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City Of Glendora 
2017 Economic Action Plan 
 
A D O P T E D  A U G U S T  8 ,  2 0 1 7  

The Glendora Economic Action Plan first adopted in 2012 outlines a multi-pronged approach to economic 

development activity and marketing efforts.  The Plan has allowed Glendora to continue its efforts as a 

great place to transact commerce and engage a positive relationship with all sectors of the business 

community.   

Economic Development is an 

instrumental component in the 

City’s overall well-being; it 

supports a path towards an 

increased tax base, job creation, 

a diversified economy and 

contributes to an overall high 

quality of life.  

The success of the Economic 

Action Plan is a result of 

teamwork across multiple 

departments and community 

stakeholders.  With this 

teamwork in place, the following 

accomplishments have been 

achieved:  

 Economic Development section on the City website 

 Educational workshops for community business owners 

 Development of an Economic Development Loan Grant, assisting six businesses with capital 

resources to start or expand their presence locally 

 Voted the Best Friendly City and Best Downtown by the San Gabriel Valley News Group’s 

Reader’s Choice Awards for six consecutive years, 2012 through 2017. 

 2014 Most Business Friendly City in Los Angeles County (2012 and 2013 finalist) 

 2012 Business Survey with 92% of respondents rating the City as an average to excellent 

place for business 
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 2016 Business Survey satisfaction rate increased to 96% 

 Shop Local awareness via a  Business Directory and the Glendora Report 

 Amendment to the Film Ordinance, creating a more film friendly climate 

 Amendments to the Glendora Municipal Code to facilitate a better business environment 

This Plan is an update based on changes presented in the past year.  As we progress, it is inevitable that 

changes will be presented; therefore, this plan will be continuously reviewed.  This document reflects the 

plan of action for economic development based on current conditions. The update is a reaffirmation of 

the City’s commitment to economic development.  It is designed to be a guide in determining the course of 

action for economic development activities. It is not intended to be an economic analysis of the City; 

instead, it is a document which will guide actions over the near-term future until circumstances once again 

change and new strategies are necessary to keep up with growth and changes.   

The Economic Action Plan focuses on Business Retention, Business Attraction, and Marketing of the City 

through maximizing the resources of City staff and community partners.  Key components of this Plan 

include: 

 Economic Development Team 

 Business Friendly Environment 

 Business Retention 

 Business Attraction  

 Marketing 

 Strategic Areas 

 

ECONOMIC DEVELOPMENT TEAM 

Thus far the Plan has been successful by way of collaboration with all City departments as well as through 

numerous outside stakeholders.  Every department is considered to be vested in economic development; 

each has an impact upon the health of our business community either through development approval, 

issuing building permits, processing business licenses or contributing to the City’s exceptional quality of life 

by providing a safe environment, assisting with informational knowledge, a sustainable environment along 

with a multiple of other highlights that have made our community such a desired place to live, work, and 

play.   

The City’s Economic Development Team is primarily represented by the City Manager’s Office through the 

Assistant to the City Manager. The Assistant to the City Manager will continue to assist with the 

coordination of City services, interact with other stakeholders and disseminate information through the 

various media forms.  
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 The City Manager’s Office will lead the effort to implement the Economic Development Plan 
through the Assistant to the City Manager position.  Staff will assist incoming and existing 
businesses, market and brand the City. 

 Members of City Council are also champions for economic development, lending their ears to 
the business community and sharing concerns with City staff for response. 

 Finance Department staff will provide assistance with the underwriting of incentive programs 
and development of innovative financial options for elements within this Plan. 

 Public Works and Planning Departments staff will offer environmental-friendly strategies, 
recycling programs, and help with navigating local and state water regulations. 

 Planning Department staff will provide expertise in the areas of zoning information and land 
entitlements. 

 Police Department will ensure a safe community to conduct business. 

 Library and Community Services staff will continue to provide recreational opportunities and 
provide informational support rounding up a well-balanced City with an exceptional quality 
of life. 

 Business affiliates include recognized organizations that have a desire to assist in the economic 
development of the community. Organizations thus far have included the Glendora Chamber 
of Commerce, the Business Improvement District, commercial real estate brokers, utility 
companies and the SGV Economic Partnership, etc.  Each of these parties assist by way of 
sharing information, giving feedback or providing resources that can help implement parts of 
the Plan. 

 Property owners are the critical connection in all transactions. 

The team, inclusive of all department staff, City Council and stakeholders disseminate information so that 

all parties are in tune with the workings of others, and decisions or actions are carried out with the 

greatest amount of knowledge possible.  Finally, these members are a critical source to receive feedback 

so that the Plan can continually be adjusted to meet the needs and most importantly be successful for the 

community of Glendora. 

BUSINESS FRIENDLY ENVIRONMENT 

An environment conducive to business is an essential component 

of the Plan.  With the Economic Action Plan in effect for three 

years now, Glendora has accomplished a great deal and will 

continue to improve and place a priority on economic 

development.  The City of Glendora was recognized as the 

2014 Most Business Friendly City in Los Angeles County after 

finishing as a finalist in both 2012 and 2013.  Winners of this 

award are asked to “time-out” from applying once again for 

five years; however this will not avert Glendora’s objective of 

providing a business friendly environment. 
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The following attributes have and will continue to validate Glendora’s business friendly status: 

 Programs and services designed to facilitate business entry, expansion and retention. 

 Low cost of doing business with competitive business tax rates and a competitive fee structure. 

 Effective communication with the business community which includes a courteous and prompt 
response from City staff across all departments. 

 82% find the City a Good to Excellent a place to conduct business, as determined by the 2016 
business survey. 

 Expedited permit processing with 24/7 online project status tracking through CRW’s eTrakiT. 

 Customer Bill of Rights informs permit applicants of the resources available, our commitment to 
excellent customer service and time efficient review of development applications. 

A key element to providing the most favorable business environment is making sure that organizations 

understand the basic economics of development. By understanding the elements of a “pro-forma,” 

decision makers can develop a more complete understanding to the term that “time is money.” Also, the 

dynamics of how projects are financed and what level “uncertainty” plays in those business decisions are 

important. To balance the quality of life issues that Glendora is proud of, and to meet the needs of the 

business community, it is important that the team Understand the Development Process; Review City Permit 

Processing; and Review and Update Land Uses.   

 

 

 

 

 

 

 

 

 

 

 

 

Glendora is a Great Place to do Business!  

The 2016 Business Survey established 96% of businesses are satisfied with the city as a 

place to conduct business. 
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Understanding the Development Process  

There is and will continue to be a need for 

development. New development, whether residential 

or commercial, creates a surge in vibrancy with new 

jobs, new opportunities, an increase to property tax 

revenues, and with retail development, an increase 

to sales tax revenue. The community and decision 

makers must understand that there is a symbiotic 

relationship between commercial growth, job growth 

and the residential population (rooftops). When a 

new business searches for a location, they look to 

see that there are enough rooftops to support the 

business, in turn, the rooftops desire to have 

establishments within close proximity and together 

the rooftops and businesses provide employees and 

jobs. In summary new rooftops and commercial 

growth are dependent on each other, both must exist 

in order for either to be successful. 

In order to inform decision makers and the community on why there is such a need and to help them 

understand the process that projects need to undertake prior to development, workshops are beneficial.  

Workshops help decision makers and the community review projects and look at procedures or standards 

from a different perspective. The expanded viewpoint can lead to an improved process for the business 

community while not negatively impacting quality.   

As part of the Plan workshops have been held for City Council, Planning Commission, staff and the 

community in order to educate all on the process of development. The following also serve as a resource 

for information on development; 

 The Glendora Report serves as a media outlet to inform the community on development 

progress such as major projects under review or recently approved.  

 The Current Projects web page on the City website containing detailed information on all 
notable projects including a project description with information on permits issued, the activity 
and proposed schedule and access to documentation and the public discussions that are 

undertaken on each. 
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Review of  City Permit Processing 

A business friendly environment requires the continual evaluation of the development process and an 

openness to evaluate and respond to internal and external feedback in an effort to improve existing 

procedures or policies. The goal is to identify proven models for streamlining and simplify the permitting 

process resulting in less uncertainty for the development community. By reducing uncertainty in the process, 

locating a business within Glendora can become more attractive relative to neighboring communities. 

Some of the accomplishments geared toward the ease of permit processing include: 

 A zone amendment was administered updating the land use definitions of beauty spas and 
beauty shops; the amendment removes the need for a Conditional Use Permit for beauty 
spas/shops that do not include a massage component.  (2017) 

 A zone amendment was administered for restaurant uses by eliminating the employee factor in 
parking requirement calculations; this modification is more in line with standard professional 
practice. (2017) 

 Adoption of a Customer Bill of Rights, a 
document which articulates the City’s 
commitment to an efficient and consistent 
development review process with excellent 
customer service.  It informs applicants of 
resources available, best practices, and a 
timely response, providing for a 5% credit 
towards permit fees if ministerial reviews 
are not completed within 30 days.  The 
Customer Bill of Rights received an Award 
of Merit from the California Association for 
Local Economic Development for its 
commitment to carrying out economic 
development policy in progressive, timely 
and cost effective manner. (2016) 

 A zone amendment was administered to remove athletic clubs and health clubs from the use 
table and thereby eliminate redundancy.  The modification made way for a gym to open up in 
the CCAP zone.  (2016) 

 A zone amendment was administered to expand second story signage to additional qualifying 
businesses in the Civic Center Area Plan (CCAP). (2014) 

 The merging of the Administrative and Minor Conditional Use Permits, clarifying ambiguous 
information in the process. (2014) 

 A zone amendment was administered, revising the temporary banner permit requirements, 
expanding the time periods allowed for new or relocated business. (2013) 

 An online permit application, eTrakiT, which is available 24 hours a day, seven days a week 
through the Public Works Building Division to review permit status. (2013) 
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The Plan calls for a continuous openness to review the permit process and ways to streamline the process.   

We will also continue to be responsive to feedback and suggestions received from our customers. The 

following goals and objectives have been identified to assist with this goal: 

 The Assistant to the City Manager will continue to be receptive to feedback and suggestions 
received from the commercial sector, developers and property owners; discuss possible 
solutions with the applicable City department(s) and take action on changes to policies as 
appropriate. 

 PW will offer a minimum of two code training events to contractors, architects and citizens to 
update them on changes to respective codes; when applicants are up to date on requirements, 
the permit process can advance in a more efficient manner. 

 The Engineering, Building and Safety Divisions of PW will meet with the applicant’s team any 
time a plan has been checked by staff three times and corrections are still being requested.  
The goal is address any communication deficiencies that may be causing repetitive checks 
between the two teams.  

 

Reviewing and Updating Land Uses 

The goal is to have a process to review current land use designations to see if the economic realities have 

changed so that a higher and better use might be possible or that new uses have emerged that 

previously were not anticipated in the land use planning.  The idea is not to change so that the latest fad 

is chased down but that a process is in place to recognize that a structural change may have occurred 

and the current land use designation needs updating. 

Grand-Foothill Residential Overlay Zone 

The Glendora Municipal Code does not contain specific changes for approval of a zone text amendment, 

rather it allows flexibility to review and approve such amendment requests if they are consistent with the 

goals and policies of the General Plan. A Zone Amendment was adopted for the Grand-Foothill Overlay 

zone in 2010.  
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The amendment provided for modification to building height, front setbacks, and to the multi-family 

residential parking standards. In the process it allowed for a development approval of a project which 

would result in consolidation of twelve parcels encompassing 8.84 acres. The land was previously 

developed with several nonconforming industrial and commercial office buildings and a surface parking 

lot. The property was also environmentally damaged from prior dry cleaning uses. The Overlay has 

garnered a developer to invest nearly $50 million into our community. To date the developer has 

demolished the outdated structures and remediated the property. The development, Foothill 533 is now 

under construction and will result in a 144 townhome project more consistent with the surrounding 

neighborhood.    

Carroll Vermont Citrus Crossing 

On December 13, 2016, the City Council approved land use changes to properties near the future Gold 

Line Station.  Areas on the north of the railroad tracks were changed from a designation of Route 66 

Specific Plan to high density residential.  The parking lot fronting Ada Avenue, south of the railroad tracks 

was changed from Route 66 Specific Plan to civic/institutional, which corresponds more appropriately 

with the medical facilities.  

The changes allowed for approval of a residential project at the location of the former packing house.  

The residential project involves construction of 40 detached single-family houses and realignment of the 

existing alley. The two-story houses will range from 1,630 square feet to 1,766 square feet in size with 

three or four bedrooms and two and a half bathrooms.  

The updated land use aids our economic development efforts by providing home ownership opportunities 

with maximum allowed density zoning (R3 Multiple Family) on properties that are currently underutilized, 

and an investment of several million dollars into the community by the developer.  The neighborhood is 

located within an existing urbanized community with access to commercial areas, thus providing 

additional traffic and customers for the surrounding business community.  The zone change also provide 

for continued support of the existing medical facility in the area. 
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Route 66 Specific Plan 

The City Council ordered a full review of the Route 66 Specific Plan in 2014 to determine whether the 

developing transformation of Route 66 still meets the community’s vision for the corridor The Planning 

Commission has reviewed the entire Specific Plan, held numerous public meetings and commissioned an 

economic and market analysis which evaluated existing conditions and 

tested several development types for economic feasibility. As a result of 

these actions, a draft revised Specific Plan has been prepared.  The 

revisions represent a major change in development standards for the Route 

66 corridor. The revisions include: reductions in residential and commercial 

densities, increased building setbacks, reductions in building height, 

eliminating development incentives, eliminating parking reductions, 

modifying the list of permitted uses, and amending specific plan guiding 

principles and objectives.  City Council is expected to take action on the 

Route 66 Specific Plan later this year. 

 

Arrow Highway Corridor Specific Plan 

In 2014, Glendora City Council identified the development of a Specific Plan for the Arrow Highway 

Corridor as a priority in order to enhance economic development and stimulate the transformation and 

revitalization of the corridor.  After months of community planning and active involvement from a Steering 

Committee comprised of residents and business owners (particularly those within and near the Arrow 

Highway Corridor), as well as input from the County, the 

City of Covina, Foothill Transit, LA County Flood Control 

District, and other key stakeholders a draft Arrow Highway 

Specific Plan was completed in May of 2017.  The Arrow 

Highway Corridor is generally bounded by the Glendora 

city limits on the west and east including all properties 

fronting Arrow Highway on the north. The draft document 

provides policy direction regarding how the Arrow 

Highway Corridor can be transformed and revitalized. A 

primary objective of the plan is to provide for a transition 

of uses that are responsive to market forces and support 

the overall economic development and livability goals of 

the City.  With the draft Specific Plan complete, the next steps include preparation of an Environmental 

Impact Report and Public Hearings.  City Council is expected to take action on the Arrow Highway Specific 

Plan in the fall of 2017.  
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BUSINESS RETENTION 

The City of Glendora currently has close to 4,100 businesses; 3,000 in town and an additional 1,100 out 

of town businesses, ranging from in-home to manufacturing, contractors and big box retailers. 

Additionally, some of these businesses include headquarters of national companies such as Portland 

Cement, Ormco Corportion and Armstrong Nursery. As we continue to maintain a strong local economy, it 

is critical that we build on what we already have and retain the businesses that have already chosen 

Glendora as their home.  In the Business Retention aspect of this Plan, our approach is to retain businesses 

by providing them with the tools they may need to grow and succeed in Glendora. Specific ways to do 

this include the offering of incentives and through outreach and support. 

Incentives 

With the loss of Redevelopment funds, the only alternative source available is the CDBG program. The 

use of CDBG funds is limited, as we must identify their use to meet one of three (3) national objectives; 

providing a benefit to low and moderate income (LMI) persons will be the applicable objective.   

The Economic Development Loan Grant, originally established in 2013 as solely a commercial façade 

program was later expanded to allow for expenses such as start-up costs, acquisition of equipment, 

purchase inventory, or working capital in addition to tenant improvements. The goal of this program is to 

provide gap financing to allow for new business openings as well as expanding businesses that otherwise 

might not be possible. In the process and as a condition, new jobs are created for LMI persons.    

Activity for the CDBG Economic Development Loan Program is as follows: 

Fiscal Year 2013-2014 

 One new business, restaurant, total of $50,000 

Fiscal Year 2014-2015:  

 Two new businesses - one retail and one restaurant, total of $35,000 

 Two expanding businesses - one retail and one restaurant, total of $75,000  

Fiscal Year 2015-2016 

 One expanding business, retail 

Fiscal Year 2016-2017 

 One expanding business, retail, total of $27,000 

 One new business, retail/service, total of $25,000 

The annual allocation of CDBG funds received is determined by a formula comprised of several 

measurements of community need. These measurements include poverty level, population, housing 

overcrowding, the age of housing, and population growth. Glendora is at a disadvantage, due to a 

relatively affluent population, compared to other communities. The current CDBG plan has established the 

goal of assisting 10 businesses over the course of the five year period spanning from 2013-2018. To 
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date we have assisted 8 businesses or 80% of the established goal with additional businesses currently 

expressing an interest to apply for the program in the next and last year of the five year plan period.     

Outreach & Suppor t 

Outreach and support includes communication with the 

businesses community through a variety of methods: 

 Business visitation 

 Workshops 

 Business Survey (2012 & 2016) 

 Welcome introductory letters to new businesses 

 Outreach to home based businesses 

 Association with the Chamber of Commerce 

 Congratulatory acknowledgement and recognition 
of awards received by business 

 New businesses announcements available for 
placement in the Glendora Report  

 Communication with the commercial broker community 

 Support of the Business Improvement District 

 Informative letters, by example, a letter was mailed to all businesses in July 2015 clarifying the 
impact/nonimpact by the action of the City and County of Los Angeles. 

 Business Directory with 1,400 Glendora business entries organized alphabetically and by business 
type 

 One on one meetings with leading property owners at the MarketPlace; Diamond Ridge; Auto Centre; 
Vermont Avenue; and Sprouts/Marshalls center. 

Educational Suppor t  

One of the most valuable tools available is for our educational training opportunities. Many businesses 

struggle with the management and marketing side of their operations. In addition, they are often 

challenged to understand government regulation requirements.  By providing a nearby location where 

small business operators can seek training or assistance in in these areas may be the difference for their 

success or failure.   

Educational support of the business community has been and will continue to be made via access to 

available resources provided on the City website and through workshops presented in cooperation with 

partners such as the local education institutions, the Chamber of Commerce, the Employment Development 

Department, the Small Business Advisory, SCORE, or the Small Business Development Corporation. 

Workshops held in the past have been presented on topics that the business community has expressed an 

interest on through the Business Surveys and workshop evaluation forms.   
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Each year we aim to present at least four business workshops. 
In FY 2016-2017, six workshops were presented on the 
following topics: 

 Marketing for the Best Holiday Season Ever 

 State and Federal Payroll Taxes 

 State Labor Laws 

 Retirement Planning 

 Cyber Security 

 Digital Marketing 

 

BUSINESS ATTRACTION 

Business Attraction strategies utilize a variety of tools including highlighting the City’s positive attributes 

and following through on our “Business Friendly” reputation, keeping our cost of doing business low and 

the offering of incentives such as the Economic Development Loan Grant. 

Marketing and branding Glendora is also a key element. Marketing brochures have been created as 

handout pieces for prospective businesses identifying useful information such as demographics, top 

employers, incentives, distance to key regional destinations and the cities commitment to providing an 

environment favorable to conducting ones business.  Additionally a database of opportunity sites or 

commercial vacancies available is available on the City website assisting prospective businesses with 

identify a location. 

Regional Conferences 

Glendora is in attendance at regional conferences hosted by the International Council of Shopping 

Centers (ICSC). At these conferences, marketing materials including locations we are strategically 

marketing in the City are distributed.  Additionally, these conferences give insight as to which retailers 

and restaurants are looking to expand.  

Proactive Communication 

To be proactive in its business attraction methods, the Plan calls for increased communication with brokers, 

property owners and expanding retailers. Specifically, we will work to identify expanding retailers and 

match the right tenant for our community. As part of our marketing and business attraction efforts, this 

year we held two commercial broker workshops to facilitate communication and awareness of city 

projects and commercial inventory available.  

The Assistant to the City Manager will personally see that businesses receive first class service to help 

their businesses open and succeed in Glendora as quickly as possible. This may include facilitating and 
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connecting interested parties to appropriate city staff and departments or coordinating meetings to 

provide guidance that will ease the entry of their business.  

Incentives 

Incentives are tools which can be helpful in attracting businesses into Glendora. As previously mentioned, 

at the present time the only available financial incentive is the Economic Development Loan Grant funded 

through the Community Development Block Grant (CDBG). Since implementation, three businesses 

received a loan grant to assist with start-up costs and one application is currently under review. The grant 

requires job creation with monitoring for one year. Once compliance is met, the loan becomes forgivable, 

thus there is a second incentive to encourage these businesses to invest the otherwise incurred debt in 

further growth of their business. 

Notable new businesses that have opened this past year 

include: 

 Chick Fil-A 

 Pick Up Stix 

 Sprouts Farmers Market 

 Marshalls Department Store 

 Starbucks (1 location)  

 MooYah 

 Teriyaki Madness 

 America’s Best Contacts and Eyeglasses 

 

MARKETING 

A vital component in implementing the Plan is to market the City to the business community, to our 

residents, and to future stakeholders. In this effort, we pursue all media outlets available to Glendora, 

such as Internet presence, exposure at the ICSC regional conferences, meeting with brokers, cold calls, 

business affiliates, or through e-mail. The aspects included in the Plan are strategies that have been used 

since adoption of the original Plan, however we will continue with an open mind considering new concepts 

that we believe will be instrumental in attracting and retaining businesses in Glendora. 

In addition, this year the City engaged EconSolutions by HdL to assist with the marketing efforts of three 

of this year’s focal vacancies, the Mayflower, Glendora Promenade and the former Vons Center on Arrow 

Highway.  EconSolutions has prepared a Market Analytics Report that is comprised of several sub-reports 

that together will assist with marketing and attraction efforts. 

 Consumer Demographic Profile provides demographic information with a side by side comparison 

in terms of drive time to help visualize consumer changes as the market size differs. 
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 Household Segmentation Profile provides a understanding of consumer preferences, behaviors 

and habits.  It includes an understanding on the different lifestage groups to help retailers 

understand if the area matches with their target consumer. 

 Employment Profile provides an evaluation of the daytime population based on the types of 

businesses and types of workers in the area; this information can greatly influence decisions on 

where to locate a business. 

 Consumer Demand and Market Profile examines consumer demand against market supply for 

different product lines to determine where an opportunity may exist for additional retail. 

Utilizing the report for each of the individual sites, EconSolutions is able to prepare a Void Analysis 

Summary to help target best suited potential tenants. 

Web Based Strategy 

Glendora developed this key media form as a critical tool for communicating with our residents and has 

expanded and improved it to provide information to our commercial sector. The Economic Development 

section of the City website serves as a one stop Online Business Resource Center where potential and 

existing business owners can find everything they need to start or do business in the City, including the 

following: 

 Demographics 

 Steps to Starting  a Business 

 List of commercial space available 

 The benefits of conducting business in Glendora 

 Incentive Programs 

 Business Directory 

The website serves as a centralized information site that has proven helpful to tenants or developers 

looking for opportunity sites, for landlords looking to share positive information about the Glendora 

market, and to promote the Glendora story in a pro-business manner.   

Adver tising, Flyers & Educational Events  

Traditional marketing methods will also be utilized in an effort to attract new businesses, highlight 

Glendora, and promote existing businesses. We have done this by attending regional conferences, issuing 

flyers, hosting business workshops, creating a business directory and encouraging our community to Shop 

& Dine in Glendora with announcements in the Glendora Report.    
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STRATEGIC ATTRACTION BUSINESS AREAS 

 

While each of the components within the Plan will be offered to all potential and existing businesses in 

the City, particular emphasis will be focused on key areas.  We recognize that strategic areas may 

change each year, depending on properties or areas of opportunity.  At this time, strategic areas of 

focus are identified as:  

1. MarketPlace  

2. Former Ralphs / Incoming Sprouts Center 

3. Glendora Plaza  

4. Mayflower  

5. Glendora Promenade  

6. Former Vons Center on Arrow Highway 
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1. Marketplace  

Home to big boxes such as Home Depot, Kohl’s and Sam’s Club, the Marketplace is a top generating 

location of sales tax for the City of Glendora. Three buildings comprising more than 40,000 square feet 

were added to the Marketplace/Diamond Ridge center in the past couple years.  In the last twelve 

months, a portion of the new space was filled with the openings of Chick-Fil-A, Pick Up Stix, and Moo 

Yah.  Teriyaki Madness and America’s Best Contact and Eyeglasses located in vacant spots at the south 

east corner of the center.   

In the coming months, the community will have the opportunity to shop at Guitar Center and Aldi, the two 

tenants will occupy the newer 35,000+ square foot building. This building was originally intended to 

house a national sporting goods store that fell victim to the changing retail environment. Prior to opening, 

the proposed chain filed bankruptcy and announced closure of all stores.  City staff worked with the 

developer in attracting a replacement occupant.  The existing Specific Plan (SP) required a minimum size 

use of 15,000 square feet, however with the trend of tenants seeking smaller store footprints a single 

tenant replacement proved to be 

difficult and the configuration of the 

two new replacement tenants did not 

meet SP requirements.  Ultimately, an 

amendment to the Specific Plan 

downsizing the minimum use size to 

10,000 square feet was 

administered which would allow for 

the two incoming tenants as well as 

provide for any future similar 

situations given the expected 

continuance of the trend toward 

smaller retail footprints.   

Recently the City has received an application for a drive through to be built in the Home Depot lot and 

additional interest has been expressed for a new development pad at the Kohls/Ulta property. City staff 

will work with the potential developers to determine whether space remains for these additional retail 

and restaurant opportunities.  

2. Sprouts Center - 655 S. Grand Avenue 

Marshalls, Sprouts and the Coffee Bean and Tea Leaf have replaced the former Ralphs Grocery Store on 

Grand and Route 66.  The city team worked closely with developers to bring these additional shopping and 

dining opportunities to the City of Glendora.  The site underwent a complete redevelopment that included 

modifications to the building, a dramatic facelift, reconfiguration at the rear for delivery trucks, and new 

paving, lighting and landscaping in the parking lot.   
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The redevelopment has transformed the center into a fresh and vibrant mix of retail, grocery and eateries. 

The City will continue working with the developer to assist with attracting additional tenants to complete the 

inline spaces as well as the freestanding building that sides Route 66.    

 
 

3. Glendora Plaza - 670 S. Grand Avenue  

Glendora Plaza, included with the original Plan, continues to be on the strategic area list. While this 

newer retail/commercial center has made great progress filling most of the in line space with Dunn 

Edwards, Verizon and several inline quick serve casual restaurants, a prime free standing restaurant 

space remains available. The space 

has potential to be a noteworthy 

restaurant in the community with 

possession of a CUP allowing 

entertainment and alcohol service. We 

are encouraged with the 

redevelopment across the street.  The 

new Sprouts/Marshalls Center has 

created a renewed vibrancy in the 

area with an increase in traffic that 

we expect will help fill the remaining 

space in Glendora Plaza. 
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4. Mayflower – 940 S. Grand Ave. 

Mayflower is an older retail center that has long 

been supported by major tenant Sports Chalet.  Last 

year Sports Chalet announced closure of all stores 

including the Glendora location.  Doors closed in 

June of 2016.   

The center offers a prime location north of the 210 

Grand on-off ramp, still filling the vacancy has been 

a challenge.  The owner has referenced parking 

concerns from potential tenants; additionally the 

vacant space is large at approximately 40,000 

square feet, and the center does need some 

modernization in order to obtain a replacement 

tenant. Complicating the efforts is the fact that the eight parcels comprising the center are owned by four 

different property owners.  The Mayflower is one of the three centers under review by EconSolutions. 

 

5. Glendora Promenade - 1321 S. Grand Ave. 

The Glendora Promenade was redeveloped in 

2009 and anticipated a widely recognized tenant 

to anchor the center; however the company took a 

negative turn leaving this center without an anchor 

for the last several years.  We have continued to 

offer support and assistance with marketing and 

courting a replacement anchor tenant.  While a 

lease was executed in June 2016 with an 

overseas grocery market, their business plans took 

a turn and the plans to open in Glendora fell 

through. 

There are currently several businesses occupying the center including a medical facility, a daycare, and 

several quick-serve casual restaurants, yet the center, anchor location remains vacant.    Contributing to 

the hurdle of filling the space is the lack of synergy, day time population and traffic in the area.  The 

property has not been able to attract a retail anchor tenant to the center. Recently the real estate broker 

informed staff that the property owner has approved a change in marketing strategy to include the 

consideration of a nonretail anchor tenant. This center is the second of the three sites under agreement 

with Econ Solutions. 
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6. 431 E. Arrow Hwy. - Former Vons Center  

Grocery stores are not immune to the changes in the retail market.  The Vons location on Arrow Highway 

closed its doors last September leaving behind a 32,000 square foot vacancy.   While there has been 

some interest shown, there has been no progression from any interested party.  Some of the difficulties 

presented mimic some of those already presented; as previously stated large spaces have become 

increasingly difficult to fill and this is large space; the center does need some improvement; and similar to 

the Mayflower center, this center is comprised of ten parcels with five different owners.  This is the third 

location included under the agreement with EconSolutions to assist with finding a replacement tenant.  

 

 

 

 

CONCLUSION 

The City of Glendora has evolved from a sleepy agricultural community of about 700 and only a few 

square miles to a modern bedroom community of over 50,000, located within one of the most densely 

populated urban areas of the United States.  In fact, most of our growth occurred in the 1980’s and early 

1990’s, in terms of both population and development.  We have a dynamic and exciting local economy, 

yet many of the land use decisions from those early incorporation years don’t necessarily lend themselves 

to supporting the economy of the next couple of decades.  Many of our commercial areas are dotted 

with non-conforming lots and uses that often cannot be substantiated by legal permits (i.e. uses such as 

outdoor storage).  The goal of our many specific plans has been to prepare our limited commercial space 

for an ever changing economy and facilitate infill development, which can be very difficult.    

As mentioned earlier in this report, the success and 
expansion of the commercial sector is co-dependent on 
rooftops.  As a result of our efforts and the improving 
economy, the City of Glendora is experiencing an 
upswing primarily in residential development but also 
with some commercial development in the mix.  The 
result is a significant investment committed to our 
community.  While mostly residential, the increase in 
housing will positively impact our commercial sector, in 
that the additional population will not only help support 
existing businesses but will also help to attract new 
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businesses come into the City, once again substantiating the symbiotic nature of rooftops and commercial.  

The surge in investment will also have a notable effect on property tax revenues.   

The table below is representative of the major recent and pipeline residential development projects: 

Project  Developer Status Type* Sale/Rent Units 

Recently Completed      
Glendora Village Collection City Ventures  2015 Townhome Sale 53 
Avalon Bay Glendora Avalon Bay Comm. 2015 Mixed Use Rent 280 
601 N. Grand Ave. Melia Homes 2016 SFD Sale 12 
Rose Walk Olson Company 2016 Det. TH Sale 21 
Arrow Highway Townhomes City Ventures 2016 Townhome Sale 23 
      
Pipeline – Under Construction      
Monrovia Nursery William Lyon Homes Construction SFD Sale 121 
Foothill 533 City Ventures Construction Townhome Sale 144 
Gables on 66 D.R. Horton Construction Mixed Use, 

TH and SFD  
Sale 126 

Carroll Vermont  Watt Communities Approved Det. TH Sale 40 
      

Pipeline – Under Review      
1237 Bonnie Cove  In Review Det. TH Sale 31 
Gordon Mull/Gordon Ranch  EIR Review SFD Sale 18 
      

*SFD – Single Family Detached; TH –Townhome; Det. - Detached 

We should also not forget that our economic development efforts have indeed been successful in the 

regard that we have been recognized by the LAEDC as a finalist for Most Business Friendly City in the Los 

Angeles County for three years, and walking away victorious in 2014.   Our business community is vibrant 

due to a wide range of private and public efforts and we cannot discount the economic success of the 

Auto Centre/MarketPlace corridor, which has over $350,000,000 in gross sales activity annually.  Our 

downtown Village has experienced many challenges, yet it remains Glendora’s central gathering point for 

most events and activities and has been voted for six consecutive years by the region as the Best 

Downtown in the San Gabriel Valley as part of the San Gabriel Valley Newsgroups Readers’ Choice 

Awards.  Glendora’s vacancy levels in the City are some of the lowest in the San Gabriel Valley, thus 

reflecting the positive environment and location. 

The Economic Development Plan explained herein will keep the momentum moving forward and serve to 

maintain a healthy economy.  A healthy and vibrant economy is vital for increased job creation, improved 

quality of life standards and enhanced community programs.  Such statements are certainly supported 

when we consider the contributions of the Auto Centre/ MarketPlace/Diamond Ridge corridor.  Nearly 

70% of the City’s sales tax receipts are generated and well over 1,000+ permanent jobs are attributed 

to that area.  At the same time, having an overall healthy business sector, including those that produce 

sales tax and those who do not, provides critical synergy to those big producers and their fellow 

businesses.   

With the adoption of specific strategies for business attraction and retention, coupled with a marketing 

strategy, the community will be better positioned to continue the advancement of its economic goals.   This 
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Plan depends heavily on partnerships across all City Departments, with the business community, 

educational institutions, property owners and maximizing existing sources to make it successful.  This Plan 

will underperform without such a partnership.  In addition, our success depends on a financial investment 

in order to expect a financial gain.   

With the investment approved by the City Council, it has certainly made a meaningful statement of its 

willingness to partner with our business affiliates to keep the community moving forward.  In addition, it 

recognizes that this a “living” Plan, that has now undergone its first update and will be modified as 

change in our environment deems necessary in order for it to be effective and thus meet the community’s 

needs in the long run. 
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