Neighborhood Council of Westchester Playa 
Ad Hoc Community Plan Update Meeting 
 
Minutes for Approval

Committee: Ad Hoc Community Plan Update 
Meeting Date: Monday, Feb. 6th, 2025 at 6pm
Westchester Library 
Chair: Julie Ross

Attendance: 
· Present: Birkett, Ross, Conyers, Travis, O’Brien

Call to Order 6:03 pm
· Committee Introductions

Discussion/Action Items

1. Approval of Minutes 
a. Stacey moved to approve 
b. Kevin seconded 
c. Minutes approved 

Tracy - Strike from minutes to refer to her notes?

2. Govt. Representatives Reports - none 

Public Comment: 


1. Joe - read post on ND from Kimberly Fox - BaBW - they’re working on maps for the CPU to present edits to Draft 3 that Jeff said were removed from Draft 3. Very concerning to recommend upzoning of our homes and sending letters to Planning 
2. Stakeholder asked what is her relationship with Planning 

4. Agenda Item #4. The purpose of the CPU Ad-Hoc Committee is to work with CD11 and the Planning Department to accurately represent the sentiments of its’ Stakeholders.The CPU Ad-Hoc Committee has held multiple meetings, taken the Planning Department on a Community tour and spent many hours engaging with Community groups and individual Stakeholders. The Committee is concerned that CD11 and the Planning Dept. may be being unduly influenced by Community groups attempting to drive the conversation for the CPU. The Committee is concerned that the information presented to CD11 and the City by Community groups may or may not be the sentiment of the majority of the Stakeholders.  Kevin a made the motion to approve the  motion and Tracey seconded 



0. Presentation by Cory on Status of Draft 3 Commercial Areas 
We are waiting for Draft 4. 
Housing Element and CHIP ordinance were voted on in Dec and unanimously approved by city council. CHIP was approved with an exclusion of the builder incentives for R1 lots. Cory believes this means a single family is off the table but Tracy sees things otherwise. 
· Tracy thinks the planners can still introduce upzoning outside of CHIP

We anticipate draft 4 will be released in 2025
Most noticeable changes from Draft 2 to 3 are 1) removing plan to upzone R1 and 2) removing upzoning single family and multi family housing along all Westchester and Playa del Rey corridors to commercial 
· Julie elaborates on the tour that the committee gave the planning department 

LA City Planning has four commercial designations:
1. Regional Center
2. Community Center
3. Village
4. Neighborhood Center

Primary Commercial Areas targeted for upzoning in Draft 3:
· Ladera Center
· GPLU: Regional Center
· Height Limit (Unlimited)
· Height Limit (Bonus)
· Residents have been vocal with opposition. 
· Tracy adds that Regional Centers are also mapped for a portion of PDR and Howard Hughes center
· AJ adds that traffic is already bad in the area and this will exacerbate the problem. This is what led him to join the Ad Hoc committee
· Sepulveda Business Improvement District
· The BID was formed as a coalition of property and business owners. 
· The Ad Hoc committee believes the BID should be involved in conversations about the CPU and ED1 going forward
· The Downtown CDO is located in the Sepulveda BID. It is a zoning overlay that regulates new developments and improvements to existing buildings within that area to maintain a certain aesthetic standard. 
· Our current CDO states that ground floor residential uses are prohibited, we are waiting to see how this will impact the current ED1 applications NOT offering ground floor retail
· Cory thinks unlimited height next to the runway protection zone is inappropriate
· Draft 3 Proposes 
· North of Westchester parkway  
1. GPLU Community Center 
1. Height Limit (Base): No Limit
1. Height Limit (Bonus): No Limit
· South Westchester Parkway
2. GPLU: Community Center
2. Height Limit (Base): 8
2. Height Limit: No bonus 
· Downtown Westchester
· The Transit Corridor is already overburdened. 
· CPIO under investigation by committee
· Loyola Village Commercial Area
· Has CDO
· Proximity to SFH and RSO units
· Community has suggested this be a Village or Neighborhood Center
· Draft 3 Proposes GPLU:
· Community Center
1. Height Limit Base: 3 stories
1. Height Limit Bonus: 8 stories
· Triangle 87 & Truxton
· Historical Area
· Draft 3 proposes a Neighborhood center with no height limit
· Cory believe a Village with a 4-5 height limit makes more sense
· Howard Hughes
· Draft 3 proposes regional center with no height limit
· Mixed feedback from community members on this proposal
· Playa del Rey Residentials
· Rent Stabilized Units here
· Many community members want to protect the existing 3-4 story low rise scale 
· Draft 1 talked about preserving it as a potential historic district but draft 3 calls for upcoming to Neighborhood Center
· North Side of Manchester (Falmouth to Tuscany)
· Draft 3 proposes a neighborhood center
· Mixed feedback from community members
· Coastal Commercial Area on Pershing
· Draft 3 Proposes Neighborhood Center
· Height Limit Base: 3
· Height Limit Bonus: 5
· Western Portion is in the Coastal Zone
· Arizona Circle
· Draft 3 Proposes Hybrid Industrial 
· Height Limit Base: No Limit
· Height Limit Bonus: No Limit
· Many community members opposed unlimited height next to R1 but others have expressed more density might be okay there 

LA City Planning Introduces Form Districts 
· Form Districts regulate features such as the width and height of a building and FLA and wall plate heights
· Frontage Districts regulate features such as transparency requirements and ground story height. Many of these are in historical districts. Regulate windows, ground story height, and orientation.
· Development Standards
· Regulate things like bicycle parking, pedestrian access, plants, screening, signs, parking, so forth

Next Steps as a committee is to approve a letter to the Director of Planning, Mayor, and CD11 to understand the specific number of units for which we need to plan. 
Committee will design a survey to seek public input from the community on the CPU. 
The whole purpose of this committee is to continue to present the results 

There has been limited coordination across different departments, ED1, LAX, and so forth. 
AJ talks about his experience working for city planning the subway and how much coordination was needed to study things like sewage and other infrastructure. He is concerned by the lack of instructure review for the CPU.
Julie suggests that AJ and Tracy work together to get the city to plan infrastructure impact. 

Tracy ED1 Presentation
· Pep Boys and Staples projects are non-ED1 projects currently in planning
· PepBoys: 8 story with 489 units
· Staples Project: 8 story with 266 unit senior housing
· ED 1 Projects
· 8 story 413
· 8 story 333 units
· 9 story 154 units
· Has not been filed
· 9 story 130 units
· Has not been filed 
· Total: 1030 ED1 units
· These projects are NOT finalized or approved
· The projects request 25 waivers of development
· The planning department did push back on one project because it did not abide by the downtown Westchester CDO requirement of ground floor retail
· There are questions about if 8-9 story buildings can be built next to LAX due to FAA restrictions
· Tracy applauds the intent of ED1. It's 100% affordable. They are fast-tracked bypassing lengthy environmental reviews and public input. 
· But developers don't have to contribute to infrastructure needs, parking, ground floor retail, open spaces, and more
· Tracy thinks there is a sliver of possibility that these units could eventually be used for homeless housing, but the current plan is just to build it for the highest level of affordable housing
· Julie wants to look into what the definition of ‘temporary homeless shelter’ means under the ED1 rules
· Tracy believes there should be a limit to how many ED1 units a given community needs to take
· ED1 is under the process of becoming a permanent law
· Westchester is especially being eyed for ED1 projects is due to the number of open parking lots and cheaper land relative to the rest of the west side 
· The CPU might impact ED1 through the Community Design Overlay. The existing Westchester CDO prohibits ground floor residential. 
· The NCWP is in the process of submitting a community impact statement to the mayor
· Since the Community Design Overlay will be phased out with the new CPU, we want to make sure we can retain the elements of the CDO that we find beneficials 
· Public Comment from Treva:
· She represents one of the 3 neighborhood watch groups of old Ladera east of la cienega. One of the things that has not been recognized is the distinction of north and south of Centinela. Some community members are requesting the village designation but she hopes that's just for Ladera center. 
· A community member wanted to point out we also recognize the low income housing in Airport and the Extended Care project
· A community member asked if the assisted living has an income restriction 

The committee discussed tracking how many ED1 units Westchester has taken and putting it somewhere like the NCWP website

Julie will put the presentation on the NCWP website. 

The next meeting is on Feb 24 in the Community Room. 

Meeting adjourned at 7:42



