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ABSTRACT 

 In 1992, North Hollywood (NoHo) Arts District, was established as part of a joint 

effort between local business and theatre owners in the Universal City/North Hollywood 

Chamber of Commerce. The NoHo Arts District was formalized by the Los Angeles 

Department of City Planning’s NoHo Commercial and Artcraft Overlay Ordinance in 

1995. The NoHo Arts District is part of the larger North Hollywood neighborhood in the 

city of Los Angeles. In the 1970s, it was considered a “blighted” neighborhood and 

selected to be the site of the first redevelopment plan in the San Fernando Valley by the 

Community Redevelopment Agency of Los Angeles (CRA/LA). Since the 1970s to its 

expiration in February 2021, this redevelopment plan has helped shape the 

demographic and commercial scene of the North Hollywood and is a key in 

understanding the formation and evolution of the NoHo Arts District. 

This mixed methods study utilizes census data, archival documents, and 

interviews to observe the impacts of the North Hollywood redevelopment plan, 

specifically the branding to an Arts district, on local residents and business owners who 

live within the boundaries of the NoHo Arts District. This study also observes whether 

residential, commercial, or both types of gentrifications occurred from 1990 to 2024. 

 

 

 

 

 

 

 











 

 

1 

CHAPTER 1: INTRODUCTION 

The North Hollywood neighborhood was the first neighborhood in the San 

Fernando Valley to have a redevelopment plan implemented by the Los Angeles 

Community Redevelopment Agency (CRA/LA) in 1979. This plan was created in 

response to blighted and deteriorating conditions documented by the agency within the 

boundaries of what is now the NoHo Arts District. The NoHo Arts District is part of the 

Los Angeles neighborhood of North Hollywood. In 1992, business and theater owners in 

the Universal City/North Hollywood Chamber of Commerce established a theater and 

arts district, which they named NoHo Arts District, after the artsy New York City SoHo 

neighborhood (Kapitanoff, 1992). SoHo is known for being an artsy, avant-garde 

neighborhood, short for “South of Houston Street.” Other than the NoHo Arts District, 

many neighborhoods rebranding initiatives across the United States have drawn 

inspiration from this New York City neighborhood (Scott & Hollenhorst, 2024). This 

branding of an Arts District, along with the construction of an LA Metro Rail station in 

1999, spurred increased development and real estate investment, and created dramatic 

changes for those who live and work within the boundaries of the NoHo Arts District. 

This mixed methods study aims to unravel the complex relationship between the arts as 

a driver for social, cultural and economic change while also being a potential contributor 

to the effects of gentrification. 

In her 1982 book Loft Living, Sharon Zukin documented the rapid neighborhood 

changes that occurred in the SoHo neighborhood over the previous two decades. She 

was among the first to observe the increasing desirability, thus value, of the artist’s 

lifestyle, and how local government encouraged the artists’ transformation of a 
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previously deteriorating neighborhood through aggressive pro-development policies. 

City officials were eager for real estate investment and got it, resulting in SoHo’s 

gentrification. Zukin’s Loft Living represents one example of many works that seek to 

explore the relationships between arts and gentrification. Zukin studied changes related 

to the arts and rebranding in different neighborhoods of New York City, highlighting how 

an influx of capital influenced these neighborhoods following the influx of artists moving 

into previously industrial and newly renovated lofts and how powerful economic and 

political interests work to raise the market value of neighborhood’s real estate (Zukin, 

1982). There has been much debate on whether or not artists play a role in 

gentrification, with authors such as Markusen (2006) arguing that the blame on artists is 

misguided as artists are used by developers but they themselves are not the main 

actors in guiding private property and land-use practices aggravating gentrification.  

Gentrification is worthy of study because, as public health researchers Linda 

Diem Tran et. al (2020) note, at its worst gentrification can disrupt the “social cohesion 

of a neighborhood” and even go as far as affecting individual health, with individuals 

living in a gentrified and upscaled neighborhood being more likely to experience serious 

psychological distress (pp. 433). The relationship between arts and gentrification is a 

relevant topic to study in Los Angeles. Famous for its artists of all kinds and short half a 

million units of housing for years, Los Angeles has experienced unrelenting 

gentrification over the last twenty years (California Housing Partnership, 2024). 

Newcomers have displaced original residents from many of their home neighborhoods, 

who, owing to the housing shortage, have few affordable housing options. Moreover, as 

the Urban Displacement Project has discovered in its attempts to identify different 
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factors of gentrification in Los Angeles, the City of Los Angeles is implicated in 

neighborhood change through various policies. Transit development projects and 

related policies have had impacts on commercial gentrification in such neighborhoods 

as Chinatown, Little Tokyo, Koreatown, and Thai Town.  Collins and Lokaitou-Sideris 

(2016) studied cultural revitalization and its impacts on Skid Row and Gallery Row in 

Downtown Los Angeles, mainly focusing on how the efforts of social actors can shape 

or resist the process of displacement of low-income communities.   

The UC Berkeley/University of Toronto Urban Displacement Project found in 

2018, utilizing census tract data on income levels, rent, and housing affordability, that 

10% of census tracts in Los Angeles County were classified as “At Risk of 

Gentrification, Early/Ongoing Gentrification, or Advanced Gentrification” (Chapple, et. al, 

2021). Most of the census tracts in the NoHo Arts District fall under the categories 

“Early/Ongoing Gentrification” and “Low-Income/Susceptible to Displacement.”   

This thesis will focus on evaluating the impact of government interventions in 

creating an arts district in the San Fernando Valley, as well as exploring how various 

stakeholders including local businesses, artists, and the government perceive 

commercial and residential displacement in the NoHo Arts District. Focusing on the 

NoHo Arts District addresses the gaps in literature because there have not been studies 

that focus specifically on the NoHo Arts District and the political and cultural forces that 

have shaped its status as a gentrified neighborhood. Additionally, as Brown-Saracino 

(2016) notes, there are contrasting views of gentrification between quantitative and 

qualitative scholars, where quantitative studies offer a more muted assessment of 

gentrification by focusing on macro-studies and qualitative scholars provide insights that 
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may seem distorted due to their focus on areas that are already in the process of 

gentrification. Approaching this topic with a mixed-methods approach will allow a more 

comprehensive view of the impacts of gentrification in the NoHo Arts District, especially 

as it relates to the San Fernando Valley region, including the other parts of North 

Hollywood that do not fall under the NoHo Arts District boundaries. This study will utilize 

archival research, quantitative data, and interviews.  

The importance of studying the links between the arts branding, redevelopment 

and gentrification is significant for planners to study as we continue to plan for inclusive 

cities with distinct community character while balancing the needs for economic 

development and affordable housing. To make equitable cities, we must understand 

how governments play a role in developing arts districts, how they contribute to 

gentrification, and how different stakeholders within a community play a role in 

accelerating or mitigating commercial and residential displacement. The next chapter 

outlines the current research available on topics including gentrification, arts and 

economic development, and the relationship between the city of Los Angeles and the 

forces of gentrification.  
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CHAPTER 2: LITERATURE REVIEW 

There has been extensive study and documentation of gentrification ever since 

Ruth Glass first coined the term in 1964. This chapter will summarize existing 

approaches to studying gentrification as well as existing literature pertaining to the 

topics of the arts, redevelopment, and the types of policies that shape changing 

neighborhoods. The existing literature reviewed here has helped shape and inform the 

study of the ever-changing NoHo Arts District.  

 

Gentrification 

There has been extensive study and documentation of gentrification ever since 

Ruth Glass first coined the term in 1964. In London: Aspects of Change, Glass used 

“gentrification” to describe the displacement of working-class quarters of London by 

upper and lower middle-class people, noting that once it starts in a district, it “goes on 

rapidly until all or most of the original working-class occupiers are displaced”, thereby 

disrupting the social character of a district (p. xviiii).  

Additionally, newer terms such as commercial gentrification expand on the 

original definition from Glass to encompass the ways in which the influx of capital 

changes the neighborhood through brick-and-mortar commercial establishments 

(Chappel et. al, 2017). Various studies have sought to study the phenomenon of 

commercial gentrification through quantitative analysis. Meltzer & Capperis (2017) note 

the importance of studying commercial gentrification, stating that “neighborhoods are a 

function not just of people who inhabit them, but also the commercial transactions and 

investments that sustain local economies and activate street life.” Their longitudinal 
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study looks at retail turnover in over 1,700 neighborhoods in New York City.  Six 

measures were created to analyze the movement of businesses over time: “stay, entry, 

exit, birth, death and churn”, where churn is the summary measure of retail change 

(Meltzer & Capperis, 2017). They defined churn as the sum of all possible moves (either 

into or out of the neighborhood) divided by the average of the total number of 

businesses at time and the total number of businesses at time consistent with the 

midpoint method (Meltzer & Capperis, 2017). Meltzer & Capperis were able to find 

meaningful differences in retail turnover depending on the type of business activity, 

commercial infrastructure, and the local neighborhood demographics, with churn being 

the main measure that captures the volatility of retail within a specific neighborhood 

(Meltzer & Capperis, 2017). 

In 2016, Japonica Brown-Saracino, a leading gentrification scholar, set forth an 

agenda for a new decade of gentrification scholarship, recommending four new 

directions for gentrification scholars: bridging methodological divides, creating policy 

evaluation research, investigating the phenomenon of “super” gentrification, and making 

resistance to gentrification an explicit object of study. Brown-Saracino highlights the 

need to reconcile quantitative analysis, which serves as a micro analysis, with 

qualitative analysis, which helps to paint a broad picture of how gentrification takes 

place (Brown-Saracino, 2016).  

 

Arts and economic development 

The arts play an interesting but less understood impact on planning, as it is both a 

potential driver for positive economic development but can also be associated with the 
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damaging impacts of gentrification. Chappel et al. (2016) explain, “arts districts often 

begin as locations where pioneering low-income artists find places to live and work, but 

they often result in the commodification of art and culture by business interests” (p. 15). 

Art sector matters, as well, in neighborhood change. Commercial arts include film, 

music, and design-based sectors made for consumer consumption whereas fine arts 

refers more to art made for the purpose of expression including dance companies, 

performing arts theatres, and musical groups and artists. Grodach et al.’s (2014) 

statistical analysis of 100 US metropolitan areas showed that commercial arts industries 

had the strongest association with gentrification while fine arts are associated with 

stable neighborhoods. Table 1 shows the type of industry that pertain to commercial or 

fine arts using the North American Industrial Classification System (NAICS).  

Cities plan cultural/arts districts in attempts to attract tourism to their cities, and for 

attracting economic revitalization. Theorists such as Richard Florida (2005) played a 

key role in promoting 21st century urban arts policies when he argued that a key tool for 

Table 1: NAICS codes for Fine Arts and Commercial Arts (Grodach et. al, 2014) 
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successful economic development is to have a robust “creative class.” Florida uses the 

term “creative class” to define the roughly one-third, at the time of Florida’s writing, of 

the workforce employed in the creative sector of the economy meaning science and 

engineering, research and development, tech-based industries, in arts, aesthetic and 

design work (Florida, pp. 10, 2005). He argues that cities should plan to make places 

that attract that group by using the “3Ts of technology, talent and tolerance” (Florida, pp. 

39, 2005).   

As we know from Zukin’s coverage of SoHo, Florida was not the first to suggest 

that local government use the arts for urban and economic development. Arts 

proponents such as Charles Landry, known for popularizing the creative city concept, 

emphasizing the need for utilizing creativity to create desirable cities (Callaghan, 2010). 

The City of Tampa, Florida invested in the arts as a tool of economic development 

when, and in 2006, a Hillsborough County Cultural Planning Report stated that over 

$325 million was generated for the city as a result of the cultural industry (Buckman 

et.al, 2017).  Qualitative studies such as those undertaken by Buckman et. al, 2017 on a 

performative arts space in the historic West Tampa neighborhood, fueled by the 

creation of a community redevelopment area in this neighborhood, show how it can be 

difficult to prove claims of equitable redevelopment and how these spaces can 

contribute to gentrification. (Buckman et.al, 2017).   

But the arts and artists are not always inequitable, capitalism-driven endeavors, 

either. Contrary to the view of the artist as a tool for developers and displacement 

strategies, artists can also play a role in creating a sense of neighborhood pride and 

empowerment.  For instance, Shannon, Sloane, and Bray (2023), describe the 
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significance of co-creative artists as conduits, channeling community concerns and 

placing community needs at the forefront. 

 

Los Angeles and gentrification 

There have been various studies that have sought to understand gentrification in 

the context of Los Angeles. Chappel et. al’s 2016 study on Transit Oriented 

Development & Commercial Gentrification offers a framework for which to conduct a 

mixed-methods study to observe the causes and impacts of commercial gentrification 

within the context of Los Angeles. This study included the development of a quantitative 

metric to define gentrification, and a qualitative component in which community 

members in two study areas, Hollywood/Vine and Vermont/Sunset, were interviewed 

and prompted to share their own perspectives of gentrification caused by transit. This 

study did not find a significant relationship between transit and commercial 

gentrification. However, they note that the relationship between residential and 

commercial gentrification needs further study, especially from a qualitative perspective 

(Chappel et. al, 2016).  

Los Angeles has also had a history of pro-development policies that play a role in 

triggering gentrification.  Two specific examples include the Artist-in-Residence 

Ordinance (1981) and Adaptive Reuse Ordinance (1999). The Artist-in-Residence 

program allowed the residential use of former industrial buildings, as many artists had 

sought the loft lifestyle by living in these former industrial buildings illegally since the 

1970s. The Arts District Community Council LA has attributed the force of gentrification 

in the Arts District of Downtown Los Angeles to the Artist-in-Residence Ordinance, 
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specifically in the way in which real estate developers, as opposed to the artists 

themselves, have utilized the ordinance to undertake loft residential projects and market 

them to more affluent residents who are drawn to the “artist lifestyle” (Arts District 

Community Council LA, 2025). Thousands of artists in the area continue to rely on 

live/work spaces to support creative entrepreneurial businesses and non-profits, yet 

recent gentrification has brought new residents including young professionals to the 

area (Arts District Community Council LA, 2025). The Adaptive Reuse Ordinance (1999) 

spurred revitalization of Downtown Los Angeles, Hollywood and other historic 

neighborhoods through the reuse of existing buildings (Los Angeles City Planning, 

2024). Although this ordinance has enabled the creation of much needed housing, 

providing over 12,000 housing units, there are questions with regards to who has been 

able to gain access to these units, since the areas in which they were most utilized 

seem to have also experienced gentrification. Collins and Lokaitou-Sideris (2016) note 

the impact of the Adaptive Reuse Ordinance in Downtown Los Angeles, and how it was 

used to accommodate squatting artists, while also seeking to attract more artists and art 

lovers. Soon after, they note, the branding of Gallery Row began to take shape, leading 

to a transformation of a previously dangerous area to a vibrant corridor. However, they 

also note eventually private development in the shape of chain stores and upscale 

restaurants in Gallery Row has led to skyrocketing rent prices.  Although these 

strategies aim to help artists and address housing issues respectively, they can be used 

by real estate developers to propel the forces of gentrification.  

This chapter went over existing literature in the topics of gentrification, the arts 

and economic development, and the relationship between Los Angeles and 
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gentrification. These works within the academic literature help to frame the core issues 

examined in this study. The following chapter outlines the research questions and 

methodology utilized in this study.  
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CHAPTER 3: RESEARCH QUESTIONS AND METHODOLOGY 

 Although concerns exist throughout Los Angeles regarding gentrification, there 

are few mixed-methods studies that seek to address how certain redevelopment 

policies might relate to gentrification, specifically in Los Angeles. The CRA/LA, whose 

main goal was to completely transform what it regarded as blighted areas, was a 

prominent force in transforming neighborhoods from its inception in 1948 until its 

dissolution in 2012. As noted by Marks (2004), the definition of blight was developed by 

a coalition of affordable housing advocates and commercial real estate interests with 

differing agendas that came together to support the original 1945 California 

Redevelopment bill and intentionally produced a very broad definition of blight. In the 

legislation, it was divided into physical blight and economic blight. Physical blight 

referred to conditions including poor construction, design of overcrowding, improper 

subdivision, faulty planning, and lack of open spaces and utilities (Marks, 2004). 

Economic blight referred to characteristics such as depreciated values and investment 

patters or improper uses of certain areas (Marks, 2004).  Using these broad definitions 

of blight to justify the redevelopment funded economic development, the CRA/LA 

eventually paved the way for the creation of the NoHo Arts District in 1992. One cannot 

paint a full picture of neighborhood changes in Los Angeles without studying the 

CRA/LA’s role in redeveloping North Hollywood and transforming it to what it is today. 

This is especially true of the NoHo Arts District, a neighborhood within the boundaries of 

North Hollywood.  
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Applying a mixed-methods analysis consisting of qualitative and quantitative 

analysis, this study seeks to address the relationship between the CRA/LA’s North 

Hollywood Redevelopment Plan and the subsequent NoHo Arts District development 

from 1990 to 2024.   

The following are the core research questions of this study: 

• What are the impacts of the North Hollywood redevelopment plan and rebranding 

to an Arts District on the residents and business owners within the boundaries of 

the NoHo Arts District? 

• Do we observe residential, commercial, or both types of gentrifications from 1992 

to 2024? 

 

Figure 1: North Hollywood (yellow) and NoHo Arts District (orange) census tracts in relation to the San 
Fernando Valley Region 
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Sites of Analysis 

To answer the study’s research questions, this study uses the census tracts seen 

in Figure 2. These census tracts reflect 2010 geography, and they all contain the North 

Hollywood area. Data from The NoHo Arts District is contained within the orange-

colored census tracts, which also contain the pink “Commercial & Artcraft District” 

overlay designation.  In 2023, the census tract boundaries were changed for census 

tracts 1253.20 (split into two) and census tract 1254.01 (also split in two). Census data 

TIGER/Line files for 2010 and 2023 census tract geographies were downloaded from 

the U.S. Census Bureau website. Data from the 1990, 2000, and 2010 census were 

downloaded from Social Explorer and data was downloaded on 2010 geographies, 

meaning the data had been adjusted to match the Geographic Identifiers (GEOIDs) of 

each 2010 census tract. For 2023, this data was found on the census website which 

matched the GEOIDs of 2023 census tracts, since this data is not available on 2010 

geographies due to two census tracts being split, but the data was still able to be used 

on 2010 geographies. Figure 2 shows the map of the census tract per 2010 geography 

shape file from the Census Bureau.  



 

 

15 

 

Figure 2: Census Tract Detail for North Hollywood and NoHo Arts District 
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To delve into commercial changes, commercially zoned parcels in the census 

tract 1254.01 were selected as the ideal site for observing commercial change for the 

time period between 1990-2024, since there was enough information available to 

include 2024 as the most recent year. This specific tract was chosen due to its 

designation on UCLA’s publicly available Urban Displacement typologies map for Los 

Angeles County (Chappel et al., 2021). The Urban Displacement Project designated it 

as “Stable Moderate/Mixed Income” in the 2018 update based on their own 

methodology. Additionally, this tract contains the cross streets Lankershim Blvd. and 

Magnolia Blvd. which are often referred to as the heart of the NoHo Arts District (North 

Hollywood Business Improvement District, n.d). A shapefile from the City of Los 

Angeles’ GeoHub containing current city parcels within the city of Los Angeles was 

downloaded and modified to only include the relevant parcels for the analysis.  

Specifically, parcels were isolated, and color coded as pink using ArcGIS Pro to 

reflect their designation as a being a part of the NoHo Commercial and Artcraft Overlay 

Ordinance, per the map located in the electronic copy of the 1995 ordinance found on 

the LA City Planning website (City of Los Angeles, 1995). The LA City Parcels shape 

file from the City of Los Angeles was last modified in 2020 and contains the most up to 

date geographic information, including PIN numbers which are unique auto-generated 

parcel identifiers. Extrapolating the table from this shapefile through ArcGIS Pro was 

useful for creating the excel spreadsheets located in Appendix A, matching PIN 

numbers to the corresponding addresses using the Zone Information and Map Access 

System (ZIMAS). ZIMAS allows users to search by PIN number in order to obtain 

address information as well as linking each parcel to the corresponding online permit 
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report, detailing permit data from the 1990s onward. This approach is similar to the 

approach used by Meltzer and Capperis in which they geocoded business addresses 

retrieved from the National Establishment Time Series (NETS) database to tax parcels 

as part of their analysis for studying retail turnover (Meltzer & Capperis, 2017).  

 

Figure 3: Map of NoHo Commercial and Artcraft District Parcels 

 

Demographic Changes in North Hollywood and the NoHo Arts District 

 In order to capture residential gentrification, I used a simplified version of 

Chapple et al.’s UCLA Displacement Project team’s methodology which was created In 

2016 as part of a replication of the original Urban Displacement Project from UC 

Berkeley (Chappel & Zuk, 2016). The Displacement Project assesses gentrification by 

comparing demographic changes available in the 1990 to 2000 Census and 2000 to 
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2018 American Community Survey time periods. The final version of the UCLA Urban 

Displacement project database was updated in 2018, whereas this study seeks to study 

census data from the key time periods 1990, 2000, 2010, and 2023. I utilized the Social 

Explorer Database to gather census data tables. Using these tables, I calculated 

percent changes in the following variables found in Table 2.   

Table 2: Variables Used for Demographic Analysis 

 

Measuring Commercial Gentrification 

Measuring commercial gentrification in this study relied on assessing the 

movement of businesses in and out of the selected census tract, similar to Meltzer & 

Capperis’ 2017 study. Meltzer & Capperis (2017) used six measures to assess the 

movement of businesses: stay (businesses that stay in the neighborhood), entry 

(businesses that enter a neighborhood from a different neighborhood within the city),  

exit (opposite of entry, businesses that move to another neighborhood), birth (brand 

new businesses to the city) and death (businesses that close down without relocating to 

another neighborhood). Due to data limitations, this study used three measures: stay, 

left (exit), and new (birth). For each time period, stay represented businesses that 

Variables Used for Demographic Analysis 

Non-Hispanic population 

Hispanic population 

Median household income (adjusted for 2025 dollars) 

Median Household Rent (adjusted for 2025 dollars) 

Persons 25 years and over with a bachelor’s degree 
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stayed in the census tract, left represents businesses that left the census tract, and new 

represents businesses new to the census tract. For the purposes of their study, Meltzer 

& Capperis defined a neighborhood as a census tract of a population of at least 4,000. 

In their study, Meltzer & Capperis (2017) categorize each business within the 

neighborhood as either necessity or discretionary, then further disaggregate by 

classifying businesses as providing goods or services that are frequently or infrequently 

consumed.  Meltzer & Capperis’s study includes a full list of NAICS classification codes 

with corresponding categorizations of infrequent, frequent, necessity, and discretionary 

which will be referenced in creating a categorization for several NoHo Arts businesses 

in Chapter 6 for the years 2007 & 2024. They argue such an analysis provides critical 

insight as what businesses contribute to a neighborhood’s daily quality of life.  

In order to gauge the commercial changes that were taking place in the NoHo 

Arts District, close to 200 parcels within one census tract were analyzed. Data on 

changing storefronts was collected using a combination of data including Haines Criss 

Cross Directories from 1990 and 1998, Google Street view data, LADBS building permit 

data and Yelp. The Haines Criss Cross Directories for 1990 and 1998 contain residential 

and business listings by address and were obtained from the History and Genealogy 

Department of the Los Angeles Central Library. Data for 2010 was taken from a 2010 

NoHo Business Improvement District webpage obtained using the Wayback Machine 

internet archives. However, this data was not comprehensive to the entire census tract, 

so storefronts from 2007 Google Street Views and 2011 Google Street Views were 

cross referenced with data from Yelp to determine whether the businesses had been 

active for 2010. Additionally, building permit data such as signage permits and changes 
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of use were also cross referenced. Data for 2024 was easily accessible using the 2024 

Google Street View images and also cross referenced with Yelp user reviews to 

determine whether the business was active in 2010.  This data is contained in a 

spreadsheet found in Appendix A. Yelp data can be valuable in tracking business 

changes and commercial gentrification, as it contains real time tracking of business 

closings and openings whereas Google Street View has also been a useful tool for 

tracking gentrification in local and academic contexts (Cohen & Pettit, 2019; Rauvi & 

Hollstein, 2025). Studies such as those conducted by Correa (2019) studying 

revitalization in the La Cuarto neighborhood of Santa Ana also made use of Haines 

Criss Cross directories and organized them using Meltzer and Capperis’ NAICS 

categorizations to study changes in business composition in the area.  

Archival Research 

I also reviewed various historical documents dating back to the late 1960s and 

1970s to gain perspectives of the origins of – and attitudes regarding – the North 

Hollywood Redevelopment Plan and the NoHo Arts District. This qualitative data is vital 

to contextualize the various views of public officials, business owners, and residents 

who first promoted the North Hollywood Redevelopment Plan as early as the 1970s and 

the creation of the NoHo Arts District in the 1990s, as well as incorporating perspectives 

from the early 2000s. The archives consist of City government documents as well as 

newspaper articles found in the Los Angeles Times and Valley Times archives.  The 

qualitative data was analyzed using content analysis using a grounded theory approach 

informed by Corbin & Strauss’s 4th edition of Basics of Qualitative Research. The 

newspaper archives, which were obtained from newspapers.com and the Los Angeles 
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Times online archives, were downloaded and open-coded to identify themes such as 

gentrification in NoHo, artists perspectives, business owner perspectives, political 

perspectives, displacement, resident’s perspectives, and the rise of the Latino 

population in NoHo using MAXQDA software. Pertinent government documents 

including the Los Angeles City Planning North Hollywood Community Background 

Report of 1971, the North Hollywood Proposed Community Staff Report of 1972, and a 

1983 Amended Redevelopment Plan from the CRA/LA were obtained at the California 

State University, Northridge’s University Library Special Collections & Archive Reading 

Room. Documents were scanned and uploaded to MAXQDA to follow the same open-

coding process as the newspaper archives. The most recent Amended Redevelopment 

Plan for the North Hollywood Redevelopment Project dated October 2, 1997 was readily 

available electronically on the Los Angeles City Planning website.  

Interviews 

To diversify collected datapoints and triangulate my research to include the 

individual’s response to the Arts District’s shifts over time, I interviewed three 

community stakeholders. All interviewees have been anonymized. Stakeholder 1 is a 

NoHo resident involved in local community advocacy with professional experience in the 

commercial arts sector. Stakeholder 2 is a NoHo resident and local musician. Lastly, 

Stakeholder 3 is a manager of a local NoHo performing arts theater. Stakeholder 1 & 2 

were both similar in that they came to live in the NoHo Arts District within the past 10 

years. Stakeholder 3 has been in the San Fernando Valley for longer but was not 

present in the NoHo Arts District until assuming their current role in the past few years. 

Their perspectives offer insights as to what NoHo Arts District currently represents itself 
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as. The interviews lasted 15-20 minutes and recorded for the purpose of transcription. 

One was conducted over Zoom, one over phone, and one was conducted in-person. 

The interviews were transcribed using Otter.ai and written transcriptions were uploaded 

on to the MAXQDA software to facilitate open coding. The interviews were coded and 

themed using the same process as the archival documents.  

For recruitment, I identified business owners and representatives from local 

organizations including local government and nonprofits within the specific census tracts 

chosen for the study. In-person, phone and email were used in the recruitment of 

participants. Over 30 participants were contacted through these methods from January 

2025-April 2025, but due to the time constraints only three were confirmed. 

Stakeholders 1& 3 were recruited via email, while Stakeholder 2 was recruited in 

person. Interview questions can be found in Appendix B. Institutional Review Board 

approval was obtained prior to beginning the study for the recruitment and interviewing 

process. As noted by qualitative researcher Mario Luis Small (2009), since interviews 

are not driven by statistical logic, small sample sizes for interviews produce valid 

results.  

 This chapter highlights the mixed-methods nature of this study, mixing 

quantitative and qualitative elements in allowing for a holistic view of the NoHo Arts 

District. The next chapter outlines the creation of the NoHo Arts District, highlighting its 

history, evolution and current perspectives. The use of archives and interviews allow for 

a more detailed and vivid view of the forces that have driven the development of the 

NoHo Arts District, community perspectives, and neighborhood changes, especially 

from the 1970s onward.  
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CHAPTER 4: THE CREATION OF THE NOHO ARTS DISTRICT  

The establishment of North Hollywood as the Los Angeles neighborhood we 

know today can be traced back to 1923, when the farming community, then named 

Lankershim, was annexed to the City of Los Angeles (Link, 1991). In 1927, Guy 

Weddington, president of the local chamber of commerce, brought forth the idea of 

changing Lankershim’s name to North Hollywood in an attempt to associate itself with 

the “magic name of Hollywood” and to fuel “prosperity and development” in the 

neighborhood (Link, pp. 51, 1991). This was in part fueled by the success of the 

Universal Film Manufacturing Company’s construction of a studio on the site of a former 

horse-breeding ranch in the Cahuenga Pass in 1915, now known as Universal Studios 

Hollywood (Link, pp. 45, 1991). The community of Lankershim overwhelmingly voted 

“yes” to the name change following annexation, and this community and its identity 

began to grow (Link, 1991). Over the course of the next hundred years, the community 

of North Hollywood would face many changes, including demographic shifts, economic 

concerns, and changes in identity.  

 The creation of North Hollywood as a center for the arts started in the late 1960s. 

Thanks to the archived redevelopment plan and plan-related reports, as well as the 

newspapers offering feverish coverage, we can grasp the growth machine (Logan & 

Molotch, 1987) response to the proposed changes to the neighborhood. Newspapers 

such as the Los Angeles Times and the Valley News, in particular, offer a wealth of 

historical context. It is important to note the Los Angeles Times’ conservative stances 

and bias beginning with its inception in 1882, as they came to acknowledge and 

apologize for in a 2020 article. Their views represented the views of a majority White 
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publication, and the affluent and influential real estate Chandler Family who ran the 

newspaper and was catered toward appealing to the middle and upper classes, which is 

evident throughout the articles sourced in this time period (The Times Editorial Board, 

2020). Although there is not much information on the now defunct San Fernando Valley 

based Valley Times, the three newspapers collected from this source seem similar to 

the Los Angeles Times as these articles seem to represent business interests and paint 

the redevelopment plan in a mostly positive light and also include optimistic visions of 

growth in the San Fernando Valley in general. This newspaper was in operation from 

1946 to 1970 and most likely reflected the common views of the middle and upper 

classes of the San Fernando Valley (LA Conservancy, n.d).  From paper articles 

published from 1966 through 2007, we observe the different narratives present in the 

community around the inception of the North Hollywood Redevelopment Plan and later 

the NoHo Arts District. 

   

Conceiving and Marketing the Redevelopment Plan (1960s-1979) 

The first mentions of a potential North Hollywood Redevelopment Plan were 

found in a 1966 Valley Times article detailing a proposed rapid transit project in the San 

Fernando Valley which would allow Valley commuters to “catch a fast train every 90 

seconds during the rush hour” (Kaminsky, pp. 1, 1966). In the mid-1970s, the Centers 

Concept was adopted by the Los Angeles City Council which sought to convert Los 

Angeles to a City with a network of urban centers connected by a rail system, with one 

center located in North Hollywood  (Online Archive of California, n.d.). Over ten years 

later, the North Hollywood Redevelopment plan, adopted in 1979, was created because 
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of years of political pressure, mostly from the North Hollywood development business 

communities. Los Angeles City Planning Documents from 1971 and 1972 offered key 

insights on the main driving forces for creating the redevelopment plan.   

In May 1970, the Los Angeles Times reported that the CRA/LA had determined 

that North Hollywood did not have sufficient blight to warrant redevelopment (Burleigh, 

1970). The Times explained the CRA/LA’s city administrator Richard G. Mitchell drafted 

a lengthy report for the North Hollywood businessmen pushing for federal revitalization 

funds, in which Mitchell recommended they carry out on a “private basis” instead of 

using CRA/LA funds (Burleigh, 1970). The Times also named Guy McCreary as the 

chairman of the Better Downtown Committee of the local Chamber of Commerce and 

the main point of contact with the CRA/LA. Though the CRA/LA denied renewal aid in 

1970, evidently something changed between 1970 and 1979, when the Redevelopment 

Plan was finally adopted. Broad definitions of blight in the California redevelopment 

legislature were most likely used to their advantage. 

Guy McCreary was a key player in North Hollywood history as he descended 

from the Weddington family, whose family arrived in 1886 and throughout the years 

were responsible for building the first area school, jail, fire stations and other public 

services (Abram, 2017). With his background in government and as part of the 

Weddington Investment Co., he was a major political and development figure in North 

Hollywood. Likely McCreary, from his position and with his connections, was able to 

convince the CRA/LA to fund redevelopment in the area. He went on to become a key 

consultant for both the 1971 Los Angeles Department of City Planning North Hollywood 

Community Background Report and the 1972 Los Angeles Department of City Planning 
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North Hollywood Proposed Community Staff Report which both served for the formation 

of the redevelopment plan. These documents were created by the Los Angeles 

Department of City Planning for the purpose of creating a community plan update for 

North Hollywood as part of Los Angeles General Plan, however they provide key 

sources and context that would shape the CRA/LA’s own policies.  

The 1971 North Hollywood Community Background Report shows that creating 

the study for the report started in 1971 with local stakeholders and community 

members, mainly with the Citizens Advisory Committee, which sought to represent the 

main interests of North Hollywood. The report cites 1970 census data which showed the 

North Hollywood community as constituting 98% percent White residents living in 

primarily single-family dwellings. The term “visually homogenous” runs throughout the 

document in describing the different parts of this community, seemingly in a vague 

manner but suggestive of the single family and racially homogenous nature of these 

areas (Los Angeles City Planning, 1971).  There appears to be anxiety about the loss of 

that homogeneity. The Community Background Report highlights the perceived decline 

of the neighborhood’s single-family-home quality of life, explaining that the area’s 

unprecedented postwar growth involved the replacement of single-family homes with 

more multi-family structures (Los Angeles City Planning, 1971). The report also 

characterizes the North Hollywood Business District located on Lankershim Boulevard  

as an “aging, auto oriented commercial area”, and cite a decline in sales and economic 

activity in the North Hollywood Business community as one reason for urging a 

redevelopment plan. The core reason for redevelopment is summed up as follows: 

“The community suffers from both physical and psychological barriers, a 
lack of open space, a lack of proper buffering between land uses, a lack of 
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identification, as well as unsightly areas. These problems further confuse 
an already congested traffic condition caused by five- and six-way 
intersections. These deteriorating conditions tend to cause the east Valley 
population to live and shop outside of the North Hollywood Community. This 
negative attitude and atmosphere towards North Hollywood further 
dampens the hope of reviving the aging North Hollywood Business District” 
(Los Angeles City Planning, 1971, pp. 22). 

The 1972 Proposed Community Staff Report does include some displacement 

considerations. For families located within the designated industrial expansion area, 

replacement housing was to be provided on a 1:1 ratio (pp. A13). But again, the North 

Hollywood Community Citizen Plan Advisory Committee report emphasized retaining 

North Hollywood’s “low density environment” (pp.5). The report locates low- and 

moderate income and senior housing in four specific areas, as well as includes a map 

listing specific apartment buildings to serve as replacement housing.  

Well before the 1971 and 1972, studies had been carried out since the early 

1960s concerning the state of North Hollywood businesses. According to the Valley 

Times, by 1977 a preliminary redevelopment plan for North Hollywood was approved by 

the Los Angeles City Planning Commission 4-0, with little discussion, with the article 

mentioning that the project had also been strongly favored by North Hollywood 

businesspeople and residents (Jacobs, 1977). The final approval of the 1979 plan was 

the culmination of those many years of study and political effort pushed by the 

development community (Los Angeles City Planning, 1972).  

 Residents’ views were less uniformly positive. The 1972 Los Angeles 

Department of City Planning North Hollywood Proposed Community Staff Report details 

the community engagement process at public meetings from December 1971 to 

February 1972. Guy McCreary led the North Hollywood Community Plan Advisory 

Committee, and, thus, the engagement process. Joining McCreary on the committee’s 
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community were representatives from local organizations such as the Studio City, 

Toluca Lake, North Hollywood Coordinating Council which at one point was one 

coordinating council; the Victory-Vineland Homeowner’s Association; the Maud Booth 

Family Center (nonprofit that supports working single mothers); the North Hollywood 

Gals; and one representative from an active resident’s list, among other religious, 

student and commercial representatives (Los Angeles City Planning, 1971). McCreary 

sought out business leaders’ support, too, contacting the Automobile Club of Southern 

California, Laurel Plaza Management, North Hollywood Insurance, Coolidge Physical 

Therapy Center, United California Bank, Lee’s Brake Service, Valley Drug Company, 

and the Valley Plaza Merchant & Professional Association (Los Angeles City Planning, 

1971).    

For the authors of the preliminary proposals, the goal of preserving the “single-

family residential character” of North Hollywood was crucial and achievable by 

encouraging the development of multiple-dwelling buildings around the named 

community centers, thus allowing for lowering the density of multiple areas (Los 

Angeles City Planning, 1971). The plan called for revitalizing the North Hollywood 

Business Center and encouraging high-medium and medium density multiple-dwelling 

units that would support the economic activity and eventually support a rapid transit 

station (Los Angeles City Planning, 1971). It also included the suggestion of expanding 

commercial and multiple residential acreage, expansion and restriction of industry along 

Chandler Boulevard, and suggested the closing of Lankershim Elementary School and 

mark this area as the center of the North Hollywood Business Center (Los Angeles 

Department of City Planning, 1971).  
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 The Los Angeles Department of City Planning was also aggressive in its 

promotion of the plan, distributing 1,500 questionnaires, and encouraging residents and 

businessmen to attend the various presentations of the preliminary plan. Overall, the 

Department of City Planning cited in their report an overwhelmingly strong support for 

the plan. The North Hollywood Community Citizen Plan Advisory Committee submitted 

a report reflecting their ideas which was incorporated into the 1972 Proposed 

Community Staff Report. But while the Department of City Planning’s Staff report and a 

Valley Times article described the approval by the Los Angeles city planning 

commission as easy and favored by residents in 1977, another article from the LA 

Times told a different story of residents’ perspectives. In 1978, local residents who felt 

concerned that the chamber was taking too much control over the project formed the 

Strengthen Our Community Organization (Roderick, 1978). The organization called a 

meeting with residents and the local city councilman, Joel Wachs, where residents 

voiced their concerns and questions, especially with regards to the proposal’s 

suggested use of eminent domain (Roderick, 1978). Opponents continued to fear the 

proposed urban redevelopment would be like the Bunker Hill and Chavez Ravine urban 

renewal efforts, where the city forcibly removed locals from their land and homes 

(Roderick, 1979). At that point, residents were either supportive or simply resigned to 

their fate, accepting what the Los Angeles Times called the “flat promises” of 

Councilman Wachs to limit eminent domain to ten homes (Roderick, 1979).  

 Nowhere in either the 1971 or 1972 planning department reports is there any 

mention of artists. Both documents emphasize the perceived lack of community identity, 

but not until the 1983 Amended Redevelopment Plan from the Community 
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Redevelopment Agency did art enter the picture. In it, the Cultural and Artistic 

Development section explains that “at least one half of one percent (.5%) of the private 

development costs for new commercial and multi-family development that is assisted by 

the Agency subject to a disposition and development agreement, shall be allocated by 

the developer to finance the provision of cultural and artistic facilities and features within 

the Project area” (CRA/LA, 1983, pp. 42). The documents do not explicitly state where 

this idea came from or who pushed the idea of cultivating arts activities within North 

Hollywood.   

  

Amending the Plan, Making the NoHo Arts District (1980s-today) 

 After being adopted in February 1979, the North Hollywood Redevelopment Plan 

went through amendments in 1990, 1982, 1995, and 1997. The 1990s sparked a 

renewed push for revitalization using a new approach: creating an Arts District. As the 

Los Angeles Times reported in 1998, community improvement efforts gained the most 

momentum in the late 1980s and early ‘90s, with many entertainment industry residents 

gaining a new focus on investing in local arts (Baker, 1998). The Universal City/North 

Hollywood Chamber of Commerce led the push to create and brand a NoHo Arts 

District, and in 1995, the Department of City Planning published the NoHo Commercial 

and Artcraft Overlay Ordinance (Baker, 1998; Los Angeles Department of City Planning, 

1995). These zoning regulations were approved by the Los Angeles City Council and 

were backed by the support of the local councilmember John Ferrero, whose office 

described the regulations as a way to make it easier for artists to be used as tools for 

rehabilitating buildings (Hwangbo, 1995). City officials were enthusiastic about the new 
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zoning regulations as attracting artists as well as “arts-compatible businesses,” 

including art galleries and coffeehouses (Hwangbo, 1995).   

 Prior to the adoption of the 1995 and 1997 amendments of the redevelopment 

plan, the 16-member North Hollywood Redevelopment Citizens Advisory Committee 

held regular meetings with the CRA/LA and with John Ferraro (Chavez & Curtiss, 1990). 

Guy McCreary continued to be an active member of this committee. This Citizens 

Advisory Committee was instrumental in helping the CRA/LA continue its work in the 

North Hollywood Redevelopment area by approving projects such as the $41 million 

Academy of Television Arts and Sciences project built in 1990 (Chavez & Curtiss, 

1990). The most recent amendment of the plan in 1997 extended the North Hollywood 

Redevelopment, was reported as controversial by the Los Angeles Times (Satzman, 

1997). Even so, local lawmakers continued to boast that the extension would help 

establish a “thriving arts and entertainment community in the Valley” (Saltzman, 1997).  

 Officials continued to defend the agency thought the decades even in 2000, 

when the Los Angeles Times reported that the $117-million redevelopment plan did not 

leave North Hollywood any better after 20 years when compared to other areas that did 

not get aid (McGreevy & Miller, 2000). According to the Los Angeles Times analysis, 

there had still been vacant and deteriorating homes and that only a fraction of new 

homes and businesses the CRA/LA had promised to build had been actually built 

(McGreevy & Miller, 2000). City officials pointed to the “glitzy” headquarters of the 

Academy of Television Arts and Sciences and the El Portal Theatre revitalization as 

proof of “reinvigoration,” located among the blocks of cafes and galleries that lined the 

NoHo Arts District (McGreevy & Miller, 2000). Officials also noted that the early 1990s 
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recession and 1994 Northridge earthquake would have had far worse consequences 

without the CRA/LA’s involvement. CRA/LA executive Lillian Burkenheim highlighted the 

creation of “sanitary, safe housing” and “a shopping center that people can walk to” 

according to (McGreevy & Miller, 2000).  

Residents developed renewed, often critical, interest in redevelopment activities 

beginning in the 1990s. One 1990 LA Times article reported that after years of tearing 

down “run-down” commercial buildings along Lankershim Boulevard without much 

community controversy, community members began question what the CRA/LA was 

doing to their neighborhood (Chavez & Curtiss, 1990). In one North Hollywood 

Redevelopment Citizens Advisory Committee meeting in March 1990, there was a 

“bitter shouting match” between a group affected by the Hollywood redevelopment plan 

and the Citizens Advisory Committee (Chavez & Curtiss, 1990). Although this was an 

outsider group that was not specifically with the North Hollywood community, they had 

felt the impacts of renewal in Hollywood and sought to advocate on behalf of North 

Hollywood residents, claiming that several North Hollywood residents had contended 

that they were not well enough informed on what the CRA/LA was doing in their area 

and purposefully disrupted the North Hollywood Redevelopment Citizens Advisory 

Committee (Chavez & Curtiss, 1990). They accused the Citizens Advisory Committee 

as merely being a “rubber stamp” for CRA/LA projects and of conducting their elections 

illegally (Chavez & Curtiss, 1990).  

This was not an isolated incident. In 1992, the Los Angeles Times reported on a 

North Hollywood Project Area Committee meeting in which two women, Mildred Weller 

of the Concerned Citizens for North Hollywood organization, and Renee Weitzer, an 
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aide to Councilmember John Ferraro, fought over who was the legitimate head of the 

citizens council (Stewart, 1992). The Citizen Committee was described as the North 

Hollywood PAC in this article, stating that the purpose of the PAC was to advise the 

CRA/LA on the redevelopment project (Stewart, 1992). Although not specified, the use 

of the acronym PAC seems to refer to a political action committee. Apparently, 

according to the Times, this event was neither unusual or the worst – one time there 

had been a fist fight (Stewart, 1992). A city attorney investigation found that ballots had 

been miscounted on more than one election, and certain PAC members had not been 

properly elected (Stewart, 1992). Members of the coalition and the public, including 

members of the North Hollywood Residents Association, expressed concerns that the 

councilman’s office and the city were attempting to take over the committee (Stewart, 

1992). Tensions between residents and city government persisted for years.  

In 1995, a group of residents and businesses owners successfully sued the city 

for violating state laws by not holding public hearings and managed to freeze the 

proposed amendment to the redevelopment plan for two years when it was finally 

adopted in 1997 (Satzman, 1997). Even then, residents and business owners 

considered filing a second lawsuit business owners such as Jerry Day, who believed 

that the CRA/LA was “designed to misuse public funds,” and an overall mistrust in the 

promises of councilmembers Wachs and Ferraro endured (Satzman, 1997).   

 The effect of the 1995 CRA/LA amendment was swift. A major CRA/LA project 

that had intended to be one of the stars of the revitalization was the El Portal Theatre. 

Once a vaudeville house and cinema in 1926 on Lankershim Boulevard, by the 1990s, 

the theatre needed investment and nearly $300,000 were allocated by the CRA/LA to 
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add much needed restoration (Koehler, 1994). This project was undertaken in 

collaboration with the Actors Alley Repertory Theatre company, who saw the El Portal 

Theatre as their new home (Koehler, 1994). By January 1994, El Portal was 95% ready 

to reopen, but the 1994 Northridge earthquake caused major setbacks and damages 

(Koehler, 1994). Subsequently Actor’s Alley sought funding from the CRA/LA to help 

with the $1.5 million dollar’s worth of damages to the theatre (Koehler, 1994). Another 

local theatre, the American Renegade Theatre on Magnolia Boulevard also suffered 

major damages from the earthquake, estimating the damage at $100,000 (Schnaufer, 

1994).   

 Just before the earthquake, the NoHo Arts District hosted its first ever Performing 

Arts Festival in 1993 in an attempt to foster the fine arts community. The festival was 

sponsored by North Hollywood Chamber of Commerce, and the executive director Jim 

Mahfet noted how they hoped that the Los Angeles city leaders could make the Arts 

District designation official and was most likely a major motivator to create the festival 

and showcase the progress that had been made (Bettner, 1994). Even with the 

challenges of the 1994 earthquake, the NoHo Arts District boasted its progress through 

the CRA/LA and other local actors in revitalizing the area which at that point had 15 

performing arts theatres although the article did not mention how many had been 

damaged by the earthquake (Bettner, 1994).   

 An interesting example of the arts culture in North Hollywood in the 1990s was 

demonstrated in a 1994 account of a popular café called the Iguana Café. The café was 

celebrated as being a “mecca for music, poetry and art long before the 1992 creation of 

the North Hollywood Arts District (NoHo),” although the café was located just steps 
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outside the boundary of the NoHo Arts District on Camarillo Street (Ehrman, 1994). 

Figure 4 below shows a scene of a common night at the Iguana Cage, which since 1989 

brought popular local artists and “undiscovered talents” to its stage, with fully acoustic 

sets in an intimate setting (Ehrman, 1994). The Iguana Café came to be a community 

staple, with local artists such as Matthew Niblock describing the café as an excellent 

place to both hang out and perform, with Niblock even hosting his wedding reception 

there (Ehrman, 1994). 

 

Figure 4: Image of Iguana Cafe (Ehrman, 1994) 

 The Iguana Café was an eclectic spot, vibrant and welcoming by this account. It 

was also described as a “mangy looking joint” with personality (Welch, 1995). It was 

untrendy and a refuge for artists and appreciators according to Rosanne Welch, a 

columnist from the Los Angeles Times. Iguana Café was an outlet for the type of artist 

that wanted to express themselves, without hoping to become famous (Welch, 1995). 
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Unfortunately, by 1995 the Iguana Café was closed down, and Welch mourned the loss 

of this community staple, claiming she would no longer be able to “gather in that 

community, complain about politics, buy a book, or just read one for two nights in a row 

and debate the author’s merits with people who used to be complete strangers” (Welch, 

1995).  Stories of places such as the Iguana Café help to paint a picture of what it was 

like to live in the NoHo Arts District, a window into the world of artists who did not 

associate themselves with the nearby glitz and glamor of Hollywood and instead wanted 

to immerse themselves in art and, moreover, the sense of community it can bring. As 

the NoHo Arts District has continued to grow and evolve, it is important to also 

understand how current residents perceive community within the NoHo Arts District.  

 

The NoHo Arts District Today (Community Interviews)  
 
 The interview data gathered offers a different perspective from the archival data. 

The interviews offer a contemporary perspective on the NoHo Arts District, specifically 

from community stakeholders that did not play a role in the formation of the Arts District. 

Three stakeholders agreed to participate in these interviews in which they were asked 

questions on gentrification, their experiences being a part of the NoHo Arts District 

community, their greatest concerns and their perceptions on how government/city 

planning interventions can help or hurt the community. The full interview questions can 

be found in Appendix B.  
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Stakeholder 1  

 The first stakeholder interviewed, Stakeholder 1, was a key informant for 

understanding civic attitudes in the NoHo Arts District, as well as answering questions 

on how they perceive gentrification as a relative newcomer having lived in the 

community for less than 10 years. Stakeholder 1 had professional experience working in 

the entertainment industry, within what Grodach (2014) would classify as the 

“commercial arts.” Although this is an industry associated with gentrification per 

Grodach’s research, this stakeholder attitudes and perspectives showed that they were 

greatly concerned with gentrification and more specifically, housing affordability. When 

asked about what the most pressing issues in their community would be, they 

responded with homelessness, housing affordability, and creating safer streets for 

pedestrians and folks who rely on transit.   

 Although they were not here during the 1990s, the stakeholder stated they knew 

many people who lived in the NoHo Arts District then and agreed that based on those 

perceptions and as well as the stakeholder’s own perceptions of housing affordability 

now that the area had “definitely gentrified.” Specifically, the stakeholder mentioned that 

the area had been described by older residents as a previously “poor area”, without 

elaborating further on this definition. The stakeholder was also aware of local 

government’s role in investing in the neighborhood, building the metro, and investing in 

denser housing with more apartment buildings going up. The stakeholder expressed 

concern about how housing has played a role in displacing lower income people, as well 

as displacing the artistic community members. Although there have been more and 

more apartment buildings, the stakeholder noted that most of these new apartment units 
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are very expensive, such as one NoHo Arts District apartment unit they recently viewed 

being listed as $5,000 a month for “five tiny bedrooms”, noting that many people find 

roommates but even with roommates the cost would still be high with five people 

including utilities. This concern has been reflected in local new outlets such as the Los 

Angeles Daily News, when they reported on the issue of local artists being forced out by 

high rents in 2018 (Grigoryants, 2018). These are similar concerns to those expressed 

by members of the Downtown Los Angeles Arts District, where artists have faced the 

threat of displacement through increased real estate developments and higher rents, 

and also similar to what Zukin described of the artists being displaced in SoHo in Loft 

Living, whereby the first wave of “gentrifier” become gentrified. (Arts District Community 

Council LA, 2025; Zukin, 1982)  The stakeholder made an interesting note on how they 

perceived the closing of local restaurants as harming the artistic community and 

possibly playing a role in pushing them out, since many local artists rely on restaurants 

for jobs, especially as waiters or servers and many of these artists rely on the walkability 

that the NoHo Arts District provides compared to other parts of Los Angeles. This is 

especially true, according to the stakeholder, for performers waiting for their “big break” 

or their next well paying role. The stakeholder noted that the COVID-19 pandemic 

played a role in closing down restaurants, and with commercial rents rising, restaurants 

have had a more difficult time recovering. It offered a new perspective on how 

commercial gentrification in the NoHo Arts District can potentially affect where people 

are able to live and work. The stakeholder also mentioned the loss of a famous dance 

studio called Millenium on Lankershim Blvd in being a challenge for the artistic 

community, specifically the dance community.  
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 As a NoHo resident, this stakeholder volunteers their time by attending local 

community events and volunteering with various groups.  They note that it’s not always 

easy to get people involved with civic participation. For example, the stakeholder often 

attends community events held by local government for NoHo Arts District residents 

impacted by local planning and transit projects, and how it can sometimes only a 

handful of people show up. Whether consciously or unconsciously, the stakeholder’s 

views are similar to the perspectives of “social preservationists”, defined by Japonica 

Brown-Saracino as those individuals who move in during a wave of gentrification but are 

concerned with advocating for old-time residents, seeking to preserve the social 

authenticity of the gentrifying places they move to, and prevent old-timer’s physical, 

cultural and political displacement (Brown-Saracino, 2009).  The stakeholder 

emphasized the need for community members to become more involved in actionable 

ways in the community. Regardless, the stakeholder described the community as 

“resilient”, and expressed that there is a good sense of community with the artists, 

especially actors, dancers, and musicians.  

 

Stakeholder 2  
 

 The second stakeholder interviewed has lived in the NoHo Arts District for 10 

years. This stakeholder also represents the views of a local resident involved in the 

local arts scene. This stakeholder creates and performs their own music and has the 

goal of being a part of the recording music industry, a major facet of commercial arts.  

Specifically, this stakeholder specified that they had moved from out of state to live in 

Los Angeles to connect with other musicians and with people who are part of the music 
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industry. The stakeholder revealed quite different perspectives from Stakeholder 1 and 

were valuable in understanding the perspective of a local artists hoping to make a break 

into the commercial arts scene.  

 When asked about gentrification in NoHo Arts District, this stakeholder said it 

was tough to answer whether or not the NoHo Arts District had gentrified since they had 

not been in living there for more than 10 years, but that there are some signs that it is 

“possibly gentrified.” The stakeholder raised the concern of people coming into the 

neighborhood for their own gain, without putting anything back into the community 

especially those who profit without giving anything back, relying heavily on 

consumerism. Although not specified, the stakeholder was likely referring to businesses 

in the area and owners who do not give back to the community. The stakeholder talked 

about how they are involved in the community by giving access to local youth to local 

recording studios and gain experience recording music. Aside from performing arts, 

there are various small recording studios throughout the area that are utilized by 

musicians. Through these actions they help foster a sense of community with the local 

youth, creating a space for artistic creativity as well as personal development and social 

skills, and notes how it’s important to always give back. The stakeholder noted how they 

were also involved in community events in their hometown on the east coast. Art was 

used as a way to get people, specifically youth, to “stay out of trouble”, and that they 

played a role in creating community events in a local art gallery for this purpose. It can 

be noted that arts programs have indeed been used as a tool in reducing delinquency, 

such as through the YouthARTS Development Project which was initiated in 1995. A 

2001 publication from the U.S. Department of Justice outlined the effectiveness of the 
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project, citing a skills assessment which showed that youth participating in these 

programs found increased skill in the arts, anger expression, communication with 

adults, cooperation, participation, communication with peers, and task completion 

(Clawson & Coolbaugh, 2001).  Through this perspective, it can be observed that art 

can play an important role in cultivating community, especially with the youth and other 

individuals who would not traditionally have access to the arts whether it be in another 

state or within the NoHo Arts District. It also allows youth to gain valuable skills and 

access to community. This perspective suggests the arts are an important tool for 

deterring crime and other problems that may occur when people do not have access to 

a stable sense of community.  

 The stakeholder overall had mostly positive things to say about the NoHo Arts 

District community, stating there are opportunities for meeting a lot of genuine people 

who share the same goals, and the stakeholder enjoys being able to make friends 

through music. Overall, this stakeholder offered a detailed perspective of someone who, 

like many others in Los Angeles, move here with the goal of entering the commercial 

arts scene, through music or acting. This stakeholder offered a perspective of the pros 

and cons, and also expressed interest wanting to see more community members give 

back and cultivate a sense of community which, although not explicitly stated by the 

stakeholder, would seem to help mitigate the worst aspects of gentrification and allow 

residents to feel more invested in where they live and work.  
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Stakeholder 3 

 The last stakeholder interviewed did not represent the views of a local resident 

but instead reflected the views of a local performing arts theatre manager. This 

stakeholder had a wealth of information to offer regarding the local fine arts scene, 

specifically performing arts theaters. The stakeholder had positive things to say about 

this community but noted the challenges with the impacts of local theatres closing down. 

They also mentioned ways in which local government can invest in creating programs 

and events that would help foster the artistic sense of community.   

  This stakeholder described that the COVID-19 pandemic hit the performing arts 

scene in the NoHo Arts District in impactful ways. At one point, the stakeholder noted, 

there were 22 theatres in one square mile, which was the second largest group of 

theatres outside of New York. After COVID-19, the number fell to 8-10, essentially cut in 

half. This was also recently highlighted in a Los Angeles Daily Times article, which 

highlighted the decrease in performing arts venues in the NoHo Arts District (Artuso, 

2025). The stakeholder expressed challenges of reopening the theatre they managed 

post COVID-19, and how aside from putting on production, the space is also rented out 

for different purposes including rehearsals, birthday parties and even proposals. When 

asked specifically about gentrification, however, they said they could only really speak 

on how arts businesses have been closing, which could point to a being a sign of 

commercial gentrification. They noted how many landlords have taken advantage of 

theatres being unable to afford rent, closing and then renovating them to become 

something more profitable such as restaurants. This was the case, the stakeholder 

noted, with the local performing arts theatre called the NoHo Arts Center. The theatre 
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closed down after serving the community since at least the 1990s, and was referenced 

in the archives by its former name, the American Renegade. This theatre closed down 

sometime between 2019-2020 and was converted into a restaurant, which appropriated 

the name “The Renegade” and now it is home to the local chain restaurant Granville.  

 Although this stakeholder expressed many challenges with the arts scene 

specifically the performing arts community, the stakeholder offered many perspectives 

in which government / community initiatives can help support the arts community. First, 

they note how they have enjoyed that the Lankershim Arts Center, run by the City of 

Los Angeles Department of Cultural Affairs, has held community events in which they 

close down entire streets, making them pedestrian friendly and allowing local vendors 

and businesses to take advantage of the foot traffic and help foster a sense a 

community between neighbors. One specific event was the recent Lunar New Year 

Block Party. The stakeholder specifically noted wanting to have a similar festival but 

geared towards only the theatre arts. Although the stakeholder did not reference past 

events, NoHo did have an annual Performing Arts Festivals in the early 1990s, when 

Chamber of Commerce was seeking to encourage the branding of the arts district and 

establishment of the arts designation, yet this type of community event does not seem 

to have reoccurred for decades.  

They also noted the challenges of parking in the area as a potential deterrent for 

people to visit their theatre. Although the NoHo Arts District has an LA Metro rail station, 

ridership with LA Metro is quite low for the Los Angeles population overall. As an article 

from USC’s Neighborhood Data for Social Change (NDSC) project has reported, only 

6.8% of people utilize public transit to commute. The stakeholder noted the advantages 
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of having access to the metro allows for a walkable neighborhood and gives access to 

local community college students, through a local program, to utilize their theatre space 

since their campus does not have one. However, they note that “LA is not set up to be a 

public transportation city”, citing parking issues as well as personal experiences with 

safety on the metro line as being suboptimal for encouraging people to use the LA 

Metro rail. So, they suggest that there should be more parking in the area, as it is known 

to be difficult for street parking and has limited parking garages. Lastly, they noted 

issues of public safety with regards to crime and homelessness as a deterrent to their 

business. 

 The archives and community interviews obtained in this study represent valuable 

qualitative insights. They offer historical context and give individual perspectives on how 

the community is perceived as today. In order to complement the qualitative insights, 

quantitative research is also valuable for obtaining broader insights on the North 

Hollywood and NoHo Arts District communities. These quantitative insights will be 

highlighted in the following chapter.  
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CHAPTER 5: MEASURING DEMOGRAPHIC CHANGES IN THE NOHO ARTS 

DISTRICT 

Archival Census Data 

The North Hollywood Community Plan Background 1971 report utilized census 

data from the 1970s and included projections for future populations. Figure 5 shows that 

this community was 98% White. Interestingly, the 1970 Census did not include a 

category explicitly for Hispanic/Latino as shown in Figure 5 from the North Hollywood 

Community Plan Background Report in 1971.  However, the North Hollywood 

Community Plan Background 1971 report included a map with percentages of Spanish 

surnames in local elementary schools (Figure 6). Many of these local schools had a 

significant number of Spanish surnames, notably Lankershim Elementary School with 

25.3% Spanish surnames located in the heart in the now NoHo Arts District. 

Figure 5: 1970 Census Data listed in 1971 North Hollywood Community Plan Background report 
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Figure 6: Percent Spanish Surname in Elementary Schools, 1971 North Hollywood Community 
Plan Report 
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The decade from 1980-1990 brought forth major demographic changes for the 

San Fernando Valley, including North Hollywood. According to a 1992 Los Angeles 

Times article that analyzed census data, North Hollywood experienced a dramatic 

increase in the number of Latino immigrants starting from the 1980s, suggesting that a 

“Latinization of North Hollywood” had occurred (Quinn, 1992). At the same time, certain 

areas within this neighborhood sought to rebrand themselves into different 

neighborhoods to separate themselves from North Hollywood’s image as a “heavily 

Latino and crime-plagued neighborhood” (Quinn, 1992).  According to the article, North 

Hollywood was 71% White and 23% Latino at the start of the 80s (Quinn, 1992). By the 

end of the decade, demographics shifted to 50% White, 40% Latino, 6% Asian and 4% 

black. The Los Angeles Times remarks on the “startling” fact that 22% of the 119,000 

residents immigrated to the United States after 1980. The author suggests the changes 

are quite “random” resulting in rich and poor, White and Latino, living side by side. 

However, data such as those from the Migration Policy Institute show that Latino 

immigrants from Mexico and Central America migrated in response to political, social 

and economic factors in their home countries and in Los Angeles, they had the potential 

to earn more than in other states, specifically during the 1980s.  

 

Census Tract Data for the North Hollywood Neighborhood 1990-2024 

 I collected descriptive statistics was gathered at three Census year ranges: 1990-

2000, 2000-2010, and 2010-2023. Doing so allowed me to identify demographic shifts 

from around the time the NoHo Arts District was established (1992), until the most 

recent available Census time period, 2023. Social Explorer provided 1990-2010 Census 
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data, which contained this data on 2010 geographies, and a 2010 census tract shapefile 

was downloaded from the U.S. Census website for the purpose of visualizing this data 

on ArcGIS. I created a layer in ArcGIS Pro to isolate the tracts that contain North 

Hollywood as well as the NoHo Arts District. The NoHo Arts District is bordered by 

Cumpston Street on the North, Camarillo Street on the South, Tujunga Avenue on the 

West and Cahuenga on the East. The pink parcels in the map below denote the parcels 

that are zoned as the “NoHo Commercial and Artcraft District” per the Los Angeles 

Municipal Code Section 12.06. Essentially, this overlay details specific uses which 

create enclaves where artists can live, create and market their artifacts, combining 

residential and commercial uses per the Municipal Code.  The corresponding census 

tracts for the NoHo Arts District are 1253.10, 1253.20, 1254.01, 1255.01, 1254.02, 

1255.02, highlighted in orange in the maps used in this chapter.  

 The variables studied in this section are key variables used throughout academic 

literature as indicators of gentrification and in this study, help us to observe the process 

of gentrification. Chappel & Zuk (2016) summarize the various types of indicators of 

gentrification that are utilized throughout gentrification literature which include analyzing 

changes in rent and, changes in demographic data on in- vs out- movers including race, 

ethnicity, income, and education status. Race, ethnicity, income and educational status 

are indicators that highlight which type of people are being pushed out and are coming 

in to gentrify a neighborhood, with renters, people of color and low-income individuals 

being most impacted by the risks of gentrification and thus are important to study. 

Median gross rent shows the rise and fall of rent prices, which play a role in pushing 

people out of the neighborhood. 
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 The maps below show the findings for percent changes for each period in 

Median Household Income (in 2025 dollars), Median Gross Rent (in 2025 dollars), 

Hispanic Origin by Race, Non-Hispanic White, and Persons 25 and over with a 

bachelor’s Degree. For the period 1990-2000, among the most significant findings were 

that all census tracts except for two, one in North Hollywood and one in the NoHo Arts 

District, saw decreases in Median Household Income (Figure 7). Similarly, most census 

tracts in North Hollywood & NoHo Arts District saw a decrease in Median Gross Rent 

(Figure 8). The Hispanic Origin by Race saw mostly high increases throughout all 

census tracts with the exception of a few (Figure 9), and Non-Hispanic White 

populations fell in all census tracts (Figure 10).  Lastly, the percent changes in Persons 

25 years and over with a bachelor’s degree category was more mixed; a little less than 

half of all census tracts saw a decrease in this category (Figure 11). However, all 

census tracts in NoHo Arts District saw an increase.   
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Figure 7: Median Household Income Percent Change, 1990-2000 
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  Figure 8: Median Household Rent Percent Change 1990-2000 
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Figure 9: Hispanic Population Percent Change 1990-2000 
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Figure 10: Non Hispanic White Population Percent Change 1990-2000 
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Figure 11: Persons 25 and older with Bachelor's Percent Change 1990-2000 
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 The maps below show the percent changes for 2000-2010. Most census tracts in 

both North Hollywood and NoHo Arts District saw an increase in Median Household 

Income; notably all census tracts in the NoHo Arts District except for one saw an 

increase. For Median Gross rent, all census tracts in North Hollywood and NoHo Arts 

District saw increases (Figure 13). Most census tracts in the study area continued to 

experience an increase in the Hispanic population. All census tracts in the NoHo Arts 

District saw large decreases in the Hispanic population with the exception of one 

census tract as seen in Figure 14. For the Non-Hispanic White demographic, the largest 

increase occurred outside of the NoHo Arts District in census tract 1230.10 which saw 

an increase in 106% (Figure 15). This census tract also overlaps the boundaries of 

North Hollywood, Sun Valley and Burbank. Interestingly, most census tracts saw an 

increase in the non-Hispanic White population. Lastly, for persons 25 years and over 

with a bachelor’s degree, dramatic increases were seen across all census tracts in 

North Hollywood and the NoHo Arts District (Figure 16).  
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   Figure 12: Median Household Income Percent Change 2000-2010 
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Figure 13: Median Gross Rent Percent Change, 2000-2010 
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 Figure 14: Hispanic Population Percent Change 2000-2010 
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 Figure 15: Non Hispanic White Population Percent Change 2000-2010 
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 Figure 16: Persons 25 and older with a Bachelor's Percent Change 2000-2010 
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 Data for the 2023 census was only available for the updated 2023 census tract 

geographies, seen in the map below. The census tracts 1253.20 and 1254.01 were 

each split in half. In order to account for this, a weighted average was taken for the two 

new census tracts that replace each one for comparison with 2010 data, a method used 

by social scientists such as Logan et. al (2016).  

 
 The maps below show percent changes for the period 2010-2023. Almost all 

census tracts saw an increase in household income (Figure 17). Similarly, all census 

tracts saw an increase in Median Gross Rent (Figure 18). More than half of the census 

tracts saw a decrease in the Hispanic population, the largest increase occurring within 

the NoHo Arts District census tract 1255.02 which shares a boundary with the Toluca 

Lake neighborhood (Figure 19). Interestingly, there were slightly more White population 

decreases than decreases throughout the census tracts as seen in Figure 20, and much 

of the rise was in areas with large amounts of single-family homes in North Hollywood 

and were also seen in two census tracts within the NoHo Arts District. Lastly, the rise of 

the persons 25 and older with a bachelor’s degree continued to increase in all census 

tracts in both North Hollywood and the NoHo Arts District as seen in Figure 21.  
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 Figure 17: Median Household Income Percent Change 2010-2023 
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  Figure 18: Median Gross Rent Change 2010-2023 

 

 

35 
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  Figure 19: Hispanic Population Percent Change 2010-2023 

 

 

33% 
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  Figure 20: Non Hispanic White Population Percent Change 2010-2023 
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Figure 21: Person 25 and older with Bachelor's Percent Change 2010-2023 



 

 

67 

 The changes in the Hispanic population line up with what was reported on in the 

aforementioned Los Angeles Times article of 1992 describing the “Latinization of North 

Hollywood” (Quinn, 1992). In 1990-2000, most census tracts except two in both North 

Hollywood and the NoHo Arts District saw increases in the Latino population. For the 

next two time periods, there was a mix of census tracts seeing a percent increase and 

some with a percent decrease in this population in both North Hollywood and the NoHo 

Arts District. The Non-Hispanic White population follows a similar pattern, except that 

the Non-Hispanic White population saw a decrease across all census tracts from 1990-

2000, then saw a mix of percent increase and decrease across the maps for the 

subsequent two time periods. Many areas also continued to see a rise in the Hispanic 

population alongside the White population after 2000, while some places saw a 

decrease in one group and increase in another. Median gross rent saw many decreases 

in essentially all census tracts from 1990-2000, then after 2000 the median rents 

consistently rose throughout the time periods thereafter, which can be attributed to the 

increased investment by real estate developers into branding of the NoHo Arts District. 

This seems to almost mirror household income, with the 1990-2000 showing dramatic 

decreases, then rising in most areas after 2000 especially in the NoHo Arts District for 

both of these indicators. Percent change in persons 25 and older with a bachelor’s 

degree also consistently increased  Education is a key indicator for gentrification in 

places such as North Hollywood & the NoHo Arts District where there exists racial 

diversity, but education can point to the centrality of whiteness, as described by Alfonso 

Huante (2019), coupled with the increase of residents of color with bachelor’s degree 

moving into an area. Specifically, Huante’s work highlighted the new race and class 
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formations, specifically the “honorary whites” Latinos who retain power in a majority-

minority context. Although the data collected does not go into detail what percent of 

Latinos in North Hollywood / NoHo Arts District, the percent increases in persons 25 

and over with a bachelor’s degree and Hispanic, populations as described by the 

Census, suggest that this could be the case in this neighborhood.  It can be observed 

that the investments in branding of the NoHo Arts District and after the formalization of 

the district through the NoHo Commercial Artcraft District really started to take shape in 

the 2000s onward in influencing who would move into this area and may have 

influenced all of North Hollywood as a whole. Overall, these findings were important for 

painting a broader picture of the demographic changes that have occurred in North 

Hollywood and the NoHo Arts District. The next chapter delves deeper into the 

commercial changes that took place after the 1990s until the present. 
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CHAPTER 6: MEASURING COMMERCIAL CHANGES IN THE NOHO ARTS 

DISTRICT 

 
 Chappel et. al 2017 use commercial gentrification as a way to describe the influx 

of capital that changes the neighborhood through brick-and-mortar commercial 

establishments. According to Meltzer and Capperis (2019) the best way to gauge 

commercial changes in a district is by collecting various datapoints, using discrete 

census tracts as the units of analysis. This analysis is also mixed methods in that I 

collected data from the Haines Criss Cross Directories from 1990 and 1998, Google 

Street view data, LADBS building permit data and Yelp. Business information was 

gathered for the time periods 1990, 1998, 2010, 2020 and 2024. (See Appendix A for 

data.) Given the sources for the data, the counts are not as accurate as using real 

estate databases and are used as estimates, given that the Haines Directories and the 

other sources utilized do not give more data other than business name, and do not 

differentiate between vacant properties and properties that did not want to be included 

in the directories. It also does not give us the NAICS codes, or other information such 

as chain versus small business. NAICS codes were used later in the analysis of Google 

Street View (GSV), as Yelp classifications were matched with the NAICS codes that 

aligned the closest. These publicly available and accessible data points that allow us to 

get an idea of how storefronts have changed from the 1990s to the present. I also was 

able to determine the number of theatres in this area, and how it can give us insights on 

the theatre scene in NoHo Arts District, a core characteristic of the area. 
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Commercial Change: 1990-1998 

 In the 199 parcels analyzed for this analysis, there were 123 businesses in 1990 

and 122 businesses in 1998. Based on the data, this time period marked the largest 

number of businesses in the area. Due to the lack of availability of data from before 

1990, I could not determine how many businesses were new for 1990. However, in 

1998, 63 businesses of the 120 existing businesses in 1998 were new businesses that 

had opened sometime between 1990 and 1998. In the same time frame, 65 businesses 

left and 57 stayed. The Lankershim Arts Center was the sole theatre in the study area in 

1990. In 1998, the number of theatres rose to three with the openings of the Bitter Truth 

Theatre and the Sanford Meisner Center for the Arts.  

Commercial Change: 1998-2010 

In 1998, there were approximately 122 businesses in the studied census tract. By 

2010, the number of businesses went down to 98. Between 1998-2010, 39 businesses 

stayed while 76 left. Where there were three performing arts theaters in 1998, by 2010 

the number had grown to 11. These include the addition of Zombie Joe’s Underground 

Theatre, the Secret Rose Theatre, the NoHo Arts Center, the Sherry Theatre, the Avery 

Schreiber Theatre, the NoHo Performing Arts Center (PAC), Deaf West Theatre, and 

The Hothouse Spontaneous Theatre. It is unknown if any of these theatres are publicly 

funded, most of these are likely private based off glancing at their websites. Lastly, 

there were 62 new businesses between 1998-2010.  
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Commercial Change: 2010-2020 

 From 2010 to 2020, the number of businesses decreased from 98 to 93. There 

were 40 businesses that stayed, 59 that left, and 51 that were new in 2010. The number 

of theatres fell slightly from 11 theatres in 1998 to eight in 2010. There was one new 

theatre, the WACO theatre, by 2010. While we do not know what replaced the Hothouse 

Spontaneous Theatre, The Sanford Meisner Center for the Arts and Deaf West Theatre, 

their venues became two new theaters. The NoHo Arts Center site, however, became a 

restaurant by 2010. 

Commercial Change: 2020-2024 

 In 2020, there were 93 active businesses. By 2024, the number once again 

lowered to 85 businesses. In the four years, 25 left but 70 stayed and 13. The number 

of theatres also shrank further from eight in 2020 to six in 2024. Theatres that closed 

include the Secret Rose and the Acme Comedy Theatre, which had previously replaced 

the Sanford Meisner Center. All of these theatres are performing arts venues.  

 
Visualizing Commercial Changes on Magnolia Boulevard Using Google Street 

View (2007-2024)  

 
 In addition to compiling the data of the 199 parcels located within a census tract 

in the heart of the NoHo Arts District, Google Street View (GSV) was utilized as a tool 

for visualizing the commercial changes along a portion of Magnolia Boulevard that has 

seen drastic changes in between 2007 and 2024. The images were cross referenced 

with the spreadsheet, and for businesses that were not on the spreadsheet, Yelp was 

used to validate the names and addresses of the businesses. I chose the years 2007 for 
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matters of convenience: GSV only goes as far back as 2007, and 2024 is the most 

recent year. For consistency, I captured and coded images in the months of June 2007 

and July 2024. Figure 22 below is a map of the parcels used for this specific analysis.  

 

  

Figures 23 and 24 are image captures of 11002-11008 W. Magnolia Boulevard 

for June 2007 and July 2024, right where Magnolia Boulevard joins Vineland Avenue. In 

Figure 23, the businesses in the image include: Western Union - City Check Cashers 

(11002 W Magnolia), the Whitmore Lindley Theatre Center (11006 W. Magnolia Blvd), 

the nail salon Mani-Kir Royale (11008 W. Magnolia Blvd), and Herb Products Co. 

Figure 22: Commercial parcels on Magnolia Blvd. 
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(11014 W Magnolia Blvd.). By 2024, only the Whitmore-Lindley remained in business, 

while the rest became vacant buildings as seen in Figure 24. 

 

 

 

 

 

Figure 24: July 2024 Google Street 11002-11014 W. Magnolia Blvd. 

Figure 23: June 2007 Google Street View 11002-11014 W. Magnolia Blvd. 
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 Below, Figures 25 & 26 show the next few businesses along Magnolia 

Boulevard going west on Magnolia Boulevard towards Lankershim Boulevard. In Figure 

25, the businesses include: the Television Service Center (11020 W. Magnolia Blvd.), 

Someone Else’s Thrift Shop (11024 W. Magnolia Blvd.), NoHo's Royal Garden 

Mediterranean Restaurant (11026 W. Magnolia Blvd.) and F1 Motorsport Auto Repair 

(11032 W. Magnolia Blvd.). By 2024, the Television Center was a vacant building, 

Someone Else’s became Tamashii Ramen House, NoHo’s Royal Garden became 

Kahuna Sushi & Tiki Bar, and F1 Motorsport Repair became The Ounce Cannabis 

Store, as shown in Figure 26.  

 

 

 

Figure 25: June 2007 Google Street View 11020-11032 W. Magnolia Blvd. 

Figure 26: July 2024 Google Street View 11014-11032 W. Magnolia Blvd. 
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 The next few businesses shown in Figure 27 (June 2007) were slightly more 

challenging to distinguish. Specifically, 11040 W. Magnolia Blvd. does not have any 

signage on the storefront, so we might assume it was vacant. In 1998, it was listed on 

the spreadsheet per the 1998 Haines Criss Cross Directory as housing a business 

called “Marcelos P&M Mtrcycl,” and it was difficult to find further information than that. In 

the 2007 GSV, the space appears vacant. LADBS permit data shows that in 2012 there 

was a change of use from retail to a restaurant. By 2024, Vui Ve Vietnamese 

Restaurant that ended up in this space.  

Similarly, it is difficult to distinguish what is located at 11042 W. Magnolia Blvd. 

from simply viewing the GSV. In 1998, it is listed as Pioneer Furniture but appears in 

2007 vacant given the lack of signage. From the LADBS Permit Data, it was also 

difficult to distinguish if there was a business active in 2007, and there was no data 

available for 2010. By July 2024, the 11042 W. Magnolia Blvd. parcel was split into two 

addresses, 11042 W. Magnolia and 11044 W. Magnolia Blvd. The former is occupied by 

a tattoo shop called NoHo Ink, and the latter is occupied by Archies Deli & Mini Mart. 

Lastly, according to the signage, F1 Motorsport Auto Repair was at 11046 W. Magnolia 

Blvd for the year 2007. LADBS permit data shows that in 2019, there was a change of 

use from autobody repair to restaurant. In 2024, the space was occupied by My Fish 

Shop - Mississippi Soul Food Restaurant. The 2024 businesses are shown in Figure 28 

below. 
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Figure 27: June 2007 Google Street View 11040-11046 W. Magnolia Blvd. 

 

 

 

 

 
Figure 28: July 2024 Google Street View 11040-11046 W. Magnolia Blvd. 

 

For 11050-11054 W. Magnolia Blvd, business information for July 2007 was 

easier to distinguish, as seen in Figure 29. 11050 W. Magnolia Blvd. was occupied by 

the Avery Schreiber Theatre. Next door, 11052 W. Magnolia Blvd. was and is still 
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occupied by the Sherry Theatre. Although it is blurred in the image, Yelp shows that 

11054 W. Magnolia Blvd. this was a thrift store called the Age of Innocence in 2007. On 

the same parcel as 11054 W. Magnolia, 11056 W. Magnolia Blvd. is shown to be 

occupied by a business called NoHo Wireless. Figure 30 shows how the Avery 

Schreiber Theatre became a restaurant/bar called The Fat Dog, Age of Innocence 

became Kathy E.’s Antique Boutique, and NoHo Wireless sat empty by 2024. LADBS 

permit data shows that in 2019, 11056 W. Magnolia Blvd was converted to a small 

restaurant, although it did not seem occupied in 2024, nor in other timestamps such as 

2019 and 2021 on GSV.  
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Figure 29: July 2007 Google Street View of 11050-11054 W. Magnolia Blvd. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 30: June 2024 Google Street View of 11050-11054 W. Magnolia Blvd 
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Figure 31 shows that In June 2007, 11100 W. Magnolia Blvd. was occupied by a 

shop called Practical Props. 11102 W. Magnolia Blvd was occupied by St. Anne’s Thrift 

Shop, which had been in business since at least 1998 per the spreadsheet data. 11104 

W. Magnolia Blvd. was and continued to be occupied by DMC Real Estate by July 2024.  

Similarly, 11108 W. Magnolia Blvd was and continued to be occupied by the popular 

brunch spot called EAT by 2024. Figure 32 shows that Practical Props was replaced by 

a bar called the CanTiki, and St. Anne’s Thrift Shop was converted into a gastropub 

called St. Anne’s which seemingly was an homage to the original thrift shop, as the 

same sign was used but with a redesigned logo. This can also be attributed to a sort of 

appropriation by the real estate developer.  
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Figure 31: June 2007 Google Street View of 11100-11108 W. Magnolia Blvd. 

 

 

 

 
Figure 32: July 2024 Google Street View of 11100-11108 W. Magnolia Blvd. 

 

 Figure 33 shows that in June 2007, 11112 W. Magnolia Blvd. was occupied by 

Philadelphia Sandwiches, which had been at this location since at least 1990 according 

to the commercial change spreadsheet in Appendix A. Next door at 11114 W. Magnolia 

Blvd. was the original location of Kathy’s Vintage Boutique, which, per above, later 

moved to 11056 W. Magnolia Blvd and became Kathy E.’s Boutique. The building next 

to the boutique was the South Style Tattoo at 11116 W. Magnolia Blvd. which did not 
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have much information on Yelp or other websites. Lastly, 11122 W. Magnolia Blvd. was 

occupied by M B S Jack Auto Body, which had been in this location since at least 1998. 

Figure 19 shows that Philadelphia Sandwiches was replaced by the Prevail Boxing 

Gym, Kathy’s Vintage Boutique became a Poke shop called Poke Motto NoHo. Per 

LADBS permit data, 11114, 11116, & 11118 W. Magnolia Blvd. were merged into one 

by removing interior walls and subsequently getting a change of use from retail to take 

out restaurant in 2016. By 2024, it was the popular café Republic of Pie. Lastly, M B S 

Jack Auto Body became El Tejano, a now popular bar and Tex-Mex restaurant.  
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Figure 34: July 2024 Google Street View of 11112-11122 W. Magnolia Blvd. 

 

 The last few businesses on Magnolia before Lankershim Boulevard are seen in 

the June 2007 GSV in Figure 35. By June 2007, 11128 W. Magnolia Blvd. was vacant 

and had a “For Lease” sign hanging at its exterior. In 1990 & 1998, per the spreadsheet, 

this building was being used as an auto repair business, until it was converted into the 

Art Institute of California by 2010, and by 2024 was a pet grooming shop called 

Figure 33: June 2007 Google Street View of 11112-11122 W. Magnolia Blvd. 
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Fluffology. 11130 W. Magnolia Blvd. was occupied by NoHo Billiards, which had been in 

business since at least 1990 according to the spreadsheet. Lastly, 11136 W. Magnolia 

Blvd. was occupied by the theatre known as the NoHo Arts Center, which had been in 

business since at least 2010 according to the spreadsheet. Figure 36 shows the July 

2024 GSV of 11128-11140 W, Magnolia Blvd. According to Yelp users, NoHo Billiards 

closed down, and it was subsequently renovated and opened under new ownership as 

The Brickyard Pub by 2024. The NoHo Arts Center closed down sometime after 2010, 

and the space was converted to a restaurant and opened as the Renegade Restaurant 

which, according to Yelp, only lasted for one year before COVID forced them to close in 

2021. Similar to St. Anne’s Thrift Shop, the Renegade can also be interpreted as a type 

of appropriation, whereby the Renegade was named after the Renegade Theatre, which 

was the former name of the NoHo Arts Center. By 2024, the space was taken over by 

the small but popular LA chain restaurant Granville.  
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Figure 36: July 2024 Google Street View 11128-11136 W. Magnolia Blvd. 

 

          The tables below summarize the changes that occurred on Magnolia Blvd. 

Specifically, each business was labeled with its corresponding NAICS using categories 

on Yelp that best match the NAICS category. The businesses were identified as being 

either infrequent or frequent, necessity or discretionary per Meltzer & Capperis’ 

classifications in their 2016 article. The arts businesses were also labeled as being 

commercial or fine arts based off of NAICS categories listed in Grodach et al. (2014), as 

Figure 35: June 2007 Google Street View 11128-11140 W. Magnolia Blvd. 
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previously shown in Table 1 of Chapter 2.  The tables show that there was a dramatic 

rise in the “frequent” category, namely limited and full services restaurants. In 2007, 

there were two full-service restaurants, while in 2024 the number rose to six. There was 

also only one limited-service restaurant (i.e. fast food, no servers and waiters) and in 

2024, there were five. Another significant change was the loss of all automotive repair 

businesses in 2024. There were originally two. There was also a loss of performing arts 

theatres. There were four in 2007 and two by 2024.  Meltzer and Capperis defined 

chains as businesses that are linked to a separate branch or headquarters, with no 

minimum number of establishments that constitute a chain. The tables show that there 

was also a major rise in chain activity, with from two in 2007 to nine in 2024, most of 

which were either limited or full-service restaurants. It can be observed that there may 

have been changes in income in this area, with Meltzer and Capperis’ research 

supporting the idea that the presence of very affluent household within a neighborhood 

(census tract) invites chain openings. Meltzer and Capperis’ 2016 research showed 

food establishments as being a more stabilizing presence in neighborhoods over time, 

and that businesses that provide more frequently consumed necessity goods and 

services are more likely to stay in place. Magnolia Blvd. has seen a rise in more 

frequently consumed businesses. However, none of these frequently consumed goods 

and services are necessity; they are classified as discretionary, and not basic everyday 

goods. In fact, none of the businesses in 2024 are considered necessity per Meltzer and 

Capperis’ classifications.     
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2007 Businesses on Magnolia Blvd. 

Name NAICS  Infrequent Frequent Necessity Discretionary Commercial or 
Fine Arts 

Western Union - City 
Check Cashers **  

52213 – Credit Unions  X X   

Whitmore-Lindley 
Theatre Center* 

711100 - Performing Arts 
Companies 

    Fine Arts 

Mani-Kir Royale Beauty 
 

812113 – Nail Salon  X  X  

Herb Products Co. 
 

446191 – Food (Health 
Supplement Store) 

 X  X  

Television Service Center  44311 – Appliance, 
Television, and other 
Electronic  

X  X   

Someone Else's Thrift 
Store 

4533 – Used Merchandise 
Store 

X   X  

NoHo's Royal Garden 
Restaurant 

7221 – Full-Service 
Restaurant 

 X  X  

F1 Motorsports* 
 
 

811111 -General 
Automotive Repair 

     

Avery Schreiber Theatre* 
 

711100 - Performing Arts 
Companies 

    Fine Arts 

Sherry Theatre* 
 

711100 - Performing Arts 
Companies 

    Fine Arts 

Age of Innocence Vintage 
Shop 

4533 – Used Merchandise 
Store 

X  X   

NoHo Wireless 44311 – Appliance, 
Television, and other 
Electronic  

X  X   

Practical Props* 
 

335121 Residential Electric 
Lighting Fixture  

     

St. Anne's Thrift Shop 
 

4533 – Used Merchandise 
Store 

X   X  

DMC Real Estate*** 531120 -Lessors of 
Nonresidential Buildings /  
531110 - Lessors of 
Residential Buildings  

     

EAT Restaurant 7221 – Full-Service 
Restaurant 

 X  X  

Philadelphia Sandwich 7222 – Limited-Service 
Restaurant  

 X  X  

Kathy's E Boutique -
Vintage  
 

4533 – Used Merchandise 
Store 

X   X  

South Style Tattoo 812199 – Other Personal 
Care Services 

 X  X  

M B S  Jack Auto Body* 
 

811111 -General 
Automotive Repair 

     

NoHo Billiards* 
 

713990 All Other 
Amusement and 
Recreation Industries 

     

NoHo Arts Center* 711100 - Performing Arts 
Companies 

    Fine Arts 

*= NAICS code not classified as frequent, infrequent, necessity or discretionary in Meltzer & Capperis (2016) 
**=Chain establishment 
***=chain establishment with NAICS code that is not classified in Meltzer & Capperis (2016) 

Table 3: Summary of Commercial Businesses on Magnolia Blvd. 2007 
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Table 4: Summary of Commercial Businesses on Magnolia Blvd. 2024 

2024 Businesses on Magnolia Blvd.  
Name NAICS  Infrequent Frequent Necessity Discretionary Commercial 

or Fine Arts 

Whitmore-Lindley Theatre 
Center* 

711100 - Performing Arts 
Companies 

    Fine Arts 

Tamashii Ramen House 7221 – Full-Service 
Restaurant 

 X  X  

Kahuna Tiki Restaurant** 7221 – Full-Service 
Restaurant 

 X  X  

The Ounce* 
 
 

459991 -Marijuana stores, 
medical or recreational 

     

Vui Ve** 7222 – Limited-Service 
Restaurant  

 X  X  

Archies Deli & Mini Mart 7222 – Limited-Service 
Restaurant / 44529 – Other 
Specialty Foods Store 

 X  X  

NoHo Ink Tattoo Shop 812199 – Other Personal 
Care Services 

 X  X  

My Fish Shop - 
Mississippi Soul Food** 

7222 – Limited-Service 
Restaurant 

 X  X  

The Fat Dog Restaurant 
 

7221 – Full-Service 
Restaurant 

 X  X  

Sherry Theatre 
 

711100 - Performing Arts 
Companies 

    Fine Arts 

Kathy’s E Antique Shop 4533 – Used Merchandise 
Store 

X   X  

The CanTiki Bar  
 

722410 Drinking Places 
(Alcoholic Beverages) 

 X  X  

St. Anne's Restaurant & 
Bar 

7221 – Full-Service 
Restaurant 

 X  X  

DMC Real Estate*** 531120 -Lessors of 
Nonresidential Buildings /  
531110 - Lessors of 
Residential Buildings 

     

EAT Restaurant 7221 – Full-Service 
Restaurant 

 X  X  

Prevail Boxing Studio*** 713940 - Fitness and 
Recreational Sports Center. 

     

Poke Motto NoHo 
 

7222 – Limited-Service 
Restaurant 

 X  X  

Republic of Pie** 7222 – Limited-Service 
Restaurant 

 X  X  

El Tejano Bar**  722410 Drinking Places 
(Alcoholic Beverages) 

 X  X  

Fluffology 812910 - Pet Care (except 
Veterinary) Services 

X   X  

The Brickyard Pub North 
Hollywood** 

722410 Drinking Places 
(Alcoholic Beverages) 

 X  X  

GRANVILLE 
Restaurant** 

7221 – Full-Service 
Restaurant 

 X  X  

*= NAICS code not classified as frequent, infrequent, necessity or discretionary in Meltzer & Capperis (2016) 
**=Chain establishment 

               ***=chain establishment with NAICS code that is not classified in Meltzer & Capperis (2016) 
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The changes in the commercial fabric of the heart of the NoHo Arts District can 

be observed in the stay, left, new businesses list for 1990-1998, 1998-2010, and 2010- 

2024. These observations show that the amount of businesses declined slightly 

throughout the years, with the most notable changes occurring with the rise and decline 

of performing arts venues from 1990 to 2024. In 1990, there was only one venue in the 

census tract. By 1998, the number rose to three, and by 2010 the number of theatres 

rose to 11 in just this one census tract. However, by 2024 there were only six left. The 

GSV images of 2007 & 2024 offer more granular data, cross referencing with online 

sources most notably Yelp to match with NAICS codes classified in Meltzer & Capperis 

(2017) as frequent, infrequent, necessity or discretionary, and use these classifications 

as a way to indicate the observation of commercial gentrification in this area. 

Additionally, the changes from 2007 to 2024 show clear sidewalk improvements, 

including the planting of palm trees. The September 2007 North Hollywood 

Redevelopment Plan Urban Design Guidelines outline the extensive urban design 

guidelines of the area overall as well as specifically highlighting streetscape 

improvements, including installation of street trees and street lighting for Magnolia Blvd. 

using CRA/LA funds. The guidelines seek to reinforce Lankershim Blvd. and Magnolia 

Blvd. as “NoHo’s retail, cultural, and pedestrian activity spines”. These improvements 

evidently have helped spur the increase commercial real estate investment in this area.  
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CONCLUSION 

This mixed methods study on the NoHo Arts District sought to understand the 

creation of a NoHo Arts District and the evolution of redevelopment since the initial 

North Hollywood Redevelopment Plan of 1979 until the present. This study was 

observational in nature and sought to address two specific research questions:  

• What are the impacts of the North Hollywood redevelopment plan and rebranding 

to an Arts District on the residents and business owners within the boundaries of 

the NoHo Arts District? 

• Do we observe residential, commercial, or both types of gentrifications from 1992 

to 2024? 

 

The wealth of archival resources accessed through the online archives of the Los 

Angeles Times and the Valley Times newspapers offered a window to the perspectives 

of residents and business owners from the 1970s to the early 2000s. The perspectives 

of the present residents and business owners were reflected in the interviews with the 

two residents and one local theatre manager. Evidence shows that the redevelopment 

plan was at many points quite contentious and propelled by the business community 

and the associated local Chamber of Commerce to bring an economic revitalization to 

the area. The use of arts branding was set forth to attract artists from both the 

commercial and performing arts sector, which has a unique relationship in the Los 

Angeles area given Los Angeles’ reputation as an international motion picture industry 

and music industry hub. The branding of the North Hollywood area in the early 20th 

century represented the hopes of being able to profit from the culture and capital being 

produced in nearby Hollywood. The branding of the NoHo Arts District was a tool that 
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propelled this notion even further, with many performing arts and musicians also 

seeking a chance to refine their arts whilst hoping for their big break. The effort to brand 

the Arts District was seen throughout the 1990s. As noted throughout the archives, 

there is also a group of people who are seeking to simply express themselves without 

necessarily wanting to break into the commercial arts and can be seen through 

glimpses of the past such as the story on the Iguana Café. However, current residents 

describe the positives of living and being a part of an arts community but note the 

biggest challenges with housing affordability and the closing down of arts businesses 

that are pushing away the artistic community.  

The demographic changes observed through census data also allows us to see if 

gentrification can be observed in this area using variables associated with gentrification. 

Key findings from this section align with the Los Angeles Times article of 1992 

describing the “Latinization of North Hollywood”, in which the dramatic rise of the 

Hispanic population was noted and is reflected in the percent changes of the Hispanic 

population from 1990-2000. Hispanic and Non-Hispanic White population percent 

change increases, however, seemed to occur concurrently in different census tracts 

throughout North Hollywood and the NoHo Arts District area. This, coupled with 

consistent increases in percent changes in persons 25 and over with a bachelor’s in 

almost all census tracts for 2000-2010 and 2010-2023 are indicators of gentrification, 

and tie in with Huante’s new race and class formations, specifically the “honorary 

whites” and centrality to whiteness even in racially diverse areas. Lastly, median gross 

rent persistently increased in 2000-2010 and 2010-2023 in all census tracts in North 

Hollywood and NoHo Arts District, as well as increasing amount of census tracts with 
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percent change increases in median household rent also relate to the increase flow of 

people with economic capital to these areas, and can be tied to the increased 

investment by government and private influences in the NoHo Arts District, especially 

after its formalization in 1995. It likely took a few years to truly see its effects, which is 

why these demographic changes are most notable for the 2000-2010 and the 2010-

2023 time periods.         

Lastly, compiling commercial data on hundreds of parcels in the NoHo Arts District 

from 1990-2023 offered observations of commercial gentrification as well. The most 

detailed information was compiled for 2007-2024 for Magnolia Blvd, a major commercial 

avenue for NoHo Arts District, with data compiled using Yelp, Google Street View, and 

building permit data to be able to use Meltzer and Capperis’s 2016 NAICS categories 

and classifications for frequent, infrequent, discretionary and necessity goods and 

services point to whether or not gentrification is occurring, as well as Grodach et. al’s 

classifications of commercial and fine arts. The increase in frequent but discretionary 

establishments compiled with the rise of chains and increased investment on a visual 

perspective (investment in streetscape and trees) show signs of commercial 

gentrification, as Meltzer and Capperis note that frequent necessity goods and services 

are less likely to be associated with commercial gentrification. Additionally, Grodach et. 

al’s 2014 study associate the commercial arts with gentrification and not the fine arts. 

Although there were no commercial arts establishments present, the number of fine arts 

establishments decreased during the time period.   

 

This mixed methods study drew from a wealth of rich resources to inform the 

research questions. However, there were some limitations. First, it was difficult to obtain 
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information from the actual CRA/LA regarding and reports or initial drafts of the North 

Hollywood Redevelopment Plan and thus City Planning Community Plan documents 

contemporaneous with the Redevelopment Plan process were analyzed, since they 

were produced in tandem and the CRA/LA worked closely to incorporate the 

redevelopment plan within the Community Plan. Further research could include seeking 

information from these sources directly through a Public Records Request. For 

commercial gentrification, researchers Meltzer and Capperis (2016) relied on data from 

the National Establishment Time-Series (NETS) Database, which was accessed for this 

study. This database contains more granular information such as number of employees 

and may contain more complete information for businesses in operation before the 

2000s, which was difficult to obtain using the sources in this study (Yelp, GSV, Haines 

Directories, and building permit data). Further research could include this data source to 

provide more robust information where there may have been gaps. Lastly, a key 

element of mixed methods research can include interviews and surveys. The 

stakeholders interviewed offered in this study provided very valuable perspectives. 

However, they did not include perspectives of people who have lived in the area for 

longer, nor the perspectives of people who are not involved in the arts scene. 

Specifically, owners of businesses that are not arts-related could provide valuable 

insights regarding commercial gentrification. Survey data could potentially allow for 

more perspectives to be included through the distribution of a neighborhood wide 

survey. It is also notable to point out that the archival and interview data have, for the 

most part, an absence of Latino/Hispanic voices and perspectives. Although the 

demographic changes have been clear since the 1980s that this community has grown 
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and become an integral part of their community, I was unable to find many sources that 

directly speak on the experiences of this population in the NoHo Arts District 

specifically. In further research I would recommend asking questions that relate 

specifically to the Latino/Hispanic experience in North Hollywood and the NoHo Arts 

Districts.  

Overall, the case of the NoHo Arts District is another example of many in which 

artists become displaced after being used as central tools for redevelopment initiatives. 

Arts-led gentrification is not necessarily a market-driven phenomenon, but something 

planned and implemented by the state, and the state can be held accountable for the 

loss of affordable housing. The state has made it easier for private interests to take 

advantage by drive up commercial and residential rents and displacing long time 

residents and business owners. Now, it is up to planners to make more intentional 

decisions on making the community a place that is affordable and accessible to all and 

to create an environment where small businesses can flourish, as opposed to chains. In 

Los Angeles, Community Land Trusts have become an increasingly popular housing 

model that seeks to preserve affordability by letting tenants cooperatively own the land, 

moving the land from the hands of the private real estate entities to the hands of the 

community (Matthew, 2023). As reported by KCRW, LA County funded a $14 million 

pilot program to help five local community land trusts acquire eight residential properties 

across LA.  This offers a hopeful example of how we can empower community 

members and prevent displacement.  
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