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A NOTE ON ACCURACY

Information contained in this publication is believed accurate at the time of publication but is subject
to change without notice. Market statistics, pricing, interest rates, HOA/COA fees, insurance costs,
rental income figures, and expense assumptions change regularly. Information cited throughout this

guide reflects conditions in mid-2026 and is presented for general orientation only.

Nothing in this publication constitutes legal, tax, insurance, or investment advice. All income, expense,
and yield figures are illustrative examples only and are not a guarantee or projection of actual
performance. Real estate and investment decisions should be made in consultation with licensed
professionals including an attorney, a certified public accountant, a licensed insurance agent, and a
mortgage lender. Readers should independently verify current market data and figures relevant to

their own transaction.
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A NOTE ABOUT THIS GUIDE

Portions of the background research, brainstorming, and conceptual development for this guide were
created with the assistance of artificial intelligence tools, including Claude® by Anthropic and
ChatGPT® by OpenAl. These tools were used to help organize ideas, explore topics, and assist in the
research and writing process.

This guide is intended to serve as a helpful resource for buyers evaluating vacation rental and
investment property along the Emerald Coast, offering a practical framework for thinking through
rental yield, cash flow, and ownership costs. While every effort has been made to provide accurate and
up-to-date information, market conditions, pricing, regulations, and local details can change over time.

The information contained in this guide is provided for general educational and informational purposes
only. It should not be considered legal, financial, tax, investment, insurance, construction, lending, or
other professional advice. All example calculations are illustrative only. Readers are encouraged to
consult with qualified professionals in the appropriate fields to obtain the most current information
and guidance for their specific situation.

My hope is that this guide serves as a valuable starting point - helping you evaluate coastal investment
opportunities with more clarity and confidence as you begin your own search.
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Why Investors Consider the Emerald Coast

The Emerald Coast is one of the Southeast's most recognizable vacation-home and short-term-rental regions. From Gulf-front
condominiums in Panama City Beach to luxury vacation homes along Scenic Highway 30A and harbor, beach and resort
properties around Destin, buyers have access to a wide range of coastal investment opportunities.

A beautiful property near the Gulf does not automatically make a great investment. Successful vacation-rental ownership
begins with understanding the numbers, location, property type, rental restrictions, insurance, HOA expenses, seasonality
and long-term ownership costs.

» White-sand beaches and emerald Gulf waters
 Family vacations

» Fishing and boating

* Golf and state parks

» Water sports

* Dining, shopping and events

« Drive-to accessibility from Southeastern markets
* Regional airport access

« Large inventory of vacation-oriented properties

The Three Core Vacation-Rental Markets

PCB offers one of the region's largest selections of vacation-rental properties, including Gulf-front and Gulf-view condos,
beach houses, townhomes, resort properties, larger vacation homes and newer construction.

Investor appeal: Large visitor base, broad price ranges, extensive condo inventory, Pier Park, family attractions, fishing,
boating and a substantial property-management industry.

30A is a collection of distinct communities such as Dune Allen, Blue Mountain Beach, Grayton Beach, WaterColor, Seaside,
Seagrove, WaterSound, Seacrest, Alys Beach, Rosemary Beach and Inlet Beach.

Investor appeal: Luxury vacation demand, strong destination branding, distinctive architecture, walkability, biking, high-end
vacation homes, repeat visitors and premium nightly-rate potential for selected properties.

High acquisition prices make careful comparison of income against ownership costs especially important.

Destin combines beach tourism with boating, fishing, golf and harbor activity. Investment options include Gulf-front and
harbor-front condos, beach houses, canal-front homes, resort properties and vacation-oriented townhomes.

Investor appeal: National destination recognition, Destin Harbor, fishing and boating, large tourism base, beaches,
shopping, restaurants, golf and access toward Sandestin and Miramar Beach.

Location Is More Than the City

Two properties only a few blocks apart can produce very different rental results.

« Distance and quality of beach access
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* Gulf view

» Walkability

* Pool access

* Nearby restaurants

« Parking and elevator access

* Floor level

* Resort amenities

* Golf-cart access where permitted
» Bedroom count and bunk space
* Sleeping capacity

* Balconies and outdoor living

* Boat access

» Community reputation

» Rental restrictions

The better question isn't whether a city is a good rental market. Ask how the specific property
competes against the other vacation rentals guests can book.

Gross Rental Revenue vs. Net Income

Gross annual rental revenue is not owner profit. Operating expenses can materially change the investment.
* Property management and booking commissions
* Cleaning
* HOA fees
* Insurance
* Property taxes
« Utilities and internet
» Maintenance and repairs
* Furniture and appliance replacement
* Pest, pool and landscaping services
* Accounting and licensing
* Financing costs
« Capital improvements

Investment decisions should be based on realistic net performance, not simply the largest rental-revenue number shown in
marketing.

Understanding Rental Yield

Gross Rental Yield = Annual Gross Rental Revenue + Purchase Price x 100

Example: A $600,000 property generating $72,000 in annual gross rental revenue has a 12% gross rental yield. Gross yield
does not account for operating expenses.
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Net Operating Income

Net Operating Income (NOI) generally reflects operating revenue less operating expenses before debt service and certain
other costs.

Simplified example:

Gross Rental Revenue: $80,000
Operating Expenses: $35,000
Estimated NOI: $45,000

Cap Rate
Cap Rate = NOI + Purchase Price x 100

Using a $45,000 NOI and $600,000 purchase price produces a 7.5% cap rate. Cap rate is useful for comparison, but vacation
properties can also involve personal use, financing, seasonality, appreciation expectations and irregular capital expenses.

Cash-on-Cash Return

Cash-on-cash return measures annual pre-tax cash flow relative to the investor's actual cash invested.

Example:

Down Payment + Closing + Initial Setup: $180,000

Annual Cash Flow After Operating Expenses and Debt Service: $14,400
Cash-on-Cash Return: 8%

Occupancy Is Only Half the Equation

High occupancy does not automatically maximize revenue. A property rented for more nights at discounted rates can
generate less than a premium property rented fewer nights at stronger rates.

Performance depends on the relationship between occupancy and average daily rate (ADR). Pricing may change with
seasons, weekends, holidays, events, demand, booking windows and competitive inventory.

Seasonality

Spring-break travel and improving weather can support strong demand.

Typically one of the most important seasons, driven heavily by family travel.

Warm Gulf temperatures, events, fishing and lower crowds can support continued demand.

Performance varies considerably. Some properties attract snowbirds or longer stays while others experience materially lower
occupancy.

Do not annualize peak summer performance. Use full-year history and realistic seasonal assumptions.

HOA & COA Considerations
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Association expenses can materially change investment performance. Review dues, inclusions, insurance, utilities, reserve
funding, recent and planned increases, assessments, capital projects and overall financial health.

Higher HOA fees are not automatically negative if they replace costs an owner would otherwise pay separately. Understand
exactly what is included.

Special Assessments

Potential assessment-related projects can include roofs, exterior restoration, elevators, balconies, parking structures,
windows and doors, pools, structural work, insurance-related improvements and reserve funding.

An attractive purchase price can become less attractive if a substantial assessment follows closing.

Condo Association Financial Health

 Budgets and reserves

* Meeting minutes

* Insurance

* Assessments

« Structural reports when applicable
* Reserve studies when applicable
* Litigation

 Major repair plans

* Rental restrictions

* Lender eligibility

Don't evaluate only the unit. Evaluate the building.

Insurance

Insurance can materially affect coastal returns. Obtain actual quotes before purchasing. Factors may include distance from
water, flood zone, elevation, construction type, roof age, wind mitigation, property age, building type, claims history and
association coverage.

Condo buyers should understand what the master association policy covers and what must be insured individually.

Flood Risk

* Flood-zone designation

* Elevation

* Available flood insurance

* Lender requirements

» Known and disclosed prior flooding
* Drainage

* Storm-surge considerations

* Applicable elevation information

Being several blocks from the Gulf does not automatically eliminate flood considerations.
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Vacation-Rental Restrictions

Never assume short-term rentals are allowed. Restrictions can arise from HOA or condominium documents, deed restrictions,
municipal or county regulations, zoning, community rules and building policies.

If rental income is central to the purchase, verify that the intended rental strategy is permitted before buying.

Property Management

» Guest communication

» Marketing and pricing

» Booking management

* Cleaning coordination

» Maintenance coordination
* Local guest support

* Revenue management

The trade-off is cost. Fees and included services vary significantly.

Self-management can reduce certain fees but requires the owner to handle guest communication, pricing, bookings, cleaning
coordination, maintenance, reviews, emergencies, accounting and platform management. Reliable local support is especially
important for out-of-state owners.

What Makes a Strong Vacation Rental?

» Easy beach access
* Gulf views

* Pool

» Walkability

* Updated interiors

* Attractive durable furnishings
* Functional kitchen
* Balcony

* Parking

» Washer and dryer

* Fast Wi-Fi

* Smart TVs

* Bunk space
 Multiple bathrooms
* Outdoor space

* Pet-friendly policies where permitted
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* Golf-cart accessibility where permitted
* Boat access for selected properties

Every feature should be evaluated against its cost and its ability to improve guest experience or revenue.

Bedroom Count & Sleeping Capacity

A three-bedroom property that sleeps ten may compete differently from one sleeping six, but maximizing occupancy is not
always the answer. Guests also care about bathrooms, living and dining space, parking, storage, privacy, outdoor areas and
overall comfort.

Furnishing & Presentation

* Durable furniture

» Comfortable mattresses and quality bedding
» Well-equipped kitchen

* Coastal but timeless design

* Outdoor furniture

* Smart TVs and fast internet

» Good lighting

* Professional photography

A vacation rental competes online against many alternatives. Design for guests rather than over-personalizing the property.

Professional Photography

Vacation rentals are often selected online in seconds. Photography should clearly communicate views, beach proximity,
bedrooms, bathrooms, living areas, kitchen, balcony, pool, amenities, parking and unique selling features.

Rental Projections

Rental projections are estimates—not guarantees.
» What comparable properties were used?
* Are they truly comparable?
* IS revenue gross or net?
» What management fee was assumed?
* What occupancy and nightly rates were assumed?
» Were owner-use days included?
» Were cleaning fees counted as revenue?
* How current is the data?

Whenever possible, compare actual historical property performance, professional management projections, comparable
rentals and your own conservative analysis.

Owner Use Changes the Numbers
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Personal use during spring break, Memorial Day, July 4th, peak summer or Labor Day can remove high-value dates from the
rental calendar. There is nothing wrong with personal use—just account for it accurately.

Financing Investment Property

Financing can differ depending on whether a property is classified as a primary residence, second home, investment
property, condominium, non-warrantable condominium or short-term rental.

» Down-payment requirements
* Interest rates

* Reserve requirements

« Debt-to-income requirements
» Rental-income treatment

* Condo eligibility

* Insurance requirements

* Loan limits

* Property-use requirements

Work with a lender familiar with the property type and intended use.

Reserves & Emergency Funds

* HVAC replacement

» Water heaters and appliances

» Roof repairs

» Storm damage

* Furniture replacement

* Plumbing

* Special assessments

» Temporary loss of rental income

¢ Insurance deductibles

A property that only works financially when nothing goes wrong is not conservatively underwritten.

Appreciation Should Be a Bonus

Evaluate the investment based on current purchase price, current expenses, realistic rental revenue, cash flow, personal-use
value and long-term ownership plans. Potential appreciation can be an additional benefit, but should not be the only reason
the investment works.

Exit Strategy

Before buying, ask who is likely to purchase the property from you in the future: another investor, second-home buyer,
primary resident, retiree or luxury buyer. Properties appealing to multiple buyer categories may have a broader resale
audience.
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1031 Exchanges & Tax Considerations

Some investors may use a 1031 exchange when selling one qualifying investment property and acquiring another. These
transactions involve strict rules and deadlines. Consult qualified tax, legal and exchange professionals before selling or
purchasing.

Investment ownership may also involve rental income, expenses, depreciation, personal use, capital improvements, capital
gains and ownership-entity considerations. Discuss your circumstances with qualified tax and legal professionals.

Build an Investment Worksheet
Purchase Price ¢ Closing Costs ¢ Initial Repairs ¢ Furniture ¢ Initial Reserves ¢ Total Cash Required
Gross Rental Revenue ¢ Other Property Income ¢ Total Gross Income

Management « HOA/COA « Insurance « Taxes ¢ Utilities ¢ Internet « Cleaning ¢« Maintenance ¢ Repairs ¢ Pest Control ¢
Pool/Lawn e Licensing ¢ Accounting ¢ Furniture Reserve ¢ Capital Reserve

Mortgage Payments » Other Debt Costs * Estimated Annual Cash Flow

Model Three Scenarios

Lower occupancy, lower nightly rates, higher expenses and unexpected maintenance.
Realistic historical and comparable performance.

Stronger occupancy and pricing, while remaining within reasonable assumptions.

If the property only works under the optimistic scenario, understand the additional risk.

Investment Red Flags

* Rental projections without supporting data
* Extremely high revenue assumptions

» Unusually low expense estimates

* No maintenance or furniture reserve

» No insurance quote

» Unknown association financial condition

* Pending assessments

» Unverified rental restrictions
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* Major deferred maintenance
» Dependence on maximum occupancy

» Dependence on rapid appreciation

Emerald Coast Investment Checklist

» Define investment goals and available capital
* Obtain financing

« Identify target market

« Confirm rental eligibility

» Analyze comparable rentals and actual history
* Obtain realistic projections

 Estimate management fees

» Review HOA/COA expenses and finances

* Investigate assessments

* Obtain insurance quotes

* Investigate flood considerations

* Estimate taxes

» Budget maintenance and furniture

* Create emergency reserves

* Model conservative, expected and optimistic scenarios
 Account for personal-use days

« Consider resale strategy

* Consult tax and legal professionals

What Is the Best Emerald Coast Investment?

There is no single answer. It could be a Gulf-front PCB condo, a beach house near 30A, a luxury vacation home in Seagrove,
a property near Rosemary Beach, a Destin harbor condo, a Crystal Beach vacation home or a waterfront property with boat
access.

The right investment depends on purchase price, available capital, financing, risk tolerance, income goals, personal use,
management strategy, time horizon and desired location.

Invest in the Numbers — Enjoy the Lifestyle

One attraction of Emerald Coast real estate is combining investment ownership with personal enjoyment. Those goals should
still be separated during analysis.

First ask: Does this property make financial sense based on realistic assumptions?

Then ask: Does owning it provide the lifestyle and personal-use value | want?

Explore Emerald Coast Investment Property
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Whether you're considering a Panama City Beach condo, 30A vacation home, Destin investment property, Gulf-front
residence or short-term rental, understanding the numbers before purchasing is essential.
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Broker Associate | REALTOR®
Coldwell Banker Realty

PCB ¢ 30A « Destin ¢ Florida Panhandle

Investment Properties | Vacation Rentals | Gulf-Front Condos | Second Homes | Buyer Representation | New
Construction | Waterfront Real Estate

Important Disclaimer

Rental revenue, occupancy, nightly rates, expenses, insurance, HOA/COA fees, assessments, property taxes, financing terms, regulations, short-term
rental rules and real estate market conditions can change. Rental projections and investment calculations are estimates and do not guarantee future
performance, income, appreciation or investment returns. This guide is provided for general educational purposes only and should not be considered
financial, investment, legal, tax, accounting, insurance or lending advice. Prospective investors should independently verify all information and consult
qualified professionals before making a purchase or investment decision.
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