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Offering Memorandum Disclaimer:

This Offering Memorandum has been prepared by Verdad Commercial Real Estate Services LLC for informational 
purposes only. It is not intended to be all-inclusive or to contain all the information that a prospective investor may 
desire in investigating the property. The information contained herein has been obtained from sources deemed reliable; 
however, no warranty or representation, expressed or implied, is made as to the accuracy or completeness of the 
information.

Prospective investors are encouraged to conduct their own independent investigations and analyses of the property, 
market conditions, financial projections, and other relevant factors, and to seek appropriate professional advice regarding 
legal, tax, and financial implications before making any investment decisions.

Offers to purchase the property will only be made through written documentation and shall be submitted to Verdad 
Commercial Real Estate Services LLC directly. Verdad Commercial Real Estate Services retains the exclusive and irrevocable 
right and authority to sell the property contained herein.

Verdad Commercial Real Estate Services reserves the right to amend or replace the information contained herein at any 
time without notice. This Offering Memorandum may not be reproduced or distributed, in whole or in part, without the 
prior written consent of Verdad Commercial Real Estate Services LLC.

By accepting this Offering Memorandum, the recipient agrees to be bound by the foregoing limitations and any other 
confidentiality agreements supplied with this document.

© 2024 Verdad Commercial Real Estate Services, LLC



Island House Resort Hotel - A Prime Investment Opportunity

Verdad Commercial Real Estate Services is proud to present our newest exclusively listed property Island House 
Resort in North Redington Beach, Pinellas County, Florida. This property has a long history in the community, 
some guests have been returning for the last 40 years! The property boasts a high guest retention rate and 
the numerous reviews/testimonials speak to the quality of the property itself and the service provided by the 
wonderful owners and around-the-clock staff members. The Island House Resort Hotel strives to provide their 
guests with top-notch accommodations and amenities. The property features a refreshing outdoor swimming 
pool, BBQ facilities, and a furnished sundeck.

17103 Gulf Blvd.,
Redington Beach, FL 33708
APN: 05-31-15-00000-220-0800

The Island House Resort Hotel is 32 keys and 51 Beds is fully updated. All units have been renovated and upgraded 
in the last few years. The Island House Resort Hotel is minutes away from sandy white, award-winning gulf 
beaches of central Florida. The property has a large 9’ deep pool. The pool deck and surrounding lounge areas 
have been completely updated with new tile work, new pool lighting and external property/landscaping lighting.  
The electrical system for the pool is also new, multiple new circulation pumps, new heaters for the pool, new flat 
roofs, and many more recent upgrades. There is a solar pool heater and is one of the few hotels approved for night 
swimming. 

There are three laundry rooms on site; two of the laundry rooms are for staff and cleaning the bedding, shower 
curtains, etc. The third laundry room is strictly for cleaning towels. Complementary towel service is offered by 
Island House Resort Hotel. There are also washers and dryers available on site for guest use. 
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Included in the sale is an additional 0.3 Acres (MOL) that sits behind the hotel that housed the former tennis courts. 
This site would be ideal for re-installation of tennis courts to capitalize on the popularity of pickle ball or to increase 
density of the property. Building a single-family house has been approved on the land and the current operators 
had plans to build a single-family house that may be transferred to a new owner. 

The Island House Resort Hotel has the following types of rooms available for guests.

• 2 Queen Bed Accessible – Non-Smoking
• Standard King Bed – Non-Smoking
• Standard Two Queen Bed – Non-Smoking
• Deluxe King Room w/ Kitchenette – Non-Smoking
• Deluxe Two Queen Bed w/ Kitchenette – Non-smoking
• Two Queen Studio – Non-Smoking
• Deluxe Two Queen w/ Balcony – Non-Smoking

Each well-appointed guest room at Island House Resort Hotel is equipped with comfortable beds and modern 
lifestyle amenities to ensure an enjoyable stay. The rooms that have fully stocked kitchenettes are complete with 
stainless steel cookware that is compatible with the induction cooktop. Also in the guest rooms with kitchenettes 
are a microwave, refrigerator, and coffeemaker. 

The Island House Resort Hotel investment is an extremely rare opportunity to acquire a stabilized profit yielding   
asset while simultaneously offering a value add component with the development of the additional land, in one of 
the most highly sought after markets in the South. 
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I N V E S T M E N T  H I G H L I G H T S

V e r d a d  C o m m e r c i a l  R e a l  E s t a t e  S e r v i c e s  p r e s e n t s  t h e  e x c l u s i v e 
o p p o r t u n i t y  t o  a c q u i r e  t h e  I s l a n d  H o u s e  R e s o r t  H o t e l  a  t e s t a m e n t 
t o  s t r a t e g i c  i n v e s t m e n t ,  t h e  p r o p e r t y  u n d e r w e n t  a  c o m p r e h e n s i v e 
r e n o v a t i o n ,  c u l m i n a t i n g  i n  i t s  c o m p l e t i o n  i n  2 0 2 2 .

P R O P E R T Y  H I G H L I G H T S :

•  L o c a t i o n :  17 1 0 3  G u l f  B l v d . , 
R e d i n g t o n  B e a c h ,  F L  3 3 7 0 8

•  A P N :  0 5 - 3 1 -1 5 - 0 0 0 0 0 - 2 2 0 - 0 8 0 0

•  K e y s :  3 2

•  B u i l t :  1 9 7 0

•  R o o f :  F l a t

•  A C :  S p l i t

•  1 . 2  A c r e s  M O L

•  2 4 , 7 0 0  S q u a r e  F e e t

•  G u e s t  R e t e n t i o n :  6 0 % ,  s o m e 
p a t r o n s  r e t u r n i n g  f o r  4 0  y e a r s

•  R e v i e w s / Te s t i m o n i a l s :  G l o w i n g 
f e e d b a c k  o n  p r o p e r t y  a n d 
e x c e p t i o n a l  s e r v i c e

•  A m e n i t i e s :  O u t d o o r  s w i m m i n g  p o o l , 
B B Q  f a c i l i t i e s ,  f u r n i s h e d  s u n d e c k

•  P o o l  F e a t u r e s :  9 ’  d e e p ,  s o l a r 
s y s t e m  f o r  h e a t i n g ,  a p p r o v e d  f o r 
n i g h t  s w i m m i n g

•  L a u n d r y  F a c i l i t i e s :  T h r e e  o n - s i t e 
l a u n d r y  f a c i l i t i e s  c o m p l i m e n t a r y 
t o w e l  s e r v i c e

•  A d d i t i o n a l  A c r e a g e :  0 . 3  A c r e s  M O L  
S p a c e  f o r  t e n n i s  c o u r t ,  p i c k l e b a l l , 
i n c r e a s e d  d e n s i t y ,   f o r m e r l y 
a p p r o v e d  p l a n s  f o r   s i n g l e - f a m i l y 
h o u s e



I N V E S T M E N T  H I G H L I G H T S

R O O M  A M E N I T I E S :

•  R e c e n t l y  R e n o v a t e d  Tw o  Q u e e n 
B e d ,  S t a n d a r d  K i n g  B e d ,  S t a n d a r d 
Tw o  Q u e e n  B e d ,  D e l u x e  K i n g  R o o m 
w /  K i t c h e n e t t e ,  D e l u x e  Tw o  Q u e e n 
B e d  w /  K i t c h e n e t t e ,  Tw o  Q u e e n 

•  S t u d i o ,  D e l u x e  Tw o  Q u e e n  w / 
B a l c o n y

•  W e l l - a p p o i n t e d  r o o m s  w i t h  m o d e r n 
a m e n i t i e s

•  K i t c h e n e t t e - e q u i p p e d  r o o m s 
w i t h  s t a i n l e s s  s t e e l  c o o k w a r e , 
m i c r o w a v e ,  r e f r i g e r a t o r ,  a n d 
c o f f e e m a k e r

R E C E N T  U P G R A D E S :

•  R o o m  R e n o v a t i o n :  M a j o r i t y 
c o m p l e t e d  b e t w e e n  2 0 1 8 - 2 0 2 0 , 
w i t h  o n g o i n g  i m p r o v e m e n t s

•  E n t r y  W a l l :  S t o n e  f a c i n g  r e m o v e d 
a n d  r e d e s i g n e d  w i t h  t i l e ,  n e w 
l i g h t i n g ,  a n d  e l e c t r i c a l  ( 2 0 2 3 )

•  O u t d o o r  L a u n d r y :  A d d e d  f o r  o f f i c e 
u s e  ( 2 0 2 3 )

•  P a r k i n g  L o t :  R e m o v e d  a n d  r e p a v e d 
( 2 0 2 1) ,  3 6  p a r k i n g  s p a c e s  ( 2 
h a n d i c a p p e d )

•  P o o l :  N e w  h e a t e r ,  f i l t e r ,  l a d d e r , 
a n d  s a n d b l a s t i n g / r e s u r f a c i n g 
( 2 0 1 9 - 2 0 2 1)

•  S i g n a g e :  N e w  m o n u m e n t  s i g n  a n d 
e n t r y  d e c o r  ( 2 0 2 1)

•  R o o f s :  F l a t  -  R e p a i r e d  a n d 
r e s u r f a c e d  ( 2 0 1 9 )

•  L a n d s c a p i n g :  N e w  d e c k s ,  d r a i n a g e , 
p u m p s ,  a n d  l a n d s c a p i n g  ( 2 0 1 9 )
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C O U R T N E Y  C A M P B E L L 
C A U S E W AY

H O W A R D  F R A N K L I N D 
B R I D G E

G A N D Y
 B R I D G E

T A M P A
 I N T E R N A T I O N A L 

A I R P O R T

S T. P E T E / C L E A R W A T E R
 I N T E R N A T I O N A L 

A I R P O R T

C L E A R W A T E R

S T.  P E T E R S B U R G

I N D I A N  R O C K S  B E A C H

I N D I A N  S H O R E S

R E D I N G T O N  S H O R E S

M A D E I R A  B E A C H

T R E A S U R E  I S L A N D

S T.  P E T E  B E A C H

G U L F  O F 
M E X I C O

T A M P A  B A Y



P I C T U R E S

QUEEN ROOM

POOLFRONT OF BUILDING



P I C T U R E S

KING ROOM

ADDITIONAL 0.3 ACRES MOLMONUMENT SIGNAGE 



P I C T U R E S

QUEEN DOUBLE ROOM

ENTRANCERECEPTION AREA
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C A S H  F L O W  A N A L Y S I S

S U MMAR Y

PRICE $9,750,000
DOWN PAYMENT $2,925,000 30%
NUMBER OF ROOMS/KEYS 32
PRICE PER UNIT $304,688

INCOME VALUE INDICATORS CURRENT PROFORMA
GROSS RENT MULTIPLIER 6.49                                 5.75                           
CAPITALIZATION RATE 7.23% 9.18%
YEAR BUILT 1970
LOT SIZE (ACRES) 1.24
TOTAL BUILDING SQUARE FEET 24,700                             
PRICE PER SQUARE FOOT $394.74

A N N U A L I Z E D O P E R AT I N G D AT AC U RRE N T RE N TS M A RK E T RE N TS 
GROSS SCHEDULED INCOME $1,501,200 $1,695,600
LESS VACANCY ($165,132) 11.00% ($169,560) 10.00%
GROSS OPERATING INCOME $1,336,068 $1,526,040
LESS EXPENSES ($631,300) 42% ($631,300) 37%
NET OPERATING INCOME $704,768 $894,740
LESS DEBT SERVICE $568,445 ($568,445)
PRE-TAX CASH FLOW (CASH ON CASH) $136,323 4.66% $326,295 11.16%

S C H ED U L ED I N C O M E
UNIT TYPE NUMBER OF UNITS APPROX SQFT MONTHLY RENT MONTHLY INCOME MARKET RENTS MARKET MONTHLY

Two Queen Beds 26 550 $3,900 $101,400 $4,500 $117,000
King Bed 6 550 $3,900 $23,400 $4,000 $24,000
Total 32

Laundry $300 $300

TOTAL MONTHLY INCOME 24,700                  $125,100 $141,300

M O N T H L Y S C H E D U L E D G R O S S I N C O M E , 3 2 5 8 , 9 5 0
A N N U A L I Z E D G R O S S S C H E D U L E D I N C O M E 1 , 9 0 0 2 7, 4 0 0
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PR O P O S E D F I N A N CI N G
NEW LOAN : STANDARD
PRINCIPAL BALANCE: $6,825,000
INTEREST RATE: 6.80%
AMORTIZATION PERIOD: 25
DUE DATE (YEARS): 10
MONTHLY PAYMENT: ($47,370)
ANNUAL DEBT SERVICE: ($568,445)

CURRENT MARKET
DEBT COVERAGE RATIO: 1.24 1.57              
LOAN TO VALUE: 70%

EXPENSES
PROPERTY TAXES (EST NEW): $93,000
COUNTY TOURISM TAX $70,000
STATE SALES TAX $78,000
BOOKING FEES $75,000
INSURANCE ESTIMATE $60,000
OFF-SITE MGMT $140,000
MAINT & REPAIR $20,800
CONTRACT SERVICES $12,000
WST $16,200
GAS $34,800
ELECTRIC $23,000
RESERVES ($250/UNIT) $8,000
MISC $500
TOTAL ANNUAL EXPENSES: $631,300
EXPENSE PER UNIT: $19,728
EXPENSE RATIO 42%
UNDERWRITING NOTES

1. Insurance estimate is based upon soft quote provided by 
Strategic Insurance Company. Quote is inclusive of Wind, 
flood and liability insurance.

2. Pro-Forma is based on all 32 units performing at 
$47,000/unit income/year. Current Operating Income 
is based on 28 unit collections. 
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P A R K  M A N O R  R E S O R T

T H E  C O T T A G E S  A T 
M A D E I R A  B E A C H

T H E  V I L L A S

E B B  T I D E  M O T E L

A R V I L L A  R E S O R T

G U L F  O F 
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S A L E S  C O M P S



S A L E S  C O M P S



P R I C E

P R I C E  /  R O O M

P R I C E  P E R  S F

C A P  R AT E

T O TA L  K E Y S

S A L E  D AT E

D E S C R I P T I O N  -  B E A C H  R E S O R T

P R I C E

P R I C E  / R O O M

P R I C E  P E R  S F

C A P  R AT E

T O TA L  K E Y S

S A L E  D AT E

D E S C R I P T I O N  -  O F F  S A N D , 
P A R K I N G .  N O  A M E N T I T I E S

$ 9 , 7 5 0 , 0 0 0

$ 3 0 4 , 6 8 8

$ 3 9 4

7. 2 3 %

3 2

$ 2 , 0 7 7, 0 0 0

$ 2 9 6 , 7 14

$ 5 9 4 . 7 9

N A

7

S E P T  2 0 2 3

P R I C E

P R I C E  /  R O O M

P R I C E  P E R  S F

C A P  R AT E

T O TA L  U N I T S

S A L E  D AT E

D E S C R I P T I O N  -  P R O P E R T Y  W A S 
P U R C H A S E D  A S  A  V A L U E  A D D

$ 3 , 8 0 0 , 0 0 0

$ 2 7 1, 4 2 9

$ 7 15 . 3 6

N A

14

M AY  2 0 2 3

E B B  T I D E  M O T E L
11 9 0 3  G U L F  B L V D

T R E A S U R E  I S L A N D ,  F L

S A L E S  C O M P S

S U B J E C T  P R O P E R T Y
T H E  C O T T A G E S  A T 

M A D E R I A  B E A C H 
1 3 3 0 2  1 S T  S T  E

M A D E I R A  B E A C H ,  F L



P R I C E

P R I C E  /  R O O M

P R I C E  P E R  S F

C A P  R AT E

T O TA L  U N I T S

S A L E  D AT E

D E S C R I P T I O N  -  A M E N I T I E S  I N C L U D E 
P O O L  A N D  D O C K S .  L O C AT E D  O N 
I N T R A C O A S TA L  S I D E .  F U L LY  S TA B I -
L I Z E D  AT  S A L E

$ 5 , 9 5 0 , 0 0 0

$ 3 3 0 , 5 5 5

$ 3 3 4

7.16 %

18

J A N  2 0 2 3

P R I C E

P R I C E  /  R O O M

P R I C E  P E R  S F

C A P  R AT E

T O TA L  U N I T S

S A L E  D AT E

D E S C R I P T I O N  -  A M E N I T I E S  I N C L U D E 
P O O L  A N D  B R E A K F A S T.  F U L LY  S TA -
B I L I Z E D  AT  S A L E

P R I C E

P R I C E  /  R O O M

P R I C E  P E R  S F

C A P  R AT E

T O TA L  U N I T S

S A L E  D AT E

D E S C R I P T I O N  -  A M E N I T I E S  I N C L U D E 
P O O L .  L O C AT E D  D I R E C T LY  O N  T H E 
S A N D

$ 5 , 7 0 0 , 0 0 0

$ 518 , 0 0 0

$1, 0 01

6 . 9 %

11

A P R I L  2 0 2 3

$ 4 , 8 0 0 , 0 0 0

$ 3 2 0 , 0 0 0

$ 4 5 2

7. 8 8 %

15 

J U LY  2 0 2 3

S A L E S  C O M P S

P A R K  M A N O R  R E S O R T
11 5  B R I G H T W A T E R  D R

C L E A R W A T E R  B E A C H ,  F L

T H E  V I L L A S
6 9 0 1  S U N S E T  W A Y

S T  P E T E  B E A C H ,  F L 

A R V I L L A  R E S O R T
11 5 8 0  G U L F  B L V D

T R E A S U R E  I S L A N D ,  F L
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RESORT

M I C H A E L  S U R F S I D E 
C A B A N A S

S A N D A L W O O D 
R E S O R T

S C H O O N E R 
H O T E L

B O U T I Q U E 
B E A C H 

R E T R E A T
T R O P I C A L 
T E R R A C E

G U L F  O F 
M E X I C O



R E N T  C O M P S



U N I T  M I X

K I N G

T W O  Q U E E N S

T O TA L  K E Y S

A M E N I T I E S

D E S C R I P T I O N  -   U p d a t e d  i n t e r i o r s 
w i t h  f u l l  a m e n i t i e s .

U N I T  M I X

K I N G

T W O  Q U E E N S

T O TA L  K E Y S

A M E N I T I E S

D E S C R I P T I O N  -  F r e e  W i f i

U N I T  M I X

K I N G

T W O  Q U E E N S

T O TA L  K E Y S

A M E N I T I E S

D E S C R I P T I O N  -  F r e e  W i f i / B r e a k f a s t 

R E N T/ N I G H T

$13 9 / $18 9

$13 9

3 2

P A R K I N G / P O O L

R E N T S / N I G H T

$13 9

$16 9

2 7

P O O L / O N  S A N D

R E N T S / N I G H T

$ 9 0 - $13 7

$ 9 0 - $13 7

2 0

P O O L / O N  S A N D

R E N T  C O M P S

S U B J E C T  P R O P E R T Y S C H O O N E R  H O T E L
1 4 5 0 0  G U L F  B L V D

M A D E I R A  B E A C H ,  F L

B O U T I Q U E  B E A C H  R E T R E A T
11 9 6 5  G U L F  B L V D

T R E A S U R E  I S L A N D ,  F L



U N I T  M I X

K I N G

Q U E E N / S U I T E

T O TA L  K E Y S

A M E N I T I E S

D E S C R I P T I O N  -  W i F i  a n d  C a b l e . 
A c r o s s  t h e  s t r e e t  f r o m  t h e  s u b j e c t 
p r o p e r t y

U N I T  M I X

K I N G

T W O  Q U E E N S

T O TA L  K E Y S

A M E N I T I E S

D E S C R I P T I O N  -   U p d a t e d  i n t e r i o r s

R E N T/ N I G H T

$10 4 -  $114

$14 9 - $ 2 2 9

47

B E A C H / P O O L

R E N T/ N I G H T

$13 9

$13 9

16

P R V I AT E  P AT I O

U N I T  M I X

K I N G

T W O  Q U E E N S

T O TA L  K E Y S

A M E N I T I E S

D E S C R I P T I O N  -   P o o l

R E N T/ N I G H T

$14 8

$14 8

41

P O O L

R E N T  C O M P S

S A N D A L W O O D  R E S O R T
1 7 1 0 0  G U L F  B L V D

N .  R E D I N G T O N  B E A C H  F L

M I C H A E L  S U R F S I D E  C A B A N A S
1 8 1 0 0  G U L F  B L V D

R E D I N G T O N  S H O R E S ,  F L

T R O P I C A L  T E R R A C E
11 7 3 0  G U L F  B L V D

T R E A S U R E  I S L A N D ,  F L
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Pinellas County, situated along Florida’s Gulf Coast, boasts an impressive lineup of top-rated beaches. Four out of 
the nation’s top ten beaches—Fort De Soto Park, Clearwater Beach, St. Pete Beach, and Caladesi Island State Park—
are nestled within its 35 miles of sandy beaches, totaling nearly 588 miles of coastline.

The county’s beaches continue to attract millions of visitors, as reflected in the impressive fiscal year 2023 tourism 
statistics. The collection of over $98 million in bed tax represents a historic high in Pinellas County’s tourism 
revenue. Moreover, hotel revenue surpassed $1 billion, marking a substantial increase from the previous year and 
an impressive $200 million surge compared to 2019.

The occupation of close to six million hotel rooms during fiscal year 2023 underscores the area’s popularity among 
tourists. This figure represents a consistent upward trend, with a significant rise from both the preceding year and 
the pre-pandemic levels of 2019.

Pinellas County Beaches stand out as a thriving tourism destination, evidenced by the record-breaking fiscal year 
2023 statistics. The combination of stunning beaches, robust tourism revenue, and a buoyant real estate market 
underscores the area’s appeal to visitors and investors alike. However, maintaining a delicate equilibrium between 
tourism-driven growth and environmental preservation remains a key focus for sustainable development in the 
future.

M A R K E T  O V E R V I E W

P I N E L L A S  C O U N T Y  B E A C H E S
A  T H R I V I N G  D E S T I N A T I O N
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E S T A B L I S H E D  S T E L L A R  R E P U T A T I O N
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DUSTIN WEST
Associate
O: 727 998 4212
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JAMES VESTAL
Managing Broker
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