
Q1 2021 Major US Hotel Sales Survey
The spring season of 2021 has sparked optimism in the overall economy and hospitality industry
as compared to this time last year.
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Upon reading his obituary in the press, the American writer Samuel Clemens, known by his pen name Mark
Twain, famously remarked, “The report of my death was an exaggeration.”  Although there is no question
that the global pandemic has adversely impacted many, the world has not ended. 

While the risks of reinstated limitations on social activity and shelter-in-place orders remain, concerns
surrounding the e�ectiveness of vaccines on existing and unknown variants, coupled with an anti-vaxxer
movement, pose the biggest risks to ending the current pandemic.  With that said, the spring season of 2021
has sparked optimism in the overall economy and hospitality industry as compared to this time last year.
Improving/warmer weather conditions, $1.9 trillion of stimulus, a surge in vaccinations, more states lifting
business restrictions, record high personal saving rates, and positive consumer con�dence are all converging
to create a potent mix to feed a growing U.S. economy. As the pandemic continues to abate, the lodging
industry is poised to stage a strong recovery.

As swiftly as the pandemic led to widespread closures and cancellations beginning in March 2020, signs of an
equally robust recovery are percolating with 2021 expected to show the strongest growth ever in key lodging
industry metrics.  As more people become vaccinated, travel is anticipated to vigorously rebound.  Pent up
leisure demand is about to be unleashed as bookings have accelerated dramatically over the past several
weeks, and the upcoming summer season is anticipated to be the strongest ever. With leisure demand
driving the recovery, the sector is also now seeing signs of life in corporate and group business.

While the last year has demonstrated that certain tasks and roles can be performed outside of an o�ce
environment, many business leaders acknowledge that over the long-term productivity declines in a non-
o�ce environment. Company culture, which cannot be built on a foundation of Zoom calls and remote
meetings evolves from leadership’s ability to impart the priorities and philosophy of the enterprise through
meaningful interpersonal relationships. Corporate related travel will rebound as the need for a communal
physical o�ce space where human interaction, collaboration, competition, and culture thrive, will always be
preferred over business being conducted remotely.

During the second half of 2021, group meeting and convention business is anticipated to revive initially with
relative smaller numbers of attendees due to capacity limits. Ultimately, the nation’s convention and trade
show industry should return to pre-pandemic levels over the next 18 to 30 months.  While COVID-19
protocols for large-scale indoor events have yet to be determined, and will vary by city and/or state, meeting
planners anticipate proof of vaccination and/or negative testing veri�cations to be required. Hybrid meetings
will evolve as some elements of future events are still likely to be conducted via streaming video,
accommodating virus-cautious attendees who prefer to stay at home.



As the demand for transient hotel accommodations has increased over the past several months, hiring/re-
hiring employees has been a challenge due in part to federal unemployment bene�ts that Congress renewed
until September 2021. Many hotel industry workers who were furloughed and/or terminated may never
return, as they have moved on to other jobs that are perceived as more stable and/or lucrative. 
Furthermore, many corporations including e-commerce and customer service call centers are adopting
permanent and attractive work-from-home arrangements.  Finally, the challenge of a worker shortage could
quickly compound next year, as most economically viable hotels will have re-opened. 

Over time, permanent hotel closures combined with the shrinking construction �nancing market and higher
costs to build, will alleviate the average rate headwinds that urban hotels have been facing over the past
several years. Benign supply growth during the next several years will be a positive for the pending
recovery.  

The hotel industry rapidly adjusted its operating model due to the devastating e�ects of the global health
crisis. However, permanently embracing the pandemic induced cost savings as the market recovers will be a
key challenge.  Maintaining reduced sta�ng levels, keeping unpro�table food and/or beverage outlets
shuttered, and removal of some guestroom amenities has contributed to dramatically reducing full and
limited-service hotel break even points. It remains to be seen if and/or when these break-even points will
increase over time due to “amenity creep” that typically evolves during periods of strong transient lodging
demand.

The LWHA Q1 2021 Major U.S. Hotel Sales Survey includes 31 single asset sale transactions over $10 million,
none of which are part of a portfolio. Q1 2021 transactions totaled $8.1 billion and included approximately
17,000 hotel rooms with an average sale price per room of $477,000.  Net of the Venetian Resort Las Vegas &
Sands Expo and Convention Center trade which skews the data, the Q1 2021 statistics equate to 30 trades
totaling $1.85 billion, 9,900 hotel rooms with an average sale price per room of $187,000. By comparison, the
LWHA Q1 2020 Major U.S. Hotel Sales Survey (data re�ects hotel sale price data prior to any impact of
COVID-19 spreading across the U.S.) identi�ed 30 transactions totaling roughly $1.97 billion including 7,600
hotel rooms with an average sale price per room of $259,000.  Comparing Q1 2021 with Q1 2020 (net of the
Venetian Resort Las Vegas), the number of trades remained �at while total dollar volume declined roughly 6
percent and sales price per room decreased by roughly 28 percent.

Noteworthy Q1 2021 observations include:

Nine trades or roughly one third of the national quarter total occurred in the state of Florida,
followed by �ve in California and three in Texas.

Four of the nine Florida major hotel sales occurred in the Miami Metropolitan area.

Three trades were reported to be predicated upon alternative use redevelopment opportunities.

Two blockbuster sales were announced in Las Vegas, Nevada. One was the Drew Las Vegas
(formerly Fontainebleau Las Vegas) which is roughly seventy �ve percent complete, was acquired
through a deed in lieu of foreclosure for $350 million, by a joint venture of Koch Real Estate
Investments and Fontainebleau Development. The project which originally commenced
construction in 2006, was roughly 60 percent complete when it went into bankruptcy in 2009 during
the height of the Great Recession. In 2010, legendary contrarian investor Carl Icahn acquired the
asset for $148 million or approximately 7.4 percent of the actual cost previously expended. During
2017, Icahn, who never resumed construction, quadrupled his investment by selling the un�nished
property for $600 million to a venture that included Witko� Group and New Valley LLC.  In addition



to rooms, the development upon completion is anticipated to include:   a 95,000 sq. ft. casino, a
60,000 sq. ft. spa, 3,300-seat performing arts theatre, 180,000 sq. ft. of retail space, 400,000 sq. ft. of
indoor and outdoor conference space, nightclubs, and 24 restaurants and 6 lounges.  The other
was the agreement Las Vegas Sands Corporation reached with Apollo Global Management and VICI
Properties Inc. to sell for $6.25 billion an integrated resort that includes The Venetian Las Vegas,
The Palazzo, and the Sands Expo Center. In two separate operating company/property company
transactions Apollo Global Management purchased a portion of the portfolio for $1.05 billion in
cash, plus $1.2 billion in seller �nancing, and VICI Properties Inc. acquired the real estate and
related assets for $4 billion in cash.  The Venetian Las Vegas has 4,028 suites situated in a 3,015-
suite, 35-story three-winged tower rising above the casino and the adjoining 1,013-suite, 12-story
Venezia tower. The casino at The Venetian Las Vegas has approximately 120,000 square feet of
gaming space and includes approximately 110 table games and 1,200 slot machines. The Palazzo
has a 50-�oor luxury hotel tower with 3,064 suites and is directly connected to The Venetian Las
Vegas and Sands Expo Center. The casino at The Palazzo has approximately 105,000 square feet of
gaming space and includes approximately 130 table games and 1,200 slot machines. Sands Expo
Center is one of the largest overall trade show and convention facilities in the United States (as
measured by net leasable square footage), with approximately 1.2 million gross square feet of
exhibit and meeting space. Additionally, an approximate 1.1 million gross-square-foot meeting and
conference facility links the Sands Expo Center to The Venetian Las Vegas and The Palazzo for a
combined 2.3 million gross square feet complex of exhibition and meeting facilities.  

The good news is that �exible and accommodative forbearance approaches by lenders and servicers have
allowed many hotel owners to ride out what now appears to have been the worst part of the global health
crisis in 2020.   The bad news is the nearly $27 billion in lodging sector debt that is set to mature through the
end of 2021.  At this juncture many lenders and servicers are becoming wary of the number of extensions
distressed borrowers need to further hang on to owned assets.

A wave of loan defaults continues to impact the lodging industry with lenders and servicers considering
forbearance and loan modi�cation asks. Since the beginning of the year, several hotel bankruptcies have
been �led, a trend which is anticipated to increase as owners of struggling assets remain unable to pay their
debt service. Although some lenders are still granting �exibility to borrowers in hopes that the market will
rebound this summer, every day that passes with hotel occupancies remaining low means more lenders
losing patience and leaning toward foreclosing on properties. With many hotels on the brink of foreclosure,
the next two quarters of hotel performance will determine the fate of many properties. If this summer’s
hospitality demand is weaker than expected, the growing trickle of hotel bankruptcies could turn into a surge
of distressed asset sales.

There is an extraordinary amount of liquidity in the market today, particularly relative to the limited
availability of opportunities. Domestic and international private equity funds, hedge funds, and high net
worth investors, along with U.S. REITS are actively pursuing prospects to deploy capital at an attractive basis,
as the disparity between assets with capital needs, and depth of money sources seeking to invest in lodging
assets has never been greater. During the past several weeks an improving debt/�nancing market has
broadly raised the valuation �oor for hotels.  

In addition to the previously described signi�cant property bets in Las Vegas, Starwood Capital Group and
Blackstone’s recently announced $6.0 billion pending acquisition of Extended Stay America also re�ects
investor con�dence in the lodging sector.  Many institutional investors perceive the odds being higher rather
than lower that some level of in�ation will emerge in the near term.   Daily leasing of guestrooms coupled
with the continuous repricing of room nights, position hotel investment as a particularly e�ective hedge
against in�ation. Additionally, savvy and patient sponsors know that over the long term the phenomenon of
urbanization will endure as corporations will always follow the preferences of young, skilled talent into cities



in primary markets and the downtowns of secondary and tertiary metropolitan areas. U.S. cities are the most
exciting, dynamic, energizing, fun, interesting, challenging, and enduring places to live, work, and play.
Sophisticated long term contrarian investors, who at the right basis, acquire lodging assets in oversaturated
markets, those with strong labor unions and/or unfavorable ground leases, as well as big box convention
hotels are still likely to realize tremendous returns on investments over the long term.

Daniel H. Lesser is president and CEO of LW Hospitality Advisors LLC 
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Q1 Best Western Plus Inn At The Vines Napa CA 69 $19,000,000 $275,362 Good Nite Inns Napa Hotel & Restaurant LLC

Q1 Courtyard San Diego 

Gaslamp/Convention Center

San Diego CA 245 $64,500,000 $263,265 Pimco Hersha Hospitality Trust

Q1 Hilton Garden Inn & Homewood Suites 

by Hilton San Diego Downtown/Bayside

San Diego CA 364 $122,600,000 $336,813 Dynamic City Capital T2 Hospitality

Q1 Lafayette Hotel, Swim Club & 

Bungalows

San Diego CA 131 $25,800,000 $196,947 CH Projects Lafayette Landlord LLC

Q1 Kimpton Sir Francis Drake Hotel San Francisco CA 416 $157,600,000 $378,846 N/A Pebblebrook Hotel Trust

Q1 Courtyard Denver Aurora1 Aurora CO 141 $27,900,000 $197,872 Legendary Capital Lodging 

Fund REIT III

N/A

Q1 Capitol Hill Hotel Washington DC 153 $51,000,000 $333,333 N/A Hersha Hospitality Trust

Q1 TRYP by Wyndham Miami Bay Harbor Bay Harbor 

Islands

FL 96 $30,000,000 $312,500 JV PPG Development & L3C 

Capital Partners

Bay Village Condos LLC

Q1 Residence Inn by Marriott Miami 

Coconut Grove

Coconut Grove FL 140 $31,000,000 $221,429 N/A Hersha Hospitality Trust

Q1 Best Western Aku Tiki Inn Daytona Beach FL 132 $15,800,000 $119,697 N/A N/A

Q1 Quality Inn & Suites Airport/Cruise Port 

South

Hollywood FL 190 $11,360,000 $59,789 Hotolos Hollywood LLC Travelers Hotel Group

Q1 Washington Park Hotel Miami Beach FL 181 $43,800,000 $241,989 WPH Properties LLC Ladder Capital

Q1 Crowne Plaza Orlando Universal Orlando FL 400 $35,700,000 $89,250 Monarch Alternative Capital N/A

   1) Transaction utilized the UPREIT (Umbrella Partnership REIT) mechanism, allowing the REIT to acquire the property for minimal capital in exchange for operating

       partnership units and preserved equity for the contributor.
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Q1 Sheraton Lake Buena Vista Resort Orlando FL 489 $50,000,000 $102,249 London & Regional Ares Management

Q1 Gulf Beach Resort Motel2 Sarasota FL 43 $23,500,000 $546,512 N/A N/A

Q1 Hilton St. Petersburg Carillon Park St. Petersburg FL 227 $31,700,000 $139,648 JV Lubert-Adler Real Estate 

Funds & Hersha Hospitality 

Management

Hobbs & Curry Family LP

Q1 Holiday Inn Express & Suites Boston - 

Cambridge

Cambridge MA 112 $32,000,000 $285,714 N/A Hersha Hospitality Trust

Q1 Roberts Riverwalk Urban Resort Hotel Detroit MI 108 $15,000,000 $138,889 N/A Roberts Hotels Detroit, LLC

Q1 The Drew Las Vegas3 Las Vegas NV 3780 $350,000,000 $92,593 JV Koch Real Estate 

Investments & Fontainebleau 

Development

Deed In Lieu of Foreclosure

Q1 Venetian Resort Las Vegas & Sands 

Expo and Convention Center4

Las Vegas NV 7092 $6,250,000,000 $881,275 Apollo Global Management & 

VICI Properties Inc.

Las Vegas Sands Corp. 

   2) Buyer plans to redevelop the 2.3-acre site as a beachfront luxury condominium tower.

   3) Subject property which is 75 percent complete was acquired through a deed in lieu of foreclosure. In addition to rooms, project upon completion is anticipated to include:

       a 95,000 sq. ft. casino, a 60,000 sq. ft. spa, 3,300-seat performing arts theatre, 180,000 sq. ft. of retail space, 400,000 sq. ft. of indoor and outdoor conference space,

 nightclubs, and 24 restaurants and 6 lounges.

   4) Las Vegas Sands Corporation reached an agreement with Apollo Global Management and VICI Properties Inc. to sell for $6.25 billion an integrated resort that includes

The Venetian Las Vegas, The Palazzo, and the Sands Expo Center. In two separate operating company/property company transactions Apollo Global Management 

purchased a portion of the portfolio for $1.05 billion in cash, plus $1.2 billion in seller financing, and VICI Properties Inc. acquired the real estate and related assets for 

$4 billion in cash.  The Venetian Las Vegas has 4,028 suites situated in a 3,015-suite, 35-story three-winged tower rising above the casino and the adjoining 1,013-suite, 

12-story Venezia tower. The casino at The Venetian Las Vegas has approximately 120,000 square feet of gaming space and includes approximately 110 table games 

and 1,200 slot machines. The Palazzo has a 50-floor luxury hotel tower with 3,064 suites and is directly connected to The Venetian Las Vegas and Sands Expo Center. 

The casino at The Palazzo has approximately 105,000 square feet of gaming space and includes approximately 130 table games and 1,200 slot machines. Sands Expo 

Center is one of the largest overall trade show and convention facilities in the United States (as measured by net leasable square footage), with approximately 1.2 million 

gross square feet of exhibit and meeting space. Additionally, an approximate 1.1 million gross-square-foot meeting and conference facility links the Sands Expo Center 

to The Venetian Las Vegas and The Palazzo for a combined 2.3 million gross square feet complex of exhibition and meeting facilities.  
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Q1 New York LaGuardia Airport Marriott5 East Elmhurst NY 443 $132,750,000 $299,661 ASAP Holdings Rubicon Companies

Q1 Fairfield Inn & Suites by Marriott New 

York Midtown Manhattan/Penn Station

New York NY 239 $57,400,000 $240,167 Magna Hospitality Wells Fargo

Q1 Hilton Garden Inn Portland/Lake 

Oswego

Lake Oswego OR 179 $27,000,000 $150,838 JV Roxborough Group, LLC, 

AWH Partners, LLC, & West 

Point Partners 

Interwest Capital  Group

Q1 Best Western Murfreesboro Murfreesboro TN 148 $11,800,000 $79,730 N/A N/A

Q1 Best Western Plus Sunrise Inn Nashville TN 92 $11,800,000 $128,261 N/A N/A

Q1 Hyatt Regency Austin Austin TX 448 $161,000,000 $359,375 Host Hotels & Resorts, Inc. Tantallon Austin Hotel LLC

Q1 Hilton Garden Inn Houston/Bush 

Intercontinental Airport6

Houston TX 182 $20,000,000 $109,890 Lodging Fund REIT III, Inc. JV Houston-Hotel Partners, 

LLC & Houston Land Partners, 

LLC 

Q1 Hilton Dallas/Southlake Town Square Southlake TX 248 $64,000,000 $258,065 Driftwood Capital Hobbs & Curry Family LP

Q1 Sheraton Bellevue Hotel7 Bellevue WA 178 $155,000,000 $870,787 Tishman Speyer PMF Investments

Q1 Quality Inn & Suites Seattle Center8 Seattle WA 159 $24,400,000 $153,459 Gemdale USA Corporation Blackstone Seattle LLC

Q1 Hilton Garden Inn Madison Downtown Madison WI 176 $49,600,000 $281,818 Apple Hospitality REIT, Inc. Mortenson Development

   5) Property reportedly includes an adjacent vacant parcel.

   6) Transaction utilized the UPREIT (Umbrella Partnership REIT) mechanism, allowing the REIT to acquire the property for minimal capital in exchange for operating 

       partnership units and preserved equity for the contributor.

   7) Hotel to be demolished to redevelop property into a mixed use residential/office complex

   8) Hotel to be demolished to redevelop property into a mixed use residential/office complex
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