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City of Glendora – Hotel Market Study

Introduction
HdL ECONSolutions was engaged by the City of Glendora, California to evaluate the hotel market and
make recommendations for potential hotel development on two locations that the City is actively
marketing to the hotel industry. In addition to assessing the demand and need for a hotel, the occupancy
and average daily rates are projected for possible new hotels.

Scope of Work
The data used in this report has been confirmed to the extent possible, unless otherwise expressly noted.
The general information used in this analysis was obtained from a variety of sources including via local
government sources, secondary data contained in HdL’s sales & property tax databases, information from
Smith Travel Research (STR) as well as CBRE Hotels and interviews with local and regional real estate
professionals. Specific information regarding the proposed sites profiled in this report was obtained from
the City of Glendora. Market data was secured through information obtained from STR, CoStar as well as
interviews/research on the competitive market hotels.
During the preparation of this market study, the following scope of work was undertaken by HdL
ECONSolutions:
•
•

•

Discussed the proposed sites with the client (the City) in order to clearly understand the
development plans and timing for the study area and inquiry for any hotel related developments.
Conducted an evaluation of the potential sites and the surrounding developments in order to
assess the suitability of any site for any proposed hotel development, as well as to assess the
competitive advantages and disadvantages.
Analyze relevant economic trends, general market conditions, and the state of the specific market
factors having a direct impact on hotel demand within the Glendora competitive marketplace,
including trends related to the area employment, demographics, and the various attractions and
amenities of the Glendora area.

The scope of work evaluates the demand for new hotels in light of demand generators including existing
hotel competition, performance of existing hotel marketplace and growth of the marketplace in
population and business development, including expansion of medical and healthcare facilities.
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Market Area Analysis
The relative success of a hotel is influenced by the interaction of various basic forces including
government, social trends and economic conditions. The purpose of this section is to identify factual data
regarding these forces within the market area and to analyze their impacts on real property performance
levels – in particular, that of the proposed/potential hotel property. Primary sources of data include
SiteSeer Technologies, the U.S. Bureau of Census, U.S. Bureau of Labor, CoStar, STR and CBRE Hotels.

Strong economic development efforts and proper planning has help position Glendora as a prosperous
market area for hotel development during the wave of economic expansion being witnessed in the region,
along with much of Southern California. As the region continues to see success with a healthy retail
marketplace, quality development areas have become scarce, necessitating developers to seek
opportunities for redevelopment projects, including the development of new hotels. Glendora and the
proposed hotel sites are approximately 50 miles northeast of Los Angeles International Airport, 30 miles
from downtown Los Angeles, 20 miles from Pasadena, 8 miles east of City of Hope Medical Center, 10
miles east of Azusa Pacific University, Citrus College, 10 miles west of the Claremont Colleges and 24 miles
west of Ontario International Airport. Visitors to the area could easily access the sites via a world-class
regional freeway system including the 210 and 57 freeways both prominent routes running north/south
and east/west through Southern California connecting the sites in Los Angeles County to Orange County
as well as the Inland Empire and the greater San Gabriel Valley.
The analysis that follows will profile two separate sites in the City of Glendora including a site in the
Mayflower Center located at 940 S. Grand Ave and a site located at 1308/1332 S. Lone Hill Ave. The
sections following will provide addition details of the basic market analysis within the 15-minute drive
time trade area of each hotel sites as well as the City of Glendora in its entirety.

www.ECONSolutionsbyHdL.com • 714.879.5000
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Overview
The City of Glendora and the potential hotel sites are located in Los Angeles County. The sites are a part
of the L.A. East (San Gabriel Valley) submarket and bordered by the San Gabriel Mountains to the north,
Los Angeles and Orange County to the South, San Bernardino County to the east and 605 freeway to the
west.
Known as the “Pride of the Foothills”, Glendora is nestled in the foothills of the San Gabriel Mountains.
Its downtown area, which has been consistently voted as one of the best downtowns in the San Gabriel
Valley, is home to numerous restaurants, cafes, shops and hosts many community events throughout the
year. Glendora has a diverse business community from small business owners to corporate offices of
major U.S./International firms all contributing to the success of the City and San Gabriel Valley region.

Demographics, Economic, And Employment
The following table illustrates the recent population and household figures for a 15-minute drive-time
from both proposed hotel sites, as well as the City of Glendora.
City of Glendora

Population
53,644
5-Year Pop Projection
56,402
Households
18,179
5-Year HH Projection
19,141
Average HH Income
$109,619
Median Age
41.2
Source: SiteSeer Technologies - PopStats

15-minute Drive-Time
Trade Area – Site 1 Mayflower
443,219
464,276
137,141
143,829
$93,043
39.3

15-minute Drive-Time
Trade Area – Site 2 –
Lone Hill
441,761
462,855
136,497
143,215
$92,829
39.1

The following highlights some of the data presented in the above table.
•

•
•

The City of Glendora makes up approximately 12.1% of the population of the 15-minute drivetime trade area for both hotel sites which are projected to grow by 4.8% over the next five
years.
Household growth in the City of Glendora is projected to increase by approximately 5.3% and by
4.9% within hotel site trade areas over the next five years.
All the general trends (including employment and income) are expected to be positive for all the
geographic areas studied.
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Employment and Economic Base
The following table illustrates the employment profile for a 15-minute drive-time from both proposed
hotel sites and the City of Glendora.
City of Glendora
Daytime Population
59,031
Avg Employee Salary
$56,958
Total Area Employees
19,475
Total Area Businesses
1,457
Source: SiteSeer Technologies - PopStats

15-minute Drive-Time
Trade Area – Site 1
564,804
$57,302
189,865
10,917

15-minute Drive-Time
Trade Area – Site 2
566,037
$57,914
181,189
10,645

The following highlights some of the data presented in the above table.
•
•
•

Employees working in the City of Glendora have an average salary that is slightly higher than both
15-minute drive time trade areas.
The daytime population increase shows a positive inflow of people commuting into Glendora to
work.
All the general trends (including employment and income) are expected to be positive for all
geographical areas studied.

Major Employers
The following are the major employers in The City of Glendora.
City of Glendora – Major Employers
Employer
Citrus Community College District
Glendora Unified School District
Foothill Presbyterian Hospital
County of Los Angeles
Glendora Community Hospital
City of Glendora
Ormco Corporation
Walmart
Sam’s Club
Glendora Grand Inc
Source: City of Glendora - CAFR

Employees
805
743
580
540
291
290
270
309
198
401
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Transportation
The City of Glendora’s proximity to Los Angeles and its strategic location along the 210 freeway carries
with it the efficient connection throughout the San Gabriel Valley and the greater Los Angeles area by
several modes of transportation including automotive, public transportation, air travel and
bicycle/pedestrian.

Roads and Highways
The City of Glendora city center is approximately 1 mile north of the 210 freeway with the Historic Route
66 running east/west through the City. The 57 freeway terminates at the 210 freeway near the City’s
southeast region. According to the City’s traffic engineering department, the busiest one-hour period in
most areas within the City in the morning are usually between the hours of 7 am and 9 am, and later
afternoon/early evening between the hours of 4 pm and 6pm.

Airports
Southern California is home to several
world-class commercial airports, including
Los Angeles International Airport (LAX),
John Wayne International Airport (SNA) in
Orange County, Ontario International
Airport (ONT), Long Beach Airport (LGB),
and Bob Hope Airport (BUR) in Burbank.
While LAX is the busiest of the locations (50
miles away and with more than 1,100 daily
flights), Ontario International Airport is the
closest (24 miles southeast) and offers
convenient travel and more than 200 flights
daily.

Public Transportation
Glendora is served by Foothill Transit which
provides connections through the City and
express service to downtown Los Angeles.
The Metro Gold Line terminal station at
Azusa Pacific/Citrus College in the adjacent
City of Azusa also provides a transit link to
the rest of the Metro system of trains,
subway connection and busses. A future
extension of the Gold Line, from its current
terminal in Azusa to the City of Montclair in
San Bernardino County, will include a
station in Glendora to be located at the
southeast corner of Ada Ave and Vermont
St. The station is expected to be in service
by 2026.

www.ECONSolutionsbyHdL.com • 714.879.5000
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Office Market
Office market activity is an excellent indicator of the country’s economy. The Greater Los Angeles’s (GLA)
office inventory continues to grow, increasing by more than 30 percent since 2011, reaching 201.8 million
square feet. Second quarter 2019 introduced the first construction deliveries of the year as 117,517
square feet of new office product came online. There are nearly 8.0 million square feet of projects in the
development pipeline including new office construction and renovations, an increase of 28% since the
start of 2019. Overall vacancy increased to 14.4% from the previous quarter but is still below the rate
from a year ago. Net absorption has remained positive for nine consecutive quarters, with 767,000 square
feet taken off the market in the second quarter.
The San Gabriel Valley submarket recorded a slowdown in leasing activity in second quarter 2019 totaling
87,538 square feet, less than half that of the previous quarter. Overall vacancy displayed substantial
improvements, declining since the previous quarter and more significantly year-over-year to 12.2 percent.
The declining vacancy trend is attributed to several large-footprint occupancies over the first half of 2019,
with the more notable being Leidos-QTC Management occupying their 98,505 square foot space in San
Dimas. Despite the absence of large-scale move-ins, overall net absorption remained strong at 168,083
square feet year-to-date, nearly three times the figures recorded during the first half of 2018. While
overall average asking rents remained nearly flat over the previous year, more significant rent growth of
4.6 percent was posted year over year. The 210 Corridor recorded the most significant rent growth,
increasing by more than 10 percent.

Overall Rental vs Vacancy Rate
San Gabriel Valley Submarket
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Tourism
The City of Glendora has approximately 19 miles
of hiking, equestrian and multi-use trails within
its City limits, more than 30 trails. These trails
are primarily divided among two different
wilderness areas, which include Big Dalton
Wilderness Area and South Hills Wilderness
Area.
Big Dalton Wilderness Area is comprised of
approximately 690 acres, while South Hills
Wilderness Area is comprised of approximately
2200 acres.

Big Dalton Wilderness Area

Ruble Castle is a monumental folk architecture
site nestled in the foothills of Glendora. It was
entirely built by hand by Michael Rubel and his
“pharmhands” over several decades. Rubel
Castle is an exceptionally important masterwork
within the context of folk-art environments in
California. It also serves as a rare resource and
physical reminder of the citrus industry, which
played a significant role in the development of
the area in the late-nineteenth and earlytwentieth centuries.

San Gabriel Valley Key Industries

Rubel Castle

The California State economy is the largest in
the United States, where the State of California’s Gross State Product (GSP) grew by 2.7% in 2017.
California’s San Gabriel Valley offers an outstanding quality of life and great business environment. The
31 cities and five large unincorporated communities of the San Gabriel Valley cover an area of 400 square
miles with almost 1.8 million residents. This dynamic region offers a variety of lifestyles and business
opportunities. Growing key industries include:
•
•
•
•
•
•

Education, Healthcare, Manufacturing, Tourism and Technology thrive in the San Gabriel Valley.
Caltech one of the nation’s top research universities, is situated in the City of Pasadena.
Pasadena is also home to the Rose Bowl and the Tournament of Roses parade.
City of Hope Medical Center which is a world-class healthcare facility is situated in Duarte and is
just 8 miles from Glendora.
International trade is fueled by a growing Asian population in the San Gabriel Valley area.
Much of the San Gabriel Valley’s success is due to its pro-business attitude.

International trade, particularly with the Pacific Rim, has become a vital aspect of the local economy.
Substantial foreign Asian population have spurred an influx of entrepreneurial spirit and working capital.
With seven freeways and two major rail lines, the San Gabriel Valley is well connected to all of Southern
California, including the ports of Los Angeles and Long Beach.

www.ECONSolutionsbyHdL.com • 714.879.5000
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Demand Generators
Los Angeles County, otherwise referred to as the Los Angeles-Long Beach Metropolitan Statistical Area
(MSA), includes 88 incorporated cities, covers an area of 4,084 square miles, and as of January 1, 2019 an
estimated population of 10.2 million people. In the past 80 years, the county has evolved into a large
commercial/industrial urban community and has become the business and financial center of California
and the Western United States. The regional economy has become more diversified with a larger number
of people employed in aerospace and defense, apparel design and manufacturing, computer and
electronic products manufacturing, professional and business services, health care services and
biomedical, international trade, motion picture and video production, real estate and construction, retail
and travel and tourism.

San Gabriel Valley Submarket
The submarket is comprised of approximately 30 incorporated cities including Alhambra, Arcadia, Azusa,
Baldwin Park, Bradbury, Claremont, Covina, Diamond Bar, Duarte, El Monte, Glendora, Industry,
Irwindale, La Canada Flintridge, La Puente, La Verne, Monrovia, Monterey Park, Pasadena, Pomona,
Rosemead, San Dimas, San Gabriel, San Marino, Sierra Madre, South El Monte, South Pasadena, Temple
City, Walnut, and West Covina, as well as unincorporated parts of Los Angeles County.

Trade Area Hotel Sample
From analysis of the demand emanating from the City of Glendora, it is our opinion that any proposed
hotel sites in the City would compete primarily for demand generating from a large drive-time radius of
larger than that of 15-minutes.

Los Angeles County typically acts as an execellent barameter for the performance of the greater Southern
California lodging market. As the largest and most diverse of the major Southern California markets,
individual hotel performance often greatly varies. However, when taken as a whole, the growing pains
and opportunites of the Los Angeles County area often reflect those seen in other areas of Southern
California.

www.ECONSolutionsbyHdL.com • 714.879.5000
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The below list represents a sampling of hotels within the San Gabriel Submarket based on information
from STR (Smith Travel Research) databases. It is not exhaustive list but inclusive and reflective of the
hotels that are within the submarket. Please note it does not inlcude those hotels that are considered as
Independent of the STR chain scale.
Trade Area Hotel Market Sample
Chain Scale
Hotel Name
Economy
Upper Midscale
Upper Midscale
Upper Midscale
Upper Midscale
Upscale
Upper Midscale
Economy
Upscale
Upscale
Upper Upscale
Upper Midscale
Upper Midscale
Upscale
Upper Midscale
Upper Upscale
Economy
Economy
Luxury
Economy
Economy
Economy
Midscale
Midscale
Midscale
Midscale
Economy
Economy
Upper Upscale
Midscale
Luxury
Economy
Economy
Economy
Economy
Economy
Economy
Upper Midscale
Upper Midscale
Upscale
Upper Midscale

Americas Best Value Inn
Best Western Pasadena Inn
Best Western Pasadena
Best Western Pine Tree
Best Western Plus
Hartford Hotel
Comfort Inn
Days Inn Alhambra
DoubleTree by Hilton
DoubleTree by Hilton
Embassy Suites Brea
Fairfield Inn & Suites
Hampton Inn Chino Hills
Hilton San Gabriel
Holiday Inn El Monte
Holiday Inn Express & Suites
Howard Johnson Inn & Suites
Howard Johnson Pasadena
Langham Huntington
Motel 6 Rosemead
Motel 6 El Monte
Motel 6 Azusa
Quality Inn Ontario
Quality Inn Rosemead
Ramada Pasadena
Ramada South El Monte
Rodeway Inn & Suites
Scottish Inn Whittier
Sheraton Hotel
Super 8 Pasadena
The Jordan San Gabriel
Travelodge Pasadena Central
Travelodge Rosemead
Travelodge Whittier
Vagabond Inn
Vagabond Inn La Habra
Vagabond Whittier
Residence Inn Arcadia
Best Western Glendora
Doubletree
Home2 Suites

City
Pasadena
Pasadena
Pasadena
Chino
Ontario
Rosemead
Pasadena
Alhambra
Rosemead
Whittier
Brea
Rosemead
Chino Hills
San Gabriel
El Monte
Pasadena
Pico Rivera
Pasadena
Pasadena
Rosemead
South El Monte
Azusa
Ontario
Rosemead
Pasadena
South El Monte
Pasadena
Whittier
San Gabriel
Pasadena
San Gabriel
Pasadena
Rosemead
Whittier
Pasadena
La Habra
Whittier
Arcadia
Glendora
Diamond Bar
Azusa

Total Rooms
36
62
63
42
154
63
54
30
202
200
228
70
104
222
141
93
48
59
379
129
60
69
124
68
75
106
33
40
288
67
225
53
30
55
54
41
49
120
40
132
110

www.ECONSolutionsbyHdL.com • 714.879.5000

Year Opened
June 1971
June 1981
June 1985
June 1963
June 1980
September 1984
July 1984
January 1991
March 1990
March 1986
November 1990
June 1983
October 2006
December 2004
September 2017
June 1990
September 2007
June 1990
June 1906
November 1974
June 1976
June 1973
May 1981
February 2007
June 1982
November 1990
September 1992
January 2018
February 1972
June 1960
January 1964
September 1991
June 1975
January 2017
September 1968
August 2008
May 2007
January 2018
February 2018
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The San Gabriel Valley submarket is estimated to realize an increase of 3.3 percent in occupied rooms in
2019. This would positively increase market occupancy to 76.7 percent. Given the continued large
increases in International and particularly Chinese travel, as well as strong developer interest, it is not
surprising that there are several planned hotels in the San Gabriel Valley.

Additions to supply hotel included in our overall forecast include a recently opened 110-room Home2
Suites in Azusa, a 132-room Doubletree in Pomona (a conversion and upgrade of a former Shilo Inn &
Suites) and the opening of a 288-room Sheraton in San Gabriel.
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Of the 41 hotels that make up the sample market area, 15 are classified as Economy, 5 are Midscale, 11
are Upper Midscale, 5 are Upscale, 3 are Upper Upscale and 2 are Luxury based on STR’s Chain Scale.

Trade Area Hotel Market by Chain Scale
30%
25%
20%
15%
10%
5%
0%

Annual Room Night
Supply
Annual Room Night
Demand
Residual Supply

Alhambra
Azusa
La Habra
Pasadena
Pico Rivera
Rosemead
South El Monte
Whittier
Pasadena
San Gabriel
Ontario
Pasadena
Rosemead
South El Monte
Arcadia
Azusa
Chino
Chino Hills
El Monte
Glendora
Ontario
Pasadena
Rosemead
Brea
Pasadena
San Gabriel
Diamond Bar
Rosemead
San Gabriel
Whittier

160,000
140,000
120,000
100,000
80,000
60,000
40,000
20,000
-

Economy

Luxury Midscale

Upper Midscale

Upper UpscaleUpscale

According to CBRE Hotels the average daily rate in the submarket is estimated to experience an increase
of 3.2 percent in 2019, ending the year at $132.

Trade Area Hotel Sample ADR & Occupancy
84%
82%
80%
78%
76%
74%
72%
70%

$300
$250
$200
$150

Alhambra
Azusa
La Habra
Pasadena
Pico Rivera
Rosemead
South El Monte
Whittier
Pasadena
San Gabriel
Ontario
Pasadena
Rosemead
South El Monte
Arcadia
Azusa
Chino
Chino Hills
El Monte
Glendora
Ontario
Pasadena
Rosemead
Brea
Pasadena
San Gabriel
Diamond Bar
Rosemead
San Gabriel
Whittier

$100

Economy

Luxury

Midscale

Upper Midscale

Upper
Upscale

$50

Average of Occupancy

$0

Average of ADR

Upscale

With occupancy expected to grow on average by 3.3% based on CBRE Hotels’ projection for the
submarket, the potential exists for demand to grow in the competitive hotel market which would lower
the percentage of residual supply available to absorb growing demand. Residual supply below 30% could
create a scarcity of hotel rooms in the trade area hotel market and force users to drive further out into
adjacent submarkets including into the Inland Empire and Arcadia/Monrovia/Pasadena submarkets.
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Summary of Trade Area Hotel Sample
•
•

•
•
•

Not included in the sampling above of those hotel types that are considered independent hotel
concepts on the STR Chain Scale.
The total competitive hotel market sampling paints the aggregated picture of the market area and has
experienced moderate supply growth over the long run with three new hotel opened in the three
years.
Within the sample hotel market area, there are few extended stay concepts.
Within the City of Glendora, there are no Upper Midscale hotel concepts available; as such hotel
patrons are driving outside of a 10-minute drive-time of Glendora.
High percentage capture of indirect sales tax revenue (from hotel guests making purchases in and
around the hotel site) is not being realized within the City, however opportunity exists.

Site Evaluation
The following areas within the City of Glendora have been identified as attractive sites for hotel
development. According to CBRE Hotels and STR (Smith Travel Research), overall the submarket has
exhibited growth as healthy economic conditions have fueled the continued large international interest,
particularly from Chinese investors and developers. The submarket area is home to many corporations
such as Edison International, Avery Dennison Corporation, Trader Joe’s Company, Ameron International
Incorporated, and International Aluminum. Additionally, the San Gabriel Valley has become a very
important center of the Asian community within the United States.

Locations
The City has designated two sites in Glendora to be evaluated as future hotel development sites. It is
important to note that while the City does not own these properties, they are able to work with the
property owners and potentially participate in facilitating development at these locations. Further
analysis will need to be conducted by the hotel developer. For this analysis however, we have provided a
revenue analysis and hotel proforma for a prototypical hotel development that could be developed within
the City of Glendora. The below sites are discussed in more detail below.

www.ECONSolutionsbyHdL.com • 714.879.5000
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Mayflower Center Site
The approximately 9-acre shopping
center has frontage along both
Baseline Rd and Grand Ave as well as
exposure from the 210 Corridor via
the Grand Ave exit. The site is home
to a previously thriving 81,000
square foot community shopping
center formerly anchored by Sports
Chalet and currently home to various
regional and local retailers.
Traffic volumes at this intersection
include more than 40,000 cars per
day from the 210/Grand Ave exit
going south past the Mayflower
Center. Viable hotel concepts at this location include; both Midclass and Upper Midscale concepts
(included extended-stay) by Hilton, Marriott, InterContinental Hotel Group (IHG), La Quinta, Best Western
and Choice Hotels.

Lone Hill Ave Site
The
potential
site
includes
approximately 4.6 acres currently
occupied but with expectation of being
vacant by 2020. The sites are adjacent
to the Marketplace shopping center
and accessible along Gladstone St and
Lone Hill Ave with access from the 57
freeway via Auto Center Dr. Situated at
a key intersection, the site can expect
more than 49,000 vehicles per day,
and more than 112,000 residents living
within a three-mile radius. The site
would prove successful due to its
proximity to a large concentration of
retail as a part of a nearly 800,000
square foot master-planned retail
power center featuring major anchors including the Home Depot, Sam’s Club, Kohl’s, Best Buy, AMC
Theaters and other national retailers. Viable hotel concepts at this location include; both Midclass and
Upper Midscale concepts, by Hilton, Marriott, InterContinental Hotel Group (IHG), and Choice Hotels.

Facility Recommendations
Based on an evaluation of the sites and analysis of the trade area market hotels, along with consideration
of market dynamics observed, it is recommended that the Glendora market area can absorb two new
hotels with a total of approximately 180 rooms.
www.ECONSolutionsbyHdL.com • 714.879.5000
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Recommended Hotel Facilities – Near Term (2 to 3 years)
Type of Hotel
Limited Service Option
Guest Rooms
King
78
Queen
96
Executive Suites
4
Hospitality Suites
2
Number of Guest Rooms
180
Hotel Meeting Space
Meeting Rooms
Total

5,000
5,000

Food & Beverage
These amenities should be located
nearby the hotel development
within an easy drive or walk

Restaurant 3-Meals
Lounge & Bar
Breakfast/Coffee Shop

SQFT 8 to 10 rooms
SQFT

Amenities
Business Center
Fitness Center
Gift Shop
Wireless/High Speed Internet
On-Site/Adjacent Parking
Indoor/Outdoor Pool
Potential Concepts
(representative)

Hilton
Choice Hotels

Marriott
InterContinental Hotel (IHG)

Hyatt
La Quinta

The recommended facilities are based on several factors including the demand and potential demand
created within the 15-minute drive time trade area and the lack of hotel product within a 10-munite drive
time trade area from the City of Glendora. Research identified the potential hotel needs for small groups,
leisure and business travelers. The recommended facilities will appeal to all segments, while affording
the potential sites a competitive advantage in the area hotel market.
While the greater San Gabriel Valley submarket hotel industry has experienced new hotel supply growth
over the last 24 to 36 months, there continues to be absorption of the new inventory; and this trend will
continue as new residential, office/industrial development and business growth continues in the greater
15-minute trade area. For this and other reasons, it is recommended that two hotels can be developed
in the near-term (1 to 3 years), with both being limited service with a total combined room count of 180
rooms. In the mid-term (4 to 6 years) as additional commercial and residential development comes online
within the 15-minute trade area, an additional hotel could be developed within the City of Glendora.
Approximately 15,500 square feet of meeting space (approximately 86 square feet per room) is
recommended. This figure stems from comparable properties in similar locations and intelligence
collected from experienced industry professionals who recommend 70 to 100 square feet of hotel
meeting space for every hotel room.

www.ECONSolutionsbyHdL.com • 714.879.5000

15

City of Glendora – Hotel Market Study

October 2019

In the near-term an 80 to 90-room Upper Midscale hotel concept and a 90 to 110 room extended stay
hotel concept would successfully meet the hotel demand needs within the Glendora trade area while
conservatively planning for future growth in the City.

Hotel Valuation
Below is the estimated building valuation for the proposed hotel sites in Glendora. The valuation is based
on market information derived from various sources including commercial real estate professionals as
well as the commercial development community.
Projected Property Valuation
Hotel Scale Class
Rooms
Building Cost/Room
Extended Stay
90
$150,000
Upper Midscale
110
$140,000

Total Building Cost
$13,500,000
$15,400,000

Property Tax Revenue
$11,705
$13,352

The City of Glendora’s share of the 1% property tax rate is approximately 8.67%.

Transient Occupancy Revenue
There is a 6% Transient Occupancy Tax (TOT) rate in Glendora. Guest who stay up to thirty (30)
consecutive days are considered transient for that time and subject to the transient occupancy tax. After
the 31st day and consecutive days following, a hotel guest is no longer considered transient and not subject
to the tax. While 76.6% occupancy will be used for the overall hotel industry within the trade area, as it
relates to extended stay hotel facilities, 64% of those stays are subjected to TOT.
Projected Property Valuation
Hotel Scale Class
Occupancy
Extended Stay
76.6%
Upper Midscale
76.6%

Average Daily Rate
$132
$132

Annual Revenue
$2,125,779
$4,059,647

Annual TOT Revenue
$127,547
$243,579

Based on TOT rates of other San Gabriel Valley submarket cities, the City of Glendora should consider
increasing the TOT rate collected from hotels within the City to at least 11% to 12%.
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Concluding Remarks
What makes some hotels more successful than others? The selection of a site, market area, brand, and
management team are important to the success of a hotel property. However, the reasons that hotels
are built are as varied as the people that make these decisions. The best reason to build a hotel is very
simple, one is needed to satisfy market demand. With Glendora’s central location along the Foothills of
San Gabriel Valley the sites profiled in this report are ideal locations to capture those traveling between
Los Angeles and the Inland Empire for tourism, business and general travel purposes.
The sites profiled in this report are viable options that have interested landowners with parcels suitable
for hotel development. Since HdL ECONSolutions profiled both sites, for the purposes of this analysis we
have also considered the general 15-minute drive time trade area to sufficiently understand the breadth
of the existing competitive facilities. The most viable site to tackle initially within the near-term (1 to 3
years) would be the Mayflower Center site along the 210 freeway, due to its location adjacent to the 210
freeway and with great freeway exposure along with easy ingress/egress from the 210 freeway via Grand
Ave. While both hotel sites are viable options to capture area visitors, the Mayflower Center location is a
site that we identified as the best for near-term for construction and/or buildout.
•

There is a certain degree of intuitive support for a midscale and/or upper midscale hotel(s) in
Glendora, California; which within a 10-minute drive-time has no significant competition.
According to STR, occupancies in the competitive 15-minute drive time trade area indicate that
properties are already highly occupied resulting in the need for additional rooms to support
market demand and accommodate any new business to the area.

•

Further study is recommended should the developments in this report move forward. Once a
development concept is solidified for the site, we recommend:
o An Economic Impact Study – to determine the potential benefit the development will have
on the local community.
o A Feasibility and Financial GAP Analysis to outline the feasibility of the project in terms of
the type project, along with any possible financial assistance necessary for a developer to
achieve reasonable return on investment.
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Recommendations
Based on economic drivers, market growth in various industries and analysis of hotel market demand in
the trade area, along with considerations for the two possible locations for new hotel developments in
the City of Glendora, HdL ECONSolutions believes that there is market demand for at least two new hotels
in the near-term (1 to 3 years) in the City of Glendora. To that end, it is recommended that the primary
location for a new hotel in Glendora be at the Mayflower Center along the 210 freeway. At this site we
recommend an extended stay hotel concept (Townplace Suites, Homewood Suites, Home 2 Suites,
Staybridge Suites, Candlewood Suites and Cambia Suites) and believe this would provide a much-needed
amenity to traveling medical specialist and visitors to area colleges who are staying in adjacent
communities. Additionally, another hotel should be considered for the area near SR 57 freeway along
Lone Hill Ave. At this site we recommend an Upper Midscale hotel concept (Marriot Fairfield Inn, Holiday
Inn Express, Hampton Inn, and Best Western Plus).
Recommended Hotel Concepts
Location
Mayflower Center

Lone Hill Ave Site

Chain Scale
Upper Midscale/Midscale
Extended Stay

Upper Midscale

Concept
Townplace Suites, Homewood
Suites, Home2 Suites, Staybridge
Suites, Candlewood Suites and
Cambria Suites
Marriott Fairfield Inn, Holiday Inn
Express, Hampton Inn, Best
Western Plus, Comfort Inn
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Assumptions & Limiting Conditions
The following standard conditions apply to market studies, feasibility projections and recommendations
by ECONSolutions:
•

Economic and Social Trends - The consultant assumes no responsibility for economic, physical or
demographic factors which may affect or alter the opinions in this report if said economic,
physical, or demographic factors were not present as of the date of the letter of transmittal
accompanying this report. The consultant is not obligated to predict future political, economic or
social trends.

•

Information Furnished by Others - In preparing the report, the consultant relied on information
furnished by other individuals or found in previously existing records and/or documents. Unless
otherwise indicated, such information is presumed to be reliable. However, no warranty, either
express or implied, is given by the consultant for the accuracy of such information and the
consultant assumes no responsibility for information relied upon later found to have been
inaccurate. The consultant reserves the right to make such adjustments to the analyses, opinions
and conclusions set forth in this report as may be required by consideration of additional data or
more reliable data that may become available.

•

Title - No opinion as to the title of the subject property is rendered. The property is evaluated
assuming it to be under responsible ownership and competent management.

•

Hidden Conditions - The consultant assumes no responsibility for hidden or unapparent
conditions of the property, subsoil, ground water or structures that render the subject more or
less valuable. No responsibility is assumed for arranging for engineering, geologic or
environmental studies that may be required to discover such hidden or unapparent conditions.

•

Zoning and Land Use - Unless otherwise stated, the subject property is evaluated assuming it to
be in full compliance with all applicable zoning and land use regulations and restrictions.

•

Licenses and Permits - Unless otherwise stated, the property is evaluated assuming that all
required licenses, permits, certificates, consents or other legislative and/or administrative
authority from any local, state or national government or private entity or organization have been
or can be obtained or renewed for any use on which the analysis contained in this report is based.

•

Engineering Survey - No engineering survey has been made by the consultant. Except as
specifically stated, data relative to size and area of the subject property was taken from sources
considered reliable and no encroachment of the subject property is considered to exist.

•

Maps, Plats and Exhibits - Maps, plats and exhibits included in this report are for illustration only
to serve as an aid in visualizing matters discussed within the report. They should not be considered
as surveys or relied upon for any other purpose, nor should they be removed from, reproduced
or used apart from the report.
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