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PRIVATE OFFERING MEMORANDUM 

Summary 

Cozza Realty Group is pleased to offer our newest exclusive investment opportunity where our firm is 

the exclusive marketing and sales staff.  Sterling Springs Resort is a Resort Style Smoky Mountaintop 

development located in Sevierville, Tennessee, otherwise known as the Gatlinburg/Pigeon Forge area.  

The resort is less than 10 years old, but is one of the highest per capita in new visitations in the United 

States due to its onsite amenities, including the Wahoo Zipline and many other area attractions;  Wahoo 

ZipƭƛƴŜ ƛǎ ǘƘŜ ǿƻǊƭŘΩǎ ƭƻƴƎŜǎǘ ŀƴŘ Ƴƻǎǘ ǾƛǎƛǘŜŘ ȊƛǇƭƛƴŜ ǘƘŀǘ ŀǘǘǊŀŎǘŜŘ ƻǾŜǊ трΣллл ǊƛŘŜǊǎ ƛƴ нллфΦ 

Sterling Springs Resort is a full service resort and spa with a subdivided 100 individual deed restricted 

cabin lots.  Current buildout is 30% of beautiful log cabins built by the same developer and constructed 

of the highest grade construction specifications, offering a 5 star rated feel.  There are no 5 star hotels in 

Sevier County and only two 4-star hotels.  Cabin living offers luxury vacation destination and with a 

ōǳƛƭŘƛƴƎ ƳƻǊŀǘƻǊƛǳƳ ŎƻǾŜǊƛƴƎ ǘƘŜ {Ƴƻƪȅ aƻǳƴǘŀƛƴǎ ŎŀƭƭŜŘ ǘƘŜ ά{ŀǾŜ hǳǊ aƻǳƴǘŀƛƴǎ !ŎǘέΣ ŘŜǾŜƭƻǇƳŜƴǘ 

is limited which is the cause of the near 100% cabin occupancy rate in Sterling Springs Resort.   

Average rental rates for a smaller cabin range from $135 during the week and $205 for weekend rates.  

Three bedroom cabins have rental rates of $155 during the week and up to $335 during the weekend, 

season  sensitive.  Our strategic turn-key and passive investment opportunity is being offered for 

$149,000 with a developer guarantee of 15% ROI over the first 3 years of ownership. 

Visitors traveling by air would fly into Knoxville International Airport.  The airport is located only 35 miles 

from the Resort and there are numerous rental car services within the airport. 

Sterling Springs Resort offers an affordable high income yielding real estate opportunity with proven 

occupancy and revenue where sales will offer an immediate equity position of about $20,000 based on 

comparables closing during the month of May 2010.  Although there are existing traditional cabins, our 

first comparable sale of the new structure is being completed in May. 

Cozza Realty Group is offering our newly designed ά{ǇƘŜǊƛŎŀƭ aƻǳƴǘŀƛƴ /ŀōƛƴǎέ as a energy efficient, 

appealing, and cost efficient income producing asset with a One Year Developer Guarantee in Return On 

Investment with greater future benefits.  It is our opinion that owning a tangible asset in Sterling Springs 

Resort exceeds the Return on Investment (ROI) of most ROI vehiclŜǎ ƛƴ ǘƻŘŀȅΩǎ ƳŀǊƪŜǘǇƭŀŎŜΦ 

 

  



Attractions 

{ŜǾƛŜǊ /ƻǳƴǘȅ ƛǎ ǘƘŜ ƘƻƳŜ ǘƻ ǎƻƳŜ ƻŦ ǘƘŜ ƴŀǘƛƻƴΩǎ Ƴƻǎǘ ǇƻǇǳƭŀǊ ŀǘǘǊŀŎǘƛƻƴǎΦ  

1. Smoky Mountains National Park ς Attracts 10 million visitors per year and is the most visited 

national park in the country.  It is the #1 Attraction in the entire state of Tennessee and consists 

of over 520,000 acres.  The park is located 6 miles from subject property. 

2. Dollywood Family Adventure Park ς Attracts over 2.4 million visitors per year.  Currently the #2 

attraction in Tennessee.  Mystery Mine Roller Coaster ranked the best new theme park 

attraction in 2007.  Dollywood is located 6 miles from our resort. 

3. 5ƻƭƭȅǿƻƻŘΩǎ {ǇƭŀǎƘ /ƻǳƴǘǊȅ ²ŀǘŜǊ tŀǊƪ ς 5ƻƭƭȅǿƻƻŘ {ǇƭŀǎƘ ǿŀǎ ƴŀƳŜŘ ά.Ŝǎǘ bŜǿ ²ŀǘŜǊ tŀǊƪέ 

by the World Water Park Association.  Features more than 23 water adventure slides, thrill rides 

ǿƛǘƘ ŘŀǊƛƴƎ ŘǊƻǇǎΣ ǿƘƛǘŜ ǿŀǘŜǊ ǊŀŦǘƛƴƎΣ ŀƴŘ ǘǿƻ ƛƴǘŜǊŀŎǘƛǾŜ ŎƘƛƭŘǊŜƴΩǎ playground areas. 

4. wƛǇƭŜȅΩǎ !ǉǳŀǊƛǳƳ ƻŦ ǘƘŜ {ƳƻƪƛŜǎ ς Attracts 2 million visitors per year and is the most visited 

ŀǉǳŀǊƛǳƳ ƛƴ ǘƘŜ ¦ƴƛǘŜŘ {ǘŀǘŜǎΦ  IƻƳŜ ǘƻ ǘƘŜ ²ƻǊƭŘΩǎ ƭŀǊƎŜǎǘ ŀǉǳŀǊƛǳƳ ǘǳƴƴŜƭΦ 

Sterling Springs Resort is located only 8 miles to Gatlinburg.  The town of Gatlinburg is a walkable town 

that consists of over 1 million square feet of shopping.  The city is the largest shopping district from 

Nashville to North Carolina, new/upscale with boutiques, anchor stores, specialty stores, restaurants, 

and more.   

The resort is also located only 4 miles from the city of Pigeon Forge.  Pigeon Forge is a major retail 

ŘƛǎǘǊƛŎǘ ŀƴŘ ǘƘŜ ƘƻƳŜ ǘƻ ǘƘŜ ǿƻǊƭŘΩǎ ƭŀǊƎŜǎǘ ¢ŀƴƎŜǊ {ƘƻǇǇƛƴƎ aŀƭƭ hǳǘƭŜǘǎΦ  LŦ ȅƻǳ ŀǊŜ ƭƻƻƪƛƴƎ ŦƻǊ ƎǊŜŀǘ 

food, entertainment, and shopping, Sevier County has it all. 

 

Other Area Highlights: 

1. Dollywood adding $5 million expansion to Water Park  by summer of 2010. 

2. NASCAR ς Recently approved. 

3. Disney ƛǎ ƭƻƻƪƛƴƎ ǘƻ ŀŎǉǳƛǊŜ ƭŀƴŘ ƛƴ {ŜǾƛŜǊ /ƻǳƴǘȅ ƻƴŎŜ ǘƘŜȅ ǿƻǊƪ ƻǳǘ ŘŜǘŀƛƭǎ ǳƴŘŜǊ ǘƘŜ ά{ŀǾŜ 

hǳǊ aƻǳƴǘŀƛƴǎ !ŎǘέΦ 

4. Amtrak Hub of high priority to city of Gatlinburg for 2011. 

Tourism Statistics: 

1. Within 1 day driving distance to over 75% of the U.S Population 

2. 50% of visitors travel up to 500 miles 

3. 33% of visitors stay between 5-7 nights 

4. Average couple spends $1,800 per trip. 

5. Average family returns 2-4 times per year. 

6. $1.2 billion in travel expenditures in 2009. 

  



On-Site Amenities 

1.  Wahoo Zipline:  www.WahooZip.com .  Owned by Sterling Developer. 

2. Onsite Helipad offering guided scenic helicopter tours of the Smoky Mountains.  Helipad is built 

and helicopter will be delivered by summer 2010.  SSR is the only resort in Eastern Tennessee 

with a helipad. 

3. 5,000 Square Foot luxury spa currently under construction which will offer massages, mineral 

pools, hydrotherapy, hot stone massage, manicures/pedicures, etc. 

4. On-Site Welcome Center and Property Management Office. 

5. 40 x 90 Resort Style Sports Pool.  Zero entry kids pool with water features.  Oversized multi-

person Jacuzzi.  Southern Cuisine Poolside Bar/Grill. 

6. Full Size Soccer Field 

7. Fitness Center (to be complete with clubhouse completion) 

8. On-Site 24-hour Concierge and  Housekeeping. 

Development Inventory, Construction, and Phasing 

Currently, there are approximately 32 log cabins on site where 28 are used in the rental program under 

{ǘŜǊƭƛƴƎΩǎ ƻƴ-site management company.  Pictured below is a typical 3 bedroom cabin, recently 

appraised at $270,000 in April 2010.   

 

Our new concept of future construction is not only more appealing, but significantly more cost efficient 

than the traditional log cabins with absolutely zero compromise to rental rates and structural integrity 

when compared to traditional, more expensive cabins.  There will be a section of the resort dedicated 

for our developer assisted plan called ά{ǇƘŜǊƛŎŀƭ aƻǳƴǘŀƛƴ /ŀōƛƴǎέΣ a state of the art, energy efficient 

circular cabin offering unobstructed and panoramic views of the Smoky Mountains.   

http://www.wahoozip.com/


Our Spherical Mountain Cabins will be 2 bedrooms 2 bathrooms, capable of sleeping 6-8 Adult guests.  

Each bedroom will sleep 2, pullout couch in living room will sleep 2, and two upstairs loft would sleep 2 

more.  All Circular cabins will come complete with our themed furniture package, ŀ пнέ [/5 ǿŀƭƭ-

mounted television, wrap-around deck in the rear, Jacuzzi, landscaped Grill area, all built on your own 

lot offering pristine views of the Smoky Mountains.  The main floor will have a spacious 1,000 square 

feet and the upstairs loft via spiral staircase will increase square footage by 500 square feet, totaling 

1,500 square feet of living space in these state of the art cabins. 

Interior finishes would make any interior designer proud.  Your walls and cathedral ceilings will be of 

floor to ceiling glossed pine wood and plenty of windows.  There will be no compromise to window 

space as we want to allow every opportunity for panoramic mountain views.  Floors will be a more 

durable, but similar wood material.  Appliances will be of high quality and entire cabin will come 

complete with a special warrantee. 

Sterling Springs Resort will be sold in 3 separate phases with only 10-12 sales per phase with 

incremental price increases.  Each home will take approximately 50 days to build and new home-starts 

would commence upon executed / hard contract between buyer and developer.  Purchaser would be 

required to provide a commitment letter from a lending institution of our choice and would be expected 

to close escrow within 30 days of completion.   

Currently, there are no ά{ǇƘŜǊƛŎŀƭ aƻǳƴǘŀƛƴ /ŀōƛƴέ exact comparables in Sevier County.  The existing 

spherical homes within a 200 mile radius do not conform to code thus do not qualify for conventional 

mortgage financing.  Our structures will be not only energy efficient, but will also conform to residential 

building code allowing conventional financing. 

 

Marketing Strategy 

Cozza Realty Group will NOT market this development publicly including in the local Multiple Listing 

Service.  Sales will be performed from our network within so we can hold highest integrity for real estate 

investor sales and provide a true and valuable exit strategy and demand continuity. 

Property Management 

Sterling Springs Resort on-site rental management currently offers cabin owners a 60/40 split in rental 

revenue with the higher amount going to the cabin owner and 40% paid to Sterling Management 

Company.  Property Management job description includes Full Rental Program, all accounting, Direct 

Deposits, weekly e-mail updates, job site photos, monthly revenue reports of profit/loss, and a customer 

web portal.  This is a perfect situation and opportunity for out-of-state and passive owners. 

Pricing & Developer Guarantee 

Sterling Springs Resort is currently offering Phase 1 cabins, totaling 18 units.  The first phase will be sold 

at $149,900.  Phase 1 cabins will offer a written developer guarantee offering a 15% Capitalization Rate 



for the first 3 years respectively.  Each cabin owner will be guaranteed $23,000 in rental revenue for 

each of the first 3 years.    Our most recent appraisal on our new cabins have been valued at over 

$170,000, offering real estate investors in immediate equity position at over $20,000. 

Occupancy / Vacancy 

Since January 2010, Sterling Springs Resort has held occupancy at 92%.  As of May 15, 2010, there are 

reservations in place for 85% occupancy until October 15, 2010, likely to fill to full occupancy quickly.  

Since March 9, 2010, Sterling Springs Resort has been 100% Occupied with rates between $120 and 

$380 per night for visitors.  One of the most pleasant problems to have is that Sterling Springs Resorts is 

in need of a minimum of 60 cabins to fulfill the request of all visitor inquiries and reservation attempts. 

Fly and Buy Investor Program 

Cozza Realty Group ƛǎ ƻŦŦŜǊƛƴƎ ŀ άCƭȅ ŀƴŘ .ǳȅ tǊƻƎǊŀƳέΦ  ¢ƘŜ Cƭȅ ŀƴŘ .ǳȅ tǊƻƎǊŀƳ ǿƛƭƭ ǊŜƛƳōǳǊǎŜ ǘǊŀǾŜƭ 

expenses to all buyers that successfully close escrow.  A minimum of 2 ǿŜŜƪǎΩ notice is required so that 

we may attempt to reserve an on-site cabin for the stay during the Fly and Buy visit.  Fly and Buy will 

include a complimentary pass to Wahoo Zipline and area discount tickets.   

Location 

Sterling Springs Resort and the Wahoo ZipLine are located at 1400 Matthews Hollow Rd in Sevierville, 

Tennessee with a zip code of 37876. 

Distance To in Miles 

Gatlinburg, TN:  8 

Pigeon Forge, TN: 4  

Knoxville, TN:  35  

Greenville, SC:  138  

Atlanta, GA:  196  

Nashville, TN:  221  

Louisville, KY:  286  

Cincinnati, OH:  290  

Miami, FL:  862  

Within 1 days driving distance to 75% of the U.S. Population 

  



tǊƻ CƻǊƳŀ ŦƻǊ ǊŜŎƻƳƳŜƴŘŜŘ н .ŜŘǊƻƻƳ ά{ǇƘŜǊƛŎŀƭ aƻǳƴǘŀƛƴ /ŀōƛƴέ 

YEAR 1 Pro Forma ς Developer Guarantee 

Purchase Price -         $149,000 (All inclusive) 

Expenses:  Total of    $5,956 itemized below. 

¶ Annual HOA:  $936  (Includes Common Ground Liability Insurance, and Upkeep of common 

areas. 

¶ Utilities -       $2,820 

¶ Taxes -          $1,200 

¶ Insurance -   $1,000 

Developer Guarantees Cabin Owner Net Rental Revenues of the rental income amount to achieve the 

following Return on Investments.  Rental Revenue estimated at $24,000 per year for first 3 years. 

First Year Capitalization Rate:  15.00% 

Second Year Capitalization Rate:  15.00% 

Third Year Capitalization Rate:  15.00% 

 

Post Year 3 Pro Forma: 

Typical Gross Rental Revenue based on previous 12 months and 82% Occupancy:  Note:  Due to the new 

Wahoo Zipline, occupancy, revenues, and visitations are expected to increase significantly. 

¶ Gross Revenue     $37,500 (based off 82% Occupancy @ $125 per night average) 

¶ Expenses  -             $5,956 

¶ Gross Net Operating Income:      $31,554 

¶ Owner NOI @ 65% Share:            $20,510 

¶ 15.80 % Capitalization Rate 

 

 

 

 

 

 



Typical Construction of a Spherical Mountain Cabin. 

Note ς Pictures below are not exact.  Illustrations are to simply show the concept.  Floorplan is very 

similar to what our recommended plan is.  Exact plans are not available in rendering until June 1, only in 

blueprint. 

   

 

 

 



Suggested Floorplan 

2 Bedrooms, 2 Full Bathrooms with Upstairs Loft via spiral staircase 

Total Living Space will be 1,500 Square Feet.  Outside Deck will consist of nearly 550 Square Feet 

Featuring a Full Entertainment Theme with Jacuzzi and Landscaped Grilling area. 

 



 

  



 

 



Pictures of Sterling Springs Resort and Available Lot Views 

Our interior/exterior materials will be the same as shown. 

 

 

 


