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•	 Founded in 1936, as a non-profit research 
and education organization 

•	 Nearly 40,000 worldwide - public and 
private sector professionals 

•	 ULI Orange County/Inland Empire is one of 
the largest District Councils 

•	 Mission: To provide leadership in the 
responsible use of land in creating and 
sustaining thriving communities worldwide.

About Urban
Land Institute
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•	 Advisory services since 1947 

•	 TAPs at the local level with members 
volunteering 

•	 Annual YLG Pro Bono TAP for charitable 
organization 

•	 Provide public sector with tools

•	 Professionals with expertise in real estate, 
planning, financial, design, marketing

•	 Development provide unbiased findings and 
recommendations

Technical 
Assistance Panels
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The final outcome of every ULI TAP is objectivity, transparency and replicability.

“To look at retail and development 
strategies for the viability and 
sustainability of the Valley View 
Business Corridor.”

Mission



 ULI Orange County + Inland Empire  |   Garden Grove Valley View Business Corridor  |   Summer 2018   |   5

Specialties: Creative Project Management, Master Planning, Site Planning, Urban Design, Architectural                     
Visioning, Placemaking, Experience Design 
 

HITTA MOSESMAN 
Principal/Vice President, RSG 
Hitta Mosesman, a Principal and Partner at RSG, Inc., has over 20 years of                           
experience providing services that include fiscal and economic impact                 
analysis, property tax projections, development underwriting/peer review             
analyses for both affordable housing and commercial projects, real estate                   
valuation/asset management, and assistance with development           
negotiations. Ms. Mosesman identifies solutions that meet the unique and                   
specific needs of clients in these challenging times when limited resources                     
exist to fund city services. Among Ms. Mosesman’s current and recent                     
clients are the cities of Irvine, Carlsbad, Hawthorne, Duarte, Upland,                   
Bellflower, Port Hueneme, and Victorville, as well the San Diego County                     

Association of Governments (SANDAG), the Irvine Community Land Trust and the Orange County Fire                           
Authority. Ms. Mosesman’s mission is to provide information and strategies to enhance and improve                           
communities.   
 

 
MICHAEL RUANE 
Executive Vice President, National CORE 
As Executive Vice President, Mike is responsible for the operations of                     
National CORE, one of the nation’s largest nonprofit affordable housing                   
developers. At National CORE, Mike leads the development of National                   
CORE’s program and business strategies as well as oversees the                   
communication National CORE’s mission to internal and external               
stakeholders. Prior to National CORE, Mike served as Interim Chief                   
Operating Officer and Chief of Strategy for CalOptima, the community                   
health plan for Orange County. He served as Chair of the Jury Panel for the                             
HUD 2016 Innovation in Affordable Housing Competition. Prior to his role                     

at CalOptima, Mike served as Executive Director of the Children and Families Commission of Orange                             
County, responsible for the allocation of tobacco tax revenue to health and education programs for young                               
children and their families, established by the Proposition 10 voter initiative. He served as President of the                                 
First 5 Association of California for two years, is an officer of the California Children and Families                                 
Foundation, and Chair of the Orange County Health Needs Assessment and the Health Funders                           
Partnership. He has more than 20 years of experience working for the County of Orange in various                                 
positions, including as Assistant County Executive Officer for Strategic and Intergovernmental Affairs                       
between 1996 and 2000. Prior to this appointment, Mike was Director of the Orange County Environmental                               
Management Agency for the County of Orange since 1989. Mike received his master’s degree in                             
Architecture and Urban Planning from UCLA, and has also served as an Adjunct Lecturer in the Graduate                                 
Program in Planning, Policy and Design at UC Irvine. ULI Involvement: Chair of Mission Advancement, ULI                               
OC/IE, 2014-present. Member, Public-Private Partnership Product Council 2015 to Present ; University                       
Development Product Council, 2013-2014. UCI UrbanPlan Instructor, 2013-2014. ULI OC/IE Technical                     
Assistance Panel Balboa Village, 2013; Member, Urban Revitalization Product Council, 2013; Chair, ULI                         
Orange County/Inland Empire, 2011-2014. Member, Inner-City Product Council, 2010-2011. ULI Member,                     
1996-present. 
 
 
 
 
 
 
 
 
 
 

was responsible for the company’s suburban development projects throughout Los Angeles, and oversaw                         
the growth of the company’s asset management business. He was also Director of Marketing for Warner                               
Center Properties, a 2.8 million square foot mixed-use project in Woodland Hills, as well as development                               
manager for the 80-acre Simi Valley Business Center. He oversaw all leasing activity. Mr. Gebhardt began                               
his career as an associate with Price Waterhouse, where he earned the credential of Certified Public                               
Accountant from the state of California. He earned his Bachelor of Arts degree in Economics from UCLA,                                 
and has participated in Harvard University’s Executive Education Program and Stanford University’s                       
Advanced Management College. He is currently a licensed Real Estate Broker in California, and is a                               
member and former Southern California Board Member of the International Council of Shopping Centers                           
(ICSC) and is a former Co-Chairman and Board Member of the Los Angeles Commercial Realty Association                               
(LACRA). He also has served as an Executive Committee Member for the UCLA Real Estate Alumni Group.  
 

 
RICHARD GOLLIS 
Principal, The Concord Group, LLC 
Richard M. Gollis is a co-Founder and Principal of The Concord Group                       
based in the Newport Beach office. As a founding partner, Richard has                       
crafted and cultivated the firm’s unique approach to advisory services,                   
integrating deep market knowledge with creative analytics to provide                 
best-in-class solutions to a diverse range of clients. Richard’s expertise in                     
strategic market analysis, development programming, transaction due             
diligence and valuation extends across all real estate asset classes. With a                       
career in real estate spanning New England, Atlanta and Southern                   
California, Richard offers an exceptional breadth of experience that makes                   

him a trusted advisor to private- and public-sector clients alike. He works frequently with cities on solving                                 
complex development challenges in partnership with world-class developers and financial institutions.                     
Across the country, Richard has led TCG teams on projects that have positively influenced infrastructure                             
and development patterns including: new redevelopment in the urban core; redevelopment of suburban                         
retail to mixed use; transit-oriented nodes and corridor development plans. Respected as a thought leader                             
in real estate, Richard is often quoted in major publications and he is frequently sought after as a speaker at                                       
key industry events. Richard was elected a Trustee to the Urban Land Institute in 2012 and has been a                                     
Governor of the ULI Foundation since 2006. He is also a Past Chair of the Community Development Council                                   
and Juror for the Awards for Excellence and Chair/Past Chair of the Orange County District Council. He                                 
currently Chairs ULI’s Suburban Development and Redevelopment Council which focuses on the best                         
practices in the transformation of communities and transportation corridors. Richard serves on the Advisory                           
Board of Jamboree Housing Corporation, a leading community development organization specializing in                       
affordable housing. In addition, he serves on the Leadership Board of The Department of Urban Planning                               
and Public Policy at the University of California, Irvine. A native of Boston, Richard is a graduate of Brown                                     
University with a degree in international relations. 
 
 

JEFFREY MAYER 
Principal, Mayer Creative 
Governance Committee Chair, ULI Orange County/Inland Empire,             
2013-present 
 
Advisory Board Member, University of California, Irvine - Masters in Urban                     
Planning and Public Policy Program, 2012-present 
 
Juror, ULI Global Awards for Excellence, 2011-2013 
 
Director, Themed Entertainment Association, International Board of Directors,               
2011-2013 

 
Chairman, ULI Orange County/Inland Empire, 2008-2011 
 

 
 
 

YOLANDA SEPULVEDA 
Principal, Spectacle Design Inc.   
As principal of Spectacle* design, Yolanda combines innovative problem                 
solving with creative collaboration to foster a win-win philosophy, for                   
clients, projects, and the firm. Utilizing her success in facilitation,                   
community workshops and presentations, Yolanda is able to synthesize                 
and define themes, ideas and solutions that strengthen the collaborative                   
process.  
Graduating with a degree in Urban Planning from the College or                     
Architecture and Environmental Design at Cal Poly San Luis Obispo, Ms.                     
Sepulveda has spent the bulk of her career in real estate, spanning all                         
three sectors of public, private, and non-profit.   

Using her in depth knowledge of the built environments in the sectors of retail and residential and TOD,                                   
Yolanda leads development teams to reposition assets through re-imagined design elements like                       
wayfinding, public art, signage, exterior an interior features that revive and reintroduce both new and                             
existing assets. The end goal being to create an urban form that invites the community or user to explore                                     
and create memorable moments that communities take pride in.   
Yolanda’s passion and focus is centered on development and the inclusion of users in the process and                                 
creation of built environments. She currently serves on the Executive Board for the Urban Land Institute                               
(ULI) as chair of  
Outreach and Innovation. Yolanda has been appointed to National Product Council on Urban Revitalization                           
for ULI. Ms. Sepulveda proudly serves her community as Commissioner for the Arts and Culture                             
Commission, representing District 3 in the City of Pasadena.  
 
Rocky Shen and Michael Mindlin to be added  - please leave a slot for them in slides 
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Board of Jamboree Housing Corporation, a leading community development organization specializing in                       
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JEFFREY MAYER 
Principal, Mayer Creative 
Governance Committee Chair, ULI Orange County/Inland Empire,             
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MARY BORGIA 
President, The Borgia Companies 
Mary Borgia, president of The Borgia Company based in Newport Beach, California,                       
specializes in forward thinking advisory services for resort and residential                   
community developments. Founded in 1986, The Borgia Company has provided                   
innovative strategic and tactical advice from overall concept, programming and                   
positioning for resort and residential communities to developing and executing                   
strategic sales and marketing plans for new and repositioned developments. Mary                     
brings a deep understanding of market dynamics, the development process,                   
financial responsibility, and product design. At times, she has served in the capacity                         
of Chief Marketing Officer. With expertise and talents that span a wide array of                           
disciplines, Mary has been a marketing force behind many notable resort and                       

residential communities. With more than 35 years of active involvement in real estate marketing,                           
management and development, Mary applies the art and science of real estate to help create places that                                 
are both meaningful for the consumer and financially viable. Ms. Borgia is an active member of the Urban                                   
Land Institute and currently serves as the Council Counselor for the four Recreation Development Councils.                             
Her ULI service has included Chair RDC Red Flight, Advisory Panels, Program Committee, and many                             
planning groups. Specialties: Creating enriching, stimulating lifestyle resort and residential communities.                     
Providing expertise in consumer trends and product differentiation with a deep understanding of market                           
forces, product design and team dynamics. Understanding the art and science of sales and marketing.                             
Identifying the opportunity. 
 

 
JOHN GEBHARDT 
Principal, SEG Advisors 
John Gebhardt is a Principal in the real estate consulting and investment firm of                           
SEG Advisors. In such role he is active in development, project consulting, leasing,                         
property operations and management, valuations, redevelopment, design,             
entitlement, financing, master-planning, acquisition, property assemblage,           
disposition and recapitalization and of retail, office, industrial, mixed-use and                   
multi-family 
properties. He also serves as an expert witness in various real estate matters.                         
Prior to such role at SEG, Mr. Gebhardt served as the local Partner and Project                             
Principal for Panattoni Development Company, an international commercial real                 

estate developer. In such role he was responsible for all ownership activities in the Greater Los Angeles                                 
area, including responsibility for all leasing acitivities, acquisition, disposition, financing, master-planning,                     
development and management for retail, office, mixed-use, multi-family and industrial properties. Previous                       
to Panattoni Mr. Gebhardt was a Project Partner with the J.H. Snyder Company, one of the largest                                 
commercial real estate developers in Southern California. In this role he focused on the leasing, acquisition,                               
entitlement, financial underwriting, development and management of retail, office and multifamily properties.                       
Prior to joining the J.H. Snyder Company, Mr. Gebhardt was with CBRE, the world’s largest real estate                                 
service company. He served as a Managing Director of the North Los Angeles office, the West Los Angeles                                   
office and in Charlotte, North Carolina. During such tenure he was licensed as a Real Estate Broker in                                   
California, North Carolina and South Carolina. In such roles he helped formulate the strategic plan for the                                 
respective geographic areas, and served as the Broker of Record with responsibility for all brokerage and                               
management personnel and contracts, and dispute resolution. He also served as the Co-Director of the                             
firm’s Institutional Services Group for the Los Angeles metro region. Prior to his leadership role at CB                                 
Richard Ellis, Gebhardt was with The Voit Companies, a full-service real estate development company                           
based in Woodland Hills, CA. During his tenure at Voit, he achieved the title of Senior Vice President. He                                     
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disposition and recapitalization and of retail, office, industrial, mixed-use and                   
multi-family 
properties. He also serves as an expert witness in various real estate matters.                         
Prior to such role at SEG, Mr. Gebhardt served as the local Partner and Project                             
Principal for Panattoni Development Company, an international commercial real                 

estate developer. In such role he was responsible for all ownership activities in the Greater Los Angeles                                 
area, including responsibility for all leasing acitivities, acquisition, disposition, financing, master-planning,                     
development and management for retail, office, mixed-use, multi-family and industrial properties. Previous                       
to Panattoni Mr. Gebhardt was a Project Partner with the J.H. Snyder Company, one of the largest                                 
commercial real estate developers in Southern California. In this role he focused on the leasing, acquisition,                               
entitlement, financial underwriting, development and management of retail, office and multifamily properties.                       
Prior to joining the J.H. Snyder Company, Mr. Gebhardt was with CBRE, the world’s largest real estate                                 
service company. He served as a Managing Director of the North Los Angeles office, the West Los Angeles                                   
office and in Charlotte, North Carolina. During such tenure he was licensed as a Real Estate Broker in                                   
California, North Carolina and South Carolina. In such roles he helped formulate the strategic plan for the                                 
respective geographic areas, and served as the Broker of Record with responsibility for all brokerage and                               
management personnel and contracts, and dispute resolution. He also served as the Co-Director of the                             
firm’s Institutional Services Group for the Los Angeles metro region. Prior to his leadership role at CB                                 
Richard Ellis, Gebhardt was with The Voit Companies, a full-service real estate development company                           
based in Woodland Hills, CA. During his tenure at Voit, he achieved the title of Senior Vice President. He                                     

Participants

Vickie Oshima
Director of Marketing & Business Strategies
Studio T Square

Hitta Mosesman
Principal / Vice President
RSG

Jeffrey Mayer
Principal
Mayer Creative

Yolanda Sepulveda
Principal
Spectacle Design Inc.

Michael Ruane
Executive Vice President
National CORE

Rocky Shen
Principal
DNA Design & Architecture

Michael Mindlin
Managing Principal
MINDLIN consulting

Richard Gollis
Principal
The Concord Group

John Gebhardt
Principal
SEG Advisors

Mary Borgia
President
The Borgia Companies
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2017

2017

2017

2018

2018

18/19th

25th

TAP Schedule

JUNE

SUMMER

FALL

WINTER

MAY/JUNE

JULY

JULY

ULI Event on Retail Trends for Public Officials

Event creates interest in ULI addressing retail corridor trends in the region

ULI approves a public sector TAP program

Work with ACCOC on process and outreach

Garden Grove proposal selected as demonstration TAP. Panel convened, initial research

Garden Grove TAP held

TAP Presentation at ACCOC Event
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The TAP Process

Meet with City
& Stakeholders

•	 Understand issues, vision, 
and objectives

•	 Maximize ULI’s land  
use expertise

•	 Provide relevant solutions 
and recommendations

Establish a 
Scope of Work

•	 Work with City to define 

key hurdles & frame focus 

and scope of work

Brainstorm

•	 SWOT Analysis

•	 Cost Analysis

•	 Opportunity Diagrams

Due Diligence

•	 Review existing information

•	 Perform a site visit

•	 Conduct interviews

Presentation

•	 Panelists prepare remarks 

and present to City and 

stakeholders

•	 A report is then written and 

published with ULI

21 3 4 5
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Study Area
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Opportunities Threats

Strengths Weaknesses

•	 The SWOT is a result of our panel’s 
assessment based on our study interview 
and time spent here observing

•	 Key stakeholder’s perspectives vary:

	 - Residents
	 - City
	 - Landowners
	 - Tenants

SWOT Analysis

•	 BID/Community Association to 

bring people together

•	 Create the new heart of the 

community

•	 Creative office 

•	 Form-based code/Zoning overlay

•	 Diversity of experience offered 

beyond retail

•	 Potential stagnation and further 

decline

•	 Us versus Them mentality

•	 High demand on City resources

•	 Changing nature of retail

•	 Resistance to change

•	 School system

•	 Sense of community, engagement, 

pride

•	 Unmet spending capacity

•	 Excellent access and visibility

•	 Bridgecreek complex as a 

example of retail village

•	 Outdated PUD Zoning

•	 Disparate land owners

•	 Stagnant community growth

•	 Lack of funding and financial 

resources

•	 Format of retail is mismatched and 

not aligned with demand
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Retail Market Viability

15 Min Drive

10 Min Drive

5 Min Drive

18339.00 Maps v2: RegLoc The Concord Group
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•	 WGG has a solid community base with 
strong household incomes relative to the 
City and County.

•	 Scale of the trade area is considered 
“Neighborhood Serving” with low 
population density, and cut-offs by Los Al 
Base, Katella and Knott.

•	 Slightly older profile resident base, yet 
re-emerging youthful families as homes 
turnover.

•	 Stagnant residential growth is negative to a 
retailer.

Demographic 
Summary 2018

ORANGE
COUNTY

3,200,000
38
22%
14%

935,000
$84,000
1.00%

CITY OF
GARDEN GROVE

178,000
37
23%
13%

46,000
$62,000
1.00%

WEST
GARDEN GROVE

20,000
45
20%
18%

6,800
$98,000
0.00%

Median Age
<17
>65

Population

Median Income
Growth to 2023

Households
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•	 There is a current “leakage” of retail dollars 
from  WGG residents spending outside the 
local area.

•	 “Leakage” is to larger shopping areas 
with concentrated big-box and specialty 
offerings outside 5-minute drive and in 
neighboring cities, with Seal Beach Blvd as 
primary competitor.

•	 Gap is approximately $500 per month per 
local household spent outside WGG.

•	 Traffic counts on the corridor (30,000-
40,000 ADT) provide opportunities to 
capture sales from surrounding commercial 
areas and “pass-through” traffic

Retail “Gap” 
Analysis 2018

50,000

RETAIL CATEGORY SPACE (SF)

Household Items
Sporting Goods
Clothing/Boutiques

General Merchandise

15,000
Restaurant/Café
Specialty Market

Food and Beverage

12,000

TOTAL: 77,000

Beauty
Fitness/Wellness

Health and Personal Services
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Highway

Major Road

INTERSTATE

405

Bus Routes

To Orange

To Orange

To H
untington Beach

To Buena Park

To Buena Park

Navy  
Golf  

Course

Old Ranch 
Country  

Club

Costco  
Wholesale

Pacific 

High 


School

Westminster 
Center

21
25

21 25

54

56

Albertsons

Shopping Center Market

Golf Court

Mixed-Use Commercial

Land Use

Residential

Industrial/Mixed-Use Industrial

Green Space

Education

Study Area

Civic/Institutional

Vons
LA Fitness

Gym

Joint Forces 
Training Base

INTERSTATE

22

INTERSTATE

39

To H
untington Beach

Sprouts 
Farmers 
Market

Old  
Ranch  
Town  

Center

Ralphs
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•	 Zoning Overlay for Valley View Corridor
•	 Update zoning to more current standards
•	 Allow for more options that = community needs
•	 Incentive for landowner participation
•	 Zoning to allow for range of community benefits funded by developers
•	 Landscape, hardscape, plaza, infrastructure

a. Creative zoning strategies to assist and incentivize development 
sustainability along the Valley View Business Corridor area.

Providing Opportunities
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b. Encouraging long-term investment and partnerships with property owners 
and community stakeholders.

Providing Opportunities

•	 Revenue sharing or creative and fair ways to share responsibilities/generate additional revenue
•	 Incentive program for a specific area and amount of time (36 mo.)
•	 Community Benefit District (CBD) or Business Improvement District (BID)
	 - City could fund first year to jump start 
	 - Set the vision
	 - Self-governing
	 - May be more effective than enhanced code enforcement
•	 Community Association
	 - Self-reliant, governing organization to provide community voice and participation
•	 Community Identity
	 - Work with post office, sponsor a specific zip code to facilitate
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Strategies and Benefits 
of Marketing & Branding

•	 Benefits of branding: 
	
	 - Provides a platform to tell your story
	 - Keeps program on track  
	 - Builds on the uniqueness of a place or 		
	 community. 
	 - Facilitates organic growth

•	 The purpose of the West Grove brand / 
defining the audience and focus:

	
	 - Part of the marketing plan and a basis for 	
	   communication
	 - Create awareness in the marketplace
	 - Attract investment and commercial 			 
	   businesses
	 - Encourages live local, shop local
	 - Monetize the daily traffic flow of 30,000-		
	   40,000 cars daily
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•	 Create a new and appropriately-sized heart of the community 
with gathering and meeting places

•	 Code enforcement to foster quality environment

•	 Community Association that supports community experiences using existing infrastructure

•	 Community District to fund Public Realm Maintenance and Improvements

•	 Engaged local Small Business Assistance and Cottage Food Operations Programs

A Marketing plan combined with a placemaking strategy could create opportunities to promote the Valley 
View Business Corridor and develop a potential “brand” to celebrate the small business entrepreneurs.

Placemaking Strategies

a. Considerations and options
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Next Steps

SHORT TERM

•	 Scaling the expectations

•	 Enhance the physical environment

•	 Convene a community educational 
forum on the realities of retail

LONG TERM

•	 Develop community brand and 
strategy for who you are now, 
and plan for where you want to be

•	 Encourage uses that are desireable 
and feasible for West Grove



Orange County | Inland Empire

Thank You


