


MEMORANDUM 

 

To: Gustavo Gonzalez, Senior Planner 

From: Sherry Okun-Rudnak, Principal 

Re: Beach Boulevard Specific Plan - Motel Demand Study 

Date: September 26, 2016 

 

FINDINGS 

The Beach Boulevard Specific Plan study area currently has 879 rooms in 18 motels.  Allowing 

for a reasonable margin of error, this analysis finds that there is currently demand for up to 

438 rooms within the Specific Plan study area, representing approximately 50 percent of 

existing study area rooms.  By 2018, Buena Park will have 1,451 rooms to serve demand for 

964 rooms. This indicates that there is currently no projected residual demand for rooms that 

Beach Boulevard motels could capture.  However, if the average daily room rates increase 

significantly from the new hotels in the area, upgraded Beach Boulevard motels could be 

positioned to capture demand from budget travelers. With improved physical connections to 

Buena Park and its tourist attractions, there could be demand for an additional 20 rooms in 

the study area, after accounting for new hotel developments in Buena Park.  Those rooms 

would likely need to be upgraded from the existing motel stock and positioned as value 

options for budget-conscious travelers.  In total, traditional lodgers could support up to 458 

rooms within the Specific Plan study area, which represents approximately 52 percent of the 

existing room stock. 

 

INTRODUCTION  

As part of the Beach Boulevard Specific Plan project, the City requested that BAE Urban 

Economics, Inc. (BAE) evaluate the demand for existing and future motel rooms within the 

study area.  The study area includes an approximately 1.5-mile stretch of Beach Boulevard 

within Anaheim that is bordered by the City of Buena Park to the north and the City of Stanton 

to the south.  Currently, there are 18 motels located within the Specific Plan study area.  While 

some of these motels provide affordable transient lodging to legitimate travelers, others do not 

cater to the typical traveler and, in fact, tacitly allow onsite criminal activity.  In addition, some 

of the motels provide a source of long-term, de facto housing to families that do not have 

sufficient credit or the initial funds needed to rent an apartment (i.e., security deposit).  The 

purpose of this analysis is to determine how many of the existing motel rooms in Anaheim 
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meet legitimate lodging needs now and how many more could be demanded in the future as 

market conditions change in adjacent communities, including Buena Park.   

 

The remainder of this memo is broken out into the following sections: 

 Methodology 

o Existing Demand 

o Future Demand 

 Existing Demand 

o Existing Motels 

o Metrics 

o Rankings and Demand 

 Future Demand 

o PKF Report 

o Demand Projections 

o Supply Projections 

o Residual Demand  

 Findings 

 

METHODOLOGY 

In order to determine the number of motel rooms demanded, BAE evaluated existing 

conditions to estimate current demand, and evaluated future demand from expanded 

visitation at local destination resorts.   

 

Existing Demand 

 

BAE used five criteria to rank motels along the Beach Boulevard Corridor. Rankings were used 

to show the relative strength of each motel, without breaching confidentiality requirements for 

reporting sensitive operational data.  For each criterion, the motels were ranked in the 

following categories: presence on motel reservation sites, police calls by address in 2015, tax 

exempt room nights, transit occupancy tax paid, and gross receipts generated.  BAE combined 

individual rankings by category to create an overall ranking. In the following sections, each 

ranking is described.  Note that for each metric, “1” is the highest rank and corresponds to the 

strongest motel. 

 

Future Demand 

 

To estimate future demand, BAE primarily relied on a PKF Consulting report prepared in 2014 

for the City of Buena Park.  The report projects visitation by tourism segment for Knott’s Berry 

Farm, as well as other destinations proximate to Anaheim’s portion of Beach Boulevard.  The 

analysis then evaluates the planned and proposed hotel supply scheduled to be built in Buena 
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Park to calculate the residual hotel demand that existing Beach Boulevard motels in the 

Specific Plan study area could capture. 

 

EXISTING DEMAND 

Existing Motels 

 

There are 18 motel properties comprised of 879 rooms, located within the Beach Boulevard 

Specific Plan study area.  Five of the properties are chain-affiliated, with the remaining 13 

being independently owned and operated, and unaffiliated with national hotel chains.  As 

Figure 1 on the next page shows, many of the motels are clustered between Ball Road and 

Orange Avenue, with a few more located between Orange Avenue and Lincoln Avenue.   

 

Metrics 

 

The analysis evaluates five metrics to determine which motels operate as traditional guest 

lodging, and the number of total units along the corridor being used for lodging.  The metrics 

chosen evaluate marketing activities, police calls per room, metrics related to transient 

occupancy taxes (TOT), and gross receipts per room.  These show whether the motels are 

catering to tourists and/or have disproportionately high rates of police activity.  The motels 

that have high rates of TOT exemptions are being used more as long-term housing than as 

traditional lodging, while those that market on internet sites are more likely trying to attract 

tourists.  A more detailed explanation of each metric follows. 

 

Third-Party Motel Reservation Sites 

Presence on multiple websites allows motels to reach a wider audience, especially tourists 

looking for lodging. For this criterion, BAE looked at nine third-party reservation sites to 

determine the level of outreach for each motel. Additionally, BAE tracked three popular sites 

Hotels.com, TripAdvisor, and Booking.com, and included additional stars, ratings, and volume 

of guest reviews for each. Those motels with the highest number of sites and customer 

reviews received the highest ranking.  

 

Presently, 10 properties are linked to online booking services, with four motels having two to 

three links, and seven properties having five or more links.  Baymont Inn & Suites had the 

largest internet presence, while seven motels did not have the capability of online 

reservations.  Table 1 on the next page outlines these rankings.  
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Figure 1: Beach Boulevard Motels 
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Table 1: Third-Party Motel Reservation Sites Ranking 

 
 

Number 

Rank Address Hotel Rooms of Sites (a) On Site Stars Guest Reviews On Site Stars Rating Reviews On Site Stars Rating Reviews

1 727 S Beach Baymont Inn & Suites 94           13           Y 4       690                  Y 2       4        374         Y 3       8        N/A

2 800 S Beach Ramada Limited 74           9             Y 3       117                  Y 2       3        134         Y 2       7        653         

3 831 S Beach Rainbow Inn 42           9             Y 3       327                  Y -       3        27          Y 2       7        244         

4 735 S Beach Motel Moonlight 42           7             Y 3       50                    Y 2       3        11          Y 2       7        272         

5 837 S Beach Anaheim Lodge 45           6             Y 4       147                  Y 2       3        10          Y 2       7        89          

6 705 S Beach Motel 6 of Anaheim CA #8610 71           5             Y 3       454                  Y 2       3        196         Y 2       7        24          

7 328 N Stanton America's Best Value Inn and Suites 60           6             Y 2       144                  Y 2       3        23          Y 2       6        95          

8 420 S Beach Best Budget Inn 41           2             Y -       -                      Y N/A N/A N/A Y 2       7        197         

8 426 S Beach Pacific Inn 23           2             Y -       -                      Y N/A 4        31          Y 2       8        204         

8 845 S Beach Sahara Motel 39           2             N -       -                      Y N/A 3        9            Y 2       6        223         

8 2912 W Lincoln Welcome Inn and Suites 45           -              N -       -                      Y N/A 2.5 5            Y 2       6        173         

13 130 S Beach New Americana Motel 44           -              N -       -                      Y N/A 3        3            N -       -         -             

13 500 S Beach Calico Motel 18           -              N -       -                      Y N/A N/A N/A N -       -         -             

13 733 S Beach Villa Inn 29           -              N -       -                      Y N/A N/A 1            N -       -         -             

13 823 S Beach Covered Wagon Motel 70           -              N -       -                      -          -       -        -             N -       -         -             

13 913 S Beach Robinhood Motel 29           -              N -       -                      -          -       -        -             N -       -         -             

13 916 S Beach Shadow Park Inn & Suites 81           -              N -       -                      -          -       -        -             N -       -         -             

13 920 S Beach Travel Inn Motel 32           -              N -       -                      -          -       -        -             N -       -         -             

Note:

"N/A" reflects that the hotel name was found on the website, but the specific information was not available. "-" reflects a hotel that was not present on a site.

(a) In addition to TripAdvisor includes AMOMA, Hotwire.com, Orbitz.com, Hotels.com, Travelocity, eDreams, Hoteling.com, Otel.com, Bookit.com, and other individual hotel and chain websites.

BookingTripAdvisorHotels.com


