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About Us
In 2014, HdL Companies expanded its services to provide strategic planning and consulting services to
assist local governments with economic development planning and execution. ECONSolutions offers a
variety of products and services for customized solutions based on a client’s budget needs and specific
development requirements.
The ECONSolutions staff has over 45 years of local economic development and community development
experience in California. Barry Foster, the Managing Director for ECONSolutions has helped facilitate more
than 30 million square feet of development including industrial, distribution, retail, shopping centers,
office, hotels, auto centers and medical-healthcare. ECONSolutions offers up-to-date data capability, an
online GIS platform with state-of-the-art software for market analytics and the ability to leverage HdL’s
extensive databases systems. ECONSolutions can engage in projects of every size ranging from data
analysis to comprehensive studies to advisory support and to public/private collaboration.
HdL has the largest privately held sales tax database in the State of California with sales tax data for 99%
of the state’s businesses. The firm’s proprietary sales tax/software system affords numerous.
opportunities to prepare economic development and revenue projection reports. ECONSolutions has
significant experience in retail, logistics, healthcare and hotel development, along with possessing a strong
understanding of these sections within the marketplace in California.
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Overview of Duarte
The City of Duarte is located at the base of the San Gabriel Mountains, along the 210 freeway in Los
Angeles County and is just over 6.7 square miles. Duarte, is surrounded by the cities of Monrovia and
Bradbury to the west, Irwindale to the south, Azusa and Irwindale to the east and the San Gabriel
Mountains to the north. Duarte has approximately 7,080 household and a population of 21,420 people.
Retail and manufacturing are both well represented industry sectors within the Duarte city limits.
Duarte’s laborshed (A laborshed is defined as the area or region from which an employment center draws
its commuting workers. It shows the distribution of these workers regardless of municipal boundaries)
shows that more than two-thirds of those working in Duarte live in Los Angeles County, but many
commute from neighboring counties, including San Bernardino and Orange counties. Nearly 80% of
Duarte’s working residents are employed in Los Angeles County, however less than 10% of Duarte’s
residents’ work for businesses located in the City of Duarte.
Two medical institutions were started in Duarte in the early part of this century. In 1913, the Jewish Relief
Association started a tuberculosis sanitarium on 40 acres of land south of Duarte Road. This later evolved
into the world-renowned City of Hope Medical Center, a medical/healthcare facility including being a
leading research and teaching institution, specializing in the fight against life-threatening catastrophic
diseases. Then in 1930, a group of Carmelite Sisters established the Santa Teresita Rest Home, known
today as Santa Teresita which is home to a 12-acre assisted living and skilled nursing facility.

Destination
Distance
Regional Locations
Glendale
18 Miles
Los Angeles
23 Miles
Ontario
25 Miles
Long Beach
40 Miles
Irvine
50 Miles
Local Commuting Locations
Bradbury
1 Mile
Monrovia
3 Miles
Azusa
4.5 Miles
Arcadia
5 Miles
Irwindale
6 Miles
Glendora
8 Miles
Pasadena
10 Miles
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Project Area Description – Hotel Sites
Strong economic development and proper planning help position Duarte as a prosperous market area
during this current wave of economic expansion being witnessed in the region, along with much of
southern California. As the city continues to see success with a healthy retail market place, quality
development areas have become scarce, necessitating developers and retailers to seek opportunities for
redevelopment projects, including new hotels. The proposed hotel sites are 40 miles northeast of Los
Angeles International Airport, 20 miles from downtown Los Angeles, 12 miles from Pasadena, 6 miles from
Azusa Pacific University and Citrus College, and 24 miles from the Claremont Colleges; therefore, arriving
passengers, guest lecturers and such could easily access the sites via regional freeways. The proposed
hotel sites are situated near the 210 freeway, which is a prominent east/west freeway connecting the
Inland Empire to the San Gabriel Valley, additionally the hotel sites are near the 605 freeway, connecting
cities of the San Gabriel mountain area to the east Los Angeles cities of El Monte, Montebello, Downey
West Covina, Whittier all the way south to Long Beach and the 405 freeway. This extensive freeway
network facilitates easy access to the hotel sites.

The hotel sites are situated in the core of the City of Duarte; with less than a mile between both sites with
proposed hotel site 1 being approximately half a mile from the 210/605 interchange and accessed by
exiting the 210 freeway at Buena Vista St and heading southeast less than a mile. Hotel site 2, is a little
over a quarter of a mile north of the 210 freeway and is accessed by exiting the 210 freeway at Buena
Vista and heading north to Huntington Drive. Proposed hotel site 1, will be viewable from the 210 freeway
for both east and west bound traffic, while proposed hotel site 2, will not have freeway visibility but its
location along Huntington Dr (aka Historic Route 66) provides direct access to a heavily traveled arterial
through many southern California cities, along with easy access to the 210 freeway.
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Proposed Hotel Site 1 – Highland Ave. and Evergreen St.
Located on 3.32 acres on the southwest corner of Highland Avenue and Evergreen Street just
south of the I-210 freeway and just west of the I-605 and is a part of the Duarte Station Specific
Plan. Additionally, the site is located nearby the Duarte/City of Hope – Metro Gold Line Station,
which connects Metrolink commuters from the west-end of the Inland Empire through the foothill
communities terminating at Union Station in Downtown Los Angeles. With congestion expected
to grow as more commuters’ flood southern California freeways, Transit-Oriented Development
(TOD) will provide relief from current and future gridlock. As stated in the Duarte Station Specific
Plan, the desired objective of including the area in a specific plan (which is comprised of 3 parcels
totaling approximately 19 acres) is to provide an implementation tool to encourage the type of
development that will foster public/private financial return and value for all area stakeholders
both directly and indirectly.

City of Hope Medical Center
A major benefit to this site is its proximity to the City
Proposed Hotel Site
of Hope. Founded in 1913, City of Hope is one of only
49 comprehensive cancer centers in the nation, as
designated by the National Cancer Institute. Their
role as leaders in patient care, basic and clinical
research, and the translation of science into tangible
benefit is globally acknowledged. The City of Hope
employs approximately 4,051 (FT/PT and physicians)
City of Hope
Campus
as well as an additional 1,311 contractors working in
and around the campus annually. In 2016, the City of
Hope treated over 61,000 patients, performed more
than 330,000 outpatient and infusion services as well as administered nearly 1,000 bone
marrow transplants. Currently, the City of Hope is seeking approval for an update to their
Campus Plan with a new specific plan, which will establish a comprehensive growth plan
to take place over the next 20-years. source: CityofHope.org
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Proposed Hotel Site 2 – Buena Vista St. and Huntington Dr.
This site is less than a half mile north of the I-210 and approximately a mile west of the I-210/I605 junction connecting communities that are both east and south of this site. The site allows for
easy access to the region, and puts it within proximity to many government, medical and
education institutions. Specifically, the site is located near the intersection of Buena Vista Street
and Huntington Drive and would be surrounded by a diverse mixture of uses including, retail,
office, single family, and multi-family residential developments and is approximately a mile
northwest of the Duarte/City of Hope – Metro Gold Line Station as well as a considerable number
of restaurants nearby.

Current Conditions
The two hotel sites are in the core of the city of Duarte; with less than a mile between both sites
with proposed hotel site 1 being approximately half a mile from the 210/605 interchange and
accessed by exiting the 210 freeway at Buena Vista St and heading southeast less than a mile.
Hotel site 2, is a little over a quarter of a mile north of the 210 freeway and is accessed by exiting
the 210 freeway at Buena Vista and heading north to Huntington Drive. Proposed hotel site 1,
will be viewable from the 210 freeway for both east and west bound traffic, while proposed hotel
site 2, will not have freeway visibility but its location along Huntington Dr (aka Historic Route 66)
provides direct access to a heavily traveled arterial through many southern California cities.
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Market Profile – Greater Los Angeles Region
The greater Los Angeles region’s hotel industry analysis shows that it continues to experience strong,
sustained growth despite the rise in short-term home rentals. According to Smith Travel Research (STR),
the hospitality industry in the greater Los Angeles region exceeded expectation by every measurable
metric in 2016 and 2017 will likely also keep pace as well. In fact, the greater Los Angeles region’s average
hotel occupancy rate surpassed 80% for the first time in Los Angeles County history. A record of $29.2
million in hotel room nights were sold countywide, with average daily rate (ADR) reaching a new high over
$170. This type of record-breaking success resulted in Travel Weekly declaring the greater Los Angeles
region’s hotel market its “big winner” in 2016.
Beyond hotel performance, the greater Los Angeles region shattered tourism records this past year,
welcoming 47.3 million visitors in 2016, which was up 3.8% from the previous year. The amount surpassed
mid-year forecasts and broke visitation records, setting a record for the sixth consecutive year. As a result,
area government and business leaders are preparing for welcoming over 50 million tourists to the region
by 2020. To accommodate this influx of people, hotel developers are expected to add 6,000 additional
hotel rooms in 2017 and 2018, including a 900-room InterContinental Hotel in downtown Los Angeles and
a 216-room Kimpton in Hollywood. With 31.1% more hotel rooms under construction in 2017 than in
2016, the industry remains keen on increasing available supply to meet the needs of the greater Los
Angeles region’s flourishing travel industry. Additionally, the regions hotel market was the only U.S.
market to reach double-digit revenue per available room (RevPAR) growth of nearly 11%.

Competitive Supply & Market Demand
Hotels near LAX, Hollywood, Beverly Hills, Westside LA, South Bay, Santa Monica, Marina del Rey, and the
Pasadena/Arcadia/Monrovia submarket were particularly expensive and often times unavailable, with
occupancy rates north of 80% in all the areas in 2016.

Los Angeles County Hotel Performance
Southern California is one of the nation’s most diverse lodging markets but is underserved in
terms of room supply relative to its population base, demand generators and its millions of annual
visitors. The greater Los Angeles region has rebounded from the previous economic recession
period, with major hotel transaction prices remaining high and several developments in the region
helping pave the way for a new era of economic growth and new hotel development. With hotel
values now exceeding the cost of construction of new hotels in several sub-markets, investors are
faced with various options for entering in the lucrative Southern California region.
The Los Angeles County lodging market has experienced challenges since the early 1990’s,
including the fluctuation of hotel supply, the rise and fall of area demand generators, and the
increased meeting and convention competition from other regional metropolitan markets.
According to STR and CBRE’s Hotel Trends, despite these historical challenges, three Los Angeles
sub-markets have recovered particularly well from the recent economic recession and could be
considered attractive markets; which include the Pasadena/Arcadia/Monrovia, LA East San
Gabriel Valley (which includes Duarte) and Downtown Los Angeles sub-markets.
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Statistical trends based on CBRE Hotels’ information for the region is as follows:
Statistics and Trends of Available Rooms in Los Angeles County – CBRE Hotels
Location
ADR
Occupancy
2017
% Change
2017
Los Angeles County
$210.90
3.6%
80.7%
Downtown L.A. (CBD)
$253.56
1.9%
73.3%
Hollywood/West Hollywood
$305.60
3.5%
83.1%
Beverly Hills/Westside L.A.
$391.60
4.7%
82.3%
Santa Monica
$383.81
3.5%
82.9%
Airport
$155.33
5.0%
84.2%
South Bay
$175.33
4.0%
83.9%
San Fernando Valley
$177.12
-2.6%
81.6%
Pasadena/Arcadia/Monrovia
$182.53
3.0%
84.2%
L.A. East (San Gabriel Valley)
$130.66
3.0%
74.6%
L.A. Southeast (Gateway Cities)
$171.10
4.5%
77.9%

RevPAR
2017
$170.28
$172.57
$254.03
$322.44
$318.06
$130.73
$147.04
$144.98
$157.19
$97.46
$133.31

*Source: CBRE Hotels **Note: LA East (San Gabriel Valley) includes the City of Duarte

The L.A. East (San Gabriel Valley) submarket is bordered by the San Gabriel Mountains to the
north, Los Angeles and Orange County to the south, San Bernardino County line to the east and
Interstate 5 to the west. The San Gabriel Valley is comprised of 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 Los Angeles County.
The San Gabriel Valley is home to many major corporations such as Edison International, Avery
Dennison Corporation, Trader Joe’s Company, Ameron International Incorporated, and
International Aluminum.
Statistics and Trends of Available Rooms in Los Angeles County – CBRE Hotels
By Size
ADR
Occupancy
Under 100 rooms
$159.08
84.00%
100 to 199 rooms
$204.68
86.29%
200 to 299 rooms
$226.18
84.82%
300 to 600 rooms
$209.31
84.62%
Over 600 rooms
$184.64
81.67%
Overall Average
$204.01
84.67%

RevPAR
$133.63
$176.63
$191.85
$177.11
$150.80
$172.74

*Source: CBRE Hotels
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Economic Drivers
The City of Hope Medical Center and related
medical industry establishments employ over
38% of the total employment in Duarte, with
manufacturing and retail services as the next
strongest employment generators. Duarte’s
unemployment rate of 5.2% is less than that of
Los Angeles county as a whole with many people
who reside in Duarte working outside of the city
limits; most Duarte residents work in Los Angeles
and Pasadena.

Overseas Markets
2016
% Change of 2015
China (Excluding Hong Kong)
1,005,000
21.9%
Australia
421,000
-2.3%
UK
361,000
1.9%
Japan
340,000
8.0%
South Korea
296,000
0.2%
France
277,000
-2.0%
Germany
236,000
-3.0%
India
116,000
10.2%
Brazil
101,000
-20.5%
Total Overseas
4,568,000
4.5%
Mexico Total Visitors
1,757,000
1.1%
Canada
708,000
-2.8%
Total International
7,033,000
2.9%
*Source: Los Angeles Tourism & Convention Board

It is estimated that California will see more than
290 million visitors by 2020, this includes both
leisure and business travel of both international and domestic visitors. International inbound travel to
California is expected to grow more than 3.0% in 2017, with this after a 2.9% increase in 2016 and a 3.6%
increase in 2015. More than 20% growth in California’s inbound annual international visitors came from
China in 2016 with Australia the United Kingdom, Japan and South Korea rounding out the top five
international overseas growth trips to Los Angeles; this based on information provided by Tourism
Economics.

Los Angeles County Hotel Inventory by Submarket
Los Angeles County Inventory by Submarket – 2017 STR Source
Location
Total Properties
Los Angeles County
1,018
Downtown L.A. (Full Region)
102
Downtown L.A. (Business District)
23
Hollywood/West Hollywood
78
Beverly Hills/Westside L.A.
59
Airport
81
Long Beach
57
South Bay
133
L.A. Southeast (Gateway Cities)
112
Santa Monica
60
L.A. East (San Gabriel Valley)
135
Los Angeles North (includes SF Valley)
135
San Fernando Valley (Only)
120
Pasadena/Arcadia/Monrovia
37
*Note: percentages will not total to 100% due to overlap of regions

%

Total Rooms
%
101,816
10.0%
12,270
12.5%
2.3%
7,605
7.5%
7.7%
7,603
7.5%
5.8%
6,975
6.9%
8.0%
14,324
14.1%
5.6%
6,024
5.9%
13.1%
11,556
11.3%
11.0%
7,276
7.1%
5.9%
6,166
6.1%
13.3%
10,238
10.1%
13.3%
12,626
12.4%
11.8%
11,996
11.8%
3.6%
4,240
4.2%
**Source: Smith Travel Research (STR)

The San Gabriel Valley hotel market is seeing a flurry of activity within the western stretches of
the region with two new hotels in both Monterey Park and San Gabriel, all catering to the Asian
tourist. A 288 room Sheraton recently opened in San Gabriel, with a Courtyard by Marriott,
Doubletree Hotel, and a Hyatt Place all to finalize construction in late 2018. Three of these hotels
(the Courtyard, Doubletree, and Sheraton) are being backed financially by Chinese investors
through the federal EB-5 investment program, which is designed to attract foreign investments.
The EB-5 program allows foreigners who make investments of at least $1 million into job-creating
business projects to become permanent U.S. residents as green card holders. For these specific
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projects, hotel management is hoping to attract Chinese tourists. According to the International
Trade Administration, at least 5 million Chinese travelers are expected to visit the United States
by 2021; making China the top overseas visitation market in the U.S. Additionally, approximately
350,000 tourists from Asia come to the San Gabriel Valley annually and like tourist from all over
the world, Southern California and Los Angeles is a main attraction and place to visit.

Overall Occupancy
The overall area occupancy is calculated by dividing the projected usable room-night demand by
annual number of available rooms. Overall area occupancy is an important statistic for providing
a preliminary indication of new hotel project feasibility. A general rule of thumb applicable to
new hotels is that the occupancy level of a hotel should be somewhat below the areawide
occupancy during its first year of operation. By the end of its second year, a hotel should become
stabilized and operate at the same level as the overall area occupancy. If the overall area
occupancy is expected to be below profitable levels when the new hotel is scheduled to open, the
potential for financial difficulties could decrease the feasibility of the project. Extreme caution
should be exercised when developing a hotel in a market that shows a potential overall area
occupancy of less than 55% to 60%. If the overall area occupancy is projected to fall below 50%,
a hotel is rarely successful.
According to Skift, the largest intelligence platform for the travel industry, extended stay hotels
are a particularly bright spot in the hotel industry; especially in California. These properties saw
room night demand go up 5.4 percent in 2016 as compared to 2015, according to a U.S. Extended
Stay Lodging Market 2017 report from the Highland Group. Additionally, occupancy for extended
stay hotels has remained steady at just over 78 percent; based on analysis from approximately
40,000 extended stay properties in the U.S.
Mark Skinner of the Highland Group has stated that demand is at a record high, with more people
staying at extended stay hotels in the U.S. today than ever before. An extended stay is defined as
five or more days by the hotel industry; however according to Mark Mahoney executive vice
president of sales for Extended Stay America, the length of stays for extended stay hotel guest
has become shorter and shorter. The overall volume in the number of stay experienced by these
hotel types from relocations and extended stays is increasing, but the actual length of stay is
decreasing. This is possibly a result of extended stay hotels appealing to not only business
travelers but also to leisure travelers, who may have also considered using other lodging options
like, HomeAway, VRBO and Airbnb.
It is worth noting that, per STR statistics, 36% of stays at extended stay hotels are for 31 to 180
days; these stays would not be considered transient and as a result are not subject to transient
occupancy tax. 64% of stays at an extended stay hotel are less than 31 days and those stays would
be subjected to transient occupancy tax.

www.ECONSolutionsbyHdL.com
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Los Angeles County Hotels Opened in 2016 and 2017
Based on research from CBRE Hotels, the following table details the new hotels that have been
included in 2017’s Southern California Lodging Forecast for the Los Angeles County Market.
Los Angeles County Submarkets
Hotel
Aloft
Residence Inn
Hampton Inn & Suites
Hilton Garden Inn
Fairfield Inn
Hampton Inn & Suites
Shade Hotel
Dream Hotel
Freehand Hotel
Hotel Figueroa
Courtyard Santa Monica
Hampton Inn & Suites Santa Monica
Metropolis Hotel
Cambria
James Hotel
Proper Hotel
Hampton Inn & Suites
Hilton Garden Inn
Kimpton Hotel
Wilshire Grand Hotel
U/C Homewood Suites
H Hotel
Homewood Suites
Hyatt Place
Waldorf Astoria
Kimpton Hotel
Hilton Garden Inn
Sheraton
*Source: CBRE Hotels

L.A. County Submarket
Los Angeles Airport
Pasadena/Arcadia/Monrovia
San Fernando Valley
San Fernando Valley
Los Angeles Airport
Los Angeles Airport
South Bay
Hollywood/West Hollywood
Downtown LA
Downtown LA
Santa Monica/Marina Del Rey
Santa Monica/Marina Del Rey
Downtown LA
Los Angeles Airport
Hollywood/West Hollywood
Downtown LA
Hollywood/West Hollywood
L.A. East San Gabriel Valley
Hollywood/West Hollywood
Downtown LA
South Bar
Los Angeles Airport
Los Angeles Airport
San Fernando Valley
Beverley Hills/Westside LA
Hollywood/West Hollywood
LA East San Gabriel Valley
LA East San Gabriel Valley

New Hotels in LA East (San Gabriel Valley) Submarket
Hotel
L.A. County Submarket
Hyatt Place
LA East San Gabriel Valley
Courtyard by Marriott
LA East San Gabriel Valley
Doubletree Hotel
LA East San Gabriel Valley

Opening Date
April 2016
July 2016
Sept 2016
Sept 2016
Oct 2016
Oct 2016
Oct 2016
Dec 2016
Dec 2016
Dec 2016
Jan 2017
Jan 2017
Jan 2017
Feb 2017
Mar 2017
Mar 2017
Apr 2017
Apr 2017
Apr 2017
Apr 2017
May 2017
Jun 2017
Jun 2017
Jun 2017
Jun 2017
Jul 2017
Jul 2017
Nov 2017

Proposed Opening
Late 2018
2018/2019
2018/2019

# of Rooms
246
144
93
209
350
171
54
179
228
268
136
143
350
152
286
148
112
133
105
900
184
168
122
173
170
225
133
288

# of Rooms
222
288
180

Proposed Hotels Estimated Room-Night Demand (Room Absorption)
The total number of room-nights available in the San Gabriel Valley submarket is calculated by
multiplying the number of competitive rooms by 365; this is the total supply available in the
submarket. Per the information provided by STR, the total number of rooms for the submarket is
10,238 room nights supplied. To understand how many additional room nights of supply will be
absorbed in the submarket, we need to calculate the number of additional room-nights of
demand. Using an example of building an 80 and 120 room hotel in Duarte, an addition of 200
hotel rooms would be added to the submarket. This addition to supply would be able to absorb
the following number of room-nights of demand:
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200 rooms X 365 X 74.6% = 54,458 room-nights demand
The 74.6% is the estimated submarket occupancy identified by CBRE Hotels and outlined in the
Market Profile section of this report.

Projected Project Valuation
Based on understanding the current and proposed pipeline of hotel projects as well as
understanding future demand generators for the San Gabriel Valley hotel submarket,
ECONSolutions is using the example of a prototypical midscale business class and midscale
extended stay hotel facilities with 80 and 120 rooms respectively. Class scale is based on the
classification provided by Smith Travel Research, Inc. (STR) chain scale guide.
The San Gabriel Valley submarket realized a 1.0 percent increase in occupied rooms and
experienced a 4.6 percent increase in the average daily rate in 2016. The DoubleTree Rosemead
has recently completed a $19 million expansion, which included a new 53-room guestroom tower,
and upgrades to common areas and amenities. In 2017, supply increased by 6.7 percent with the
opening of the 133-room Hilton Garden Inn El Monte (July 2017), and the re-opening of the
DoubleTree Pomona (currently undergoing renovations and formerly known as the Shilo Inn &
Suites).
Approximately 530 rooms are proposed for the Pasadena/Arcadia/Monrovia submarket in the
next two to three years with three specific projects coming on line and in various stages of
development. The City of Pasadena recently approved a proposal to move forward with the
redevelopment of the civic center YMCA to a boutique Kimpton Hotel including 179 rooms,
restaurant, and ballroom/meeting space. This project is slated to begin this year with a
completion late 2019/beginning of 2020. Additionally, Singpoli BD Development LLC, acquired
1.6 acres in Pasadena at Lake and Union to develop a 165-room flagship hotel along with a 60unit condominium site. Singpoli expects full entitlement in 2018 with construction beginning
toward the end of 2018. Currently, a Hyatt Place is under construction and projected to be
completed by the end of 2018. The hotel is located at the Paseo Colorado Mall and will included
186 rooms. All additional proposed sites that are in the planning and pre-planning stages will
have an impact on the two proposed Duarte hotel sites; so providing options that are “better”
alternatives and play to classic “niche” markets will help to set the Duarte locations apart.
Below is the estimated building valuation for the proposed hotel sites in Duarte. The valuation is
based on market information derived from various sources including commercial real estate
professionals as well as the commercial developer community.
Projected Property Valuation
Bldg. SQFT
Use Type
60,000
Midscale business class (80 rooms)
90,000
Midscale Extended Stay (120 rooms)

Bldg. Cost per room
$150,000
$150,000

www.ECONSolutionsbyHdL.com
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Revenue Projections
Hotel Proforma
Hotel Valuation
Site
Proposed Site 1 (Midclass)
Proposed Site 2 (extended Stay)

Rooms
80
120

Cost per Room
$150,000
$150,000

Total Cost
$12,000,000
$18,000,000

Property Tax
Projected Property Tax Revenue
Use Type
Total Square Feet
Midclass Hotel
60,000
Extended Stay
90,000

Total Cost
$12,000,000
$18,000,000

Annual Property Tax Revenue
$8,028
$12,384

The City share of the 1% tax rate in the two represented tax rate areas (TRA’s) is 6.69% and 6.88%
respectively. Revenues aren’t directly allocated per these shares, but this will provide a reasonable
estimate of the 6.69% and the 6.88% portion of the 1% revenue that will find its way to the City of Duarte.
For clarification, each parcel is assigned to a specific tax rate area which contains the taxing authority for
each rate area as established by the State Board of Equalization, as well as the tax rates for each authority.
Used in combination with the Assessor’s parcel number (APN), this can be used to determine a specific
TRA per parcel. A copy of the specific TRA’s used to calculate property tax is attached to this report.

Transient Occupancy Tax (TOT) Revenue
Hotel Revenue – Transient Occupancy Tax
Site
Occupancy
Average Rate
Gross Annual Income
Annual TOT Revenue
Proposed Site 1 (Midclass)
74.6%
$130
$2,831,816
$283,181
Proposed Site 2 (extended Stay) *
74.6%
$130
$2,761,020
$276,102
*estimate only 64% of occupancy is TOT eligible (only including those stays that are 30 days of less).

There is a 10% transient occupancy tax (TOT) rate in Duarte. 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, hotel guests are no longer considered transient for the duration of the
stay and are not subject to the tax after the 31st day. While 74.6% occupancy will be used for the overall
submarket occupancy, as it relates to extended stay hotel concepts, only 64% of those stays are subject
to TOT.

Combined Revenue Projections for the City of Duarte
Projected Combined Annual Revenue (TOT and Property Tax)
Use Type
TOT Revenue
Midclass Hotel
$283,181
Extended Stay Hotel
$276,102
Total
$559,283

Property Tax Revenue
$8,028
$12,384
$20,412

www.ECONSolutionsbyHdL.com
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Conclusion
What makes some hotels more successful than others? The selection of a site, market, 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. What are some of the most important factors that must be considered in the
development of a hotel, which ultimately leads to a hotels’ finance-ability, profitability, and long-term
success? In looking at regional case studies of those owners, developers and hospitality teams that have
consistently outperformed the market with their acquisition or development projects, below are some of
those factors:
Proximity to Demand Generators
The hotel industry has traditionally focused on location as the most important success factor.
Despite the changes in the industry, location is still important. A hotel location on a little-used
highway is not likely to do very well, even if it offers superior service and amenities. Travelers
used to take it for granted that hotel service would vary significantly depending on location, but
this is no longer the case.
Proximity to Retail & Pedestrian Friendly Linkages
It is important to note that proximity to retail and pedestrian-friendly vibrant neighborhood or
district alone will not guarantee the success of a hotel project. However, today’s travelers,
whether for business or leisure, is often looking to experience more of the area near the hotel.
This is where proximity to retail, restaurants, bars, or transportation-oriented development adds
value to a hotel development opportunity. Increasingly, successful hotel developments are being
included in mixed-use communities that include retail, office, healthcare-medical, and residential.
Today’s traveler is increasingly seeking to experience the surrounding and nearby amenities,
which is the easiest way to add to the lodging experience. The inconvenience of either renting a
car or using a driver service to simply go to a restaurant will often eliminate a hotel from being
selected by travelers. While larger, dense urban cities have a built-in advantage in respect to a
typical hotel’s proximity to other venues and attractions, this becomes increasingly important in
less-dense urban areas where the car is still king.
The Perfect Business Mix
Following a hotel’s proximity to demand generators and its location near amenities in a desirable
neighborhood, is the perfect business mix. This “perfect” business mix will be different and will
vary by each market. Properties that are too dependent on one source of demand have a higher
risk of being affected or completely collapsing if that source of demand disappears. Having a good
business mix for the specific region will assist with leveling occupancies year-round rather than
having fluctuating uncontrolled occupancies.
Fully Understanding Supply Dynamics
Supply changes are often overlooked in the acquisition or development process. Besides the
possibility of a main demand generator leaving the market, nothing can affect the future
performance of a hotel more than unexpected changes in the supply dynamics. Hotel markets
are always changing, and this may include future hotels closing (unlikely, but a possible) as well
as future hotels opening (highly likely). The impact that this new supply will have will depend on
its competitive weight and the size of the market.
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Duarte, with its proximity to the Los Angeles core, being in the Los Angeles County hotel market area and
specifically within the San Gabriel Valley submarket provides a unique opportunity with two hotel
development possibilities. The surrounding regional medical facilities including, a world-class medical
facility such as the City of Hope along with Kaiser Permanente Baldwin Park, Monrovia Memorial Hospital,
Shiners Children Hospital and many more healthcare facilities will attract traveling doctors, specialist and
families visiting patients or receiving treatment, will all benefit from access to new hotel facilities in the
trade area rather than staying in Downtown Los Angeles, Pasadena or further out into the Inland Empire.
The influx of people and development money in the Los Angeles County market has led to a dramatic
increase in the hotel supply pipeline. With availability of developable land decreasing rapidly in the
market, adaptive reuse projects remain a viable option for increasing hotel supply. With that
understanding, cities that have identified available sites can increase their opportunity to attract limitedservice, select-service, or extended-stay hotels to their trade area. The product types mentioned are
currently underserved in the larger Los Angeles County market and provide a viable attraction opportunity
for the proposed hotel sites in the City of Duarte.
To the end, due to the lack of new supply in the LA East (San Gabriel Valley) submarket, ECONSolutions
estimates that the proposed hotel sites in the City of Duarte will be absorbed into the market without
substantial negative impact on rates or occupancy. The proposed hotels will draw customers that are not
presently seeking accommodations in the City and customers that seek accommodations but are not
currently satisfied due to a variety of factors, including sell-outs, lack of a new supply hotel product, or
lack of meeting space.
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STR Chain Scale
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Tax Rate Area
Hotel Site 1 – Highland Ave and Evergreen St

Hotel Site 2 – Buena Vista St. and Huntington Dr.

www.ECONSolutionsbyHdL.com

909.861.4335

17

