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D I S C L A I M E R

Any rent or income information in this offering memorandum, with the exception of
actual, historical rent collections, represent good faith projections of potential future rent

only, and Marcus & Millichap makes no representations as to whether such rent may
actually be attainable. Local, state, and federal laws regarding restrictions on rent

increases may make these projections impossible, and Buyer and its advisors should
conduct their own investigation to determine whether such rent increases are legally

permitted and reasonably attainable.
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OFFERING SUMMARY 
TRADITION BLVD 

Listing Price $7,777,000 

Year - 1 NOI $867,579

Living Price/ft² $218 

Price/Unit $370,000 

OPERATIONAL 
Living ft² 

# of Units 

Year Built 

~35,568

21

2024 

Listing Price 

$7,777,000 
Year - 1 Cap Rate 

11.2% 
Town homes # of Units 

21

EXECUTIVE SUMMARY  //  7 
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SPECTRUM AT REUNION 
PORTFOLIO 21 TOWNHOUSES

Orlando MSA, Kiss immee, FL 34747

INVESTMENT OVERVIEW
Marcus & Millichap is proud to present the opportunity to acquire a portfolio of twenty one (21) brand-new luxury town homes 

within Spectrum at Reunion, one of Central Florida’s premier resort communities. Strategically located just 10 minutes from Walt 
Disney World and 30 minutes from Orlando International Airport, this portfolio offers unmatched access to the strongest tourism 

market in the United States.

Completed in 2024, the town homes showcase coastal contemporary architecture, expansive open layouts with 10-foot ceilings, 
and high-end finishes including quartz counter tops, porcelain tile, luxury vinyl plank flooring, and Samsung appliances. 

Expansive glass doors open to lush landscaped views, blending indoor and outdoor living for today’s vacation renter.

Residents and guests enjoy exclusive access to three championship golf courses designed by Jack Nicklaus, Arnold Palmer, and 
Tom Watson—making Reunion a global golf destination. The resort also features a signature water park with lazy river and slides, 

multiple resort pools, a luxurious full-service spa, fitness center, tennis and pickleball courts, and diverse dining venues from 
casual to upscale. Families benefit from kids’ clubs, playgrounds, and event programming, while corporate and group travelers 
utilize the expansive meeting and event space. The Spectrum+ Clubhouse further elevates the experience with a contemporary 

pool, cabanas, concierge services, and a grab-and-go market.
Opportunity

Acquiring this portfolio provides investors with scale and exclusivity rarely available in Central Florida’s vacation rental market. 
All thirty-one townhomes are fully approved for short-term rentals, including Airbnb, offering owners maximum flexibility in 

revenue generation. In addition, investors may choose to participate in the Reunion Luxury Rental Program, operated by Rentyl 
Resorts, which provides branded property management, professional oversight, and optimized rental performance. Orlando 

continues to hold its place as the most visited destinations in the country, with industry reports noting that hospitality demand 
consistently outpaced supply. With professional management options, consistent tourism-driven demand, and projected 

tightening vacancy across the metro, the portfolio offers significant income potential and long-term appreciation. 
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SPECTRUM AT REUNION PORTFOLIO 21 TOWNHOUSES 



Townhouses

Outline shown is for illustrative purposes only to indicate the location of the townhouses. A total of thirty-one (31) units are being offered.

AADT: 
143,50

0 VPD
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SPECTRUM AT REUNION PORTFOLIO 21 TOWNHOUSES 



EXECUTIVE SUMMARY  //  11

MAPS
SPECTRUM AT REUNION PORTFOLIO 21 TOWNHOUSES 



02SECTION 2

SPECTRUM+ AT REUNION



 Amenities With Reunion Gold Membership
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THE FUN STARTS HERE. CONDOS AND TOWNHOMES 

The Residences at SPECTRUM+ at Reunion Resort offer luxurious 

open floor plans with gourmet kitchens, premium finishes 

and large outdoor spaces - perfect for Florida's indoor/outdoor 

lifestyle. Select from one and two-story residences ranging from 

three to five bedrooms. Designed with families in mind, you'll 

find everything you want for the perfect start to vacation living. 

We'll even help you select furniture from City Furniture planned 

for your new home. 

21  //  SPECTRUM+ AT REUNION





Turnberry - Video

Permitted
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https://spectrumreunionresort.com/video-townhomes/
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Augusta - Video
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https://spectrumreunionresort.com/video-townhomes/#augusta


tJ 

27  //  SPECTRUM+ AT REUNION



SPECTRUM+ AT REUNION  //  28



--
--.---- - - - - l

29  //  SPECTRUM+ AT REUNION



Clubhouse & Pool SPECTRUM+ AT REUNION  //  30
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Available Units In Green
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ORLANDO MSA
HOSPITALITY NEWS



https://www.ainvest.com/news/orlando-hotel-market-storm-capacity-strategy-epic-opportunity-2506/
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https://largocapital.com/orlando-commercial-real-estate-outlook-2025/
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https://www.hoteldive.com/news/hotel-market-spotlight-orlando/751907/
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INVESTMENT OVERVIEW
Price $7,777,000

   $370,000

Year - 1 CAP Rate 11.2%

  $1,195,740

Year - 1 Total Expenses (Includes One Time Reunion Gold Membership Fee)

   

FINANCIAL SUMMARY

MANDATORY OPERA TING FEES
*Townhomes HOA Annual Dues $5,112/Unit

**Spectrum Club Annual Dues $770/Unit

***Reunion Gold Annual Dues (With Membership to the Exclusive Luxury Rental Program) $3,000/Unit

AMENITIES INCLUDED WITH DUES
 *Townhomes HOA: Digital cable, high speed internet, phone, landscaping and irrigation, building insurance, roof reserves, pest control, trash pickup, reunion master association

**Spectrum Club:  Pool, clubhouse, gym, concierge service, golf cart/internal transportation within spectrum 

***Reunion Gold Membership:  All amenities - See Reunion Site Plan pg. 13 

$328,161

SPECTRUM AT REUNION PORTFOLIO 21 TOWNHOUSES 



Notes: 
• Pro forma rent is assumed at $240/day at a 65% occupancy rate. 
• All units are 3 Bed/2.5 Bath 
• Total RBA is approximate

Average Potential 
Rent / 
Month 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 
$4,745 

$99,645

Average Potential 
Rent/ SF/ 

Month 
$2.82 
$2.82 
$2.78 
$2.78 
$2.82 
$2.82 
$2.82 
$2.78 
$2.78 
$2.78 
$2.78 
$2.78 
$2.78 
$2.82 
$2.78 
$2.82 
$2.82 
$2.78 
$2.78 
$2.78 
$2.82 

$2.80 

Square 
Feet 

1,680 
1,680 
1,704 
1,704 
1,680 
1,680 
1,680 
1,704 
1,704 
1,704 
1,704 
1,704 
1,704 
1,680 
1,704 
1,680 
1,680 
1,704 
1,704 
1,704 
1,680 

~35,568

Unit 

1
2
3
4
5
6
7
8
9

10
11
12
13
14
15
16
17
18
19
20
21

Total 

Floor Plan 
Turnberry 
Turnberry 

Augusta 
Augusta 

Turnberry 
Turnberry 
Turnberry 

Augusta 
Augusta 
Augusta 
Augusta 
Augusta 
Augusta 

Turnberry 
Augusta 

Turnberry 
Turnberry 

Augusta 
Augusta 
Augusta 

Turnberry 
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FINANCIAL DETAILS 

SPECTRUM AT REUNION PORTFOLIO 21 TOWNHOUSES 
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SPECTRUM AT REUNION PORTFOLIO 21 TOWNHOUSES 
FINANCIAL DETAILS 

Income Year-1 Per Unit Per SF 

Gross Scheduled Rent 1,195,740 56,940 33.62 

Expenses Year - 1 Per Unit Per SF 

141,639 6,745 3.98 

107,352 5,112 3.02 

16,170 770 0.45 

Real Estate Taxes

Townhomes HOA Annual Dues

Spectrum Club Annual Dues

Reunion Gold Annual Dues 63,000 3,000 1.77 

Total Expenses $328,161 $15,627 $9.23 

Expenses as % of EGI 27.4%

Net Operating Income $867,579 $41,313 $24.39 

Notes:
• Expenses are the mandatory expenses to use all the amenities within SPECTRUM+ at Reunion (See Section 2 offering memorandum)
• Reunion Gold Membership & Onetime Reunion Gold Initiation Fees are based on units entering the rental program
• Pro forma Rent is assumed at $240/day at a 65% occupancy rate.
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SPECTRUM AT REUNION PORTFOLIO 21 TOWNHOUSES 
FINANCIAL DETAILS 

Notes:
• Expenses are the mandatory expenses to use all the amenities within SPECTRUM+ at Reunion (See Section 2 offering memorandum)
• Reunion Gold Membership & Onetime Reunion Gold Initiation Fees are based on units entering the rental program
• Pro forma Rent is assumed at $240/day at a 65% occupancy rate.

Summary 

Price $7,770,000 

Price Per ft² 

Rentable ft²

Price Per Unit

Year Built

Occupancy 

$218

35,568

$370,000

2024

Brand New - Vacant

Returns Year – 1

CAP Rate 11.2%

Operating Data 

Income Year - 1

Gross Scheduled Rent $1,195,740

Less: Expenses $328,161

Net Operating Income $867,579

Expenses Year - 1

$141,639

$107,352

$16,170

Real Estate Taxes

Townhomes HOA Annual Dues

Spectrum Club Annual Dues

Reunion Gold Annual Dues $63,000

Total Expenses $328,161

Expenses/Unit $15,627

Expenses/SF $9.23
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ORLANDO

Peak completions in rearview amid rapid population expansion. Orlando recorded a historic surge of 
supply additions during 2024, with inventory expanding by 5.2 percent — one of the 10 highest growth 
rates among major U.S. metros. This wave of deliveries was heavily focused on the southwestern suburban 
fringe. Additions in submarkets like Kissimmee-Osceola County, South Orange County and Ocoee-Winter 
Garden-Clermont greatly exceeded those in the urban core. Completions began to slow in the first quarter, 
however, with the 2025 tally projected to be less than half of last year’s figure. Meanwhile, the metro’s ro-
bust population growth lead to annual household formation reaching its highest point since 2006, outpac-
ing all other major markets in the nation. 

Refilling of pipeline may be underway. Over the next few quarters, local renter demand is set to exceed 
the volume of units that come online, particularly in high-growth southwestern suburbs. Net absorption 
here recently kept pace with elevated deliveries, aided by strong in-migration and the metro’s tight la-
bor market. These dynamics remain in place over the near term, allowing overall vacancy to remain on a 
downward trend. This should contribute to a turnaround in rents, which have been declining moderately 
since peaking in mid-2022. Further vacancy compression may also bolster developer confidence and elic-
it new project proposals. Local permit activity elevated in the first quarter, contrasting the national trend.

Construction Cools in Orlando’s Apartment Market as Leasing Maintains 
Strong Momentum

Multifamily 2025 Outlook

CONSTRUCTION:

VACANCY:

RENT:

Deliveries tapered in early 2025, as developers 

completed roughly half the number of doors add-

ed in each of the prior four quarters. This slowing 

trend continues through year-end, aiding existing 

properties. 

The metro’s year-end vacancy is projected to fall 

to 4.8 percent — a rate that is 100 basis points be-

low the long-term average. This will represent the 

steepest annual decline among all major markets 

in the nation.

A moderation in completions, combined with 

vacancy compression, will help reverse the trajec-

tory of local rents during the second half of this 

year, lifting the year-end average to $1,897 per 

month.

EMPLOYMENT:
Orlando’s employment base grew 1.9 percent in 

the year ended in March — the third-highest rate 

among major metros — and will remain strong 

through the remainder of 2025, driven by its ex-

panding hospitality sector.
will be created

will be completed
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CONSTRUCTION

RENT

• Orlando’s vacancy declined at nearly the same pace as the national average, despite local inventory growth
far exceeding that of the U.S. Standing at 5.6 percent entering April, the metro’s rate was comparable to
Tampa’s.

• Even with a record level of completions, Class A vacancy fell by 70 basis points to 5.8 percent — its lowest
level in nearly two years.

• Orlando’s inventory grew by 4.5 percent during the year ended in March, compared with 2.9 percent at the
national level.

• Roughly 400 units were added in the CBD, while openings in submarkets such as Kissimmee-Osceola
County, South Orange County and Ocoee-Winter Garden-Clermont each totaled at least 2,400 units.

• The metro’s average rent fell to $1,734 per month in March, despite high-end demand outpacing new sup-
ply and supporting modest Class A growth.

• Kissimmee-Osceola and South Orange County, seeing the highest levels of net absorption among submar-
kets, recorded standout Class C rent gains of 9.1 percent and 6.3 percent, respectively.

VACANCY

1Q 2025 — 12-Month Period 

80

1.1%

12,636 units completed

 basis point decrease in vacancy Y-O-Y

 decrease in the average effective rent Y-O-Y

* Forecast
Sources: CoStar Group, Inc.; Real Capital Analytics; RealPage, Inc.
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Investment Highlights

• Transaction activity during the past year ended in March stayed roughly consistent with the prior 12-month
period. Sales leaned more toward lower price points, with the $1 million to $10 million price tranche
registering a 75 percent increase in deal flow. Still, more than half of all trades commanded more than $20
million, reflecting institutions belief in the metros long-term fundamentals. Overall, the metro’s average
price per unit rose by roughly 3 percent during the period, reaching roughly $227,000.

• Heading into April, quarterly operating expenses per unit in Orlando were roughly $600 to $1,000 less
than those in the three major South Florida markets. Coupled with a slowing delivery slate and a return to
growth in average rents, investor competition for available listings could pick up.

• Half of the activity recorded in the first quarter of 2025 was in the southwest corridor surrounding the
Bay Lake area. Most of these deals involved Class A properties built in the last decade, with pricing over
$200,000 per unit common. Despite experiencing the third-highest inventory growth among submarkets
over the past year, this area recorded a 40-basis-point decline in Class A vacancy, driven by record levels of
net absorption.

** Through 1Q
Sources: CoStar Group, Inc.; Real Capital Analytics; RealPage, Inc.
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POPULATION 1 Mile 3 Miles 5 Miles
2029 Projection

Total Population 2,295 20,741 64,239
2024 Estimate

Total Population 2,003 19,091 59,037
2020 Census

Total Population 1,686 17,381 52,751
2010 Census

Total Population 653 7,204 24,228
Daytime Population

2024 Estimate 3,648 23,496 59,040
HOUSEHOLDS 1 Mile 3 Miles 5 Miles
2029 Projection

Total Households 812 8,724 26,354
2024 Estimate

Total Households 714 7,988 24,041
Average (Mean) Household Size 2.6 2.5 2.5

2020 Census
Total Households 581 6,981 20,876

2010 Census
Total Households 368 2,929 9,563

Growth 2024-2029 13.7% 9.2% 9.6%
HOUSING UNITS 1 Mile 3 Miles 5 Miles
Occupied Units

2029 Projection 1,822 14,700 41,137
2024 Estimate 1,624 13,460 37,600
Owner Occupied 465 3,765 12,430
Renter Occupied 299 4,129 11,064
Vacant 909 5,472 13,560

Persons in Units
2024 Estimate Total Occupied Units 714 7,988 24,041
1 Person Units 20.4% 24.5% 23.9%
2 Person Units 40.6% 40.4% 39.0%
3 Person Units 14.3% 14.1% 15.1%
4 Person Units 13.4% 12.4% 12.8%
5 Person Units 6.0% 5.8% 5.9%
6+ Person Units 5.2% 2.8% 3.4%

HOUSEHOLDS BY INCOME 1 Mile 3 Miles 5 Miles
2024 Estimate

$200,000 or More 3.3% 11.8% 9.6%
$150,000-$199,999 10.7% 14.2% 9.2%
$100,000-$149,999 21.6% 18.1% 18.6%
$75,000-$99,999 20.3% 16.2% 16.8%
$50,000-$74,999 23.6% 18.5% 19.5%
$35,000-$49,999 11.4% 9.6% 12.1%
$25,000-$34,999 2.6% 4.0% 5.4%
$15,000-$24,999 2.8% 4.1% 4.5%
Under $15,000 3.7% 3.4% 4.2%

Average Household Income $93,224 $117,417 $104,453
Median Household Income $82,274 $95,948 $84,822
Per Capita Income $35,212 $48,522 $41,481
POPULATION PROFILE 1 Mile 3 Miles 5 Miles
Population By Age

2024 Estimate Total Population 2,003 19,091 59,037
Under 20 21.3% 22.9% 22.0%
20 to 34 Years 26.0% 23.3% 25.6%
35 to 39 Years 6.9% 7.0% 7.4%
40 to 49 Years 13.4% 15.2% 14.5%
50 to 64 Years 19.1% 18.1% 17.5%
Age 65+ 13.3% 13.6% 13.1%
Median Age 38.0 38.0 38.0

Population 25+ by Education Level
2024 Estimate Population Age 25+ 1,408 13,320 41,385
Elementary (0-8) 1.6% 2.0% 2.2%
Some High School (9-11) 1.1% 1.2% 2.6%
High School Graduate (12) 25.6% 18.0% 22.2%
Some College (13-15) 24.9% 20.1% 22.3%
Associate Degree Only 22.2% 12.0% 10.6%
Bachelor's Degree Only 16.4% 28.9% 27.2%
Graduate Degree 8.4% 17.9% 12.8%

Population by Gender
2024 Estimate Total Population 2,003 19,091 59,037
Male Population 50.2% 51.0% 50.9%
Female Population 49.8% 49.0% 49.1%
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POPULATION
In 2024, the population in your selected geography is 59,037. The 
population has changed by 143.67 percent since 2010. It is estimated 
that the population in your area will be 64,239 five years from now, 
which represents a change of 8.8 percent from the current year. The 
current population is 50.9 percent male and 49.1 percent female. The 
median age of the population in your area is 37.0, compared with the 
U.S. average, which is 39.0. The population density in your area is 
752 people per square mile.

HOUSEHOLDS
There are currently 24,041 households in your selected geography. 
The number of households has changed by 151.40 percent since 
2010. It is estimated that the number of households in your area will 
be 26,354 five years from now, which represents a change of 9.6 
percent from the current year. The average household size in your 
area is 2.5 people.

INCOME
In 2024, the median household income for your selected geography 
is $84,822, compared with the U.S. average, which is currently 
$76,141.The median household income for your area has changed by 
41.90 percent since 2010. It is estimated that the median household 
income in your area will be $97,460 five years from now, which 
represents a change of 14.9 percent from the current year.

The current year per capita income in your area is $41,481, 
compared with the U.S. average, which is $40,471. The current year's 
average household income in your area is $104,453, compared with 
the U.S. average, which is $101,307.

EMPLOYMENT
In 2024, 32,639 people in your selected area were employed. The 
2010 Census revealed that 68.2 of employees are in white-collar 
occupations in this geography, and 8.2 are in blue-collar 
occupations. In 2024, unemployment in this area was 3.0 percent. 
In 2010, the average time traveled to work was 27.00 minutes.

HOUSING
The median housing value in your area was $391,743 in 2024, 
compared with the U.S. median of $321,016. In 2010, there were 
5,787.00 owner-occupied housing units and 3,778.00 renter-
occupied housing units in your area.

EDUCATION
The selected area in 2024 had a lower level of educational 
attainment when compared with the U.S averages. 38.9 percent of 
the selected area’s residents had earned a graduate degree 
compared with the national average of only 13.5 percent, and 10.6 
percent completed a bachelor’s degree, compared with the national 
average of 21.1 percent.

The number of area residents with an associate degree was higher 
than the nation’s at 16.7 percent vs. 8.8 percent, respectively. 

The area had fewer high-school graduates, 1.2 percent vs. 26.2 
percent for the nation, but the percentage of residents who 
completed some college is higher than the average for the nation, 
at 27.8 percent in the selected area compared with the 19.7 
percent in the U.S.
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Major Employers Employees
1 Rhp Operations Gp LLC-Gaylord Plms Rsort Cnvntion Ct 5,069
2 Walt Disney World Resort-All-Star Resort 4,164
3 Walt Dsney Prks Resorts US Inc-Coronado Springs Resort 2,208
4 Opryland Productions Inc 1,726
5 Walt Dsney Prks Resorts US Inc-Steak House 1,451
6 Walt Dsney Prks Resorts US Inc-Disney 1,388
7 Walt Dsney Prks Resorts US Inc-Disneys Pop Century Resort 1,136
8 Walt Dsney Prks Resorts US Inc-Disney 883
9 Adventist Hlth Sys Snbelt Hlth-Florida Hospital Nicholson Ctr 622
10 Rainforest Cafe Inc 554
11 Disney Worldwide Services Inc-Disney 500
12 Reunion Club of Orlando LLC-Reunion 500
13 Homestyle Dining LLC-Ponderosa Steakhouse 500
14 Tishman Dolphin Ltd Partnr-Animal Kingdom Lodge 3 476
15 Gaylord Plms Rsort Cnvntion CT-Marriott 464
16 Walt Dsney Prks Resorts US Inc-Disneys All-Star Movies Resort 442
17 Walt Dsney Prks Resorts US Inc-Disney 442
18 Tempus Intl Mktg Entps-The Palms 440
19 Daily Management Inc 421
20 Disney Destinations LLC-Special Events Development 404
21 Disney Destinations LLC-Disney Park Logistics 404
22 Disney Destinations LLC-Disney Sports & Recreation 404
23 Walt Dsney Prks Resorts US Inc-Disneys Caribbean Beach Resort 400
24 Cl2 Orlando LLC-Grand Orlndo Rsort At Clbrtion 353
25 Wyndham Bonnet Creek Hotel LLC-Wyndham Grnd Orlndo Rsort 

Bnne
330
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ALEX D. ZYLBERGLAIT
Executive Managing Director Investments
Miami
Direct: 786.522.7056
Alex.Zylberglait@marcusmillichap.com
FL #BK3015211

MICHAEL CROCCHIOLA
Director Investments
Miami
Direct: 786.522.7005
Michael.Crocchiola@marcusmillichap.com
FL #SL3283127

RAY TURCHI
Senior Managing Director Investments
Orlando
Direct: 407.557.3847
Ray.Turchi@marcusmillichap.com
FL #BK3015549

DAVID VAUGHAN
Managing Director Investments
Orlando
Direct: 407.557.3829
David.Vaughan@marcusmillichap.com
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