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Context for this document
Planning future density for our community is a very complex process. It incorporates technical detail and expertise, political power, and 
ideological frameworks. 
After years as professional consultants and serving on the Neighborhood Council Planning and Land Use Committee, we have learned 
that—in most organizational structures—a realistic, best outcome is generated by a vigorous commitment to…
1. Research What’s true now? What’s the Landscape Analysis? History, demographics, etc.
2. Vision What could/should the future look like?
3. Dialogue What can or should be negotiated for an appropriate outcome informed by data as well as power?

Why this document? To support the “research” aspect of the negotiation process
In every multi-stakeholder process there are multiple influences on decision outcomes. 
This Data Resource Book shares information and makes some general statements about stakeholder impacts (positive, negative or 
mixed)
It consolidates research we have done for the NCWP Ad Hoc Committee in one place.
The goal? Leveling the playing field: Everyone offering input to LA City Planning on our local future density plan (including the Planners 
themselves) should have easy access to important facts we have gathered to inform Committee decision-making. We hope this saves 
stakeholders time, sets a more detailed context, and supports better informed and more nuanced input to the Planning Department.  

Fox/Birkett - Stakeholder Resource Book - 9/12/23
2

Kimberly Fox & Cory Birkett
Community Volunteers
NCWP Community Plan Update Ad Hoc Committee



Stakeholder Data Resource Book - Table of Contents

Fox/Birkett - Stakeholder Resource Book - 9/12/23
3

SECTION: LAX Impact Slide #

Eminent Domain 5

Recently Completed Expansion 6

NCPD Ad Hoc FAQ – LAX Expansion 7

LAWA ATMP EIR Statement of Overriding 
Concern 9

LAX Air Quality / Pollution 12

LAX Noise Pollution 15

Traffic Impacts 17

LAX Projects (LAMP, ATMP, Northside) - Basic 
Descriptions 19

SECTION: Counts, Statistics

NCWP Population (total and by sub-
neighborhood) 24

NCWP Household Income 25

NCWP Diversity 27

NCWP Compared to 3 other Westside 
Planning Areas re Population 29

re HH Income 30

re Diversity 31

SECTION: Counts, Statistics (cont’d) Slide #

Rent Stabilized Housing Units (Full Map) 32

Rent Stabilized Housing Units (Zoomed) 33

RSO Parcel Count for NCWP Geography 36

Residential Map Up-Zoning Potential # of 
Units 37

Commercial Map Up-Zoning Parcel Count 38

LA Income Limits for Affordable Housing 39

SECTION: Zoning Code – New & Existing

Tutorial: Evolution from Current to New 41

Housing Up-Zoning Target # 42

New Zoning Options (2023 forward) 43

Tutorial: Logic of new “Density Base” 
Zoning System 47

Draft 2 Maps: Proposed Density Base 
Districts for NCWP 49

Residential Density Base 4L 50

Density Base 3 51

Density Base 4 53

Density Base 8 54

SECTION: Reference Maps Slide #

NCWP CPU Maps – Planning Draft 2 60

NCWP Current Special Overlays 61

Transit Oriented Communities Bonus – 
Radius Map, Eligible Parcels 62

NCWP CPU Maps – Planning Draft 1 63

SECTION: Zoning Code – New & Existing (continued)

Density Base 10 55

Density Base FA 56

Tutorial Info: SB9 57



LAX Impacts

Fox/Birkett - Stakeholder Resource Book - 9/12/23
4



Related Analytical 
Issue(s)
History of housing losses 
due to LAX expansion, City 
of LA eminent domain 
buy-outs.
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NCWP / LAX Today
Eminent Domain Land Acquisition

Northside
• 1940s Developed
• 386 Acres per 1 source, 340 

Acres per LAX
• #? Homes
• #? People
• 1970s Eminent domain approved
• 1986 Westchester Pkwy
• 1989 City ok’d Northside 

development (350 acres)

Surfridge
• 1930s Development began
• 470 Acres
• 800 Homes
• #? People
• 1960s Eminent domain approved
• 1967 First demolition

Manchester Square
• 1948-49 Development began
• 120 Acres
• 500+ Homes
• 119 of original homes = duplexs 

(238 units of affordable housing)
• 1977 ~7K Population
• 1997 Eminent domain approved
• 2004 Local school closed
• 2017 Completed purchase of 

~500 properties
• 2020 Final properties (37) 

purchased and demo’d

Total of 976 acres of housing (R1 
& multiple family) removed from 
NCWP footprint. 

https://www.dailybreeze.com/2019/05/24/south-bay-
history-why-westchester-spent-17-years-as-a-15-hole-golf-
course/
https://www.youtube.com/watch?v=4VE_FH1nuKE
https://lamag.com/urbandevelopment/lax-manchester-square
https://www.dailybreeze.com/2019/03/18/south-bay-
history-big-plans-for-manchester-square-area-finally-are-
coming-to-fruition/
https://www.messynessychic.com/2013/03/27/the-remains-
of-a-hollywood-playground-wiped-off-the-map/
http://www.lakata.org/arch/surfridge/
https://en.wikipedia.org/wiki/Palisades_del_Rey,_California
https://law.justia.com/cases/california/supreme-
court/3d/18/860.html 



Related Analytical 
Issue(s)
Detail on near-term 
additional gates 
supporting higher 
passenger through-put.
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NCWP / LAX Today
Recently Completed Expansion

Source(s):https://www.lawa.org/transforminglax/projects
https://cloud1lawa.app.box.com/s/jzo76zo1m8l9ivmqb6fvvhfbfe081jcx
https://cloud1lawa.app.box.com/s/ydc5fyx5e29mtbm1msmfvsf54u8gu9av

• Under construction (8/23)
• Extension of West Gates, Tom Bradley 

International Terminal 
• Adds new 8 gates for for narrow-body 

aircraft. 

• Opened May 2021
• New 15-gate concourse.
• Tom Bradley International Terminal 

• Removal of 15 of the 18 West Remote Gates to 
accommodate runway extension to the west

• Add Concourse 0 – addition of 6 to 9 new gates
• Add Terminal 9 – 12 to 18 new gates
• Net total of 18 to 27 new gates

15 + 8 + 18 to 27 = 41 to 50 new gates between 2021 and completion of ATMP project. Oerall, 
LAWA forecasts 250,00+ additional flights between 2018 and 2045.

https://cloud1lawa.app.box.com/s/jzo76zo1m8l9ivmqb6fvvhfbfe081jcx


NCWP / LAX Future Expansion
NCWP CPU Ad Hoc Committee FAQ (1 of 2)
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Related Analytical 
Issue(s)
Committee FAQ on LAX 
Expansion published 5/23

Source(s): https://ncwpdr.org/wp-content/uploads/2023/05/CPU-FAQ-8_LAX-EIR-Traffic-Study-Executive-Summary_FINAL.pdf

NOTE CTA = Central Terminal Area (“horse shoe” roadway directly in to 
terminals.) Passenger vehicle traffic projected to increase. Results in increased 
pressure on NCWP arterials Sepulveda, La Tijera-Airport, Manchester-Airport

NOTE 13 of 16 intersections studied already 
graded F.  Traffic flows are already failing, prior 
to full near-term expansion in operations at LAX. 

LOS – Level of Service Grading System A-F:
• A = free flow
• B = reasonably free flow 
• C = stable flow 
• D = approaching unstable flow 
• E = unstable flow, operating at capacity 
• F = forced or breakdown flow -

congested 
• New System for Evaluating 

Intersections – VMT – number of trips 
multiplied by the length of each trip. 

https://ncwpdr.org/wp-content/uploads/2023/05/CPU-FAQ-8_LAX-EIR-Traffic-Study-Executive-Summary_FINAL.pdf


NCWP / LAX Future Expansion
NCWP CPU Ad Hoc Committee FAQ (2 of 2)
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Related Analytical 
Issue(s)
Committee FAQ on LAX 
Expansion published 5/23

Source(s): https://ncwpdr.org/wp-content/uploads/2023/05/CPU-FAQ-8_LAX-EIR-Traffic-Study-Executive-Summary_FINAL.pdf

https://ncwpdr.org/wp-content/uploads/2023/05/CPU-FAQ-8_LAX-EIR-Traffic-Study-Executive-Summary_FINAL.pdf


NCWP / LAX Future Expansion
LAWA ATMP EIR Statement of Concern: Negative impacts that cannot be mitigated are worth it…
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LAX ATMP Statement of Overriding Concerns (Sept, 2021) – page 8

Related Analytical 
Issue(s)
Stakeholder education re 
“unavoidable adverse 
environmental effects” per 
LAX  Draft EIRAir Pollution

Noise Pollution

Traffic

Based on the substantial evidence in the whole of the administrative record for the LAX Airfield and 
Terminal Modernization Project, the Board of Airport Commissioners hereby finds, concludes, and 

determines that the unavoidable significant adverse environmental impacts 
associated with the construction and operation of the LAX Airfield and 
Terminal Modernization Project are acceptable in light of the following 
specific economic, operational, legal, technological, or other project 
benefits. Each Project benefit described below constitutes an overriding consideration warranting 
approval of the LAX Airfield and Terminal Modernization Project, independent of other benefits, despite 
the proposed Project’s significant unavoidable impacts. Even if, for any reason, one or more of the listed 
benefits were found to be insufficient or unsupported, the Board of Airport Commissioners would 
nevertheless adopt the following Statement of Overriding Considerations and approve the Project, 
notwithstanding its significant and unavoidable environmental effects, based on the listed benefit or those 
listed benefits that remain.

Having considered these benefits, the Board of Airport Commissioners finds, concludes, 
and determines that the benefits of the LAX Airfield and Terminal Modernization Project 
outweigh the unavoidable adverse environmental effects, and that the adverse 
environmental effects are, therefore, acceptable.



NCWP / LAX Future Expansion
LAWA ATMP EIR Statement of Concern: Negative impacts that cannot be mitigated are worth it…
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LAX ATMP Statement of Overriding Concerns (Sept, 2021) – page 8

Related Analytical 
Issue(s)
Stakeholder education re 
“unavoidable adverse 
environmental effects” per 
LAX  Draft EIRAir Pollution

Noise Pollution

Traffic

Based on the substantial evidence in the whole of the administrative record for the LAX Airfield and 
Terminal Modernization Project, the Board of Airport Commissioners hereby finds, concludes, and 

determines that the unavoidable significant adverse environmental impacts 
associated with the construction and operation of the LAX Airfield and 
Terminal Modernization Project are acceptable in light of the following 
specific economic, operational, legal, technological, or other project 
benefits. Each Project benefit described below constitutes an overriding consideration warranting 
approval of the LAX Airfield and Terminal Modernization Project, independent of other benefits, despite 
the proposed Project’s significant unavoidable impacts. Even if, for any reason, one or more of the listed 
benefits were found to be insufficient or unsupported, the Board of Airport Commissioners would 
nevertheless adopt the following Statement of Overriding Considerations and approve the Project, 
notwithstanding its significant and unavoidable environmental effects, based on the listed benefit or those 
listed benefits that remain.

Having considered these benefits, the Board of Airport Commissioners finds, concludes, 
and determines that the benefits of the LAX Airfield and Terminal Modernization Project 
outweigh the unavoidable adverse environmental effects, and that the adverse 
environmental effects are, therefore, acceptable.



NCWP / LAX Future Expansion
Negative impacts that cannot be mitigated (per LAWA report)
LAX ATMP Statement of Overriding Concerns (Sept, 2021)
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STAKEHOLDER IMPACT?
NEGATIVE

“We’re not sure what they are. They’re 
probably pretty bad…be we didn’t study 
them.”

Bottom line: LAX has grown up over 
decades and…
• Swallowed acres of our community
• Increased traffic
• Increased pollution (noise and air)
Literally without regard to the 
environmental concerns of the adjacent 
community—which is also heavily 
impacted by the 405 and associated 
pollution.  

HEALTH & ENVIRONMENTAL 
IMPACTS



Related Analytical 
Issue(s)
Stakeholder education re 
air pollutant levels related 
to LAX and 405 proximity

NCWP / LAX Today
Real-Time Air Quality Snap Shot (8/23/23)
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STAKEHOLDER IMPACT?
MIXED

Closer to coastline, logically there’s more 
air flow and less environmental pollutant 
concentration.
 
Generally lower quality between Lincoln 
to the west, Manchester to the wouth, 
the 405 to the wast.

Note poorer air quality (in this particular 
snapshot) in NCWP vs areas further 
inland (where there’s more heat, less 
ocean-related airflow). 

LOCATION MATTERS



NCWP / LAX Today
Projected Air Quality Data 
(LAWA ATMP Draft EIR)
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GSE = ground 
support 
equipment
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“Put simply: it is 
difficult to 
understate the 
impact that LAX 
has on regional air 
quality.”

LAX per regional air 
quality monitoring
• largest emitter of NOX, 

CO, and SOX pollutants. 
• 2nd largest emitter of 

ROG
•  6th in TOG
• 10th in PM10
• 17th in PM.12 

“Quite often, the other 
highest ranking 
facilities for these 
pollutants are oil 
refineries or major 
factories.” 

EIR study: are direct and indirect emissions of 
various pollutants (projected to) exceed certain daily 
peak thresholds? 

PROJECT CONSTRUCTION?
Yes: CO, VOC, NOX and SOX.16 In fact, daily peak 
emissions of CO and NOX would exceed their 
respective thresholds by about 800%.

OPERATIONAL EMISSIONS?
Yes: NOX, SOX, PM10 and PM2.5.17, with NOX 
exceeding the thresholds by over 4,560%. 

All indications, including the airport’s, are that LAX 
will continue to grow rapidly. LAWA’s decision not 
to study the long-term impact of a project that can 
jumpstart this growth doesn’t mean it isn’t there, it 
just means it isn’t being made known, least of all to 
the people who stand to be affected most.

2018 Data: “LAX’s role in CO and NOX emissions is 
particularly pronounced.” 
• LAX produced over 4,400 tons of Carbon 

Monoxide 
• In same year, 2nd place was John Wayne Airport @ 

1,100 tons. 
• LAX also produced over 4,600 tons of NOX; 2nd 

place facility (refinery) producing 970 tons. 

“Even statewide, out of about 20,000 facilities, 
LAX is an emissions leader: still 1st in NOX, 2nd 
in CO, and in the top 10 in ROG and SOX”

“So what does the (ATMP) draft EIR reveal about 
the air quality impact of the development project? 
That, even by just its planned build-out year, 2028, 
LAX with the ATMP would have a significant impact 
on air quality in both construction and operations. 
Significant impact?



Related Analytical 
Issue(s)
Stakeholder education re 
noise levels related to LAX 
and 405 proximity

NCWP / LAX Today 
Noise Pollution Monitoring - Snap Shot (07/23)
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STAKEHOLDER IMPACT?
NEGATIVE

As with air pollutants, there is 
environmental degradation associated 
with all Los Angeles area airports.

As with air pollutants, the segment of 
NCWP from Lincoln heading east to the 
405 is impacted most. 

LAX NOISE IMPACT IS REAL

Source(s): https://noiseportal.lawa.org/lax/Reports/32e59f4b-b950-4306-95de-7d926392122e



NCWP / LAX Future Expansion 
Projected Noise Pollution
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NOTE Population and Housing 
incorporates more geography than just 
NCWP. Includes communities directly 
east of LAX (Inglewood, Lennox, etc.)

Related Analytical 
Issue(s)
Stakeholder education re 
noise levels related to LAX 
and 405 proximity



NCWP / LAX Future Expansion
Projected Traffic Impacts by Studying Passenger Load
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Related Analytical 
Issue(s)
LAX passenger disclosures 
to aid community attempt 
to understand potential 
for negative traffic 
impacts.

Source(s): https://www.lawa.org/atmp/documents/ 
https://cloud1lawa.app.box.com/s/ydc5fyx5e29mtbm1msmfvsf54u8gu9av
http://www.seiu-usww.org/wp-content/uploads/2021/06/turbulenceahead.pdf

MAP = Million 
Arriving Passengers



NCWP / LAX Future Expansion
Projected Traffic Impacts (LAWA ATMP Draft EIR)
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Related Analytical 
Issue(s)
LAX disclosures & 
community attempt to 
understand reality of 
traffic impacts.

Source(s): https://www.lawa.org/atmp/documents/ 
http://www.seiu-usww.org/wp-content/uploads/2021/06/turbulenceahead.pdf

Daily Vehicle Trips
• 2019: >316,000
• 2028: add another 100,000
ATMP DEIR, Section 4.8-40 

Vehicle Miles Traveled
• By 2028 up to 8.7 million, a 32% 

increase from 2019 levels
ATMP DEIR, Section 4.8-41 

“Draft EIR fails to analyze long-term VMT impacts beyond 2028, even though such impacts are 
admitted, and even though the EIR predicts airport passenger growth going all the way to 2045.” 
Turbulence Ahead Study (2021) 

NOTE! Also reference roadway improvements planned for 
LAMP and ATMP (Basic Project Description slides…flip forward 2 
slides). The new  network of roadway improvements indicates 
where traffic impacts are predicted. 



NCWP / LAX Future Expansion
Project Descriptions
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business/lawa_factsheet.ashx

Project #1 – Landside 
Access Modernization Plan
1: Consolidated Rent-a-Car (ConRAC) 
Facility

• Most (but not all) rental agencies will 
operater from 18,000 parking stall facility

• Next to 405

2: Airline Metro Connector Station
• Terminal for Metro Light Rail and Busses
• At Aviation Blvd and 96th St

3: Intermodal Transportation Facility-
West

• Short and long-term parking for individual 
passenger vehicles

• 4300 parking stalls
• Between Sepulveda and Airport on 96th. 

Therefore, will continue to drive heavy 
traffic flows down arterials Sepulveda & La 
Tijera/Airport and Manchester/Airport

Related Analytical 
Issue(s)
Quick stakeholder 
summary re LAX’s current 
expansion plans



Related Analytical 
Issue(s)
Quick stakeholder 
summary re LAX’s current 
expansion plans

NCWP / LAX Future Expansion
Project Descriptions
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Source(s): https://www.lawa.org/atmp/project
https://www.lawa.org/connectinglax/roadway-improvements

Project #1 – Landside Access 
Modernization Plan
4: Roadway Improvements

People Mover over 96th

98th Extension

Arbor Vitae Aviation

Airport

Concourse

Sepulveda

11th Street

Imperial Hwy

Double left-
hand turns 
Sepulveda to 
98th St
(pg F2-150)

Mapping Improved, New or 
Modified Roadways to predict traffic 
pressure points, possible changes in traffic 
flow through NCWP re LAX

This is a composite map created by adding 
together the roadway improvement plans 
of the LA Modernization Plan (LAMP) and 
the Airfield and Terminal Modernization 
Plan (ATMP)

New Roadway
Modfied

https://www.lawa.org/atmp/project


NCWP / LAX Future Expansion
Project Descriptions

Fox/Birkett - Stakeholder Resource Book - 9/12/23
21Source(s): https://cloud1lawa.app.box.com/s/l23dhy4vi80kwduza5c4q59si3niw0fm

Project #2 - Airfield and Terminal 
Modernization Project Elements
1: North Airfield Improvements

• Extension on west end of Taxiway D
• Relocation and configuration of runway exits from 

northernmost runway

2: New Terminal Facilities
• New Concourse 0 (eastern extension of Terminal 1)
• New Terminal 9 (SE of the Sepulveda/Century Blvd 

intersection
• And appropriate modified taxiways to provide aircraft 

access

3: Roadway Improvements
• Elevated arrival and departure roadways
• Roadway improvements for new Terminal 9 9access
• Pedestrian corridor between existing Terminal 8 and 

new Terminal 9 (bridge across Sepulveda)

New Terminal 9 
SE corner of Sepulveda & Century

New Concourse 0 (attached to Terminal 1 
NW corner of Sepulveda & Century

New roadway, driver path 
modifications to support 
heavy demand on Sepulveda



NCWP / LAX Future Expansion
Project Descriptions

Fox/Birkett - Stakeholder Resource Book - 9/12/23
22Source(s): https://www.lawa.org/-/media/lawa-web/lawa-our-lax/gdz/2-0-lax-northside-plan-update-deir-project-description.ashx

Project #3 – Northside (under development at this time, 8/23)

Related Analytical 
Issue(s)
Quick stakeholder 
summary re LAX’s plans to 
develop area adjacent to 
the North Runway owned 
by LAWA.

Mixed Use
470,000 s/f

Commercial 1st floor, 
Residential Above

Office / R&D
775,000 s/f

Community
215,000 s/f

Open or 
Recreational

Up to 49 acres

Buffer



Counts, Statistics
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Demographics
Totals by Neighborhoods in NCWP (Population Density)
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Related Analytical 
Issue(s)
Understand population 
density by Neighborhood 
vs other factors (diversity, 
HH income)

Source(s): US Census Data

Legend/ Translating Census 
Data into Planning Areas1 Playa Del Rey

2 Greater Kentwood

3a Playa Vista

4 Ladera & 
Westport Heights



Demographics By Neighborhoods within NCWP (HH Income)
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Related Analytical 
Issue(s)
Understand economics as 
a factor in how each 
NCWP neighborhood fits 
into framework 
population, diversity.

Source(s): US Census Data



Demographics
Totals for NCWP (HH Income)
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Related Analytical 
Issue(s)
Understanding average 
income by neighborhood 
community to better 
understand issues of 
affordability, etc. 

Source(s): US Census Data

Legend/ Translating Census 
Data into Planning Areas



Demographics
By Neighborhoods within NCWP (Diversity)
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Related Analytical 
Issue(s)
Understanding diversity by 
neighborhood to better 
assess equitable housing 
demographics, correlation 
between race and existing 
RSO, etc

Source(s):

Legend/ Translating Census 
Data into Planning Areas

Greatest 
Diversity



Demographics
Totals within NCWP (Diversity)
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Related Analytical 
Issue(s)
Better understand 
diversity demographics as 
a factor in total population 
and HH income. 

Source(s): S2503 - Census Bureau Tables, DP05 - 
Census Bureau Tables

Legend/ Translating Census 
Data into Planning Areas

https://data.census.gov/table?q=S2503
https://data.census.gov/table?q=DP05
https://data.census.gov/table?q=DP05


Demographics
NCWP compared to 3 other Westside Planning Areas
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Related Analytical 
Issue(s)
Better understand how 
NCWP community 
demographics relate to 3 
other planning areas in 
Planning the Westside 
effort

Source(s): 2020 US Census

Legend/ Translating Census 
Data into Planning Areas



Demographics
NCWP compared to 3 other Westside Planning Areas
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Related Analytical 
Issue(s)
• Better understand 

how NCWP 
community 
demographics relate to 
3 other planning areas 
in Planning the 
Westside effort

Source(s): 2020 US Census via Cord Thomas

Legend/ Translating Census 
Data into Planning Areas



Demographics
By Neighborhoods within NCWP (HH Income)
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Related Analytical 
Issue(s)
• Item

Source(s): https://www.morganhill.ca.gov/2321/SB9

Legend/ Translating Census 
Data into Planning Areas

• Charts here for Diversity, all 4 planning areas…

?



Rent Stabilize Ordinance Zoning
Existing NCWP Parcels
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Related Analytical 
Issue(s)
• Review existing 

affordable housing 
(RSO)

• Assess if new 
Affordable Housing 
Overlay makes sense 
for NCWP CPU

Source(s): Zimas Data Collection

NOTE! While it’s pretty visually 
obvious on this map, the data table 
(next page) confirms by count which 
neighborhoods have the biggest 
concentration of RSO Parcels are: 
#1 Playa Del Rey
#2 South of Manchester
#3a Westport Heights
#3b Ladera



Rent Stabilize Ordinance Zoning
Existing NCWP Parcels
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Related Analytical 
Issue(s)
• Review existing 

affordable housing 
(RSO)

• Assess if new 
Affordable Housing 
Overlay makes sense 
for NCWP CPU

Source(s): Zimas Data Collection

Greater Kentwood 
RSO Detail Map



Rent Stabilize Ordinance Zoning
Existing NCWP Parcels
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Related Analytical 
Issue(s)
• Review existing 

affordable housing 
(RSO)

• Assess if new 
Affordable Housing 
Overlay makes sense 
for NCWP CPU

Source(s): Zimas Data Collection

Westport Heights, Osage, Ladera
RSO Detail Map



Rent Stabilize Ordinance Zoning
Existing NCWP Parcels
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Related Analytical 
Issue(s)
• Review existing 

affordable housing 
(RSO)

• Assess if new 
Affordable Housing 
Overlay makes sense 
for NCWP CPU

Source(s): Zimas Data Collection

Playa Del Rey
RSO Detail Map



Rent Stabilize Ordinance Zoning
Existing NCWP Parcels

Fox/Birkett - Stakeholder Resource Book - 9/12/23
36

Related Analytical 
Issue(s)
• Review existing 

affordable housing 
(RSO)

• Understand at a micro 
(NC district level) the 
details of current RSO 
availability

• Assess if new 
Affordable Housing 
Overlay makes sense 
for NCWP CPU

Source(s): City of Los Angeles ZIMAS data.

1

2

3a

3b



NCWP Proposed Draft 2 Map R1 Up-zoning
Estimated Max # of New Housing Units Generated

37

Residential 
Draft 2 Map

DZ 
Implication 4L DZ 10 1000 sq ft 500 sq ft

Avg Parcel 
Size

# Lots in 
Sector

Density 
Zone

# units Total # 
new units

Parcel 
avg size

Regular 
Unit

Efficiency 
Unit

Regular 
Unit

Efficiency 
Unit

WPDR 01 4957 64 4L 256
WDPR 02 6590 113 4L 452
WPDR 03 6136 325 4L 1300
WDPR 04 6332 204 4L 816
WDPR 05 6466 260 4L 1040
WDPR 06 6802 798 4L 3192
WDPR 07 5992 39 10 5992 6 12 234 467
WDPR 08 6773 289 10 6773 7 14 1957 3915
WDPR 09 6875 30 10 6875 7 14 206 413
WPDR 10 5980 27 10 5980 6 12 161 323

2149 7056 2559 5118

4L New Units 7056 7056
DZ 10 New Units 2559 5118

9615 12174Planning Draft 2 Residential Map Approx Total, New Units

# units 
based on 
parcel sq ft

max 4 units

Range of Sq Ft / Unit
Times # of Parcels in 

sector

Fox/Birkett - Stakeholder Resource Book - 9/12/23

Based County Assessor Maps custom data extraction (programming by NCWP stakeholder Cord Thomas, Geospatial Data Scientst)
• Audit of all parcels sq ft in each of the Planning “up-zoned” districts (1 through 10)
• Averaging of the parcels in a Planning district.  
• Then math (metrics) of each type of Density Zone (4L or 10) applied. 

IMPORTANT! 
This total count is only valid 
if every single parcel marked 
for up-zoning was actually 
purchased and redeveloped. 

This is highly unlikely. 

Therefore, practically 
speaking, true final count for 
added dwelling units is some 
number below these totals.



Draft 2 COMMERCIAL Map
Parcel Count: # of Directly Up Zoned + Impacted by Up Zoning

Fox/Birkett - Stakeholder Resource Book - 9/12/23
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Related Analytical 
Issue(s)
Data to help understand 
scale, extent of parcels 
targeted for up-zoning

CONCERNS: 
• RSO units lost to up-zoning.
• “Impact zone” for R-parcels adjacent to 

large format mixed use 
• Not a “missing middle” type approach
• Arterials and LAX: studying other 

airports; so far, all have dedicated fwy 
exits. LAX does not. 

• Airport traffic flows must come into the 
discussion. 

REALITY: 
• “Commercial” map adds another 666 

“R” parcels being up-zoned for mixed 
use (which is primarily residential)

Note: slide content from previous 
Committee presentation of this data. 

Source(s): Cory Birkett hand count of LA ZIMAS map 
based on Planning Draft 2 Commercial Map



LA Income Limits for Affordable Housing
Section 8 and Density Bonus Affordable Tiers

Fox/Birkett - Stakeholder Resource Book - 9/12/23
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Related Analytical 
Issue(s)
Information resource to 
help drive home the point: 
people qualifying for 
“affordable” housing in Los 
Angeles are not 
necessarily without 
meaningful income. 

Source: https://www.hacla.org/en/about-section-8/income-limit



Zoning Code: New vs Existing

Fox/Birkett - Stakeholder Resource Book - 9/12/23
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Zoning in Translation
Basic Tutorial: Existing system vs the new one coming soon
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Related Analytical 
Issue(s)
• Help stakeholders not 

immersed in City 
Planning conversion of 
code understand the 
old vs new issue in all 
Draft 2 maps.

• Residential, 
Commercial, Industrial

BETTER STANDARDIZATION. MORE LIKE 
DEWY DECIMAL SYSTEM IN LIBRARIES…
• Designed for easier stakeholder 

interpretation
• Every ordinance definition: Based on 

a string of #s that =‘s zoning 
characteristics 

• Also > Enables customizing for 
special “built forms” in special land 
use cases in CPUs

NEW ZONING SYSTEM

STAKEHOLDER EMPOWERMENT? 
NEGATIVE IMPACT

TECHNICAL COMPLEXITY = 
STAKEHOLDER DISADVANTAGE
• Continuous revisions since 1946
• Today: bloated to 600+ pages.
• Complex! Requires land use expert 

level of knowledge, experience to 
understand differences between X 
and Y zones. 

THE EXISTING ZONING SYSTEM IMPACT ON OUR CPU PROCESS

STAKEHOLDER EMPOWERMENT? 
POSITIVE IMPACT

STAKEHOLDER EMPOWERMENT? 
NEGATIVE IMPACT

TRYING TO NEGOTIATE CHANGES WITH 
PLANNING SPEAKING CODE LANGUAGE 
STAKEHOLDERS AREN’T FLUENT IN

Note: USE-DENSITY portion of the new 
zoning code is what Planning maps are 
addressing

New:  Zoning Ordinance going 
forward will be ID’d by a string of 

#s organized like this.

LA ZIMAS zoning 
maps à Old code

CPU Planning 
maps à New code

Difficult Translation = More 
Difficult Process+ =

Source(s): Summery recap of various reports to 
Committee by Fox and Birkett

For further background on why the new 
zoning approach, see this report: 
https://planning.lacity.org/odocument/1a
52971b-04e4-4d7e-a14f-
e5b1d59c7f3d/Zoning_Code_Evaluation_
Report.pdf



Up-Zoning # Target
Mandatory Assignment from State to City with Feb 2025 Deadline

Fox/Birkett - Stakeholder Resource Book - 9/12/23
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Related Analytical 
Issue(s)
Understanding the larger City 
Planning context for updates to 
NCWP Community Plan and 
others going through review 
from 2022 forward. 

Source(s): https://planning.lacity.org/



New Zoning Options
New LA City General Plan / Housing Element Ordinances
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Related Analytical 
Issue(s)
Understanding new zoning 
options (2023) for use when in 
specific land use strategizing in 
the NCPW CPU process.

Source(s): https://planning.lacity.org/plans-policies/housing-element-rezoning-program#concept-explorer-and-survey

NOTE! New options currently going through 
development to become part of formal zoning code. 
 
Starred options have potential strategic value for 
NCPW in CPU process. 



New Zoning Options
New Adaptive Reuse: NCWP CPU Ad Hoc Committee FAQ
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Related Analytical 
Issue(s)
Understanding new zoning 
options (2023) for use when in 
specific land use strategizing in 
the NCPW CPU process.

Source(s): https://ncwpdr.org/community-plan-update-0/

NOTE! While the conversion of office buildings into residential 
is an encouraging new strategy for adding housing, it is not 
something the NCWP Comm Plan Update can mandate. 

• This new ordinance does not name a new underlying zoning 
category change.

• Can’t proactively reassign zoning for specific office buildings, 
requiring they be converted to housing. 

• New ordinance: an option for building owners only, not a 
method for NCPW CPU process to generate new housing #s.



New Zoning Options
New Affordable Housing Overlay
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Related Analytical 
Issue(s)
Understanding the larger City 
Planning context for updates to 
NCWP Community Plan and 
others going through review 
from 2022 forward. 

Source(s): https://ncwpdr.org/community-plan-update-0/

NOTE! Possibly applicable in NCWP 
CPU process as a strategy to protect 
dense clusters of existing RSO 
housing. 

Of particular interest given the loss of 
RSO housing (2015-present) in the 
most dense RSO area of NCPW: the 
neighborhood south of Manchester, 
east of Airport (Reading & 
Ramsgate). 

New density bonus building 
development in this area is a case 
history of evictions and quality of life 
degradation for residents. (Issues 
with affordability, parking, green 
space, light and shadow, etc.)



New Zoning Options
Facilitation Missing Middle Housing Transitional Zones
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Related Analytical 
Issue(s)
Understanding the larger City 
Planning context for updates to 
NCWP Community Plan and 
others going through review 
from 2022 forward. 

Source(s): https://ncwpdr.org/community-plan-update-0/

NOTE! Of great interest to NCWP 
CPU process as it provides underlying 
zoning options to ease the transition 
from lower-rise to higher-rise density.

These new Density Base Zones are of 
particular interest as they place a 
hard limit on the # of dwelling units 
per lot regardless of lot size.  

Specifying “xL” zoning in the NCWP 
CPU can help facilitate this “missing 
middle” built form, which is relatively 
compatible with NCWP’s current low-
rise format.

Not yet local legal code. 
But will be soon. 
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Zoning in Translation
Basic Tutorial: Logic of new zoning “Density Base” categories

Related Analytical 
Issue(s)
Help stakeholders not 
immersed in City Planning 
conversion of code 
understand the old vs new 
issue in all Draft 2 maps.

Residential, Commercial, 
Industrial

These NEW Zoning Density Districts apply to
100% Residential Buildings
AND 
“Mixed-Use” Buildings (Commercial on the 
first floor, residential floors above)

Why this numbering system? the math for 
how many dwelling units you can have is 
based on dividing the S/F of a parcel by the 
“Lot Area per Dwelling” # 

These NEW Zoning Density 
Districts apply to

100% Residential Buildings 
Only 

Restrict the total # of 
dwelling units per parcel, 
regardless of parcel size. 

Why this numbering 
system? In “4L” the total 
# residential units you can 
have is 4, and it’s Limited 
to 4, regardless of parcel 
size. 

Source(s): https://ncwpdr.org/community-plan-update-0/

NOTE! The lower 
the Density Zone #, 
the smaller the 
dwelling unit
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Zoning in Translation
Basic Tutorial: Logic of new zoning “Density Base” categories

Related Analytical 
Issue(s)
Help stakeholders not 
immersed in City Planning 
conversion of code 
understand the old vs new 
issue in all Draft 2 maps.

Residential, Commercial, 
Industrial

CURRENT ZONING CODE 

Single Family Residential
Multi-Family Residential
26 separate types

Commercial w/Potential Mixed Use
7 separate types

NEW ZONING CODE

Multi-Family Residential
4 “L” Districts
Or 15 Mixed Use Districts
 

Source(s): https://planning.lacity.org/odocument/eadcb225-a16b-4ce6-bc94-c915408c2b04/Zoning_Code_Summary.pdf
https://planning.lacity.org/plans-policies/community-plan-update/westside-events/westside-community-planning-advisory-group

https://planning.lacity.org/odocument/eadcb225-a16b-4ce6-bc94-c915408c2b04/Zoning_Code_Summary.pdf


Draft 2 Commercial Map

When applied to COMMERCIAL 
these Density Bases = MIXED USE  
that incorporates housing. 
 

Zoning in Translation
Planning Draft 2 Maps: Proposed NCWP Density Districts
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Related Analytical 
Issue(s)
Help stakeholders not 
immersed in City Planning 
conversion of code understand 
the old vs new issue in all Draft 
2 maps.

Residential, Commercial, 
Industrial

Source(s): https://planning.lacity.org/plans-policies/community-plan-update/westside-events/westside-community-planning-advisory-group

How this works: 
IF Density Base = 3, 4, 4L, 8, 10 or FA (as indicated on 
any Draft 2 map)
THEN the proposal is to add residential units on the 
parcels of that Planning ”Sub Area”. 

Draft 2 Residential Map

When applied to RESIDENTAL 
These Density Bases =  100% 
Housing. 
 

Draft 2 Industrial Map

When applied to INDUSTRIAL 
these Density Bases = allows for 
MIXED USE  that incorporates 
housing. But doesn’t guarantee it.
 



Zoning in Translation
Applying Residential 4L Zoning (Residential Only)
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Why is it called Density Base 4L?
The Lot Area per Dwelling is limited to 4 Units

How this works: 
IF Density Base 4L is indicated

THEN it is referring to a residential 
building only
WITH a strictly limited # of dwelling 
units allowed 
NOTE on NCWP Draft 2 maps Planning 
has applied 4L to majority of the R1 
parcels being up-zoned

New Zoning Code / Residential 

Specs for 
New Zoning 

Density 
Base 4L

Source(s): https://planning.lacity.org/plans-policies/community-plan-update/westside-events/westside-community-planning-advisory-group



Zoning in Translation
Density Base 3 in Draft 2 Maps (1 of 2)
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AREA TYPE DISTRICTS

USE Ground Floor

Upper Floor

ZONE DISTRICT COMMERICAL 
SPACE MAX

Density Base Regular Bonus Base Density 
Bonus

Average 
Size Min.

Density 
Bonus Min. Regular Density 

Bonus
Ground Floor 
Tenant Size

3 7 15 4.5 6 732 s/f 729 s/f 210' 280' No Max

Lot Area 
per 

Dwelling
300 s/f 150 s/f

REGIONAL CENTER

Commercial, e.g. Hotel, Local Entertainment venue, Community facilities, Hospital, Production Workshops, 
Large Format Retail
Multi-Family Housing

Proposed 
Draft 2

HEIGHT (Stories) FLOOR-AREA RATIO RESIDENTIAL UNIT FRONTAGE WIDTH

Ground floor story opt 14’

AREA TYPE DISTRICTS

USE Ground Floor

Upper Floor

ZONE DISTRICT COMMERICAL 
SPACE MAX

Density Base Regular Bonus Base Density 
Bonus

Average 
Size Min.

Density 
Bonus Min. Regular Density 

Bonus
Ground Floor 
Tenant Size

3 7 15 4.5 6 732 s/f 729 s/f 210' 280' 50K s/f max

Lot Area 
per 

Dwelling
300 s/f 150 s/f

HEIGHT (Stories) FLOOR-AREA RATIO

COMMUNITY CENTER

Commercial, e.g. Hotel, Local Entertainment venue, Community facilities, Hospital, Production Workshops

Multi-Family Housing

RESIDENTIAL UNIT FRONTAGE WIDTH

Ground floor story opt 14’

Proposed 
Draft 2

Fox/Birkett - Stakeholder Resource Book - 9/12/23

How this works: 
IF Density Base 3 is indicated
THEN it is referring to either a 100% residential building 
or a “mixed use” building (commercial 1st floor, 
residential other floors)
CHECK to see if it’s referred to as a COMMUNITY 
CENTER or REGIONAL CENTER
NOTE the only difference between the 2 is the allowed 
size of commercial space on the first floor

Why is it called Density Base 3?
Because the Lot Area per Dwelling Unit metric is 300 s/f 

vs

Source(s): https://planning.lacity.org/plans-policies/community-plan-update/westside-events/westside-community-planning-advisory-group
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How this works: 
IF Density Base 3 is indicated
THEN it is referring to either a 100% residential building or a “mixed use” building (commercial 1st 
floor, residential other floors
CHECK to see if it’s referred to as a COMMUNITY CENTER or REGIONAL CENTER
NOTE the only difference between the 2 versions is the allowed size of commercial space on the 
first floor

Zoning in Translation
Density Base 3 in Draft 2 Maps (2 of 2) / Today’s Zoning Code vs New Zoning Code

* Varies depending on Density Bonus incentive system (there are several) or Transit-Oriented Communities (TOC) Density Bonus allowances.

Source(s): https://planning.lacity.org/plans-policies/community-plan-update/westside-events/westside-community-planning-advisory-group



Zoning in Translation
Density Base 4 in Draft 2 Maps
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How this works: 
IF Density Base 4 is indicated

THEN it is referring either to a 100% residential 
building or a “mixed use” building (commercial 1st 
floor, residential other floors)
WITH dwelling units larger than Base 3, smaller 
than Base 8
NOTE on NCWP Draft 2 maps Planning has only 
”activated” the COMMUNITY CENTER version of 
Density Base 4

AREA TYPE DISTRICTS

USE Ground Floor

Upper Floor

ZONE DISTRICT COMMERICAL 
SPACE MAX

Density Base Regular Bonus Base Density 
Bonus

Average 
Size Min.

Density 
Bonus Size Regular Density 

Bonus
Ground Floor 
Tenant Size

4 5 8 1.5 5 758 s/f 768 s/f 160' 210' 50K s/f max

Lot Area 
per 

Dwelling
400 sq ft 200 sq ft

Multi-Family Housing

Proposed 
Draft 2

HEIGHT (Stories) FLOOR-AREA RATIO RESIDENTIAL UNIT FRONTAGE WIDTH

Ground floor story opt 14’

Commercial, e.g. Hotel, Local Entertainment venue, Community facilities, Hospital, Production Workshops

 COMMUNITY CENTER

Why is it called Density Base 4?
Because the Lot Area per Dwelling Unit metric is 400 s/f 

* Varies depending on Density Bonus incentive system (there are several) or Transit-Oriented Communities (TOC) Density Bonus allowances.

Source(s): https://planning.lacity.org/plans-policies/community-plan-update/westside-events/westside-community-planning-advisory-group



Zoning in Translation
Density Base 8 in Draft 2 Maps
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AREA TYPE DISTRICTS

USE Ground Floor

Upper Floor

ZONE DISTRICT COMMERICAL 
SPACE MAX

Density Base Regular Bonus Base Density 
Bonus

Average 
Size Min.

Density Bonus 
Size Regular Density 

Bonus
Ground Floor 
Tenant Size

8 3 5 1.5 3 635 sq Ft 847 sq ft 140' 160' 10K  s/f max

Lot Area per 
Dwelling 800 sq ft 400 sq ft

C2-ILV 45' (3 story) Varies* 1.5 Varies* N/A N/A  Not specified

R3-1 45' (3 story) Varies* 3:1 Varies*
N/A 

(parcel sq 
ft)

— 15' —

R2-1
33' (2-3 
story)

Varies* 3:1 Varies*
N/A 

(parcel sq 
ft)

— 15' —

R1-1
28' or 33' 
(story n/a)

Varies*

N/A (based 
on parcel 

size and set-
backs)

Varies*
N/A 

(parcel sq 
ft)

—
20% of lot 
depth, 20' 

max
—

No minimum or max

Ground floor story opt 14’

Existing 
Zoning

Commercial, e.g. Hotel, Local Entertainment venue, Community facilities

Multi-Family Housing

Proposed 
Draft 2

HEIGHT (Stories) FLOOR-AREA RATIO RESIDENTIAL UNIT FRONTAGE WIDTH

Specs for 
New Zoning 

Density 
Base 8

Why is it called Density Base 8?
Because the Lot Area per Dwelling Unit metric is 800 s/f 

* Varies depending on Density Bonus incentive system (there are several) or Transit-Oriented Communities (TOC) Density Bonus allowances.

How this works: 
IF Density Base 8 is indicated

THEN it is referring to either 100% 
residential or a “mixed use” building 
(commercial 1st floor, residential other 
floors)
WITH dwelling units larger than Base 
3 or 4 

NOTE on NCWP Draft 2 maps Planning 
has only ”activated” one version of 
Density Base 8

Source(s): https://planning.lacity.org/plans-policies/community-plan-update/westside-events/westside-community-planning-advisory-group



Zoning in Translation
Density Base 10 in Draft 2 Maps
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Why is it called Density Base 8?
Because the Lot Area per Dwelling Unit metric is 800 s/f 

How this works: 
IF Density Base 10 is indicated

THEN it can refer to 100% residential building OR “mixed use” building 
(commercial 1st floor, residential other floors)
WITH dwelling units larger than Base 3, 4 or 8

NOTE Planning has only ”activated” Base 10 for the NCWP RESIDENTIAL map.  
No Base 10 density called out on NCWP COMMERCIAL or INDUSTRIAL maps.

Draft 2 Residential Map

Source(s): https://planning.lacity.org/plans-policies/community-plan-update/westside-events/westside-community-planning-advisory-group

= DZ 20 = DZ 15 = DZ 12 = DZ 10



Zoning in Translation
Density Base FA in Draft 2 Maps 
Current vs New Code
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Source(s): 
https://planning.lacity.org/odocument/eadcb225-a16b-
4ce6-bc94-c915408c2b04/Zoning_Code_Summary.pdf

AREA TYPE DISTRICTS

USE Ground Floor

Upper Floor

ZONE DISTRICT COMMERICAL 
SPACE MAX

Density Base Regular Bonus Base Density 
Bonus

Average 
Size Min.

Density 
Bonus Min. Regular Density 

Bonus
Ground Floor 
Tenant Size

FA Unlimited Unlimited 6 8.5 732 s/f 730 s/f 210' 280' No Max
Lot Area 

per 
Dwelling

REGIONAL CENTER
Commercial, e.g. Hotel, Local Entertainment venue, Community facilities, Hospital, Production Workshops, 
Large Format Retail
Multi-Family Housing

Limited by Floor Area

Proposed 
Draft 2

HEIGHT (Stories) FLOOR-AREA RATIO RESIDENTIAL UNIT FRONTAGE WIDTH

Ground floor story opt 14’

Existing Commercial  Zoning

New Zoning



Zoning in Translation
SB9 New State Law = Automatic higher density on R1 lots
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Related Analytical 
Issue(s)
• Stakeholder background
• State law change: R1 no 

longer a “single home” 
zone anywhere in 
California. 

Source(s): https://www.morganhill.ca.gov/2321/SB9

A more detailed overview of SB9 available here: https://abag.ca.gov/sites/default/files/documents/2022-
08/Senate_Bill_9%20_Overview_07-18-2022.pdf

Note: this means anything bigger or taller than current zoning must apply for Variance 
from Planning. Stakeholder input possible during Planning’s study re approve/deny.



Zoning in Translation
SB9 New State Law / Another 
Graphic from Ad Hoc Committee 
Tutorial
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Source(s):https://abag.ca.gov/sites/default/files/documents/2022-
08/Senate_Bill_9%20_Overview_07-18-2022.pdf



Reference Maps
Community Plan Update Draft 1 Maps (Planning & Community versions) 
Community Plan Update Draft 2 Maps (Planning version only)
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Reference Map
Planning Draft 2 Maps
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Related Analytical 
Issue(s)
Workbook map format NCWP 
CPU Ad Hoc Committee will be 
using to generate it’s response 
to Planning. Ideal for 
stakeholders (individuals, 
groups) to also use these 
Workbook Maps, so Planning is 
getting feedback in a consistent 
format. 

Source(s): https://ncwpdr.org/community-plan-update-0/

Planning Residential Map Draft 2 

Planning Commercial Map Draft 2 

Planning Industrial Map Draft 2 

These maps are not incorporate into this Stakeholder Resource Book. 
But they are available  by contacting 
KimberlyFox.LosAngeles@gmail.com. (Will provide you DropBox link)
Find map sets under 
• Response to Planning Workbook / Residential
• Response to Planning Workbook / Commercial
• Response to Planning Workbook / Industrial

mailto:KimberlyFox.LosAngeles@gmail.com


Reference Map
NCWP Special Overlay Areas (Current)
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Related Analytical 
Issue(s)
Awareness about existing 
Special Overlays that impact 
planning for future land use. 

Source(s): https://planning.lacity.org/plans-policies/community-plan-update/westside-events/westside-community-planning-advisory-group



Reference Map
NCWP Transit-Oriented Communities Density Zoning Districts
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Related Analytical 
Issue(s)
Awareness about existing 
Special Overlays that impact 
planning for future land use. 

Source(s): Current metro schedules + TOC Tiers data 
from Ordinance applied to ArcGIS Mapping (Cord 
Thomas, Geospatial Data Scientist)



Planning Draft 1 Maps
NCWP Community Plan Update / Residential
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Related Analytical 
Issue(s)
Stakeholder background info 
about pre-COVID Community 
Plan Update (CPU) planning 
process. 



Planning Draft 1 Maps
NCWP Community Plan Update / Commercial
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Related Analytical 
Issue(s)
Awareness about previous 
Planning exercises relative to 
CPU process. (Note prior to 
adoption by Planning of new 
zoning codes for CPU process.)



Planning Draft 1 Maps
NCWP Community Plan Update / Manchester Corridor

Fox/Birkett - Stakeholder Resource Book - 9/12/23
65

Related Analytical 
Issue(s)
Awareness about previous 
Planning exercises relative to 
CPU process. (Note prior to 
adoption by Planning of new 
zoning codes for CPU process.)



Planning Draft 1 Maps
NCWP Community Plan Update / Industrial
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Related Analytical 
Issue(s)
Awareness about previous 
Planning exercises relative to 
CPU process. (Note prior to 
adoption by Planning of new 
zoning codes for CPU process.)


