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PROJECT SUMMARY 
Los Angeles LISC and the City of Los Angeles’ Housing Community Investment Department 
(HCID) are working with low-income communities navigating the impacts of transit-oriented 
projects around the City of Los Angeles. 

A team from LA LISC, LISC Metro Edge and HCID carried out the Pacoima Commercial 
Corridor Profile to highlight the assets and needs within a centralized Pacoima Trade Area. 
This Profile is a companion to detailed trade area data and maps available at the LA LISC 
website: www.lisc.org/los_angeles. 

Interviews with community stakeholders enriched the team’s understanding of the 
community context and informed its recommendations. LA LISC expects that local leaders 
will use this Profile and the accompanying materials as tools to coordinate a cross-sector 
agenda that engages potential partners from the public, business, and philanthropic sectors 
in order to attract additional investments.  

The Profile market research was conducted by LISC MetroEdge (LME), which works with 
LISC offices nationwide and their communities to develop viable commercial corridor 
and economic development strategies. The LME approach combines innovative market 
research, quantitative analysis, and grassroots community engagement to correct 
misperceptions of urban markets, identify hidden assets and help communities exercise 
more control over their economic futures.

Over the years, LA LISC has invested more than $656 million, which has leveraged $1.7 
billion in development capital for low-income neighborhoods.  In addition to lending, LA 
LISC helps communities advocate for and attract the businesses they want.  

LA LISC worked in close partnership with HCID to develop the parameters for this Profile, 

and they will continue to work together through implementation of its recommendations. 

 

KEY RECOMMENDATIONS
• Build a collective economic development voice

• Link and concentrate efforts to improve the built environment 

• Improve transit to increase circulation through the Trade Area 

• Disseminate the information provided in the Profile to re-brand Pacoima internally  
and externally

The recommendations align with the City of Los Angeles’ Consolidated Plan (ConPlan). The 
ConPlan is the City of Los Angeles’ strategic plan to leverage various annual allocations 
to provide decent housing and a suitable living environment and expand economic 
opportunities, principally for low- and moderate-income persons.

A
er

ia
l v

ie
w

 o
f P

ac
oi

m
a,

 c
irc

a 
19

64

1



3

METHODS
• The market scan reviewed existing local and national data sources including the 

National Historical Geographic Information System (NHGIS), Nielsen Retail Power 
Survey, U.S. 2010 Decennial Census, Economic and Social Research Institute 
(ESIR) - Community Analyst, and the Los Angeles Planning Department to identify 
demographic shifts, demand for services and opportunities to better meet residents’ 
needs.  

• Residents, business owners and non-profit leaders met with team members both one-
on-one and as part of group meetings to discuss needs and opportunities. 

• Information on the area’s history was gathered from multiple sources. 

• Members of the Profile team walked the neighborhood conducting informal interviews 
with merchants and residents. 

• Team members met to discuss the community input and research findings in order to 
develop a series of recommendations.

PROFILE AREA 
This Profile focuses on a Trade Area that extends along Van Nuys Boulevard  
within boundaries bordered by the 118 and 210 Freeways to the North, Woodale Avenue 
and the Pacoima Wash to the West, Dronfield Avenue to the East, and Pierce Street and 
Terra Bella Street to the South. Particular attention is paid to Van Nuys Boulevard.

Van Nuys Blvd
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PACOIMA TRADE AREA — FROM PAST  
TO PRESENT
Pacoima is nestled in the foothills of Northeast San Fernando Valley. In the late 1880’s 
railroad construction led to a regional boom. The main street, originally called Taylor Avenue 
after President Taylor, was later named Van Nuys Boulevard. As the railroad boom declined 
the area became farms with crops of olives, peaches, apricots, oranges and lemons.

In 1916, the City of Los Angeles annexed Pacoima, and the Pacoima Chamber of Farmers, 
the precursor to the current Pacoima Chamber of Commerce, was established. Both 
Japanese American and Mexican American farm workers moved to Pacoima in the 1920s 
and 1930s, joined by African Americans moving west in the second wave of the Great 
Migration in the late 1940s. Racially discriminatory covenants in other parts of the San 
Fernando Valley were not in place in Pacoima, and it became a diverse and welcoming 
home to many racial and ethnic groups. 

During World War II and into the 1950s, the region became a hub for the aerospace industry 
with Lockheed’s main plant in adjacent Burbank. High-wage blue-collar jobs created a 
demand for single-family homes, and the public housing development, San Fernando 
Gardens, raised the quality of affordable housing. In the 1970s, African Americans made up 
75% of Pacoima residents. One subdivision was called Joe Louis Homes, after the boxing 
champion, to appeal to African Americans. Long-time residents from that era recall Pacoima 
fondly as having a “small-town” feel in the burgeoning Valley. 

While the area was part of Los Angeles, few investments were made in its infrastructure. 
It wasn’t until 1955 that the city began a $500,000 project to add 9 miles of paved roads 
with curbs and sidewalks. The neighborhood saw the rise of family-owned businesses with 
attractive storefronts that created a sense of community among residents that has lasted to 
this day.

In the 1980s and 1990s the area mirrored the shifting demographics of Los Angeles. 
Pacoima’s Latino population increased from 71% to 94% of residents, many were 
immigrants from Mexico, El Salvador and Guatemala. 

The economic downturn in the 1990s and the decline of heavy manufacturing industries 
impacted the vibrancy of Pacoima. Living-wage jobs were lost with the closure of General 
Motors in Panorama City and Price Pfister, which manufactured bathroom and plumbing 
fixtures in Pacoima. 

Today, Pacoima is vibrant and growing. Civic leaders continue to strive to provide quality 
jobs and adequate housing to its residents. Pacoima’s residents have a strong sense of 
geographic and cultural identity, an essential asset to the social wellbeing of the community. 
Civic pride is reflected in an annual Christmas parade and festival and a network of murals 
depicting Pacoima’s rich history.

PACOIMA’S RESIDENTS HAVE A STRONG SENSE 
OF GEOGRAPHIC AND CULTURAL IDENTITY, AN 
ESSENTIAL ASSET TO THE SOCIAL WELLBEING  
OF THE COMMUNITY.

6



7

DEMOGRAPHICS
Over 43,000 people currently live within the Pacoima Trade Area, marking a 6% increase 
from 2000.  The population is young: approximately 45% of residents are under 24, 
and 63% of households are families with children (2010).  Contrary to public perception, 
Pacoima has a diverse income distribution. In 2013, within the Trade Area about 41% of 
the households had incomes of $50,000 or more, and of the total housing units were 49% 
owner occupied, even after the recent housing crisis. In 2000, the home ownership rate for 
the entire community of Pacoima was even higher at 56.5%. About 63% of households in 
the Trade Area have children, a substantial asset for sustaining market demands.  
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A RECORD OF COMMUNITY INVESTMENTS
Pacoima has begun to see renewed investments in the community that are improving quality 
of life, and contributing positively to the business climate. 

To promote business growth and local hiring the U.S. Department of Housing and Urban 
Development (HUD) selected Pacoima as a Federal Empowerment Zone in the mid-1990s 
in part, “because it is an increasingly activist community that has worked closely with local 
and federal politicians.”  In 2006, the State reconfigured its Los Angeles Enterprise Zone 
to include Pacoima, at the urging of then Mayor Antonio Villaraigosa.  The current Mayor 
Eric Garcetti’s Great Streets Initiative preliminarily selected Van Nuys Boulevard as one of its 
targeted corridors. 

The area’s young population is the focus of investment as well.  Most notably, the U.S. 
Department of Education awarded Youth Policy Institute (YPI) a Promise Neighborhood 
Implementation Grant in 2012.  Pacoima is one of two areas in Los Angeles that will benefit 
from the $30 million grant. The Promise Neighborhoods initiative is President Obama’s 
signature education and poverty program to transform schools and communities into vibrant 
centers of opportunity and excellence. Former Mayor Antonio Villaraigosa designated 
Pacoima-Foothill (which includes part of the Trade Area) as a Gang Reduction and Youth 
Development Zone (GRYD) to provide positive opportunities for youth.  Pacoima has 
also been one of the 14 Best Start communities selected by First 5 LA. Best Start is a 
place-based initiative to bring parents and community leaders together to build a strong 
foundation for improving the health, well-being, and school readiness of young children  
and their families.  In 2014, City Council Member Felipe Fuentes is seeking to place a 
community service center in the Pacoima City Hall staffed by the non-profit organization 
Pacoima Beautiful. 

Commercial interests on the periphery of the Trade Area complement the public investments 
in Pacoima.  Since 2010, the Pacoima Plaza, which was developed with financing from the 
former Community Redevelopment Agency of Los Angeles (CRA/LA), has attracted large 
retailers including Costco, Best Buy and Lowe’s Home Improvement.  Costco and Lowe’s 
Home Improvement each generated about $50 million in annual sales in 2012. 

Meanwhile, Latino-owned businesses and immigrant entrepreneurs are contributing to the 
small business sector.  The Valley Economic Development Center (VEDC) provides business 
owners with capital and services, and is creating a Pacoima Entrepreneurship and Training 
Center scheduled to open by the end of this year. Investments help to retain cornerstone 
businesses like Lenchitas, which has operated in the community for more than 40 years, 
while also supporting new opportunities like the recent retail development at the corner of 
San Fernando Road and Van Nuys Boulevard.

  
The area’s young population is the focus of investment as well. 
Pacoima is one of two areas in Los Angeles that will benefit 
from the $30 million Promise Neighborhoods grant allocated to 
transforming schools and communities into vibrant centers of 
opportunity and excellence.
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A PROMISING MARKET POTENTIAL
The Pacoima Trade Area residents generate a huge demand for goods and services that 
translates to profitable opportunities for both small and corporate business interests.  The 
LISC MetroEdge market research shows that the demand for goods and services in the 
Pacoima Trade Area was about $378 million in 2012, while supply was only $285 million, 
leaving a total opportunity gap of $93 million for local businesses to fill.  In other words, one 
in four dollars is leaving the Trade Area.  

In particular, there is a significant need for new retail. To illustrate, in 2012, we estimate 
residents living in the trade area spent $18.1 million dollars outside the area on clothing and 
accessories, $14.5 million outside the area on food service, and $12.2 million outside the 
area at pharmacies or drug stores. While there is an emerging cadre of smaller local ethnic 
restaurants, fast food chains dominate the corridor. For the Trade Area to become more 
vibrant, it will need more desirable businesses that ensure that Pacoima residents are less 
likely to purchase goods and services elsewhere.

Not captured in the market research are those working in the adjacent areas that could be 
a potential growing customer base for corridor businesses. There are hundreds of people 
employed by large area retailers like Costco and Lowe’s, as well as hundreds more working 
in the light industrial areas on the southern end of the Trade Area. To the degree to which 
they can be drawn onto the corridor for lunch or shopping, these sizable employee bases 
could boost business incomes even further. 

$285 MIL

$378 MIL

$93 MIL
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OPPORTUNITY 
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Opposite page: Diagram of retail opportunity 
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STRONG CIVIC INFRASTRUCTURE –  
YOUTH AND ENVIRONMENT
Pacoima benefits from strong non-profit organizations that focus on basic services, 
environmental improvement and youth development.  They provide leadership in leveraging 
the area’s social, political and economic assets.  

In the past, the Latin American Civic Organization served as the lead agency partnering 
with the Northeast Valley Health Corporation, Proyecto del Barrio and the NAACP to bring 
public resources to fight poverty.  Since the 1970s, the agency Meet Each Need with Dignity 
(MEND) has provided services to families in the Trade Area, opening a brand new facility in 
2007 along San Fernando Road that is now the pride of many community members.  New 
generations and voices are being mobilized by organizations like Youth Policy Institute (YPI) 
keeping with Pacoima’s tradition of civic engagement.

While adults over age 25 in Pacoima have some of the City’s lowest rates of education 
attainment, strong organizations are mobilized to address disparities in educational 
achievement. The Promise Neighborhoods Initiative unites LAUSD, parent groups, 
nonprofits and businesses, as well as both the City and County of Los Angeles in providing 
education programs, parent engagement, case management, and support services.  As 
part of its GRYD program to increase positive opportunities for youth, El Nido Family Center 
partnered with local artists and the owner of Myke’s Café to involve young people in painting 
murals, including one on the side of the restaurant, which was previously faded and tagged 
on.  This effort exemplifies the spirit of collaboration that fortifies Pacoima. Other civic assets 
include the Pacoima Constituency Center, Neighborhood Legal Services, and Project 
GRAD. Nonprofit and school leadership and their constituencies, both old and new, are a 
critical to Pacoima’s civic infrastructure. 

Pacoima also has a strong environmental movement. Pacoima Beautiful is seeking 
resources to fund a number of complete street projects developed in partnership with 
residents, the city, engineers and architects with curb extensions near bus stops, medians, 
street trees and street lights, cross-walks and ramps, trash cans and benches, bike lanes 
and racks, sidewalk repair and new sidewalks, and a planted parkway. 
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Adjacent to the Trade Area are two very large parks, Hansen Dam Recreation Area and 
Ritchie Valens Park, with high quality recreational amenities. Falling on either side of the 
Pacoima Trade Area, they have the potential to attract additional customers.  The two parks 
are 3.5 miles apart. Current efforts to open up more green spaces and improve transit, 
walkability and bikeability between these two recreation areas will not only improve health 
outcomes for the community, but also increase foot and bike traffic along the business 
corridor. The Los Angeles Neighborhood Land Trust is also working on an urban-sited 
pocket park that will serve the area. 

One of the greatest opportunities in Pacoima is to redevelop the wash that runs through its 
neighborhoods. A Vision Plan to restore the Pacoima Wash with additional green space, 
multi-use paths, bike paths, and equestrian trails was completed in 2009.  The plan 
highlights the natural beauty of the area, provides connectivity and circulation through the 
Trade Area, and promotes physical activity. Until recently, this project was on a list to be 
funded by Metro, however Metro is now encouraging the organization to seek state funding. 

These are the kinds of infrastructure improvements needed to increase the economic 
vibrancy of the neighborhood and encourage residents to keep their spending dollars 
along Van Nuys Boulevard and the adjacent area. 

infrastructure improvements like the proposed pacoima wash plan 
increase the economic vibrancy of the neighborhood and encourage 
residents to keep their spending dollars along Van Nuys Boulevard  
and the adjacent area.
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MOVING FORWARD
The Pacoima Trade Area and particularly the Van Nuys Corridor is poised to take advantage of the high 
consumer demands for additional retail and services. The area is already investing in improving access 
to quality education and supporting healthy environments and lifestyles.  The near future presents an 
opportunity to increase stimulation for economic development. When the Profile team members met to 
discuss the community input and research findings they identified that there are a number of important 
projects underway in Pacoima, yet they have not yet reached a tipping point in terms of community-
wide synergies that support Pacoima in fulfilling its desire for higher quality retail and open space.  If 
stakeholders including the many business and community organizations now operating in Pacoima can 
bring together their diverse assets they can achieve a significant impact.  

BUILD A COLLECTIVE ECONOMIC DEVELOPMENT VOICE

The Pacoima Trade Area has a rich landscape of small businesses.  The local Chamber of 
Commerce is a natural setting for many of these businesses to come together.  Investment 
in the local Chamber’s development as a source of support for small businesses, and 
liaison to large local corporations, is critical. However, the Chamber cannot inspire sufficient 
economic development alone. The existing leadership organizations in the education, 
community building and social services fields can assist in building an effective multi-sector 
collaboration with a focused community voice that advocates for the social, educational  
and economic needs of residents and businesses alike.  Leaders from the nonprofit sector 
have vital experience promoting youth development and improving the built environment  
in the community.  They are natural and essential allies, whose contributions can be even 
more impactful if they are connected to a broader economic development strategy.  

There is a need to create stronger ties between the non-profit and for-profit sectors, and 
involve anchor employers in small business development, including the large retailers who 
are relatively new to the community.  The community will need the backing of elected 
officials to attract private investments into the Trade Area.  In many communities there is 
a convening agency that takes the lead, and helps to coordinate the rich cast of civic and 
community groups that have to be linked and mobilized in order to create new opportunities 
and the mix of diverse businesses to satisfy the unmet market needs in the community.  An 
entity responsible for community and business engagement is a prerequisite to any future 
and lasting success in the Trade Area.  

Short and mid-term action steps could include:

1. Strengthening the Chamber of Commerce’s business services and supports, 
in order to build a shared voice with the power to attract investment, transform 
the physical environment of the corridor, improve existing businesses and 
attract a mix of businesses that meet community needs. 

2. Incorporating economic development strategies into existing community 
improvement plans.

3. Building a public relations strategy to shift the profile of Pacoima to reflect its 
residents’ income diversity and their buying power.

4. Celebrating business leadership as it emerges, including commendations from 
the City, the community and fellow business leaders.  

5. Identifying a convener to unite lead community agencies, businesses and 
corporations to advocate for capital support and a corridor manager. 

6. Considering the development of a Business Improvement District (BID).
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LINK AND CONCENTRATE EFFORTS IN IMPROVING THE BUILT ENVIRONMENT

The diverse organizations and businesses committed to improving the built environment 
throughout the Pacoima Trade Area are contributing to a better business climate. To 
improve the environment further, these efforts could be better connected to one another.  
This includes existing efforts to increase walkability and bikeability, to redesign streetscapes 
to be more inviting, to reduce nuisances, to organize clean-up and other beautification 
activities that engage youth and families as volunteers.  Rather than working independently, 
these groups could engage in a shared block-by-block initiative that concentrates their 
efforts for maximum impact.  Additional City and privately sponsored special events that 
highlight the improvements and rich culture of Pacoima, like the current mural tours, can 
attract more residents and shoppers to the corridor. 

Short and mid-term action steps could include:  

1. Creating a block-by-block initiative to focus improvements to the built 
environment along the Trade Area corridor with clean ups, landscaping, 
and improved community spaces, so they are safe, well-lit, and properly 
maintained, starting perhaps where shop owners are already making  
an investment. 

2. Expanding regular special events that leverage the rich cultural capital of the 
Trade Area demonstrating vitality that will attract new investments.

3. Developing a bridge between the business owners and livability advocates so 
that they can celebrate and support the collective benefits of one another’s 
efforts to improve the corridor. 

4. Engaging operators of food and dining establishments in creating collective 
marketing tools, like a map and directory of the places where residents 
and employees might enjoy eating out, and provide the directory to major 
employers, including Costco, Lowe’s, schools and non-profit organizations. 

5. Resolving the vacancies at City Hall, and improving other public buildings such 
as the Post Office so that they contribute to Pacoima’s profile as a vibrant and 
cared for community. 

6. Building upon the existing arts and cultural heritage of Pacoima with more 
murals, art, performances, and other activities that will attract shoppers to 
Pacoima as a destination.
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IMPROVE TRANSIT TO INCREASE CIRCULATION THROUGH THE TRADE AREA

Because it is surrounded on three sides by freeways, for those with cars Pacoima is easy to 
get to. This accessibility is an asset.  Yet, many residents in and around Pacoima are heavily 
dependent on public transit, and Pacoima lacks a strong and coordinated public transit 
system.  There is insufficient rail and bus service to and within the Trade Area.  Where buses 
receive the heaviest use, i.e. in areas with a high concentration of multi-unit and affordable 
housing, residents describe the buses as constantly “packed” with people.  Even with the 
light rail investment in the region, sectors of Pacoima with high transit dependency are not 
included on the path for the light rail. They also lack a local transit service, such as a City of 
Los Angeles Department of Transportation (LADOT) DASH line, that typically connects major 
shopping centers, large multifamily housing developments, and city services and parks. 
Better service would encourage the natural flow of residents through the neighborhood, 
reinforce their interest in staying in the area to do their shopping and continue to build 
Pacoima’s distinct sense of place.  

Short and mid-term action steps could include: 

1. Clarifying the case for a light rail stop or enhanced transit services on  
Van Nuys Boulevard with increasing access to work, recreation and local 
business options. 

2. Bringing city and county officials together to review transit choices– including 
both light rail and a DASH line.

3. Engaging residents in a campaign around addressing both short and long-term 
transportation goals.

4. Leveraging any other transit recommendations from a series of studies done 
over the past several years.
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DISSEMINATE THE INFORMATION PROVIDED IN THE PROFILE TO REBRAND PACOIMA 
AND THE VAN NUYS CORRIDOR INTERNALLY AND EXTERNALLY

This Profile, and the more detailed market data on the LISC website, provides Pacoima 
with information that is not readily available and can be used to initiate conversations with 
possible private and public investors.  All community stakeholders can share this Profile at 
their meetings along with the associated materials which can be found at the Los Angeles 

LISC website, and build on the recommendations. 

Short and mid-term action steps could include: 
1. Convening diverse interest groups to discuss strategies to build collective clout. 

2. Determining which organizations are best positioned to lead the initial 
corridor development work, including a promotional event for the Trade Area 
restaurants, and a promotional area map. 

3. Determining which organizations can further define the business and transit 
needs and build the community leverage to move key decision makers. 
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LOS ANGELES LISC 
The Local Initiatives Support Corporation (LISC) is dedicated to helping nonprofit community development 
organizations transform distressed neighborhoods into healthy and sustainable communities — good places 
to work, do business and raise children.  LISC mobilizes corporate, government and philanthropic support 
and provides local organizations with loans, grants and equity investments; local, statewide and national policy 
support; and technical assistance to achieve local visions for community development.  Through the approach of 
comprehensive community development, LISC seeks to create investment opportunities with local partners that 
build on existing community assets and proven strategies.  In 2014, Los Angeles LISC announced an initial $100 
million in development capital that will be directed towards new transit-oriented projects around the city.  This is one 
of a series of community-specific market assessments LISC will be conducting, working closely with local nonprofits 
and developers to draw up blueprints for neighborhood investment in communities where transit expansion is either 

planned or underway.

Los Angeles LISC 
500 S Grand Avenue Suite 2300 
Los Angeles, CA 90071 
(213) 250-9550


