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INTRODUCTION

The Shoppes Phase II project included creation and 
refi nement of a preferred development approach to 
transform the existing 8-acre Shoppes II site from an empty 
lot into a vital, mixed-use development that completes the 
Shoppes and Government Center complex. This effort 
furthers the vision of Chino Hills for a revitalized downtown 
core that encompasses retail, employment, civic, cultural, 
and recreational components. The development project will 
consider a range of sustainable solutions, including helping 
reduce greenhouse gasses; leveraging limited resources 
while maximizing economic return; and enhancing the 
quality of life for local businesses, residents, and visitors.

METHODOLOGY

At the core of this study, AECOM has addressed the 
following key questions: 

• How much new development is necessary? 

• How much will it be worth to the City of Chino Hills? 

• How can Shoppes II be positioned to be attractive 
to a private developer? 

• What will new development look like? 

AECOM’s team of economic, planning, urban design, and 
transportation specialists addressed the above questions 
to help create, test, and tune a development plan to support 
long-term economic sustainability at the Shoppes II site in 
the City of Chino Hills (City) to position the Shoppes for 
development and to leverage the City’s limited resources. 
This effort was carried out in a number of stages, which 
included a site overview, general market analysis, detailed 
retail and leasing strategy, fi nancial feasibility analysis, 
transportation and parking assessment, and preparation of 
conceptual development scenarios. 

KEY FINDINGS

Market Overview 

To assess the potential success of retail, commercial, 
residential, and other uses at the project site, AECOM 
reviewed the competitive inventory, performance, and 
available market segments by land use category to 
determine the market demand for new development. The 
market has a large number of high-income households and 
a high percentage of families, which are positive indicators 
for retail potential. While there is an opportunity to improve 
the jobs/housing balance in the City, this is a challenge 
since there is no existing jobs cluster. 

Future projections suggest relatively low growth rates, 
which is typically a negative indicator for development. 
However, by comparing existing supply against current and 
future demand, AECOM estimated the number of 
marketable residential units and commercial square feet 
for the site.

AECOM suggests the following planning guidance for 
short-term (2012-2017) demand for approximately:

• 90 to 230 multi-family residential units
• 50,000 to 108,000 square feet of retail space
• No additional offi ce space of hotel

Looking longer term (2012-2030), there is projected market 
demand for approximately:

• 230 to 870 multi-family residential units
• 78,000 to 168,000 square feet of retail space
• 26,000 to 46,000 square feet of offi ce space
• 50 to 100 hotel rooms
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Retail and Leasing Strategy

The retail analysis indicated that the Shoppes at Chino Hills 
needs additional, major destination draws and its current 
key retailers to hold its market position; it also needs to 
ultimately grow. Plans for the Shoppes II project should be 
carefully considered in relation to the existing Shoppes 
development. The following strategies should be 
considered from a retail perspective:

1. The expansion needs of the Shoppes at Chino Hills 
should be prioritized ahead of the separate sale, 
ground lease, and/or development of the northern 
portion of the 8-acre site. 

2. A focused effort should be launched to attract uses 
with strong drawing power to the property adjoining the 
Shoppes at Chino Hills. 

3. A cinema/entertainment component should be 
considered for the Civic Center Drive site, across from 
the existing parking garage. This has the potential to 
strengthen the existing retail spine, while working in 
conjunction with any future expansion of the retail 
center.

Financial Feasibility

Based on the market analysis, the City selected six 
development scenarios to conduct a fi nancial and economic 
benefi t analysis. For each scenario, AECOM derived a 
residual land value that is indicative of the highest and best 
use sale value of the site. AECOM also evaluated the 
fi nancial return of a ground lease agreement with a private 
partner, while the City retains some control of the Shoppes 
Phase II site. 

As part of this analysis, AECOM evaluated the potential 
economic benefi ts (measured in terms of jobs and fi scal 
revenue) of the development alternatives, including 
anticipated revenue in relation to development impact fees, 
affordable housing fees, and other City fees. Based on 
these components of the fi nancial analysis, the City 
selected two preferred development alternatives that were 
generally supportable from both market and fi nancial 
perspectives.

Transportation and Parking

AECOM conducted a transportation evaluation to assess 
the characteristics of the existing Shoppes at Chino Hills 
and to review potential design implications. In particular, 
the following topics were reviewed:

• Relocation of the current off-site park-and-ride 
lot to the existing parking structure.

• Establishment of a transit center.
• Evaluation of existing non-motorized circulation.
• Evaluation of existing parking supply and 

demand.
• Demand analysis for the conceptual 

development scenarios.

The studies indicated that the park-and-ride lot should 
not be relocated at this time. Additionally, a new transit 
center in the Shoppes and Civic Center area cannot be 
justifi ed at this time. To facilitate connectivity with the 
future Shoppes II development, specifi c improvements 
have been identifi ed, including the provision of enhanced 
pedestrian/bicyclist connections and amenities, 
improved wayfi nding and signage, and a parking program 
for employees. Additionally, recommendations for 
reduced parking ratios, particularly for future retail, were 
made.
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Conceptual Development Scenarios

Based on the market overview, retail conclusions, and 
fi nancial feasibility analysis, the City selected two 
preferred development alternatives, B1 and C. Conceptual 
planning-level site plans were developed for each of the 
alternatives, including the identifi cation of overarching 
goals and principles and photo analogies representative of 
the desired character for the Shoppes II project.

To accommodate a large potential build-out of housing in 
either scenario, a “wrap”-style residential building is 
recommended. This will allow for development of 
pedestrian-oriented residential uses that wrap around a 
landscaped parking podium. Central to the B1 scenario, 
retail uses would be extended south of the existing 
Shoppes, along City Center Drive, to link the Shoppes with 
the Civic Center and provide a visual terminus to the retail 
spine. In each scenario, a “liner” building of retail and/or 
offi ce uses would be developed along the face of the 
existing parking structure to further enhance the vibrancy 
of City Center Drive.

As a major placemaking element, a new residential street is 
proposed south of Shoppes Drive, lined with an urban 
streetscape, townhomes, and retail or additional housing. A 
signifi cant open space or plaza would be located at the 
intersection of this new street and City Center Drive to 
extend activity to Shoppes II and create a pedestrian 
destination between the Shoppes and the Civic Center.

Implementation and Next Steps

This analysis is based on market data from 2011 and 2012. 
Since that time, the market conditions have changed, and 
demand for some land uses may be more feasible.  It is 
recommended that the City issue an RFP for a developer-led 
proposal to develop the Shoppes II site. The conceptual 
development scenarios provided herein should be used as 
guiding parameters for such an RFP. Above: Example of a civic open space joining a mix of uses.

Above: Example of retail anchor with corner plaza.

Above: Example of townhome and streestcape envisioned along 
new residential street.

Above: Example of residential entry that combines vehicular 
access with access to elevated courtyard amenities.
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The property is a vacant, relatively fl at site located 
between the Chino Hills Civic Center and the Chino Hills 
Shoppes lifestyle retail center, south of Grand Avenue and 
west of the Chino Hills Freeway. Although the site has good 
regional access, it is not located on or visible from a major 
street or highway. The map at right identifi es the location of 
Chino Hills in the region.

The Shoppes at Chino Hills consists of approximately 
378,000 square feet of development, with a mix of specialty 
retailers and restaurants, including approximately 316,000 
square feet of retail and 60,000 square feet of offi ce space 
on 26 acres. A City parking structure is located just west of 
the site. Southeast of the site there are views to a hilltop 
and vegetation. The diagram at right illustrates the 
immediate site and its adjacencies, including features and 
potential connections. Photos of the site and existing 
Shoppes development are included on the following page.

Regional Context

Analysis of Site Features
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View to South Site from the Intersection of Shoppes Drive and City Center Drive

Existing Shoppes Retail 

View South to Civic Center Above and Right: Views to Civic Center

Existing Shoppes Signage and Streetscape

View Northeast to Site from City Hall
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AECOM conducted a market and land-use-demand analysis 
for potential development at the Shoppes Phase II site. This 
analysis provides high level guidance regarding market 
potential, irrespective of site capacity, which is evaluated 
in subsequent phases of the study. 

The following summarizes key fi ndings from AECOM’s 
demographic analysis. The market has a large number of 
high-income households, which is a positive indicator for 
retail potential. These households are composed of a high 
percentage of families, which provides support for a 
family-friendly destination. Chino Hills is largely a bedroom 
community. As such, there is an opportunity to improve the 
jobs/housing balance, but this would be diffi cult since 
there is no existing jobs cluster. Overall, future projections 
suggest relatively low growth rates. This is typically not a 
supportive indicator for development, although actual 
demand depends on the available supply and competition in 
the market. 

Commercial land uses under consideration are offi ce, 
retail, and hotel. Key fi ndings from the market 
reconnaissance found that there is a signifi cant supply of 
vacant offi ce inventory, which reduces the likelihood that 
the Shoppes Phase II site will be able to capture demand to 
support new offi ce space. Further, the continued decline in 
offi ce rents in Chino Hills reduces the likelihood that new 
offi ce space will be fi nancially feasible for building owners. 
Weak performance of recently built retail space suggests 
that additional retail at the Shoppes II site may be unable to 
achieve supportable rents and/or occupancy levels.1 Recent 
hotel construction in the local market will provide 
competition for future development, and the recovery of 
regional average daily hotel rates is a positive indicator if 
recovery continues, but it is too soon to tell.

AECOM examined on-site potential for residential for-rent 
uses and determined that declining rental rates and 
vacancy for Class A units created uncertainty regarding 
near-term potentials for new development.  However, due to 
current market conditions, the potential may have 
increased since the time of analysis. There was very little 
pre-recession construction of additional units, which is a 
positive indicator, since it constrained housing supply in the 
market. There are a handful of entitled but undeveloped 
projects that may compete with future development at the 
Shoppes Phase II site. AECOM believes that it is unlikely 
that all units will be constructed and that, overall, they do 
not represent a signifi cant number of units compared to 
potential demand. 

AECOM suggests the following planning guidance regarding 
short-term demand (2012-2017):

• 90 to 230 multi-family residential units
• 50,000 to 108,000 square feet of retail space2

• No additional offi ce space of hotel
Looking longer term, there is projected market demand for 
the following (2012-2030):

• 230 to 870 multi-family residential units
• 78,000 to 168,000 square feet of retail space3

• 26,000 to 46,000 square feet of offi ce space
• 50 to 100 hotel rooms

 1 See Fransen analysis in Appendix B: Retail Situation Memo.

2 Given the existing nearby tenant mix, which includes two 
grocery stores, and the fact that general merchandisers 
typically do not operate stores smaller than 40,000 square feet, 
actual market demand for retail is more realistically estimated 
at 74,000 square feet.

3 Given the existing nearby tenant mix, which includes two 
grocery stores, and the fact that general merchandisers 
typically do not operate stores smaller than 40,000 square feet, 
actual market demand for retail is more realistically estimated 

at 111,000 square feet.
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Fransen and Company, in conjunction with AECOM, 
reviewed the market, competition, physical location, 
proximity to amenities, and other issues that impact the 
potential development of the City’s 8-acre site adjoining the 
Civic Center. The Shoppes owner was interviewed regarding 
plans, objectives, current performance data, and strategies 
going forward. Potential department store candidates and 
cinema industry executives were interviewed regarding 
potential new opportunities in Chino Hills. Additionally, the 
status of competing retail opportunities was reviewed. 

Site Analysis

From a retail standpoint, the subject site is not a primary 
candidate. The property is located behind the Civic Center 
and a lifestyle retail center that has been attempting to 
gain and hold a position in the market since opening in 
2008. The subject site is not located on or visible from a 
major street or highway. 

The site’s main retail fl aw is its lack of frontage/visibility 
from important arterials. To address this, a portion of the 
subject property (4+ acres) could be set aside for future 
expansion of the Shoppes at Chino Hills. However, the most 
southerly portion (4+ acres) is suffi ciently off center that it 
should be removed from consideration for retail uses. The 
southern portion of the subject site would be better suited 
for multi-family residential or other uses that do not have 
the same high-profi le needs as retailers.

Findings

Findings of the retail analysis 1  indicated that the Shoppes 
at Chino Hills needs additional, major destination draws to 
hold its market position and current key retailers, and to 
ultimately grow. Development plans for the Shoppes II 
project should be carefully considered in relation to the 
existing Shoppes development. The following strategies 
should be considered from a retail perspective:

1. The expansion needs of the Shoppes at Chino Hills 
should be prioritized ahead of the separate sale, 
ground lease, and/or development of the northern 
portion of the 8-acre subject site. This may include the 
following:

• Defi ne a portion of the Shoppes II site (4+ acres) for 
future development of the shopping center’s next 
phases.

• Consider relocation of the existing Barnes & Noble 
to the Shoppes II site to attract a new major anchor 
tenant within the core retail area.

• Create a master plan with short-term and long-
term visions that include the support of key land 
owners: the City, the Shoppes at Chino Hills, and 
Boys Republic. 

2. A focused effort should be launched to attract uses 
with strong drawing power to the property adjoining the 
Shoppes at Chino Hills. 

3. A cinema/entertainment component should be 
considered for the Civic Center Drive site, across from 
the existing parking garage. This has the potential to 
strengthen the existing retail spine, and allow the 
current parking in the “L” to be available for a potential 
new department store that replaces Barnes & Noble, 
expanding east. This may include, for example:

• Development of a satellite cinema, focusing on a 
niche such as art fi lms within a three- to four-
screen cinema complex. The addition of a smaller, 
niche cinema could serve as one piece of a strategy 
to build the center’s drawing power, and expand its 
trade area penetration. 

Other destination uses such as an ice rink, live performance 
venue, museum(s), or other use could provide added 
benefi ts and drawing power to the district adjoining the 
Civic Center and shopping center; however, many of these 
uses require substantial upfront capital investments and 
do not produce suffi cient direct income stream to support 
the investment. They are typically added by a developer or 
other sponsor with the rationale of ongoing, indirect 
fi nancial benefi ts (e.g., added sales taxes from restaurants 
and shops) to support the capital costs and operating 
expenses.

 1  For the complete memo on retail strategy, please see the Fransen 

Analysis in Appendix B: Retail Situation Memo.
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A B1 B2 B3 C D

Summary

Low
density

residential

Medium
density with

retail

Medium
density with

hotel
Medium

density entitled
High density
residential

Anchor
Retail

Development Program
Residential Units (units) 235 235 235 235 460 0
Hotel Rooms 0 0 150 100 0 0

Residential (SF) 258,500 258,500 258,500 258,500 506,000 0
Hotel (SF) 0 0 75,000 50,000 0 0
Retail (SF) 0 90,000 0 30,000 0 145,000

Total Development 258,500 348,500 333,500 338,500 506,000 145,000

Project FAR 0.74 1.00 0.95 0.97 1.45 0.41
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Based on the market and demand analysis, the City 
selected six development scenarios for the fi nancial and 
economic benefi t analysis. The table below summarizes the 
development programs under consideration. 

For each scenario, AECOM derived a residual land value 
(RLV), which is indicative of the highest and best sale value 
of the site. RLV is the theoretical value used to quantify the 
potential value of a project site, equal to the value of the 
project (usually measured as the sale price or the 
capitalization of the project’s income stream) less the 
development cost of the project (typically including 
acquisition, pre-development, construction, fi nancing 
costs), and profi t requirements. In other words, RLV is the 
cash value of the project, or the maximum value that a 
developer would theoretically pay for property of land 
acquisition. A negative RLV indicates that the project would 
need additional aid to break even (even if the land were 
offered for no cost). Any value that is less than the 
prevailing market land value would refl ect an additional 
subsidy needed for the City to attract development. 

Although RLVs represent the “cash value” of the land at 
sale, in reality, the City may enter into a ground lease 
agreement or other form of participation with a private 
partner in order to capture value while retaining some 

control of the Shoppes Phase II site. Ground leases are 
typically structured as a percentage of the highest and best 
use value of the property. In addition, a ground lease may 
include a participation rent component, whereby the City 
would receive a share of the income stream realized by the 
developer if and when it crosses a certain threshold. The 
City would collect an additional benefi t if the income 
potential of the development increases over time. 

As part of this analysis, AECOM also evaluated the potential 
economic benefi ts (measured in terms of jobs and fi scal 
revenue) of the development alternatives, as well as the 
anticipated one-time revenue for each proposed alternative 
in relation to the development impact fees, affordable 
housing fees, and other City fees. All fi ndings were 
considered by the City when selecting its preferred 
development alternatives.

The City reviewed the fi nancial feasibility analysis and 
selected Scenario B1 and C as their preferred development 
alternatives. These development programs met the City’s 
required criteria for fi nancial, fi scal, and job creation at the 
Shoppes II site.
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A transportation evaluation was conducted to assess 
existing characteristics of the current Shoppes site and 
review potential design implications for the proposed 
Shoppes II project. In particular, the following topics were 
reviewed and analyzed:

1. Relocation of the current off-site park-and-ride lot to 

the existing parking structure.

Currently, the California Department of Transportation 
(Caltrans) operates an 80-space park-and-ride lot on 
the south side of Boys Republic Drive, approximately 
400 feet east of City Center Drive. Based on fi eld 
observations, this lot typically has peak occupancies of 
about 50 percent. 

The existing 400-space parking garage has parking 
spaces available to accommodate the current and 
future park-and-ride demand, and would provide some 
benefi ts to park-and-ride users (indoor parking, 
additional security, and closer location to the Shoppes 
uses). However, due to some limitations in parking 
structure design (limited visibility, diffi cult 
accessibility, lack of drop-off areas) and operational 
concerns (liability and Caltrans would need to lease the 
spaces), it was recommended that the park-and-ride 
not be relocated at this time.

2.  Establishment of a transit center.

Combined, Omnitrans and Foothill Transit operate fi ve 
bus lines near the Shoppes and Civic Center areas, and 
several new bus routes are under consideration. As a 
result, enhancements to the nearby bus facilities would 
facilitate transit use and allow for improved 
connectivity. 

However, current ridership levels and recent service 
reductions do not indicate the need for a new transit 
center. In addition, the creation of a transit center 
within the Shoppes or Civic Center area would have 
signifi cant space and fi scal requirements, and would 
require modifi cations to the current bus routes and 
service plans that would have to be implemented by the 
transit operators. As a result, the provision of a new 
transit center in the Shoppes and City Center area 
could not be justifi ed at this time.

3. Evaluation of existing non-motorized circulation.

To identify issues with the Shoppes plans and provide 
recommendations for encouraging non-motorized 
users, an assessment of existing bicycle and 
pedestrian circulation was conducted. 

During fi eld observations, although there was good 
pedestrian circulation internal to the Shoppes and Civic 
Center areas, there was a lack of pedestrian 
connections between each area. The expansive parking 
areas surrounding the Shoppes limited the amount of 
walking to the various outer restaurant/retails sites. In 
addition, there was limited signage and wayfi nding for 
pedestrians and bicyclists from external roadways and 
internal to the site. 

To facilitate connectivity for the future Shoppes II 
development, as well as to address general pedestrian 
and bicyclists issues, recommendations were made to 
encourage non-motorized uses. These 
recommendations are provided for initial discussion, 
and would also be applicable to any future development 
at Shoppes II. Note that more detailed design or 
program development of these concepts would require 
further study and approvals.   

• Develop and maintain a coordinated walking and 
bicycling program for employees.

• Work with businesses/tenants to establish a 
walking and bicycling advisory committee.

• Ensure that walking and bicycling paths are 
integrated as part of greenways and open spaces.

• Provide shade, places to rest, and pedestrian-
friendly landscaping along pathways. 

• Provide signage for information on walking 
distances and routes between activity centers.

• Provide pedestrian pathways/striping between 
uses, especially to and between outer parcels. 

• Remove any barriers to pathways (street furniture, 
landscaping, etc.).

• Provide pedestrian signals at key locations.
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• Provide adequate bicycle facilities (e.g., racks, 
bicycle rental) at existing civic, employment, 
recreational, and commercial destinations, as well 
as in areas with access to bicycle lanes/adjacent 
trails. Provide signage with bicycle facility 
information.

4. Evaluation of existing parking supply and demand. 

Parking conditions at the existing surface parking lots, 
on-street parking spaces, and the parking structure 
were analyzed for the Shoppes and Civic Center areas 
to determine overall parking conditions and to identify 
surplus parking areas that could be used by future 
development. In combination, about 2,499 parking 
spaces are currently provided in the area. 

During fi eld observations, these were about 50 percent 
occupied, with the highest occupancies at the 
on-street metered spaces within the Shoppes and at 
the northeast and southeast lots. Conversely, the 
parking structure, and the lots and on-street parking 
within the Civic Center area had relatively low use. In 
addition, it was observed that visitors tended to drive 
between destinations, instead of walking, due to a 
perceived lack of convenient walkways. 

To balance the exiting demand and improve overall 
conditions, the following recommendations were 
developed. These recommendations are provided for 
discussion, and would be applicable to any future 
development at Shoppes II. 

• Establish a parking program for employees.

• Improve wayfi nding and directional signage from 
the freeway and major arterials to balance out 
parking demand between parking areas.

• Provide enhanced pedestrian environments to 
encourage walking instead of driving between 
internal destinations, as described in the 
evaluation of non-motorized circulation.

• Consider additional paid parking areas, and review 
parking fees and demand to optimize utilization of 
current locations.

• Take advantage of surplus parking at the parking 
structure when developing land use program for 
Shoppes Phase II.  

5. Evaluation of Development Scenarios

In support of planning for the two development 
proposals for the Shoppes II, a detailed parking 
supply-and-demand analysis was conducted. 

This included a review of the on-site parking required 
by the Specifi c Plan (for residents and visitors, and for 
retail), evaluation of potential shared parking provision 
internal to the Shoppes II site, and a review of the 
potential for shared parking within the greater Shoppes 
and Civic Center areas.  

Overall, it was found that Scenario B1 would have a 
requirement to provide 738 parking spaces (387 for 
residents, 58 for residential visitors, and 293 for retail 
uses) and Scenario C would have a requirement to 
provide 910 parking spaces (773 for residents, 115 for 
residential visitors, and 22 for retail uses). Given the 
projected parking demand for each use, there is some 
limited potential for shared parking within the 
proposed Shoppes II site. Primarily, it would be 
possible for the residential visitors in Scenario B1 to 
park in underutilized retail parking spaces, thereby 
reducing the overall supply requirement by 58 spaces. 

A similar shared parking confi guration for Scenario C 
would not be possible given the few number of retail 
parking spaces required. However, given the 
substantial parking available in the Shoppes and Civic 
Center areas (primarily within the 400-space parking 
structure), it would be possible to accommodate the 
parking demand associated with Scenario B1 and 
Scenario C residential, visitor, and retail uses within 
these nearby available parking spaces. If this occurred, 
the overall parking supply at the Shoppes II could be 
reduced to 387 spaces for Scenario B1 and 773 spaces 
for Scenario C. 

Consideration of shared parking would add value to the 
property by reducing  parking requirements and the 
costs for the construction of parking facilities, as well 
as reducing the land area devoted to structured or 
surface parking.





7
Conceptual Development 

Scenarios

City of Chino Hills: The Shoppes Phase II
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OVERVIEW OF THE DEVELOPMENT 
SCENARIOS

Based on the market overview, retail conclusions, and 
fi nancial feasibility analysis, the City selected two 
preferred development alternatives, B1 and C. Conceptual-
planning-level site plans were developed for each of the 
alternatives, including the identifi cation of overarching 
goals and principles and photo analogies representative of 
the desired character for the Shoppes II project.

To accommodate a large potential build-out of housing in 
either scenario, a “wrap”-style residential building is 
recommended. This will allow the development of urban 
pedestrian-oriented residential uses, wrapping a 
landscaped parking podium. Central to the B1 scenario, 
retail uses would be extended south of the existing 
Shoppes, along City Center Drive, to link the Shoppes with 
the Civic Center and to provide a visual terminus to the 
retail spine. In each scenario, a “liner” building of retail and/
or offi ce uses would be developed along the face of the 
existing parking structure to further enhance the vibrancy 
of City Center Drive.

As a major placemaking element, a new residential street is 
proposed south of Shoppes Drive, lined with an urban 
streetscape, townhomes, and retail or additional housing. A 
signifi cant open space or plaza would be located at the 
intersection of this new street and City Center Drive to 
extend activity to Shoppes II and create a pedestrian 
destination between the Shoppes and the Civic Center.

Regardless of the fi nal development program selected, the 
following overarching goals and principles should be 
applied to the design of the Shoppes II site:

1. Create an urban, walkable, pedestrian-oriented 
community.

2. Focus retail or pedestrian-oriented uses along City 
Center Drive.

3. Provide visual and physical linkages between the 
existing Shoppes retail and the Civic Center.

4. Create a landmark building and open space at the 
intersection of City Center Drive and a new east/west 
street.

5. Incorporate a range of residential unit sizes, types, and 
price points to attract a mix of residents. This may 
include walk-up townhomes or rowhomes, apartments 
(stacked fl ats), loft-style units, or mid-rise residential.

6. Incorporate a range of open spaces throughout the 
development to create a visually interesting and vibrant 
pedestrian realm. This should include a combination of 
well-landscaped streets, pedestrian paseos, plazas, 
and courtyards.

7. Residential units should “address” the street, paseo, or 
courtyard that they face, with front doors, patios, 
windows, and balconies. 

8. Consistent with the theme of the existing Shoppes, 
facades should be composed of human-scaled and 
well-articulated wall segments, rather than monolithic 
wall expanses, to provide a comfortable and pleasant 
pedestrian experience.

9. Surface parking lots and parking structures should be 
screened with retail, active uses, and/or residential 
units.

Conceptual site plans for each of the alternatives are 
shown on the following pages, and followed by a site 
section and photo analogies illustrating the desired 
character, massing, and scale for the proposed 
alternatives.
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CONCEPTUAL         

SITE PLANS
SITE PLAN ALTERNATIVE B-1:              
MEDIUM-DENSITY RESIDENTIAL WITH 
RETAIL

Retail Uses

Central to the B1 scenario, retail uses would be extended 
south of the existing Shoppes, along City Center Drive, to 
link the Shoppes with the Civic Center and provide a visual 
terminus to the retail spine. Two large anchor buildings, 
approximately 40,000 square feet and 24,000 square feet, 
would offer the opportunity for expansion of the Shoppes. 
Anchor uses could include large-format retailers, or a 
combination of uses such as entertainment, specialty 
cinema, restaurants, and smaller retail shops. There is the 
potential to add additional retail square footage, potentially 
with outdoor space, in a second full or partial story of 
development, should that be desired.

At the northeast portion of the site, at the intersection of 
Shoppes Drive and Boys Republic Drive, approximately 
24,000 square feet of in-line stand-alone retail shops may 
be developed. This may be developed as part of a mixed-use 
building with retail above, should additional residential 
uses be desired.

Additionally, a “liner” building of retail and/or offi ce uses 
should be developed along the face of the existing parking 
structure to further enhance the vibrancy of City Center 
Drive.

Residential Uses

To accommodate a large potential build-out of housing, 
“wrap”-style residential buildings are recommended. This 
would allow development of pedestrian-oriented residential 
uses, wrapping a multi-level parking podium of up to 3 
stories. Well-landscaped courtyards could be developed 
above the parking podium to provide residents with semi-
private open space and recreation amenities. 

Streets and Open Space

As a major placemaking element, a new residential street is 
proposed south of Shoppes Drive, lined with an urban 
streetscape, townhomes, and retail uses. Landscaped 
plazas would be developed as a key feature of the retail use, 

and located at the intersection of this new street and City 
Center Drive. This would extend activity to Shoppes II and 
create a vibrant pedestrian destination between the 
Shoppes and the Civic Center.

Program Summary

This alternative was developed with the following program 
assumptions:

Retail

Approximately 90,000 square feet, one-story retail 
buildings are assumed. Retail square footage can be 
physically expanded with a second story, should that be 
attractive to a specialty tenant.

Residential

Approximately 230 units: 
• Approximately 26 rowhomes/townhomes (2 to 3 stories)
• Approximately 204 units in a “wrap” confi guration (4 to 

5 stories)
• For this scenario, residential is not assumed at the 

intersection of Shoppes Drive and Boys Republic Drive.

Open Space

• Two plazas at City Center Drive
• Multiple residential courtyards and paseos

Parking

• 76 surface parking spaces
• Approximately 310 podium spaces within “wrap” 

buildings
• Approximately 40 new on-street spaces

In the above scenario, a reduced parking ratio is assumed 
for retail, with retail using an on-site parking court, 
on-street parking, and existing parking resources. The 
parking court may be developed as a parking podium, as 
indicated on the illustration, should the full parking ratio be 
required.
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SITE PLANS
SITE PLAN ALTERNATIVE C:                    
HIGH-DENSITY RESIDENTIAL 

Residential Uses

To accommodate a large potential build-out of housing, the 
site plan is designed with a mix of urban pedestrian-
oriented residential uses. A range of urban residential types 
and unit sizes is recommended, which may included 
apartments, condominiums, wrap-style residential 
buildings, and residential townhomes. 

Residential uses should wrap multi-level parking podiums 
of up to 3 stories. At City Center Drive, south of the new 
residential street, there is the potential to include a 
residential “wrap” or loft-style  building, with a tower 
component. This site has the potential to serve as a visual 
terminus along City Center Drive, and thus a landmark for 
the residential development.  

Well-landscaped courtyards would be developed above the 
parking podiums to provide residents with semi-private 
open space and recreation amenities. 

Streets and Open Space

As a major placemaking element, a new residential street is 
proposed south of Shoppes Drive, lined with an urban 
streetscape, townhomes, and retail uses. A major open 
space and/or public plaza would be developed as a key 
feature of the retail use, and located at the intersection of 
this new street and City Center Drive. This would extend 
activity to Shoppes II and can create a vibrant pedestrian 
destination between the Shoppes and the Civic Center.

Retail Uses

Alternative Scenario C maximizes residential uses and does 
not include retail uses. However, a “liner” building of retail 
and/or offi ce uses should be developed along the face of the 
existing parking structure to further enhance the vibrancy 
of City Center Drive. If desired, the site plan was developed 
to offer the fl exibility to include retail or offi ce uses as shop 
fronts at-grade, particularly facing the open space, at City 
Center Drive and the new residential street.

Program Summary

This alternative was developed with the following 
assumptions:

Retail

Approximately 7,000 square feet of retail lining the existing 
parking garage. In the base scenario, limited retail is shown. 
However, given the nature of the wrap-style residential 
buildings, it would be possible to include accessory retail 
at-grade as part of a mixed-use project.

Residential

Approximately 376 to 476 units, as follows:
• Approximately 26 rowhomes/townhomes (3 stories)
• Approximately 350 to 450 units in a “wrap” 

confi guration (4 to 5 stories or higher)

Open Space

• 0.6 acre at City Center Drive
• Multiple residential courtyards and paseos

Parking

• Approximately 565 to 715 podium spaces within “wrap” 
buildings

• Approximately 40 new on-street spaces
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ACCESS  

RECOMMENDATIONS

The illustration at right indicates conceptual locations for 
potential buildings and parking access. Vehicle access to 
residential sites would primarily be from the new residential 
street, as well as from Boys Republic Drive. 

Retail uses should “address” City Center Drive and Shoppes 
Drive, as well as the plazas at the intersection of City Center 
Drive and the new residential street. Primary pedestrian 
access locations are shown for diagrammatic purposes 
only. All residential entries should address the street and 
be refl ected with prominent design in the architecture, 
lighting, signage, and streetscape. Residential entries 
should front paseos and the landscaped courtyards, with 
patios, stoops, balconies, and other features.

Note that Alternative Scenario B1 is shown for illustrative 
purposes only.
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CONCEPTUAL SITE SECTIONS

Residential uses within the development scenarios were designed to create an urban, walkable, pedestrian-oriented 
community, and extend the character of the existing Shoppes development and the Civic Center. 

Conceptual site sections were developed to illustrate the potential scale and character of the development, as well as the 
relationship of uses to the street and parking. Scenario C is shown, with notes indicating changes to the massing for 
Scenario B1. Photo analogies were selected to further illustrate the proposed development character, and are shown on 
the following page.
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Scenario C shown, which 
includes residential uses at 
this location. The retail 
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PHOTO ANALOGIES

RESIDENTIAL TOWNHOMES AND ROWHOMES

RESIDENTIAL “WRAP” BUILDINGS

Street-facing facades should include stoops, patios, and balconies to “activate” the public realm. Individual units should be expressed 
through the building architecture, materials, and colors, and through the use of set-backs and upper-story setbacks.

Above: Ground-fl oor uses can 
include retail, residential 
amenity space, or direct-
access residential units. 

Left: Wrap building screens 
parking with residential units; 
the wrap building and 
townhomes are used together 
in a site plan to transition in 
scale and offer a range of unit 
types and sizes.
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RETAIL AND MIXED-USE
Left: Outdoor 
amenities such as 
seating, shade 
structures, and 
planting can help to 
activate retail 
courtyards and plazas.

Below: Building 
articulation can create 
useful seating areas 
and courtyards, while 
providing additional 
retail frontage.

Left: Retail facades 
should accent individual 
shop spaces. Ground-
fl oor uses should visually 
reduce building volume to 
pedestrian scale. 

Below: Landscaping, 
street furniture, and 
appropriate-width 
sidewalks create a 
comfortable pedestrian 
experience.
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PARKING
Left: Alley spaces and 
parking access should be 
well landscaped and 
designed with 
comparable architecture.

Below: Where residential 
units front onto a parking 
garage, a well-
landscaped paseo can 
enhance residential 
character.

Above Left: Monumental 
residential entries such 
as the one shown above 
can provide access to 
elevated courtyards and 
pedestrian amenities 
such as community pools, 
while providing screening 
access to large vehicular 
garages.

Below: Residential units 
screen a large internal 
parking structure within a 
“wrap”-style building.
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STREETSCAPE AND OPEN SPACE

Architecture, textured 
walkways, landscape 
features, and seating 
areas create enjoyable 
open spaces and make 
retail areas a civic 
destination.

Patterns of shade 
and shadow form 
comfortable 
pedestrian 
pathways.

Internal pathways or 
“paseos” should be 
scaled to maximize 
light and view 
corridors and 
support quality 
landscaping. Units 
should front onto the 
paseo with balconies 
and patios wherever 
possible.

Water and planting 
features contribute to a 
cool and inviting private 
courtyard.



Appendix
City of Chino Hills: The Shoppes Phase II





Appendix A: Site Analysis 
The following materials provide an overview of the site and context, 
including site maps and aerial photos, site photos, a graphic analysis of 
opportunities and constraints, analysis of developable area, and site 
scale comparisons.

City of Chino Hills: The Shoppes Phase II
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Appendix B: Retail 

Situation Memo

City of Chino Hills: The Shoppes Phase II



THE FRANSEN COMPANY, INC.  
 
 

TO:       Christine Safriet  
 Vaughan Davies                
FROM:  John Fransen  
RE:        Chino Hills Memo  
DATE:    July 24, 2012  
  

CHINO HILLS 8 ACRES 
SITUATION MEMO 

 
INTRODUCTION  
We have reviewed the market, the competition, the physical location, proximity to 
amenities, and other issues that impact the potential development of the City’s 8-acre 
site adjoining the Civic Center.  We met with the shopping center owner and reviewed 
their plans, objectives, current performance data, and strategies going forward.  We 
spoke with potential department store candidates and cinema industry executives 
regarding potential new units in Chino Hills.  We reviewed the status of competing 
retail opportunities.  
 
The district, created by the adjoining civic center and shopping center, has the 
potential to leverage the current components into a larger mixed-use vision that can be 
developed in phases.  However, it is critical that the shopping center component 
becomes a successful and stable platform upon which the next phases of the mixed-
use district can be built upon. To date, the shopping center, which opened during the 
greatest recession since the 1930’s, has been returned to its lender, purchased at a 
steep discount to its cost by an investment group, and operated in a defensive posture 
focused on retaining its stable of marquee merchants on a constricted site.  The center 
needs the full focus of all available resources to insure that it does not lose its tenuous 
position in a market that currently houses more than an ample supply of surplus retail 
space.  

 
8 ACRE SITE  
The subject site is not a primary retail site.  
 
The property is located behind the Civic Center and a lifestyle retail center that has 
been attempting to gain and hold a position in the market place since opening in 2008. 
The subject site is not located on or visible from a major street or highway.   
 
The site’s main retail flaws are its lack of frontage or visibility from important arterials.   
A portion of the subject property (4+- acres) could be dovetailed into a plan for 
expansion of The Shoppes at Chino Hills.  However, the most southerly portion (4+- 
acres) is sufficiently off center that it should be removed from consideration for retail 
uses.  The southern portion of the subject site would be better suited for multi-family 
residential or other uses that do not have the same high profile needs of retailers. 
 
CONTEXT 
The future direction of three additional properties should be considered in conjunction 
with any analysis of the potential uses of the subject 8 acres:  1)The Shoppes at Chino 
Hills,  2) The City parking structure; and 3) The Boys Republic agricultural property 
that sits between the shopping center and the 71 Freeway.   
 

 
4100 Campus Drive, Suite 200, Newport Beach, California 92660  (949) 251-1784 

 



 
 
The Boys Republic property offers the most strategic retail location in this sector, and it 
could provide the highest potential for success in launching initiatives directed toward 
securing The Shoppes at Chino Hills’ long term survival as an important retail center. 
 
THE SHOPPES AT CHINO HILLS 
-Currently the 378,005 sf project offers a good mix of specialty retailers and 
restaurants with 316,068 sf of retail and 61,937 sf of office space. 
 
-The lack of major store anchor draw(s) impairs the center’s ability to extend and its 
hold trade area and to achieve average sales productivities for lifestyle centers. 
 
-The growing risk of high profile retail failures at the 26-acre shopping center reflects 
the acute need for anchor stores that advertise and draw customers. 
 
-At time the of the purchase of the property by an investment group in mid 2010 
($94.5M),  20 key retailers ranging from Ann Taylor Loft to White House Black Market 
were on rent abatement programs reflecting sales levels below plan. 
 
-According to the current owner, original plans called for a department store (Macy’s) 
where Barnes & Noble is now located. 
 
Parking 
-The owner of the center believes that both the paved portion of the 8-acre site that is 
currently a temporary parking lot and the City- owned parking structure are needed to 
support the center’s retail stores and restaurants. The center does maintain a 4 car per 
1,000 square feet of retail area ratio on its owned property.  A 4:1 ratio typically would 
be sufficient for a center of this type and size.  The perceived parking issues are more 
likely a proximate issue at this center and likely associated with restaurant users on 
the north quadrants of the property versus a parking quantity problem overall. The 
center has sufficient parking quantity on its property in our opinion. However, one 
nearly universal parking issue at retail centers is employee parking, and better 
management of this issue, particularly in the impacted restaurant areas, would 
improve the situation.  This was discussed with ownership. 
 
Major Stores  
-Based on preliminary feedback from stores such as Macy’s, JCPenney, and Dillard’s, 
it is our opinion that an anchor store or stores(s) could potentially be attracted to locate 
at the center under the right conditions:  1) premiere position on the site and; 2) 
compelling real estate deal economics.  The greatest challenge in gaining one or more 
major stores is not the market, but the physical limitations of the current shopping 
center site.  
 
-In our opinion, it is highly unlikely that a major department store would agree to locate 
on any portion of the 8-acre subject property.    
 
-In order to hold a credible discussion with a department store about The Shoppes at 
Chino Hills some of the Boys Republic property would have to be included in the site 
planning and under control of the center or a willing partner.   Barnes & Noble would 
have to be re-located as part of a realistic plan, and this would require renegotiation of 
their lease. 
 
 
 



 
 
Department Stores, Cinema and Bowling 
-The owner of the center indicates that he has had discussions with department stores 
and separately with Krikorian regarding a combination cinema and bowling complex.  
The strong performance of the existing Harkins 18 screen cinema located a mile away 
from the center poses a problem for a new cinema entrant in the market. Splitting a 
market of this size to share cinema and bowling customers may be very costly on the 
front end for the developer (required financial incentives) and could ultimately prove to 
be challenging for the new users from a sales and profit standpoint.  In short, there 
would be considerable risk associated with such a merchandising direction. The owner 
of the center points to the 8-acre City site as the location for such an addition, although 
he has no control of the property and therefore acknowledges that he can not really 
have substantive negotiations to expand the center without some land under control.  
 
-An alternative idea—working with Harkins on a satellite cinema focusing on a niche 
like art films—was discussed with the center owner.  By working with Harkins on a 3-4 
screen cinema complex, the owner could add a component to the center and do so at 
a much lower capital cost than a full-size multi-plex cinema. The all-in cost of a 12-15 
screen new cinema will run somewhere around $18-20M, plus the cost of land.  Due to 
the market/competitive risks discussed above, a large percentage of the capital cost 
for a new cinema would likely become the responsibility of the developer (versus the 
user).  The 3-4 screen cinema could be developed for a much lower investment cost in 
the southeast quadrant of the shopping center property on the parking area formed by 
the “L” of shops, with replacement parking provided on a portion of the City owned 
land.  Alternative, locating a cinema/entertainment component across Civic Center 
Drive from the existing parking garage would strengthen that retail spline and would 
allow the current parking in the “L” to be available for a potential new department store 
replacing Barnes & Nobel and expanding east.  
 
The addition of a smaller, niche cinema affiliated with Harkins would not be the 
ultimate answer for the center, but rather, would serve as one piece of a strategy to 
build the center’s drawing power and expand its trade area penetration.  
 
CONCLUSIONS  
-The Shoppes at Chino Hills needs additional, major destination draws to hold its 
market position (and current, key retailers) and to ultimately grow it.  
 
-To add significant, major attractions, the center will need additional land. 
 
-While a portion of the City’s 8-acre site can be useful in supporting some additional 
intensification of the center, the City’s property is unable to provide the type of site (top 
retail location) the center needs to enable it to make critical strategic moves.  
 
-The Boys Republic property is prime retail real estate that could attract major retail 
stores that would support the shopping center.  
 
-Unintentionally, the City could limit the shopping center’s ability to invest further to 
protect its position, if it executes plans on portions of its 8-acres that is not carefully 
choreographed with the center. 
 
 
 
 
 



 
 
-Planning for at least a portion of the City’s 8-acre parcel should be subordinated to 
the needs of the shopping center and sale or ground lease of the subject should be 
sequenced accordingly.  Any residual portion of the land could be planned for highest 
and best economics.  However, the 8 acres and the entire sector, (including key 
properties such as Boys Republic) should be planned in a cooperative effort among 
the adjacent property owners to maximize the retail potential.  
 
-Other destination uses such as an Ice Rink, live performance venue, museum(s), or 
other could provide added benefits and drawing power to the district adjoining the 
Civic Center and the shopping center; however, many of these uses require 
substantial upfront capital investments and do not produce sufficient direct income 
stream to support the investment.  They are typically added by a developer or other 
sponsor with the rationale of ongoing, indirect financial benefits (e.g., added sales 
taxes from restaurants and shops) being applied to support the capital costs and 
operating expenses. 
 
STRATEGY AND RATIONALE  
-Prioritize the expansion needs of The Shoppes at Chino Hills ahead of the separate 
sale, ground lease and/or development of the northern portion of the 8-acre subject 
site.  The shopping center is facing an existential crossroads if it is unable to expand 
and add major draws to its store line-up.  Even the announcement of a major store 
scheduled to open in a couple of years could have an immediate, powerful impact on 
the center’s ability to hold and attract key retailers.  The center faces short term 
challenges that require a sense of urgency. 
 
-Enter into a protocol with The Shoppes at Chino Hills that includes a potential role for 
a portion of the subject site in (4+- acres) in the shopping center’s next phases.   
 
-Master plan the entire area with a short term and long term plan that includes the 
support of key land owners:  The City, The Shoppes at Chino Hills, Boys Republic.  
 
-Launch a focused effort to attract department stores and/or other anchor stores and 
uses with strong drawing power to property adjoining The Shoppes at Chino Hills.  
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Memorandum 
 

 

Date: August 1, 2012 

To: Henry Noh 

 City of Chino Hills 

From: Christine Safriet, Laura Wiles 

Subject:  Shoppes Phase II Market Conditions Memo  

 

 

Introduction 

The Southern California Association of Governments (SCAG) and the City of Chino Hills have retained 
AECOM to develop and refine a preferred development approach to the Shoppes Phase II Project under 
the Compass Blueprint Program. To explain the type and square footage of new development that is 
potentially supportable at the Shoppes II site, AECOM prepared the following market conditions and 
demand memorandum. The market conditions identified in this report will inform an economic and 
financial analysis for potential development scenarios in the next stage of this project. 
 
Overall, AECOM finds that in the short-term (by 2017) there is demand for: 

 90 to 230 multi-family residential units  

 50,000 to 108,000 square feet of retail space 

 No additional office space or hotel 
 
In the long-term (by 2030) there is demand for: 

 230 to 870 multi-family residential units 

 78,000 to 168,000 square feet of retail space  

 26,000 to 46,000 square feet of office space  

 50 to 100 hotel rooms 
 

Site Location and Regional Context 

The study area under consideration consists of an eight-acre lot located directly south of the existing 
Shoppes at Chino Hills retail center. From a regional perspective, the site is bounded by the City of Chino 
Hills to the west and the City of Chino to the east, as shown in Figure 1. Pomona is in relatively close 
proximity to the north and well-connected to the site via the 71 freeway. Diamond Bar is also in close 
geographic proximity to the west of Chino Hills; however the ridgeline separating the two jurisdictions 
restricts connectivity to the site. For this reason, Chino and Pomona are frequently compared to the City 
of Chino Hills throughout this report, while for reasons of travel time Diamond Bar is not included. 

When projecting demand for different uses on the Shoppes Phase II site, the combined Chino Hills–
Chino– Pomona market area generates demand for office and residential uses while the Chino Hills–
Chino market area generates demand for retail uses. Hotel demand is generated regionally, by the area 
within 20 miles of the site. 
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Figure 1: Site Location and Regional Context 

 
Source: ArcGIS, AECOM. 
 

Demographic Overview 

The population of Chino Hills is primarily made up of high-income families with children, and 
unemployment remains low. Compared to Chino and Pomona, the average age and the percent of 
families with children are higher in Chino Hills while household size is smaller and unemployment is 
lower. A concentration of college-age students in Pomona may contribute to these trends. Income may be 
another contributing factor, as higher-income households tend to have fewer children and thus lower 
average household sizes. Higher-income households may also face fewer barriers to employment, 
reducing unemployment rates. All of these trends are shown in Table 1 below. 
  
The concentration of higher-income residents in Chino Hills suggests particularly high purchasing power 
in close proximity to the site, which is a positive retail indicator. Less positive is the rapid tapering off of 
household income in Chino and Pomona, suggesting that higher-end retailers catering to Chino Hills 
residents may have more limited support outside of the immediate city limits. These income trends may 
position the site well for local-serving retailers looking to access a high-income clientele; a prime example 
of this being full-service restaurants or personal services such as salons or spas. 
 
The concentration of families in Chino Hills is another positive retail indicator, since families typically 
spend more than non-families. It also has important design considerations, since the site presents an 
opportunity to create family-friendly public spaces. 
 
Table 1: Demographic Snapshot of Chino Hills and surrounding cities (Chino and Pomona), 2010 

 
   

  Chino Hills Chino - Pomona 

Population 74,800 227,000 

Median Age 36.5 31.0 

Households 22,900 59,200 

Percent that are Families 84% 80% 

Persons per Household 3.27  3.83  

Median Household Income $101,700 $54,600 

Unemployment Rate 6.4% 11.9% 

  

 

Source: 2010 US Census, AECOM. 
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Chino Hills’ employed residents typically work outside of the city. The chart in  
Figure 2 represents the commute flow of employed residents in 2010 (excluding the self-employed): 

 7,408 workers commute into the city 

 29,560  residents commute out of the city 

 1,420 residents remain in the city for work. 

These conditions present both a constraint and an opportunity for the Shoppes Phase II site. Developing 
additional office space on this site may improve the jobs/housing balance in Chino Hills and potentially 
reduce the number of commuting residents and the related traffic they create. However, since the area is 
not an existing job center it may be particularly difficult to create an employment cluster that is attractive 
to employers.  

 
Figure 2: Commute Flow of Workers and Residents in Chino Hills, 2010 
 

 

Source: Census OnTheMap, AECOM. 

 
SCAG periodically releases population, household and employment projections for Southern California 
cities and counties. The most recently released data is presented in Table 2 below. 
 
Overall, Chino Hills is expected to experience nominal growth over the next few decades; the anticipated 
annual growth rate is 0.2 percent and equates to an additional 3,800 residents by 2035. Given the 
constrained supply of available developable parcels and current growth controls in place in the city, this to 
be expected. Conversations with the Chino Hills Planning Department confirmed that SCAG’s growth 
expectations are consistent with the City’s. Employment is projected to grow at a higher rate than 
population in Chino Hills, at 1.2 percent. However, given the current low level of in-place employment, this 
equates to only 3,600 additional workers in the city. 
 
In contrast, the population of Chino and Pomona is anticipated to grow at a much higher rate, 1.1 percent, 
and expected to generate an additional 79,000 residents by 2035. Employment growth is anticipated at a 
slightly lower rate, 0.8 percent, and is expected to generate jobs for an additional 24,100 workers.  
 
Residential growth rates are important components of residential and retail demand, as new residents 
need places to live and stores at which to shop. Employment growth rates, meanwhile, are important 
components of office demand. While the low population growth rate in Chino Hills is not a particularly 
strong indicator for residential projects at the Shoppes Phase II site, it is important to remember that there 
are a limited number of available development sites in Chino Hills. Thus, the Shoppes Phase II site may 
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be well-positioned to capture any additional residential demand that is generated, given the limited 
supply. 
 
Table 2: Population, Housing, and Employment, 2008-2035 

          

  2008 2020 2035 
2008-2035 

CAGR 

Chino Hills         

Population 74,600 76,600 78,400 0.2% 

Households 22,900 24,000 25,600 0.4% 

Employment 9,300 10,500 12,900 1.2% 

Chino - Pomona         

Population 224,700 257,300 304,600 1.1% 

Households 68,000 78,100 103,200 1.6% 

Employment 103,200 110,500 127,300 0.8% 

 
CAGR = compound annual growth rate 
Source: SCAG, AECOM. 

   

     

Demographic Key Findings 

 High income= positive indicator for retail potential 

 High percentage of families = opportunity to create a family-friendly destination 

 Bedroom community = opportunity to improve the jobs/housing balance, but difficult since there is 
no existing jobs cluster 

 Low growth rates = negative indicator for all development uses, though actual impacts depend on 
the available supply and competition 

 

Residential Market Overview 

The purpose of this section is to assess the competitive residential market area in the context of the 
Shoppes Phase II site.  The competitive market includes existing projects located in both Chino Hills and 
Chino, and proposed projects.  The following discussion provides a brief overview of current market 
conditions for rental residential units in the market area, including supply and pricing.  

Health of the Market 

Overall, there is a relatively even mix of Class A and Class B properties in the market, suggesting a 
diverse inventory. A description of Class A and Class B properties is provided in Appendix 1.  Vacancy 
rates for both property types have remained low since 2009, especially for Class B units, which reached 
the considerably low rate of 0.9 percent vacancy in 2011, as shown in Table 3. This is consistent with 
national trends. The rental housing market has become increasingly competitive as households are 
delaying home purchases due to the recession, and home owners facing foreclosure are forced into the 
rental market. Class B units are beneficiaries of these trends, as higher income households in Class A 
units are more likely to continue to consider home ownership, and former homeowners re-entering the 
apartment market are less likely to afford Class A units. 
 
Table 3 below provides a brief summary of asking rents and vacancies at Class A and Class B properties 
in Chino Hills and Chino. New residential product on the Shoppes Phase II site will be Class A and 
therefor compete primarily with other Class A properties; the market for units in Class B properties is only 
touched on briefly in this report.  
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Table 3: Inventory, Asking Rents, and Vacancy in Chino and Chino Hills, 2009-2011 

                

  Units Asking Rents (2012$) Vacancy 

Class 2011 2009 2010 2011 2009 2010 2011 

A 2,263  $1,514   $1,455   $1,430  8.2% 7.6% 6.8% 

B 2,676  $1,281   $1,242   $1,202  6.7% 3.2% 0.9% 

 
Historic rents adjusted to account for inflation, all values shown in constant 2012 values 
for comparison purposes (2012$) 
Source: REIS, AECOM. 
 

Taking a more detailed look at vacancy rates and asking rents for Class A units over the past 10 years 
reveals that a peak occurred in asking rents during the economic boom of the mid-2000s, at which time 
rents for Class A units reached a high at approximately $1,625 per unit in Chino and Chino Hills. Vacancy 
rates experienced a series of swings, decreasing immediately prior to the peak in rents, increasing 
steadily from 2005 to 2009, and marginally decreasing since then. These trends are shown in Figure 3 
below. 
 
It is unclear the extent to which asking rents must recover in order to support the type of new 
development desired on the Shoppes Phase II parcel; this will be resolved in the subsequent financial 
analysis. Currently, Class A units in the market have typical unit sizes ranging from 690 square feet for 
one bedroom units up to 1,190 square feet for three bedroom units, as indicated in Figure 3. This 
corresponds to average rents per square foot of $1.84 to $1.59. 
 
Figure 3: Asking Rents and Vacancy for Class A Units in Chino and Chino Hills, 2001-2011 

 
Source: REIS, AECOM. 

 
Table 4: Average Square Footage and Rent per Square Foot at Class A Units, by number of 
bedrooms, in Chino and Chino Hills, 2011 

              

  Average Size (SF/unit) Rent PSF 

Class 1 br 2 br 3 br 1 br 2 br 3 br 

A 690  930  1,190  $1.84 $1.69 $1.59 

       Source: REIS, AECOM. 
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Construction and Foreclosure Trends 

Table 4 and Table 5 below present the number of residential permits authorized in the cities of Chino 
Hills, Chino, and Pomona during the 2001-2011 period, as collected by the US Department of Housing 
and Urban Development.  “Authorized permits” have been approved by the appropriate municipal or 
county agency.  Permits are one of the first stages of the residential construction process, authorizing a 
builder to begin construction of a residential unit, but do not indicate that construction has actually started, 
or that it has been completed.  As such, permits are an indicator of future construction activity, generally 
one or two years down the line. 
 
In Chino Hills, there has been very little permit activity since 2004. This has help insulate the city’s for-
sale residential market from the economic recession, since few new homes came onto the market at the 
tail of the economic boom and economic recession. The opposite is true in Chino and Pomona, which 
saw significant permit activity from 2004 to 2008, increasing the susceptibility of their for-sale residential 
market to the economic recession. After 2009, Chino and Pomona saw very little permit activity, due to 
contraction in the local and national economy. 

The susceptibility of the for-sale residential market is evident in Figure 6, which shows the percent of 
homes in foreclosure (either a foreclosure notice has been sent, the home is under auction, or the home 
is real estate owned).  In recent months, foreclosure has not impacted homes in Chino Hills as much as 
those in Pomona and Chino. 
 
Figure 4: Housing Permit Activity in Chino Hills, 2001-2011 

 
Source: US Department Housing and Urban Development, AECOM. 
 
Figure 5: Housing Permit Activity in Pomona and Chino, 2001-2011 
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Source: US Department of Housing and Urban Development, AECOM. 
 
Figure 6: Percent of Homes in Foreclosure in Chino Hills, Chino and Pomona, July 2011-July 2012 

 
Source: RealtyTrac, AECOM. 

Additional Supply 

While there is little new construction taking place at this time, there are a handful of multifamily residential 
projects that were entitled prior to the recession and it is possible they may resume development as 
economic conditions improve. If so, these projects may compete with residential projects on the Shoppes 
Phase II site. They include: 
 

 Vila Borba. This project is located in high-priority development zone, designated by the City for 
residential and commercial development since the City’s incorporation. Approximately 280 
homes, or 45 percent of the 630 units entitled on the mixed-use site, would be apartments on this 
336 acre site. 

 Villagio. This project is a single-use apartment complex with 286 units on a 15-acre site. 

 Vista Bella. This project is a single-use townhome development consisting of 65 units on a 4.6 
acre site. 

 
Given the fact that none of these projects are currently moving forward at this time, it is unlikely that they 
would pose competition in the short-term. However, if completely built out as multi-family for-rent units as 
planned in the long-term, these three projects represent an additional supply of 631 units in Chino Hills 
potentially competing with the Shoppes Phase II site.  

Residential Market Key Findings 

 Declining rental rates and vacancy for Class A units = uncertain market conditions, uncertain 
indicator for residential projects 

 Very little pre-recession construction of additional units = positive indicator for residential projects 
since it constrains supply 

 Handful of entitled but unbuilt projects = positive indicator as it is unlikely that all units will be 
constructed and overall they do not represent a significant number of units compared to potential 
demand 

 

Office Market Overview 

The purpose of this section is to assess the potential for office facilities at the Shoppes Phase II site.  It 
also addresses current market conditions for general office spaces in the market area, as well as future 
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supply in the area, and current pricing structures for office space.  Office properties are discussed in 
terms of asset class, determined by the physical properties, location, and operating characteristics of 
each building, with Class A being newest and best amenities/location and Class B having lower quality 
amenities, less desireable location, and catering to a range of different users.  Flex space is hybrid 
office/industrial space, has very limited amenities and may be associated with warehouse or other light 
industrial operations. Detailed definitions are provided in Appendix 1. 

Health of the Market 

If developed with office uses, any office space on the site is likely to be Class B office space.  AECOM 
has evaluated Class A, Class B and Flex office products, with discussion focusing mostly on Class B, as 
this is the type of new product that would most likely be developed in the study area. 

There are approximately 800,000 square feet of office space in Chino Hills, the majority of which is Class 
B space. Existing Class A office space in Chino Hills is concentrated in the Chino Hills Corporate Park, 
which is comprised of four office buildings totaling approximately 140,000 square feet. Since completion 
of construction, vacancy at this complex has persisted. Given this existing vacancy, significant job growth 
would need to take place in order absorb the existing inventory and then create sufficient demand for 
additional office space. This appears unlikely based on current SCAG employment projections for the 
area. 

The inventory of office space in Chino and Pomona dwarves the inventory of Chino Hills; there is nearly 
five times more space in Chino and Pomona than in Chino Hills. This is consistent with the demographic 
findings presented earlier, indicating that Chino Hills functions as a bedroom community rather than a job 
center. A significant inventory of vacant space is available for lease in the combined Class A and Class B 
market, a total of 658,000 square feet of space, giving plenty of options to potential office users. 

Table 5: Office Market Snapshot, Chino Hills, QTD 2012 

          

Building Class 
Number of 

Buildings Total RBA 
Vacancy 

Rate 
Average Rental  

Rate  (2012$) 

Chino Hills         

A 4  139,000  48.2% $29.87  

B 37  688,000  11.1% $25.50  

Chino - Pomona         

A 3  418,000  6.4% $19.80 

B 132  2,603,000  16.0% $20.12 

Flex 89  1,755,000  9.7% $10.53 

     Source: CoStar, AECOM. 
    

The persistent vacancy in the office market in Chino Hills is in stark contrast to vacancy in Chino and 
Pomona, as shown in Table 6.  While vacancies increased in 2007 in Chino and Pomona as new product 
became available, the eventual absorption of this space brought vacancy down to approximately 15 
percent. While vacancies have been declining over the past few years in Chino Hills, they have always 
exceeded those in Chino and Pomona. While the higher asking rates in Chino Hills may suggest a more 
competitive market, this may also be a reflection of the same properties remaining on the market and the 
persistence of the landlord to keep rents high. 
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Table 6: Office Vacancy Rate and Rental Rate in Chino Hills, Chino and Pomona, 2006-Present 
(2012$) 

                

Class A and B 2006 2007 2008 2009 2010 2011 
2012 
QTD 

Chino Hills        

Vacancy Rate 17.9% 20.0% 21.0% 23.5% 22.8% 20.3% 17.8% 

Full-Service Rental Rate $38.44  $33.58  $31.07  $30.56  $26.38  $27.07  $25.96  

Chino - Pomona 
       Vacancy Rate 4.2% 11.5% 23.6% 17.5% 16.7% 14.8% 14.8% 

Rental Rate $24.95  $28.47  $23.30  $22.99  $20.92  $20.31  $22.91  

        

Source: CoStar, AECOM. 
      

Additional Supply 

There is one entitled project currently under development in Chino Hills. The Heritage Professional 
Center is a mixed-use project, anchored by a hospital building, including additional medical office space, 
retail/restaurant space and a hotel. The project appears to be moving in two phases, the first of which 
includes development of the hospital and medical office buildings and the second includes the retail, 
restaurant and hotel space. Following approval by the City Council, construction plans for the medical 
office buildings are currently under review.  

Given its specialization in medical office space, the Heritage Professional Center is unlikely to compete 
with office development on the Shoppes Phase II site. 

Office Market Key Findings 

 Significant vacant inventory = negative indicator, reduces the likelihood that the Shoppes Phase II 
site will be able to capture demand to support new office space 

 Continued decline in office rents in Chino Hills = negative indicator, reduces the likelihood that 
new office space will be financially feasible 

Retail Market Overview 

In order to assess the potential for retail uses at the Shoppes Phase II site, AECOM reviewed the 
competitive retail inventory, performance, and future supply of retail space in Chino Hills. 

Health of the Market  

There are approximately 2.4 million square feet of retail space in Chino Hills, 25 percent of which has 
been built since 2002. The Costar database used for this analysis assigns the Commons at Chino Hills, a 
400,000-square foot power center on the east of the 71 freeway, a Chino location rather than a Chino 
Hills location.  While this may appear to be a short-coming at first glance, this allows the “Built Since 
2002” category to better function as a proxy for performance at the Shoppes at Chino Hills site. At nearly 
300,000 square feet, the Shoppes at Chino Hills comprises the majority of this category.  
 
In most markets, more recently constructed space is typically more desirable to national chain retailers 
that are able to pay higher rents than neighborhood-serving “mom and pop” retailers. This is due to 
generally higher quality finishes and a more contemporary feel to the space, and also the surge in the big 
box retail and power center formats, with larger, stand-alone floor plates rather than smaller-scale 
neighborhood strip malls. As a result, rents will be higher at more recently constructed space. As shown 
in Table 7 , this trend is noticeably absent in Chino Hills, where more recently built space is not able to 
generate significantly higher rents, although vacancy rates remain slightly lower in these centers. In Chino 
and Pomona, however, the expected trend is observable with more recently built space able to command 
higher rents. 
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Table 7: Current Retail Market Snapshot in Chino Hills, Chino and Pomona, 2012 QTD 

          

Building Age 
Number of 

Buildings Total RBA Vacancy Rate 
Average Rental 

Rate (2012$) 

Chino         

Built Since 2002 9  592,000  4.3% $14.47  

All 26  1,781,000  6.0% $17.81  

Chino - Pomona         

Built Since 2002 19  2,707,000  10.1% $22.34 

All 105  8,811,000  9.5% $13.87 

     Source: CoStar, AECOM. 
    

Following construction of the Shoppes at Chino Hills site in 2008, the retail market in Chino Hills was able 
to absorb most of the additional space brought onto the market. While net absorption (the net change in 
occupied space due to increases or decreases in vacancy plus  new construction and demolition), from 
one period to another, suffered in 2009 and 2010, it recovered in 2011 and has remained positive through 
2012, as shown in Table 8 below. 
 
Table 8: New Construction and Net Absorption of Retail Space in Chino Hills 2006-Present 
 

All Buildings 2006 2007 2008 2009 2010 2011 
Q1 to 
QTD 

New Construction 90,879  0  283,174  0  0  0  0  

Net Absorption 48,089  68,515  207,278  (31,742) (7,329) 42,530  21,139  

        Source: CoStar, AECOM. 
       

Following construction of the Shoppes at Chino Hills center in 2008, vacancies in recently built space in 
Chino Hills have remained quite low, as shown in Table 9. Since 2009, the vacancy rate in Chino Hills 
has been lower than in Chino and Pomona. It is important to note that the typical lease length for retail 
space at an outdoor center like the Shoppes averages five years, thus the original tenants to Shoppes at 
Chino Hills have been in contract for the past four years and are just now reaching the end of their 
original lease terms. The current vacancy rate at the Shoppes at Chino Hills is reported to be 6.4 percent, 
and it may rise as leases expire for original tenants if they do not renew. 
 
While retail rents overall are generally higher in Chino Hills than in Chino and Pomona, rents in newer 
properties are lower in Chino Hills than in Chino and Pomona. This suggests that property owners in 
Chino Hills are able to lease space but are attracting lower volume “mom and pop” or lower tier national 
tenants with limited rent-generating potential. This is in contrast to retail centers in Chino which are able 
to attract high-volume national credit tenants, with greater rent-generating potential. 
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Table 9: Vacancy Rates and Asking Rents in Retail Space in Chino Hills, 2006-Present 

                

  2006 2007 2008 2009 2010 2011 
2012 
QTD 

Vacancy Rate               

Built Since 2002 2.8% 8.4% 10.1% 8.7% 3.3% 3.3% 4.3% 

All 8.1% 3.7% 7.4% 9.1% 8.2% 7.0% 6.0% 

Average Asking Rent             

Built Since 2002 $28.35  $46.50  $29.74  $13.33  $21.75  $20.28  $16.51  

All $25.07  $44.08  $28.81  $18.81  $20.52  $19.03  $17.81  

        Source: CoStar, AECOM. 
        

Table 10: Vacancy Rates and Asking Rents in Retail Space in Chino and Pomona, 2006-Present 

                

  2006 2007 2008 2009 2010 2011 
2012 
QTD 

Vacancy Rate               

Built Since 2002 1.7% 5.2% 8.4% 10.2% 9.9% 10.7% 9.9% 

All 4.5% 5.2% 5.1% 9.8% 9.2% 10.0% 9.7% 

Average Asking Rent              

Built Since 2002 $32.14  $45.21  $36.35  $30.52  $27.50  $22.11  $25.50  

All $20.51  $25.81  $24.61  $16.27  $14.57  $14.11  $13.87 

        Source: CoStar, AECOM. 
       

Retail Sales Trends 

A common way of comparing retail vitality across jurisdictions is to analyze taxable retail sales per capita, 
which adjusts aggregate taxable retail sales in each jurisdiction based on population, as shown in Figure 
7.  

Taxable retail sales in Chino Hills remained strong from 2006 to 2010, increasing 12 percent over this 
period. Meanwhile, in Chino and Pomona, taxable retail sales declined 36 percent from 2006 to 2010, a 
similar trend as what was observed throughout California, where per capita sales declined 24 percent. By 
2010, sales per capita in Chino Hills actually exceeded sales per capita in Chino and Pomona by 
approximately $1,000. The higher taxable sales per capita in California compared to Chino Hills, Chino 
and Pomona is driven in large part by low motor vehicle sales in the jurisdictions compared to the state.  

The increase in taxable retail sales in Chino Hills during a time of falling retail sales both locally and state-
wide is most likely due to the increase in retail supply that occurred during this time. Not only did the 
Shoppes at Chino Hills open during this period, but the Commons did as well. In total, 380,000 square 
feet of space were constructed in Chino Hills (as reflected in Table 8 above) and approximately 400,000 
square feet of space came online at the Commons, also located in Chino Hills but not reflected in Table 8 
above.  
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Figure 7: Taxable Retail Sales Per Capita in Chino Hills, Chino, Pomona and California, 2006 – 
2010 (2012$) 

 

Source: California Board of Equalization, California Department of Finance, US Bureau of Labor 
Statistics, AECOM. 

Additional Supply 

There are a few single-use and mixed-use retail projects currently entitled in Chino Hills. These include: 
 

 The second phase of the Heritage Professional Center project, which includes five acres of retail 
and restaurant development on a mixed-use site also including a hospital, medical office buildings 
and hotel. 

 The Vila Borba development project includes 5 acres of commercial development. 
 
In the medium-term and long-term, the retail components of the Heritage Professional Center and Vila 
Borda projects may pose competition to the Shoppes Phase II site. 

Retail Market Key Findings 

 Weak performance of recently built space = negative indicator, suggesting that additional retail at 
the Shoppes II site may be unable to achieve supportable rents and/or occupancy levels 

 

Lodging Market Overview 

AECOM assessed hotel performance in the region to evaluate the strength of the general hotel market in 
the City of Chino Hills.  Although the regional hotel market is comprised of many submarkets, each with a 
distinct market orientation, hotel space is substitutable such that the opportunities in any given sub-
regional market are largely determined by the overall strength of the larger regional hotel market.  As a 
result, hotel opportunities in Chino Hills are indirectly affected by the regional as well as the sub-regional 
hotel market. In the context of the hotel market, the sub-regional market is defined as within a 20 mile 
radius of the Shoppes Phase II site, and the local market is within a three miles radius of the site. 
 
Hotel demand is driven by overnight visitors (both leisure and business).  Traditionally, hotel properties 
can be oriented to a number of user groups or locations, such as airport, urban, suburban, small 
metro/town, interstate/motorway, or resort.  Hotel product is also delivered in a variety of formats to fulfill 
market demand by class (e.g. luxury, midscale, economy, etc.) and size (e.g. under 75 rooms or keys, 75 
– 149 keys, over 150 keys, etc.) based on the anticipated occupancy and average daily rate (ADR) 
requirements.   
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In comparison to the sub-regional market area and California overall, a significant portion of hotels were 

delivered after the year 2000 in the Riverside-San Bernardino market, as shown in Figure 8. This is 

especially the case in the local market (within 3.5 miles of the site), where newer hotel product, defined as 

built after 2000, represents 65 percent of all rooms versus 24 percent of rooms in the sub-regional market 

(within 20 miles of the site). 

 
Figure 8: Supply Growth Index (2004 = 100) 

 

Source: Smith Travel Research, AECOM. 

 

In terms of the supply of the existing hotel stock, a variety of hotel classes are represented in both the 

Local and sub-regional market.  While the local market has one high-end property (Ayres Hotel) it also 

has, on a percentage basis, approximately twice as many economy rooms compared to the sub-regional 

market. All hotels properties within the local market have less than 150 keys.  The majority of hotel 

properties in the examined area are between 75 and 149 keys. Across all properties, the average size of 

hotels in the sub-regional market is approximately 100 rooms. 

 

Performance in the regional hotel market has shown recent signs of improvement, as average daily rates 

(ADR) and revenue per available room (RevPAR) are both increased in the first half of 2012. ADR is a 

function of total room revenue divided by the number of booked rooms, and shown in Figure 9 below. 

 
Figure 9: Average Daily Rate of Hotel Rooms in the Region, 2004 - 2012 QTD 
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Additional Supply 

The Heritage Professional Center is expected to include a 300-key hotel as a part of the second phase of 
development. While hospital-oriented stays may generate a majority of this business, given its freeway-
adjacent location and large capacity it will pose additional competition for any new hotel at the Shoppes 
Phase II site. 

Hotel Market Key Findings 

 Recent construction in the local market = negative indicator, near-term development is likely to be 
challenged unless it can provide a competitive alternative to existing product in the marketplace. 

 Recent recovery of regional ADR and RevPAR = uncertain indicator, positive if recovery 
continues but too soon to tell. 

 
Demand Projections 

To project demand projections for different uses on the Shoppes Phase II site, we estimated overall 
market demand by land use, then allocated a portion of that demand to the Shoppes 2 site based on 
various estimates of local capture and competitive position. 

Residential Demand 

AECOM estimates that the Shoppes Phase II site can capture 90 to 230 new multifamily units in the 
short-term (by 2017) and 230 to 870 units in the long-term (by 2030). The basic methodology for these 
projections is as follows: 

 Household growth assumption are based on SCAG projections 

 Percent of new households occupying multifamily units are calculated based on the percentage of 
new units constructed from 2004 to 2009 in the Chino – Pomona – Chino Hills area that were 
multifamily, according to the California Department of Finance 

 Percent of new multifamily units in Chino Hills are calculated based on the percentage of new 
multifamily units in the Chino – Pomona – Chino Hills area that were built in Chino Hills 

 Site capture rates are an AECOM estimate. Due to the constrained supply of developable parcels 
in Chino Hills, we used aggressive capture ratios. 

 

Table 11: Near-term (2017) Multifamily Residential Demand Projection 

      

Chino - Pomona - Chino Hills Multifamily Demand     

Household Growth 2012-2017 4,400  new households 

Percent Multifamily (2004-2009) 38% 
 Multifamily Unit Growth 2012-2017 1,670  new MF units 

Chino Hills Multifamily Demand     

Avg. Capture of Region Multifamily (2012-2017) 27% of MF Units 

Estimated New  MF Units in Chino Hills 450  units 

Shoppes II Site Potential     

Site Capture Rate 
  20% 90  MF units 

25% 110  MF units 

30% 140  MF units 

50% 230  MF units 

   Source: SCAG, CA Department of Finance, AECOM. 
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Table 12: Long-term (2030) Multifamily Residential Demand Projection 
 

Chino - Pomona - Chino Hills MF Demand     

Household Growth 2012-2030                17,240 new households 

Percent MF (2004-2009) 38% 
 Multifamily Unit Growth 2012-2017 6,500  new MF units 

Chino Hills MF Demand     

Avg. Capture of Region Multifamily 27% of MF Units 

Estimated New  MF Units in Chino Hills  1,740  units 

Shoppes II Site Potential     

Site Capture Rate 
  20%  350  MF units 

25%  440  MF units 

30%  520  MF units 

50%  870  MF units 

   Source: SCAG, CA Department of Finance, AECOM. 
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Office Demand 

AECOM estimates that the Shoppes Phase II site cannot support any additional office space in the near-
term (by 2017) primarily based on the existing oversupply of office space in the market and the amount of 
time it will take to fill this space. As the market recovers and grows, the Shoppes 2 site may eventually be 
able to capture 26,000 – 46,000 of office space in the long-term (by 2030). The basic methodology for 
these projections is as follows: 

 Employment growth assumptions are based on SCAG projections 

 Percent of new employment taking place in office space is based on AECOM’s professional 
judgment, as are the average square footage for each employee and the structural vacancy rate. 

 The traditional capture of Chino Hills is based on the 2008 percentage of workers in the Chino – 
Pomona – Chino Hills area that were employed in Chino Hills 

 The SCAG projected capture estimate is the percentage of new workers in the Chino – Pomona – 
Chino Hills area that SCAG projects will be employed in Chino Hills 

 Site capture rates are an AECOM estimate. Based on the constrained supply of 
developableparcels in Chino Hills, we used an aggressive capture ratio for the site. 

Table 13: Near-term (2017) Office Demand Projection 

        

Chino – Pomona - Chino Hills Office Demand     

Employment Growth from 2012-2017 3,600  employees 
 % Office Employment 35% 

  New Office Demand 
   Per employee 300  SF/ employee 

 Structural Vacancy 5% 
  Total 398,000  SF 

 Existing Vacant Office Inventory 387,000  SF 
 Net New Office Demand            11,000  SF 
 Shoppes II Site Potential       

Shoppes II Site 30% capture of total Chino Hills demand 

 
Capture Rate 

Total New Office 
Demand (SF) 

Site Capture 
(SF) 

Traditional Capture of Chino Hills 8% - - 

SCAG Projected Capture Estimate 14% - - 

    Source: CoStar, SCAG, AECOM 
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Table 14: Long-term (2030) Office Demand Projection  

        

Chino – Pomona - Chino Hills Office Demand     

Employment Growth from 2012-2017            13,435  employees 
 % Office Employment 35% 

  New Office Demand 
   Per employee       300  SF/ employee 

 Structural Vacancy 5% 
  Total 1,485,000  SF 

 Existing Vacant Office Inventory 387,000  SF 
 Net New Office Demand 1,098,000  SF 
 Shoppes II Site Potential       

Shoppes II Site 30% capture of total Chino Hills demand 

 
Capture Rate 

Total New Office 
Demand (SF) 

Site Capture 
(SF) 

Traditional Capture of Chino Hills 8% 88,000 26,000 

SCAG Capture Estimate 14% 154,000 46,000 

    Source: CoStar, SCAG, AECOM 
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Retail Demand 

AECOM estimates that the Shoppes Phase II site can capture an additional 50,000 to 108,000 square 
feet of retail space in the short-term (by 2017) and 78,000 to 168,000 square feet in the long-term (by 
2030). Note that the retail store type with the greatest potential, in terms of square footage, is Food 
Service and Drinking Places. Pairing such development with an entertainment or recreation-oriented use 
may further improve the marketability of this retail type.  

The basic methodology for these projections is as follows: 

 Surplus and leakage calculations are based on retail demand and sales analysis (see Appendix 
1) 

 Sales per square foot calculations are based on the ULI Dollars and Cents of Shopping Centers 

 Site capture based on AECOM judgement 
 
Table 15: 2017 Retail Demand Projection 

              

    
site capture 

Store Type 
Surplus  

(Leakage) 

Sales Per 
Square 

foot 

Supportable 
Square 

Feet 7% 10% 15% 

Food and Beverage  $ (111,210,000) $500 222,000 15,540 22,200 33,300 

Clothing and Accessories  $ (2,398,000) $300 8,000 560 800 1,200 

General Merchandise  $ 90,254,000  $250 - - - - 

Food Services and Drinking Places  $ (80,488,000) $300 268,000 18,760 26,800 40,200 

Other Retail Group  $ (57,746,000) $300 192,000 13,440 19,200 28,800 

Total    50,540 72,200 108,300 

       Source: California Board of Equalization, Bureau of Labor Statistics, ULI Dollars and Cents of Shopping 
Centers, AECOM. 

 

Table 16: 2030 Retail Demand Projection 

              

    
site capture 

Store Type 
Surplus  

(Leakage) 

Sales Per 
Square 

foot 

Supportable 
Square 

Feet 7% 10% 15% 

Food and Beverage  $(162,228,000) $500  324,000  22,680  32,400  48,600  

Clothing and Accessories  $(20,880,000) $300  70,000   4,900   7,000  10,500  

General Merchandise  $57,552,000  $250 - - - - 

Food Services and Drinking Places  $(115,527,000) $300  385,000  26,950  38,500  57,750  

Other Retail Group  $(85,025,000) $300  283,000  19,810  28,300  42,450  

Total    78,190 111,700 167,550 

       Source: California Board of Equalization, Bureau of Labor Statistics, ULI Dollars and Cents of Shopping Centers, 
AECOM. 
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Hotel Demand 

AECOM estimates that there will be demand for a 50 to 100 key hotel by 2030. Two methodologies were 
utilized: a regional fair-share hotel demand estimate (top-down), and a local growth demand estimate 
(bottom up). Table 17 summarizes anticipated order–of-magnitude demand estimates using the first 
approach. The basic methodology for the top-down methodology is as follows: 

 Projections were established in five-year increments until 2030 by projecting future shares of the 
City’s potential hotel capture based on its current relative position within the regional market 
inventory in Riverside and San Bernardino. 

 Riverside-San Bernardino hotel inventory is based on Smith Travel Research’s (STR) June 2012 
Room Census. 

 Controls were established for predicted hotel growth based on high-, mid-, and low-growth 
scenarios. Low growth represents statewide hotel growth from 2004-2012, while high growth 
represents Riverside-San Bernardino hotel growth during this period. A mid-growth scenario 
represents the midpoint of low- and high-growth rates.  

Table 17: Method A: Regional Fair Share Hotel Demand Estimate (Top-Down approach) 

         2012 2015 2020 2025 2030 2012 - 30 

Riverside-San Bernardino 
Inventory

1
             

Low 
2
 42,450 43,137  44,307  45,508  46,742  4,292  

Mid 
3
 42,450 43,761  46,035  48,428  50,945  8,495  

High 
4
 42,450 44,390  47,823  51,520  55,504  13,054  

       Change in Regional Inventory   2012 - 15 2015 - 20 2020 - 25 2025 - 30 2012 - 30 

Low 
2
   687  1,170  1,201  1,234  4,292  

Mid 
3
   1,311  2,275  2,393  2,517  8,495  

High 
4
   1,940  3,432  3,698  3,984  13,054  

              

Chino Hills (Local Market) 
5
             

Low 
2
   8 14 14 15 51  

Mid 
3
   15 27 28 30 100  

High 
4
   23 41 44 47 154  

Notes:             
1
 STR (June 2012 Room Census)             

2
 Low scenario represents statewide hotel growth from 2004 - 2012 (0.5%)         

3
 Mid scenario represents midpoint of Low and High scenarios (1.0%)         

4
 High scenario represents Riverside-San Bernardino hotel growth from 2004 - 2012 (1.5%)     

5 
Local Market capture assumes that the Local Market will capture "fair-share" of regional growth (1.2%)   

 

Table 18 displays the “bottom-up” method of determining hotel demand at the site. 

 Estimates in this analysis assume that the local hotel market is at equilibrium and that there is a 
relationship between local population and employment base and hotel demand.  

 Hotel inventory and occupancy rate were obtained from Smith Travel Research. 

 The metric, room nights sold per year, was split into residential (85%) and business (15%) room 
nights based on rates in TNS Travel America’s 2010 Domestic Travel to California report. 
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 Local population and employment data was obtained from the Department of Finance and 
Employment Development Department, respectively. 

 Projected growth in population and employment are based on SCAG projections. 

 The analysis does not take into account annual growth in traffic. 

 

Table 18: Method B: Local Growth Demand Estimates (Bottom Up approach) 

Number of Hotel/Motel Rooms
1
 42,450        

Average Occupancy Rate
1
 61%       

Room Nights Sold Per Day 25,895 
   Room Nights Sold Per Annum 9,436,000       

          

Demand Factors Residential Business     

Room Nights 
2 
 8,020,600 1,415,400     

Riverside-San Bernardino Counties  
        Population and Employment 

3
 4,291,496 1,144,600     

Room Nights Generated per Demand Factor 1.9 1.2     

Chino Hills Projected Growth 
4
 3,100 2,800     

Hotel Night Demand (2030) 
5
 5,790 3,460     

Total Additional Room Demand 16 9     

          

Total Additional Room Demand 25       

Total Additional Rooms 
5
 42       

 Notes:         
1
 STR (June 2012 Room Census)         

2
 TNS Travels America (2010 Domestic Travel To California); Overnight Residential (85%) and Overnight 

Business (15%) 
3
 Population estimate from DOF (2012); Employment estimate from EDD (2011) 

4
 SCAG (2012 Adopted Growth Forecast) growth applied to Riverside-San Bernardino population and 

employment 
5
 Analysis does not account for passerby traffic, which has grown by approximately 4 percent annually on the 

71 Highway 
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Conclusion 
Existing demographic and market conditions suggest a number of positive and negative indicators and 
potential opportunities for development on the Shoppes Phase II site. Some of the most positive 
indicators include: 
 

 High household incomes equate to significant purchasing power and retail demand 

 Large percentage of family households present an opportunity to create a family-friendly 
environment 

 Very little pre-recession construction of residential units, and handful of entitled but unbuilt 
projects, suggest a constrained residential supply 

Negative indicators include: 

 Weak performance of recently built space suggests that additional retail at the Shoppes II site 
may be unable to achieve supportable rents and/or occupancy levels 

 Significant vacant office inventory reduces the likelihood that the Shoppes Phase II site will be 
able to capture demand to support new office space 

 Recent hotel construction in the local market poses significant competition 

 
Overall, AECOM finds that there is demand for multifamily residential and limited retail in the short-term. 
Over time, demand is projected to increase for both of these product types and hotel and office uses also 
become viable. Successfully capturing this demand in both the short- and long-term will depend on site 
planning, implementation and integration with existing retail and civic center uses. 
 
Specifically, AECOM finds that in the short-term (by 2017) there is demand for: 
 

 90 to 230 multi-family residential units  

 50,000 to 108,000 square feet of retail space 
 
In the long-term (by 2030) there is demand for: 

 230 to 870 multi-family residential units 

 78,000 to 168,000 square feet of retail space  

 26,000 to 46,000 square feet of office space  

 50 to 100 hotel rooms 
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Appendix 1: Asset Class Descriptions 

Office 

Office properties have been classified into asset classes based on their physical condition, location, and operating performance.  Below are 
definitions of asset classes for office properties, per the CoStar Group, a primary data source used in our research this memorandum. 

 Class A: In general, a class A building is an extremely desirable investment-grade property with the highest quality construction and 
workmanship, materials and systems, significant architectural features, the highest quality/expensive finish and trim, abundant amenities, first 
rate maintenance and management; usually occupied by prestigious tenants with above average rental rates and in an excellent location with 
exceptional accessibility. They are most eagerly sought by international and national investors willing to pay a premium for quality and are 
often designed by architects whose names are immediately recognizable. A building meeting this criteria is often considered to be a landmark, 
either historical, architectural or both. It may have been built within the last 5-10 years, but if it is older, it has been renovated to maintain its 
status and provide many amenities. Buildings of this stature can be one-of-a-kind with unique shape and floor plans, notable architectural 
design, excellent and possibly outstanding location and a definite market presence.  

 Class B:  In general, a class B building offers more utilitarian space without special attractions. It will typically have ordinary architectural 
design and structural features, with average interior finish, systems, and floor plans, adequate systems and overall condition. It will typically 
not have the abundant amenities and location that a class A building will have. This is generally considered to be more of a speculative 
investment. The maintenance, management and tenants are average to good, although Class B buildings are less appealing to tenants and 
may be deficient in a number of respects including floor plans, condition and facilities. They therefore attract a wide range of users with 
average rents. They lack prestige and must depend chiefly on lower price to attract tenants and investors. Typical investors are some national 
but mostly local.  

Apartment 

Apartment properties have also been classified into asset classes as defined below by Reis, a primary source used in our research for this 
memorandum.  REIS provides quarterly trends and forecasts of rent, vacancy, and inventory for apartment properties, among other property 
types. 

 Class A:  In general, Class A properties tend to be the best in the market, have above average design, construction and finish, minimal or no 

deferred maintenance, superior locations, achieve the highest rents, and have tenants of strong credit quality 

 Class B:  Class B properties tend to be in good to above average condition, have adequate construction but do not have design and finish 

reflective of the latest standards and preferences, have above average locations, are generally well maintained, and command average rents. 

 Class C:  Properties in the Class C category tend to be in average condition, exhibit some deferred maintenance, provide functional space 

for tenants, have less desirable locations, are usually managed by small local companies with limited experience, command below average 
rents, and have tenants of lower credit quality that provide a less stable income stream. 

Appendix 2: Retail Demand Analysis 

 
To conduct the retail demand analysis, AECOM performed the following analysis: 



AECOM 

8/1/2012 Shoppes Phase II Market Conditions Memo  23 

 Calculated total sales per capita in California 

o Identified total taxable sales in California using data from the California Board of Equalization (A) 

o Adjusted total taxable sales for sales of non-taxable items by multiplying taxable sales in Food and Beverages by 3.33 and taxable 
sales in General Merchandise by 1.05 (B). This reflects the sale of non-taxable items like food and prescription drugs. 

 Calculated retail demand per capita in trade area 

o Calculated per capita sales by dividing total sales by the population of California in 2010 (37,223,900) (C) 

o Adjusted sales per capita to reflect the higher income in the trade area by using the Bureau of Labor Statistic’s Consumer 
Expenditure Survey and US Economic Census (D). This reflects the higher purchasing power of trade area residents compared to 
California residents overall. 

 

Table 19: Trade Area Per Capita Demand, 2010 

              

Store Type   

California 
Taxable 

Sales  
(A) 

 Non-
Taxable 

Adjustment 
(B) 

California  
Total Sales 
Per Capita 

Sales 
 (C) 

Income 
Adjustment 

(D) 

Trade Area 
Per Capita 

Demand 
 

Food and Beverage 
 

$22,787,407          3.33  $2,040 23% $2,510 

Clothing and Clothing Accessories 
 

$27,267,430          1.00  $730 24% $910 

General Merchandise 
 

$46,323,804          1.05  $1,310 23% $1,610 

Food Services and Drinking Places 
 

$51,282,453          1.00  $1,380 25% $1,730 

Other Retail Group   $39,291,694          1.00  $1,060 27% $1,350 
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 Calculated the surplus and leakage of retail sales in 2017 

o Multiplied trade area retail demand per capita in 2010 (A) by trade area population (152,633) to calculate total resident demand 
(B) 

o Multiplied trade area retail demand per capita in 2010 (A) by projected new population growth in the trade area (6,255) to calculate 
additional retail demand due to growth (C) 

o Added existing retail demand (B) to new residential retail demand (C) to calculate total trade area demand in 2017 (D) 

o Assumed no additional retail space comes on-line in Chino Hills, so retail sales in 2017 will equal retail sales in 2010 as reported 
by the Board of Equalization and adjusted for non-taxable sales using the same non-taxable adjustment in Table 19 (E). 

o Subtracted retail sales (E) from retail demand (D) to calculate surplus or leakage (F). A positive number means that there is a 
surplus and the trade area experiences more sales than demand. A negative number means that there is leakage and the trade 
area experiences less sales than demand. 

 

Table 20: Retail Surplus and Leakage in the Trade Area, 2017 
            

Store Type 

Trade Area 
Per Capita 

Demand  
(A) 

Trade Area 
Resident 
Demand  

(B) 

Trade Area 
NEW Resident  

Demand  
(C) 

 Trade Area  
Resident 
Demand  

(D)  

Trade Area  
Projected  

Sales  
(E) 

Surplus  
(Leakage)  

(F) 

Food and Beverage $2,510 $383,108,000 $15,701,000 $398,809,000 $287,185,000  $ (111,210,000) 

Clothing and Clothing Accessories $910 $138,896,000 $5,692,000 $144,588,000 $141,925,000  $ (2,398,000) 

General Merchandise $1,610 $245,739,000 $10,071,000 $255,810,000 $345,623,000  $ 90,254,000  

Food Services and Drinking Places $1,730 $264,055,000 $10,822,000 $274,877,000 $193,133,000  $ (80,488,000) 

Other Retail Group $1,350 $206,054,000 $8,445,000 $214,499,000 $155,266,000  $ (57,746,000) 
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 Calculated the potential for the Shoppes Phase II site to capture retail leakage 

o Estimated sales per square foot (B) by retail store type based on the ULI’s Dollars and Cents of Shopping Centers guide 

o Divided leakage (A) by sales per square foot (B) to calculate the supportable square footage by retail store type 

o Note, given the surplus in General Merchandise, there isn’t any additional supportable square footage 

o Applied three site capture ratios (7% to 15%) to estimate the potential for the Shoppes Phase II site to capture leakage (D) 

o Note, AECOM selected conservative capture ratios given the large inventory of available sites in the trade area, and competitive 
retail environment throughout the region providing shoppers many options outside of the trade area 

 

Table 21: Projected Supportable Square Feet of Retail Space at the Shoppes Phase II Site, 2017 

              

Store Type 

Surplus  
(Leakage) 

(A) 

Sales Per 
Square 

Foot  
(B) 

Supportable 
Square 

Feet  
(C) 

Site capture 
(D) 

7% 10% 15% 

Food and Beverage  $ (111,210,000) $500 222,000 15,540 22,200 33,300 

Clothing and Accessories  $ (2,398,000) $300 8,000 560 800 1,200 

General Merchandise  $ 90,254,000  $250 - - - - 

Food Services and Drinking Places  $ (80,488,000) $300 268,000 18,760 26,800 40,200 

Other Retail Group  $ (57,746,000) $300 192,000 13,440 19,200 28,800 

Total    50,540 72,200 108,300 
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 To calculate total retail demand in 2030: 

o Perform same analysis as in Table 20, only project new population growth based on number of new residents by 2030 (26,602). 

 

Table 22: Retail Surplus and Leakage in the Trade Area, 2030 

 

          

Store Type 

Chino/  
Chino 

Hills 
Per 

Capita 
Demand  

Chino Hills/ 
Chino  

Resident 
Demand  

(2010) 

Chino Hills/ 
Chino 

NEW Resident  
Demand  

(2030) 

Chino Hills/ 
Chino  

Resident 
Demand  

(2030) 

Chino Hills/ 
Chino 

Projected 
Sales 

Surplus  
(Leakage) 

Food and Beverage $2,510 $382,710,000 $66,703,000 $449,413,000 $287,185,000 $(162,228,000) 

Clothing and Clothing Accessories $910 $138,641,000 $24,164,000 $162,805,000 $141,925,000 $(20,880,000) 

General Merchandise $1,610 $245,315,000 $42,756,000 $288,071,000 $345,623,000 $57,552,000 

Food Services and Drinking Places $1,730 $262,848,000 $45,812,000 $308,660,000 $193,133,000 $(115,527,000) 

Other Retail Group $1,350 $204,626,000 $35,665,000 $240,291,000 $155,266,000 $(85,025,000) 

 
 

    
 

 To calculate the potential for the Shoppes Phase II site to capture retail leakage in 2030 

o Perform same analysis as in Table 21. 

Table 23: Projected Supportable Square Feet of Retail Space at the Shoppes Phase II Site, 2030 

              

    
site capture 

Store Type 
Surplus  

(Leakage) 

Sales Per 
Square 

foot 
Supportable 
Square Feet 7% 10% 15% 

Food and Beverage $(162,228,000) $500      324,000  22,680  32,400  48,600  

Clothing and Accessories $(20,880,000) $300        70,000  32,340  46,200  69,300  

General Merchandise $57,552,000 $250 
 

- - - 

Food Services and Drinking Places $(115,527,000) $300      385,000  26,950  38,500  57,750  

Other Retail Group $(85,025,000) $300      283,000  19,810  28,300  42,450  

Total       78,190 111,700 167,550 
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Memorandum 
 

 
Date: November 16, 2012 

To: Henry Noh 

 City of Chino Hills 

From: Lance Harris, Laura Wiles 

Subject:  Shoppes Development Scenarios 

 

 
On the basis of the Market Memo presented to the City of Chino Hills on 8/1, and the questions received 
from the City, AECOM has developed five scenarios to test for design and financial feasibility. Analysis 
conducted on behalf of the Market Memo found that there is market demand in the short-term (through 
2015) for: 
 

- 230 residential units 
- 106,000 sq ft of retail space 

o 22,000 sq ft of grocery/food stores 
o 10,000 sq ft of general merchandise stores 
o 10,000 sq ft of clothing and accessories space 
o 35,000 sq ft of restaurant and food services 
o 29,000 sq ft of other retail (books, sporting goods, etc.)  

- Given the existing nearby tenant mix, which includes two grocery stores, and the fact that general 
merchandisers typically do not operate stores less than 40,000 sq ft, actual market demand for 
retail is more realistically estimated at 74,000 sq ft 

 
Looking longer term, there is market demand for: 
 

- 870 residential units 
- 46,000 sq ft of office 
- 156,000 sq ft of retail space 

o 32,000 sq ft of grocery/ food stores 
o 12,000 sq ft of general merchandise stores 
o 17,000 sq ft of of clothing and accessories space 
o 56,000 sq ft of restaurants and food services 
o 39,000 other of other retail (books, sporting goods, etc.) 

- Given the existing nearby tenant mix, which includes two grocery stores, and the fact that general 
merchandisers typically do not operate stores less than 40,000 sq ft, actual market demand for 
retail is more realistically estimated at 111,000 sq ft 

- 150 hotel rooms 
- 30,000 sq ft of office space 

 
Per our discussion, the retail demand estimate has been adjusted to include the Diamond bar market 
area. The market memo presented on 8/1 will be amended to reflect these adjusted retail market areas. 



AECOM 

8/1/2012 Shoppes Development Scenarios 2 

 

 
 
AECOM proposes four basic alternatives to reflect these options: 
 
Alternative A: 
Short-term residential 

- 230 residential units (multi-family for-rent) 
 
Comments: 
This alternative allows for a focused analysis of a single-use residential scenario, the use with the 
strongest market support at this time. Given the smaller size of this project relative to the overall site 
acreage, it is assumed that this alternative will not utilize the entire site. 
 
Alternative B: 
Short-term mixed use 

- 230 residential units (multi-family for-rent) 
- 74,000 sq ft of convenience / small box retail 

 
Comments: 
This alternative incorporates retail uses that may generate fiscal benefits at a scale consistent with the 
market. However, site location and freeway accessibility suggest that the long-term success of retail of 
this size, on this site, may not be financially sustainable without a significant anchor presence at the Boys 
Republic site. Given the Trader Joe’s and Albertson’s grocery stores in close proximity to the site, it is 
assumed that the 70,000 sq ft of retail space includes clothing, restaurant, and specialty retail (book, 
sporting goods, etc.). 
 
Alternative C: 
Long-term residential 

- 870 residential units (multi-family for-rent) 
 
Comments: 
This alternative has the same advantages as with Alternative A. Additionally, will allow for analysis of 
trade-offs between smaller-scale and larger-scale projects on the site, in terms of density, parking, and 
financial feasibility. 
 
Alternative D: 
Long-term, very mixed use 

- 440 residential units (multi-family for-rent) 
- 150 room hotel 
- 156,000 sq ft of convenience / small box retail 
- 60,000 sq ft retail anchor 

 
Comments: 

- Maximizes the site to its fullest development potential. 
 
 

 
With your approval, AECOM will test the financial feasibility and fiscal returns for each of these 
alternatives. On the basis of this testing, the City will select one option for photo visualization, and 
potential revisions of the specific plan.  
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Memorandum 
 
Date: August 1, 2012 

To: Henry Noh 

City of Chino Hills 

From: Tim Erney, Lisa Young 

Subject: Draft Chino Hills The Shoppes I and II - Transportation and Parking Assessment 

 
 
Introduction 
The purpose of this technical memorandum is to provide a summary of transportation-related conditions 
for the current Shoppes and proposed Shoppes Phase II site in Chino Hills, California.  The technical 
memorandum presents existing circulation and parking conditions associated with current land uses and 
addresses the following key items associated with the development of the Shoppes Phase II site: 

 A fatal flaw analysis of incorporating a park-and-ride facility within the existing parking structure 
on the project site.     

 A fatal flaw analysis of incorporating a transit center within The Shoppes or Civic Center area.   

 An evaluation of existing non-motorized circulation conditions.   

 Existing parking conditions. 
 
Following the assessment of these transportation components, this memorandum provides a forum for 
discussion for the next phase of work.  
 
The project area is located in the City of Chino Hills, south of Grand Avenue, west of State Route 71 (SR-
71) and Boys Republic Drive, east of Peyton Drive, and north of Boys Republic Drive.  Regional motor 
vehicle access is provided by SR-71 via Grand Avenue and Peyton Drive.  Regional transit access is 
provided by Foothill Transit and Omnitrans.  The project site also has internal east/west access via Main 
Street and Shoppes Drive, and north/south access via City Center Drive.  Figure 1 presents the study site 
for this memorandum.   
 
 
  

AECOM 

515 S Flower 

4th Floor 

Los Angeles, CA 90071 

www.aecom.com 

213 330 7200 tel 

213 330 7201 fax 
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Figure 1: Study Area 
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Park-and-Ride Feasibility 
This section discusses the possibility of 
incorporating a park-and-ride component within the 
existing parking structure.  Located in the center of 
the project site, the parking structure is south of 
Shoppes Drive and west of City Center Drive (see F 
in Figure 1).  The structure has four levels (including 
1.5 levels below grade) and provides approximately 
400 spaces.  There are two entrances/exits to the 
structure: a driveway from Shoppes Drive and a 
driveway from a parking lot adjacent to City Center 
Drive (north of the Chino Hills Branch Library).   
 
The existing park-and-ride activities occur in an 80-
space surface parking lot (see I in Figure 1) located 
south of Boys Republic Drive and approximately 400 
feet east of City Center Drive.  There is one driveway entrance/exit to the lot via Boys Republic Drive.  
The parking lot is currently owned/operated by the Saint Paul the Apostle Catholic Church and only used 
during weekdays.  The park-and-ride program is operated by Caltrans. 
 
Existing Conditions 

To determine the potential relocation of an existing park-and-ride lot, field visits were conducted at the 
structure and the existing park-and-ride lot.  Observations were conducted on a Tuesday afternoon 
between 11:30 AM and 2:00 PM in June 2012.  Several key items were noted: 

1) The parking structure was approximately 10 percent occupied during the weekday midday with 
majority of occupied spaces occurring on level one and two.   

2) Underground levels are reserved and partially fenced off. 

3) No major retail/restaurant uses visible from the parking structure with exception of a new 
restaurant space (Dillon’s Restaurant). 

4) Signage to the parking structure was poor and the structure did not have pedestrian-friendly 
access (pedestrians not separated from vehicles and limited signage). 

5) The parking structure was two to three blocks from the central retail core of the Shoppes at Chino 
Hills. 

6) The existing park-and-ride lot was around 50 percent occupied during the weekday midday (40 
vehicles/80 spaces).    

 
Advantages to Relocating Park-and-Ride to Structure 

Given these current conditions, there are several advantages to relocating the park-and-ride program to 
the current parking structure. This includes the following: 

1) Available capacity in the parking structure: Since the 400 space parking structure currently has 
low occupancy, there are spaces available to accommodate the existing park-and-ride demand 
(40 vehicles) or more.   

2) Indoor parking: Since the existing park-and-ride is a surface lot, covered parking inside a 
structure may be desirable and encourage more park-and-ride users. 

3) Additional security: The parking structure has a security guard which may be more attractive to 
park-and-ride users.  

 
 
 
 
 

Image provided by City of Chino Hills website. 
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Issues to Address 

Although park-and-ride users would likely relocate and utilize the parking structure, there are many issues 
that would need to be addressed before the program could be changed.  These issues can be 
categorized into two groups, those that deal with the functionality of the parking structure and those that 
deal with the costs and benefits to the City of operating it as such.  
 
Functional issues: 

1) Not easily accessible: Access to the parking structure from either Shoppes Drive or City Center 
Drive are internal to the study site; therefore, access points have more cross traffic than the 
current park-and-ride lot.  

2) Not visible: Signage into the parking structure for the park-and-ride facility would be difficult, as it 
is located off the main circulator roadways.    

3) Only two entrances/exits: Park-and-ride users are typically commuters who park in the morning 
and leave in the late afternoon/evening.  As such, there is normally a surge of vehicles entering 
and exiting park-and-ride areas during peak hours.  The parking structure has two entrance/exits 
connected to a constrained parking aisle.  As such, there may not be enough lane capacity to 
facilitate a surge of vehicles during peak hours.  Additional analysis is needed to determine the 
level of service and queuing at the parking structure entrances/exits with the park-and-ride 
program.  

4) Lack of dedicated pick-up/drop-off areas: Vehicles would need to pull into a parking space to 
pick-up/drop-off passengers which are not user-friendly. 

5) Security concerns: Although a security guard patrols the parking structure, during the evening 
and in some of the darker/less lit areas in the structure, a user can feel less secure compared to a 
well-lit surface lot.   

Costs and benefits to the City: 

6) Cost to lease spaces: Given the operating costs of a parking facility, Caltrans typically leases a 
reserved number of spaces from the parking facility owner.  The leasing cost of a space in a 
structure is normally higher than that of a surface lot.  Therefore, operating costs are a financial 
consideration for Caltrans to move the program into the parking structure.    

7) Liability concerns: By leasing spaces to Caltrans for a park-and-ride facility, the City (as owner of 
the parking structure) would likely need to assume additional liabilities. 

8) Ability to reclaim spaces in the future: If the City enters into a leasing contract with Caltrans to 
utilize the parking structure, a portion of the parking would be obligated until the end of that 
contract.  However if future development would occur (such as with the programmed The 
Shoppes II Specific Plan), those spaces may need to be reclaimed for those uses.  As such, the 
contract would need to be renegotiated or the development would need to build its own parking.    

 
Conclusions 

The list of concerns above describes issues that need to be addressed, but no fatal design flaws have 
been identified.  Given the opportunity to capture an existing park-and-ride market, it may be possible to 
relocate the current program in the short-term.  However, this would need to be financially attractive for 
Caltrans to lease the spaces (structure leases can be between $350 and $600 per space annually) as 
well as economically sensible to the City to take on additional liabilities.  In addition, adequate pick-
up/drop-off areas would need to be established, and a review of internal and external driveway and 
roadway operations would need to be conducted to ensure there would be no impacts to access and 
circulation.  As such, additional studies would be needed, and a pilot period may be warranted to 
determine if latent park-and-ride demand exists if moved to the parking structure.  A pilot program would 
need an agreement between Caltrans and the City.   
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Transit Center Feasibility 
This section discusses the possibility of developing a new 
transit center within the Shoppes Phase II site.  The 
Shoppes is currently served by several transit agencies, 
Omnitrans, Foothill Transit, and Orange County 
Transportation Authority (OCTA).  These agencies provide 
bus, express bus service, and/or transfers adjacent to the 
project area.  The nearest transit center to The Shoppes is 
Chino Transit Center, located approximately 3 miles to the 
northeast.  
 
Existing Conditions 

There are several bus routes connecting within the study 
site (near The Shoppes and the Civic Center) provided by 
Omnitrans.  Omnitrans has two fixed routes and one 
request/respond service in the area: 

1) Route 65A/B – Fixed route from Montclair to 
Chino Hills City Hall. Operates at 60 minute 
headways between 4:36 AM and 10:34 PM during the weekday; 6:40 AM to 7:30 PM Saturdays 
and Sundays.  Carries around 1,400 passengers on an average weekday1. 

2) Route 365 – 16-passenger circulator service (OmniGo) from Chino Transit Center, servicing 
Soquel Canyon to Chino Hills City Hall, and then connecting to Foothill Transit near 
Peyton/Riverside Drive.  Operates at 60 minute headways between 5:00 AM and 10:00 PM 
weekdays; 6:05 AM and 7:00 PM Saturdays; and 6:05 AM and 6:00 PM on Sundays.   

3) Omnilink – Request/respond service that provides curb-to-curb and transit connections to the 
outlying community of Yucaipa and Chino Hills.  Operating hours are from 6:30 AM to 3:00 PM.         

 
Foothill Transit provides two route connections within 1.5 miles to the north of the study site.   

1) Route 291 – Fixed local service between La Verne and Pomona.  Closest stop to study site is 
Town Avenue/Market Place in the City of Chino.  Operates at 15 to 30 minute headways between 
4:30 AM and 10:37 PM during the weekdays and at 30 minute headways between 6:00 AM and 
7:43 PM on weekends and holidays.  Carries around 37,500 passengers on an average 
weekday.2 

2) Route 497 – Fixed express service between Downtown Los Angeles and Chino.  Closest stop to 
study site is Chino Park & Ride in the City of Chino.  Operates at 15 to 20 minute headways 
westbound between 4:55 AM and 9:22 AM and eastbound from 2:35 pm to 7:56 PM during the 
weekdays only.           

 
OCTA provides an express bus route with a stop at Grand Avenue/Peyton Drive (northwest corner of the 
study area).   

1) Route 758 – Fixed express bus service between Chino Transit Center and Irvine Spectrum in 
Irvine.  On weekdays, this service operates two buses southbound towards Irvine Spectrum at 
6:00 and 6:15 AM and returns with service northbound towards Chino Transit Center at 6:15 and 
6:30 PM.  The express bus does not operate on weekends or holidays.   

 
Potential to Develop a New Transit Center 

Based on existing transit data and future improvements planned in service by Omnitrans, Foothill Transit, 
and OCTA, the following are potential reasons to develop a new transit center within the study site: 

                                                      
1 Per Omnitrans Short Range Transit Plan Report (2008-2013).  Data obtained in May 2006. 
2 Per Foothill Transit Fiscal Year Business Plan (2012). 

OmniLInk Passenger Shuttle image  
provided by Omnitrans website.  
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1) Growing population: The City of Chino Hills is projected to increase from 74,600 in 2008 to 
78,400 by year 2030, a 5 percent increase3.  This growing population could influence the need for 
alternative travel modes as freeways become more congested.    

2) Prime retail sites: Omnitrans’ Short Range Transit Plan (SRTP) identified Chino Hills as a prime 
retail site that would need future transit support. 

3) Potential new Omnitrans Bus Route 91 (Diamond Bar-North Orange County Connection): As part 
of Omnitrans’ Short Range Transportation Plan (SRTP), a new bus route was identified from 
Chino Transit Center through Chino Hills on Grand Avenue to Diamond Bar then Cal State 
Fullerton/Metrolink. This new connection could provide additional service to/from The Shoppes 
study site. 

4) Potential new Omnitrans Express Bus Route 307sbX (Chino Hills Civic Center to Limonite 
Shopping Center, Riverside County): As part of the 2035 SANBAG Long Range Transportation 
Plan (LRTP), this new express bus would have a terminus station at the Chino Hills Civic Center, 
which is immediately adjacent to the site. 

5) New electric buses on Foothill Transit’s Line 291: Foothill Transit has been awarded nine new 
electrified buses to be used on Line 291 (to be put into service before 2015).  Line 291 will be all 
electric and a champion example for the agency as a zero emissions’ line.  The Line will be 
restructured in terms of schedules, time points, and routing to account for these buses.  As such, 
there may be an opportunity to develop a transit center with the restructuring of this route. 

6) Restructuring of Foothill Transit’s Line 497: Foothill Transit Line 497 will be restructured to 
support overcrowding relief on other lines in Pomona, which may affect stops in Chino Hills.   

 
Issues to Address 

There are several challenges in developing a new transit center.  Generally, these can include justifying 
future ridership potentials, funding and subsidizing capital and operational costs, and having successful 
partnerships with transit agencies.  Specifically for Chino Hills Civic Center as well as the Shoppes II 
study site, a new transit center would require local issues to be addressed before further planning can 
done.   The following is a list of concerns that would need to be addressed:    

1) Limited population increase: Although Chino Hills is projected to grow by 5 percent in the next 20 
years, other cities within Omnitrans’ service area are growing faster.  For example Ontario is 
projected to grow by 70 percent from 2010 to 20304. 

2) Potential reductions in OmniLink service: Omnitrans’ SRTP recommends reducing Chino Hills 
OmniLink weekday revenue hours given the annual operating costs increased 70 percent from 
FY2002/03 to FY2005/06.  Passengers/revenue hour was around 2.2 in 2005/06,5 which is very 
low.  As such, investments in this area may not have a substantial effect on ridership. 

3) Service reductions: Omnitrans’ SRTP recommends reducing the number of buses serving Route 
65A/B (from 4 to 3 buses) given current ridership levels.  

4) Locations of Foothill Transit connections: The two existing Foothill Transit lines with connecting 
stops in Chino Hills are not located near the study site.  Foothill Transit would need ridership 
incentives to re-route their lines to be closer to the study site. 

5) Space requirements:  A new transit center would need space for bus bays, bus layovers, public 
parking, employee parking, drop-off/pick-up areas, utilities, and landscape.  These requirements 
would take space away from areas that could be developed as part of the Shoppes II program. 

6) Roadway requirements: Due to their size, buses require additional roadway space, in terms of 
wider lanes and larger corner radii.  Existing and planned roadways may need to be expanded to 
account for bus maneuvers.  

 
                                                      
3 Based on SCAG projections (2030) 
4 Omnitrans 2008-2013 Short Range Transit Plan (SRTP), Figure 4-1 San Bernardino Valley population 
Projections by Community (Source 2000 US Census and SCAG projections) 
5 Passengers/Revenue Hour is the average number of passengers each hour of revenue operation. 
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Conclusions 

Given the challenges and concerns to develop a new transit center in the Chino Hills Civic Center, it 
would be difficult to justify such a development at this time.  Financial and service commitments from 
Omnitrans and Foothill Transit would need to occur.  Current ridership and recent service reductions do 
not indicate a short-term need for a new transit center.  However, if the City of Chino Hills would be 
interested in developing a transit center under future conditions, several requirements would need to 
occur: 

1) Interest from the transit agencies to reallocate and increase service:  Note that a typical transit 
center has bus service with less than 30-minute headways.  Currently, busses in the vicinity of 
the study site operate at 60-minute headways. 

2) Funding resources: A transit center of this size can range from $5 million to $10 million in 
construction costs. 

3) Space requirements: Space for the new transit center and roadway changes would need to be 
accommodated into existing and future plans for the project area, and may take space that could 
be used for new land uses or other facilities.  A new transit center for the existing transit service 
would likely need: 

 Around six bus bays and bus layover space (90,000 square feet (sq.ft.)) 

 A minimum of 200 space public parking lot (70,000 sq.ft.) 

 Employee/service parking (2,000 sq.ft.) 

 Drop-off/pick-up area (5 vehicles, 4,000 sq.ft.) 

 Utilities/public utilities (5,000 sq.ft.) 

 Landscaping (TBD) 

 
Evaluation of Non-Motorized Circulation 
This section presents an evaluation of the existing bicycle and pedestrian circulation and transportation 
conditions within the study site, primarily within the current Shoppes.  The goal of the evaluation is to 
identify issues within the study site and provide recommendations to encourage non-motorized uses.   
 
Existing Conditions 

The study area consists of three major site components: Civic Center uses, The Shoppes, and 
Community activities (such as the library, post office, and church).  Civic Center describes the area 
southwest of the study site (south of Shoppes Drive, north and west of Boys Republic Drive, east of 
Peyton Drive).  The Shoppes includes the main Shoppes buildings and unattached restaurant and retail 
uses in the north/center of the study site (south of Grand Avenue, north of Shoppes Drive, west of Boys 
Republic Drive, and east of Peyton Drive).  Community Activities describes the uses adjacent to the Civic 
Center uses that are not directly affiliated with City Hall/City Government business and include 
neighboring activities such as the church south of Boys Republic Drive.  Figure 1 generally outlines these 
three areas.  Existing conditions are described under these three components. 
 

1) Civic Center – With majority of offices/civic center uses located on the south side of the site (north 
of Boys Republic Drive, east of Peyton Drive), the buildings are compacted with pedestrian- 
friendly passages and walkways between uses.  There is available parking in the surface lot 
between the Police Department and the Main City Hall/Public Libraries.  The ring road (City 
Center Drive) that separates the Library from the Fire Department has minimal traffic since it does 
not provide access to the main parking lot.  Given the short walking distances, slow traffic, and 
low lying landscaping within Civic Center area, it is generally pedestrian friendly.  Bicycle access 
is provided adjacent to the Civic Center with Class 2 bicycle lanes located along Peyton Drive. 

2) The Shoppes – As an outdoor retail/entertainment space, The Shoppes has generally pedestrian- 
friendly areas with plenty of landscaping/trees to encourage shopping and strolling in the interior.  
Passages to/from parking lots are generally short distances.  However, with the design of the 
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center Shoppes buildings (in a cross configuration), pedestrians need to be mindful of cross traffic 
coming from parking lots as well as main outer roadways.  Pedestrian bulb-outs are provided at 
major intersections.  There are smaller sidewalks outside of The Shoppes with no clear 
pedestrian paths connecting the outer restaurants/retail sites (e.g. Jared, Woodridge, etc.) to the 
center Shoppes buildings, and between the outer sites. 

3) Community Activities – The community uses located on the southwest area of the study site is 
generally pedestrian-friendly with parking conveniently located in front/near buildings.  Unless an 
event is occurring, parking spaces are ample and pedestrian have short walks to/from 
destinations.  Low lying landscaping and sidewalks are provided adjacent to library, post office, 
and the other community uses.   

 
In addition to the existing conditions described above, observations were conducted on general 
pedestrian and bicycle conditions which are described below. 
 

1) General pedestrian conditions: 

o Given the extensive parking provided along the periphery of the buildings/activities, there 
is limited pedestrian activity traveling between the Civic Center, community uses, and 
even within the different retailers/restaurants areas. 

o There is only one crosswalk on Boys Republic Drive between the Civic Center area and 
the church.  

o Summer/high season weather can reach to 100+ degrees and there is limited shade or 
landscaping provided between uses or along sidewalks. 

o Given the larger/taller size of the buildings, signage is provided only at major 
roadways/walkways.  These signs do not provide walk distance to activity areas.   

o No wayfinding signs are provided. 

 

2) General bicycle conditions: 

o There are Class 2 bicycle lanes along Peyton Drive and Grand Avenue (west of Peyton 
Drive)  

o Madrugada Trail is a Class 1 bicycle trail that runs parallel to Grand Avenue to its north 
and connects to Grand Ave just west of Peyton Drive.  

o Canyon Hills High School and Rolling Ridge Elementary are adjacent to Madrugada Trail. 

o Alow volume of bicycle activity was observed within and adjacent to the project site.  Of 
the four bicyclists observed during the midday weekday in June (between noon and 2:00 
PM), all were high school students. 

o There was no clear signage for connection to bicycle paths.  No obvious bike racks or 
bike parking facilities are provided (bicycles observed being locked onto meters).  
However, there are some bicycle racks provide outside of larger retail uses (Trader Joe’s, 
Forever 21, Dillon’s Irish Pub, Econoway, and Johnny Rockets).  

 
General Issues 

Based on a field visit conducted during a weekday midday in June 2012, the following summarizes major 
pedestrian and bicycle issues observed within the study site: 

1) Limited shade provided along pedestrian paths between activities.   

2) Limited signage posted with information on walking distances 

3) Activity centers have their own designated parking lots, resulting in a lack of perceived 
connectivity between uses. 
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4) Access to The Shoppes restaurant/retail is internal to the site, difficult for pedestrians to visually 
see other activity centers.  

5) Lack of designated pedestrian routes between the outer parcels and the main Shoppes building. 

6) Bicycle activity limited in study site and available facilities are not clearly defined.  The buildings’ 
physical orientation to roadways and paths do not encourage bicycle use.   

 
Recommendations 

To address the general pedestrian and bicycle issues identified above, several recommendations have 
been developed to encourage non-motorized uses in the study site.  These recommendations are 
provided for initial discussion, and would also be applicable to any future development at Shoppes Phase 
II.  Note that more detailed design or program development of these concepts would require further study 
and approvals.      

1) Develop and maintain a coordinated walking and bicycling program for employees. 

2) Work with businesses/tenants to establish a walking and bicycling advisory committee. 

3) Ensure that walking and bicycling paths are integrated as part of greenways and open spaces. 

4) Provide shade, places to rest, and pedestrian-friendly landscaping along pathways.   

5) Provide new signage to provide information on walking distances and routes between activity 
centers. 

6) Provide pedestrian pathways/striping between uses, especially to and between outer parcels.  

7) Remove any barriers to pathways (i.e. street furniture, landscaping, etc.). 

8) Provide automated pedestrian signals at key locations. 

9) Provide adequate bicycle facilities (racks, bicycle rental, etc.) at all existing civic, employment, 
recreational, and commercial destinations as well as in areas with access to bicycle 
lanes/adjacent trails.  Provide signage with bicycle facility information. 

 
Existing Parking Conditions 
This section presents a description of the existing parking conditions within the study site.  The purpose is 
to evaluate the existing parking demand and layout and provide strategies to maximize use and 
development.  The next step will be to discuss potential shared parking strategies to address future 
development as part of The Shoppes II Specific Plan.  
 
Existing Conditions 

The existing parking conditions for generally publicly-available spaces are described below, summarized 
by the parking area as illustrated in Figure 1. 
 

A. Northwest Lots/West Wind Parking (north of Yard House near Wood Ranch): Approximately 50 
percent occupied.  Access is provided through Main Street and City Center Drive.  Vehicles are 
parked close the users’ destinations (Yard House, Wood Ranch or The Shoppes). 

B. Northeast Lots/East Wind Parking (north of Barnes and Noble near California Pizza Kitchen): 
Approximately 80-90 percent occupied.  Access is provided through City Center Drive or Boys 
Republic Road.  Most highly utilized lot in the study site.  Adjacent to multiple restaurant uses and 
directly off freeway.  Several (about 10) spaces reserved for 20 minute parking/take-out near 
restaurants. 

C. Southwest Lots/Stars Parking (south of Trader Joes/Main Street): Approximately 60-70 percent 
occupied.  Access is provided through Main Street or Shoppes Drive. Vehicles are parked near 
Trader Joe’s or just adjacent to The Shoppes retail.  Potentially an area where employees park as 
limited turnover was observed. 

D. Southeast Lots/Sun Parking (south of Barnes and Noble): Varies, with close spaces 
approximately 90-100 percent occupied and far spaces 50 percent occupied.   Access is provided 
through Boys Republic Road and Shoppes Drive.  Vehicles are primarily parked adjacent to 



AECOM 

 

8/1/2012 The Shoppes I and II - Transportation and Parking Assessment 10 
 

buildings (western side of lot).  Potentially an area (eastern side of lot) where employees park as 
limited turnover was observed.   

E. Shoppes On-street Meter Parking: Approximately 90-100 percent occupied.  Metered angled 
parking along City Center Drive and Main Street in center of The Shoppes retail core.  Four 
handicapped accessible spaces provided.  Coin-only single head meters.  Meter rates are:  
$0.05/6 min, $0.10/12 min, $0.25/30 min, and $1.00/2 hours.   

F. Parking Structure: Approximately 10 percent occupied.  Four-level parking structure with 1.5 
levels (underground) reserved.  Only spaces on first two floors above ground level were 
occupied.  Access is provided through Shoppes Drive and parking alleyway connecting to City 
Center Drive.  Lack of signage limits drivers’ knowledge of structure. 

G. Civic Center Lots: Approximately 25 percent occupied combined.  Partial lot adjacent to police 
department has spaces reserved for police vehicles.   Partial lot adjacent to post office, has 
spaces reserved for mail trucks.  Public lot on north side of Fire Department.  Access is provided 
through City Center Drive, Boys Republic Road, and Peyton Drive. 

H. Civic Center On-Street Parking: Approximately 50 percent occupied.  Diagonal on-street parking 
along both sides of Civic Center Drive. 

I. Existing Park-and-Ride Lot (owned by church, operated by Caltrans): Approximately 50 percent 
occupied.  Park-and-Ride program operates during the weekday.  Access is provided through 
single driveway from Boys Republic Road. 

 
Table 1 presents the existing parking conditions.  Observations were performed on a Monday in June 
from 12:00 PM to 2:00 PM.  As the table indicates, the overall parking within the study area is about 50 
percent occupied on an average day, with about 65 percent occupancy at the parking supply that serves 
The Shoppes (this excludes the parking structure).  Note, however, that the parking demand for The 
Shoppes is typical higher during the holiday season and can be higher in the evenings at locations that 
serve the restaurant uses.   
 

Parking Area Supply 
Estimated 
Demand* 

Estimated 
Occupancy 

A. Northwest Lots 446 225 50% 
B. Northeast Lots 269 230 85% 
C. Southwest Lots 298 195 65% 
D. Southeast Lots 234 165 70% 
E. Shoppes On-street Meter Parking 124 110 90% 
F. Parking Structure 400 40 10% 
G. Civic Center Lots 669 170 25% 
H. Civic Center On-Street 59 30 50% 
I. Existing Park-and-Ride Lot 77 40 50% 

Total 2,576 1,205 47% 
*Observations were conducted on a Monday in June 2012 from 12:00 PM to 2:00 PM. 
 

General Issues 

Based on the above field observations, the following summarizes major parking issues observed within 
the study site: 

1) The highest parking occupancy is found at parking lots with most convenient freeway and arterial 
access.   

2)  Parking occupancies drop dramatically as distance to buildings increases. 

3) Employees are likely parking in these outer areas, potentially taking up spaces for customers on 
high demand days. 

4) The parking structure is underutilized for both Shoppes and Civic Center uses.  



AECOM 

 

8/1/2012 The Shoppes I and II - Transportation and Parking Assessment 11 
 

5) Some visitors were observed driving between Shoppes destinations instead of walking, partially 
due to availability of parking and lack of pedestrian amenities.  

6) Short-term paid parking was well utilized, illustrating attractiveness of convenient parking and 
willingness to pay for it. 

 
Recommendations 

To address the parking issues identified above, several recommendations have been developed.  These 
recommendations are provided for initial discussion and would be applicable to any future development at 
Shoppes II.   

1) Establish a parking program for employees. 

2) Improve wayfinding and directional signage from the freeway and major arterials to balance out 
parking demand between parking areas. 

3) Provide enhanced pedestrian environments to encourage walking instead of driving between 
internal destinations, as described in the evaluation of non-motorized circulation 

4) Consider additional paid parking areas, and review parking fees and demand to optimize 
utilization of current locations. 

5) Take advantage of surplus parking at the parking structure when developing land use program for 
Shoppes Phase II.     
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Memorandum 
 
Date: June 13, 2013 

To: City of Chino Hills 

From: Tim Erney, Lisa Young 

Subject: Draft Chino Hills The Shoppes II – Reduced Parking Ratios 
 
 
Introduction 

The purpose of this memorandum is to assess the potential for reduced parking ratios for the 
proposed Chino Hills Shoppes II project.  As currently defined, the development program includes a 
medium-density mixed-use scenario (Scenario B1) and a high-density residential scenario with 
ancillary retail scenario (Scenario C).  
 
Required Parking Supply 

As documented on Table 3-7 of the City of Chino Hills’ The Shoppes at Chino Hills Specific Plan from 
2008 (herein described as the “Specific Plan”), the proposed project scenarios would be required to 
provide the number of parking spaces as shown in Tables 1 and 2. 
  
Table 1 
Scenario B1 Parking Requirements  

Proposed Development Shoppes Mixed Use Parking 
Requirements1,2  

Estimated Parking 
Spaces Required 

Residential 
230 units 
 

30 studio units Studio (10 units or less) – 1.25; 
Studio (each additional unit above 
10 units) – 1.50 43 spaces 

51 one bedroom 
units 

1 Bedroom – 1.75
89 spaces 

149 
townhomes/two/ 
three bedroom 
units 

Townhomes – 2.1
2 Bedroom – 2.1 
3 Bedroom – 2.1 

313 spaces 
Subtotal 445 spaces

Retail 90,000 sf 3.25 spaces/1,000 SF-GLA 293 spaces
Total 738 spaces

1 Includes unassigned guest space requirements of .25 per unit (estimated to be 58 spaces). 
2 The Specific Plan calls for 2.25 spaces per unit. Residential rate presented based on discussion with 
City of Chino Hills staff. 
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Table 2 
Scenario C Parking Requirements 

Proposed Development Shoppes Mixed Use Parking 
Requirements1,2  

Estimated Parking 
Spaces Required 

Residential 
460 units 
 

65 studio units Studio (10 units or less) – 1.25; 
Studio (each additional unit above 
10 units) – 1.50 96 spaces 

109 one bedroom 
units 

1 Bedroom – 1.75
191 spaces 

286 
townhomes/two/ 
three bedroom 
units 

Townhomes – 2.1
2 Bedroom – 2.1 
3 Bedroom – 2.1 

601 spaces 
Subtotal 888 spaces

Retail 6,900 sf 3.25 spaces/1,000 SF-GLA 22 spaces
Total 910 spaces

1 Includes unassigned guest space requirements of .25 per unit (estimated to be 115 spaces). 

2 The Specific Plan calls for 2.25 spaces per unit. Residential rate presented based on discussion with 
City of Chino Hills staff. 
 
The Specific Plan allows shared parking between parcels if authorized pursuant to a shared parking 
study and agreement approved by the City Manager or designee.   
 
Under Section 3.4.3.9, B. (1) Shared Parking, if shared parking is required, a reduction in the minimum 
number of residential units (175 units) may be necessary and is allowed.  A reduction in the amount of 
retail space or hotel rooms to meet shared parking requirements is not permitted.  
 
In addition, a portion of the retail parking may be shared with residential visitor parking as outlined in 
a shared parking study and approved by the City Manager or designee.     
 
As such, this technical memorandum provides information related to shared parking for both Chino 
Hills Shoppes II project development programs.  
 
Shared Demand 

The development program options propose mixed-use projects which would present potential shared 
parking opportunities.  As such, the parking demand for the proposed project is likely less than the 
Specific Plan parking requirements.   
 
Shared parking refers to parking spaces that can be utilized by more than one user which allows 
parking facilities to be used more efficiently.  Shared parking takes advantage of the fact that most 
parking spaces are only used part-time by a particular motorist or group, and many parking facilities 
have a significant portion of unused spaces, with utilization patterns that follow predictable daily, 
weekly and annual cycles.1   
 

                                                      
1 Victoria Transport Policy Institute (March 2013) – Shared Parking Facilities Among Multiple Users. 
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In other words, parking can be shared among uses in an area to take advantage of different peak 
periods.  For example, residential uses with visitor parking can efficiently share parking facilities with 
day-time retail, as the peak residential demand is overnight and the peak retail demand is during the 
day.   
 
Table 3 below presents typical parking occupancy rates by use based on Institute of Transportation 
Engineers (ITE), Shared Parking Planning Guidelines (1994).   
 
Table 3 
Typical Parking Occupancy Rates by Time of Day 

Uses Weekday  Weekday Weekday Weekend Weekend Weekend
8AM-5PM 6PM-12AM 12AM-6AM 8AM-5PM 6PM-12AM 12AM-6AM

Residential  
(Resident and Visitor) 

60% 100% 100% 60% 100% 100%

Office 100% 20% 5% 5% 5% 5%
Commercial 90% 80% 5% 100% 70% 5%
Hotel 70% 100% 100% 70% 100% 100%
Restaurant 70% 100% 10% 70% 100% 20%
Movie Theater 40% 80% 10% 80% 100% 10%
Entertainment 40% 100% 10% 80% 100% 50%
This table defines the percent of the basic minimum needed during each time period for shared parking. (M-F = 
Monday to Friday).   
Source:  ITE Shared Parking Planning Guidelines (1994) Table F-1; Victoria Transport Policy Institute (March 
2013); Victoria Transport Policy Institute Website (2013).   
Note not all uses listed in Table 4 are evaluated in Scenarios B1 and C. 
 
It should be noted that the Shared Parking Planning Guidelines does not differentiate between 
resident and visitor demand under the Residential category.  For the purpose of this assessment, it 
was assumed that both parking demand would have similar characteristics, with higher parking 
demand overnight and on weekends, and lower parking demand during the day on weekdays.   
 
To determine the shared parking opportunities with the two proposed development scenarios, peak 
occupancy rates were reviewed for the proposed uses and applied to the parking demand.  The peak 
parking demand rates, as obtained from ITE Parking Generation are: 

 Residential: 1.23 spaces per unit (for low/mid-rise apartments) 

 Retail: 2.87 spaces per 1,000 square feet (weekends)2 

 
In addition, a comparison of parking demand and available supply was calculated to determine 
potential shared parking opportunities with available existing parking supplies.  Below is the shared 
parking assessment for each development program. 
 
Scenario B1  

Based on ITE’s shared parking table, 100 percent of the commercial peak occupancy occurs on 
Saturday and Sundays from 8:00 AM to 5:00 PM.  During this period, residential uses are 80 percent 
occupied.  Conversely, residential peak occupancies (both resident and visitor parking) occur from 

                                                      
2 Based on the Shopping Center (820) land use, which is defined as an integrated group of commercial 
establishments, and includes uses such as  retail stores, banks, restaurants, bookstores, and small 
offices. 
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6:00 PM to 6:00 AM on weekday and weekends; during this time, commercial ranges from 5 percent to 
80 percent occupied.   
 
With the peak parking demands occurring at different times of the day, the collective parking demand 
for this development program would be less than currently required by the Specific Plan since it 
requires parking for each individual use.  Based on a time-of-day assessment, the Scenario B1 
development program would generate a peak demand of approximately 513 parking spaces during 
the weekday from 6:00 PM to 12:00 AM, as shown in Table 4.  This is considerably less than the 738 
spaces required by the Specific Plan.  As such, there would be a projected surplus of 225 parking 
spaces.  The table below presents the assessment of parking demand by time of day for Scenario B1. 
 
In general, since parking spaces for residents are typically dedicated or assigned to each unit and the 
retail component of Scenario B1 does not include any evening-intensive uses (such as a movie 
theater), the highest potential for shared parking would be with residential visitors being able to park 
in the shopping center parking spaces.  Given that the estimated shopping center parking demand is 
lower than its requirement, it may be possible to shift the residential visitor parking requirement (58 
spaces) to the shopping center spaces.  This would reduce the total required parking supply by 58 
spaces, to a total of 680 spaces. 
 
Scenario C 

With Scenario C, there would be limited opportunity to have shared parking within the Project since 
only 22 spaces are required for retail uses.  Based on ITE’s shared parking table, 100 percent of the 
residential peak occupancy (both resident and visitor parking) occurs on weekday and weekends from 
8:00 AM to 5:00 PM, with 80 percent parking occupancies during the midday (8:00 AM to 6:00 PM).   
 
Based on a time-of-day assessment, the Scenario C development program would generate a peak 
demand of approximately 582 spaces during the weekday from 6:00 PM to 12:00 AM, as shown in 
Table 5.  This is considerably less than the 910 spaces required by the Specific Plan (a surplus of 328 
spaces).  The table below presents the assessment of parking demand by time of day for Scenario C. 
 
Contrary to Scenario B1, Scenario C would only have a limited ability to reduce the required parking 
supply.  Since there would only be 6,900 square feet of retail space, with a required supply of 22 
parking spaces, the residential visitor parking requirement of 115 spaces could not be met in a 
shared parking arrangement.   



  

 
 

 

Table 4 
Scenario B1 Parking Demand by Period 

Proposed 
Uses 

Weekday  
8AM-5PM 

Weekday
6PM-12AM 

Weekday
12AM-6AM 

Weekend
8AM-5PM 

Weekend
6PM-12AM 

Weekend
12AM-6AM 

Rate Demand Rate Demand Rate Demand Rate Demand Rate Demand Rate Demand 
Residential 
230 Units 

0.74/ 
unit 

 170 1.23/
unit 

283 1.23/
unit 

283 0.74/ 
unit 

170 1.23/
unit 

283 1.23/
unit 

283

Retail* 
90,000 sf 

2.55/ 
1,000 sf 

230 2.3/
1,000 sf 

230 0.14/
1,000 sf 

13 2.87/ 
1,000 sf 

258 2.00/
1,000 sf 

180 0.14/
1,000 sf 

13

Total  400 513 296  428 463 296
*Note weekday and Sat rates present for non-December.  Residential rates based on ITE Parking Generation med/low-rise apartments (221).  Retail rates 
based on ITE Parking Generation Shopping Center (820). 

 

Table 5 
Scenario C Parking Demand by Period  

Proposed 
Uses 

Weekday  
8AM-5PM 

Weekday
6PM-12AM 

Weekday
12AM-6AM 

Weekend
8AM-5PM 

Weekend
6PM-12AM 

Weekend
12AM-6AM 

Rate Demand Rate Demand Rate Demand Rate Demand Rate Demand Rate Demand 
Residential 
460 units 

0.74/ 
unit 

 340 1.23/
unit 

566 1.23/
unit 

566 0.74/ 
unit 

340 1.23/
unit 

566 1.23/
unit 

566

Retail* 
6,900 sf 

2.55/ 
1,000 sf 

18 2.3/
1,000 sf 

16 0.14/
1,000 sf 

1 2.87/ 
1,000 sf 

20 2.00/
1,000 sf 

14 0.14/
1,000 sf 

1

Total  358 582 567  360 580 567
Residential rates based on ITE Parking Generation med/low-rise apartments (221).  Retail rates based on ITE Parking Generation Shopping Center (820) .
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Other Shared Parking Opportunities  

Outside of the Shoppes II project site, there are multiple parking facilities that could be used by 
residents, visitors and employees of the proposed Shoppes II land uses (refer to the Specific Plan: 
The Shoppes Mixed-Use Conceptual Site Plan, Exhibit 2-2).  In general, these include the four surface 
parking lots surrounding the Shoppes I development, metered on-street parking within Shoppes I, the 
city-owned parking structure, off-street parking lots within the Civic Center area, and on-street 
parking within the Civic Center area.  Currently, these parking facilities provide about 2,499 parking 
spaces. 
 
To determine the availability of these available parking facilities, general parking conditions were 
observed for a typical weekday (conducted in June 2012).  Overall, the parking spaces were less than 
50 percent occupied, as show in Table 6. 
 
Table 6 
Existing Parking Supply and Occupancy 

Parking Area Supply 
Estimated 
Demand* 

Estimated 
Occupancy 

A. Shoppes I Northwest Lot 446 225 50%
B. Shoppes I Northeast Lot 269 230 85%
C. Shoppes I Southwest Lot 298 195 65%
D. Shoppes I Southeast Lot 234 165 70%
E. Shoppes I On-street Meter Parking 124 110 90%
F. Parking Structure 400 40 10%
G. Civic Center Lots 669 170 25%
H. Civic Center On-Street 59 30 50%

Total 2,499 1,175 46%
*Observations were conducted on a Monday in June 2012 from 12:00 PM to 2:00 PM. 
 
In general, parking within the Shoppes I area is moderately occupied during the day (about 67 percent 
occupied); however, there is plenty of parking available within Northwest and Southwest lots.  In 
addition, the parking structure and the parking lots within the Civic Center area tend to operate at low 
occupancies, with typically over 850 parking spaces available during a normal weekday.  In addition, 
although not observed, the parking demand for these facilities would likely be lower on weekends, as 
the Civic Center area uses tend to have peak usage on weekdays.   
 
As a result, it may be possible for a portion of the project’s parking demand to be accommodated 
within one or more of these existing parking facilities. Consistent with the Specific Plan, the project 
proposes flexibility in meeting the varying parking requirements and demand through on-site parking 
and loading areas as part of the common area shared by tenants, occupants and residents.  The 
Specific Plan also states that shared parking between parcels is acceptable when authorized 
pursuant to a shared parking study and agreement with the City Manager or designee.     
 
Retail 

The proposed retail uses in Scenario B1 are projected to have a parking demand for 230 spaces 
during a typical weekday midday and 258 spaces during a typical weekend midday (see Table 4).  
Since the adjacent parking structure was estimated to have 360 parking spaces available, the entire 
parking demand for the Scenario B1 retail uses could be accommodated with the existing structure 
without needing to provide additional dedicated retail parking within Shoppes II.   
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The proposed 6,900 square feet of retail uses proposed in Scenario C has a projected parking demand 
for 18 spaces during a typical weekday midday and 20 spaces during a typical weekend midday (see 
Table 5).  As discussed above, there are approximately 360 parking spaces available in the adjacent 
parking structure which could accommodate the projected parking demand of the Scenario C retail 
uses.   
 
Residential 

Based on the Specific Plan and discussion with City staff, the proposed residential uses in Scenarios 
B1 would require 445 parking spaces.  This includes 387 spaces for residents and 58 spaces 
designated for residential visitors.  Under Scenario C, 888 residential spaces would be required, 
which includes 773 residential resident spaces and 115 residential visitor spaces.   
 
Per the Specific Plan’s Shared Parking section, a portion of the retail parking may be shared with 
residential visitor parking if outlined in a shared parking study and approved by the City Manager or 
designee.  With 360 parking spaces available in the adjacent parking structure and peak occupancies 
occurring at different times of the day (see Table 3), the residential visitor parking for both program 
scenarios could be accommodated without building additional parking within Shoppes II. 
 
In addition, as shown in Table 6, there is parking available on-street in the Civic Center area, plus 
within the Civic Center lots, and the Shoppes I Southeast Lot.  As a result, there would likely be 
sufficient parking spaces in the area to accommodate the anticipated residential visitor demand 
without having to provide dedicated residential visitor spaces within Shoppes II for either Scenario B1 
or Scenario C. 
 
 



Appendix F: Charrette 

Documents
The following materials provide an overview of the team charrette, 
including preliminary site concepts that illustrate a range of building 
typologies, land-use mixes, open space and access strategies, and open 
space strategies.

City of Chino Hills: The Shoppes Phase II
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