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The Jacksonville Beach
Short-Term Rental
Owner's Guide

What beach-area rentals really earn, what they really cost, and
how to run one well — drawn from the live performance of the

80+ homes we manage.

80+ homes managed - 7,000+ five-star reviews - 98% owner satisfaction
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The scoreboard

Three numbers describe any short-term rental. Here are ours next to the market's — same town, same trailing

twelve months.

Occupancy is how often the home is booked. ADR is what Market columns are PriceLabs benchmarks; ours are full-
a booked night actually sells for. Multiply them and you get year standalone homes — with owners' personal nights
RevPAR — revenue per available night — the only number counted against us. Full methodology in the footnote.

that can't be gamed by discounting or by cherry-picking

busy weeks.

HOME SIZE OCCUPANCY NIGHTLY RATE REVPAR REVENUE
NOMAD / MARKET NOMAD / MARKET NOMAD / MARKET ADVANTAGE

1 bedroom 70% / 67% $164 / $129 $115/ %87

2 bedroom 72% / 66% $226 / $180 $163 / $121

3 bedroom 62% / 61% $331/ $244 $205 / $151

4 bedroom 63% / 60% $333 /5318 $210/ $195

5+ bedroom 63% / 62% $523 / $549 $329 / $341 at market

Occupancy: booked nights + 365, full-year standalone homes, cancellations excluded, owner-use nights counted against us. Market columns: PriceLabs
comp-set benchmarks per bedroom count, averaged over the trailing year. Market occupancy is booked share of available nights, so the true gap runs
wider than shown. ADR: achieved rate per booked night. RevPAR: occupancy x ADR.

On one- to three-bedroom homes, we out-earn the market by a third —
per available night.

Rate power, not discounting: $35-90 more per booked night at market-or-better occupancy. Large homes run at market — with owners'

personal nights counted against us.

THE SHAPE OF THE YEAR — SHARE OF ANNUAL REVENUE BY MONTH

—

10.2% 9.7% 10.2%

5%

Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

March and mid-summer carry the year; September is the trough. Nightly rates for the coming months are running ~11% above last year — budget cash

flow to the curve, and never sell March cheap.
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What a home actually earns — and spends

Median annual gross of comparable homes we manage, at current market rates. Ranges are the middle 50%;

beware anyone quoting a single confident number.

HOME SIZE CONSERVATIVE EXPECTED STRONG
1 bedroom $37,000 $41,000 $48,000
2 bedroom $56,000 $59,000 $65,000
3 bedroom $53,000 $72,000 $79,000
4 bedroom $70,000 $79,000 $85,000
5+ bedroom $75,000 $81,000 $103,000

Gross revenue, all booking channels, before expenses. Oceanfront typically adds ~20%+; a private pool, hot tub, or pet-friendly policy each add mid-single
digits. Run your exact address in thirty seconds: nomadhospitality.co/str-calculator

THE HONEST EXPENSE MODEL

Property management 18-20%
Cleaning & turnover* ~15%
Maintenance reserve 5%
Utilities & internet ~$300/mo
Supplies & consumables ~$200/mo

*Largely guest-paid via cleaning fees, but budget it. Not included:
mortgage, property taxes, insurance, HOA dues.

LICENSING, TAXES & THE RULES

Florida DBPR vacation-rental license — the state

license for transient lodging

Local business tax receipt — city/county business

registration

Tourist development & sales taxes — county bed

tax plus Florida sales tax; platforms remit some, not all

ONE-TIME LAUNCH COSTS

see the DK Design Studio menu,

Furnishing, design & setup

Professional photography

STR licensing & business

tax

Tax collection setup

Outfitting labor (managed)

p-6

~$150

~$150

~$200

cost +15%

Full design-and-launch packages: see the DK Design Studio menu, page

6.

Zoning & municipal STR rules — Jacksonville Beach

# Neptune # Atlantic; confirm your address

HOA/condo covenants — the most common deal-

killer; get them in writing before buying

STR-appropriate insurance — homeowner policies

generally exclude commercial short-term use

Requirements change — verify before you list. When we onboard a home, licensing and tax setup are handled as part of launch: a few hundred dollars, a

few weeks of lead time, done before the first guest.
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Self-manage, or hire it out?

The truthful version — we obviously have a horse in this race.

SELF-MANAGING WINS WHEN MANAGEMENT WINS WHEN
You live nearby, enjoy hospitality, and have 10—15 hours a Your time is worth more than the fee
week
You have one property and want to learn the business You're remote, scaling, or done with 11pm lockout calls
firsthand
You already have cleaners and handymen you trust Rate power matters: the +32—36% RevPAR gap on page 2

pays the fee on most homes, several times over

We wrote an article on who we're not a good fit for. Read it before you talk
to us — or to anyone else.

nomadhospitality.co/who-were-not-a-good-fit-for

Guests rate the Nomad experience 9.4 out of 10.

Average across 2,366 post-stay NPS surveys since January 2023. NPS — Net Promoter Score — is the standard "how likely are you to
recommend us?" measure used across industries.
THE FIVE-STAR OPERATING STANDARD

The standard behind 7,000+ five-star reviews and that 9.4 — achievable by a diligent self-manager too. The honest question is

whether you want a second job.

THE PHYSICAL STANDARD THE OPERATING STANDARD
Hotel-grade white linens — standardized means replaceable Response in minutes, 7:30am to midnight
Smart locks with per-stay codes Dynamic pricing reviewed daily, not seasonally
Streaming-ready TVs guests can actually use Multi-channel: Airbnb, Vrbo, Booking, direct
Stocked kitchen: coffee, starter supplies Same-day maintenance, in-house
A documented outfitting checklist — gaps kill reviews A monthly owner statement you can actually read
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How we actually run it

Our version of full-service — the tools, the people, and the partners.

MARKETING & REVENUE PROPERTY CARE

Listing creation and optimization on every platform. Dynamic Full-time in-house interior team — HVAC, electrical,

daily pricing on PriceLabs, market forecasting with AirDNA, plumbing, appliances — and exterior team for lawn, pool, pest,

and our own analytics watching every listing's position in its and pressure washing. Same-day response at $20—50/hr, not

comp set — daily, not quarterly. a 48—72 hour contractor queue.

GUEST OPERATIONS CALENDAR FREEDOM

Every guest message answered from 7:30am past midnight, Your home stays yours — with generous personal-use

with cleaning and restocking coordinated end to end. blocking, typically up to 14 nights a year and negotiable to your
circumstances.

THE STACK — AND WHAT IT DOES FOR YOU

Some of it is best-in-class software we license; the heart of it we build ourselves.

Uplisting (uplisting.io) runs the operation — bookings, guest messaging, and cleaning schedules on one platform

Besty Al (getbesty.ai) answers the routine instantly — wifi, parking, checkout times — so our human team spends its hours
delighting guests. Besty Locks issues each stay its own door code, expiring the moment the reservation ends — security for
the guest during the stay, and for your property after it

Q PriceLabs (pricelabs.co) sets dynamic daily pricing — the layer most professional hosts already run

$ Then the layer nobody else has — built by our sister company Sherpa Data (sherpadata.io):

SherpaFolio — your owner portal: statements that reconcile to the penny by the 15th, with the analytics to actually read them
RateAlpha audits every listing daily against its live comp set, on top of PriceLabs — most managers stop at layer one

RatePulse shows guests a live price comparison on nomadhospitality.co — making direct booking the obvious choice, at a 5%
fee instead of the OTAs' double digits

Listing Studio tunes what guests actually see: photo order, titles, captions, descriptions — even the listing's name. It matters.

Hearth ties smart thermostats to the booking calendar — comfortable at check-in, energy-saving between stays, and it flags

HVAC trouble before a guest ever feels it

Built, not rented — when something needs fixing, we fix it.

Design by DK Design Studio. From first consultation to full renovation — the complete menu is on the next page.

Management: 18% of gross collected with the exterior maintenance
bundle, 20% without.

Setup service $200/property - full fee breakdown at nomadhospitality.co/vacation-rental-management-cost
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DK Design Studio — the menu

Spaces designed to photograph, book, and review like top performers.

Tier 1 - Full setup & coordination

starting from scratch

Studio /1 BR $2,000-$3,000
2BR $3,000-$4,500
3 BR $4,500-$6,500
4 BR+ $6,500-$9,000

Renovation coordination 10-15% of subcontract

Tier 2 - Partial setup

working with existing furniture

Studio /1 BR $1,000-$1,800
2BR $1,800-$2,800
3 BR $2,800-$3,800
4 BR+ $3,500-$5,000

Both setup tiers: 50% deposit at kickoff, balance at photo delivery.

A LA CARTE

Initial consultation (credited if

$150-$300
booked)
Style plan only $400-$800
Photographer coordination $100-$200
Listing photo upload & handoff $150-$300
Property performance review $300-$500

+15-20% on

Rush / priority scheduling dinati
coordination

Nomad Hospitality - The Jacksonville Beach STR Owner's Guide 2026

Tier 3 - Full design refresh

recommended every 3—5 years

1-2 BR $1,500-$2,500
3 BR $2,500-$4,000
4 BR+ $4,000-$6,000

Tier 4 - Partial update

targeted swaps

Coordination fee $350-$1,000 (min $350)

Special projects & conversions

Light — paint + up to 5 items $500-$1,000

Medium — multi-item, 2-3 vendors $1,000-$2,000

Heavy — structural / multi-room $2,000-$4,000+

GOOD TO KNOW

Procurement handling: 20—25% on all items sourced &

purchased
Design services are by separate agreement with DK
Design Studio

Pricing current as of mid-2026 — confirmed in your

proposal

Next steps, whichever path you
choose

1 - Run your address — nomadhospitality.co/str-calculator

2 - Read the fee breakdown — nomadhospitality.co/vacation-
rental-management-cost

3 - Call or text (904) 901-9193 — we'll tell you the truth, including
"don't buy that one."
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