                                                                          Time Share

World Tourism Organisation (WTO) defines time share as the advance purchase of time in holiday accommodation. The purchaser pays a capital sum to acquire the time share and then pays an annual contribution towards the maintenance of the property. The period of time is usually based on modules or week. This is also known as ‘vacation ownership’ or ‘holiday ownership’ concept. The concept is that for a set period, which may be one week or more each year and for a number of years, the person gets the right to enjoy stay and other facilities and service in any type of an apartment or any other type of lodging in a tourist complex. It is like advance purchase of time in holiday accommodation. The fee paid usually covers services such as cleaning and maintenance of apartments and public areas, electricity, gas and water, insurance, operation of resort facilities

E.g.- swimming pool, local taxes, and funds for redecoration and replacements of equipments etc.

The property in which the owner makes his first investment is referred to as his “home property”.
Time share concept was started in 1960 in France and Switzerland. Paul Doumier who introduced the concept in France came up with the marketing slogan “No need to rent the room, buy the hotel, it is cheaper”, to popularize timeshare.
Condominium Hotels
Condo hotels have condominiums that are sold to individual investors who may use their unit as a vacation home whenever they like. When they are not using their unit, owners have the option of placing it onto an organized rental program. Rental revenue, which is shared with the operator helps take care of the owner’s expenses.


Classification of time shares
Fixed time share:  The most basic timeshare unit is a fixed week, the resort will have a calendar enumerating the weeks roughly starting with the first calendar week. A timeshare owner may own a deed to use a unit for a single specified week every year.

Floating time share: Sometimes a timeshare is sold as floating weeks. The ownership will be specific on how many weeks you own and from which weeks you may select for your stay. As example of this, a timeshare may be floating summer weeks where the owner may request any weeks during the summer season. In this case there would be competition for prime holiday weeks. The weeks when schools may still be in session would not be so high in demand. Some floating contracts exclude major holidays so they may be sold as fixed weeks 

Rotating:  Some time shares are sold as rotating weeks. In an attempt to give all owners a chance for the best weeks, the weeks are rotated forward or backward through the calendar, so one year the owner may have the use of weeks 25 and 26 whereas in the next year it would be 27 and 28. This method does give each owner the use of prime weeks but it is not flexible.

Deeded v/s right to use timeshare
A major difference in type of timeshare ownership is that between deeded and right to use contracts. With deeded contracts, the use of timeshare resort is usually divided into week long increments and these are sold as fractional ownership and are real property. As with any other piece of real estate, you may use your weeks, rent your weeks, give it away or leave it to your heirs. While this form of ownership can offer additional security to the owner as a form of physical ownership, deeded timeshare ownership can be as complex as outright property ownership in that the structure of the deed varies according to local property laws. Leasehold deeds are common and offer ownership for a fixed period of time after which the ownership reverts to the property owner. Deeded timeshares are also called fee simple timeshares.
With right to use, the timeshare purchaser has the right to use the property in accordance with the contract but at some point the contract ends and all rights revert to the property owner. 
Life Property
With a life property, the purchaser can use the timeshare yearly for his entire life. Unlike the deeded property, the life property benefits end when the purchaser dies. The timeshare cannot be passed on to an heir.

Leased Property
 A leased timeshare can be used for a specified number of years. The purchaser does not actually own it, but is leasing the vacation property as he would a temporary home or vehicle. With this option, the purchaser will rent the timeshare until the lease expires.

A variant form of real estate-based timeshare that combines features of deeded timeshare with right-to-use offerings was developed by Disney Vacation Club (DVC) in 1991. Purchasers of Disney Vacation Club timeshare interests, whom DVC calls "members," receive a deed conveying an undivided real property interest in a timeshare unit. Each DVC member's property interest is accompanied by an annual allotment of "vacation points" in proportion to the size of the property interest. Like right-to-use products, DVC's vacation points are highly flexible, and may be used in different increments for vacation stays at DVC resorts in a variety of accommodations from studios to three-bedroom villas. In addition, DVC's vacation points can be exchanged for vacations worldwide in non-Disney resorts or may be "banked" into or "borrowed" from future years.

DVC's deeded/vacation point structure, which has been used at all of its timeshare resorts, has been adopted.
Vacation Clubs
Vacation clubs are organizations that may own timeshare units in multiple resorts in different locations. Some clubs consist only of individual weeks at other developer’s resorts. They are sold both as deeded or right to use and club members may reserve vacation time at any of the owner resort units based on availability.
Methods of use of timeshare

Timeshare owners may elect to:
· Use their usage time

· Donate it to charity

· Rent out their owned usage

· Give it as a gift

· Exchange internally within the same resort or resort group

· Exchange externally into thousands of other timeshare resorts

· Bank your week and use it the next year

Recently, with most point systems, owners may elect to:

· Assign their usage time to the point system to be exchanged for airline tickets, hotels, travel packages, cruises, amusement park tickets; 

· Instead of renting all their actual usage time, rent part of their points without actually getting any usage time and use the rest of the points; 

· Rent more points from either the internal exchange entity or another owner to get a larger unit or more vacation time or at a better location; 

· Save or move points from one year to another. 

Points programs
Resort based points programs are also sold as deeded and as right to use. Points programs annually give the owner an amount of points equal to the level of ownership. The owner in a points program can then use these points to make travel arrangements within the resort group. Many points programs are affiliated with large resort groups offering a large selection of options for destination. Many resort point programs provide flexibility from the traditional week stay. Resort point program members, such as WorldMark by Wyndham, may request from the entire available inventory of the resort group.

A points program member may often request fractional weeks as well as full or multiple weeks stays. The number of points required to stay at the resort will vary based on a points chart. The points chart will allow for factors such as:

· The popularity of the resort; 

· The size of the accommodations; 

· The number of nights; 

· The popularity of the season; 

Exchanging timeshares
Very popular is the idea of owners exchanging their week, either independently or through several exchange agencies, to stay at one of the thousands of other resorts worldwide. There are many exchange agencies, two of which are the largest: RCI and Interval International (II). Together they have over 7,000 resorts. They have resort affiliate programs and members can only exchange affiliate resorts. It is most common for a resort to be affiliated with only one of the larger exchange agencies, although resorts with dual affiliations are not uncommon. The timeshare resort one purchases determines which of the major exchange companies can be used to make exchanges. RCI and II charge a yearly membership fee and fees for when they find an exchange. They also bar members from renting weeks for which they already have exchanged.

Owners can also exchange their weeks or points through independent exchange companies. Owners can exchange without needing the resort to have a formal affiliation agreement with the companies.

Sometimes, owners may also arrange a direct exchange. This requires locating an owner with the location and weeks both mutually desire. This form of exchange saves money on exchange fees and is often sought after. Several bulletin boards have been created to help timeshare owners meet other owners and swap. This type of lodging may take different forms depending on the seller. The vast majority consist of one week of ownership – i.e., 1/52 year – but some developers sell point-based systems that are a different form of vacation currency that allow ho

RCI – Resort Condominium International
Resort Condominium International (RCI), the largest timeshare broker in the world, is a vacation company based in New Jersey. They provide the exchange needs of more than 3.5 million customers around the world, giving them access to more than 4000 resorts worldwide.

RCI members, who are timeshare owners as well, store their weeks in the RCI system so they can shop from other weeks that have been banked by other timeshare title-holders. This privilege allows members to take a break in various resorts around the globe, even if they own a single vacation ownership. However, RCI accepts members for an annual fee, just like their biggest competitor, Interval International. Those who wish to become a member can sign up on RCI’s website.

The timeshare brokering company offers a two-year banking period with the choice to cruise instead of vacation at resorts. RCI also offers deals in their website for those who cannot get enough vacations.

RCI have the best selection of resorts and vacation clubs worldwide, plus, they have the most flexible point system that timeshare holders and tourists can avail.

In RCI, customers can avail types of timeshare ownerships such as
biennial, club, deeded agreements, fixed Week, floating Week, fractional ownership, points, and right-to-use agreement.

RCI Travel is a travel planning agency developed to serve RCI members. They offer RCI points, which members can earn. RCI points enable vacationers to gain even greater flexibility in travel planning, upgrade their accommodations, or trade for travel perks like airfares, car rentals, cruises, and more.

The flexible options of an RCI timeshare also make it possible to use the property of RCI members as an RCI rental. 

Types and size of time shares

Time share properties tend be apartment style units ranging from studio units to three and four bedroom units. These larger units can comfortably house large families. Timeshare properties could be apartments, castles, ski lodges, bunglows, cottages, villas, restored farmhouses. Timeshare units normally include fully equipped kitchens with a dining area, dishwasher, television, VCRs and more. It is not uncommon to have washers and dryers in the unit. Kitchens are equipped to the size of the unit, so that four persons should have at least four glasses, plates, knives, spoons, and bowls so that all four guests can sit and eat at once.

Timeshare units are usually listed by how many will sleep in the unit and how many will sleep privately. Sleep 2/2 will generally be a bedroom or a studio, sleep 6/4 would be a two bedroom with a sleeper sofa.
Sleep privately refers to the number of guests who will not have walk through another guests sleeping area to use the restroom. Time share resorts tend to be strict on the number of guests per unit. Unit size can affect demand at a given resort where a two bedroom unit will be in higher demand than a one bedroom unit. The same does not hold through for resorts in different locations. A one bedroom with a great location may still be in demand than an inland resort. The concept of timeshare has been extended to luxury cars and planes.  

Timeshare- an emerging segment
With India growing as one of the key emerging markets in the hospitality industry, many hotels and holiday homes have started revamping and reinventing their business strategies to woo the customers. Factors such as pricing, locations, services and other things matter for a customer to select between a hotel and a holiday home.

When the holidaying concept took off, many preferred timeshare to hotel the reason being that they wanted to be away from home but in a home-like atmosphere. 

This attitude made this vacation holiday/timeshare industry to take a shape. When there were hotels offering services both in budget and premium categories, customers preferred timeshare resorts when it came to family holidaying.

Vacation ownership, commonly known as timeshare, has been growing globally but evolving in India and it has become a customer-choice product. 

It has been creating a strong impact among Indian customers and has been growing rapidly over the last few years.

From the consumer’s perspective, timeshare accommodation costs less compared to hotels. When one becomes a member of a holiday resort, he/she owns a timeshare at a select resort for 25-30 years. It will offer one week of vacation time, which will be accumulated up to three weeks. 

The choice of accommodations generally offered is: studio, one-bedroom and two-bedrooms on various seasons. The pricing for the accommodation is also based on seasons. Owning a timeshare gives the customer value for money. It also gives the right to use the accommodation and services without having to pay daily room charges. The room charges are adjusted in the annual maintenance paid by the customer and he/she will have to pay a nominal price for the food. 

The advantage is that consumers can recover the cost in six to eight years within their 25-30-year period.

On the business side, the timeshare concept has been showing profitability. 

The Indian timeshare industry has estimated the revenue so far at Rs. 750 crore. There are major players such as Mahindra Holidays, Royal Goan Beach Club, Sterling Holidays, Cambay, Country Vacations, Toshali Sands and Avalon.

Growing demand 

The demand for timeshare products in India is likely to grow at about 16 per cent annually from 2006 to 2015, facilitated by supply growth of about 12 per cent annually over the same period, according to a report released by Group RCI. 
The report indicates that the average unit sale for a typical timeshare development is likely to grow at 3 per cent annually from 2006 to 2015. The average unit cost per day for a consumer is likely to grow at 4 per cent annually during the same period compared to 5-8 per cent for a pure hotel product. 

The timeshare industry in India is in its development stage and comprises about 4,640 timeshare units and 1.46 lakh members. Of this, the western region holds the largest share of members with 42 per cent of the total, followed by South (29 per cent), North (23 per cent) and East (6 per cent).

On the business side, some major players operate on a unique integrated mixed use business and correspondent revenue model. Others take resort creation (land identification and construction), member acquisition (sales and marketing) and member management (holiday planning and booking) as one entity.

Assets creation 

Generally, most companies initially sell their timeshare memberships to customers and with that upfront cash flow, the assets are created. The members are entitled to holiday for an average of 12-15 months from the date of enrollment. 

There is assured occupancy even in off-season and it does not go below 50-60 per cent. As far as revenue is concerned, there are multiple avenues such as upfront admission fee, entitlement fee, which is charged for 25 years, annual subscription fee and the interest income is generated from financing membership purchase.

However, it is different in hotels. The project is built first and then sold to the customer later. So there is a long wait for the asset to get created and the revenue to flow in. 

As a result, there is high upfront cash flow and high interest rates for the builders. The occupancy and revenues are highly subject to seasonal and environmental factors. There is no long-term relationship with consumers.

Difficulties in marketing timeshare

· High marketing Cost: High marketing cost is one of the underlying problems associated with timeshare sales. It is estimated that the marketing costs alone are over 40% of the new sales price paid by the consumer. Individual timeshare owners and the general public have a negative perception of these inordinately high marketing costs. This is one of the reasons developers elect not to become involved with resale. Timeshare buyers are not aware that the marketing costs are so high – until they try to resell their units. The developer's 40-50% marketing costs on a $10,000 new timeshare sale often exceed the resale price.

· Identifying the customer

· Designing timeshare according to the customer requirements

· Difficulties in reselling timeshare

Developers have been known to markup new inventory heavily. Later owners discover that the resale value of their timeshare is less than anticipated although they continue to pay the annual fees. In general, timeshares are not an appreciating asset. In fact, they can be a depreciating asset that can be difficult to sell. 
· Rapidly increasing annual cost

· Difficulty in selling lean season weeks

· Convincing the customer to buy a ‘promise’

Advantages and Disadvantages of Timeshare
Advantages:

· Time share units are usually self catering with a full or partial kitchen and have readily available laundry facilities.

· Vacation flexibility is the premium advantage of timeshare ownership. Owners can exchange their weeks for other resorts anywhere in the world and at their desired vacation time.

· Timeshare owners benefit financially as well. They have the option to sell their timeshare, rent their unused weeks or even give it as a gift.

· Timeshare properties make it easy to enjoy luxury accommodations year after year without having spent time at expensive hotels or sub par motels with no amenities.

· Timeshare hotels provide home like surroundings and are good choices for families with young children as they provide more space and the option for preparing meals at home.

· They come in many sizes such as one bedroom apartment, two bedroom or three bedroom homes with a patio, lounge area and many bathrooms.

· Timeshares are also a good way to save money on your lodging expenses. Timeshare owners vacation year after year and are not dependent on hotel pricing fluctuation because their vacations are already paid for.  

· Timeshares build customer loyalty and maximizes repeat business, thus enhancing brand loyalty.

 Disadvantages:

· The timeshare requires a major payment up front. Doubts exist as to whether timeshare buyers ever recover their money spent.
· The biggest issues for exchange are that it depends on another owner to deposit a desired week which may not happen.

· Another issue is some exchange systems have rules and the unit may not strong enough to allow the owners to get the vacation they want. Also some owners can not make a decision on when to vacation or where to vacation until the last minute which often results in a bad exchange or no exchange at all.

· Yearly maintenance fee, other complaints involves issue surrounding the fees like home owners fee, rental fee, fees for trading property taxes and an assortment of hidden fees that buyers were not aware of. When they bought timeshare. In addition, if a resort suffers as a result of a natural disaster, it may need special assessments.
Some of the Major Timeshare Brands:

· Marriott Vacation Club International
· Hyatt Vacation Club
· Four Seasons
· Hilton Grand Vacations
· Starwood
· Disney Vacation Club
· Mahindra Holidays

· Shell Vacations

· Wyndham Timeshare Resort Group

Know the Types of Timeshares:

*Deeded Property

A conventional method of buying a timeshare is to completely own the deed to the timeshare. This means you own it fully until you decide to sell the timeshare or give it away. Deeded timeshares are great if you plan to keep it for a lifetime and use it faithfully. You can even leave the timeshare to an heir, the same as you would a home or other properties.

*Life Property

With a life property, you can use the timeshare yearly for your entire life. Unlike the deeded property, the life property benefits end when you die. The timeshare cannot be passed on to an heir.

*Leased Property

A leased timeshare is one you can use for a specified number of years. You do not actually own it, but are leasing the vacation property as you would a temporary home or vehicle. With this option, you will rent the timeshare until your lease expires.

*Fixed Week Timeshare

With a fixed week timeshare option, you choose from numbered weeks of the year and use the same week each year. This guarantees your week in the timeshare so you'll always know when to plan your vacation.

*Floating Time and Points

With the points timeshare option, you purchase credits or points and use them as you wish during a specific season. The unit sizes may vary according to your needs and/or availability. For example, you might take two short vacations instead of one weeklong vacation. You use up points as you reserve nights at the timeshare unit. On a similar note, a floating time option gives you flexibility in the weeks you take within a season as well as with the unit size. However, you must make reservations in advance to confirm when you will arrive. Both floating time and the points option are great if your vacations are taken at different times each year, however, both options are dependent upon the timeshare's availability.

*Timeshare with Multiple Locations

Some timeshare companies sell timeshare space that can be used in multiple locations. For example, a timeshare owner might choose to vacation using Orlando timeshares for several years, then switch to Tahoe timeshares, and then to Las Vegas timeshares. This is great for those who love to travel.

To decide which timeshare option above is right for you, consider your vacation schedule, the location where you will buy or rent a timeshare and your available budget for buying a vacation property. If you wish to keep your vacation dates flexible, consider the points or floating timeshare options. If you love to travel to exotic places, try the multiple locations option. If your heart is fixed on a favorite vacation spot for life, try a deeded, life or leased timeshare option.

Fortunately, there are timeshare companies to help you find that perfect timeshare to meet your vacation needs. These companies usually sell timeshares, lease or rent timeshares, and even buy timeshares from timeshare owners. You can let them do the research for you.

Most importantly, choose a timeshare that you can enjoy for many years. Owning a fun and relaxing vacation property can be priceless!

Chris Robertson is an author of Majon International, on
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Resort Condominium International (RCI), the largest timeshare broker in the world, is a vacation company based in New Jersey. They provide the exchange needs of more than 3.5 million customers around the world, giving them access to more than 4000 resorts worldwide.

RCI members, who are timeshare owners as well, store their weeks in the RCI system so they can shop from other weeks that have been banked by other timeshare title-holders. This privilege allows members to take a break in various resorts around the globe, even if they own a single vacation ownership. However, RCI accepts members for an annual fee, just like their biggest competitor, Interval International. Those who wish to become a member can sign up on RCI’s website.

The timeshare brokering company offers a two-year banking period with the choice to cruise instead of vacation at resorts. RCI also offers deals in their website for those who cannot get enough vacations.

RCI seems to have the best selection of resorts and vacation clubs worldwide, plus, they have the most flexible point system that timeshare holders and tourists can avail.

In RCI, customers can avail types of timeshare ownerships such as
biennial, club, deeded agreements, fixed Week, floating Week, fractional ownership, points, and right-to-use agreement.

BBB Rating: A+

RCI Timeshare

Whether you're new to timesharing, or simply new to the concept of timeshare exchange, you may have already heard of RCI timeshare. But you still may not fully understand how RCI vacation exchanges work. You should know that the only thing better than owning timeshare vacation property is owning one that is affiliated with a large network giving you access to resorts all over the world.
What Is RCI?

Resort Condominiums International (RCI) has been called the definitive name in timeshare vacations. RCI dedicates its services to timeshares only and is the largest timeshare vacation exchange in the world in terms of members and number of properties within its network. RCI was founded in 1974 and now has over three million members.

The RCI Network

There are RCI resort properties in over 100 countries, encompassing all major resort destinations. You will find Resort Condominiums International and its top-quality vacation accommodations in both vacation hot spots and off-the-beaten-path destinations.

RCI's far-reaching resort network also means that you may want to purchase more than one week. Many owners, in fact, find that owning multiple weeks gives them even more freedom. Perhaps you want to spend a vacation week every year at your favorite home RCI resort, but you would still like the opportunity to visit fascinating destinations such as Cyprus, Belize, and The Philippines.

Owning more than one RCI week means you can plan both a family RCI vacation and a romantic escape just for two. The RCI exchange process has been described as easy, flexible, and accompanied by many options. With most RCI vacation packages you don't have to think in terms of seven or 14-day holidays. You can use your annual RCI vacation time in many different increments, including one night at a time.
RCI Exchanges

All you have to do to exchange your property, as a member of the RCI time share exchange, is deposit your RCI vacation property in the exchange inventory. This means that you're essentially giving it back to RCI. Based on your timeshare's rank (Gold Crown or Silver Crown) and season (Red, White or Blue season) RCI will provide you with a list of comparable timeshares to choose from. With almost 4,000 RCI vacation destinations and thousands of members participating in exchanges at any given time, your chances of scheduling a great vacation are pretty good.

More To The Membership

But the benefits don't stop there. RCI Travel is a travel planning agency developed exclusively to serve RCI members. Because RCI Travel specialists understand that some people need help with travel plans, they offer RCI points, which members can earn. RCI points enable vacationers to gain even greater flexibility in travel planning, upgrade their accommodations, or trade for travel perks like airfares, car rentals, cruises, and more.

Other Thrilling Options With RCI

The flexible options of an RCI timeshare also make it possible for you to use your property as an RCI rental, allowing others to enjoy the fine amenities and destinations you've enjoyed. Rent or buy RCI points and RCI timeshare resales confidently, knowing that your vacation property meets the highest standards for safety, luxuriousness, and top-notch amenities. It is for these reasons that many timeshare renters report satisfaction with their RCI rental.

RCI And Sell My Timeshare NOW

Remember you do not have to be a member of Resort Condominiums International or any of the other timeshare exchange companies in order to do the following:

· Buy, sell, or rent timeshare at Sell My Timeshare NOW
· Enjoy the top quality standards of an RCI rental

· Purchase RCI timeshare resales

· Rent or buy a timeshare resort property affiliated with any other exchange company.

RCI memberships can greatly improve your vacation experience. The best way to find affordable RCI timeshares is right here on Sell My Timeshare NOW and enjoy top-shelf resorts for thousands less!
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