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EXECUTIVE SUMMARY
INTRODUCTION
BW Research Partnership, Inc. (BW Research), an independent research firm, was commissioned by the San
Pedro Property Owners’ Alliance (SPPOA) to complete strategic planning research that supports the following
objectives:
o

Assess the current business profile of the area and develop an industry mix to promote for San
Pedro’s Business Improvement District. Identify, develop, and measure new strategies to grow
the right mix of new businesses, increase the usage of buildings and space within the region,
and improve job quality in the area.

o

Build a deeper understanding of San Pedro’s visitors, attractions, and events that currently
drive revenue in the area and what it could look like in the future. Identify and develop
strategies and investments to increase the number of visitors and the amount of revenue
that customers spend while at local businesses.

o

Develop a better understanding of the quality of life proposition in the area and connect that
to the current and potential housing profile of the San Pedro’s Business Improvement District
and the surrounding area.

The research was divided in two phases. Phase 1 includes conducting a Regional Economic, Industry, and
Demographic Profile and Assessment in and around San Pedro’s Business Improvement District and an
assessment of the community’s current job quality and evaluation of relevant regional economic
development strategies. Phase 2 includes a resident and visitor intercept survey and stakeholder executive
interviews. Secondary data for this report were largely taken from the Economic Modelling Specialists Intl.
(Emsi), the Bureau of Labor Statistics, California Employment Development Department, and the U.S. Census
Bureau.
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WHAT WE LEARNED FROM PHASE I OF THE ANALYSIS
The following key findings from the demographic and economic profile research, include;

Overall Employment
•

San Pedro has experienced stronger employment growth rates than California and the U.S. In the
past six years, San Pedro experienced a job growth rate of 20%, which is higher than California’s
12.3% and the national average of 9%. In addition to strong employment growth, jobs in San Pedro
on average pay just a little more than the state and the national averages, while costs of living are
67% above the national average.

Population
•

Overall, San Pedro is a net-exporter of talent, meaning residents need to leave the area to go to work.
There are more residents in the workforce than available jobs for nearly all occupational segments.
The largest gap between resident-workers and jobs in San Pedro exists in the higher-paying
management, business, science, and arts occupations; there are almost three times the number of
resident workers than there are local jobs in this occupation segment. Production, transportation,
and material moving occupations are the exception, as workers from outside the area are coming to
San Pedro to fill-in the job availability in these occupations.

Job Quality
•

Despite San Pedro’s strong job growth since 2012, job quality is lower in San Pedro than in the
country and the state. Most occupations can be divided into 3 tiers; tier 1 occupations are higherskill, higher-paying occupations, tier 2 occupations are middle-skill, middle-paying occupations, and
tier 3 occupations are lower-skill, lower-paying occupations. San Pedro has a larger portion of lowpaying tier 3 jobs (52.0%) and a relatively small portion of higher-paying tier 1 jobs (16.5%).
Furthermore, tier 3 employment does not typically provide enough income to allow families to afford
living in the area. To improve types of jobs and quality of life, it is important to increase the number
of higher-paying, tier 1 & 2 jobs, as well as provide job-seekers stronger pathways to this type of
employment.

•

San Pedro’s economy is changing; mid-wage, tier 2 jobs are seeing the largest proportional increase
since 2012. The number of tier 2 jobs in the area increased by 25.5% since 2012, while tier 1 jobs
increased by 19.9% and tier 3 by 18.4%. Even though low-paying tier 3 jobs account for most of the
jobs in San Pedro, stronger growth in higher-paying tier 2 and tier 1 jobs indicates that the area is
moving towards improved job quality. This evidence suggests San Pedro’s economy is changing as
occupations in the area shift towards higher paying, higher-skilled jobs.

San Pedro’s Non-Visitor Industry Clusters
•

Logistics and port-related work, Energy, Financial, Insurance & Real Estate (FIRE), Information &
Communication Technologies (ICT), Healthcare, and Professional & Business Services offer strong
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career pathways with opportunities for new skills and salaries in the area. All of these clusters
experienced growth since 2012 and in combination account for 52% of all jobs in San Pedro. While
Logistics, Healthcare, and Professional & Business Services provide some of the largest number of
jobs among all industry clusters, Energy, FIRE, and ICT provide some of the highest average wages.
Together, these industry clusters provide sustainable career pathways with opportunities for training
and workforce development for tier 1 and tier 2 employment.

San Pedro’s Visitors Industry Clusters
•

San Pedro’s Tourism, Hospitality, and Recreation (THR) industry cluster has seen strong employment
growth since 2012. THR experienced a strong 27% job growth from 2012 to 2018 - or a total of 534
jobs created. This is higher than the state’s average of 24% and the country’s average of 16%, during
the same time. This cluster is important in bringing new wealth to San Pedro from outside the area;
86% of sales in the tourism, hospitality, and recreation industry cluster were generated from sources
outside San Pedro.

Real Estate in San Pedro
•

Residential housing in San Pedro is relatively expensive for current residents, while commercial real
estate is relatively cheap and has a relatively high vacancy rate. 48% of renters pay monthly rents
that exceed 35% of their household income and 34% of homeowners have mortgages that exceed
that same threshold. This higher cost of housing is particularly difficult on young professionals; 41%
of those aged 18 to 34 years old in San Pedro live with their parents. Conversely, commercial office
space in San Pedro is inexpensive relative to Greater L.A. The average asking rent is $2.14/ft2/month
in San Pedro compared to $3.18/ft2/month in Greater LA.

WHAT WE LEARNED FROM PHASE II OF THE ANALYSIS
Key Insights from Stakeholders
1. San Pedro is in a critical transition both economically and in terms real estate and development.
•

•

Since the drastic decline in fishing and shipbuilding employment after World War II, San Pedro has
sought to revise its image as an industrial city/port. The current changes to the community both in
terms of its employment profile and new developments offer a valuable opportunity to re-brand San
Pedro as a historical community with new and exciting employment opportunities and a high and
ever-improving quality of life.
The addition of AltaSea will result in more than 1,300 good-paying jobs in an industry that is at the
cutting-edge of science and innovation and is expected to have a large multiplier effect on local
employment. There is hope that this facility at the forefront of science and innovation will attract
other businesses to the area.

2. Key opportunities for San Pedro’s business district.
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•

•
•

As highlighted previously, the introduction of AltaSea to San Pedro presents significant economic
opportunity. To ensure that San Pedro remains a viable and attractive location to these and other
emerging industries, San Pedro needs to continue to pursue renovation projects of waterfront
downtown areas as well as investing in San Pedro downtown infrastructure, such as parking and
cleaning up older, dilapidated buildings. Locations like the San Pedro Public Market and Crafted and
events like the “First-Thursday Art Walk” will be valuable in fostering a community that is active and
involved in San Pedro. Event planners and officials ought to ensure that these public spaces and
events are organized, safe, and clean.
These developments, in tandem with the introduction of the AltaSea campus, will likely aid in drawing
other businesses and new young talent to the area, particularly those in research, science, and new
entrepreneurial endeavors.
Furthermore, a collaboration with Long Beach to draw venture capital, entrepreneurship, and
innovation business may allow for the area to become a regional ecosystem of invention and
technology.

3. Key Challenges for the region
•

•

•

As with any region, San Pedro is not without its challenges. One such challenge for the region will be
to maintain its cultural heritage while simultaneously transforming into a vibrant and modern hub for
some of the most cutting-edge employers and industries. San Pedro’s unique history and small-town
feel offer an atmosphere and lifestyle that is appealing to many. Ensuring this is preserved
throughout the upcoming economic transformation would help the region maintain some of its most
appealing qualities.
Primary and secondary education, particularly as it relates to local public education, is a challenge in
and around San Pedro. While the actual education offered in these public institutions may be quite
good, the perception is a challenge and one that needs to be dealt with as the area hopes to attract
employers, entrepreneurs, and talent.
Additionally, homelessness, poverty, environmental degradation, crime, and the perception of such
challenges in San Pedro is an issue that limits the economic development opportunities for the area.
Efforts like “Bridge to Housing” and additional security and police in the area are initial solutions to
cope with these challenges in and around San Pedro. The SPPOA and its partners may need to
examine this issue further if current efforts are not adequate.

Fleet Week Visitors to San Pedro
•

Dining, waterfront walkways, free concerts, movies, and other community events were the most
regularly visited events/communities. Almost two-thirds of (64%) of respondents said they regularly
visited communities with good options for eating and dining, while 54% and 51%, respectively, said
they regularly visited locations with opportunities for walking along the waterfront and communities
with free concerts, movies, or other community events in a park or public place. To attract tourists
and foster the San Pedro community, the SPPOA would do well to promote and expand these
activities. The planned San Pedro Public Market is the ideal location to sponsor such events and
opportunities and be a focal point for connecting visitors along the waterfront.
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NEXT STEPS & RECOMMENDATIONS FROM THE RESEARCH
The following next steps and recommendations for San Pedro’s business district, based on BW Research’s
assessment of the study findings, are structured as follows:
(1) Recommendations that improve economic vitality and job quality in San Pedro’s Business District
(2) Recommendations to increase visitors and related revenues in and around downtown San Pedro
(3) Recommendations to support a high quality of life in the San Pedro area and the opportunities
associated with the current and potential housing and commercial real estate market.

1. RECOMMENDATIONS TO IMPROVE DOWNTOWN ECONOMIC VITALITY
San Pedro’s downtown faces a valuable opportunity to transition to a more vibrant economic community as
new high wage employers, such as AltaSea, move into the neighboring waterfront, and new mixed,
commercial, and residential developments become available. The following recommendations are focused on
improving downtown as a place to do business, transition to a more modern and innovative industry mix, and
develop the partnerships and identity of the local economy.

Recommendation #1: Reinvest in downtown San Pedro’s business infrastructure to improve the local
business climate. This would include investing in new parking infrastructure, improving the look and
feel of visible buildings in the downtown, expanding and improving shared workspaces, and increasing
connectivity and transportation options to the waterfront and the greater South Bay region.
Potential Metric(s):
1. Measure the commercial vacancy rate for downtown San Pedro on a quarterly basis.
2. Complete an annual business survey of downtown businesses to assess the local business climate.
1. Downtown San Pedro needs to become a more functional place to do business. The reinvestment in
downtown’s business infrastructure is built upon improving three key foundations;
a. Getting more entrepreneurs, employees, and customers in and out of downtown San Pedro,
faster and more efficiently. This could include a new or expanded parking facility as well as
new public transit options that make it easier to get in and out of downtown.
b. Increasing the quality and quantity of office space and shared work places that are available
to current and potential business owners.
c. Improving the look and feel of downtown San Pedro to attract new business tenants.
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Recommendation #2: Develop an identity as a small business hub with an emphasis in growing and
expanding firms in Research (AltaSea), Logistics & Advanced Transportation (Port of Los Angeles),
Information & Communication Technologies (ICT), and Professional and Business Services.
Potential Metric(s):
1. Measure the number of firms and employment in key industry clusters within downtown San Pedro
and track over time.
2. Assess overall job quality (Tiers 1 – 3) over time by employment in San Pedro.
2. New employers like Alta Sea provide an important opportunity for increasing complimentary
employment with firms that could potentially support and serve larger, high-revenue businesses.
Effective long-term economic development should look to identify and implement specific strategies
that serve each of the industry clusters identified in this recommendation.

Recommendation #3: Develop a stronger regional partnership with Long Beach and the greater South
Bay community to increase the region’s identity as a leader in research, innovation, and technology as
well as an attractive potential place to live for young, educated, and entrepreneurial talent.
Potential Metric(s):
1. Measure the number of firms and employment in key industry clusters within the greater Long
Beach and South Bay region.
2. Track the number of patents developed by companies located in the region and the number of
inventors that live in the region.
3. Economic development from a planning and marketing perspective is often most effective when it is
done at a regional level. While San Pedro has unique attributes that it should work to maintain, it is
also a relatively small part of the greater Long Beach economic ecosystem. As San Pedro looks to
establish its new business-forward identify and recruit talent, it would be wise to work with Long
Beach as regional partners in the greater South Bay economy.

2. RECOMMENDATIONS TO INCREASE THE VISITOR ECONOMY
The visitor economy plays an important role in generating revenue for the community as well as exposing
potential new business owners and talent to the high quality of life in San Pedro. The recommendations in
this section are meant to not only support the visitor economy, but the long-term health and vitality of the
local economy and quality of life.

Recommendation #4: Increase public art and use local artists to beautify and improve the primary
walkways between the USS Iowa, the San Pedro Public Market, AltaSea, Crafted, and Cabrillo Beach.
Potential Metric(s):
1. Measure the walking traffic between key elements of the waterfront and downtown San
Pedro over time.
2. Measure gross revenue and employment at key organizations along the waterfront and
downtown.
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4. New visitor resources like the San Pedro Public Market, those centrally located near AltaSea, Crafted,
and the relocated USS Iowa, provide a valuable nexus for connecting San Pedro’s key visitor elements.
This recommendation is focused on maximizing the number of locations that a single visitor will go to
on a single trip to the San Pedro waterfront. This recommendation may also increase the visitation
from local employees and residents of these key visitor elements.

Recommendation #5: Continue to develop, improve, and market San Pedro’s unique cultural, artistic,
historic, and culinary experiences along the waterfront and in downtown.
Potential Metric(s):
1. Develop a database of local firms that are a part of San Pedro’s cultural, artistic, historic, and
culinary experiences and track the number of firms, employment, and gross revenues over
time.
2. Develop a more robust online and social media presence for San Pedro’s key visitor elements
and track the level of engagements.
5. From a visitor perspective, San Pedro should continue to develop upon its strengths as a cultural,
artistic, historic, and culinary center, while also looking to expand visitor experiences that are
interested in marine research. This recommendation is focused on developing shared marketing tools
that emphasize the key visitor elements in each of these visitor segments.

3. RECOMMENDATIONS TO SUPPORT A HIGH QUALITY OF LIFE
Ultimately, one of the most effective economic development strategies is to create a place where
entrepreneurs and business owners want to live and ensure it has the infrastructure to create and grow
businesses. A high quality of life is not only important for growing businesses; it is also largely responsible for
bringing businesses their most important resource – talent. This recommendation is focused on improving the
quality of life in the community to attract both entrepreneurs and business owners as well as talent.
Recommendation #6: Improve community foundations such as public education and the perception
of public safety while reducing local challenges like homelessness. Making San Pedro and the
surrounding community more livable will pay dividends for both residents and businesses.
Potential Metric(s):
1. Measure and track the quality of local public education institutions (graduation rate, college
prepared/placed, and standardized test scores).
2. Measure and track crime statistics and response times by neighborhood in and around
downtown and the greater San Pedro community.
3. Complete an annual resident survey to assess resident satisfaction with public education,
public safety and related quality of life issues.
6. This recommendation will require a collaborative effort between local partners in education, public
safety, and economic development. It is also important to note that improving community
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foundations could include a marketing and communications effort to educate residents and visitors
that public education and safety is generally better than perceived in San Pedro.

Recommendation #7: Advocate for new housing developments that build upon San Pedro’s unique
character while providing more housing options for potential local employees at firms like AltaSea and
the San Pedro Public Market. Housing elements should look to serve young, educated, single and
married professionals (24 to 39) as well as new smaller families (Parents 29 to 44 with 1 to 2 kids
between the ages of 0 and 12).
Potential Metric(s):
1. Measure the vacancy rate for rental units in and around San Pedro as well as how long, on
average, they sit unrented.
2. Assess local employers’ satisfaction with employee’s ability to find appropriate housing and
ability to retain employees (track in conjunction with annual business survey).
7. This recommendation will require a collaborative effort between local planners, developers, and key
employers who are willing to provide feedback on the housing needs of their employees. Any action
on this recommendation should also include providing employers information on what housing and
rental properties are available to rent or purchase for their employees.

Recommendation #8: Expand public events (such as concerts, cultural events, symposiums, free
movies) in downtown and along the waterfront to increase exposure to young professionals and
entrepreneurs as well as improve energy and sense of place within San Pedro. Potential public events
should be evaluated to identify which target segments they are focused upon and how they could
impact broader economic development objectives.
Potential Metric(s):
1. Measure the commercial vacancy rate for downtown San Pedro on a quarterly basis.
2. Assess local business satisfaction with public events (track in conjunction with annual
business survey).
8. This recommendation will require an assessment of the current public events in and around
downtown and the waterfront and an assessment of which target demographic groups should be the
focus of any additional events. Public events should be placed in key areas that connect downtown
and the waterfront, while also incorporating input from local businesses that would most benefit
from these events.
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San Pedro

San Pedro
Business District: 90731, 90733, 90734

Surrounding Area
90710, 90744, 90802, 90831, 90717, 90275

West: 90732
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REGIONAL ECONOMIC PROFILE
Economic Profile Analysis Summary

OVERALL EMPLOYMENT
San Pedro supports a total of 25,485 jobs in the
community. Average earnings for these local
jobs are $82,294, which is 22.2% above the
national average and 2.5% above the state
average.
Over the past six years, employment in San
Pedro increased by a significant 20% - or a total
net increase of 4,249 jobs - which is higher than
the growth rate of neighboring areas, as well as
the state and national averages (Figure 1).

Employment in San Pedro increased by 20% since
2012 or a total of 4,249 jobs created. This growth
rate is higher than the national and state averages
by 8 to 11 percentage points during the same period
of time.
Why is this Important?
Overall employment growth is a general indicator of
the economic health of a region. Understanding the
region’s employment trends can help support efforts
to effectively grow the economy.

Figure 1: Overall Employment Change by Region,
2012-20181
United States

California

Los Angeles County, CA

San Pedro Surrounding Area

San Pedro

25.0%
20.0%

20.0%

15.0%
12.3%
10.0%

9.2%
9.0%

5.0%
3.2%
0.0%

-5.0%

-10.0%
2012

2013

2014

2015

2016

2017

2018

1

Source: Emsi 2018.4 Class of Worker Data, based primarily on the Quarterly Census of Employment and Wages (QCEW)
from the Bureau of Labor Statistics (BLS) and the Bureau of Economic Analysis (BEA).
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The industries in San Pedro responsible for most of the job growth since 2012 include marine cargo handling
(+4,699 jobs), temporary help services (+293), services for the elderly and persons with disabilities (+272
jobs), and limited- and full-services restaurants (+359 jobs) (Table 1).
Table 1: San Pedro Industries with the Most Job Growth since 20122
2012-2018
Change

% Change
(2012-2018)

4,699

546%

Temporary Help Services

293

30%

Services for the Elderly and Persons with Disabilities

272

523%

Limited-Service Restaurants

234

30%

Full-Service Restaurants

125

21%

Industry Clusters
Marine Cargo Handling

On the other hand, the industries experiencing the largest losses since 2012 include port and harbor
operations (-1,278 jobs), private households (-1,121 jobs), other individual and family services (-142 jobs), and
the military (-121 jobs) (Table 2).
Table 2: San Pedro Industries with the Most Job Losses since 20123
2012-2018
Change

% Change
(2012-2018)

Port and Harbor Operations

-1,278

-98%

Private Households

-1,121

-92%

Other Individual and Family Services

-142

-52%

Federal Government, Military

-121

-7%

Offices of Physicians (except Mental Health
Specialists)

-84

-23%

Industry Clusters

2
3

Source: Emsi 2018.4 Class or Worker Data.
Source: Emsi 2018.4 Class or Worker Data.
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WORKFORCE PROFILE
This section examines San Pedro’s
population growth, age distribution,
educational attainment, and
household income.

POPULATION GROWTH
There are approximately 82,809 people
living in San Pedro (2016), a 5% increase
since 2012. Approximately 74% of the
population, or 61,046 people, live in the
business district and 26%, or 21,763
people, live in the West sub-region.
Population growth in the area has not
been continuous, with a population
decline in 2012 and another in 2016
(Figure 2).

Demographic Indicators Analysis Summary
San Pedro has a total population of 82,809 people, or a 5%
population growth rate since 2012.
San Pedro’s educational attainment levels and income distribution
are similar to those of LA County and California; however, within
San Pedro, the West sub-region has higher income and educational
attainment levels, compared to the business district.
Why is this Important?
San Pedro’s population growth, age distribution, and educational
attainment provide a better understanding of the area’s potential
workforce and talent pipeline. These population characteristics
have an impact on the regional workforce availability and help us
understand where education and training resources should be
focused.

Figure 2: San Pedro Total Population Overtime, 2012-20164
84,000
83,000
82,000
81,000
80,000
79,000
78,000
77,000
2012

4

2013

2014

2015

2016

Source: American Community Survey (ACS) 2016 5-year estimates.
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AGE DISTRIBUTION
It is important to analyze age distribution in the context of economic development, as growth in the workingage population will determine the availability of labor supply for local businesses. A little over one fifth (22%)
of San Pedro’s population is under 18 years of age, 36% is between 18 to 44 years old, 28% between 45 to 64
years old, and 14% is 65 years and older. This age distribution is very similar to that of California and the
United States, with a slightly larger portion of people in California 18 to 44 years old (38%) compared to San
Pedro and the U.S. (36%) and a higher portion of people in San Pedro being 45 to 64 years old (28%),
compared to the U.S. (26%) and California (25%) (Figure 3). This means a slightly larger percentage of the
resident workforce may be retiring soon relative to state and national averages.
Figure 3: Age Distribution, 20165
San Pedro

California

U.S.

30%
25%
20%
15%
10%
5%
0%
Under 18

18-24 years

25 to 44 years

45 to 54 years

55 to 64 years

65 years and
older

EDUCATIONAL ATTAINMENT
Less than one-fifth (19%) of the population 25 years and older in San Pedro has less than a high school
diploma, over one-fifth (22%) has a high school diploma (or equivalency), 23% have some college but no
degree, less than one-tenth (9%) have an associate degree, and 27% have a bachelor’s degree or higher. LA
County is the only region in this analysis that has a higher percentage of residents with less than a high school
(22%) than San Pedro (19%). San Pedro has the lowest portion of people with a bachelor’s degree or higher
(27%) compared to the other regions (Figure 4).

5

Source: American Community Survey (ACS) 2016 5-year estimates.
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Figure 4: Educational Attainment by Region, 20166
San Pedro

35%

California

USA

LA County

30%
25%
20%
15%
10%
5%
0%
Less than High
school

High school
graduate (includes
equivalency)

Some college, no
degree
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Looking at San Pedro’s sub-regions, educational attainment is significantly higher in the West sub-region with
38% of its population 25 years and older having a bachelor’s degree or higher and only 9% with less than a
high school diploma. Conversely, in the Business District only 22% have a bachelor’s degree or higher and
23% have less than a high school diploma (Figure 5).
Figure 5: Educational Attainment in San Pedro and its Sub-Regions, 20167
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Source: American Community Survey (ACS) 2016 5-year estimates.
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INCOME
Over one-fifth of households in San Pedro (23%) have average incomes of less than $25,000, 37% earn
between $25,000 to $74,999, 27% earn $75,000 to $149,999, and 13% earn $150,000 or more. The income
distributions among San Pedro, California, LA County, and the country are similar, though there is a slightly
higher portion of households earning less than $25,000 and a slightly lower percentage of household earning
$200,000 in San Pedro than the other regions (Figure 6).
Figure 6: Household Income by Region, 20168
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SAN PEDRO RESIDENT WORKFORCE VS LOCAL JOBS
San Pedro’s workforce includes all residents in the
labor force 16 years and older who may work in or
outside San Pedro. In this workforce analysis, the
research team assessed how the San Pedro’s
workforce intersects with the local availability of jobs.
To do so, the research team compared the number of
people in the resident workforce to the number of
local jobs in the same occupational clusters.
In San Pedro, there are approximately 38,126 people in
the resident workforce, compared to 24,647 civilian
jobs (military jobs excluded). This means that there is a
net surplus of approximately 13,479 people who need
to leave San Pedro to go to work. This resident
workforce surplus is true for all occupation segments,
except for production, transportation, and material
moving occupations (Figure 7). In this case, there are
more jobs than resident workforce, meaning workers
from outside San Pedro must come to the area to fill
available jobs. Overall, San Pedro is a net-exporter of
talent – i.e. resident workers need to leave the area to
go to work due to a lack of local job availability. The
largest gap is in higher-paying occupations such as
those in management, business, science, and arts
(Figure 7).

Workforce Analysis Summary
San Pedro is a net-exporter of talent for ALL
but one occupation cluster – production,
transportation, and material moving
occupations. This means that in most
occupational segments there are not
enough jobs in the area to meet the needs
of the resident workforce. The largest gap is
in higher-paying occupations such as
management, business, science, and arts
occupations.

Why is this Important?
This analysis is important as it has significant
implications for transportation and
commuting, housing, and employment
opportunities. The fact that San Pedro is a
net-exporter of talent in all but one
occupational cluster illustrates the
availability of talent in the region and the
opportunity for further economic
development.

The workforce surplus experienced in San Pedro can be
beneficial for future economic development as the
creation of new employment, especially in management, business, science, and arts occupations, will be met
with availability of local workforce.
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Figure 7: San Pedro Workforce9 vs. People Working in San Pedro10
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JOB QUALITY ANALYSIS
Employment trends and economic snapshots are important in analyzing job quantity but they fall short in
analyzing job quality. Educational attainment, training, and experience are often associated with employment
opportunity, career growth, and potential earnings. Based on these elements, most occupations can be
categorized into one of three occupational tiers that will provide more insight into job quality. The threetiered system used in this study is largely defined by current wage data, general educational attainment, and
skills requirements. They are as follows:

Tier 1 Occupations are

Tier 2 Occupations

Tier 3 Occupations

typically the highestpaying, highest-skilled
occupations in the
economy. The median
annual wage for Tier 1
occupations in San Pedro is
approximately $95,072 a
year. This occupational
category includes positions
such as managers (e.g.,
Chief Executives and Sales
Managers), professional
positions (e.g., Lawyers and
Physicians) and highlyskilled technology
occupations, such as
scientists, engineers,
computer programmers,
and software developers.

are typically the middleskill, middle-wage
occupations. The median
annual wage for Tier 2
occupations in San Pedro is
approximately $55,527 a
year. This occupational
category includes positions
such as technicians,
teachers, office and
administrative positions
(e.g., Accounting Clerks
and Secretaries), and
manufacturing, operations,
and production positions
(e.g., Assemblers,
Electricians, and
Machinists).

are typically the lowestpaying, lowest-skilled
occupations that have
historically provided the
largest portion of
employment in the
region. The median
annual wage for Tier 3
occupations in San
Pedro is approximately
$29,237 a year. These
occupations include
positions such as
security guards, food
service and retail
positions, building and
grounds cleaning
positions (e.g., Janitors),
and personal care
positions (e.g., Home
Health Aides and Child
Care Workers).
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More than half (52%) of all occupations in San
Pedro are tier 3 occupations, less than onethird (31%) are tier 2 occupations, and 17%
are tier 1 occupations. Compared to the state
and the country, San Pedro has a higher
proportion of lower paying tier 3 occupations
and a relatively lower proportion of higher
paying, tier 1 jobs (

Figure 8). In fact, tier 3 job concentration is 6
percentage points higher than the national
average. Tier 2 job concentration is 2
percentage points below the national
average, and tier 1 job concentration is 4
percentage points below the national
average.

Job Quality Analysis Summary
Job quality is San Pedro is a little lower than in
California and the country as a whole. A larger
proportion of tier 3 jobs (52%) and a lower proportion
of tier 1 jobs (17%) in the area, compared to the other
two regions. Since 2012, however, tier 2 occupations
experienced the largest growth (26%), followed by tier
1 occupations (20%), and lastly tier 3 occupations
(18%). This trend is different than what has been
experienced in the country and in California, where tier
1 occupations experienced the largest growth and tier 2
occupations experienced the lowest growth.

Why is this Important?
Job quality represents a critical metric in understanding
economic sustainability. Since tier 3 employment does
not typically provide enough income for people to
afford to live in the area, to improve job and life quality,
the number of tier 1 jobs should increase so that more
people are able to live and work in San Pedro.
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Figure 8: Job Composition by Region, 201811
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Since 2012, tier 2 occupations experienced the largest growth (26%), followed by tier 1 occupations (20%),
and tier 3 occupations (18%) (Figure 9).

11

Source: Emsi 2018.4 Class of Worker.
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Figure 9: Occupational Tier Employment Growth in San Pedro, 2012-201812
30%
25%

26%

20%

20%
18%

15%
10%
5%
0%
2012

2013

2014

2015

2016

2017

2018

-5%
-10%
Tier 1

Tier 2

Tier 3

This trend is different from what has been experienced in the country and in California during the same time,
where tier 1 occupations experienced the largest growth, followed by tier 3 occupations, and where tier 2
occupations experienced the lowest growth (Figure 10). The relatively higher growth rates of tier 1 and tier 2
occupations suggests that San Pedro’s job quality is improving as more sustainable-wage jobs are being
created.

12

Source: Emsi 2018.4 Class of Worker.
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Figure 10: Occupation Tier Employment Growth by Region, 2012-2018
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INDUSTRY CLUSTERS
Industry clusters are geographic concentrations of
businesses that typically share a common market and
exchange supporting goods and services. Unlike the
traditional industry sector, clusters are comprised of
interrelated industries complementing various elements of
a supply chain, creating a local ecosystem of businesses.
Industry clusters are also a useful framework to identify
relevant focal points for workforce and economic
development. Industry cluster analyses outline local
economic drivers, emphasizing job growth and quality
allowing San Pedro Property Owners' Alliance to:
1. Engage with employers that are central to San
Pedro’s economic growth. A focus on industry
clusters provides insight into how local employers
collaborate to drive the area’s economic growth.
2. Provide valuable information to current workers
and job-seekers looking to develop new skills and
career pathways. Economic development focused
on key areas of growth will capitalize on the area’s
employment opportunities, guide individuals to
sectors with strong employer demand, and grow
the local economy.

Industry Cluster Summary
Logistics, Energy, Finance & Banking,
Insurance, Real Estate (FIRE), and
Information & Communication
Technologies (ICT) provide some of the
highest average wages in San Pedro, while
Healthcare and Professional & Business
Services are the largest source of jobs.
Together, these industry clusters account
for approximately 52.2% of all jobs in San
Pedro, providing strong career pathways
with opportunities for new skills and
salaries.
Why is this Important?
Industry clusters provide a framework to
help identify opportunities for economic
development. This analysis highlights San
Pedro’s areas of strength, both currently
and likely into the future, allowing for
appropriate planning and investments to be
made that best support the area’s
jobseekers and employers.

3. Design programs that best support the current and
projected regional workforce demand. Industry cluster analysis helps understand regional employer
demand to create valuable workforce development programs.
4. Ensure that job-seekers can transition into employment with sustainable wages and strong career
opportunities because most industry clusters are targeted towards high-quality employment within
the area.
The industry clusters providing the largest amount of jobs continue to be Logistics, Public Services &
Infrastructure, Professional & Business Services, Healthcare, and Tourism, Hospitality, & Recreation. While
Logistics and Public Services & Infrastructure, and Professional & Business Services have job concentrations
above the national average, Healthcare and Tourism, Hospitality, & Recreation have concentrations in San
Pedro 14% to 15% below national average.
The following table and graph show the industry clusters with the highest average earnings per worker in the
area, including Energy, Information & Communication Technologies (ICT), Public Services & Infrastructure,
Logistics, Biotechnology & Biomedical devices (B&BD), and Finance & Banking, Insurance, and Real Estate
(FIRE). These industry clusters offer above average salaries of over $103,000 (San Pedro’s average is $82,294).
Except for B&BD, all these clusters have experienced growth since 2012 and provide a total of 10,916 jobs, or
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42.8% of all jobs in San Pedro. Logistics and Public Services & Infrastructure have notably high concentrations,
while the rest of the industry clusters are below the national average, (Table 3 and
Figure 11).
Table 3: Industry Cluster Overview – High Wage Clusters
2018
Employment

% Growth since
2012

Earnings per
Worker

2018 LQ

Energy

239

47%

$169,091

0.72

Information & Communication
Technologies (ICT)

128

16%

$143,119

0.61

Public Services & Infrastructure

2,936

4%

$129,484

1.53

Logistics

6,929

111%

$125,526

5.98

Biotechnology & Biomedical Devices
(B&BD)

156

-11%

$111,089

0.46

Financial & Banking, Insurance, Real
Estate (FIRE)

528

10%

$103,416

0.25

Industry Clusters

Figure 11: High-Wage Industry Clusters13
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13

Emsi 2018.4 Class of Worker.
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The table and graph below illustrate the middle-wage industry clusters, which provide average earnings
between $56,037 and $89,195. Together these clusters provide 6,504 jobs - or 25.5% of all jobs in San Pedro and have all experienced growth since 2012, except for manufacturing which saw a 17.7% decline. All these
industries have concentrations below the national average except for Professional & Business Services. With
the exception of Manufacturing, all of the middle-wage industries have increased their number of jobs by at
least 13% since 2012 (Table 4 and Figure 12).
Table 4: Industry Cluster Overview – Middle-Wage Clusters14
2018
Employment

% Growth
since 2012

Earnings per
Worker

2018 LQ

Manufacturing

149

-17.7%

$89,195

0.15

DATM

20

27.6%

$78,925

0.04

Building & Design

713

26.0%

$75,709

0.48

2,735

13.5%

$69,710

0.85

155

15.8%

$59,142

0.47

2,733

13.0%

$56,037

1.08

Industry Clusters

Healthcare
Agriculture & Food
Professional & Business Services

Figure 12: Middle-Wage Industry Clusters15
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15

Source: Emsi 2018.4 Class of Worker.
Source: Emsi 2018.4 Class of Worker.
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The table and figure below show the low-wage industry clusters, which provide between $31,771 to $48,990
in average earnings. These clusters are responsible for 6,251 jobs, or one quarter (24.5%) of all jobs in San
Pedro. All low-wage clusters have experienced growth since 2012, except for other services, which saw a
significant 45.2% decline. While other services have a job concentration rate 10% above national average, the
other industry clusters have job concentrations that are below national average (Table 5 and Figure 13).
Table 5: Industry Cluster Overview – Low-Wage Clusters16
2018
Employment

% Growth
since 2012

Earnings
per Worker

2018 LQ

436

14.5%

$48,990

0.19

Retail

2,070

4.4%

$39,843

0.74

Other Services

1,251

-45.2%

$37,218

1.10

Tourism, Hospitality & Recreation

2,494

27.2%

$31,771

0.86

Industry Clusters
Education & Knowledge Creation

Figure 13: Low-Wage Industry Cluster17
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Source: Emsi 2018.4 Class of Worker.
Source: Emsi 2018.4 Class of Worker.
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From the 18 industry clusters analyzed, the research team identified six industry clusters of interest based on
overall employment, job growth, and average earnings. As we look for economic and workforce opportunities
in the area, these clusters not only provide opportunities for training and workforce development, but also
offer strong career pathways with opportunities for new skills and higher salaries (Table 6 and Figure 14).
Table 6: San Pedro Industry Clusters18
2018
Employment

% Growth
since 2012

Earnings
per Worker

2018 LQ

Logistics

6,929

111.0%

$125,526

5.98

Healthcare

2,735

13.5%

$69,710

0.85

Professional & Business
Services

2,733

13.0%

$56,037

1.08

FIRE

528

9.5%

$103,416

0.25

Energy

239

47.3%

$169,091

0.72

ICT

128

16.1%

$143,119

0.61

Industry Clusters

Figure 14: San Pedro Non-Visitor Industry Clusters19
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Source: Emsi 2018.4 Class of Work.
Source: Emsi 2018.4 Class of Worker.
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Logistics
This industry cluster is responsible for a total of 6,929 jobs, or 27.2% of all jobs in San Pedro, with average
earnings of $125,526, an impressive job growth of 111% since 2012, and a job concentration that is 498%
above the national average. Most jobs in Logistics are tier 3 jobs (54.4%), followed by tier 2 (36.2%), and tier 1
(9.5%) jobs. Some of the highest-paid occupations in this cluster include chief executives, financial managers,
general and operations managers, and sales managers.
Healthcare
This industry cluster is responsible for a total of 2,735 jobs, or 10.7% of all jobs in San Pedro, with average
earnings of $69,710, job growth of 13.5% since 2012, and a job concentration that is 15% below the national
average. The highest proportion of jobs in Healthcare are tier 3 jobs (39.7%), followed by tier 2 (30.3%), and
tier 1 (30.0%). Some of the highest-paid occupations in this cluster include physicians and surgeons, family
and general practitioners, pharmacists, and nurse practitioners.
Professional & Business Services
This industry cluster is responsible for a total of 2,733 jobs, or 10.7% of all jobs in San Pedro, with average
earnings of $56,037, job growth of 13% since 2012, and a job concentration that is 8% above the national
average. The majority of jobs in Professional & Business Services are tier 3 jobs (63.2%) while tier 2 and tier 1
jobs account for 18.6% and 18.3% of jobs respectively. Some of the highest-paid occupations in this cluster
include lawyers, financial managers, general and operations managers, and software developers.
Finance & Banking, Insurance, and Real Estate (FIRE)
This industry cluster is responsible for a total of 528 jobs in San Pedro with average earnings of $103,416 and
job growth of 9.5% since 2012. The highest proportion of jobs in FIRE are tier 2 jobs (40.3%), followed by tier
3 (32.5%), and tier 1 (27.2%). Some of the highest-paid occupations in this cluster include general and
operations managers, loan officers, securities, commodities, and financial services sales agents, and property,
real estate, and community association managers.
Energy
This industry cluster provides a total of 239 jobs in San Pedro, with high average earnings of $169,091 and job
growth of 47.3% since 2012. The majority (50.9%) of all Energy jobs are tier 2 jobs, 35.4% are tier 1, and
13.7% are tier 3 jobs. Some of the highest paying occupations include power plant operators, petroleum
pump system operators, and technical and scientific products sales representatives.
Information & Communication Technologies (ICT)
This cluster has a total of 128 jobs in San Pedro with high average earnings of $143,119 per job and a 16.1%
job growth since 2012. ICT has the largest proportion of tier 1 jobs among all clusters, with the majority being
a tier 1 occupation (54.8%), followed by 27.9% being tier 2 jobs, and 17.3% tier 3 jobs. Some of the highestpaying occupations in this cluster include chief executives, architectural and engineering managers, computer
and information systems managers, lawyers, and financial managers.
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Table 7: Occupational Tier Employment by Industry Cluster in San Pedro, 201820
Industry Clusters

Tier 1

Tier 2

Tier 3

Logistics

9.5%

36.2%

54.4%

Professional & Business Services

18.3%

18.6%

63.2%

Healthcare

30.0%

30.3%

39.7%

FIRE

27.2%

40.3%

32.5%

Energy

35.4%

50.9%

13.7%

ICT

54.8%

27.9%

17.3%

Emerging Industry Clusters
Blue Economy
AltaSea is a research hub located in the Port of LA, focused on ocean science, business, and education. The
center’s vision is an ocean that will sustain future generations and for that AltaSea is developing a model
where innovators can collaborate to develop solutions key to the sustainability of life on the planet. AltaSea,
which is still under construction, is built on a 35-acre campus and is committed to bringing together leaders
to create solutions to global challenges of human and environmental sustainability. The two main clusters of
interest to AltaSea are aquaculture and blue technology (blue tech). The aquaculture cluster will be tasked
with developing ocean-centered solutions to the challenges of food security and environmental sustainability,
while the blue tech cluster will be tasked with developing technology for remote monitoring, sensing, and
ocean exploration.
AltaSea expects to turn the Port of LA into a mecca for ocean-based science research, STEM education, and
sustainable business creation. Additionally, the La Kretz Blue Economy Incubator, which began construction at
AltaSea Campus at the end of 2017, will provide start-ups with office space, consulting support, business
connections, and financial assistance. Thus, although the blue economy industry cluster in San Pedro
currently employs approximately 610 workers,21 this industry cluster is expected to grow in the next years as
AltaSea begins to attract more businesses, researchers, and educators to the area.
According to a 2013 study by Kosmont Companies, the first of three phases of construction of the AltaSea
campus is projected to create 4,200 temporary jobs, 1,350 permanent jobs, and generate $290 million in
additional annual economic activity. The same report stated that the completion of all three phases will
result in more than 6,500 construction jobs and more than $1.17 billion in economic activity.22 These
numbers suggest that AltaSea’s campus will not only serve as a leading educational oceanographic institution
but will bolster the regional economy as well.

20

Source: Emsi 2018.4 Class of Worker.
Source: Emsi 2018.4 Class of Worker.
22
AltaSea. “A New Model for the 21st Century”
21
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2. SAN PEDRO’S VISITORS INDUSTRY CLUSTER OVERVIEW
Tourism, Hospitality, and Recreation (THR) is responsible for a total of 2,494 jobs in San Pedro. The number
of jobs in THR has increased by 27.2% since 2012 and occupations in this industry cluster average $31,771 in
earnings. Even though this industry cluster has increased significantly since 2012, job concentration in San
Pedro is 14% below the national average. This discrepancy may not last for long. The Tourism, Hospitality,
and Recreation industry has experienced more growth in San Pedro than any of our other comparison regions
with exception of Los Angeles County (Figure 15). Total THR sales in San Pedro in 2017 were approximately
$291 million, of which 86% were exported sales. This means that the Tourism, Hospitality, and Recreation
industry is essential in bringing new wealth to San Pedro from outside the area.
Figure 15: Tourism, Hospitality & Recreation Employment Growth by Region, 2012-201823
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Source: Emsi 2018.4 Class of Worker.
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The Tourism, Hospitality, and Recreation
industry cluster provides a large and growing
number of jobs in San Pedro. Being one of San
Pedro’s export-oriented industries, with
approximately 86% of its sales being exported
in 2017, this industry cluster brings new wealth
to San Pedro from outside the area.
It is important to note that despite its lack of
sustainable long-term career pathways, this
industry cluster provides numerous
opportunities for entry-level workers to gain
on-the-job training and experience and to
enhance important skillsets—customer service
and communication skills—that transfer into
nearly all other industry clusters.

Career Lattice

is a framework in
which employees can move through a
variety of positions across different
industries, provided they acquire the
appropriate, transferable skillsets. A
lattice allows for more flexibility and
growth, as individuals are not simply
moving upward, but instead can move
outward and design their own pathways
based on the skills they have gained in
previous positions.

Building upon these areas of expertise provides entry-level workers with greater opportunity to
transition into more sustainable careers. With almost 2,494 workers in San Pedro and a 27.2%
employment growth since 2012, this industry sector can be seen as a useful stepping stone or
career lattice into other industry clusters.

Looking at the different THR segments, food & beverages account for nearly eight-out-ten (77.6%) THR jobs in
San Pedro. Transportation & recreation accounts for 11.4%, lodging & hospitality for approximately 9.0%,
and arts and historic tourism for less than 2%. Since 2012, all THR segments experienced growth, with food &
beverages, and transportation & recreation experiencing the largest growth (28%-29%). While food &
beverages have a job concentration that is the equivalent to the national average, all other segments have job
concentration below the national average.
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Figure 16: Tourism, Hospitality & Recreation Segments in San Pedro, 201724
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Arts and Historic Tourism

CAREER PATHWAYS FOR SAN PEDRO’S INDUSTRY CLUSTERS
The following infographics highlight the
potential career pathway progressions for the
six non-visitor industry cluster identified in San
Pedro. These six industry clusters were
identified and highlighted due to their strong
growth and median wages in the San Pedro
region.

Why is this Important?
Career pathways are intended to help develop job
seekers’ employability skills. By focusing on the
following six industry clusters, job seekers looking to
find a job in San Pedro can develop their technical and
employability skills and increase their chances of
finding sustainable and high-paying jobs in the area.

The pathway depicted is meant to be a
“sample” path, with other occupations not
included in the graphics falling under the
different experience levels. The occupations highlighted for each experience level were selected based on the
number of jobs in San Pedro and the employment opportunity in the area.
Not all industry clusters are equal. Furthermore, industry clusters can vary in composition, size, and average
wages across different geographic regions. Taking such into consideration, it is important to identify a
specific region’s key industry clusters that offer promising future employment opportunities, growth, and

24

Source: Emsi 2018.4 Class of Worker.
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wages. The following infographics are career pathways in industries which are key to San Pedro’s economy
and can offer worker’s a promising future with upward mobility and wages.
Figure 17: Logistics Career Pathway in San Pedro
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Figure 18: Professional & Business Services Career Pathway in San Pedro
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Figure 19: Healthcare Career Pathway in San Pedro
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Figure 20: Finance & Banking, Insurance, Real Estate Career Pathway in San Pedro
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Figure 21: Energy Career Pathway in San Pedro
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Figure 22: Information & Communication Technologies Career Pathway in San Pedro
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LIFE IN SAN PEDRO
The San Pedro community will change significantly in the next five years. The AltaSea campus will usher in
fresh economic life into the area while new waterfront projects seek to give San Pedro a face lift. This influx
of people and economic activity is seemingly at odds with present-day Downtown, which is scattered with
locally-owned small businesses and specialty “mom-and-pop” shops. There is potential for these new
developments to compromise this tight-knit community feel. San Pedro would do well to seek to combine
these two worlds by supporting existing businesses in the area and promoting the creation of new enterprises
while continuing to maintain the community aesthetic. The San Pedro Public Market will help reconcile these
influences and enhance the local community by providing space for new restaurants, shopping centers, and
public space for community events and activities. Additionally, local events help build community, spur
activity in the local economy, and aid in attracting future residents. The San Pedro Property Owners’ Alliance
held 16 such events in 2017 and 17 events in 2018. Additional events in 2019 will continue to help usher in a
fresh image of life in San Pedro.
Essential to these efforts will be reducing poverty and crime. The percentage of people living below the
poverty level in the San Pedro Business District is 20.6%, which is higher than the statewide rate of 15.8%.25
The crime rate is also relatively high. In the past six months there were 195 violent crimes and 751 property
crimes. This equates to roughly 110 crimes per every 10,000 people.26 Such crime rates deter tourists,
businesses, pedestrians, and result in a lower quality of life for all San Pedro residents. Measures such as
increased police presence, workforce training programs for lower education individuals, and programs that
rehabilitate and help homeless are all potential remedies that should be examined. If residents and tourists
alike feel unsafe walking through the area, the San Pedro waterfront will never realize its full potential.
One step taken to reduce crime in the region is the installation of neighborhood security cameras. Security
cameras—in combination with posted warnings notifying potential criminals that they are being surveilled—
may help law enforcement better police the area and may serve as a deterrent and reduce the overall
amount of criminal activity in an area. The San Pedro Property Owners’ Alliance recently installed the first
phase of planned security cameras, with further installations planned for the near future.

RESIDENTAL REAL ESTATE ANALYSIS
Though housing in San Pedro may be less expensive than much of surrounding LA County, housing occupation
demographics and rental costs suggest that high-housing costs are still significant factors in the local
economy. In fact, the median house value of owner-occupied homes in San Pedro is nearly 23% higher than
the statewide median home value. There are approximately 33,609 housing units in San Pedro with an 8%
vacancy rate. Most of these units are rent-occupied (59%). Nearly one half (48%) of renters pay monthly
rents that are 35% or more their household income and more than a third (34%) of homeowners have
monthly home costs that are 35% or more of their household income (Table 8). High housing costs not only
deter would-be residents and diminish quality of life of those living in the area but can also suppress
economic activity. Higher shares of household income for rent and mortgage payments means less
disposable income which subsequently means residents contribute less to economic activity.
25
26

2016 data. Source: U.S. Census Bureau, 2012-2016 American Community Survey 5-Year Estimates
Los Angeles Times. Mapping L.A. Project. Most recent timeframe available: April 23, 2018 through October 21, 2018.
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Table 8: San Pedro's Housing Characteristics, 201627
Housing
Units

Vacancy
Rate

OwnerOccupied
Units

RentOccupied
Units

33,609

8%

41%

59%

Median House
Value (Owneroccupied

% of homeowners
with monthly costs
35% or + of
household income

% of renters with a
monthly rent of 35%
or + of household
income

34%

48%

$501,750
(CA: $409,300)

San Pedro is not the most accessible housing market for young professionals trying to get their first
apartment on entry-level wages. With just under 8% of renters being 15-34 years old, it is evident San Pedro
does not have a housing market available for most young professionals. Most of the renter-occupied housing
market (58%) is held by families.28 Furthermore, the majority of gross rents (77.0%) exceeded $1,000/month,
and 40.7% of those ages 18-34 in San Pedro are currently living with their parents. 29 However, many new
housing developments are coming to the area in the next few years, such as the High Park housing
developments, Rancho San Pedro revitalization project, Liberty Lofts, and Palos Verde apartments, which will
help make the area more attainable and attractive for this younger-age and lower-wage populations.
Importantly, many of these new developments are mixed-income units and apartment complexes. Such
housing offerings are generally more obtainable for younger professionals.

COMMERCIAL REAL ESTATE ANALYSIS
Almost 38% of the San Pedro/Carson area’s office space is vacant, compared to 15.4% in Greater Los Angeles
(LA). The average asking rent is $2.14/ft2/month in San Pedro and $3.18/ft2/month in Greater LA. This low
asking rent compared to the surrounding area is a good incentive for businesses to relocate to San Pedro,
however, the high vacancy rate implies there is more at play.
Table 9: Carson/San Pedro’s Office Space30
Office Space
Carson/San Pedro

Inventory (SF)

Overall Vacancy Rate

Overall Asking Rent*

627,828

37.5%

$2.14/ft2/month

There are several factors that are likely contributing to this high vacancy rate, such as high crime rates, low
quality of office space, and difficulty accessing clients in San Pedro. One executive interview the research
team conducted even suggested that commercial parking space is in short availability. Street parking
combined with consistent incidents of auto-related theft31 are a combination unlikely to draw in new
businesses. Unfortunately, it is difficult to discern which of these factors has the biggest impact concerning
vacancy rates. The SPPOA can promote efforts to address the underlying socio-economic factors driving
crime such as low educational attainment, high cost of living, and the high concentration of low-paying,
limited career-growth occupations in order to create a more business-friendly environment. The SPPOA can
also push efforts for revitalizing low-quality office spaces in order to attract new businesses.
27

Source: U.S. Census Bureau, 2012-2016 American Community Survey 5-Year Estimates
Ibid.
29
Ibid.
30
Source: Los Angeles South Bay MarketBeat, Office Q1 2018, Cushman & Wakefield.
31
Los Angeles Times. Mapping L.A. Project. Most recent timeframe available: June 4, 2018 through December 2, 2018.
28
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Small office businesses typically fall under the ICT, F.I.R.E., Professional and Business Services, and Healthcare
industries in the form of law firms, business consultancies, accounting firms, insurance agencies, and
specialized tech firms. As previously noted in the Industry Cluster analysis, these clusters are currently
showing strong growth in San Pedro and provide mid-to-high-paying jobs with lots of potential for career
advancement. The San Pedro community ought to take action and enact policy measures to incentivize such
businesses to relocate to the area. These incentives can take any number of forms, such as property tax
breaks, subsidized renovations to add value to older, lower-quality spaces, wage subsidies for local talent, or
measures to ensure a safer business atmosphere. The financial and intangible returns from these investments
far exceed the original expenditures and will help ensure San Pedro develops as a community.

PUBLIC TRANSPORTATION ANALYSIS
In urban areas, public transportation is often the lifeblood that allows tourism and the local workforce alike to
function smoothly. This is particularly true in regions where traffic is as persistent and pervasive as it is in the
Greater L.A. region. In San Pedro, 4.8% of the workforce commutes using some form of public transportation,
compared to 86.0% that travel by car, truck, or van. Furthermore, 41.8% of residents commute 30 minutes or
more to work, which is just above the state average.32 Public transportation has the benefit of reducing
traffic, often reducing traffic times for commuters of all modes of transportation. The Silverline, which travels
between San Pedro and Downtown L.A., has demonstrated that there is strong demand in the area for public
transit to L.A.; in 2017 ridership was estimated to be 4,363,651. This route ought to be strengthened to allow
for greater ridership as more people in the L.A. area seek to visit San Pedro and vice-versa. The San Pedro
Downtown Trolley, which provides a free service along the waterfront should receive a substantial revamp to
both location and frequency of routes. Already an increase in demand for the Red Trolley service has been
observed; between 2017 and 2018, ridership rates increased by 7.2%.33 Particular emphasis should be placed
around the stops near the San Pedro Public Market and AltaSea campus. Getting buy-in from these
employees will ensure that the system is a mainstream mode of transportation.

PHASE II RESEARCH
The Survey
BW Research partnered with sponsors of the 2018 L.A. Fleet Week to conduct surveys in conjuncture with the
event. The responses of over 200 participants helps illuminate the strengths and weaknesses of San Pedro’s
tourism industry.

32
33

Source: U.S. Census Bureau, 2012-2016 American Community Survey 5-Year Estimates
San Pedro Property Owners’ Alliance
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Visitor Profile
A majority (62.7%) of respondents were female and the most popular age range, accounting for 29.2% of
respondents, was those ages 60 or older. The next most common age ranges were 40-49 years of age
(26.5%), and 50-59 years of age (22.4%). In total, 78% of participants in the survey were 40 years of age or
older. In fact, only 6.8% of respondents were under the age of 30 (Figure 23). Under the assumption that the
survey response pool was an unbiased sample of those who attended L.A. Fleet week, it appears that the
tourism group is overwhelmingly middle-aged or older.
Figure 23. Age distribution of survey respondents
21-29
6%

30-39
15%

40-49
27%

18-20 0-17
1% 0%

60+
29%

50-59
22%

Most L.A. Fleet week visitors live in or near San Pedro or have visited the region a number of times. Over a
quarter (26.4%) of respondents stated that they lived in or next to downtown San Pedro, and 42.5% said that
they had visited San Pedro at more than twice before. Only 8.7% of respondents had never been to San
Pedro before (Figure 24). Respondents also appeared to keep updated on events in San Pedro. When asked
“how informed are [they] about events, shopping, and dining opportunities that can be found in San Pedro”,
27.5% said they were “very informed” and more than half (51.4%) said they were “somewhat informed”.
Only about one in five (20.9%) stated that they were “generally uninformed”. This suggests that at least
those who attended L.A. Fleet Week are quite familiar with the San Pedro area and the activities offered.
Again, this suggests that tourism in San Pedro, at least in the perspective of L.A. Fleet Week, is primarily
locally sourced from in and around L.A. County.
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Figure 24. Frequency of visits to San Pedro
9%

I live in or next to downtown San
Pedro

27%

18%

I have been to downtown San
Pedro 10 times or more
I have visited downtown San
Pedro twice before

22%

24%

I have visited downtown San
Pedro more than twice before but
less than 10 times
I have never visited downtown
San Pedro

Visitor Opinions and Preferences
Among respondents at the L.A. Fleet Week, San Pedro was rated favorably. 50.7% of respondents said they
would rate downtown San Pedro as a “Good” or “Excellent” place to visit. About three in ten (29.1%) stated
that it was a “fair” place to visit, while only 14.9% stated it was “Poor” or “Very Poor”. L.A. Fleet week was
also viewed favorably; 89.5% stated that the event was “Excellent” or “Good” and only 4.0% felt it was “Poor”
or “Very Poor”. When asked where they would look for information about events or things to do in
downtown San Pedro, Social Media (48.8%), Online (44.5%), and Google or use another search engine (39.5%)
were the most popular responses. Magazines or newspapers (28.6%) also proved to be a frequent source of
information of events.
Among attractions in San Pedro downtown, historical museums and memorials and restaurant and dining
options received the highest satisfaction levels. Only 1.4% and 2.8%, respectively, said they were not
satisfied. 74.5% of respondents said they were “Very satisfied” or “Somewhat Satisfied” with San Pedro’s
restaurants and dining options, and 72.8% were similarly satisfied with the area’s historical museums and
memorials. Conversely, 49.8% of respondents said they hadn’t utilized the area’s general shopping
opportunities on the waterfront and 35.8% said they hadn’t utilized shopping for local art or viewing local art
downtown (Figure 25). This suggests that these attractions are likely under-advertised or under-developed.
The San Pedro Fish Market, already a renowned eatery, ought to be further publicized and promoted. The
San Pedro Public Market will likely add substantial exposure to dining in San Pedro, though strong marketing
campaigns could ensure that dining becomes an essential aspect of San Pedro tourism.
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Figure 25. Respondents’ satisfaction with attractions in San Pedro
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Restaurant & dining options

Historical museums and memorials along the
waterfront (i.e. USS Iowa)

General shopping opportunities in the downtown
waterfront

Shopping for local art or viewing local art galleries

Very satisfied

Somewhat satisfied

Neither satisfied or dissatisfied

Not satisfied

Haven’t used

The survey respondents were also asked about their preferences involving travel destinations. When
presented with a number of factors involving travel experiences, 91.5% said that “experiences that allow you
to learn, see, and hear about history” were either “Extremely important” or “Important”. “Experiences that
allow you to connect and learn about different cultures” also received strong interest, with 87.3% saying that
these experiences were “Extremely Important” or “Important”. This finding suggests that the SPPOA might
better attract tourism by offering different cultural experiences. One medium to offer cultural experiences is
through food; ensuring that the San Pedro Public Market includes a number of authentic exotic or foreign
cuisines would be a high-profile offering of both distinguished cuisine and a cultural experience.
Respondents regularly considered food and dining opportunities in their travel. When asked how often
member of the respondents’ household visited certain events or communities, 64.0% of respondents said
they regularly visited communities with good options for eating and dining. Communities that have
opportunities for walking along the waterfront and communities with free concerts, movies, or other
community events in a park or public place were regular places to visit for 53.5% and 51.1% of respondents as
well (Figure 26). Leveraging the already existing waterfront developments, San Pedro could expand the
offerings of outdoor venues such as The Nederlander to present more frequent movie showings and free
concerts. The San Pedro Public Market and other public areas could similarly provide fun events and
programming.
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Figure 26. Respondents’ frequency in visiting types of events or communities
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GROWTH FORECAST
ECONOMIC DRIVERS
As a port community, it is no surprise that Logistics is the primary provider of jobs and foundational economic
driver in the region. But other industry clusters play a vital role in the region as well; Public Services and
Infrastructure, Professional and Business Services, Healthcare, and Tourism, Hospitality, and Recreation each
account for a significant portion of jobs in San Pedro. To continue to drive economic growth, these industries
must be supported and developed. This support could come in the form of enhanced trainings and
educational opportunities, or through the support of key innovation-driven industries, which have been
shown to enhance many local-service industry clusters in turn.
The development of industry clusters that offer higher wages is crucial to continued economic development.
Industry clusters that produce innovative products and services, such as Information and Communication
Technologies and Biopharmaceutical and Biomedical Devices, offer higher wages and have a greater
“multiplier effect”—where higher wages and discretionary spending support a greater number of subsequent
jobs in local-service industry clusters such as Professional and Business Services and Tourism, Recreation, and
Hospitality. Essentially, employees with higher wages spend more money on services like restaurants, hair-
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stylists, and high-end clothing. Thus, the development of higher-wage innovation industry clusters will have a
more substantial impact on creating and sustaining other jobs in San Pedro.
The arrival of AltaSea will also provide a substantial boost to economic activity in the region. The addition to
the region is expected to add over 1,300 predominantly high-to-mid-quality jobs directly (which amounts to a
substantial 5.1% increase of jobs in San Pedro) and the economic impacts of those employees spending
money in the region will be far reaching. Specifically, AltaSea as a premier and cutting-edge research,
educational, and business facility will likely attract thousands of tourists and potentially dozens of marinetechnology firms seeking to capitalize on innovation occurring through AltaSea.

CHALLENGES
While San Pedro has seen strong employment growth in recent years, the quality of jobs remains below state
and national averages. 52% of jobs in San Pedro can be classified as tier 3 jobs, which earn a median annual
wage of $29,237 per year. This means that a family of two adults (one working) with two children would
need to work 1.91 tier 3 jobs in order to earn a living wage for the region.34 Thus, it is clear that tier 3
occupations are not viable long-term solutions for most families. Yet, 54% of Logistics occupations (San
Pedro’s largest industry cluster) and 87% of Tourism, Hospitality, and Recreation occupations (which account
for nearly 10% of San Pedro jobs) qualify as tier 3 occupations. If San Pedro hopes to advance economically, it
ought to address the relatively low job quality found in many of San Pedro’s largest industries.
The residential and commercial real estate in San Pedro provide both a challenge and an opportunity. The
higher costs of housing present a significant challenge to any potential resident—particularly younger
professionals who are early in their career. This issue is substantial given that young professionals are often
the lifeblood of rapidly growing industries such as Information and Communications Technologies,
Biotechnology and Biomedical Devices, and Healthcare. The influx of AltaSea employees will only make
housing prices higher, so expanding housing in the region ought to be a primary consideration.

34

M.I.T Living Wage Calculator. http://livingwage.mit.edu/. Los Angeles-Long Beach-Anaheim, CA
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APPENDIX A: SPECIFIC CONSIDERATIONS FROM STAKEHOLDERS
Economic/Industry Clusters
•
•
•
•
•
•
•

Change so residents commute to waterfront instead of into L.A.
Small businesses make up a large portion of current San Pedro business
o Topaz building (larger commercial space) is only building really vacant
Have to shed historically industrial image—maintain history but a new San Pedro
Unproven markets—find a way to change that. Show that businesses can thrive there
Connect to Long Beach—see as one big area/regional ecosystem
View as L.A. waterfront
AltaSea as an “anchor industry” that attracts other, similar business but also bring in
Professional/Business services (small businesses)
o Help change perception of talent in the area as primarily blue-collar

Visitors/Tourists
•
•
•
•

•

Unique, small town feel with AltaSea, Public Market, and Fish market
Boost local art and public spaces
o Nice, safe, and clean
Increased culinary (quality and unique)
Transportation
o Extend green line from Torrance to San Pedro (connect to L.A.)
o Increase walkability & transportation (autonomous shuttles & pedal Jitneys?)
Dining
o Outdoor, more ethnically diverse dining
o Little Croatia or Hispanic cuisine

Quality of life
•
•
•
•
•
•
•

Increased gentrification while maintaining “mom and pop” shops and small-town feel
San Pedro shouldn’t become cookie-cutter housing—need to maintain resident artists
To attract young (wealthy) families of AltaSea and other employers, the area needs to offer authentic
and real experiences and ways of life
Increase housing—again, that is modern or unique. Not cookie-cutter apartments
(Outdoor/waterfront) Events that are “un-owned” ie the First-Thursday Art walks every month
o Make it nice, clean, and safe and people will come
Schools need large improvement—charter schools cannot carry the weight of the entire region
Gentrification is a word that doesn’t have the negative reaction it does elsewhere
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