, plus a boardroom for 20 – 24 people. This will allow for larger 
meetings onsite and should attract more group business, including trainings, to the hotel. If the 
meeting and function space were built adjacent to the proposed hotel, instead of connected 
directly to it, additional challenges would arise. Due to the weather and the catering 
requirements for events, even if separated by a short distance, walking between facilities would 
be a hindrance in attracting guests and in efficiently run operations. Guests with limited mobility 
or handicaps could see the short distance between the facilities as a reason to book their events 
with another hotel in the market. 

By designing in these recommendations for the 150-room select-service conference hotel, HSP believes the 
hotel project will provide the most feasible option while still generating significant economic impact for Belton. 
The recommended property will have inducement capability to bring in new group business to itself, the Bell 
County Expo Center, and the rest of the market. If the local companies are able to steer group and contract 
business to the property, regardless of location, it will help the hotel, local establishments and the community.   

Recommendation Scenario 2: 120-room Hampton Inn  

For any hotel development, the cost per room increases with the increase in the amount of function space. 
Profitability declines as more amenities are offered. Therefore, a more basic, rooms only hotel, with a small 
block of meeting rooms, would be a more financially feasible option for the Belton market. While this hotel 
product would not induce the level of group and event demand that a conference hotel would attract, any new 
and high quality hotel options within walking distance of the Bell County Expo Center would benefit the facility 
and the entire Belton market. For the purpose of the financial projections analysis, HSP assumed a 120-room 
Hampton Inn development that features two 800-square foot breakout meeting rooms. This hotel would 
feature the amenities that have come to be expected from modern travelers, including wifi, fitness centers, 
business centers, and complimentary breakfast options. 

Recommendation Scenario 3: 250-room Luxury Resort 

In addition to a traditional conference center and hotel development to support the Bell county Expo Center, 
HSP also considered the opportunity for a Luxury Resort development on the shores of Belton Lake. The 
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natural setting and access to water are assets that could be leveraged by the city into a transformational 
attraction for the entire region. Like the Hyatt Regency Lost Pines Resort in Lost Pines, Texas, this type of 
development could include up to 60,000 square feet of conference center space, a variety of restaurant and 
bar options, a spa, retail shops, and a collection of outdoor and water activities. Unlike traditional hotel 
developments, this type of property would not be hindered by the performance of the local hotel market. While 
this type of development would be a game-changer for the Belton market as it relates to attracting groups, 
leisure travelers, corporations, and potential residents, the construction costs and hassle of working with the 
Army Corps of Engineers for such project is a significant hurdle that will require significant investment from 
the public sector. Currently, comparable resort developments in McKinney, Texas, and Round Rock, Texas 
are being developed for costs ranging from $100 million to $300 million. For the proposes of this analysis, 
HSP also provides financial projections for a Luxury resort scenario on the shores of Belton Lake.  
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DEMAND AND FINANCIAL PROJECTIONS 
In this chapter, HSP estimates the performance for the three recommendation scenarios described in Chapter 
7: a 150-room Courtyard by Marriott conference hotel developed adjacent to the Bell County Expo Center, a 
120-room Hampton Inn developed adjacent to the Bell County Expo Center, and a Luxury Resort service 
hotel developed on the shores of Belton Lake. A penetration and performance analysis is shown for scenarios 
1 and 2.  

Demand Analysis – Scenario 1: 150-room Courtyard by Marriott 

The following table shows the estimated growth of each market segment from 2017 through 2024 (the 
stabilized year) for the competitive set, assuming the proposed hotel opens January of 2020.  

Table 8-1 
Estimated Competitive Set Demand Growth by Segment 

Year Corporate 
Transient % Change Group % Change Leisure % Change Total 

Demand % Change Total 
Supply % Change Total 

Rooms Occupancy

2017 100,119 --- 86,732 --- 25,280 --- 212,131 --- 305,140 --- 836 69.5%
2018 103,122 3.0% 88,467 2.0% 25,533 1.0% 217,122 2.4% 350,765 15.0% 961 61.9%
2019 106,216 3.0% 92,890 5.0% 25,788 1.0% 224,894 3.6% 350,765 0.0% 961 64.1%
2020 110,996 4.5% 103,108 11.0% 26,304 2.0% 240,408 6.9% 405,515 15.6% 1,111 59.3%
2021 114,326 3.0% 113,419 10.0% 26,830 2.0% 254,574 5.9% 405,515 0.0% 1,111 62.8%
2022 116,041 1.5% 121,358 7.0% 27,232 1.5% 264,631 4.0% 405,515 0.0% 1,111 65.3%
2023 117,201 1.0% 127,426 5.0% 27,505 1.0% 272,132 2.8% 405,515 0.0% 1,111 67.1%
2024 117,787 0.5% 128,828 1.1% 27,642 0.5% 274,257 0.8% 405,515 0.0% 1,111 67.6%
2025 117,787 0.0% 128,828 0.0% 27,642 0.0% 274,257 0.0% 405,515 0.0% 1,111 67.6%
2026 117,787 0.0% 128,828 0.0% 27,642 0.0% 274,257 0.0% 405,515 0.0% 1,111 67.6%
2027 117,787 0.0% 128,828 0.0% 27,642 0.0% 274,257 0.0% 405,515 0.0% 1,111 67.6%
2028 117,787 0.0% 128,828 0.0% 27,642 0.0% 274,257 0.0% 405,515 0.0% 1,111 67.6%
2029 117,787 0.0% 128,828 0.0% 27,642 0.0% 274,257 0.0% 405,515 0.0% 1,111 67.6%

Source: Hunden Strategic Partners
 

The proposed Project will be the newest hotel development. For the purpose of this analysis, HSP assumed 
the 60-room Expo Inn in Belton and 65-room TownePlace Suites in Temple to open in 2018. This will increase 
the annual supply of rooms by more than 45,000 nights in the competitive set, resulting in an eight percent 
decrease in occupancy in 2019. Following the expansion of the Bell County Expo Center, and the opening of 
the recommended Courtyard by Marriott in 2020, HSP projects group demand within the market to 
signficiantly increase as a result of the improved events package in Belton. As the new hotel properties are 
absorbed into the market event demand continues to grow, HSP projects a stabilized occupancy of 67.6 
percent for the competitive set in 2024.  
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The following table shows the estimated occupancy of the recommended hotel, based on how the hotel will 
penetrate various market segments. 

Table 8-2 

Estimated Market Penetration - 150 Room Courtyard

Year
Corporate 
Transient Group Leisure

Total 
Penetration

Projected Set 
Occupancy

Subject 
Occupancy

2020 79% 106% 88% 92% 59% 54%
2021 85% 105% 93% 95% 63% 59%
2022 88% 109% 98% 99% 65% 64%
2023 91% 110% 100% 101% 67% 68%
2024 91% 110% 100% 101% 68% 68%
2025 91% 110% 100% 101% 68% 68%
2026 91% 110% 100% 101% 68% 68%
2027 91% 110% 100% 101% 68% 68%
2028 91% 110% 100% 101% 68% 68%
2029 91% 110% 100% 101% 68% 68%

 
Source: Hunden Strategic Partners

 

The hotel is expected to cater to the group market and should penetrate much more than the market at large, 
while it will penetrate the corporate market at lower levels (due to rate sensitivity). The hotel is projected to 
penetrate the leisure market at levels consistent with the competitive set. This should lead to an overall 
occupancy of 68 percent by stabilization, consistent with the competitive set of hotels.  

The following table shows the estimated demand, by segment, for the Scenario 1 hotel based on the 
penetration rates established above.  

Table 8-3 
Projected Demand for Proposed 150-Room  Courtyard

Year Corporate 
Transient % Change Group % Change Leisure % Change Total 

Demand % Change Total 
Supply

Total 
Rooms Occupancy

2020 11,839 -- 14,756 -- 3,125 -- 29,720 11.3% 54,750 150 54%
2021 13,120 10.8% 16,079 9.0% 3,369 7.8% 32,568 9.6% 54,750 150 59%
2022 13,787 5.1% 17,860 11.1% 3,603 7.0% 35,250 8.2% 54,750 150 64%
2023 14,400 4.4% 18,925 6.0% 3,714 3.1% 37,038 5.1% 54,750 150 68%
2024 14,472 0.5% 19,133 1.1% 3,732 0.5% 37,336 0.8% 54,750 150 68%
2025 14,472 0.0% 19,133 0.0% 3,732 0.0% 37,336 0.0% 54,750 150 68%
2026 14,472 0.0% 19,133 0.0% 3,732 0.0% 37,336 0.0% 54,750 150 68%
2027 14,472 0.0% 19,133 0.0% 3,732 0.0% 37,336 0.0% 54,750 150 68%
2028 14,472 0.0% 19,133 0.0% 3,732 0.0% 37,336 0.0% 54,750 150 68%
2029 14,472 0.0% 19,133 0.0% 3,732 0.0% 37,336 0.0% 54,750 150 68%  

Source: Hunden Strategic Partners
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As shown, the majority of business is expected to come from group guests, followed by the corporate 
segment.  

The table below shows the estimated market segmentation for the recommended hotel versus the competitive 
set.  

Table 8-4 

Projected 
Stabilized Demand Mix vs. Comp Set

Segment Hotel at Stabilization Comp Set

Corporate 39% 43%
Group 51% 47%
Leisure 10% 10%
Total 100% 100%

Source: Hunden Strategic Partners
 

The 150-room hotel is expected to have a market mix that is more group than the competitive set of Belton 
and Temple hotel properties   
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The next table shows the average daily room rate projections for the recommended hotel.   

Table 8-5 

Average Daily Room Rate Projections

Year Annual 
Increase

Hotel Rate 
Penetration

Annual 
Increase

2012 $89 -- -- -- --
2013 $92 4.1% -- -- --
2014 $95 3.0% -- -- --
2015 $93 -2.4% -- -- --
2016 $95 2.3% -- -- --
2017 $95 0.0% -- -- --
2018 $98 2.5% -- -- --
2019 $100 2.2% -- -- --
2020 $102 2.2% 108% $110 --
2021 $104 2.2% 108% $112 2.4%
2022 $106 2.2% 108% $115 1.9%
2023 $109 2.2% 108% $117 2.2%
2024 $111 2.2% 108% $120 2.2%
2025 $114 2.2% 108% $122 2.2%
2026 $116 2.2% 108% $125 2.2%
2027 $119 2.2% 108% $128 2.2%
2028 $121 2.2% 108% $130 2.2%
2029 $124 2.2% 108% $133 2.2%

Source:  Hunden Strategic Partners

Comp. Set 
ADR

Projected Hotel 
Rate

 

As shown, rates in the competitive set have increased from $89 to $95 since 2012. HSP expects those rates 
to increase slowly over the coming years and reach $100 by 2020, with 2.0 – 2.5 percent average growth 
thereafter. ADR growth nationally has generally averaged out to increase at the same level as inflation, 
although with much variability as shown from the recent past. The new hotel’s penetration rate is expected to 
be 108 percent, leading to an ADR beginning at $110.  

Understanding how the hotel will perform internally is as important to the feasibility as the external occupancy 
and rate projections. The next table shows the performance of the proposed hotel based on a number of 
assumptions about the property.  

The figures are shown as earned (cash basis) and in nominal amounts, not discounted. PAR stands for “per 
available room” and are shown on an annual basis and POR stands for “per occupied room” and are shown 
on a per night basis. 
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Table 8-6 
Projection of Income & Expense (in $000, inflated) 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 10
Room Count 150 150 150 150 150 150
Available Room Nights 54,750 54,750 54,750 54,750 54,750 54,750
Occupancy Rates 54% 59% 64% 68% 68% 68%
Occupied Room Nights 29,720 32,568 35,250 37,038 37,336 37,336
Average Daily Rate $110 $112 $115 $117 $120 $133
RevPAR $60 $67 $74 $79 $82 $91
Percent of Change from Prior Year -- 12.2% 10.3% 7.4% 3.0% 2.2%

 $ % PAR POR $ $ $ $ %

REVENUE
Rooms $3,264 84.0% $21,759 $110 $3,661 $4,038 $4,335 $4,465 83.4% $4,978
Hotel Food and Beverage 466 12.0% $3,108 $16 524 580 624 642 12.0% 716
Other Operated Departments 117 3.0% $777 $4 131 145 156 161 3.0% 179
Rentals and Other Income 62 1.6% $414 $2 70 77 83 86 1.6% 164

Total Revenue $3,886 100.0% $25,904 $131 $4,369 $4,830 $5,198 $5,354 100.0% $6,037

DEPARTMENTAL EXPENSES   

Rooms $813 24.9% $5,418 $27 $838 $888 $954 $982 22.0% $1,095
Hotel Food and Beverage 326 70.0% $2,176 $11 362 400 424 437 68.0% 487
Other Operated Departments 69 59.0% $459 $2 76 84 90 93 58.0% 104
Rent and Other Income 7 11.0% $46 $0 7 8 8 4 5.0% 8

Total Departmental Expenses $1,215 31.3% $8,098 $41 $1,283 $1,380 $1,477 $1,517 28.3% $1,694

Gross Operating Income $2,671 68.7% $17,806 $90 $3,086 $3,450 $3,721 $3,837 71.7% $4,343

UNDISTRIBUTED OPERATING EXPENSES     
Administrative and General $326 8.4% $2,176 $11 $345 $357 $379 $391 7.3% $441
Marketing $307 7.9% $2,046 $10 $323 $343 $364 $375 7.0% $423
Utility Costs $202 5.2% $1,347 $7 $205 $213 $229 $236 4.4% $266
Property Operations and Maintenance $210 5.4% $1,399 $7 $214 $222 $239 $246 4.6% $278

Total Undistributed Expenses $1,045 26.9% $6,968 $35 $1,088 $1,135 $1,211 $1,247 23.3% $1,407

Gross Operating Profit $1,626 41.8% $10,838 $55 $1,998 $2,315 $2,510 $2,590 48.4% $2,936

Franchise Fees $117 3.0% $777 $4 $131 $145 $156 $161 3.0% $181

FIXED EXPENSES     

Property Taxes 171$                  4.4% $1,140 $6 228                  240                  245                  250                  4.7% 276                   
Insurance 58 1.5% $389 $2 61 63 68 70 1.3% 78
Management Fee 155 4.0% $1,036 $5 175 193 208 214 4.0% 241
Reserve for Replacement $39 1.0% $259 $1 $66 $97 $156 $161 3.0% $181

Total Fixed Expenses $424 10.9% $2,824 $14 $529 $593 $676 $694 13.0% $777

Cash Flow from Operations $1,086 27.9% $7,237 $37 $1,337 $1,577 $1,678 $1,735 32.4% $1,978

Source: Hunden Strategic Partners  

The property is projected to generate a total of nearly $3.9 million in gross revenue in the first year, increasing 
to more than $6.0 million in the tenth year. Approximately $1.09 million is estimated to be available to satisfy 
debt and equity requirements in the first year (28 percent of gross revenue), increasing to $1.98 million in the 
tenth year.  

Explanation of Income and Expense Items 

The estimates of income and expense statements are based on the results of operations of comparable select 
service hotels. The income for each of these years is estimated based on the expected impact that the 
change in occupancy and average daily room rates is expected to have on income and expenses. Expense 
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estimates are assumed to have both fixed and variable components, and vary based on projected occupancy 
levels. 

Departmental Revenues and Expenses 

Distributed Departmental Revenues and Expenses 

Rooms Department: Room revenue is estimated by multiplying the occupancy rate by the average daily rate 
(ADR) projected in this analysis.  

Rooms department expenses include payroll and related costs associated with the front desk and 
housekeeping, operating supplies, laundry linens, cable television, and other items necessary to maintain 
guest rooms.  

Food and Beverage: Food and Beverage is comprised of ala carte food options available. Food and 
beverage expenses are among the highest in a hotel’s departments (outside of telecommunications). Hotels 
with significant food and beverage business tend to have lower net profit ratios, however catering expenses 
are often lower than expenses in restaurants. These projections are based upon the typical food and 
beverage options provided by a Courtyard by Marriott. Expenses are very high in this department, so it is 
often a loss leader or minimal contributor to net revenue, however it does help generate room night demand. 

Other Operated Departments: This income category is typically comprised of smaller departments that 
generate income from activities such as valet laundry, business services, and similar others. It is based on a 
percentage of total revenue and the experiences of other limited-service properties.  

Rentals and Other Income: This income category is typically comprised of interest, commissions on vending 
machine sales, movies, and other miscellaneous income. It is  highly dependent on occupancy and has a very 
low expense ratio.  

Undistributed Operating Expenses 

Operating expenses that are not chargeable to a particular operating department are presented as 
undistributed operating expenses in accordance with the Uniform System of Accounts for hotels. These 
expenses are discussed in the following paragraphs. 

Administrative and General: This category covers expenses such as salaries and wages for management 
staff, bookkeeping, data processing charges, corporate office charges, office supplies, legal, accounting, 
allowance for bad debts, travel expenses, and similar items. General insurance (liability, business risk, etc.) is 
included in the Administrative and General (A&G) category. It is assumed that this expense begins as a 
higher percentage of gross revenue, then stabilizes by the fourth year.  

Marketing Expenses: Marketing expenses include local advertising, marketing costs, the cost of printing 
brochures, and other related items. It is possible these figures could increase, depending upon the brand of 
hotel. It is assumed that this expense begins as a higher percentage of gross revenue, then stabilizes by the 
fourth year. 
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Utilities: This includes all utility expenses in the property, including electricity, gas and water. It is assumed 
that this expense begins as a higher percentage of gross revenue, then stabilizes by the fourth year. 

Property Operations and Maintenance: Property operations and maintenance expenses include salaries 
and wages, employee benefits, other payroll costs, normal maintenance of the building and electrical and 
mechanical equipment. It is assumed that this expense begins as a higher percentage of gross revenue, then 
stabilizes by the fourth year. 

Fixed Charges 

Property Taxes are estimated based on historic property taxes paid similar hotels in the market.   

Insurance: This insurance category covers only the cost of building and contents insurance and no liability 
insurance. The liability insurance is found in the A&G expense.  

Management Fees: This fee is generally more complex and is figured based on a base fee as well as an 
incentive fee for bottom line performance. In this model, the fee is assumed to be three percent of total 
revenue by stabilization.  

Reserve for Replacement: As is standard for income-producing properties, a reserve for replacement for 
furniture, fixtures, and equipment, as well as other capital items has been included in this analysis. Recent 
studies have indicated that, over the long-term, a minimum of four percent is required to properly maintain 
hotel facilities and actual costs could be higher. HSP projects a reserve level that increases as the property 
ages, beginning at one percent and stabilizing at four percent.  

Demand Analysis – Scenario 2: 120-room Hampton Inn  

The following table shows the estimated growth of each market segment from 2017 through 2024 (the 
stabilized year) for the competitive set, assuming the proposed hotel’s first full year of operations is 2020.  

Table 8-7 
Estimated Competitive Set Demand Growth by Segment 

Year Corporate 
Transient % Change Group % Change Leisure % Change Total 

Demand % Change Total 
Supply % Change Total 

Rooms Occupancy

2017 100,119 --- 86,732 --- 25,280 --- 212,131 --- 305,140 --- 836 69.5%
2018 103,122 3.0% 88,467 2.0% 25,533 1.0% 217,122 2.4% 350,765 15.0% 961 61.9%
2019 106,216 3.0% 92,890 5.0% 25,788 1.0% 224,894 3.6% 350,765 0.0% 961 64.1%
2020 110,996 4.5% 101,250 9.0% 26,304 2.0% 238,550 6.1% 394,565 12.5% 1,081 60.5%
2021 114,326 3.0% 109,350 8.0% 26,830 2.0% 250,506 5.0% 394,565 0.0% 1,081 63.5%
2022 116,041 1.5% 117,005 7.0% 27,232 1.5% 260,278 3.9% 394,565 0.0% 1,081 66.0%
2023 117,201 1.0% 122,855 5.0% 27,505 1.0% 267,561 2.8% 394,565 0.0% 1,081 67.8%
2024 117,787 0.5% 124,206 1.1% 27,642 0.5% 269,636 0.8% 394,565 0.0% 1,081 68.3%
2025 117,787 0.0% 124,206 0.0% 27,642 0.0% 269,636 0.0% 394,565 0.0% 1,081 68.3%
2026 117,787 0.0% 124,206 0.0% 27,642 0.0% 269,636 0.0% 394,565 0.0% 1,081 68.3%
2027 117,787 0.0% 124,206 0.0% 27,642 0.0% 269,636 0.0% 394,565 0.0% 1,081 68.3%
2028 117,787 0.0% 124,206 0.0% 27,642 0.0% 269,636 0.0% 394,565 0.0% 1,081 68.3%
2029 117,787 0.0% 124,206 0.0% 27,642 0.0% 269,636 0.0% 394,565 0.0% 1,081 68.3%

Source: Hunden Strategic Partners
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HSP projects a slightly smaller group demand growth for the competitive set following the opening of the less 
robust Hampton Inn. Overall, HSP projects the occupancy of the competitive set to stabilize at 68.8 percent. 
Because the property is smaller, however, occupancy of the competitive set is expected to be slightly higher 
than Scenario 1.  

The following table shows the estimated occupancy of the Scenario 2 proposed hotel, based on how the hotel 
will penetrate various market segments. 

Table 8-8 

Estimated Market Penetration - 120 Room Hampton Inn

Year
Corporate 
Transient Group Leisure

Total 
Penetration

Projected Set 
Occupancy

Subject 
Occupancy

2020 79% 104% 88% 91% 60% 55%
2021 85% 105% 93% 95% 63% 60%
2022 88% 108% 98% 98% 66% 65%
2023 92% 109% 100% 101% 68% 68%
2024 92% 109% 100% 101% 68% 69%
2025 92% 109% 100% 101% 68% 69%
2026 92% 109% 100% 101% 68% 69%
2027 92% 109% 100% 101% 68% 69%
2028 92% 109% 100% 101% 68% 69%
2029 92% 109% 100% 101% 68% 69%

 
Source: Hunden Strategic Partners

 

While the Hampton Inn scenario will not induce the same amount of demand as the more robust Courtyard, 
the 120-room property located adjacent to the Expo Center is projected to penetrate the market at similar 
levels. Because the property features 30 less rooms, HSP projects a slightly higher occupancy rate for the 
Scenario 2 hotel. 

The following table shows the estimated demand, by segment, for the proposed hotel based on the 
penetration rates established above.  
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Table 8-9 
Projected Demand for Proposed 120-Room Hampton Inn

Year Corporate 
Transient % Change Group % Change Leisure % Change Total 

Demand % Change Total 
Supply

Total 
Rooms Occupancy

2020 9,734 -- 11,689 -- 2,570 -- 23,993 12.3% 43,800 120 55%
2021 10,787 10.8% 12,746 9.0% 2,770 7.8% 26,303 9.6% 43,800 120 60%
2022 11,336 5.1% 14,028 10.1% 2,963 7.0% 28,326 7.7% 43,800 120 65%
2023 11,969 5.6% 14,865 6.0% 3,053 3.1% 29,888 5.5% 43,800 120 68%
2024 12,029 0.5% 15,029 1.1% 3,069 0.5% 30,127 0.8% 43,800 120 69%
2025 12,029 0.0% 15,029 0.0% 3,069 0.0% 30,127 0.0% 43,800 120 69%
2026 12,029 0.0% 15,029 0.0% 3,069 0.0% 30,127 0.0% 43,800 120 69%
2027 12,029 0.0% 15,029 0.0% 3,069 0.0% 30,127 0.0% 43,800 120 69%
2028 12,029 0.0% 15,029 0.0% 3,069 0.0% 30,127 0.0% 43,800 120 69%
2029 12,029 0.0% 15,029 0.0% 3,069 0.0% 30,127 0.0% 43,800 120 69%  

Source: Hunden Strategic Partners
 

The demand for the Project will be generated primarily by group demand.  

The table below shows the estimated market segmentation for the proposed hotel versus the competitive set.  

Table 8-10 

Projected 
Stabilized Demand Mix vs. Comp Set

Segment Hotel at Stabilization Comp Set

Corporate 40% 44%
Group 50% 46%
Leisure 10% 10%
Total 100% 100%

Source: Hunden Strategic Partners
 

The Hampton Inn property hotel is expected to have a market mix more corporate-oriented than the more 
robust scenario. 

The next table shows the average daily room rate projections for the proposed hotel.   
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Table 8-11 

Average Daily Room Rate Projections

Year Annual 
Increase

Hotel Rate 
Penetration

Annual 
Increase

2012 $89 -- -- -- --
2013 $92 4.1% -- -- --
2014 $95 3.0% -- -- --
2015 $93 -2.4% -- -- --
2016 $95 2.3% -- -- --
2017 $95 0.0% -- -- --
2018 $98 2.5% -- -- --
2019 $100 2.2% -- -- --
2020 $102 2.2% 108% $110 --
2021 $104 2.2% 108% $113 2.4%
2022 $106 2.2% 108% $115 1.9%
2023 $109 2.2% 108% $117 2.3%
2024 $111 2.2% 108% $120 2.2%
2025 $114 2.2% 108% $123 2.2%
2026 $116 2.2% 108% $125 2.2%
2027 $119 2.2% 108% $128 2.2%
2028 $121 2.2% 108% $131 2.2%
2029 $124 2.2% 108% $134 2.2%

Source:  Hunden Strategic Partners

Comp. Set 
ADR

Projected 
Hotel Rate

 

The new hotel’s penetration rate is expected to be 108 percent, similar to scenario 1.  

Understanding how the hotel will perform internally is as important to the feasibility of the hotel as the 
occupancy and average daily rate projections. The next table shows the performance of the proposed hotel 
based on a number of assumptions about the property.  
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Table 8-12 
Projection of Income & Expense (in $000, inflated) 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 10
Room Count 120 120 120 120 120 120
Available Room Nights 43,800 43,800 43,800 43,800 43,800 43,800
Occupancy Rates 55% 60% 65% 68% 69% 69%
Occupied Room Nights 23,993 26,303 28,326 29,888 30,127 30,127
Average Daily Rate $110 $113 $115 $117 $120 $134
RevPAR $60 $68 $74 $80 $82 $92
Percent of Change from Prior Year -- 12.2% 9.8% 7.9% 3.0% 2.2%

 $ % PAR POR $ $ $ $ %

REVENUE
Rooms $2,639 94.2% $21,992 $110 $2,961 $3,251 $3,508 $3,613 93.6% $4,028
Hotel Food and Beverage 34 1.2% $280 $1 38 42 45 46 1.2% 52
Other Operated Departments 84 3.0% $700 $4 95 104 112 116 3.0% 129
Rentals and Other Income 62 2.2% $514 $3 69 76 82 85 2.2% 163

Total Revenue $2,802 100.0% $23,346 $117 $3,150 $3,466 $3,748 $3,860 100.0% $4,371

DEPARTMENTAL EXPENSES   

Rooms $657 24.9% $5,476 $27 $678 $715 $772 $795 22.0% $886
Hotel Food and Beverage 24 70.0% $196 $1 26 29 31 31 68.0% 35
Other Operated Departments 50 59.0% $413 $2 55 60 65 67 58.0% 75
Rent and Other Income 7 11.0% $56 $0 7 8 8 4 5.0% 8

Total Departmental Expenses $737 26.3% $6,142 $31 $766 $812 $876 $898 23.3% $1,004

Gross Operating Income $2,064 73.7% $17,204 $86 $2,384 $2,654 $2,872 $2,962 76.7% $3,367

UNDISTRIBUTED OPERATING EXPENSES     
Administrative and General $235 8.4% $1,961 $10 $249 $256 $274 $282 7.3% $319
Marketing $221 7.9% $1,844 $9 $233 $246 $262 $270 7.0% $306
Utility Costs $146 5.2% $1,214 $6 $148 $153 $165 $170 4.4% $192
Property Operations and Maintenance $151 5.4% $1,261 $6 $154 $159 $172 $178 4.6% $201

Total Undistributed Expenses $754 26.9% $6,280 $31 $784 $815 $873 $899 23.3% $1,019

Gross Operating Profit $1,311 46.8% $10,924 $55 $1,600 $1,840 $1,999 $2,063 53.4% $2,349

Franchise Fees $84 3.0% $700 $4 $95 $104 $112 $116 3.0% $131

FIXED EXPENSES     

Property Taxes 137$                  4.9% $1,140 $6 182                  192                  196                  200                  5.2% 221                   
Insurance 42 1.5% $350 $2 44 45 49 50 1.3% 57
Management Fee 112 4.0% $934 $5 126 139 150 154 4.0% 175
Reserve for Replacement $28 1.0% $233 $1 $47 $69 $112 $116 3.0% $131

Total Fixed Expenses $319 11.4% $2,657 $13 $400 $445 $507 $520 13.5% $583

Cash Flow from Operations $908 32.4% $7,566 $38 $1,106 $1,291 $1,379 $1,427 37.0% $1,634

Source: Hunden Strategic Partners  

The 120-room Hampton Inn is projected to generate a total of approximately $2.8 million in gross revenue in 
the first year, increasing to nearly $4.4 million in the tenth year. Approximately $908,000 thousand is 
estimated to be available to satisfy debt and equity requirements in the first year (32 percent of gross 
revenue), increasing to $1.6 million in the tenth year.  

Demand Analysis – Scenario 3: 250-room Luxury Resort 

Due to the size, quality, and amenities offered in a luxury hotel product, the market oppportunity is not 
impacted by quality and performance of the competitive set of hotels. This scenario, a 250-room luxury resort 
developed on the shores of Belton Lake, would be viewed completely independent of the exisitng lodging 
situation in Belton and the sourrounding areas, and therefore a penetration analysis is uneccessary.  
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Based on industry standards and metrics with regards to resort development costs, as well as the 
performance of comparable developments throughout the region and state of Texas, the following table 
shows HSP’s projected operating performance of Scenario 3.  

Table 8-13 
Projection of Income & Expense (in $000, inflated) 

Year 1 Year 2 Year 3 Year 4 Year 5 Year 10
Room Count 250 250 250 250 250 250
Available Room Nights 91,250 91,250 91,250 91,250 91,250 91,250
Occupancy Rates 61% 63% 64% 65% 66% 66%
Occupied Room Nights 55,663 57,488 58,400 59,313 60,225 60,225
Average Daily Rate $292 $297 $301 $307 $312 $348
RevPAR $178 $187 $193 $200 $206 $230
Percent of Change from Prior Year -- 5.0% 3.0% 3.6% 3.2% 2.2%

 $ % PAR POR $ $ $ $ %

REVENUE
Rooms $16,253 57.1% $65,014 $292 $17,074 $17,578 $18,209 $18,790 56.5% $20,950
Hotel Food and Beverage 9,137 32.1% $36,549 $164 9,632 9,952 10,345 10,675 32.1% 11,903
Other Operated Departments 2,135 7.5% $8,539 $38 2,250 2,325 2,417 2,494 7.5% 2,781
Rentals and Other Income 1,110 3.9% $4,441 $20 1,170 1,209 1,257 1,297 3.9% 1,514

Total Revenue $28,465 100.0% $113,860 $511 $30,007 $31,002 $32,228 $33,257 100.0% $37,148

DEPARTMENTAL EXPENSES   

Rooms $4,583 28.2% $18,334 $82 $4,473 $4,447 $4,607 $4,754 25.3% $5,300
Hotel Food and Beverage 6,597 72.2% $26,388 $119 6,858 7,086 7,262 7,494 70.2% 8,356
Other Operated Departments 1,497 70.1% $5,986 $27 1,555 1,607 1,670 1,724 69.1% 1,922
Rent and Other Income 122 11.0% $488 $2 117 121 126 65 5.0% 76

Total Departmental Expenses $12,799 45.0% $51,197 $230 $13,004 $13,261 $13,665 $14,037 42.2% $15,653

Gross Operating Income $15,666 55.0% $62,663 $281 $17,003 $17,742 $18,563 $19,220 57.8% $21,494

UNDISTRIBUTED OPERATING EXPENSES     
Administrative and General $2,363 8.3% $9,450 $42 $2,341 $2,263 $2,320 $2,395 7.2% $2,675
Marketing $2,021 7.1% $8,084 $36 $1,980 $1,953 $1,998 $2,062 6.2% $2,303
Utility Costs $996 3.5% $3,985 $18 $900 $837 $870 $898 2.7% $1,003
Property Operations and Maintenance $1,395 4.9% $5,579 $25 $1,320 $1,271 $1,321 $1,364 4.1% $1,523

Total Undistributed Expenses $6,775 23.8% $27,099 $122 $6,541 $6,325 $6,510 $6,718 20.2% $7,504

Gross Operating Profit $8,891 31.2% $35,564 $160 $10,462 $11,417 $12,053 $12,503 37.6% $13,991

Franchise Fees $854 3.0% $3,416 $15 $900 $930 $967 $998 3.0% $1,114

FIXED EXPENSES     

Property Taxes 285$               1.0% $1,140 $5 380               400               408               416               1.3% 459                
Insurance 427 1.5% $1,708 $8 420 403 419 432 1.3% 483
Management Fee 854 3.0% $3,416 $15 900 930 967 998 3.0% 1,114
Reserve for Replacement $285 1.0% $1,139 $5 $450 $620 $967 $998 3.0% $1,114

Total Fixed Expenses $1,851 6.5% $7,402 $33 $2,150 $2,353 $2,761 $2,844 8.6% $3,171

Cash Flow from Operations $6,187 21.7% $24,746 $111 $7,411 $8,134 $8,325 $8,661 26.0% $9,705

Source: Hunden Strategic Partners  

The property is projected to generate a total of approximately $28.5 million in gross revenue in the first year, 
increasing to nearly $37 million in the tenth year. Approximately $6.1 million is estimated to be available to 
satisfy debt and equity requirements in the first year (22 percent of gross revenue), increasing to $9.7 million 
in the tenth year.  

 


