2026 SPECIAL RELOCATION & RETIREMENT REPORT

The Retiree's Guide to Gulf-
Front Beach Condos

A comprehensive roadmap to retirement living, building selection, low cost of living,
flight connectivity, family vacation design, and part-time rental income in Gulf Shores
& Orange Beach, Alabama.

WHAT YOU WILL LEARN INSIDE:

v 32 miles of sugar-white quartz sand, mild winters & Southern

hospitality.
= Property taxes among the lowest in the U.S. + tax-exempt pensions &
Social Security.
— Low-density buildings, 7-day/30-day rental rules, elevator ratios & HOA
reserves.
7 Non-stop routes via Pensacola (PNS), Mobile (MOB), and Jack
Edwards (JKA).
v Sizing 3BR/4BR floor plans and choosing resort amenities family will
love.
= Offsetting holding costs with summer bookings and choosing top property

managers.

Prepared by Kelly Davis & Dave Davis - The Big Beach AL Team
Dalton Wade Real Estate Group - 251-289-1553  bigbeachal.com
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COASTAL LIVING & FINANCIAL SECURITY

Retirement Life & The Alabama Cost Advantage

Retiring to Gulf Shores and Orange Beach means trading snow shovels, traffic congestion, and exorbitant property taxes for a
peaceful, sun-drenched coastal lifestyle. Unlike high-density commercialized beach destinations, Alabama's Gulf Coast
preserves an authentic coastal town warmth combined with world-class amenities.

DAILY LIFESTYLE FINANCIAL ADVANTAGES

What Daily Retirement Life Looks Like Why Your Dollars Stretch Farther in Alabama

¢ Sugar-White Sand: 32 miles of pure Appalachian o 2nd Lowest Property Taxes in the U.S.: Effective
quartz crystal sand that stays cool underfoot even in property tax rates typically hover between 0.33% and
July. 0.40%—a fraction of Florida, Texas, or the Midwest.

o Active Outdoor Living: 28+ miles of paved, scenic ¢ 100% State Income Tax Exemption on Defined
bike and pedestrian trails inside the 6,150-acre Gulf Pensions: Alabama does not tax defined benefit
State Park. retirement pensions (military, civil service, teacher,

« Pickleball & Tennis: Dedicated state-of-the-art police/fire, or private qualified plans).
indoor/outdoor pickleball complexes in Gulf Shores, o Social Security is 100% Tax-Free: Social Security
Orange Beach, and Foley. retirement benefits are completely exempt from

« Boater's & Angler's Dream: \Xorld-class inshore Alabama state income tax.
redfish/speckled trout and offshore snapper fishing ¢ Senior Property Tax Exemptions: Homeowners age
through Perdido Pass. 65+ qualify for partial or full exemptions from

« Coastal Dining & Culture: \aterfront dining at state/county ad valorem taxes on primary residences.
Fisher's, Cobalt, Voyagers, Lulu's, and concerts at The
Wharf Amphitheater.

Cost of Living: Alabama Coast vs. Traditional Retirement Markets

EXPENSE CATEGORY ALABAMA GULF COAST (GS FLORIDA GULF COAST (DESTIN / MIDWEST / NORTHEAST (IL /
/ OB) TAMPA) NY 7/ OH)

Annual Property Taxes ($600k $1,800 - $2,400 / yr $5.400 - $7.800 / yr $9,000 - $14,000 / yr

Condo)

Defined Benefit Pension Tax $0 (100% Exempt) $0 (No state income tax) Subject to State Income Tax (4%—

9%)
Social Security Tax $0 (100% Exempt) $0 (100% Exempt) Taxed in some states
General Cost of Living Index ~94.5 (5.5% below U.S. avg) ~104 - 112 (Above US. avg) ~108 - 135 (Significantly higher)

The Takeaway for Retirees: Lower holding costs, minimal property taxes, and pension exemptions leave you with significantly more
disposable income each month to travel, golf, boat, and spoil your visiting grandchildren.
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BUYER DUE DILIGENCE CHECKLIST

RETIREE'S BEACH CONDO GUIDE - SECTION 3

What to Look for in a Gulf-Front Condo

A condo that makes an outstanding high-turnover vacation rental investment is often the wrong condo for full-time retirement.
When evaluating properties for permanent living or second-home enjoyment, focus on these critical quality-of-life factors:

1. Building Density & Elevator Ratios

Mega-towers with 150-300 units often experience long
10-to-15 minute elevator queues on summer Saturday
turnover days. Look for boutique, low-density buildings
(<60 units) or towers with at least one elevator per 25-30
units.

Top Examples: Oceania (1 residence per floor), Perdido
Place (3 units per floor), The Sands (60 units), Mustique
(38 units).

3. Owner-Only Pet Policies

Almost all premium buildings in Gulf Shores and Orange
Beach enforce "Owners Only" pet rules. Owners are
typically allowed 1 or 2 dogs or cats, while vacation
renters are strictly prohibited from bringing pets—
eliminating elevator and hallway pet noise.

The 4 Essential HOA Due Diligence Questions

2. Rental Minimum Restrictions

Buildings that permit 2- or 3-night rentals experience
constant transient party crowds. Buildings with 7-day
minimums, 30-day minimums, or non-rental bylaws
foster a quiet, familiar neighborhood atmosphere where
neighbors know each other.

Top Examples: The Sands (7-day rule), Four Seasons (7-
day rule), Perdido Place (residential atmosphere).

4. Construction & Fortified Standards

Look for solid poured-in-place reinforced concrete
construction with deep pilings into bedrock and impact-
rated glass windows/doors. Poured concrete provides
superior storm resistance, lower insurance risk, and
whisper-quiet sound insulation between units.

QUESTION TO VERIFY WHY IT MATTERS TO YOU DOCUMENT TO INSPECT

1. HOA Reserve Health Are reserves fully funded for roof, elevator, painting, and Annual HOA Financials & Reserve Study
seawall maintenance, or will you face surprise special
assessments?

2. Master Insurance Policy Does the HOA master policy cover wind, hurricane, flood, and HOA Master Certificate of Insurance

fire? What is the building deductible per unit in named

storms?

3. Assigned & Covered Parking Do you have deeded/assigned covered parking to protect

Condo Declaration & Deed Addendum

your vehicle from coastal salt spray and summer heat?

4. Recent Meeting Minutes Are there pending capital projects, upcoming litigation, or Last 12 Months of Board Meeting
upcoming dues increases discussed by the board? Minutes

Our Team Promise: \We request and audit all HOA declarations, financial balance sheets, reserve studies, and recent board meeting

minutes for every buyer client before closing.
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CONNECTIVITY & FAMILY MEMORIES

RETIREE'S BEACH CONDO GUIDE - SECTION 4 & 5

Airports, Flights & Designing for Family Visits

One of the top reasons retirees choose Gulf Shores and Orange Beach is accessibility: it's easy for you to travel out to visit
friends, and effortless for your children and grandchildren to fly or drive in for memorable holidays.

PRIMARY HUB

Pensacola Int'l (PNS)
Drive Time: ~45-55 min east.

Airlines: Delta, American, United,
Southwest, Spirit, Silver.

Non-Stop Hubs: Atlanta, Charlotte,
Dallas (DFW & DAL), Chicago (ORD
& MDW), Houston, Nashville, Miami,
Washington D.C., Denver.

Easy, single-concourse terminal

SECONDARY HUB

Mobile Regional (MOB /
BFM)

Drive Time: ~60-70 min west.

Airlines: American, Delta, United.

Non-Stop Hubs: Atlanta, Charlotte,

Dallas, Houston.

Convenient alternative when
traveling west or connecting
through major airline hubs.

LOCAL AVIATION

Jack Edwards Int'l (JKA)
Location: Right in Gulf Shores.

Features: Premier private aviation /
FBO terminal, with ongoing master
development for expanded regional
commercial passenger flights.

Only 5-10 minutes from your condo
doorstep!

with fast TSA lines and on-site car
rentals.

Designing Your Condo for Visiting Family & Grandkids

When family comes to stay, having the right floor plan and building amenities transforms their visit into a 5-star private vacation:

Floor Plan Features That Work Best

o 3or4 Bedroom Layouts: Provides a private primary
retreat for you, a dedicated room for adult children,
and a bunk room for the grandkids.

o Multiple En-Suite Bathrooms: Eliminates morning

bathroom bottlenecks when everyone is getting ready

for the beach.

o Expansive Gulf-Front Balconies: Outdoor living
space with direct ocean views where 8-10 family
members can share breakfast and watch dolphins.

o Lockable Owner Closets: Secure storage for your
personal bikes, golf clubs, pantry items, and beach
gear.

BIG BEACH AL TEAM - DALTON WADE REAL ESTATE GROUP

Signature Amenities GrandKids Love

Resort Pools & Lazy Rivers: Flagship complexes like
Turquoise Place (450-ft lazy river), Phoenix West & 1,
and Caribe Resort provide endless waterpark fun.
Year-Round Indoor Heated Pools: Ensures visiting
grandchildren can swim even during Thanksgiving,
Christmas, and Spring Break.

Private Fishing Piers & Kayak Launches: Four
Seasons features a 702-ft private pier; Mustique and
Sea Oats offer Little Lagoon kayak piers.

Tennis & Pickleball Courts: On-site lighted courts for
active multi-generational family matches.

PAGE 4 - TRAVEL CONNECTIONS & FAMILY LIVING
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INCOME & PROPERTY CARE

RETIREE'S BEACH CONDO GUIDE - SECTION 6 & 7

Part-Time Living, Rental Income & Management

Many retirees choose to "snowbird" or split time between the beach and family up north. If you plan to use your condo part-time,
renting it out during peak summer weeks (June & July) can generate $40,000 to $90,000+ in gross revenue to easily offset HOA

dues, taxes, and insurance.

THE SNOWBIRD STRATEGY

Living Free by Timing the Seasons

Your Season (September to May): Enjoy the best
months of coastal Alabama—warm fall breezes, empty
beaches, zero restaurant waits, peaceful golf courses,
and mild winter sunshine.

The Renter Season (Memorial Day to Early August):

Spend peak summer weeks visiting family, grandchildren,

or traveling north while vacationers pay premium weekly
rental rates ($4,000-$9,000+/week) for your beach
condo.

Top Local Vacation Rental Management Companies

PROFESSIONAL CARE

Full-Service Management vs. Self-Managing
Full-Service Local Property Management (18%-25%
Fee): Highly recommended for hands-off retirees. A
reputable local management company handles
everything: dynamic pricing, guest vetting, digital key
codes, professional linen service, 24/7 on-call
maintenance, and post-departure cleanings.

Self-Managing via VRBO/Airbnb (3%-5% Fee): Best for
tech-savvy owners who want full control over guest
selection and calendar dates.

When selecting a management partner on the Alabama Gulf Coast, we connect our clients with established, top-rated local

managers who treat your home with care:

Kaiser Vacation Rentals
Established local legacy with high-
end guest standards, meticulous
housekeeping inspections, and
dedicated owner concierge.

Top 6 Questions to Ask Any Management Company:

Aqua-Vacations

Boutique, high-touch local
management with personalized
property care and outstanding
owner communication.

Liquid Life / Harris Vacations
Robust marketing reach, advanced
revenue-management algorithms,
and dedicated in-house
maintenance teams.

1. What is your total commission fee, and are there hidden credit card processing or linen fees?

2. How do you handle owner block-out dates? Can | reserve my unit anytime with zero restrictions?

3. What are your minimum age and guest vetting requirements (e.g. 25+ years old, no student party groups)?

4. How do you handle maintenance calls under $200 vs. major repairs? Do you markup maintenance labor?

5. Do you provide digital lock integration, remote thermostat control, and noise-monitoring sensors?

6. How do you inspect the unit between guest departures to protect my furnishings and finishes?
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CURATED COMPLEX PROFILES

RETIREE'S BEACH CONDO GUIDE - SECTION 8 & DIRECTORY

Top Gulf-Front Complexes for Retirees

The Sands at Romar Beach (Orange Beach)
Vibe: Established, quiet luxury with a 7-day rental
minimum.

Why Retirees Love It: 14 stories, ~60 units, spacious
2BR-4BR floor plans (1,400-2,300 sq ft), heated indoor
pool, outdoor pool, lighted tennis/pickleball courts,
gated security.

Perdido Place (Orange Beach)
Vibe: Exclusive, boutique low-density luxury.

Why Retirees Love It: Only 44 total residences (3 units
per floor), large 2,000+ sq ft floor plans, covered parking,
climate-controlled lobbies, high owner-occupancy ratio.

Turquoise Place (Orange Beach)
Vibe: The premier luxury resort benchmark on the
Alabama coast.

Why Retirees Love It: 2,300-5,900 sq ft residences,
private hot tubs & gas grills on every balcony, 450-ft lazy
river, 5 heated pools, tennis/pickleball, covered parking
garage.

Four Seasons of Romar (Orange Beach)
Vibe: Classic coastal elegance with a dedicated fishing
community.

Why Retirees Love It: Features the only private 702-ft
covered fishing pier on the Alabama coast
(owners/guests only), 7-day rental rule, heated indoor
pool, on-site manager.

Oceania (West Beach, Gulf Shores)
Vibe: Architectural trophy building with total privacy.

Why Retirees Love It: Only 1 residence per floor (14 units
total), elevator opens directly into your private foyer, 360-
degree glass views of Gulf and Little Lagoon, ~4,000 sq ft
residences.

SeaChase (Orange Beach)
Vibe: Sprawling 10-acre beachfront community with lush
grounds.

Why Retirees Love It: 3 towers on 1,000+ feet of beach,
multiple indoor/outdoor pools, elevated boardwalks,
tennis courts, very active year-round and snowbird owner
community.

Ready to Explore Your Beach Retirement?

Whether you are looking for a quiet low-density home or a full-service luxury tower for visiting
family, our team specializes in helping relocators and retirees find the perfect match.

Call or Text Kelly & Dave Davis: 251-289-1553

Explore live listings & subdivision guides: https://bigbeachal.com : info@bigbeachal.com
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