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 Abstract: 

Commercial Corridors around Boyle Heights, Los Angeles have offered much more than a 

place of business; they are time capsules of spaces of belonging through the ability to shop, 

network, be in community, and most importantly, feel at "home" even when not physically in 

one. Recent conversations have focused on changes in mixed-use commercial zones within a 

current Latino-majority neighborhood, such as Boyle Heights (Gay, 2001), alongside advocacy 

against new housing developments. Local community members attempt to revitalize and create 

spaces for the community, however for Latinos attempting to revitalize the neighborhood who 

embrace Latino social mobility and investing in Economic and Community Development efforts 

get labeled as “gente-fiers,” pivoting an analysis on how other planners and urban researchers 

bridge belonging and exclusion to find ways to minimize the feeling of “othering.”  

This study examines how past spaces in Cesar Chavez Avenue, formerly known as 

Brooklyn Avenue (1994), continue the business legacy through Latino Commercialism (Lara, 

2018). This study utilized auto-ethnography, archival search, and case study methodological 

approaches for data collection and unit analysis (Cahuas, 2021). By conducting semi-structured 

interviews and informal and formal Platicas (conversations) with different community members 

along Cesar Chavez Avenue and/or First Street in the Los Angeles Boyle Heights neighborhood, it 

is evident that Cesar Chavez holds significance through former and current small businesses. An 

interdisciplinary analysis indicates how a lack of acknowledgment of past barriers to community 

engagement, urban planning, and housing development contributes to mistrust of plans for the 

neighborhood. Highlighting how some aspects of immigrant history, related to spaces and places 
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in everyday life, become forgotten unless actively documented or preserved, underscores the 

need for local historians and urban planners to collaborate in finding ways to document invisible 

histories. Recommendations from this study: a small-business analysis to explore how short-term 

maintenance over time, through place-making, can contribute to the preservation of Latino 

Urbanism (Rojas, 1991) within Cesar Chavez Avenue. To minimize confusion in a predominantly 

Spanish-speaking community, an effort should be made to establish a Spanish community-based 

coalition, inviting Latino Planners. Lastly, when implementing the new Boyle Heights Specific Plan 

(2024), a call for a more inclusive approach through community engagement workshops with 

clear goals and policies for the future of Boyle Heights is recommended, as outlined in the Latinos 

in Planning Community Engagement Guide (2024). 
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Chapter 1: Introduction 

"You always felt at home and very comfortable, like you belonged. That's the secret of 

Boyle Heights. We belonged. If I were to say anything about the whole life of which I was proudly 

a part, it was belonging." 

- Boyle Heights: The Power of Place from the Japanese American Museum 

 

The streets of Boyle Heights, for those who grew up in the neighborhood, often evoke a 

mixture of feelings, but for the most part, many will describe it as home. The scents and sights 

captured by one's senses and stored as memories, informally coded into the mind and tied to the 

geographic coordinates of a place, create a personal story-map. Places around the neighborhood 

hold significance not solely because of their physical presence, but because of the people who 

occupy and shape those environments. Home is not only defined by physical infrastructure, but 

also by community and a sense of belonging, even if that belonging exists within the context of 

exclusion. 

In Boyle Heights, it is rare to hear someone say they do not feel like they belong. For 

decades, the neighborhood has been known as a sanctuary, welcoming newcomers from 

different countries, states, and, most importantly, cultures. Contemporary conversations about 

changes to commercial corridors, such as César Chávez Avenue, and the lack of community 

spaces open a deeper discussion: How will future infrastructure and housing developments not 

only address housing needs, but also foster collaboration to preserve a sense of belonging, 

especially when immigrant-owned businesses continue to face daily barriers? 
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Rationale 

Neighborhoods in Los Angeles such as Boyle Heights hold significant history of 

multiracialism and multiculturalism. Negative rhetoric lead by poverty and crime statistics 

combined with neglect from local government officials over time snowballs into opportunism to 

invest in local real estate, local partnerships, and new businesses. Speculations about 

gentrification by infill developments through Metro’s Joint Development Program or affordable 

housing projects increase mistrust by residents without knowing when the next public hearing 

for a project is, continues questions about planning. Community interest in learning about new 

developments coming into the neighborhood and how to apply lead to conversations about how 

outreach about these is hew housing projects done. How is history and lives of people’s 

contribution to the neighborhood being preserved as new goals and policies through an updated 

Boyle Heights Community Plan (2024)? 

Importance of Study 

When working with predominately Latino communities, using interdisciplinary praxis, 

identity politics, and a community-based planning approach can enhance community 

development by initiating urban planning conversations among marginalized groups who often 

feel urban planning is not suitable for them as community members. This research attempts to 

bridge prior social science theories to present day urban planning theories to highlight how 

former traditional urban planning community engagement outreach in Latino neighborhoods 

such as Boyle Heights need to be updated through building upon concurrent formal and informal 

networks.  
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Scope of Study 

In 1994, Brooklyn Avenue, a commercial corridor in Boyle Heights, was renamed in honor 

of United Farm Workers labor leader César Chávez. The change reflected shifting demographics 

and ongoing community activism. For long-time Jewish residents, it marked a loss of the Boyle 

Heights they knew; for the now predominantly Latino community, it symbolized an open 

invitation for a sense of cultural and economic belonging. 

This study examines how patterns of injustice in urban planning continue to disrupt 

senses of belonging and living stability in Boyle Heights. It calls for using an interdisciplinary 

approach grounded in Ethnic Studies and Planning. Drawing on local journalism, such as Boyle 

Heights Beat, and community networks to understand how and why housing and tenant rights 

groups operate across different spaces can contribute to community-based place-making. 

Recommendations from study include small-scale revitalization for commercial corridors, such as 

Cesar Chavez, funded through public grants or private small-business investments, can be 

strengthened through workshops. This approach can also explore the possibility of creating a 

Boyle Heights Micro Metro Zone to assist with connectivity around commercial and inner 

residential corridors to minimize car and parking tension between neighbors around Cesar 

Chavez. Revitalization and preservation efforts, supported by local academic and non-academic 

partnerships, can intentionally expand education and community engagement materials as the 

new Boyle Heights Community Plan (2024) begins implementation. Suggestions from community 

members for inclusive engagement, preservation in Naturally Occurring Affordable Housing 
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(NOAH), and support for anti-displacement strategies can help current residents feel a sense of 

belonging in the ever-changing landscape of Cesar Chavez Avenue. 

The chronological order for this thesis is intentional for insiders and outsiders of the 

neighborhood. The next chapters introduce the rationale for choosing Cesar Chavez Ave as a site. 

Using Chicana Urbanism as a praxis was insightful to contextualizing mistrust and expanding 

qualitative approach to community engagement with different neighborhood members. In a 

comprehensive literature review that incorporates urban planning theories such as Latino 

Urbanism by James Rojas (1993) and Latino Commercialism by Jesus J. Lara (2018) to larger scope 

of Los Angeles planning and zoning policies, which have shaped the future of housing, parking, 

and most importantly, land use within Boyle Heights.  

Another scope of the literature primary intention of pulling from non-traditional forms of 

qualitative interviews, such as Chisme(gossip) (Gutierrez, 2020) to hear storytelling from people 

who are day-to-day on the ground attempting to survive within commercial zoning and may have 

a better understanding at how social and economic intersect with other identities such as 

income-level, race, gender, nationality, immigration status. A small sample size, as stated by 

academic Mario Small (2009), was most relevant for this study to highlight importance of 

qualitative research to rationalize the feeling of loss of space and community. A further look at 

the difference in residential and commercial gentrification in local commercial and mixed-use 

zoning and how the changes in housing around the neighborhood limit preserving mom-and-pop 

businesses.  
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Chapter three explains methodology chosen for study to advocate for interdisciplinary 

forms of engagement to build trust with local community members and spark conversations 

about planning, including how residents can access housing resources. The chapter also explains 

the importance of adopting an ethnographic approach through qualitative, semi-structured, and 

informal interviews. Throughout this research, learning about one's positionality while 

conducting urban planning research (Beejuan, 2022) introduced an unprecedented internal 

barrier: imposter syndrome. This feeling was counterbalanced by the fulfillment of witnessing 

Latinx joy—especially when local community members expressed enthusiasm about participating 

in planning conversations.  

Chapter four presents the findings and discussion. In the chapter, exploring Cesar Chavez 

and La Chispa De Oro as an urban planning researcher, the positionality of being the researcher 

brought in different senses as most feminist scholars call "Affect Theory" (Dighton,2019) learning 

about the lost spaces and places that community members who have lived, worked, or hung 

around Cesar Chavez over the last three decades 1990's-2025. The informal conversations that 

emerged from consistently and authentically showing up around Cesar Chavez Avenue, while 

returning to the neighborhood with a renewed perspective on planning and housing, allowed for 

an advocacy assessment, seeing how grassroots activists fight for a small restaurant. Examining 

how the necessity for housing on a state, county, and city level triumphs local advocacy. This 

reflection aimed to avoid contributing to the stereotype of urban planners as "know-it-alls" with 

little regard for alternative narratives. An argument of bettering language services for public 
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meetings and a call for more affordable housing units from the community is overshadowed by 

evident rage and “out-of-place decorum.”  

Finally, chapter five explores future suggestions to mitigate some connectivity and 

community engagement gaps when the time to implement the Boyle Heights Specific Plan 

becomes a reality. Most notably, the last chapter offers a glimpse of hope for planners from 

similar neighborhoods who wish to get involved, through the praxis of Embedded Planning (Bell, 

2019). It is important to note that similar academics and organizers have been calling out urban 

planners for their lack of community-based planning approaches. It is through institutionalization 

and the coining of the term "embedded planning" that individuals who are unfamiliar with how 

to maintain authenticity as they navigate a system that is unfamiliar to them. Utilizing street 

knowledge in conjunction with planning theory and credentials can enhance the forms of 

neighborhood planning, thereby limiting social, political, and economic gaps. auto-ethnography 

and interviews introduce how Cesar Chavez has changed or is changing from 2010 to 2025. The 

people who have left, or the new arrivals in the neighborhood, attempt to begin their efforts in 

Latino Entrepreneurship. Drawing back from my own experience doing a Service-Learning project 

in my junior year at Math Science Magnet Technology Academy at Roosevelt High School, where 

the school has had contract with ESRI through the in hopes that inviting younger generations into 

urban planning conversations. 
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Figure 1: Los Angeles City Council Boundaries (Source: Los Angeles City Planning) 

Research Questions 

1. How does displacement in small business corridors such as Cesar Chavez affect the spatiality and 

social cohesion of current long-term residents?  

2. How should future urban planners consider going beyond current rhetoric about marginalized 

communities and providing better agencies to minimize displacement in the immigrant majority 

communities? 
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Chapter 2: Literature Review 

Neighborhoods in Los Angeles 

To set the geographic scene, the first step is to understand the difference between Los 

Angeles County and Los Angeles as a city. Los Angeles County has five supervisory districts (LA 

Almanac, 1998). For this study, the city of Los Angeles, as a jurisdiction and its districts, will be 

the center of the study. As a municipality, the City of Los Angeles is composed of 14 neighborhood 

districts as seen in Figure 1 above, stretching from the San Fernando Valley to the East Side, 

including Boyle Heights, the second-oldest neighborhood in the city, which was initially 

established as Paredon Blanco, "White bluff," by Spanish colonists (Sanchez, 2021). Born and 

raised here, it has become evident some Angelinos take immense pride in being from the City of 

Angels but more specifically they embrace a strong sense of neighborhood pride. Suppose 

answers, ranging from the street they grew up on or now live on, if they are familiar with local 

street politics, or the neighborhood in which they currently reside, one was to ask an Angelino, 

"Where are you from?" The pride that one holds for their neighborhood is also recognized in 

Chapter 5 Urban Form and Neighborhood Design Introduction and Summary of Issues Identity 

section from the Los Angeles General Plan Framework Element recognize the importance of 

neighborhood pride: 

Identity 

1. Many residents do not identify with the city, but, instead, with their own neighborhood. 

2. The existing and planned transit system (both fixed rail and major bus routes), as well as 

corresponding concentrations of development, provide a structure for defining the City's form. 
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3. By recognizing that Los Angeles is comprised of neighborhoods, planning measures can reinforce 

those neighborhoods and connect them to one another and to larger districts, thereby defining 

a citywide structure. 

 

Table 1: Table of Neighborhoods in The Los Angeles City Council District Boundaries 

 

With the city's boundaries incorporating diverse demographics and cultures, the 

foundation of Los Angeles's social fabric relies on diversity. As urban planners, our mission is 

usually based on understanding the laws and frameworks that shape the public's environment. 

If not, most often, the overarching goal we all carry is that there is a greater scope for planning 

for the future. As professionals with knowledge of zoning, land use, housing, and transportation, 

it is a privilege that not many constituents of a city or neighborhood may have, unless they 

possess the capacity to understand urban planning. For planners working in the public sector, 

knowledge of jurisdictions is essential to plan for a better future for the public, informed by both 

past and present realities. Planning frameworks, such as Historic Preservation, Affordable 
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Housing, Transportation, Community Engagement, and Community Development, invite 

planners as professionals to implement these components in jurisdictions like cities and counties. 

However, what happens when communities, neighborhoods, districts, and city residents have 

limited knowledge about what planning is? How do they receive public notifications about new 

projects entering their neighborhood? Who do they go to when the building they have been living 

in for over 30 years is suddenly being sold and forecasted to be demolished? 

Neighborhood Barrios  

Living in Los Angeles offers a unique experience and often includes a unique migration 

story for each resident. If one is a “Transplant” as described by planning scholar Jane Jacobs 

(1961), being self-propagated into another cultural and economic ecology, calls for the transplant 

to emerge into that unknown environment and familiarize itself with the living-established 

environment. Based on Jacobs' theory, if one is not an original steward of the Los Angeles Land, 

such as the Tongva-Gabrielinos were, then the sociology of entering a new environment entails 

acclimation beyond the physical dimensions. Los Angeles residents who move to the city may be 

asked where they are from in various ways. The answer can range based on the individual's social 

location: place of origin, nationality, and ethnicity. However, if someone were to ask where a 

native Angelo is from, the answer may be more geographically specified. Self-identifying 

Angelenos carry immense pride not only for their city, but in most, if not all, cases, the 

neighborhood with which the individual is familiar.  

According to the academic literature, a barrio is an area primarily populated by Spanish-

speaking individuals with at least one generation assimilating into American culture (Lipsitz & 
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Villa, 2000). When looking at Los Angeles Planning Historical Housing Land Use Study (2024), the 

definition of a barrio is a slum: “…a derogatory term used to describe areas or neighborhoods 

containing substandard housing, unsanitary conditions, and often overcrowding; historically, the 

term was often associated with neighborhoods in which communities of color lived.” Urban 

Studies literature also recognizes a barrio as a product of historical exclusionary zoning practices, 

such as redlining (McKnight, 1960).  

 

Figure 3: Kernal Density Analysis of Gang-Related Crime in Boyle Heights, 2005 and 2012 

(Source: Pat Brown Institute for Public Affairs Dr. Shiau, 2017) 
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Some people, if gang affialiated, might have lost as we say in the neighborhood, a 

“homie.”  Boyle Heights and Cesar Chavez have a history of gang violence. In a community 

engagement Through Participatory Mapping: Community Safety in Boyle Heights (Shiau,2017) 

shows that in the intersection of Cesar Chavez and Soto, running west down the commercial 

corridor, the kernel density becomes darker indicating that high number of crimes within those 

streets from 2005-2012 were high enough to map. The importance of bringing up the history of 

violence in Cesar Chavez Ave. is to highlight how crime rates in a specific corridor can snowball 

into negative rhetoric about the area thus making it less investible or a high area of interest by 

some in hopes that investing in real estate and supporting programs or art studios can help with 

preserving some form of community.  

Unity, Displacement and Seeds of Gentrification in Boyle Heights 

For this essay, only some chapters of Sanchez’s recent book will be used for literature 

review, how Boyle Heights came to be through the first wave of takings. While also painting the 

image of what Boyle Heights was prior to settlers and urbanism. In the next chapter, with the 

expansion of the gold line to the east side, uncovers how immigrant’s labor is forgotten until 

attempting to enhance transportation then intersects with the meeting of expanding 

transportation connectivity. Chapter ten introduces the foundation to modern day conversations 

around gentrification. A glance into the social fabric and historical legacy of multiracialism and 

multiculturalism reveals how mutual aid and care are organically adopted, setting the stage for 

the contemporary display of neighborly behaviors through mutual aid and care. Parallels 
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between past and present federal policies reveal how these continue to jeopardize the 

livelihoods of specific demographics in neighborhoods such as Boyle Heights.  

The introduction to the book Boyle Heights: How a Los Angeles Neighborhood Became the 

Future of American Democracy paints a mental picture of the multiracialism that has historically 

occurred within Boyle Heights (BH). The author USC Historian George J. Sanchez in 2021 

acknowledges the multiple organizations, people, institutions, and museums that helped him 

conduct research over the last twenty-five years. Upon thanking these multiple sources, he 

credits The Japanese American National Museum for archiving and recording the stories of 

Japanese Americans and their ancestry.  Sanchez highlights historical ties to multiculturalism and 

multiracialism to demonstrate the various forms of mutual aid, solidarity, and coalition politics 

throughout Boyle Heights. Sanchez explains how Boyle Heights historically racialized and 

displaced bodies, beginning with the banishment of the Tongva-Gabrielinos (1781) by the first 

Spanish settlers to the East Side of the Los Angeles River, which is now known as contemporary 

Boyle Heights. Through the exclusionary federal takings clause, the first waves of racialization. 

Additionally, the first forms of zoning exclusions through social impositions are seen when some 

Gabrielino-Tongva Indian Tribe are sent to Boyle Heights “El Paredon Blanco” after bathing in the 

Los Angeles Canal (BoyChik Word Press).  

The first chapter of the book highlights how historical and oral projects such as the one’s 

that Sanchez has dedicated his academic career towards; was not a single-entity work. The 

significance in understanding who and how prior groups living in Boyle Heights carry their own 

legacies in the streets and when properly preserved with the axis of multiple partnerships, the 
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possibility to complete a multi-decade project is doable. Furthermore, it is important to conduct 

a new oral histories project and community preservation for concurrent residents who have been 

living in BH but perhaps missed the last project. 

In a dissertation at the University of Southern California, Fumiko Fukuoka (1937) goes into 

depth on the different forms of mutual aid committed by first-generation Japanese immigrants 

developing to survive in a foreign country but simultaneously highlighting how prior to Japanese 

Internment Camps, how Japanese Mutual Aid networks allowed for the reign in now Latino run 

commerce. In her essay, she begins with a rundown of how Japanese immigrant communities 

were at the forefront of Southern California's economic and occupation market. This highlights 

how for the survival of a community to prosper in their mutual aid takes intergenerational 

leadership. First-generation Japanese immigrants declined government needs because of the 

harsh ways Americans had treated them. Communal Japanese Self-Help programs established 

grassroots praxis and Collective Care. Black families taking care of their Japanese neighbor's 

property during Japanese Internment Camps, Homeboy Industries was created out of Collective 

Care to halt intercommunal violence in Aliso Villa and Pico Gardens. The natural care for another 

ethnicity arises from the first waves of exclusion form the majority culture, in the context of Boyle 

heights, history of redlining, legalized segregation brought by the government in 1939. The 

outlines of maps highlighting red shaded areas like Boyle heights was a way real estate and 

federal governments  

The thesis above contributes to this study by going into a deep study of how prior to a 

dominant Latino population in Boyle Heights, mutual aid as a practice exists in different 
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plan’ (also required by the state) to show how the jurisdiction will meet local housing 

needs. 

 

 In Figure 5., Aecom contracted by the city of Los Angeles to show upcoming market-rate 

feasibility for potential projects in the community. In broader context for the neighborhood, the 

median income in the neighborhood is Boyle Heights is $52,246(BestNeighborhood.org). 

Indicating that a percentage of residents may not be eligible to apply for subsidized housing not 

meeting the AMI threshold or afford market-rate units.  

 

 

Figure 4: Aecom Boyle Heights Economic Report for Specific Plan 2023 

In adjacent fields such as Property and Land Use Law, institutions like Columbia Law 

Review have recognized the importance of shifting property takings toward local governments. 
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Serkin (2007) states, “A local solution to the takings problem is particularly appropriate because 

of competition between local governments.” According to Charles Tiebout’s hypothesis, local 

governments compete for residents who, in effect, “vote with their feet” by choosing to invest in 

a particular municipality. In other words, individuals decide where to live—and developers where 

to build—based on the mix of taxes and services a local government provides. For families, the 

decision often hinges on the quality of local schools and property tax rates. Developers, 

meanwhile, can choose among incentive packages or fee structures offered by competing 

municipalities, depending on the desirability of the development and the expected costs and 

benefits. 

The dominant message encourages individual and familial social mobility, raising the 

question of why we should aspire to leave rather than take pride in our origins. This hope implies 

that individuals should explore beyond their immediate surroundings. Learning about Boyle 

Heights’ historical context within the Latino experience illuminated how geographical identities 

shape community self-perception and external views. A place's identity is profoundly influenced 

by those presenting it, the audience, and the surrounding discourse, all of which can reinforce, 

challenge, or redefine those identities. Questions around having the ability to come back with a 

higher income, increase with shows like Vida (2018) and Gentefied (2020) sometimes highlighting 

how there’s criticism around those trying to embrace modernity. 

After returning to BH years later, trying to explore how to not perpetuate the similar 

behaviors as those depicted in pop-culture like “Vida” although different circumstances, 

understanding that having the privilege to do research can also paint someone as being an 
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outsider. As I explored the Chicano Resource Center at the East Los Angeles Library, the first book 

I serendipitously retrieved was Dr. Alvaro Huerta’s work, “Defending Latina/o Immigrant 

Communities,” it instantly struck a chord. As an emerging planner from the Eastside, I deeply 

recognized the shared experience of feeling like "another poor Mexican from the East Side." This 

sentiment resonates with those who venture beyond the familiarity of their neighborhoods. 

Recently, a social media meme suggested that "inner-city kids need to be taught geography 

because people think their neighborhood is a city." As someone born and raised in Boyle Heights, 

I often see calls for change within the community yet overlook the historically significant barriers 

to social mobility that its residents face. But hey, that could be the academic in me theorizing 

everything. 
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Residential Gentrification vs Commercial Gentrification 

 Gentrification describes the process wherein higher-income individuals move into a 

community, resulting in increased service costs, rent hikes, and potential conflicts among 

community residents. In recent years, gentrification in Boyle Heights has manifested through a 

co-opting of linguistic play and accountability with the term “gentefication” (Uribe, 2007). The 

speculation of gentrification tied to economic development in the area, along with opportunistic 

partnerships aimed at altering the urban landscape of neighborhood businesses and residential 

spaces, significantly contributes to rapid displacement. This analysis can demonstrate how some 

community members can interpret social mobility as a threat to the living-stability for extremely 

low-income individuals. In Urban Displacement Project (2017) argues that the defining 

commercial gentrification becomes a slippery slope since there can be a multitude of influences 

or slow transition out of the neighborhood. 

Discourse on gentrification in areas like Boyle Heights increases by the real-time 

displacement in commercial, residential, and mixed-use zoning. Displacement connects to 

colonial roots, reflecting the histories of settler conquests. It describes how settler colonialism 

contributes to systemic and environmental racism, which, through the exploitation of natural 

resources, forces many North and Central American immigrants to migrate for survival. As Dr. 

Hernández discusses in Fresh Banana Leaves (2022), crossing transnational borders often 

becomes a last resort for immigrants fleeing poverty, war, domestic violence, or other crises. 

Regardless of the reasons for migration, the cumulative social stresses faced during migration 

and acclimatization become even more challenging when entering a new environment due to 
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various systems of power. Present-day displacement is multifaceted, often manifesting through 

gentrification (Glass, 1964).  

Using maps from The Urban Displacement Project (2017) the map below illustrates 

commercial gentrification throughout the city of Los Angeles. 

 

 

Figure 5: Commercial Gentrification in Los Angeles (Source: Urban Displacement Project, 2017) 

 

Furthermore, in “Gentrify? No! Gentefy? Sí!”: Urban Redevelopment and Ethnic 

Gentrification in Boyle Heights, Los Angeles (2015) author Ahrens examines how as the twenty-
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first century takes a further step into the effects of neoliberalism and urbanization. As well as 

how this urbanization begins to have a toll within the community by different Latino populations 

depending on their economic status. The original intention may be to assist with revitalization, 

but Ahrens addresses how sometimes the opening of “modern” bars that appeal to outsiders not 

as an invitation for gentrification but sometimes the hopes the rhetoric of areas such as Boyle 

Heights get gets revamped through social spaces. The blame of gentefication if not only those 

who have the upward mobility but sometimes as stated on page twenty-one of the text as greater 

systemic force such as the foundation of neoliberalism. Through free range markets, as stated in 

the text: 

What is more, not only real estate developers as such but also local governments often 

support and promote urban boosterism. Like gentrification and gentefication, this 

development needs to be understood within the context of neoliberal urbanization. The 

shift of blame then incorporates local governments seeping themselves into interests of 

different housing for their constituents with sometimes the intention of for-profit.  

 

Prior research has shown gentrification is one of leading conversations and worries by 

renters in Boyle Heights. Questions to be considered: How do we increase community 

conversations and participation with youth, young adults, elders, immigrants and non-native 

English speakers, and small business owners? The proposed outcome of this would be to do a 

workshop or presentation to community members who would like to know more about planning.  
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Research by Michael S. Barton focuses on the relationships between gentrification and 

the connections to gang-activity, and non-gang related homicides within East Los Angeles. Barton 

states within this research that “state-based gentrification [...] was positively associated with 

gang homicide” (Smith, 2014). Looking at Figure 2., it visible that gang violence and activity occur 

in commercial corridors such as Cesar Chavez. 

 Housing and economic development are primary influences on the Barrio economy and 

gentrification, given the limited support for marginalized communities in public and federal 

policies. In Chapter Ten: Remembering Boyle Heights (Sanchez, 2021) cites sociologist Alfredo 

Huate, who theorizes that the entry of "gentrification” began during Tom Bradley’s term from 

1971 to 1993. Bradley, who wanted to expand economic development during his term as Mayor, 

began the redevelopment process in the central business district (CBD), but, as Huante states, 

failed on various occasions. Continuing into the 20th century, Huante states that the 1970 Boyle 

Heights Specific Plan, under Bradley’s oversight, was shifting towards a “use value” to counter 

the community's rhetoric of facing “urban blight” and being worth investing in new 

infrastructure. 

In this section, the further context behind neighborhood pride in one of the oldest 

neighborhoods in the City of Los Angeles is explored through various forms of resistance. 

Different levels and scales of pushback to defend Boyle Heights, Los Angeles, to keep it as they 

remember. For those of us who had the ability to leave and even greater privileged to return to 

the “hood” as most of us called it, poses the question if returning to the community with hopes 
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of bringing in more resources and participating in buying property, make one apart of their 

“others” that community members advocate against? 
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Given Los Angeles's status as a transit-oriented city facing an acute housing needs crisis, 

programs like Metro's JD Program and the City's Transit-Oriented Communities (TOC) incentive 

system play pivotal roles. Locally, the Los Angeles City Planning Department's Housing Progress 

Dashboard (2019) tracks housing development near transit. The city adopted the TOC Incentive 

Program on September 22, 2017, as per Measure JJJ, which was approved by voters in November 

2016, to encourage affordable housing near transit through a tiered system of incentives. 

Qualifying projects may request additional building capacity in exchange for setting aside a 

certain number of affordable units. The city also applies a Density Bonus incentive, permitting 

developers to increase unit counts if they include affordable units. 

At the state level, Senate Bill 73 authored by Scott Weiner (2025) proposes allowing 

transit-adjacent housing developments as permitted uses on any site zoned for residential, 

mixed, or commercial development—provided they meet specified conditions. These conditions 

include compliance with density, height, and floor area requirements based on proximity to 

transit-oriented development (TOD) stops. The bill also allows for streamlined, ministerial 

approvals and imposes certain anti-displacement and demolition standards. Additionally, local 

governments that reject compliant projects in high-resource areas could be presumed to violate 

the Housing Accountability Act and incur penalties beginning January 1, 2027. These provisions 

would take effect for local agencies starting July 1, 2026, unless otherwise specified:  

(1)In a full text: Requirements that a housing development project, as defined, within a 

specified distance of a transit-oriented development (TOD) stop, as defined, be an 

allowed use as a transit-oriented housing development on any site zoned for residential, 
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mixed, or commercial development, if the development complies with applicable 

requirements, as specified.  

Among these requirements, the bill would establish requirements concerning height 

limits, density, and floor area ratio in accordance with a developments proximity to 

specified tiers of TOD stops, as provided. The bill would provide that, for the purposes of 

the Housing Accountability Act, a proposed development consistent with the applicable 

standards of these provisions shall be deemed consistent, compliant, and in conformity 

with prescribed requirements, as specified.  

The bill would provide that a local government that denies a project meeting the 

requirements of these provisions located in a high-resource area, as defined, would be 

presumed in violation of the Housing Accountability Act, as specified, and immediately 

liable for penalties, beginning on January 1, 2027, as provided. These provisions would 

not apply to a local agency until July 1, 2026, except as specified.  

The bill would specify that a development proposed pursuant to these provisions is 

eligible for streamlined, ministerial approval pursuant to specified law, except that the 

bill would exempt a project under these provisions from specified requirements and 

would specify that the project is required to comply with certain affordability 

requirements, under that law.  

 

This bill would require a proposed development to comply with specified demolition and 

anti-displacement standards; to not be located on sites where the development would require 
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To tie it back to the relevancy of this essay, similar behaviors can be seen by current mom-

and-pop stores within Cesar Chavez depend on getting produce from local grocery stores to cook 

their dishes. In Radell’s analysis the counting of various stores once the community show that at 

one point grocery stores were more accessible in Boyle Heights. How many of those markets can 

now be considered legacy business? What caused the chain-grocery stores such as Safeway to 

leave the area? How did residents react when they noticed their favorite store closed in the 

neighborhood.  

In the academic essay from 1960, Radell (1961) includes 1960 Census Population 

and demographic change. See Figure 5. At first glance, census markers can show how rhetoric 

towards Mexican Americans and Latin American immigrants becomes seen as generalizing. To 

only group Spanish speaking people as Mexican carries the same implications as Planners 

referring to Boyle heights solemnly based on their race rather seeing sub-groups of multi-

nationalism and multi-regionalism if immigrants who do comes from the same nation; may come 

from different regions of their home country. When looking at it through a historical context, the 

census table in Figure 5. Indicates the early signs of demographic shift between Eastern European 

and Mexicans in the area, in addition to seeing how at one-point Mexicans and Latinos in the 

neighborhood part of a rising minority-majority community were kept through hyper-

segregation. 

This study is relevant to this research as it documents how changes in zoning regulations 

in Boyle Heights through community and Los Angeles planning can contribute to commercial and 

residential displacement. This research examines how changes in local zoning and density in 
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commercial corridors through Boyle Heights, such as Avenida Cesar Chavez up, can also be 

suitable for closure and displacement. Additionally, this dissertation gives readers the glimpse of 

how racial categories in prior data did not incorporate a sense of belonging for other nationalities 

from federal, state and local jurisdictions for people of color. As seen in Figure 4. Mexican and 

Southern & Eastern European population had a high population number within BH. 

 

 

 

Figure 6: Foreign-Born Population Statistics for Boyle Heights 1950  

(Source: Chicano Resource Center) 

 

 



   

 

 30 

 

Figure 7: Grocery Stores in Boyle Height  

(Source: Radell,1961) 
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Past Community Engagement Efforts and Gaps 

For those of us born after 2000 Using Dr. Ashley Hernandez Thesis (2022), Figure 4, 

created by Hernandez illustrates the timeline of the community engagement and outreach that 

was conducted towards the redevelopment of the Eastside.   

Year  Event  

2003  Turf jogging path is installed around Evergreen Cemetery  

2004  

  

Construction of Pueblo del Sol, a mixed-income, multi-family housing complex funded 

by the federal HOPE VI program, is complete, replacing the 380-unit Pico-Aliso Public 

Housing Complex  

Construction begins for Metro Gold Line Light Rail Eastside Extension  

Project  

Sale of the 23-acre site of the Historic Sears Tower and Distribution  

Center to MJW Investments, a private real estate company   

First Now! Project begins to help revitalize Downtown's major east- west civic corridor  

2005  Construction begins for the Expansion of the Hollenbeck Police  

Station  

 

2006  The City of Los Angeles Department of City Planning begins the process to update the 

Boyle Heights Community Plan, which was last updated in 1998. 
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Private developer announces that the Linda Vista Hospital will be developed into a 

complex of 151 live/work condos called the Buena  

Vista Lofts  

Eastside Luv Bar opens  

2007  

  

The Fifteen Group Land and Development LLC proposes to demolish and replace the 

Wyvern wood Garden Apartment Complex with a mixed-use development, including 

commercial space and market-rate housing  

From Lot to Spot, a 501(c)3 that seeks to address the lack of recreational spaces in low-

income neighborhoods of color, is founded in Boyle Heights  

First Now! Project continues and progresses into 1st Street and Cesar  

Chavez Ave. in Boyle Heights   

2008  Leadership for Urban Renewal Network (LURN), a social justice-driven 501(c)3 economic 

development organization, opens in Boyle  

Heights  

2009  Los Angeles Metro unveils the Mariachi Plaza stop, the first of the  

Gold Line Light Rail Eastside Extension project  

 

  Primera Taza coffee shop opens   
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2010  Los Angeles Bike Plan is approved, which includes cycling and pedestrian improvements 

throughout the Los Angeles including  

Boyle Heights  

LA County-USC Medical Center expansion project is complete, and the new hospital 

facility opens  

2011  

  

Boyle Heights Small Business Guide published by the Boyle Heights  

Chamber of Commerce and former Councilmember Jose Huizar  

Los Angeles Bike Plan improvements take place in Boyle Heights, bringing new bike 

lanes along major neighborhood corridors  

Self-Help Graphics opens at their new location   

The Fifteen Group releases the draft Environmental Impact Report for the 

redevelopment of the Wyvernwood Garden Apartments: The  

Los Angeles Conservancy gets involved in helping save Wyvernwood  

2012  

  

Espacio 1839 opens  

Walgreens and CVS open   

2013  

  

Art galleries begin to move into Boyle Heights starting with 365  

Mission, 12 others would shortly follow  

The Boyle Hotel project is complete and opens  

ELACC acquires Casa del Mexicano   





   

 

 35 

In one of her interviews, when speaking to one East Los Angeles Community Corporation 

(2022). She writes how even the organizer had to self-teach planning to understand the 

material.  Pulling directly from Dr. Hernandez dissertation, the interview as stated: 

Another ELACC organizer described a similar sentiment and the types of changes they had 

to adapt to when engaging more directly with urban planners in the city. And we were 

talking to the planning department about the community plan, and I'm like, ‘I have no 

idea what you're saying, but I'll figure it out!’ There's been a lot of self-teaching around 

that kind of stuff. Especially the city planning piece. Planning 101, ‘what is zoning? What 

is R2?’ I have no idea! [laughing]…Like the way that we break down information, make it 

digestible, like popularize it for community members to understand the impact that this 

has on their communities, especially things like the community plan…Like thinking 

through the implications of what that means. Or even characteristics of a neighborhood, 

like you know, the Cesar Chavez Corridor as the ‘commercial corridor’ and what that 

means. 

 

In the quote above, it becomes evident that community organizers in the community have 

been met with having to self-teach planning issues, even when online resources made by the city 

or county to make some technical parts of planning more accessible, educational barriers 

continue which can snowball into a sense of frustration and exclusion by a system that influences 

the changes to organizer’s environment and non-profit missions. 
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Mapping Displacement Activism: Social and Physical Networks  

In Encountering Gentrification: Affordances of a Feminist Approach to Rhetorical 

Circulation and Twitter Data Studies (Dighton, 2019) explains the effect of seeing business, 

landscaped people she knew become displaced. Throughout the sections in her dissertation, the 

author mentions how urbanization and redevelopment affect areas like Boyle Heights. Through 

new urban development and gentrification, slums are considered hidden landscape gems due to 

the proximity to a metropolitan lifestyle.  Other important concepts in Dighton's dissertation 

include documenting how online social platforms assist with anti-gentrification activism that 

manifest into physical in person events. 

Dighton creates a documentation of social media platforms interactions with the guerilla 

group Defendboylehts through creating a web of networks. The closer the dot is to the blue dot 

indicates how much they have interacted with the group. This chart indicates how through online 

platforms networking for organizers transforming physical spaces into guerilla activist groups 

such as Defendboylehts assisted with beginning a continuous wave of activism to protect the 

neighborhood.  Additionally, bridging multi-disciplinary rhetoric studies and affect theory 

(Liljeström 2015). Being aware of multiracialism and multiculturalism within Boyle Heights allows 

for notice of patterns of inequality based on social demographics in present-day 2025. The 

concept of intersectionality, as coined by Black feminist Kimberlee Crenshaw (1989), refers to the 

intersection at which identities intersect. Crenshaw coined the term to describe how Black and 

other women of color often face larger repercussions based on social and political rhetoric. By 

separating gender, race, class, nationality, and even education attainment while acknowledging 
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how, at times, particular identities intersect to illustrate that systematic categorization through 

systemic counting can be harmful while simultaneously calling out the lack of consideration for 

how social, racial, and economic power dynamics inflict harmful punishments with little to no 

understanding how demographic markers history affects the present-day decisions. 

 This thesis notices the theory of intersectional being forgotten in systems of power such 

as law—medicine, and urban planning. Quantitative data such as the United States Census does 

not fully encapsulate the lived and past experiences that a certain demographic or data marker 

has. This analysis can lead to limited compassion or in-depth understanding for some groups.  

The author starts by mentioning Boyle Heights is at the epicenter of all great things since 

it is close to Downtown LA(DTLA), which has increased a calling for art-washing (Dighton 2018) 

The renovation of DTLA has allowed a new group of people to seek interest in living closer to the 

center of LA without breaking their wallets. 

This dissertation is relevant to this thesis since Dighton creates a documentation of how 

social media specially guerilla activist groups such as Defendboylehts assisted with beginning a 

continuous wave of activism to protect the neighborhood. Gaps in the literature fail to 

acknowledge how the extension of the movement may have misaligned with former or 

concurrent grassroot. While Guerilla activism allowed for more public attention, did the 

credibility of this activism continue during the years? How do community members part of the 

original movement feel as more signs of displacement around the neighborhood continue. 

Furthermore, how did some members if leaving continue their involvement if they themselves 

left the area? 
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Place Keeping by Latinos and Feminist 

For many, memories tied to specific times and spaces, often shaped by prior public 

policies, become accessible and digestible through the profession Once entering the planning 

system, whether through private, public, or federal paths, planners acquire a different kind of 

power: the ability to understand and influence policies that others, due to their positionality, may 

be excluded from (Beejuan, 2022). As feminist scholar Leslie Kern explores in Feminist City (2019), 

urban spaces are experienced differently by people of varying demographics and genders due to 

the inheritance of past environmental designs. Furthermore, reading about the intersection of 

community members' positionalities led me down a research rabbit hole, connecting lived 

experiences to historical planning theories and policies. At The American Planning Association 

National Conference in Denver 2025, UC Berkeley's Othering and Belonging Research Institute 

presented on how Urban Planners need to be multi-faceted and willing to be translators from 

and to community members. Urban Planner and Social Worker Richard Aviles echoes that 

traditional urban planning community engagement is not always advisable to vulnerable 

populations. Even when being in direct services, being a translator between both the set and the 

folks who are directly receiving the service relies reasonability for planners to on take that extra-

steps to assuring people are not lost with the technicalities of programs and policies.  

 Pioneer Latino Urbanist James Rojas’ master thesis also contributes to the themes of 

belonging through “enacting” one’s environments. In his dissertation Rojas who recalls on his 

own memories living in the neighborhood, begins detailing how Latino residents use their front 

yard to resemble their home-country environment with filling their gardens with various plants, 
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making religious shrines to The Virgen De Guadalupe, or some occasions, both. The message that 

Rojas wants readers to take away is how Latinos in neighborhoods like Boyle Heights use the 

Informal businesses along commercial corridors can be seen as a way of enacting one’s place of 

belonging through cooking the foods of their home.  

 For individuals who are not within the academia side of planning it becomes easy to judge 

city planners and officials for not enhancing or preserving art within neighborhoods or 

communities. Gadwa and Markusden (2010) break down the difference in Cultural Districts and 

how they primarily pertain to downtown centers such as Times Square, Pershing Square. 

Markusen and Gadwa's exploration of the intricate political dynamics surrounding the integration 

of art and cultural mosaics sheds light on the challenges faced by city planners and officials. Their 

analysis underscores the importance of understanding the multifaceted web of interests and 

influences at play when it comes to enhancing or preserving art within neighborhoods and 

communities. 

Individuals who value art in their community, when a mural encounters a new artist’s 

attempt at trying to use the mural as a background for their own mosaic or graffiti, the question 

then becomes how communities can preserve the history told in the prior murals in the 

community. Both articles show relevancy to greater context of trauma-informed planning & art, 

specifically the necessity for historical preservation and storytelling, and participation through 

art for community engagement and futures requires the support for centers like Cal poly Pomona 

Dale Prize 2024 winner: dA Center for The Arts. Evidence of similar practices and community art 

projects are seen in Self-Help Graphics (Boyle Heights). These two centers of arts encourage their 
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community to come and learn new skills and participation for the youth and adults. The sad truth 

is that many adults do not have the time to take off work to participate in an art workshop, let 

alone a research study on their health. It takes different community partners to look for those 

avenues of trust to gain a community's trust. Art is one of many forms of community involvement 

in public health. Planning has shifted from self-interest planners to more community-based 

planning for many years; public health is an important pillar within the field, so why not use art 

to further our community participation in community-based events to encourage their 

community members to become more involved in planning? 

Critique about Planners from The Outside 

In Union De Vecinos: Challenging the Largest Displacement in 20th Century Boyle Heights 

(Vilichis-Zarate, 2023), long-time Liberationist Los Angeles Tenant Rights organizer (LATU) 

Leonardo writes in his dissertation how East Los Angeles Chicano Planning seen through Barrio 

Planners Agency founded by Raul Escobedo, Frank Villalobos, David Angelo and Manuel Orozco 

began as barrio advocates and trusting community members for the Latino community at the 

time that had experienced eminent domain through the construction of the interstate freeways 

in Boyle Heights. Vilichis acknowledges the radicalism and community empowerment that Barrio 

Planners held up until they changed by abandoning their non-profit status and going to private 

urban design, thus being seen as Eastside's" cultural and political brokers."  

This annotation from Vilichis-Zarate (2023) demonstrates to the public how opportunism 

in personal and career positions for Chicanos in positions of power can also contribute to 

displacement and continued harm based on demographic and geographic markers. In the case of 
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Barrio Planners, their vision started off their own roots of displacement through eminent domain 

but later allowed for capital and career opportunities to cloud their original mission of assisting 

Chicano from the community instead of being gateways for other developers, urban designers, 

and public agencies to use their positionality as a buy into the community. Grassroots 

organizations, such as LATU, can be seen to criticize Barrio's planner's lack of constituency to a 

bottom-up approach to Latino development. The privatization of services through capitalism is 

often one critique that marginalized groups have as someone moves up a social ladder. Barrio 

planners may have begun with the personal mission to make the East Side better through direct 

past Barrio experiences. However, past Barrio planning includes being involved in the 

redevelopment and agents in planning conversations that did bring benefits to a majority but 

may have indirectly contributed to the displacement through being involved in the process of 

Barrio planning.  

 In La Luz En Lo Oscuro, Chicana Feminist Pioneer Gloria Anzaldua and co-editor Annalise 

Keating, chapter Geographies of Selves—Reimaging Identity, Anzaldua goes over intricacies of 

identity politics as Mexican American/Chicana. She begins by notifying the reader that the 

interior of one's body is composed of a geography of cells that have been made from our own 

lived experiences. Later in the chapter, once conscious of the social mobility that one holds 

through being able to exist in systems of power or social mobility through intuitions. Anzaldúa 

reminds the reader that the difficulty of remaining authentic and radical becomes as difficult as 

living in Nepatla- living in intersections between worlds, which can lead to insiders, outsiders, 

and "other-siders." 
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Anzaldua recognizes how the war of identities within other Chicanos is seen as a s "Semilla 

Perdida" (lost seed) that forgets that once in academia or a position of power, it becomes easy 

through positionality to inject and process previous forms of systemic harm. 

The relevance of comparing both forms of geography allows readers to form their own 

opinions on the two different forms of Chicano/urbanism. Through Chicana Feminist Geographer 

Anzaldua encourages the reader to self-examine their own self-geography to find their spaces of 

growth by acknowledging the "Sombras" by being a trader. Anzaldúa also allows the reader to 

hold grace and examine how even as Chicanos and of the same culture, the community will often 

have criticism towards other Raza who are in positions of power or seen as "Malinches" (Trader 

to tribe) to the community critique in connection to Anzaldúa’s analysis of Chicana Geography 

feminism writes Latinos are not monolithic, indicating how one's social mobility can impair an 

inclusive form of planning through legislation, personal and career frameworks, and social 

services. This section employs an interdisciplinary approach, draws on how even as Latinos in 

positions that allow us to become more involved as designers of the environments, criticism and 

accountability sometimes go hand in hand when trying to be a community partner. 
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Chapter 3: Methodology 

This study employed an interdisciplinary qualitative data approach, beginning with an 

examination of maps from the Urban Displacement Project (UDP) at the University of California, 

Berkeley. By examining Berkeley's UDP topography of commercial and tenant displacement at 

identified sites, the researcher can identify small and micro-businesses in commercial and mixed-

use zoned areas that are susceptible to displacement. In combination with the historical context 

of commercialism along Cesar Chavez Commercial corridor the map confirms what on-the-

ground community members have been echoing for the last few decades. A qualitative data 

approach can further the emphasis of direct impact within certain corridors such as Cesar 

Chavez.  

 

Figure 8: Screenshot of Map Indicating Ongoing Displacement in Los Angeles. Gentrification and 

Displacement (Source: The Urban Displacement Project) 
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Furthermore, an auto-ethnographic approach was employed in the methodology, utilizing 

senses and memories to recall how certain aspects of Cesar Chavez have changed. The feelings 

that one felt during a different time, either the early 2000s or 2010, up until leaving for SSU in 

2018. A short analysis of how place-making through informal economies by utilizing UDP criteria 

and displacement maps layered with the topography of commercial and tenant displacement at 

identified sites, the researcher can identify small and micro-businesses in commercial and mixed-

use zoned areas susceptible to displacement.  

In the paragraphs below, a step-by-step explanation of how the structure of conducting 

findings is unveiled. Being an academic, abiding to the Institutional Review Board guidelines 

assisted with minimizing future risk for participants. The following below indicates how research 

was conducted, rationale behind employing a participant.  

Semi-structured interviews 

Conducting 7-10 interviews with stakeholders, small business owners, and residents 

within the designated site can help justify a small number of communities that have been 

overlooked, thereby highlighting forgotten narratives. Using Mario Small's theory of small 

sampling (2009), the study's expected sample size is 7-10 participants; interviews will be recorded 

and transcribed for analysis. In addition, borrowing and updating questions from Ramos (2019), 

a similar study looking at disruption of social cohesion but in Highland Park. To be more 

geographically aligned with Boyle Heights residents, some questions were altered and translated 

for Spanish speakers.  These individuals will have direct experience or knowledge of the change 

on Cesar Chavez Avenue. While the formally recorded sample will be limited to this range, it may 

also engage in informal, off-the-record conversations with additional individuals to inform 
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research direction. For time, sample size was determined by examining the land use map of Cesar 

Chavez and walking around the neighborhood, reflecting on identity politics and personal 

memories to identify possible individuals to be represented in the qualitative data needed, given 

the limited time available for the project. Although traditional planning research often employs 

a larger sample size, borrowing from Sociologist and Columbia University Professor Mario Small 

(2009), who justifies using a small sample size for vulnerable populations, it is the responsibility 

of the researcher to expand and connect the narratives of participants to broader theories in the 

academy. 

Auto-Ethnography 

As Chicana Feminist Gloria Anzaldúa says, “I am a turtle, wherever I go I carry 'home' on 

my back (1987), for myself, while I navigated the suburbs of Rohnert Park trying to complete one 

degree; I wore and my home through writing about neighborhood pride any chance I could. 

Growing up, I would visit Cesar Chavez every day of the week and stop at the 605-bus stop on 

Soto, in front of King Taco. That space had a meaningful influence on my present-day exploration 

of Cesar Chavez, helping me identify what has changed and what still needs to change. I refer to 

change not as removal but as an evolution of services—services that should become more 

accessible for commercial stores struggling to keep their doors open. 

My observations include street vendors who have maintained their spots, particularly in 

front of George Burgers and Bank of America, as well as La Chispa De Oro, Don Roberto Jewelers, 

and Guerrero Closeout LLC. This also involves listening to long-term community residents who 

feel the commercial street has changed and no longer feels as welcoming to them. 
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In this essay, I argue that using autoethnography as a Chicana planner can contribute to the work 

of other Chicana scholars in different fields, but with the same underlying message of 

centering one’s knowledge. For example, Minerva Chávez (2012) argues that testimonios 

(testimonies), autobiographical educational experience, must be recognized as valid 

ethnographic research to contribute to existing knowledge around issues of educational equity. 

Similarly, Chávez's (2012) work aligns with Donna Haraway’s (1988) argument: "positioning is, 

therefore, the key practice in grounding knowledge organized around the imagery of vision, and 

much Western scientific and philosophic discourse is organized in this way. Positioning implies 

responsibility for our enabling practice.  

Archival Research 

Being from Boyle Heights, I go on the Montebello 40 to do homework in the Chicano 

Resource Center (CRC) at the East Los Angeles County Library every other day to do homework. 

Becoming familiar with the library at an early age, and even as a McNair scholar, gave me an 

introduction to the power of archival work by public institutions. The next step after conducting 

ethnographic research was to visit the CRC to examine the Boyle Heights archive folder. While at 

the library, borrowing books that are not accessible through digital libraries, but concentrate on 

a specific aspect of Boyle Heights, which, when combined with contemporary findings, can give 

a greater scope of understanding. Within the BH archives, George J. Sanchez's oral history and 

community projects around Boyle Heights introduced how institutions near or in Los Angeles 

have contributed to the preservation of neighborhood temporalities. In addition, digital archives 
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involved reviewing board agendas, campaign materials, LA Times articles, social media 

comments, and electoral flyers.  

Oral Histories 

Following a similar mission as Boyle Heights Historian George J. Sanchez's oral history and 

community projects around Boyle Heights (2003) introduced how institutions near or in Los 

Angeles have contributed to the preservation of neighborhood temporalities. Collecting oral 

histories from long-standing residents to document their experiences with displacement in the 

area over the years. Getting situated at La Chispa De Oro and talking casually with the owner 

gave the ability to ask questions about how the neighborhood has changed since opening in 1994. 

Getting names and daily interactions with customers who have either become regulars or family 

members from prior clients. Using authentic relationship building and listening, having the ability 

to sit and listen is the primary form of obtaining oral histories from older individuals who are shy 

to “be in an interview” but not shy to “Chismear” (gossip). Following the attempt to obtain oral 

histories below gives clear steps on how the methodology took place to begin the study. In some 

connotations, the word “Chisme” can carry a negative connotation, but I argue it can increase 

participation with community members who either: 

a. Limit their public interactions  

b. Do not feel visible enough to make an opinion 

c. Do not know what planning and the effects are.  

The first phase began with formulating research questions and clarifying objectives to 

identify small business corridors, enhancing the methodology by integrating Chicana Feminist 
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Standpoint alongside ethnographic techniques. Ethnographic Research & Data Gathering: I will 

conduct observational research, pending IRB approval, and facilitate semi-structured interviews 

Pláticas(conversations). 

Geographical Location and Site: 

   Utilizing Latino Urbanist James Rojas's framework on "enacted" environments, slightly 

shifting the objectivity toward commercial "enacted" environments by informal economies in the 

neighborhood to. primarily consisting of individuals with small businesses in or connected to the 

Cesar Chavez or 1st Street area, ensuring that the study remains focused on local experiences 

and narratives. The study's second phase prioritized interactions with small business owners, 

community leaders, and residents. This approach allowed researcher to centralize guiding 

questions that explore solidarity, coalition politics, and inequalities in urban planning. Field 

observations will be conducted at selected research sites, documenting noticeable patterns of 

spatial displacement and business dynamics and investigating narratives related to anti-

gentrification initiatives. I will analyze social media posts that document changes in topography 

or social cohesion and examine discussions on displacement politics across various platforms, 

including Instagram, Boyle Heights Beat, and the LA Times.  

Recruitment Technique 

Using Chicana Feminist praxis, such as "Chisme" (Gutiérrez, 2022) and prior community 

communications.  The researcher used language, culture, social, educational, racial, and class 

perspectives to locate individuals who may hold similar or intersecting identities (Krenshaw, 

1989) to identify potential interviewees or informal conversation partners. It is essential to note 
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that gaining trust through consistent attendance or explaining why one could not be there was 

crucial to upholding trust and interest in this study. Even when participants were unclear about 

what urban planning as a field entailed, carrying the Los Angeles Planning Spanish Glossary 

allowed the researcher not to mislead or misinform participants who were willing to talk. Among 

the recruitment process, the researcher employed a form of "linguistic" code-switching 

(Martinez, 2021) to adapt to the everyday and past social contexts of the potential subjects. As 

academics, there is a critique that when interacting with community members with limited 

education, academics may still invoke a form of hierarchy through their vocabulary or lack of 

vernacularism. As upcoming professional but also someone who learned to code switch after 

attending a PWI and living in the suburbs, it is through Chicana Geography (Anzaldúa, 2015), 

having the ability to speak in multiple tongues, whether "hood", "formal Spanish", "formal 

English" or as some of the participants state in the findings chapter "Chueco" (crooked).  

Snowball Sampling 

Some participants will be identified through referrals from other study participants 

(snowball sampling), allowing the recruitment of community members who may have deeper or 

more specific connections to these Cesar Chavez spaces. As stated in the abstract, using "Chisme" 

as methodology allowed for snowball sampling to occur more naturally. Participants found that 

removing academic and planning jargon, while also diluting complex planning policies, can 

facilitate inclusive conversations by breaking down concepts into everyday lived experiences. In 

Chapter four, a subsection highlights how snowball sampling led to the discovery of 



   

 

 50 

intergenerational forms of entrepreneurship among children of immigrants, while also 

appreciating the place where it all began for them: Cesar Chavez Avenue. 

Demographic Characteristics 

The participants in this study will primarily come from local small businesses, self-

identifying Boyle Heights community members about Boyle Heights, California, anti-

gentrification allies, and individuals with direct knowledge and experiences related to 

displacement in the area. The subject group will have the following characteristics: Participants 

will represent a range of self-identifying markers such as, ethnicity, nationality, income level, 

stakeholder, races, and ages to reflect the cohesion and history of small businesses in Cesar 

Chavez or 1st St. Participants will include individuals who have been active in the community over 

different periods, as well as those who have memories, or knowledge of the change of small 

business cord but not necessarily active in the community. This ensures that a range of 

experiences, including individuals who may be experiencing or noticing the effects of 

displacement, are documented.  

Promotional Flyers for Small Businesses 

After establishing trust through establishing positionality and relationship to the 

neighborhood by returning weekly, different store owners, such as La Chispa De Oro, Guerrero 

Outlet, were involved. Blanca's Boutique, a former optometrist's parcel, has recently offered a 

small business opportunity to a Pomona resident named Ren. The intention behind providing 

flyers in both English and Spanish was to offer potential subjects clear and direct information 

about the study and address any questions. By requesting consent to participate in the small-
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business recruitment, the Flyers were only displayed from IRB approval to April 20th. Possible 

participants will have the ability to text, call, or email to schedule an interview or send in pictures 

or any relevant information related to documenting the change on Cesar Chavez Ave or First 

Street. See Appendix C and D. 

  



   

 

 52 

Chapter 4: Invisible Narratives Lost Space and Place 

 In this chapter, a dive into qualitative methods of research begins an introduction to 

Latino commercialism and glimpse at multinational communities through food merchants and 

Latino storeowners but commercial renters at the same time. By walking down the street of Cesar 

Chavez, a Latino Planner could expect to be greeted in Spanish or advertised with products. The 

narrow streets become a bit more crowded due to informal business in front of small businesses, 

however it has become clear that store owners do not have a problem with allowing someone in 

front of their store to possibly sell a different product. This research began with auto-

ethnography mixed with ethnographic research by memories of places and senses walking west 

of Cesar Chavez Ave and Soto Street. Due to change in small-business, owner, vacancy or accurate 

information, some small businesses were not included in great depth for this study; however, 

using Chisme (Guiterez,2022) to ask community business owners if they are aware of changes in 

the neighborhood allowed for some notes for establishments around Cesar Chavez Ave. 

 There is back and forth between crossing streets regarding the layout of commercial 

businesses. Cesar Chavez Ave finds itself in a unique placement fore fronting the residential 

streets behind commercially zoned establishments. It is important to note that the geography of 

Cesar Chavez Ave being a main street and lower density area being surrounded by single-family 

and multi-family zoning, allows for a potential interest for individuals wanting to live closer to 

DTLA without living inside of an urban area. As urban planners, we understand that migration to 

different neighborhoods is natural, the issue arises when neighbors begin to collide due to 
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inconveniences and lack of consideration for one another. The question then becomes how do 

we plan for higher density with intention of including the surrounding community?  

Archival Research  

 

Figure 9: VHS Film “Meet Me at Brooklyn and Soto (Source: California State Archives: Boyle 

Heights) 

For those outside the Jewish community, like me, learning about Brooklyn Avenue before 

its Latino-majority occupation fostered a similar pride for the now-renamed street, Cesar Chavez 
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Avenue. My memories of going down Cesar Chavez to get a burrito from a local, mom-and-pop 

immigrant-owned restaurant” La Chispa De Oro” parallels those of earlier residents who would 

walk down the street to Breed and buy a kosher pickle. The film captures these experiences, 

allowing audiences unfamiliar with the demographic changes and network shifts surrounding the 

former Brooklyn Avenue—now present-day Cesar Chavez; to gain a deeper understanding of the 

area. Although filmed in 1997, one can sense the love and pride former residents had for their 

community. Even during the White Exodus (Sánchez, 2021), some migrated to areas such as 

Fairfax or West Los Angeles. 

Many who grew up in Boyle Heights between the 1920s and 1980s as seen in figure 4. 

attribute their survival, cultural pride, and sense of belonging to the neighborhood's unique 

character. Jewish social systems played a significant role in creating much of the still-standing 

infrastructure, embedding religious and cultural identity into the built environment. Their pride 

and place-making were evident through investments in community enhancements that bridged 

social classes, even with those below the poverty line. Jewish loan systems and community credit 

enabled some individuals to maintain economic stability. Similar lending practices emerged in 

Japanese and Latino communities, sustaining mutual aid traditions as a means of coping with 

adversity. 

Scholars have identified this practice as “mutual financial aid and saving associations" 

(MFASAs), which have helped immigrant communities save for economic development and build 

financial assets. While MFASAs share the same foundational purpose of assisting immigrants, the 
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names of each system vary according to nationality. As Yoon (2015) explains, examples of MFASA 

systems include: 

Arisan among Indonesians. Hui among Chinese or Taiwanese (Ardener, 1964). 

Mujin, Ko, Tanomoshi among Japanese (Embree, 1939). Kye among Koreans; Ho among 

Vietnamese. Kameti or Chit fund among Indians (Hevener, 2006). Tanda in Latin American 

countries, such as Mexico (Hevener, 2006). Systems in West Africa, for 

example, Oha, Osusu, Adashi among Nigerians (Ardener, 1964; Hevener, 2006). Pakistan-

specific systems (Farid, Shafiqullah, & Rafiq, 2012). 

 

Later in the film, Barney Papel describes helping his Japanese neighbors before they 

were forced to comply with Execu>ve Order 9066 (Roosevelt, 1942). Broken by the sight 

of them selling their valuables, he offered mutual aid by managing their property and bills, 

assuring them, "When you come back, we will get it straightened out.” 

The larger message to the audience is that both dire loss and mutual care, transcending 

racial and cultural lines, were instrumental in the survival of specific popula>ons. Similar 

methods of care for Boyle Heights residents resurfaced during the Immigra>on and 

Customs Enforcement (ICE) raids under the Trump Administra>on. Molina (2025), in an 

ar>cle for Boyle Heights Beat >tled as families self-deport, these neighbors are stepping 

in to care for pets le? behind, documents how neighbors assumed responsibility for pets 

and possessions when residents were displaced due to deporta>on fears. In both 

ExecuBve Order 9066 and more recent immigra>on enforcement ac>ons, the targe>ng of 
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racial minori>es prompted communi>es to create rapid-response networks for protec>on 

and safety. 

The Chicano Resource Center Archives 

The saying “do what you can, with what you have” was first introduced to me in high 

school by Ms. Julie Cortez at the Math, Science, and Technology Magnet Academy (MSTMA) at 

Roosevelt High School. However, it wasn’t until I got to SSU that the phrase turned into” use your 

resources,” which had a much more positive connotation but nonetheless the same meaning 

when telling it to an individual who comes from a low-income household. Upon returning to the 

Eastside in 2023, now as a newly seasoned researcher, The Chicano Resource Center felt like 

being a kid in a candy store. It was through my past journeys on public transit, specifically the 

Montebello Line 40 or the formerly known Gold Line now E Line, that led me back to using 

resources in my stomping grounds. The archival findings below are publicly accessible to the 

public at the CRC by going to the file cabinets labeled BIO. Upon opening the file cabinet, towards 

the back of the cabinet, one can find an entire folder dedicated to Boyle Heights. In the folder is 

a time capsule of different archives, newspapers, pictures, academic essays, community events 

and projects, some of George J. Sanchez and The Japanese American Museums Oral History 

Project flyers and a Spanish translation of “The Power of Place.” Prior to looking at the folder, the 

intention was to find any articles that mention the “Eastside Redevelopment Project” or 

mentions of the name change of Brooklyn Ave to Cesar Chavez in the 1990’s. Below are the 

findings. In figure 10, readers can see how the name changes from Brooklyn Ave to Cesar Chavez, 

crediting New York’s Brooklyn borough, where some Jewish families came from. In the article, 
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the reconstruction of the main street in Boyle Heights is a staple memory for Jewish folks who 

left the neighborhood to the west, and stated that even when choosing to leave, the street 

remained significant for them. 
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Figure 10: JonSon Market (Source: The Chicano Resource Center) 
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Figure 11: Boyle Heights Community Plan 1974  

(Source:The Chicano Resource Center) 
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Figure 12: Newspaper Archive of Boyle Heights Suggestions for Redevelopment Around 

Neighborhood (Source: The Chicano Resource Center) 



   

 

 61 

 

Figure 13: Newspaper Archive: Letters to the Editor About Changing Brooklyn Ave to Cesar Chavez 

(Source: The Chicano Resource Center) 
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Figure 14: Scan of Boyle Heights: El Poder del Lugar Spanish Translated Flyer (Source: The 

Chicano Resource Center from The Japanese American Museum) 
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Figure 15: Local Libraries/Local Knowledge Archive (Source: The Chicano Resource Center) 


