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The interactive storymap which this document supplements can be found here: 

https://its.ucla.edu/major-transit-stops and here: 

https://www.its.ucla.edu/portfolio-items/major-transit-stops-storymap/ 

Major acronyms in this appendix are spelled out there. 

The repository of code, data sources, and input files used for this project’s analysis can be found here: 

https://github.com/amillb/transit_zoning 

https://its.ucla.edu/major-transit-stops
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Major Transit Stop Methodology 

The following tables describes the parameters by which we created the minimal and maximal maps of major transit stops and details of various issues 

we encountered and resolved in developing our code. 

Table A-1: Major Transit Stop Interpretations 

Category 
Area of 

Interpretation 

Approaches in This Analysis 
HCD Interpretation 

Supplemental Data 
Source(s) Minimal Maximal 

B
u

s 
in

te
rs

ec
ti

o
n

s 

Calculation of 

morning peak 

service 

Meets headway threshold, 

averaged over the 6:00 A.M. 

to 9:00 A.M. period 

The most frequent service in 

any 60-minute period between 

midnight and noon 

Use the definition of peak 

hours in each region’s 

regional transportation plan 

Calculation of 

afternoon peak 

service 

Meets headway threshold, 

averaged over the 3:00 P.M. 

to 7:00 P.M. period 

The most frequent service in 

any 60-minute period between 

noon and midnight 

Use the definition of peak 

hours in each region’s 

regional transportation plan 
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Category 
Area of 

Interpretation 

Approaches in This Analysis 
HCD Interpretation 

Supplemental Data 

Source(s) Minimal Minimal 

B
u

s 
in

te
rs

ec
ti

o
n

s 

Overlapping 

service on the 

same corridor 

Frequency for each route 
calculated separately 

Frequencies of less-frequent 
routes can be combined at 
each stop1 

“‘Colinear line families’ (i.e., 
bus routes that share the 
same route, such as local and 
rapid lines) are combined and 
considered as one service 
route for service frequency. A 
line family that creates a loop 
(e.g., clockwise and 
counterclockwise service) is 
also considered one route for 
service frequency, even if 
each direction has a unique 
route number....Aside from 
colinear line families, each 
bus route is individually 
assessed for frequency, 
including unique bus 
lines that share the same 
course for a 
portion of their route” (HCD, 

2025, pp. 7–8)  

Schematic: 

1. Stop here meaning a single point (latitude/longitude). In practice, when different agencies share stops on a street, their stop locations are often mapped at slightly different locations
in the GTFS data. Therefore, combining frequencies across routes operated by different agencies is not normally possible using our method.
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Category 
Area of 

Interpretation 

Approaches in This Analysis 
HCD Interpretation 

Supplemental Data 

Source(s) Minimal Minimal 

B
u

s 
in

te
rs

ec
ti

o
n

s 

Definition of an 
intersection 

Must involve separate stops: 
an intersection must include 
at least two different nearby 
stop locations served by at 
least two different qualifying 
routes. In practice, this 
mostly means intersections 
where different routes cross 
heading in different 
directions.2 

Shared stops can be included: 
an intersection is any stop or 
set of nearby stops served by 
at least two qualifying routes 
or combinations of routes. In 
practice, this includes shared 
stops on overlapping routes 
(e.g., a stop shared by a local 
and express route). 

“Any two or more unique bus 
routes that stop within 500 
feet walking proximity to one 
another would be considered 
‘intersecting’” (HCD, 2025, p. 
9). “Each bus route is 
individually assessed for 
frequency, including unique 
bus lines that share the same 
course for a portion of their 
route” (HCD, 2025, p. 8). 

Schematic: 

Transfer 
distance 

Stops within 150 feet count 
as an intersection. 

Stops within 500 feet count as 
an intersection. 

Stops within 500 feet count 
as an intersection. 

O
th

er
 m

o
d

es
 

Bus rapid transit A station that meets the 
definition of “bus rapid 
transit” in PRC § 21060.2 
(15-minute peak frequencies, 
dedicated right-of-way at the 
particular station, signal 
priority, all-door boarding, 
and off-board fare collection) 

Any stop on any route 
identified by its agency as “bus 
rapid transit” (not “rapid bus”) 
in public documentation 

“A BRT station may qualify as 
a major transit stop if the 
station itself is adjacent to a 
full-time dedicated transit 
lane” (HCD, 2025, p. 9). 

Agency websites 

2. The same issue in footnote #1 applies here: our algorithm may identify an “intersection” under the minimal approach where routes operated by different agencies functionally serve
the same stop, but stop locations are not identical.
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Category 
Area of 

Interpretation 

Approaches in This Analysis 
HCD Interpretation 

Supplemental Data 

Source(s) Minimal Minimal 

O
th

er
 m

o
d

es
 

Intercity rail 
(Amtrak) 

Excluded Included “Any existing rail station—
including those without 
facilities, that are unstaffed 
or have infrequent or limited 
service” (HCD, 2025, p. 6) 

U.S. Department of 
Transportation Bureau of 
Transportation Statistics, 
2025 

California High-
speed Rail 

Excluded Analysis of 2025 alone: 
included 

Comparison over time: 
excluded 

(See “Planned transit” below) 

Not explicitly mentioned California High-speed Rail 
Authority, 2025 

Cable cars Excluded Included Not explicitly mentioned 
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Category 
Area of 

Interpretation 

Approaches in This Analysis 
HCD Interpretation 

Supplemental Data 

Source(s) Minimal Minimal 

Si
te

 o
f 

th
e 

st
o

p
 

At- or above-
ground stations 

The single point given in 
agency’s GTFS data 

Stations on parcels: The entirety 
of any parcels on which any 
portion of the publicly 
accessible station3 sits, 
including platforms, ticketing 
areas, head houses, and 
parking garages and lots 
managed by the transit agency 
and excluding areas not open 
to the public such as rail yards 

Stations not on parcels (e.g., 
light-rail stations in the middle 
of a road): The entirety of the 
publicly accessible station, as 
mapped by the research team 

“Any point on the parcel or 
parcels that make up the 
property upon which a major 
transit stop is located” (HCD, 
2025, p. 6) 

Alameda Co. Information 
Technology Department, 
2026; Butte Co., n.d.; Contra 
Costa Co., 2025; Fiacco, 
2025; Co. of Fresno, 2026; KC 
Assessor Main GIS, n.d.; Co. 
of Kern, 2025; Llanos, 2025; 
Co. of Los Angeles, 2025; 
Madera Co., n.d.; Marin Co., 
2025; Merced Co. GIS, 2024; 
MoCo GIS Admin, 2025; 
Nevada Co., California 
Geographic Information 
Systems, n.d.; Orange Co. 
Public Works, 2024; Co. of 
Placer, 2026; Riverside Co. 
Mapping Portal, 2023; 
Sacramento Co. GIS Admin, 
2026; City and Co. of San 
Francisco, 2026; San Joaquin 
Co. Geographic Information 
Systems, 2026; Co. of San 
Mateo, 2024; SanGIS, 2026; 
Co. of Santa Barbara, 2026; 
Co. of Santa Clara, 2025; 
Siskiyou Co. GIS, 2025; SLO 
Co. GIS, 2024; Solano ReGIS, 
n.d.; Co. of Sonoma, 2025;
Stanislaus Co., 2025; Co. of
Ventura, 2026; and Co. of
Yolo, n.d.

3. For rail, BRTs meeting the minimal definition, and ferries. Off-street bus terminals, off-street regional bus transit centers, etc. excluded due to data availability.
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Category 
Area of 

Interpretation 

Approaches in This Analysis 
HCD Interpretation 

Supplemental Data 

Source(s) Minimal Minimal 

Si
te

 o
f 

th
e 

st
o

p
 

Underground 
stations 

The single point given in 
agency’s GTFS data 

Stations that have an above-
ground public plaza at the 
entrance: the parcel(s) on 
which the entrance plaza sits, 
plus the point given in the 
agency’s GTFS data 

Other stations: the points of 
any entrances (elevators, 
escalators, stairs), plus the 
point given in the agency’s 
GTFS data 

Not explicitly mentioned OpenStreetMap, 2025 

Fu
tu

re
 s

to
p

s 

Planned transit Excluded Analysis of 2025 alone: future 
major transit stops included in 
the at-least-20-year regional 
transportation plan for the 
four most populous MPO 
regions (Greater Los Angeles, 
San Francisco Bay Area, San 
Diego Area, and Sacramento 
Area), using the dataset and 
interpretations of each MPO 
without modification 

Comparison over time: 
excluded (so as to maintain an 
apples-to-apples comparison, 
given a lack of historical 
datasets on planned transit 
stops) 

“A major transit stop that is 
included in the applicable 
[regional transportation plan] 
qualifies” (HCD, 2025, p. 7) 

SCAG, 2024; MTC/ABAG, 
2025; SANDAG GIS, 2023; 
and SACOG, 2020 

Supplemental sources: HCD, 2025; SCAG, 2019; and MTC/ABAG, 2025
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Table A-2: Major Transit Stop Interpretations 

Issue How We Operationalized It Notes, Examples, and Applications 

C
o

m
p

ar
in

g
 o

ve
r 

ti
m

e
 

● “2025”: data from most recent GTFS file for each agency, as of
May/June 2025
○ Unlike the present-day analysis of maximal versus

minimal, we here exclude planned transit, in order to
compare apples-to-apples over time.

● “2020”: data from the newest GTFS file in or prior to January
2020
○ When none was available: first, we used a February 2020

GTFS file if available; then, we used the “2025” data.

● “2014”: data from the closest available file to October 2014

When no close file was available: we used the oldest available file, 
exempting March 2020-December 2023 (to avoid factoring in 
temporary pandemic cuts). 

We chose January 2020 as a target date to represent service immediately prior 
to the COVID-19 pandemic. We chose October 2014 as a target date as the 
earliest time from which a significant share of agencies had published GTFS 
data (that are still available today), based on our initial scan of the archived 
GTFS data. In late 2014, around 40% of U.S. agencies analyzed by Voulgaris 
and Begwani (2023) had adopted GTFS. 

When archived data were not available, we used “2025” data instead. This 
means that the “2020” and “2014” datasets are really an amalgam of transit 
service from (or near) those times where data are available and present-day 
transit service where unavailable.  

Approximately 96% of the transit agencies analyzed had data for our “2025” 
dataset. Approximately 64% of the transit agencies analyzed had data on or 
prior to January 2020; for the rest, we used their “2025” data. Approximately 
37% of the transit agencies analyzed had data from 2014 to 2015; for the rest, 
we used the oldest available data (26% from 2016 to 2017, 4% from 2018 to 
2018, and 33% from their “2025” data). Agencies with available historic data 
skewed larger by ridership and service supply, which in turn are the types of 
agencies more likely to contribute to qualifying major transit stops. 

Archived GTFS data sources: Transitland (Interline, 2026), TransitFeeds 
(MobilityData, 2025), and the Mobility Database (MobilityData, 2026) 
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Issue How We Operationalized It Notes, Examples, and Applications 

M
er

g
in

g
 s

im
ila

r 
ro

u
te

s 

Any unique route in an agency’s GTFS file is counted as a separate 
route, unless the route number and name are otherwise the same 
except for “clockwise” versus “counterclockwise” (or an 
abbreviation thereof). 

Examples: 
● The Los Angeles Department of Transportation’s DASH Crenshaw

Clockwise and DASH Crenshaw Counterclockwise Routes were merged
● Unitrans Routes P and Q were not merged (despite being otherwise

identical loops in opposite directions)
● SFMTA Routes 28 and 28R were not merged (local and express)
● Los Angeles Metro Routes 235 and 236 were not merged (share a common

trunk but diverge at the end)

This method strikes a balance between, on one hand, respecting agencies’ own 
public communication decisions about routes—and avoiding arbitrary 
decisions about how much overlap qualifies routes for merging—while, on the 
other, recognizing a particular, unique situation (loops) when agencies have a 
singular route but need to communicate directionality in the route name. 

Much of the functional effect of merging routes is achieved already in the 
“Overlapping service on the same corridor” area of interpretation in Table A-1. 
Atop that distinction, formally merging a greater number of routes is not 
necessarily a more or less liberal interpretation. Under a minimal 
interpretation, overlapping routes that otherwise could not add their 
frequencies can combine frequencies if formally merged, leading more 
corridors to reach the 20-minute headway threshold. But under a maximal 
interpretation, formally merging routes will prevent stops along a shared 
corridor from qualifying that otherwise would have counted as “intersections” 
between two separate, overlapping routes. 

Note that HCD advises combining “colinear line families” (including local and 
express lines) into one route (HCD, 2025, pp. 7, 8). 
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Issue How We Operationalized It Notes, Examples, and Applications 

D
ir

ec
ti

o
n

al
 p

ea
k 

se
rv

ic
e

 

Under both minimal and maximal interpretations, service at a stop 
(i.e., a stop location on GTFS, typically serving buses heading in a 
single direction) had to qualify both in the morning and afternoon 
peak periods separately. 

HCD allows for a more lenient interpretation, averaging frequency across the 
morning and afternoon peak periods. The Southern California Association of 
Governments: (SCAG) matches pairs of stops in opposite directions on a route 
and allows the pair to qualify if the frequency threshold is met in only one 
direction at each period (SCAG, 2019). Both methods attempt to account for 
heavily directional commute services, which operate more frequently (or 
solely) in one direction in the morning and the other in the afternoon. 
However, these interpretations are not universally shared. The scope of this 
project did not allow for us to account similarly. 
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Issue How We Operationalized It Notes, Examples, and Applications 

Se
t 

o
f 

tr
an

si
t 

ag
en

ci
es

 a
n

al
yz

ed
 

The following agencies and datasets were included: 

● Transit agencies which reported to the National Transit
Database in Fiscal Year 2014, Fiscal Year 2020, and the most
recent fiscal year of data (2023 at the time of analysis)
(Federal Transit Administration, 2023) and which had publicly
available GTFS data

● Intercity public rail transit (Amtrak and planned California
High-speed Rail, where appropriate) (U.S. Department of
Transportation Bureau of Transportation Statistics, 2025 and
California High-speed Rail Authority, 2025)

● Planned transit stops in the four largest regions’ regional
transportation plans (as described in the “Planned transit” area
of interpretation in Table A-1) (SCAG, 2024; MTC/ABAG,
2025; SANDAG GIS, 2023; and SACOG, 2020)

Intracity transit agencies that do not report to the National Transit Database 
were not included, even if they have GTFS data available. 

Examples: 
● UCLA Transportation’s BruinBus was not included, despite being run by a

public entity, open to the public, and on GTFS, as it does not report to the
National Transit Database.

● School buses were not included (nor have they been considered by any
jurisdiction we know of), though they are transit operated by a public
entity.

Planned transit stops were included only for analysis of 2025 data alone, as 
described in the “Planned transit” area of interpretation in Table A-1. We used 
planned stop data from the four most populous MPO regions (Greater Los 
Angeles, San Francisco Bay Area, San Diego Area, and Sacramento Area) 
(SCAG, 2024; MTC/ABAG, 2025; SANDAG GIS, 2023; and SACOG, 2020), due 
to data availability. Lacking historic datasets on planned transit, planned stops 
were not included in our comparisons over time, in order to have an apples-to-
apples comparison. 

Amtrak and California High-speed Rail (U.S. Department of Transportation 
Bureau of Transportation Statistics, 2025 and California High-speed Rail 
Authority, 2025) were included in select interpretations listed in Table A-1 
because their inclusion or exclusion differs across jurisdictions and laws about 
major transit stops (SCAG, 2019). 

Se
t 

o
f 

ro
u

te
s 

an
d

 

st
o

p
s 

an
al

yz
ed

 Only routes and stops included in agencies’ GTFS (for transit 
agencies in the National Transit Database (Federal Transit 
Administration, 2023)) or geospatial shapefiles (for intercity public 
rail transit and planned transit) were analyzed. 

Examples: Caltrain’s Stanford Station, used only for special events/games, was 
not included because it is not in Caltrain’s GTFS data. 
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Issue How We Operationalized It Notes, Examples, and Applications 

P
ri

va
te

 t
ra

n
si

t 

By virtue of the above, no private transit was included. The definition of “major transit stop” in PRC § 21064.3 and § 21155 does not 
include the word “public.” Nonetheless, our analysis excluded private or quasi-
public services—even those open for ridership to the general public, such as 
intercity buses (e.g., Greyhound), for-profit ferries (e.g., private ferry routes in 
the Bay Area), and shuttles open to the public run by transportation 
management organizations, universities, other employers, etc. (e.g., various 
Caltrain-connecting shuttles) that generally do not have GTFS feeds. 

By a creative enough interpretation, employee-only employer shuttles (e.g., the 
“Google bus”), tourist railways (e.g., heritage railroads, the Angels Flight 
funicular in Los Angeles), tourist attraction transport (e.g., the Disneyland 
monorail, the Grove trolley), etc. might even count! 
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This flowchart illustrates how the code operates: 

Figure A-1. Major Transit Stop Code Flow Chart 
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State Density Bonus Methodology 

To assess the potential of the super density bonus, we flagged parcels where any point of the parcel touches a 

half-mile buffer from major transit stops in each year (2014, 2020, and 2025) and scenario (minimal, maximal, 

and maximal with planned stops). We identified parcels for this analysis using Regrid’s Parcel Fabric data 

(LOVELAND Technologies, 2025). 

We identified zones allowing for multifamily housing construction based on their zoning description (contained 

in the Regrid data (LOVELAND Technologies, 2025)). To constrain our analysis, we excluded parcels smaller 

than half an acre and parcels larger than 10 acres, because these sites are presumed to be suitable for 

affordable housing in any case under California’s housing element law (GOV § 65583.2(c)(2)). We also excluded 

parcels with existing condominiums and those that are parts of public rights-of-way or common areas. We 

removed overlapping segments of parcels to ensure our area calculations were not erroneously large.  

State law also enables affordable housing in areas with low vehicle travel, regardless of whether there is transit 

nearby. The law defines two geographies as “low-vehicle-travel areas.” The first are areas where vehicle miles 

traveled (VMT) per capita falls below 85 percent of the average for their municipality. The most dense and 

walkable neighborhoods in each city often meet this criteria. The second are locations with VMT per capita 

averages below 85 percent of the regional VMT average. Functionally, this means that broad swaths of central 

cities (which tend to be where major transit stops are located) are covered under this regional VMT standard. 

For example, most of the City of Los Angeles has substantially lower VMT per capita than the rest of the 

Greater Los Angeles MPO region, so it qualifies under this definition. 

We used Fehr and Peers’ (2022) VMT Index dataset to determine whether parcels were within a low-vehicle-

travel area, accounting for both the municipal and regional thresholds. Finally, we identified commercially 

zoned parcels that are presumptively eligible for AB 2011 (and thus the super density bonus) based on a 

detailed analysis of the law’s criteria.  

Assembly Bill 2011 (2022) allows for affordable housing in commercial corridors; these commercial parcels 

may also take advantage of the state density bonus. In general, the parcels must be in urban areas, not 

proximate to polluting sources (e.g., industrial uses, oil and gas wells, freeways), and outside of 

environmentally sensitive areas. We mapped and identified these exclusion factors to understand how AB 2011 

commercial parcels contribute to the potential for the super density bonus. 

Some of our analysis, where specified, is limited to areas of the state with generalized, parcel-level zoning 

information: counties in the Greater Los Angeles MPO region except Imperial, counties in the San Francisco 

Bay Area MPO region, and Sacramento County. 
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Table A-3: State Density Bonus Data and Processing Methodology 

Variable Relevant Law(s) State Code Citation Data Source Processing Method Notes 
Parcel data AB 2011 (2022); 

super density 
bonus 

Various Regrid Parcel Fabric 
data (LOVELAND 
Technologies, 2025) 

County-level parcel datasets 
merged into consolidated 
geodatabase 

Retained fields: APN, geometry, 
land-use codes, zoning 
classifications, area 
measurements, building 
attributes, and location 
coordinates 

Stacked parcels (identical 
geometry, different APNs) 
removed using ArcPy 
FindIdentical with 2-foot 
tolerance. Substantial overlaps 
(>500 sq. ft.) between distinct 
parcels identified and largest 
parcel retained. 

Parcel data current as of 2024. 
Some counties have 
incomplete coverage in 
unincorporated areas. 
Duplicate removal and overlap 
analysis ensure each 
geographic location counted 
once. 

Census 
urban areas 
and urban 
clusters 

AB 2011 GOV § 65912.111(b) U.S. Census 
TIGER/Line shapefiles 
(U.S. Census Bureau, 
2025) 

Parcels flagged if centroid falls 
within U.S. Census-designated 
urbanized areas or urban 
clusters 

Urban area requirement 
ensures development occurs in 
established urban contexts per 
legislative intent. 

Protected 
areas 

AB 2011 GOV § 65912.111(e) California Protected 
Areas Database 
(CPAD) SuperUnits 
(GreenInfo Network, 
2026) 

Parcels flagged if any 
intersection with CPAD 
SuperUnits 

Conservative interpretation: 
sites bordering protected areas 
are also excluded 

CPAD SuperUnits aggregate 
individual protected parcels 
into management units 
(federal, state, local, non-profit 
lands). Conservative 
“bordering” interpretation 
excludes more sites than strict 
statutory reading might 
require. 
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Variable Relevant Law(s) State Code Citation Data Source Processing Method Notes 
Very-high 
fire hazard 
severity 
zones 

AB 2011 GOV § 65912.111(j)(2); 
GOV § 65912.121(j)(2) 

CAL FIRE fire hazard 
severity zone maps 
(California Office of 
the State Fire 
Marshal, 2026) 

Parcels flagged if any 
intersection with very-high fire 
hazard severity zones 

Statute only excludes vacant 
sites in fire zones; our analysis 
excludes all parcels regardless 
of development status, 
producing lower estimates 
than statute allows. 

AB 2011 only excludes vacant 
sites in fire zones. Our blanket 
exclusion of all parcels (vacant 
and developed) is substantially 
more conservative than statute 
requires, producing lower 
estimates. This approach 
prioritizes safety but 
understates statutory 
development potential. 

Freeways AB 2011; super 
density bonus 

GOV § 65912.113(d); 
GOV § 65915(p) 

Caltrans public road 
functional 
classifications 
(Caltrans, 2025) 

Identified freeways using 
Caltrans public road functional 
classification, classification 
types 1 and 2. Created 500-foot 
buffer around freeway lines 
(VEH § 332). Parcels with any 
intersection flagged as 
ineligible. 

Buffer distance (500 feet) 
specified in statute.  

Oil and gas 
wells 

AB 2011 GOV § 65912.113(e) CalGEM Well Finder 
database (California 
Department of 
Conservation, Geologic 
Energy Management 
Division, n.d.) 

Filtered CalGEM database to 
active and idle wells (excluded 
permanently sealed). Created 
3,200-foot buffer from each well 
location. Parcels with any 
intersection flagged as 
ineligible. 

Active wells are currently 
producing while idle wells are 
not currently producing but 
could resume at any time. 
Statute specifies “actively 
extracts” but idle wells 
represent potential future 
activity. 
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Variable Relevant Law(s) State Code Citation Data Source Processing Method Notes 
Oil refineries AB 2011 GOV § 65912.113(e) California Energy 

Commission (CEC) 
refinery list (California 
Energy Commission, 
2026); manual parcel 
identification 

Manually identified 12 refinery 
parcels statewide from CEC 
refinery list. Created 3,200-foot 
buffer around refinery parcels. 
Parcels with any intersection 
flagged as ineligible. 

Twelve refineries identified: 
Benicia (Valero), Carson 
(Marathon, Phillips 66, Valero), 
El Segundo (Chevron), Long 
Beach (PBF), Martinez (Martinez 
Refining, PBF), Richmond 
(Chevron), Rodeo (Phillips 66), 
Torrance (PBF), and Wilmington 
(Valero). Manual verification 
ensures accuracy for facilities 
that may be labeled as chemical 
plants in automated databases. 

VMT-efficient 
areas 

Super density 
bonus 

GOV § 65915(o)(10) Fehr and Peers VMT 

Index dataset (Fehr 

and Peers, 2022) 

Spatial join of parcel centroids 
to Fehr and Peers VMT-efficient 
block groups (85% threshold of 
regional VMT per capita or 85% 
of jurisdictional VMT per capita). 

Block-group-level VMT data 
from regional travel models. 
Used for super density bonus 
“very low vehicle travel area” 
provisions. 

Zoning 
classifications 

AB 2011; super 
density bonus 

Various Regrid Parcel Fabric 
data (LOVELAND 
Technologies, 2025) 

Attributes: 
zoning_type, 
zoning_subtype, 
zoning_description 
fields 

Keyword-based classification 
using Regrid standardized fields 

Four zoning types identified: 
commercial, mixed/planned, 
special, and overlay zones. 
Classification combines 
zoning_type (broad category), 
zoning_subtype (density/use), 
and zoning_description (specific 
designation) with pattern 
matching against inclusion and 
exclusion keywords. Ensures 
consistent cross-jurisdictional 
classification despite varying 
local terminology. 

Keyword matching provides 
reproducible classification 
across 15 counties with 
different zoning terminologies. 
Regrid provides standardized 
zoning_type categories, but local 
specificity retained in 
zoning_description field. Pattern 
matching balances consistency 
with jurisdictional variation. 
Specific plans and overlay zones 
captured through 
special/overlay type 
designations. 
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Variable Relevant Law(s) State Code Citation Data Source Processing Method Notes 
Multifamily 
residential 
zoning 

Super density 
bonus 

GOV § 65912.111(g) Derived from zoning 
fields in Regrid Parcel 
Fabric data 
(LOVELAND 
Technologies, 2025) 

Parcels classified as multifamily-
zoned if: 1) zoning_subtype 
explicitly designated “Multi 
Family” OR 2) zoning_type is 
mixed/planned/special/overlay 
AND zoning_description 
contains multifamily-related 
terms (e.g., “multiple family,” 
“high density,” “transit-
oriented”) AND excludes single-
family terms. Pattern matching 
captures both explicit 
designations and functional 
permissions in mixed-use zones. 

Multifamily flag identifies 
parcels where 5+ unit 
development is permitted as 
primary use. Keyword approach 
captures explicit multifamily 
zones plus functional 
permissions in transit-oriented, 
downtown, and high-density, 
mixed-use zones. Exclusion 
terms prevent false positives 
from zones mentioning density 
in suburban or agricultural 
contexts. 

Commercial 
zoning 

AB 2011 GOV § 65912.111(a); 
GOV § 65912.121(a) 

Derived from zoning 
fields in Regrid Parcel 
Fabric data 
(LOVELAND 
Technologies, 2025) 

Parcels classified as commercial-
zoned if: 1) zoning_type 
explicitly designated 
“Commercial” OR 2) 
zoning_type is 
mixed/planned/special/overlay 
AND zoning_description 
contains commercial terms (e.g., 
“commercial,” “office,” 
“shopping,” “retail”) AND 
excludes residential-only or 
agricultural terms. Identifies 
parcels where commercial uses 
are principally permitted. 

Commercial flag identifies 
parcels where office, retail, or 
shopping are primary permitted 
uses. Critical for AB 2011 site 
eligibility. Distinguished from 
parcels where commercial is 
merely accessory or conditional. 
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Variable Relevant Law(s) State Code Citation Data Source Processing Method Notes 
Mixed-use 
zoning 

AB 2011 GOV § 65912.111(a); 
GOV § 65912.121(a) 

Derived from zoning 
fields in Regrid Parcel 
Fabric data 
(LOVELAND 
Technologies, 2025) 

Parcels classified as mixed-use if 
zoning_type is 
mixed/planned/special/overlay 
AND zoning_description 
contains mixed-use indicators 
(e.g., “downtown,” “mixed use,” 
“corridor,” “transit-oriented 
development”) AND excludes 
single-family terms. Captures 
zones permitting both 
residential and commercial uses. 

Mixed-use flag broader than 
commercial flag. Identifies zones 
encouraging both residential 
and commercial uses, 
particularly in urban centers, 
transit corridors, and downtown 
areas. Recognizes that AB-2011-
eligible sites may not be purely 
“commercial” but rather mixed-
use environments. 

AB-2011-
eligible zoning 

AB 2011 GOV § 65912.111(a); 
GOV § 65912.121(a) 

Derived from 
commercial and mixed-
use flags in Regrid 
Parcel Fabric data 
(LOVELAND 
Technologies, 2025) 

Composite flag combining 
commercial and mixed-use 
classifications. Identifies parcels 
where “office, retail, or parking 
are principally permitted uses,” 
per AB 2011 eligibility 
requirements 
(GOV § 65912.111(a); 
GOV § 65912.121(a)).  

AB 2011 zoning flag represents 
final determination of site 
zoning eligibility for Articles 2 
and 3. Parcels must have valid 
zoning designations (non-null 
fields) and permit 
office/retail/parking as 
principally permitted uses 
without conditional approval. 
Excludes agricultural and purely 
residential zones. 
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Variable Relevant Law(s) State Code Citation Data Source Processing Method Notes 
Industrial 
zoning and 
use 

AB 2011 GOV § 65912.111(d) Derived from zoning 
fields and current use 
(usedesc) in Regrid 
Parcel Fabric data 
(LOVELAND 
Technologies, 2025) 

Parcels classified as industrial if: 
1) zoning_type designated
“Industrial” OR 2)
zoning_description contains
industrial/manufacturing terms,
OR 3) current use (usedesc)
indicates industrial or utility
operations. Spatial intersection
identifies parcels adjoining
industrial uses across
streets/highways per
GOV § 65912.111(d) “adjoined
to” interpretation.

Three-source approach ensures 
comprehensive industrial 
identification: explicit zoning, 
description keywords, and actual 
current use. Spatial adjacency 
logic implements “adjoined to” 
requirement including parcels 
separated by streets/highways.  
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