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SUMMARY  

Situated on 65 acres of lush land overlooking the 
picturesque town of Escazú, the luxury hideaway 
ESCAZÚ COFFEE PLANTATION RESORT & 
SPA (the “Resort”) is envisioned to be a 230 suite 
development community, with an additional 190 
condominiums and townhouses on a time-sharing 
basis offering a broad range of hotel and spa 
services.  The Resort will be highly attractive to 
the three main up-scale segments of the Costa 
Rican tourism industry, which include: 

�  The Business Traveler - A frequent visitor to 
Costa Rica who prefers the quality offered by 
an upscale hotel in a unique setting.  Although 
characterized by short stay (2-4 days on-
average), the consumption pattern of the 
Resort’s various services offered make this a 
very lucrative user segment. 

�  Tour Groups - Seeking above-average accommodations at destination locales, this is an increasing segment of 
the marketplace that travels by chartered airlines and the expanding direct flights from Europe’s major cities.  
With over 40 flights per week during high season, quality hotel/resort space is more and more difficult to 
secure.  This segment is anticipated to increase from 21% to 27% over the next three years. 

�  Walk-Ins - A significant percentage, perhaps as high as 30% from the US and European markets, enter the 
country without making prior lodging arrangements.  This segment also includes subsets of the two previous 
groups whom are often disappointed at the lack of services booked at their present establishments and desire a 
change of venue. 

HIGHLIGHTS OF THE DEVELOPMENT OPPORTUNITY  

�  Large, scenic swath of land is one of a kind – no other large properties are available in this region just 
minutes from the Central Business District of San Jose. 

�  As home to dignitaries and embassies, Escazú is the most well known, upscale location in Costa Rica. 

�  Escazú is now one of the most desirable tourist destinations in Costa Rica, while visitors face an 
overwhelming shortage of luxury accommodations. 

�  Utilities are available adjacent to the property. 

�  High end condos are selling at $400-700/ft. (the condos at the Resort are expected to yield $405/ft)  

�  Luxury hotels are achieving $300 ADR. (the rooms at the Resort are expected to yield $220/ADR) 

�  Current owners are fully entitled fee owners of this one-time coffee plantation. 

�  Projected returns from the Resort scenario are in the mid 40% range due to the scarcity of development 
opportunities in and around the San Jose capital region. 

�  The Highway from San Jose to the Guanacaste region is nearly complete which will greatly increase 
tourism to this region. 

�  Recent Escazu land sales of $28 per buildable square feet imply a current market value of $55,000,000. 
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Target Sellout 

�  Approximately 190 +/- Villas, Estates, & Condominiums 
�  7 year Sellout Period 
�  27 Units Per Year / 2+- Units Per month 

Marketing 

Corcoran Group, Coldwell Banker and/or Sotheby’s International have welcomed the opportunity to manage 
Sales and Marketing on behalf of the investor.  Nearly $3,000,000 has been allocated toward marketing and 
advertising, providing a substantial budget to entice prospective buyers.  Upon the sale of the hotel component, 
there will be additional opportunities to ‘cross-sell’ and promote with the designated flag. 

 
Land Offering Price: $25,000,000 

Projected Project IRR: 45.4% 
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PROPERTY OVERVIEW  

The Resort will be ensconced within the confines of a quaint old-style town, one offering all the amenities of a 
small village, yet its location remains a mere fifteen minutes from the capital city.  Just beyond this picturesque 
town of Escazú, is the United Nation’s University for Peace, situated in the neighboring town of El Roble. 

It is a credit to the current property owners that during the last twelve years they have maintained the unique and 
natural beauty of the 65 acres that belong to the proposed project.  Nestled between the hills between the two most 
exclusive residential areas of Escazú and Santa Ana, the property is geographically positioned to allow several 
species of unique trees and vegetation to develop meshing seamlessly with the land that once dominated the 
region as a traditional coffee plantation. 

Above the property lies a forest reserve that is now under protection by the Costa Rican government, further 
enhancing the exclusivity and natural habitat the Resort might offer its guests.  The proposed plans call for over 
60% of the acreage to be maintained according to its current open-space use with minor development to enhance 
and beautify the surrounding Resort’s setting. 

The breathtaking views from the property of the Meseta Central and to the north of the slopes of the volcanic 
cones Poás and Barba, provide an idyllic setting for the proposed Resort. 
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Escazú: Past and Present  

 
The town of Escazú is one of the country’s most urban 

neighborhoods that offer the optimum blend of today’s 

modern commercial shopping outlets and finest residences.  

Coupled with its proximity to the capital, Escazú is the de 

facto expatriate enclave as several embassies have their 

residences located here, including the residences of the US 

British Ambassadors.  The past few years have seen a 

significant influx of newly arrived foreigners from North America, South America and Europe.  It is home to 

many bars and restaurants, especially those of the more chic (and expensive) variety.  Escazú is the most well-

known upscale location in Costa Rica. 

The name Escazú derives from the indigenous word "Izt-kat-zu", which means "resting stone".  Local legend tells 

of Indians traveling from Aserri (south of San Jose) to Pacaca (near Ciudad Colon), who used to stop and rest at 

this location, which was about half way between the two villages.  The first inhabitants were natives from the 

Guetaras or Huaca tribes. By 1755, villagers were ordered out of Escazú and moved to San José by force.  From 

1796 to 1799 the church of San Miguel was built with the cooperation of the people that had already re-

established at this site.  By 1801 the population of Escazú reached 1,325 and on May 28, 1920, the government of 

Costa Rica granted Escazú the status of City, head of the Canton (County) of Escazú.  Present day, Escazú is 

divided into three districts, Escazú Centro, San Rafael and San Antonio in which about 30,000 people reside. 

One cannot help but notice the green mountains that mark this region defining it, at one time, one of the best 

coffee growing regions in the world.  Escazú is now one of the 

most desirable tourist destinations in Costa Rica as seen by the 

influx of wealthy American and Pan-American visitors who 

continue to gravitate toward this majestic region. 
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FINANCIAL SYNOPSIS 

The project calls for an additional $30.6 million in construction costs financed primarily via non-permanent, 
interest-only credit facility.  When construction is completed in 18 months, the entire property could potentially 
be refinanced via a new senior facility further enhancing the project’s IRR.  See the Appendix for further 
explanation of zoning and development regulations and restrictions. 

SITE PLANNING
Total Site Area 64 acres
Usable Area 70% 45 acres

Miscellaneous Extra Infrastructure 6 acres
Hotel #1 12 acres
1BR Condo 140 0.00 acre/lot 18 acres
2BR Condo 40 0.00 acre/lot 6 acres
3BR Condo 10 0.00 acre/lot 3 acres
Total 190 45 acres

Remaining Usable Land 0 acres 

 

Hotel Sale 

The model anticipates that sale of the 12 acres of land to a national hotel chain will net $5,000,000 in additional 
proceeds.  An investor may or may not choose to exercise this assumption and could develop the hotel 
themselves. 

Residential Sales 

The cash flow anticipates sales of condominium units will occur over a 5-year time frame commencing once 
construction is completed.  Unit sale prices are kept flat over the project’s investment period and preconstruction 
deposits of 10% will be taken on all units based on purchase prices of: 

Units Quantity Size Avg. Unit Prices $/SF Total Sales 
1 BR 140 1,153 sf $475,000 $412 $66,500,000 
2 BR 40 1,442 sf $575,000 $399 $23,000,000 
3 BR 10 1,922 sf $700,000 $364 $7,000,000 

Weighted Averages 190 1,254 sf $507,895 $405 $96,500,000 
 
7-Year Proforma 

TOTAL 2007 2008 2009 2010 2011 2012 2013
Deposits $10,150,000 $3,912,500 $2,895,000 $1,930,000 $965,000 $447,500 $0 $0
Net Sale Proceeds $91,350,000 $0 $0 $35,212,500 $26,055,000 $17,370,000 $8,685,000 $4,027,500
Commissions ($6,040,000) $0 $0 ($2,297,500) ($1,737,000)($1,158,000) ($579,000) ($268,500)
Marketing Budget ($2,895,000) ($723,750) ($723,750) ($289,500) ($289,500) ($289,500) ($289,500) ($289,500)
Equity ($25,000,000) ($13,675,000) ($10,788,667) ($536,333) $0 $0 $0 $0
Debt Repayment ($32,258,612) $0 ($21,214,463) ($6,360,033) ($3,105,713) ($1,434,911) ($143,491)
Cash Flow $35,306,388 ($10,486,250) ($8,617,417) $12,804,703 $18,633,467 $13,264,287 $6,381,589 $3,326,009

-41.9% -34.5% 51.2% 74.5% 53.1% 25.5% 13.3%
IRR 45.4%

 

Projected IRR  45.4% 

PRO FORMA
Costs
Land Purchase $25,000,000
Closing Costs 7.0% $1,750,000
Financing Fee 2.0% $600,000
Basic Infrastructure (Inc. soft) $2,000,000
1 BR Costs (Inc. soft) 140 $100 /sf $16,142,000
2 BR Costs (Inc. soft) 40 $110 /sf $6,344,800
3 BR Costs (Inc. soft) 10 $115 /sf $2,210,300
Debt Service 10.00% $1,367,500

$55,414,600

Equity 45.1% $25,000,000
Debt 54.9% $30,414,600
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FLOOR PLANS 
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MARKET OVERVIEW  
 
It is widely known that Costa Rica has experienced a vacation real estate and tourism boom in recent years.  A 

great indicator of the high activity level is the size of the local hotel development pipeline.  At the beginning of 

2008, the development pipeline for luxury hotel room inventory for the Pacific coast markets of Costa Rica 

contained approximately 2,000 rooms of new supply situated in  twelve separate projects, compared with an 

existing (operating hotel room) inventory of approximately 500 luxury hotel rooms. 

This pipeline is also driven by business travelers who expect the elegant atmosphere required to conduct formal 

business activities, yet desire a full, on-site amenity package to utilize during off-hours.  Costa Rica is located in 

one of the prime climatic regions of the world, according to several world rankings, and is therefore ideal for 

conducting such year-round business and vacationing activities.  The table below shows the importance of growth 

of tourism over the past eight years and projected growth in 2008.1 

 
2000 2001 2002 2003 2004 2005 2006 2007 2008 (Est)

Tourists Visiting Costa Rica 1,088,075 1,131,406 1,113,359 1,238,692 1,452,926 1,679,051 1,716,277 1,838,133 1,968,640

Revenue by Type ($ millions)
Other - Traditional 877.8 738.8 691.1 793.8 800.7 757.2 926.6 992.4 1062.9
Coffee 272.0 161.8 165.1 193.6 197.6 232.7 227.8 244.0 261.3
Bananas 546.5 516.0 477.5 553.1 543.3 481.1 629.5 674.2 722.1
Pineapples 114.1 133.8 156.2 197.4 255.9 324.7 433.3 464.0 497.0
Pharmeceuticals 80.3 81.0 90.1 103.0 110.0 103.2 114.1 122.2 130.8
Tourism 1229.2 1,095.5 1,078.0 1,199.4 1,358.5 1,569.9 1,620.8 1,735.9 1,859.1 

Total of all Export Revenue 5,849.7 5,021.4 5,263.5 6,102.2 6,301.5 7,026.4 8,207.3 8,790.0 9,414.1

% of Tourism Revenue of Overall Revenue 21.0% 21.8% 20.5% 19.7% 21.6% 22.3% 19.7% 21.2% 22.7% 
 
 

Strong Governmental Support  

According to the Costa Rican travel bureau, visitors normally stay 6-12 days, which provides a significant amount 

of time for travelers to spend on luxury hotels and services.  Costa Rica's president, Oscar Arias, has publically 

stated his nation’s desire to continue to stimulate growth in tourism and tourism related investments, as the sector 

had become established as an engine of economic development in the last decade. 

 

                                                 
1 Source: Costa Rica Travel and Tourism Bureau 
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Traditional Occupancy & Average Rate Analysis 

Despite the slowdown in funding of new projects from North American financial service companies, simple 

supply and demand indicates that both industry revenue and market-wide occupancy would be enhanced by a 

slowdown in the pace of new supply entering the market, comparing luxury hotel room inventory growth of 300 

rooms per year with growth of 500 rooms per year.  The occupancy and average rate conclusions were further 

supported by reviewing Smith Travel Research (STR) data from the Maui/Lanai, Hawaii market in the early 

1990's, where a similar spike in luxury hotel supply took place.  In the Hawaii case study, market-wide hotel 

occupancy dropped by ten points when the luxury hotel room supply tripled in the 1989 to 1991 period, and ADR 

growth stagnated for the following four years.   

 

Sustainability in Costa Rica: Not Just Talk 

In January 2008 a team comprised of Yale and Columbia University researchers released the first comprehensive 

country rankings of "green-ness" based on an Environmental Performance Index, or EPI.  The EPI incorporates 25 

categories of statistics and indicators to arrive at a composite score between zero and 100, with 100 representing a 

"perfect" EPI score.  Five countries of the 149 analyzed scored an EPI of 90 or higher.  Of the five, Costa Rica 

was the only country representing the Americas (Switzerland and three Scandinavian nations round out the top 

5).  This accomplishment is even more compelling when one considers that Costa Rica has a per capita GDP that 

is less than one third that of any of the other "top five" countries. 

Examples of how Costa Rica has institutionalized sustainability in the tourism sector are several.  First, its Blue 

Flag program, designating quality standards for the nation's beaches, has become a symbol of local pride.  When a 

popular tourist beach lost the Blue Flag designation in 2007, residents and local government quickly mobilized to 

remedy the situation and have the status restored.  

Another program administered by the ICT, Costa Rica's official tourism organization, has established 

sustainability rankings for hotels, ranging from one to five "Leaves".  The levels awarded are based on an analysis 

of the hotel's commitment to the local community, to nature, and to minimizing environmental impact.  For 

example, the Best Western Jaco Beach Hotel was recently awarded a 4-Leaves recognition, representing 80% 

compliance with the program's principles. 
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Economic Feasibility Indicators 

During the first six months of 2008, despite slowing US economic growth, as well as rising global food, fuel and 

airline prices, international arrivals to Costa Rica increased 12% over the same period in 2007.  This statistic 

follows a ten year compound average growth rate in arrivals of over 9%.  The larger globally branded coastal 

hotels continue to report occupancy rates in excess of 75%, consistent with 2007 levels.  At the governmental 

level, the Arias administration achieved an annual budget surplus in 2007, after years of deficit spending, which 

has continued into the first two quarters of 2008.   

 

Not coincidentally, Standard & Poor's recently (July, 2008) raised Costa Rica's long range debt rating to "BB".    

Though the US real estate downturn has affected the volume of vacation home sales in the Pacific coast market of 

Costa Rica, Canadian purchasers represent an increasing source market for middle market vacation home projects.  

 

Social Feasibility Indicators 

In the approximately thirty miles of Guanacaste coastline between Culebra Bay and the Tamarindo area at least 

ten mixed-use resort communities of 500 or more acres each are operating, planned or under construction.  Many 

more single or multi-building residential condominium projects are also in initial planning or construction.  Some 

of the social consequences of the slowdown in the development pipeline are: 

The road paving capability of local municipalities is beginning to catch up with the demands of tourists and 
developers (with the help of resort developers in some cases).   
   
 

Environmental Feasibility Oversight 

SETENA, the environmental organization responsible for approving construction and development plans, is in the 

process of re-engineering most of its procedures.  The organization's capabilities were overwhelmed in recent 

years due the relatively small size of its staff and the rapid growth in construction activity.  Four of SETENA's 

seven directors have left or been replaced this year and the agency's operational budget has been increased five-

fold.  As with road paving projects noted above, organizational, as well as physical infrastructure in Costa Rica is 

now getting a chance to catch up with the pace of coastal development. 
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In Guanacaste, water is a scarce and valuable resource. Community water projects to accommodate projected 

population and tourism growth in coming years have become political and economic lightening rods.  At the same 

time, resort developers are planning at least six golf courses in addition to the four that are currently operating. 

One or more of the proposed courses are planned to be developed in accordance with Audubon Cooperative 

Sanctuary Program (ACSP) guidelines which will minimize environmental impact. However, the traditional 

economic feasibility study techniques for a proposed development do not incorporate the opportunity costs of 

diverting scarce resources from one potential use to another.  

 

Summary 

Costa Rica has seen a dramatic increase in tourism and tourism investment in recent years and has taken a 

stronger stand, as a nation, for sustainable development.  On the positive side, the slowdown in the luxury resort 

development pipeline has given the country a chance to build both its physical and regulatory infrastructure to 

better accommodate and manage the projected growth.  In addition, it was noted that the deceleration of new hotel 

supply in the market will serve to maximize economic lodging indicators of occupancy and average rate. 2 

                                                 
2 Source: HIV 2008 market report 
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RESIDENTIAL DEVELOPMENTS  
 
Cortijo – Los Laureles 
(www.cortijoloslaureles.com) 

Within in the heart of the Central Valley and surrounded by the 

hills of Escazu have emerged the most exclusive residential 

developments in Costa Rica. It is strategically located in a 

highly exclusive and secure residential neighborhood where 

the most important foreign country embassies can be found, 

including the US Embassy.  Parking and storage are located on 

the premises and included with every unit. 

�  The Cortijo consists of 4 towers of luxury apartments, condominiums and penthouses. 

�  Floor plans include 1, 2 and 3 bedrooms layouts. 

�  Sizes range from 783 sf ft (81.5 m2) for 1 bedroom units to 1,595 sf ft (166 m2) for 3 bedroom units. 

�  Price range from $320,000 (1 bedroom) to $700,000 (3 bedroom) 

 
 
 

Santa Ana Flats – Santa Ana 
 
Designed by the architectural firm AIE (www.aeisa.net), Santa Ana 

Flats is located less than a mile from the heart of Escazu.  This 4-story, 

contemporary glass/concrete structure will have parking and storage for 

each unit on the first floor and the upper three floors will feature 18, 

one, two and three bedroom apartments, each offering high-end finishes 

and stunning views.  To date, 60% of the units have been presold. 

�  Floor plans include 1, 2 and 3 bedroom layouts. 

�  Sizes range from 700 sq. ft. (78 m2) for 1 bedroom units to 

2,500 sq. ft. (278 m2) for 3 bedroom units. 

�  Price range from $150,000 (1 bedroom) to $1,000,000 (3 

bedroom) 



EXECUTIVE SUMMARY  

 

RESORTS &  SPAS  

InterContinental Real 
Prospero Fernandez Highway 
San Jose, Costa Rica 

The Real InterContinental Costa Rica Hotel is strategically 
located in San Jose, Costa Rica, within the exclusive area of 
Escazú, across from the Multi Plaza Shopping and 
Entertainment Center.  The hotel boasts a newly refurbished 
and heated outdoor pool.  

The Real InterContinental Costa Rica Hotel offers 261 
elegantly appointed rooms and suites with 20 meeting rooms 
which make this property the ideal location for the most 
important corporate, government and social events. 

Hotel services include the Azulejos Restaurant featuring 
international cuisine and four new dining options: Alfredo the Emperor of Fettuccine the best Italian food with a 
wide selection of wines, The Factory Steak and Lobster to enjoy the best imported cuts beef and Maine Lobster, 
Nau Bar a trendy ambiance lounge music with a variety of sushi, and Zambra Lobby Bar with live music to enjoy 
a delicious cocktail in the perfect setting.  Additionally the hotel offers 24 hours gym, beauty parlor, tennis court, 
and sauna and massage treatments. 

�  $220/night for Mini-Suites, (170 Suites) 
�  $300/night for Executive Suites, and (85 Suites) 
�  $600/night for Luxury Executive Suites (6 Suites) 

 
 
Marriott San Jose 
700 Metros Oeste De La Firestone  
San Jose, Costa Rica 
 
Costa Rica Marriott features a colonial hacienda set on a 30 
acre coffee plantation, decorated with antiques for an elegant 
and relaxed atmosphere.  The architecture, grounds and 
exceptional service are captivating.  The Hotel has 244 rooms, 
including 6 luxury suites and an 11,350 sq-ft of ball room 
space.  Two outdoor pools compliment the Palmas Wellness & 
Spa.  Further, the Hotel has four on-site restaurants: La 
Isabella Tapas & Wine Celler, Antigua, Casa del Café, and La 
Castilla. 

�  $220/night for Mini-Suites, (142 Suites) 
�  $320/night for Executive Suites, and (90 Suites) 
�  $750/night for Luxury Executive Suites (6 Suites) 
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Hotel Herradura 
Autopista General Cañas 
San Antonio de Belén Crossing 
Heredia, Costa Rica 
 
The Hotel Herradura is nestled in the heart of the central 
valley, amid a breathtaking backdrop of lush green meadows 
and surrounded by beautiful mountains, five miles away from 
the San Juan International Airport (SJO), and a short driving 
distance from San Jose, the capital city.  The Hotel is nature 
friendly and on August 1999 was awarded with four out of 
five sustainability flags of the "BANDAS DE 

SOSTENIBIILIDAD" Program (Sustainable Flags Program) of the Costa Rica Tourist Board, making the 
property the first hotel to obtain this prestigious distinction.  The Hotel’s 232 rooms include breakfast buffet, have 
access to over 10,000 square feet of meeting rooms a full casino and access to Costa Rica’s most prestigious golf 
course, the Cariari Country Club. 

�  $220/night for Mini-Suites, (146 Suites) 
�  $320/night for Executive Suites, and (80 Suites) 
�  $750/night for Luxury Executive Suites (6 Suites) 

 
Meliá Cariari 
Autopista Grl. Canas, Cruce 
San Antonio, Costa Rica 
 
Meliá Cariari has 222 guestrooms and suites conditioned to 
offer its guests a charming and comfortable stay in San Jose.  
The hotel offers guests the use of two swimming pools, a full 
casino and free transportation to the Valle de Golf.  For 
business travelers, the hotel offers a variety of services to 
facilitate meetings and events, including a fully equipped 
business center and 11 meeting rooms with a capacity to host 
1,000 people. 

�  $140/night for Mini-Suites, (174 Suites) 
�  $255/night for Executive Suites, and (42 Suites) 
�  $360/night for Luxury Executive Suites (6 Suites) 
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Barcelo San Jose Palacio 
Residencial El Robledal, 
La Uruca, Costa Rica 
 
The Barceló San Jose Palacio, a five-star hotel located in 
vibrant San José , Costa Rica , is a traveler’s dream.  Situated 
in a quiet area of the nation’s capital, the Barceló San Jose 
Palacio combines all the amenities of an elite metropolitan 
hotel with a multitude of onsite leisure activities. 

The Barceló San Jose Palacio boasts the largest, most 
prestigious conference center in Costa Rica.  With 14 
spacious, fully-equipped meeting rooms, the hotel has the 

capacity to host up to 1,200 people for business meetings, conventions or special events. Wireless connections are 
located throughout the hotel.  The Barceló is located 15 minutes from the airport and 2km from the center of the 
town.  

�  $150/night for Mini-Suites, (231 Suites) 
�  $175/night for Executive Suites, and (22 Suites) 
�  $200/night for Luxury Executive Suites (1 Suites) 

2008 Average Daily Rates (ADR) 
 Camino Marriott Cariari Herradura Barcelo  
Rack (Double) $220 $220 $140 $170 $150 
Junior Suite $300 $320 $255 $250 $180 
Executive Suite $600 $750 $360 $600 $400 

 
Hospitality Occupancy Levels 

 2003 2004 2005 2006 2007 2008 (Est) 
High Season 68% 74% 78% 80% 84% 82% 
Low Season 58% 61% 63% 67% 76% 74% 
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CONCLUSION  

In summary, Escazú is an established and growing tourist destination for American and Pan-American travelers as 

well as an historic and entrenched enclave for the country’s social and political bourgeoisies.  Given the 

investment opportunity outlined above for development and sale of the 190 high-end residential units of the 

Escazú Plantation Resort and Spa, an investor could potentially realize significant profits with the full execution 

of the proposed development plan. 

The recent investments by InterContinental Hotel Group, Marriott, Ian Schraeger Hotels and host of luxury resort 

hotel investors validates steady and increasing market-wide demand for this product type. 

·  Low Risk Investment Profile – 100% of the investor’s equity is returned at the conclusion of the fourth 

year.  This, coupled with the low loan to cost constant of 65%, drastically mitigates potential risks. 

·  Implicit Upside – An investor will have the opportunity to develop the hotel portion of the land rather 

than selling, further improving the already substantial IRR.  Additionally, as unit sales increase, the 

investor will have the chance to push pricing to higher levels.  NOTE: This potential upside has not been 

accounted for in the proforma.  Recent sales comparables indicates land values of $28 per buildable 

square foot indicating a current market value of $55,000,000! 

The demand for this product will only get stronger as the synergies between tourism, golfing and the new hotel 

are further developed in resort area of Escazú. 
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APPENDIX 

ZONING REGULATIONS &  ARCHITECTURAL OVERVIEW  

Topography Description 

The Property has 25 hectares of land, with a hilly shape topography and with very amazing views of the valley. 
Crossing the middle part of the property is a creek which is dry all year but the rainy season (from May to 
December).  The Property is bounded on the southern side by a fully functioning river with running water all year 
long. 

The Property has access to three public roads, two of them fully improved and paved, with the upper eastern most 
road connecting directly to Escazú (the fasten growing urban portion of San José); and the southeastern road 
connecting with Santa Ana (considered the second fastest growing urban section of San José).  The unpaved road, 
located in the north section of the Property is virtually impassable but does connect with the one to Escazú. 

Zoning Plan 

The Zoning Plan for Santa Ana states the following: 
1. This Property is in an environmentally protected zone. 
2. The permitted uses for the land include:  Hotels, Country Clubs, Multi-Family Dwellings and Not-for-

Profit Educational Facilities. 
3. The minimum sub-divisible size of a property must be 2 hectares or more. 
4. The maximum authorized height is 12 meters or 3 stories. 
5. Every building of 3 stories has to be set back from the boundary of the property by at least 20 meters.  A 

developer is allowed to obtain a variance to build higher and for every one storey that is added, the 
developer will have to set-back the building by an additional 10 meters. 

6. Lot coverage can be no more than 10% of the total land.(For this calculation the town takes in 
consideration only the foot print of the building.  Roads, swimming pools, sidewalks, parking spaces, 
overhangs, etc, are not counted toward determining FAR). 

7. Additional coverage requirements are: 
a. For hotels: 20 rooms per hectare of land, 
b. For multi-family dwellings: 60 people per hectare of land (In this case the officials make their 

calculation by considering that in each bedroom is occupied by 2 people.)  This is equivalent to 
30 bedrooms per hectare. 

8. Every project must have a wasted water treatment plant on-site.  

The Hotel Project 

The proposed hotel would be located on the southern part of the Property and separated from the rest of the 
project by the natural creek.  Placing the hotel here fulfills all the regulations of the Zoning Plan. 

The Residential Project 

On the north side of the property, it is recommended to pave and repair a section of old dirt road leading to the 
once functional coffee plantation.  The project assumes that this portion would be utilized to connect with the 
existing, paved northern public road.  This allows for the construction of an additional building. 

A 3-floor configuration assumes: 
�  8 apartments of one bedroom located on the 1st & 2nd floors 
�  8 apartments of two bedrooms located o the 1st & 2nd floors 
�  4 apartments or penthouses of 3 bedrooms with a den/office located on the 3rd floor 

Staying with the Zoning Regulations it is possible to construct 9.5 buildings with the above configuration. 


