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In March 2025, the Long Beach Department of Economic Development & 
Opportunity, together with Kosmont Companies, prepared the Westside 
Long Beach Economic & Market Study and presented its findings for growing 
economic development and boosting investment in West Long Beach.

The study was developed in direct response to the Long Beach City 
Council’s direction to develop a plan and identify funding to conduct a 
market study including economic research and community outreach to 
attract investment and neighborhood-serving uses to West Long Beach. 
The item was brought forward in May 2021 by Vice Mayor and Seventh 
District Councilmember Roberto Uranga and co-sponsored by Second 
District Councilwoman Cindy Allen, First District Councilwoman Mary 
Zendejas and previous Eighth District Councilmember Al Austin.

The study aligns with the City’s Westside Promise, a 10-year community 
investment plan that brings together existing City efforts and leverages 
partnerships to address current and historic challenges in the area. 
Specifically, it aligns with Commitment #6 of the plan, which focuses 
on supporting the growth of existing and legacy Westside small 
businesses by increasing grants, technical assistance and establishing 
enhanced infrastructure finance and/or business districts.

The following document highlights the key findings, economic 
development strategies and action items identified by the study.
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● West Long Beach exhibits a larger household size,
younger median age and higher concentration of
Hispanic and Asian Pacific Islander households
compared to the City as a whole and the County

● Lower educational attainment and incomes
compared to the City as a whole and the County,
but higher rate of homeownership

● Significant base of local talent, spending potential
and purchasing power within the immediate
corridor of approximately $24,000 per household
annually, or about $26 million total among all
households along the Santa Fe Avenue corridor

● Consistent with Statewide and national trends, the
number of visitors to the corridor declined during
the COVID-19 pandemic, but bounced back following 
COVID-19 within the corridor at a faster-than-average
rate, indicating a higher level of consumer resiliency

● Approximately 74% of visitors to the corridor
come from less than seven miles away, primarily
from Long Beach and Wilmington

● Primary categories of retail sales leakage include health and 
personal care and full-service restaurant business types that 
can potentially be targeted for recruitment, along with local-
serving grocers and banking services

● Significant inventory of retail, office, and industrial buildings 
that are aged 40 years or more (more
than 70% of inventory) presents opportunity for replacement, 
rehabilitation and reimagination that can
be a catalyst for further private sector investment

● Several opportunity site areas along the Sante Fe Avenue 
corridor are identified with potential for retail re-tenanting, 
rehabilitation, or new development of blended-use (e.g., 
Willow Street and Santa Fe Avenue, 20th Street and
Santa Fe Avenue, Parade Street and Santa Fe Avenue, 
industrial sites South of Pacific Coast Highway)

● Housing is no longer a loss-leader: New housing can generate 
significant new tax revenues and support local jobs from 
resident spending; not necessarily a net negative General 
Fund fiscal impact, particularly at current property values

DRIVING OPPORTUNITY 
AND INVESTMENT TO 
WEST LONG BEACH

$24,000
Estimated annual spending 
potential per household

$26 million
Total annual purchasing 
power of all households 
along the Santa Fe 
Avenue corridor

74%
Visitors who reside 
within a distance of 
less than 7 miles

70%
Inventory of retail, office 
and industrial buildings 
aged 40 years or older

KEY FINDINGS
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MARKET STUDY 
HIGHLIGHTS
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POPULATION AND HOUSEHOLD 
DEMOGRAPHICS

	● 4,100 residents within 1,100 households in the immediate 
Santa Fe Avenue corridor and 29,800 residents within 
8,200 households in broader Westside Long Beach

	● High concentration of residents within a 
three-mile radius (more than 200,000 residents 
and more than 68,000 households)

Santa Fe Avenue with 1-, 2- and 3-mile radii from the intersection of Santa Fe Avenue 
and Willow Street. Source: ESRI Business Analyst Online (Accessed Sept. 2023)

more than 200,000 
residents and more than 
68,000 households

3MILE RADIUS
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5 - 55 Jobs/Sq.Mile

56 - 208 Jobs/Sq.Mile

209 - 463 Jobs/Sq.Mile

464 - 820 Jobs/Sq.Mile

821 - 1,279 Jobs/Sq.Mile

1 - 5 Jobs

6 - 19 Jobs

20 - 42 Jobs

43 - 73 Jobs

74 - 115 Jobs

Map Key

EMPLOYMENT/UNEMPLOYMENT
● Low educational attainment and

average household incomes
compared to City and County

● Strong base of talent in the Westside
with ~30% of residents working in the
two fastest growing industries in the
County: health care, social assistance,
accommodation and food services

● Strong purchasing power
among households - $24,000
per household annually (or $26
million) across households within
the Santa Fe Avenue corridor

● Top spending categories include:
food at home (groceries), food away
from home (restaurants and fast
food) and gasoline/motor fuel

● The top areas of employment within the
corridor are in retail trade, health care
and social assistance, and manufacturing.
These three industries comprise ~60%
of the job base in the corridor

● Jobs are concentrated towards the
southern end of the corridor

Housing by Tenure (corridor vs City vs County), 
Source: ESRI Business Analyst Online (Accessed Sept. 2023)

Employment Density Map, Source: U.S. Census Bureau 
Center for Economic Studies (2019, Accessed Sept. 2023)

HOUSEHOLD 
DEMOGRAPHICS
● Large household size within the

Westside compared to the City of
Long Beach and Los Angeles County

● High concentration of Hispanic,
Black and Asian households
relative to the city as a whole

● Higher rates of homeownership
in the Westside compared
to the city as a whole

Owner-Occupied

Santa Fe Avenue corridor Long Beach Los Angeles County

Renter-Occupied Vacant

51%

38%
44% 44%

56%
51%

5% 6% 5%
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VISITATION TRENDS
General visitation statistics: 

	● The COVID-19 pandemic saw a decline in visits 
to the corridor by visitors and employees. Visits 
by visitors from outside the corridor dropped by 
40% and visits from employees dropped by 10% 

	● Visitor trips to the corridor reached 
pre-pandemic levels in August 2021 and 
have since fluctuated between being at or 
10% lower than pre-pandemic levels

	● Employee trips to the corridor fluctuated 
above and below pre-pandemic levels 
between March 2020 and December 2022. 
Since December 2022, employee visits have 
continued to grow above pre-pandemic levels 
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Visitor and Employee Visits Per Month (% relative to 2019 
baseline year), Source: Placer.ai (Accessed Oct. 2023)
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The points show the top shopping centers, grocery stores, and superstores across retail categories where corridor residents 
shop. Most residents go just east of the corridor (e.g., Signal Hill) to shop. Source: Placer.ai (Accessed Oct. 2023)

The corridor is a local draw for both 
visitors and employees

	● ~74% of visitors to the corridor come from 
less than seven miles away, primarily from 
other areas of Long Beach and Wilmington

	● ~79% of employees in the corridor 
arrive to work from areas less than 
seven miles away, primarily from other 
areas of Long Beach and San Pedro

Retail Sales Leakage

	● Primary retail categories exhibiting retail 
leakage that could potentially be recruited to 
the Westside include health and personal care 
stores and full-service restaurants, along with 
local-serving grocers and banking services

	● Top areas where retail sales from corridor 
residents are leaking to include: the Signal 
Hill Gateway shopping center in Signal 
Hill (anchored by Home Depot), the South 
Bay Pavilion in Carson (anchored by 
IKEA, Target, and Cinemark), Lakewood 
Center in Lakewood (anchored by 
Costco, Target, and Home Depot) and the 
standalone Costco located in Signal Hill
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TOP 10 AREAS WHERE CORRIDOR RESIDENT SALES ARE LEAKING

Rank Location GLA (SF) City Anchor Tenants / Major Retail # of Visits

1 Signal Hill Gateway 210,197 Signal Hill Home Depot, Ross, Petco, Dollar Tree 44,541

2 South Bay Pavilion 1,017,047 Carson IKEA, Cinemark, Ross, JCPenney, Target 34,369

3 Wrigley Marketplace 124,827 Long Beach Albertsons 32,316

4 Lakewood Center 2,182,933 Lakewood Costco, Macy's, Target, 24 Hr Fitness, 
Albertsons, Burlington, Home Depot

29,493

5 Costco Wholesale 136,849 Signal Hill N/A 26,730

6 Walmart 134,325 Lakewood N/A 20,754

7 Towne Center West 84,235 Signal Hill Food 4 Less (included in #10) 19,316

8 Target 119,548 Signal Hill N/A 17,159

9 Food 4 Less 60,700 Signal Hill N/A 16,281

10 Long Beach 
Exchange

266,049 Long Beach Whole Foods, Nordstrom Rack, TJ Maxx 14,377

Retail Leakage by Retail Category, Source: Placer.ai (Accessed Oct. 2023)

UNMET RETAIL DEMAND BY RETAIL CATEGORY
(Santa Fe Avenue Corridor Consumer Purchases)

Retail Category Supply (Sales) $ Demand $

Sales Surplus 
/ Unmet 
Demand ($)

Online Sales 
Leakage 
Potential

Gasoline Stations $105,200,755 $25,267,598 $79,933,157 None

Building Material & Supplies Dealers $27,711,914 $18,996,873 $8,715,041 Low

Automotive Parts, 
Accessories, & Tire Stores

$13,610,702 $5,243,369 $8,367,333 Low

Grocery Stores $40,470,667 $32,992,095 $7,478,572 Low

Bars/Drinking Places 
(Alcoholic Beverages)

$6,143,054 $1,454,481 $4,688,573 None

Clothing Stores $14,067,775 $12,319,871 $1,747,904 High

Book, Periodical, & Music Stores $778,239 $788,717 -$10,478 High

Shoe Stores $0 $1,816,865 -$1,816,865 High

Home Furnishings Stores $0 $3,037,172 -$3,037,172 Medium

Electronics & Appliance Stores $229,067 $5,188,382 -$4,959,315 High

Department Stores $0 $5,689,053 -$5,689,053 Varies

Health & Personal Care Stores $7,930,938 $16,963,379 -$9,032,441 Medium

Full-Service Restaurants $10,375,609 $22,084,433 -$11,708,824 None

Other General Merchandise Stores $5,004,203 $32,814,107 -$27,809,904 Medium

Automobile Dealers $30,056,920 $58,376,374 -$28,319,454 Low

Retail Leakage by Retail Category, Source: Placer.ai (Accessed Oct. 2023)
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MARKET DEMAND ANALYSIS
	● Demand for multi-family housing and industrial spaces is strongest 

in the city and the corridor, compared to retail and office space

	● The corridor’s industrial market is small, but performs well with 
low vacancy and higher rents compared to City and County

	● Current trends suggest strong demand for industrial/
flex space given there is a greater need for warehouse and 
last-mile delivery space to support e-commerce and research 
and development space for medical and tech industries

	● Given increased e-commerce trends, there is limited demand 
for new ground-up retail development (rehabilitation 
and reuse of existing retail would be more feasible)

	● There is little demand for office space given that more 
people are working from home and utilizing in-home 
office amenities. Further, no new office space has 
been added in the corridor in the last ten years

	● Demand for additional housing remains high due 
to California's housing shortage, increased remote 
work, low vacancy rates and rising rents

	● Housing is where residents live, work and shop. New 
housing can generate significant new tax revenues and 
support local jobs — it is not necessarily a net negative 
fiscal impact, especially at current property values

	● More than 70% of the existing commercial space in the retail, 
office and industrial/flex asset classes are over 40 years 
old, suggesting possible obsolescence and a need to either 
replace, reimagine or reinvest in existing commercial space

HOUSING IS WHERE RESIDENTS 
LIVE, WORK AND SHOP. NEW 
HOUSING CAN GENERATE 
SIGNIFICANT NEW TAX REVENUES 
AND SUPPORT LOCAL JOBS — 
IT IS NOT NECESSARILY A NET 
NEGATIVE FISCAL IMPACT.

over

70%
of commercial 
space is

YEARS 
OLD40+
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ECONOMIC DEVELOPMENT 
STRATEGIES AND  
ACTION ITEMS

SOME ECONOMIC DEVELOPMENT 
STRATEGIES THE CITY MAY 
CHOOSE TO UNDERTAKE ARE 
HIGHLIGHTED BELOW ALONG WITH 
ACCOMPANYING ACTION ITEMS 
AND A BRIEF DESCRIPTION OF THE 
IMPORTANCE FOR EACH STRATEGY

STRATEGY #1
REINVESTMENT/REPLACEMENT/
REIMAGINING OF AGING BUILDINGS

	● Action: Reach out to property owners, developers and 
investors to consider reinvesting in aging buildings 
to not only reduce pollution impacts but also create 
long-term employment opportunities by attracting 
businesses to newer, revitalized spaces

	● Over 70% of commercial buildings (e.g., retail, office 
and industrial/flex) in the corridor are over 40 years 
old and are ripe for replacement or reimagining

	● Reinvesting in aging spaces also creates higher quality, 
safer, and more functional spaces for existing and 
future businesses and may also require investment in 
updated infrastructure, such as streets and utilities

	● Reinvesting or repositioning sites attracts 
public grants and private capital

	● The reimagining of buildings in the corridor 
may also support a new cultural district
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STRATEGY #2
HOUSING AS AN ECONOMIC DEVELOPMENT STRATEGY
● Action: Coordinate business/developer attraction efforts to

measure interest in developing housing on the Westside

● Expanding housing quality, availability, and affordability
can generate significant new tax revenues and
support local jobs from resident spending

● Additional residential development can increase the
area's population, which may help attract more tenants
nationwide by demonstrating greater market demand

● Investing in housing, particularly affordable
housing, could also attract public grant money to
help fund additional projects and meet Regional
Housing Needs Allocation requirements

● Additional housing stabilizes families and supports long-term
resident participation in Westside Long Beach

STRATEGY #3
RE-TENANTING AND EXPANDING EXISTING BUSINESSES

● Action: Understand the needs of existing businesses in the
Westside through outreach, collaboration and surveying efforts

● These efforts will aid in business retention and
expansion and support legacy Westside businesses

● Increased business activity supports access
to banking and financial services

● Additional money could be utilized to catalyze
investment in existing businesses

● Expanding current businesses will increase the number of
hours of operation and add employees to the Westside

STRATEGY #4
PROACTIVE BUSINESS AND DEVELOPER ENGAGEMENT
● Action: Implement BEAR (Business Expansion, Attraction, and Retention)

Strategies. These include: preparing opportunity site marketing collateral to
market potential sites; attending and participating at commercial real estate
industry conferences and outreach to existing property owners to coordinate
business/developer attraction, retention and expansion activities

● Create transparent engagement with business owners and local stakeholders

10 WESTSIDE LONG BEACH ECONOMIC & MARKET STUDY



STRATEGY #6
CREATIVELY UTILIZE ECONOMIC  
DEVELOPMENT TOOLS

	● Action: Consider utilizing an Enhanced Infrastructure Financing District 
(EIFD) to help fund improvements to existing parks and create additional 
public improvements to streets, utilities and other public facilities

	● Using economic development incentives may close feasibility 
gaps and unlock stalled sites for future development

	● Infrastructure investment also enables job-producing development

STRATEGY #5
LEVERAGE EXISTING PROGRAMS AND INVESTMENTS

	● Action: Promote programs, such as the Long Beach Visual 
Improvement Program, the Los Angeles Regional Small Business 
Development Center Network's small business counseling, 
lowering business license taxes, Community Development 
Block Grant Program and other small business grants

	● Action: Coordinate attraction of capital, grants and partners 
to spur additional business/developer engagement

	● The actions above will assist existing small businesses, entice other small 
businesses to relocate to the area and encourage economic growth

	● Leveraging grants and investments will help improve access to capital and 
financial systems and provide direct technical and financial assistance

	● Small business counseling may assist in job creation

	● Grant/Loan programs can support legacy, culturally rooted businesses 
in Westside Long Beach and equip Westside entrepreneurs 
and residents to further participate in the community

INVESTING IN OUR 
SMALL BUSINESSES 
ENSURES THAT 
THE WESTSIDE’S 
CULTURALLY ROOTED 
LEGACY CONTINUES 
TO DRIVE OUR 
NEIGHBORHOOD’S 
FUTURE GROWTH.
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Long Beach Department of 
Economic Development & Opportunity

411 W. Ocean Blvd., 10th Floor
Long Beach, CA 90802

Visit us at longbeach.gov/edo

@lbecondev

To request this information in an alternative format or to request a reasonable accommodation, please contact the 
Department of Economic Development & Opportunity at EDOMedia@longbeach.gov. A minimum of three (3) business days 

is requested to ensure availability. Reasonable attempts will be made to accommodate requests made within less than 
three (3) business days.

Scan to learn about the 
Westside Promise and view 

this document electronically.

West Long Beach, CA

August 2026

https://www.longbeach.gov/edo
https://www.facebook.com/LBEconDev/
https://x.com/LBEconDev
https://www.instagram.com/lbecondev/
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