
 

 

 

TO: La Verne General Plan Advisory Committee (GPAC)  

FROM: Amanda Tropiano, De Novo Planning Group 

SUBJECT: General Plan Economic Development Discussion  

DATE:  July 11, 2018 

 
The third GPAC meeting, scheduled for July 18, 2018, will focus on the topics of economic development. In 
addition, we will begin to touch on the issue of land use planning by identifying focus areas that warrant special 
land use attention and/or policy direction to achieve the community’s economic development and fiscal 
sustainability priorities. This meeting packet includes specific reading materials related to economic development 
and land use and raises key issues to consider in preparation for the third GPAC meeting. The Economic 
Development Element is an optional element to the City’s General Plan, but one that the City has chosen to 
undertaken in order to articulate clear economic development goals and policies that will guide the community 
over the next twenty years.  

Required Reading  
Prior to the meeting on July 18th, please read the following items: 

• Existing Conditions Report 

o Chapter 1.0 Land Use and Socioeconomics 

o Chapter 7.0 Regulatory Framework (as appropriate) 

• Current General Plan Land Use and Economic Development Elements (individual chapters attached PDF 
documents)  

Economic Development Key Findings    
After reading the materials identified above, please consider the following key findings and questions and be 
prepared to discuss.  The key findings developed in this analysis relate to La Verne’s local economic and market 
dynamics and the City’s position in a regional Trade Area. The Trade Area represents the immediate geography in 
which La Verne broadly competes for retail shoppers, home buyers and renters, commercial tenants, and office 
and manufacturing employers. Trade Area boundaries are geographical features that tend to focus a large share of 
regional circulation and economic activity within. For the purposes of this analysis, the La Verne Trade Area is 
assumed to be 118 square miles bound by the San Gabriel Mountains, the 10 freeway, the 605 Freeway, and larger 
Inland Empire cities to the East and includes the cities of Azusa, Glendora, Covina, San Dimas, La Verne, Pomona, 
Claremont, Montclair, and Upland. The key findings related to La Verne’s economic status and role in this Trade 
Area are summarized below. 

1. La Verne is a mature and built-out city in a largely built-out Trade Area. La Verne’s population, 
which contributes 6 percent to the overall Trade Area, increased by 1 percent between 2000 
and 2015 and is projected to grow 3 percent by 2040, compared with 14 percent and 16 
percent for the Trade Area and County respectively. However, as growth projections are largely 

https://static1.squarespace.com/static/59766cd7d1758efea63f3349/t/5b285453f950b776fe5a6e38/1529369699333/_1.0+Land+Use+and+Socioecon_With_Figures.pdf
https://static1.squarespace.com/static/59766cd7d1758efea63f3349/t/5b28510d70a6ad077812138a/1529368852305/_7.0+Framework_With_Figures.pdf
https://laverne.generalplan.org/s/LaVerneGeneralPlan.pdf
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based on historic trends and older planning goals, La Verne may be able to capture a greater 
share of expected regional growth through catalytic projects and updated planning parameters.  

2. The age composition of La Verne residents skews older than in the Trade Area or County, but 
the City’s large student population represents a unique opportunity to attract new residents 
just as they enter the work force. In 2015, La Verne residents age 35 and older represent 58 
percent of the residential population, compared with 49 percent in the Trade Area and 51 
percent in the County. Residents in these prime earning years tend to generate the greatest 
amount of economic activity, due to larger households and spending in all sectors. Consequently, 
a large cohort of working-age residents can be an important component of a City’s current and 
future fiscal health.  

3. La Verne’s median household income is higher than the Trade Area and County averages, but 
the City’s income growth since 2000 has lagged both. In 2015, La Verne household income of 
$74,631 was 13 percent above the Trade Area median and 33 percent above the County median. 
However, since 2000 La Verne household median income grew 22 percent, compared with 27 
percent in the Trade Area and 33 percent in the County. Income growth is a key driver for a city’s 
fiscal health and sustainability, and it may be important for the General Plan update to focus on 
policies that help attract and retain residents in high-earnings-growth sectors. 

4. High home values in La Verne reflect the City’s high quality of life and consistent appeal to 
home owners, but diversification of housing options may offer an opportunity to support 
future growth. Median residential value in La Verne (based on recorded transactions) is 
$570,000, which is second only to Claremont in the Trade Area.  However, housing supply growth 
of 4 percent since 2000 lags Trade Area (5 percent) and County (6 percent) growth rates 
significantly. Furthermore, La Verne’s proportion of multifamily inventory (15 percent) is much 
lower than in the Trade Area (25 percent) and the County (42 percent). The lack of recently 
constructed high-quality attached housing of the type that has been successful elsewhere in the 
Trade Area may be limiting La Verne’s ability to capture regional residential growth, especially 
with regard to younger residents seeking entry-level housing. 

5. La Verne has a lower job-to-household ratio than either the Trade Area or the County, 
indicating the City’s primary role as a bedroom suburb; however, strength in the Educational 
Services, Accommodations and Food Service, and Health Care and Special Assistance sectors 
indicate potential for continuing importance for the City’s economy and workforce. The 
University of La Verne is the largest employer in the City and anchors the City’s strong 
concentration of Educational Services jobs. Gains in Health Care and Social Assistance sector, 
echoing broader trends, may also be attributable to the growing proportion of senior-aged 
residents.  The Accommodations and Food Service sector reflects the City’s thriving Old Town 
area, which serves as a sub-regional destination.  Finally, the recent arrival of Gilead, a 
biopharmaceutical company, may potentially help attract other biotech firms to the City. 

6. Retail performance in La Verne is sluggish, and the City exhibits sales leakage in big-box and 
large-pad sectors such as Motor Vehicles and Building Materials/Garden Supplies; however, 
the City’s successful and walkable downtown area may provide an opportunity for growth. 
Retail inventory over the last 10 years grew more slowly in La Verne than in the Trade Area and 
County, and rents have been essentially flat. La Verne’s strongest retail sector by regional share 
is food services and drinking establishments, reflecting the City’s Old Town dining cluster. As e-
commerce continues to erode traditional retail sales, unique in-person retail experiences that 
cannot be replicated online will grow in importance and offer growth opportunities for La Verne.  

7. The Metro Gold Line extension will, by 2026, run from Azusa to Montclair, opening La Verne to 
new opportunities for employment- and residential-centered transit-oriented development. 
Gold Line ridership for the Arcadia-to-Azusa leg (Phase 2A, which opened in 2016) and overall 
intra-corridor circulation has been higher than expected, which suggests that a linear trade area 
connecting residents and jobs within the corridor may be emerging. For La Verne, this may 
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present opportunities to attract employers and employees who value easy access to transit such 
as IT companies and Millennial-aged workers.   

8. A City’s fiscal sustainability is based on the stability of the largest General Fund revenue items, 
which in La Verne include property tax (27 percent of the 2017-18 budget), charges for current 
services (20 percent), and sales tax (16 percent). While property tax growth is typically quite 
stable, charges for services, sales tax, utility users’ tax, and franchise tax revenues all depend, to 
varying degrees, on continued growth in the City’s economy. To assure continued fiscal health 
going forward, the General Plan update should consider recommendations that support 
continued economic growth. 

Potential GPAC Discussion Topics  
Economic Development 

• In developing a goal and policy framework to address economic development, what top three issues or 
actions should the City prioritize?  

• What economic sectors or industrials should the City seek to target and why?  

• What are the long-term economic prospects for these sectors in La Verne? 

• What policies are appropriate in the General Plan to support an environment that is conductive to 
economic vitality and business growth, while maintaining the City’s small-town character?  

Fiscal Sustainability 

• How will various General Plan land use alternatives or policies affect the long-term fiscal health of the City 
and its ability to effectively provide adequate public services and infrastructure? 

• Are there new policies or actions that the City should include in the General Plan to ensure that both new 
and existing development receive adequate services?  

• Should the City focus on any specific types of development or locations for development in order to 
generate increased revenues?  

Land Use (Re-) Development Feasibility 

• Are there special focus areas in the City that deserve special attention in order to achieve the City’s 
economic development and fiscal sustainability objectives?  

• What are the economic or financial impediments affecting real estate investment at key locations or 
districts in the City? 

Economic Impacts of Land Use Policy 

• What are the economic implications of various policies or land use regulations being considered as part of 
the General Plan Update? 
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