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1
1

INTRODUCTION: IMPROVE THE BOULEVARD

The Beach Boulevard Specific Plan (BBSP) is the result
of a focused and comprehensive effort involving the
City of Anaheim and the West Anaheim Community.
This Specific Plan guides future development along a
1.5-mile stretch of Beach Boulevard between the cities
of Buena Park and Stanton. The City and community
desire to reactivate the corridor as an economically
vibrant focal area in Anaheim. Consequently, a new
community-driven vision will activate the corridor
through implementation of this Plan. Supported
by modern development standards, economic and
sustainable community development incentives, and
capital improvements, the BBSP holistically addresses
the future of Beach Boulevard—the heart of West
Anaheim.
State Route 39—Beach Boulevard—was once known
as the "Road to Summer" as it was historically the only
north/south route to the Orange County beaches. The
majority of development in the area took place during
the 1960s and 1970s. Motels populated the route
providing accommodations for visitors. Supporting
commercial and service-oriented uses followed.
Designated by the Southern California Association
of Governments as a High Quality Transit Corridor,
Beach Boulevard’s primary function is still for motor
vehicles. Non-motorized modes of transportation
such as walking and biking are not well integrated
along the street. Additionally, many of the land uses
along the corridor do not contribute to the positive
qualities of the surrounding community. The declining
retail centers, motels, and vacant lands contribute to
the area's high crime rate and economic deterioration.
The intent of this Specific Plan is to create a new,
tailored and flexible regulatory environment, land
use plan, development incentives, and streetscape
enhancements to improve conditions along Beach
Boulevard and attract economic investment to the
area.
The Specific Plan process included the community
at every stage. The vision and guiding principles,
provided in Chapter 2, were created with the
community and highlight the themes that emerged
throughout the process. They are the foundation for
this Plan and continue to focus City improvements
in the West Anaheim area. The process and steps to
realize the vision are discussed throughout this Plan
and in greater detail in Chapter 5, Administration and
Implementation.

The City received funding for this Plan through the
California Strategic Growth Council’s Sustainable
Communities Planning Grant and Incentives Program.
Implementation of the Plan will strengthen the West
Anaheim community and support the Strategic
Growth Council's program goals to:
•
Help local governments meet the challenges
of adopting land use plans
•
Implement strategies to transform
communities and create long-term
prosperity
The Strategic Growth Council (SGC) defines a
sustainable community as one that promotes equity,
strengthens the economy, protects the environment,
and promotes healthy, safe communities—the same
factors that are key to the success of the Beach
Boulevard Specific Plan and revitalization of West
Anaheim. As part of the SGC grant, the City established
long-term objectives to lay the initial groundwork
for creating a sustainable plan. The BBSP objectives
include:
•
Increasing infill and compact development
along the corridor
•
Revitalization of the BBSP area as an urban
core and community center for West
Anaheim
•
Strengthening the local economy

Conceptual
commercial

illustrative
center at

of
a
revitalized
neighborhood
Beach Boulevard and Ball Road.
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1
1.2 PURPOSE AND AUTHORITY
The BBSP is an active, long-term planning document
that will guide future land use and development
along the corridor. A specific plan is a planning
tool used to guide the future of land use, mobility,
economic, and environmental features in an area.
California Government Code § 65450 through § 65457
establishes the authority for cities to adopt specific
plans either by resolution or by ordinance.
The purpose of this Specific Plan is not only to establish
a vision for the West Anaheim community, but to
provide a tailored regulatory framework for the BBSP
area that includes customized development and design
standards, land use designations and streetscape
improvements. This Specific Plan serves as the zoning
for the BBSP area and establishes policy guidance
for permitted/prohibited land uses, development
standards, infrastructure improvements, and
implementation programs customized for this area.
Any standard or regulation in this Specific Plan that
differs from the Anaheim Municipal Code (AMC) shall
supersede the AMC. Where this Specific Plan is silent,
the provisions of the AMC shall prevail, as interpreted
by the Planning and Building Director.
On December 18, 2018, the Anaheim City Council
adopted Ordinance No. 6453 relating to the
establishment of zoning and development standards
for the Beach Boulevard Specific Plan (BBSP) No. 20171 by the addition of Chapter 18.122 to the Anaheim
Municipal Code, and Ordinance No. 6454, amending
the zoning map to reclassify approximately 232.8 acres
of certain real property into the BBSP. The BBSP also
required an amendment to the City's General Plan.

WHAT IS A SPECIFIC PLAN?
A specific plan is one of several policy or
regulatory tools used by local governments
to guide community development. While
the general plan sets forth goals, objectives,
policies, and programs for the entire jurisdiction,
a specific plan does so for a localized area and
in greater detail. The authority for preparing
a specific plan is in the California Government
Code §§ 65450 through 65457. The law allows,
but does not require, the planning agency
to prepare and adopt specific plans for the
systematic execution of the general plan.
According to state law, all specific plans must be
consistent with the adopted general plan, and
all subdivision and development activity must be
consistent with the specific plan.

Auto-oriented
commercial
shopping
centers
are
mostly
located at the major intersections of Beach Boulevard and Ball
Road, Orange Avenue, and Lincoln Avenue along the corridor.
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1.3 ORGANIZATION OF THE SPECIFIC
PLAN DOCUMENT

Many of the motels along Beach Boulevard have original signage and
have not received façade or other property improvements since the 1970s.
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Each chapter of the BBSP addresses a key component
of the Specific Plan. The BBSP is divided into five
chapters and four appendix sections:
Chapter 1 Introduction: Provides an overview of
the Specific Plan project, the purpose of the Plan,
requirements for environmental review, and a
summary of related plans, programs, and regulations.
Chapter 2 Key Themes, Vision and Guiding Principles:
Presents the key themes, community's vision for the
future, and guiding principles for this Plan.
Chapter 3 Context: Covers background information,
including a brief history of the area and a summary of
the existing conditions.
Chapter 4 The Plan: Consists of three sub-sections—
Development Areas, Mobility, and Infrastructure—that
identify the intended land uses, streetscape, mobility,
recreation and open space, and infrastructure plans
for the BBSP area.
Development Areas defines the intended land use
for each development area, describes standards for
development and design, including building height,
density, parking, site configuration, building design,
open space, and other requirements.
The Mobility section addresses the public right-ofway and public realm related to pedestrian, nonmotorized and motorized vehicles.
Infrastructure provides planned improvements for the
major infrastructure systems, including storm drain,
sewer, and water and the impact future development
could have on these systems.
Chapter 5 Administration and Implementation:
Presents the process for project approvals, incentives,
implementation actions, and economic development
strategy for the BBSP area.
Appendix A Development Code: Provides a copy
of Anaheim Municipal Code Chapter 18.122, which
establishes development standards for the Beach
Boulevard Specific Plan area. The code details the
standards, such as building height, density, and
parking. This section also details permitted and
prohibited land uses. The code has been adopted by
ordinance.
Appendix B Community Outreach Report: Documents
the public outreach process and community input
received regarding the Specific Plan.

1
Appendix C Preliminary Market Analysis and Motel
Demand Study: Provides several economic studies
that were conducted to evaluate market conditions
in the area.
Appendix D Existing Conditions Report on
Sustainability: Summarizes existing and potential
sustainability initiatives in the City of Anaheim and
BBSP area to inform the BBSP of opportunities to
promote sustainable development and practices
within the study area.

1.4 COMMUNITY INVOLVEMENT
In 2014, prior to receiving the Strategic Growth Council
Grant, the City embarked on a community outreach
effort and commissioned a market analysis for the
area. A summary of the outreach efforts are provided in
Appendix B, Community Outreach Report. In addition,
the City continued to engage the public throughout
the Specific Plan process. Public involvement included
the formation of a Community Advisory Committee
(CAC), a series of "pop-up" workshops, stakeholder
interviews, workshops with property owners including
motel owners, and a developer round table. An online component included a dedicated project webpage
and web-based survey. Public outreach also included
Planning Commission and City Council workshops and
hearings.

1.4.1

Residents participate in activities at a "pop-up" booth for the Specific
Plan during the 2016 WAND Western Barbeque.

Community Advisory Committee

The CAC played an important role in providing
feedback to the specific plan team. The CAC met nine
times over the course of a year and a half (2015–2016).
The group was established prior to commencement
of the Specific Plan process and was also involved in
selecting the consultant team to assist the City with
preparation of the Plan. Composed of residents,
property, and business owners, and community and
religious group representatives, the CAC was tasked
with providing feedback and communicating with
their respective groups. In addition to meetings, the
CAC also participated in a housing tour that took them
through several new single and multi-family housing
developments in Anaheim and surrounding cities.
The CAC reviewed existing conditions for the BBSP
area, assisted in the creation of the vision and guiding
principles, explored options for land use changes, and
gave feedback regarding permitted uses, mobility
options, and urban design ideas for the corridor.

Nine Community Advisory Committee meetings were held over the
course of the project.
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POP-UP OUTREACH EVENTS
XX

September 3, 2015 | Back to School
Night at Twila Reid Elementary
School

XX

December 4, 2015 | West Anaheim
Annual Holiday Tree Lighting
Ceremony

XX

May 14, 2016 | West Anaheim
Neighborhood Development Council
(WAND) Annual Western Barbeque

1.4.2 Pop-up Outreach
Throughout the Specific Plan process, the team
engaged the community in various activities related to
the key topics addressed by the Plan. Pop-up outreach
events—setting up a booth or table at an established
event—provided the team the opportunity to reach
the public when and where the community regularly
gathers and actively participates. These local annual
events included a community barbeque, back-toschool night, and tree lighting ceremony. Event dates
and locations are noted on the left-hand side of this
page.

1.4.3 Stakeholder Interviews
Individual stakeholder interviews were conducted by
the project team early in the specific plan process.
Business owners and property owners were engaged
in conversations regarding their long-term plans for
change, issues currently affecting business, and the
needs they perceived for the surrounding community.
This input was especially usefully as the project team
identified areas of change within the BBSP area.

1.4.4 Developer Roundtable

Local developers participated in a roundtable discussion about
opportunities and issues for the Beach Boulevard corridor.

The developer roundtable was a half-day meeting held
with local builders, developers, and other real estate
professionals with interest in the Beach Boulevard
Corridor. The Specific Plan consultant team facilitated
the meeting with members of the City's Planning and
Building Department and representatives from the
cities of Stanton and Buena Park also in attendance.
The roundtable provided an ideal forum for vested
interests to have an open dialogue with the project
team, provide input, and express concerns for a new
Beach Boulevard. It also provided an opportunity to
promote the anticipated changes along the Beach
Boulevard corridor to the development community.

1.4.5 Property and Motel Owner Workshops
City staff held a workshop with several owners of
property in the Specific Plan area. A separate meeting
was also held with only the owners of motels in the
Specific Plan area. The purpose of the workshops
was to inform the property owners of the potential
implications and opportunities for their properties
and businesses as a result of the BBSP.
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1
1.4.6 Online Engagement
During the initial outreach phase in West Anaheim,
prior to initiating the Specific Plan process, a dedicated
website was created to engage the community and get
their feedback on issues. This type of outreach was
especially helpful to reach members of the community
who were unable to attend a community workshop or
other event. The website, www.improvewestanaheim.
com, engaged the public in several activities including:
•
Poll questions
•
Area map
•
A virtual site tour
•
Preference survey
•
An area for submitting ideas and comments
Results of the on-line survey prioritized the key themes
from the initial outreach phase. The following results
informed the vision and prioritized improvements
identified in the Plan:
•
Health & Safety: Focus on improving the
health and welfare of our residents
•
Character & Place: Create a stronger
community identity
•
Economy & Vitality: Invest resources into
attracting and supporting new, communityserving businesses
•
Mobility Options: Provide a range of safe
mobility options
Subsequent questions asked participants about
possible improvements and changes for the area.
The survey concluded with questions related to
demographic information. The full set of survey
questions and results are provided in Appendix B,
Outreach.
The demographic information collected from the
survey reported that 31 percent of survey respondents
were under the age of 24. This indicated to the project
team that there was an opportunity for additional
outreach to local youth. Although focused outreach
of this nature was not originally planned for this
project, this information, coupled with the market
analysis (Chapter 3), spurred a high school outreach
component of the specific plan process, discussed
further in section 1.4.6, High School Outreach.
The City's website also provided a dedicated
project webpage with project updates, information,
notifications, and dates of community outreach
events.

A dedicated project website offered participants the opportunity to answer
poll questions, take a virtual tour of Beach Boulevard, and complete a survey.

The City also maintains a web page for the Specific Plan through
the Planning Department on the City of Anaheim website.
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HIGH SCHOOL OUTREACH EVENTS
XX

February 25, 2016 | Western High
School, AP Government and Economics
Class

XX

March 24, 2016 | Savanna High School,
AP Government Class

XX

April 21, 2016 | Magnolia High School,
Friday Night Live After School Club

Students at Magnolia, Western, and Savanna high schools
participated in an activity to envision new opportunities for
retail, residential, and office space along Beach Boulevard.

CITY COUNCIL AND PLANNING
COMMISSION WORKSHOPS AND
PUBLIC HEARINGS
XX

March 1, 2016 | City Council

XX

June 13, 2016 | Planning Commission

XX

October 29, 2018 | Planning Commission

XX

November 13, 2018 | City Council

12 | INTRODUCTION

1.4.7 High School Outreach
As part of the outreach process, the Beach Boulevard
Specific Plan project team conducted a series of
workshops at three local high schools with students in
the Advanced Placement (AP) government/economics
classes and Friday Night Live after-school club. All
three of the schools are in the West Anaheim area. The
goal of the high school outreach events was to provide
an overview of the project, introduce students to the
urban planning profession, and receive feedback from
a segment of the population under the age of 34 who
represents half of the population within a mile radius
of the corridor.
Students were led through a small-group exercise that
asked them to design a site along Beach Boulevard.
Each group was given a blank conceptual site plan
and asked to work together to draw and list the type
of development and land uses they would like to
see on the site in the future. The schools and dates
of each event are provided in the left-hand column.
Additionally, Appendix B, Community Outreach
Report, documents the discussion and ideas that
emerged from the high school outreach events.

1.4.8 Planning Commission and City Council
Study Sessions/Workshops and Public
Hearings
Periodically City staff conducted study sessions
with Planning Commission and City Council to brief
decision makers and the general public about the
progress of the Specific Plan, report on outreach
efforts, and provide an overview of the vision and
guiding principles. No action was taken during these
sessions; the intent was to establish familiarity with
the project. Workshops were held in March and June
of 2016.
Public adoption hearings were subsequently held for
the Specific Plan and EIR in October and November
of 2018.

1
1.5 RELATIONSHIP TO OTHER
PLANS, PROGRAMS, AGENCIES, AND
REGULATIONS
This section describes the regulatory setting related to
planning activities that were considered throughout
the creation of the BBSP. Many of these regulations
and guiding documents are related to mandates set to
reduce greenhouse gas emissions and achieve other
sustainability objectives of the California Strategic
Growth Council (SGC). Since this Specific Plan was
funded through the SGC's Sustainable Communities
Planning Grant and Incentives Program, the key
pieces of legislation detailed below demonstrate how
the City is responding to these laws through local
planning efforts. This section includes descriptions
of applicable plans, programs, and regulations at the
state, regional, and local levels.

1.5.1

State

Each of the acts and/or agencies below describes state
laws that impact land use planning efforts most closely
related to transportation and housing. As applicable,
the provisions of each of these laws were addressed in
the appropriate chapter of this Specific Plan.
California Department of Transportation (Caltrans)
Caltrans is the state's transportation agency. The
department manages California's highway and freeway
network, as well as inter-city rail and the permitting of
public-use airports and special use heliports. Caltrans
works with local agencies to carry out its mission
of "providing a safe, sustainable, integrated and
efficient transportation system to enhance California's
economy and livability." The goals of the organization
are to:
•
Safety and Health: Provide a safe
transportation system for workers and
users, and promote health through active
transportation and reduced pollution in
communities.
•
Stewardship and Efficiency: Money
counts. Responsibly manage California’s
transportation-related assets.
•
Sustainability, Livability, and Economy: Make
long-lasting, smart mobility decisions that
improve the environment, support a vibrant

•

•

economy, and build communities, not
sprawl.
System Performance: Utilize leadership,
collaboration and strategic partnerships to
develop an integrated transportation system
that provides reliable and accessible mobility
for travelers.
Organizational Excellence: Be a national
leader in delivering quality service through
excellent employee performance, public
communication, and accountability.

California Strategic Growth Council
Formed in 2008 with the passing of Senate Bill (SB)
732, the SGC consists of agency members from various
state departments. The SGC works to coordinate and
promote the activities of state agencies by providing
funding, coordination, and general support to achieve
objectives that include, but are not limited to:
•
Improving air and water quality
•
Promoting public health and equity
•
Increasing housing affordability
•
Promoting infill and compact development
•
Revitalizing urban and community centers
•
Improving infrastructure systems
•
Promoting energy efficiency and
conservation
•
Reducing automobile usage and fuel
consumption
The SGC and the Governor's Office of Planning
and Research coordinate planning activities that
support sustainable communities, emphasizing
strong economies, social equity, and environmental
stewardship.
Global Warming Solutions Act
The Global Warming Solutions Act (Assembly Bill 32)
- AB32) of 2006 was signed into law on September
27, 2006. AB32 established a comprehensive program
to reduce greenhouse gas emissions to combat
climate change. This bill requires the California Air
Resources Board (CARB) to develop regulations to
reduce greenhouse gas emissions to 1990 levels by
2020. January 1, 2012 the greenhouse gas rules and
market mechanisms adopted by CARB took effect and
are legally enforceable.
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The reduction goal for 2020 is to reduce greenhouse
gas emissions by 25 percent of the current rate in
order to meet 1990s level, and a reduction of 80
percent of current rates by 2050. The AB32 Scoping
Plan contains the main strategies California will use
to reduce greenhouse gases. The scoping plan has
a range of greenhouse gas reduction actions which
include direct regulations, alternative compliance
mechanisms, monetary and non-monetary incentives,
voluntary actions, market-based mechanisms such
as a cap-and-trade system, and an AB32 program
implementation regulation to fund the program.
Sustainable Communities and Climate Protection Act
The Sustainable Communities and Climate Protection
Act (SB375) of 2008 provides incentives for cities and
developers to bring housing and jobs closer together
and to improve public transit. The goal behind SB375
is to reduce automobile commuting trips and the
length of automobile trips, thus helping to meet
the statewide targets for reducing greenhouse gas
emissions set by AB32.
SB375 requires each metropolitan planning
organization to add a broader vision for growth,
called a “Sustainable Communities Strategy” (SCS),
to its transportation plan. The SCS must lay out a
plan to meet the region’s transportation, housing,
economic, and environmental needs in a way that
enables the area to lower greenhouse gas emissions.
The SCS should integrate transportation, land-use,
and housing policies to plan for achievement of
the emissions target for their region. The Southern
California Association of Governments' RTP and SCS
were adopted in 2016 (further discussed in Section
1.5.2, Regional, below).
As a result of the state regulatory setting described
above, this Specific Plan identifies opportunities to
reduce greenhouse gas emissions within the BBSP
area.
California Complete Streets Act
The California Complete Streets Act (AB1358) of
2008 requires circulation elements to address the
transportation system from a multi-modal perspective.
The bill states that streets, roads, and highways must
“meet the needs of all users in a manner suitable to
the rural, suburban, or urban context of the general
plan.” Essentially, this bill requires a circulation
element to plan for all modes of transportation where
appropriate, including walking, biking, car travel, and
14 | INTRODUCTION

transit.
The Complete Streets Act also requires circulation
elements to consider the multiple users of the
transportation system, including children, adults,
seniors, and the disabled. AB1358 tasks the Governor’s
Office of Planning and Research to release guidelines
for compliance, which are so far undeveloped.

1.5.2 Regional
The applicable regional agencies, plans and programs
that also have regulatory oversight that influenced the
creation of this Plan are discussed below.
Southern California Association of Governments
Every four years, the Southern California
Association of Governments (SCAG) updates the
Regional Transportation Plan (RTP) and Sustainable
Communities Strategy (SCS) as required by SB375.
SCAG's six-county region includes Los Angeles, San
Bernardino, Riverside, Orange, Ventura, and Imperial
counties. Current and recent transportation plan goals
generally focus on balanced transportation and land
use planning that:
1. Maximizes mobility and accessibility for all
people and goods in the region
2. Preserves and ensures a sustainable regional
transportation system
3. Maximizes the productivity of our
transportation system
The most recent RPT/SCS was adopted in 2016;
in that plan Beach Boulevard was designated as a
High Quality Transit Corridor. Though many projects
are scheduled through the RTP throughout Orange
County, none of them are within the BBSP area for
the current planning cycle.
Orange County Long Range Transportation Plan
Orange County Transportation Authority's 2018 Long
Range Transportation Plan for Orange County places
an emphasis on freeway interchange improvements,
high occupancy vehicle (HOV) access, price-managed
facilities (tolls/express lanes), and regional traffic
signal synchronization of arterials. Additionally, the
County plans to encourage carpooling by improving
HOV-to-HOV connectors. The County plans to use
Measure M2 funds to finance these projects through
2035.

1
Orange County Congestion Management Program
In 2017, Orange County Transportation Authority
(OCTA) updated its Congestion Management Program
(CMP) to assess the overall performance of the
highway system, which provides decision makers
quantitative input for funding improvements and
programs. The Orange County CMP notes major
arterials and assesses their congestion. These arterials
include Beach Boulevard.
OCTA’s traffic congestion management policy is
intended to determine appropriate transportation
planning actions in response to a particular level of
service (LOS). As a result, an intersection’s reaching
a particular LOS does not necessarily indicate that
no additional development can be supported at or
around that intersection. Instead, the local agency
will need to respond to intersection LOS with a threetiered approach oriented to:
1. Managing speeds and motorist behavior at
intersections with high LOS
2. Reviewing traffic growth patterns when
congestion begins to appear and planning
for appropriate ways to address additional
congestion
3. Taking steps to manage congestion, including
moving from intersection-specific metrics to
LOS for an entire corridor
Within the BBSP area, Beach Boulevard is the only
designated CMP facility. Four nearby CMP intersections
were also analyzed as a part of the Environmental
Impact Report for this Specific Plan.
Orange County Transit Master Plan/ OC Transit Vision
The Orange County Transportation Authority (OCTA)
recently developed a comprehensive Transit Master
Plan (TMP) for Orange County, the document is
also referred to as OC Transit Vision. The TMP is
an integrated bus, rail, and para-transit plan that
provides high-level insight into the County's longterm transit needs, highlights important connections
to other transit projects, and identifies opportunity
corridors that may merit investment in high-quality
transit service, such as streetcars or bus rapid transit.
OC Transit Vision is a 20-year plan for enhancing
and expanding public transit service, its vision is to
"provide compelling and competitive transit service
that expands transportation choices for current riders,

attracts new riders, and equitably supports immediate
and long-term mobility in Orange County".
Transit Opportunity Corridors: The Plan identifies a
total of ten corridors for future investment in rail or bus
rapid transit service. Two of the opportunity corridors
are located within the BBSP area. The first spans the
length of Beach Boulevard from the Fullerton Park and
Ride to Downtown Huntington Beach, and the second
runs along Lincoln Avenue/La Palma Avenue, including
the Lincoln Avenue intersection at Beach Boulevard.
The Beach Boulevard segment has been identified for
Bus Rapid Transit and a rapid bus line was identified for
Lincoln Avenue.

RELEVANT OC TRANSIT VISION
MODE DEFINITIONS
XX

Rapid Bus: Service is similar to the
existing Bravo! service, operating in
mixed traffic but is distinguished from
regular bus service by a limited number
of stops, making service faster and more
reliable; it may also include custom
branding, transit priority at traffic
signals and other features.

XX

Bus Rapid Transit: Service where a
majority of the line operates in a
separated right-of-way dedicated for
public transportation use during peak
periods and includes features that
emulate the services provided by rail
or fixed guide-way transit systems,
including defined stations; transit signal
priority; high-frequency bidirectional
services for a substantial part of
weekdays and weekend days, pre-board
ticketing, platform level boarding, and
separate branding.
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Figure 6 – Bikeway Network (West)

1.5.3 Local
Additionally, other City regulatory documents affect
development within the BBSP area. Following is a brief
overview of applicable City documents.
Relationship to the General Plan
The BBSP is consistent with the goals and policies of
the City of Anaheim's General Plan. The environmental
documentation (PEIR) that accompanies this Specific
Plan includes a discussion of each of the applicable
General Plan Element's goals and policies, and how
they are implemented through the BBSP.

Anaheim's Bicycle Master Plan was adopted in 2017.
The
Master Plan guides the implementation of citywide bikeways.

May 23, 2017
www.anaheim.net/bike

16 | INTRODUCTION

Relationship to the Zoning Ordinance
This Specific Plan defines regulations and development
standards that apply to the BBSP area. When a specific
plan is adopted by ordinance, the plan effectively
replaces portions or all of the current zoning code for
a specified area and becomes an independent set of
regulations. The Beach Boulevard Specific Plan has
been adopted by ordinance and is the zoning for the
project area. Where this Specific Plan is silent, the
relevant sections and requirements of Title 18, Zoning
Ordinance, of the Anaheim Municipal Code shall apply.
City of Anaheim Bicycle Master Plan
The City's 2017 Bicycle Master Plan (BMP) is a policy
document that guides implementation of citywide
bikeways. It is intended to improve bicycling safety,
comfort, and accessibility. The BMP identifies a
network of existing and proposed bikeways that will
improve multi-modal connectivity and increase bicycle
use. The BMP proposes a network of on-street bike
lanes and routes and off-street bike paths to connect
residents, visitors, and workers to their destinations.
For the BBSP area, the BMP identifies existing and
new on-street connection on all three of the crossstreets to Beach Boulevard: Lincoln Avenue, Orange
Avenue, and Ball Road. It also proposes connecting
an off-street path along Carbon Creek. Given the high
speeds on Beach Boulevard, the BMP does not identify
bikeways on this corridor. See Mobility in Chapter 4
for more information regarding bicycle facilities in the
BBSP area.
Within the BBSP area, the BMP proposes an extension
of the West Anaheim Youth Center Trail. Using the
existing Orange County Flood Control District channel,
the extension would connect the existing Youth Center
trail from Beach Boulevard east along Carbon Creek

1
Channel, Schweitzer Park, and across Dale Avenue
finally terminating at a possible demonstration site
adjacent to Lincoln Avenue. Possible improvements
include a bike path and additional enhancements to
create a "safe route to school".
Quality Rental Housing and Motel Properties
Program
Adopted by ordinance in 2014, this Citywide code
enforcement program was developed to ensure that
everyone in the City has a safe and secure home. The
program requires property owners to pro-actively
identify and bring substandard conditions on multifamily residential housing property into compliance
with state and local building and housing laws and/
or with maintenance standards established by the
program. In 2017, the program was expanded to
include residential motel properties with long-term
stay guests (30 days or longer). The program addresses
interior and exterior issues such as broken windows
and doors, landscaping, broken pipes, unpermitted
room additions, etc. A property owner’s failure to
comply with the program could result in fines, as
well as criminal prosecution. Code enforcement
officers rely on this program to enforce housing
standards throughout the City and West Anaheim.
The Code Enforcement Division collaborates with the
City’s Police Department and Planning and Building
Department to appropriately address issues.

The City's quality rental housing program asks property
owners
to
proactively
identify
and
bring
substandard
conditions into compliance with the City's building code.

Anaheim Long Range Property Management Plan
The City of Anaheim adopted and submitted to the state
its Long Range Property Management Plan in 2013 to
guide remaining properties owned by the City’s former
redevelopment agency. Within the project area, this
document describes the disposition of the Westgate
site at the corner of Lincoln Avenue and Beach
Boulevard. The Westgate property is approximately
25 acres. Parcels were consolidated to create the site;
previous uses on those parcels consisted of retail/
commercial, mobile home park, and landfill. The site
is now proposed to redevelop with retail/commercial
and residential uses—proposed tenants could include
a grocery store, restaurants, hotel, and main street
paseo, public plaza, and multiple-family housing. In
2015 the City received final approval from the state
to move forward with disposition of this property.
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1.6 ENVIRONMENTAL CLEARANCE
The Beach Boulevard Specific Plan was adopted in
compliance with the requirements of the California
Environmental Quality Act (CEQA) (California Public
Resources Code, §§ 21000 et seq.). Pursuant to
the CEQA Guidelines (Title 14, California Code of
Regulations, Chapter 3, §§ 15000 et seq.), the City
of Anaheim prepared an Initial Study and Notice of
Preparation and made these documents available to
responsible agencies, trustee agencies, and interested
parties for a 30-day public review period, which
extended from April 13, 2017 through May 12, 2017.
Through the Initial Study, the City determined that
implementation of the Specific Plan could result in
potentially significant environmental impacts and that
the preparation of a Program environmental impact
report (PEIR) was required.
The environmental documentation for the BBSP is
a PEIR (State Clearinghouse No. 017041042). Use
of a PEIR provides the City of Anaheim with the
opportunity to consider broad policy alternatives and
programwide mitigation measures. It also provides
the City with greater flexibility to address projectspecific and cumulative environmental impacts.
Agencies typically prepare PEIRs for programs or
series of related action that are linked geographically;
are logical parts of a chain of contemplated events,
rules, regulations, or plans that govern the conduct
of a continuing program; or are individual activities
carried out under the same authority and having
generally similar environmental effects that can be
mitigated in similar ways.
The PEIR prepared for the BBSP meets the
requirements of § 15168 of the CEQA Guidelines, and
subsequent projects that are within the scope of this
EIR may be subject to a more limited environmental
review process, as guided by the provisions of CEQA.
This approach is consistent with the tiering provision
in California Public Resources Code § 21083.3 and
CEQA Guidelines § 15183 for "Projects consistent
with a Community Plan, General Plan or Zoning." This
tiering opportunity is only available for plans (e.g.,
specific plan) for which an EIR has been prepared.
Tiering under these provisions will require
environmental review and documentation to
substantiate that a subsequent project does not
result in any new potentially significant impacts. Such
review (under 21083.3/15083) could be documented
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in the form of an initial study to ensure topic-by-topic
review and substantiation. Once consistency has
been substantiated and review shows that the project
would not result in new significant impacts, neither
a mitigated negative declaration nor an EIR would
be required. More information related to EIR tiering
and CEQA requirements are provided in Chapter 5,
Administration and Implementation.
In addition to a more limited review process, infill
and transit-oriented infill projects may qualify for
streamlined environmental review. CEQA Guidelines
§ 15183.3 allows eligible projects to streamline the
environmental review process by limiting the topics
subject to review at the project level. Public Resources
Code §§ 21099 and 21155.4 also limit review of
environmental topics and exempt certain types of
projects.

CHAPTER 2:

THEMES, VISION,
+ PRINCIPLES

This page intentionally left blank.
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2
2 THEMES, VISION, + GUIDING PRINCIPLES
The Key Themes, Vision, and Guiding Principles presented in this chapter were developed with input from the
community throughout the outreach phase of the Specific Plan process. They are the foundation of the Plan
and not only help to guide the creation of the Plan but will continue to guide future land use decisions and
development along the Beach Boulevard corridor for years to come.

2.1 KEY THEMES
Throughout the Beach Boulevard Specific Plan outreach phase several key themes emerged. These themes have
been carried throughout the Specific Plan and are denoted by the following icons.
Health & Safety: Focus on improving the health and welfare of our residents.
Character & Place: Create a stronger community identity through diverse placemaking strategies.
Economy & Vitality: Invest resources to attract new, community-serving businesses.
Mobility Options: Provide viable mobility options for all.
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2
2.2 VISION
This is a vision for how the Beach Boulevard Specific Plan area will look 25 years from now. The changes are
expected to take place over the next 25 years, with key improvements prioritized for early action.
The Beach Boulevard corridor area is the heart of West Anaheim. It is safe, attractive, and economically
thriving. It is both a destination and a gateway to the city. The corridor has a unique blend of businesses
that serve local residents and draw nearby tourists. Together with its neighborhoods of new and established
homes, there is a sense of community along the corridor that creates a desirable place to live, work, and
socialize.
Many residents have planted deep roots here, and the established neighborhoods of West Anaheim are the
corridor’s anchor. Clusters of retail shops, restaurants, coffee houses, and other local-serving businesses along
the boulevard create fun places to gather with friends and family. Grown children come back to live, work,
start businesses, and raise families because of their strong ties to the community and the desirability of the
neighborhood.
The first time you see this segment of Beach Boulevard, you know you have arrived someplace special. What
used to be a high-speed highway with incompatible uses and underutilized properties has been transformed to
a thriving commercial and residential corridor that is inviting and safe to walk, cross, ride a bike, or take transit.
Wide sidewalks with trees provide shade, and upgraded transit stops are routinely used by residents, workers,
and tourists. Numerous plazas, paseos, pocket parks, and outdoor eating areas have sprung up as an integral
part of each new development project. New bike facilities in the area connect to a citywide system of bike paths
linking schools, parks, and destinations along the boulevard. Improved lighting, landscaping, and signage add
to the appeal and enhance the safety of the boulevard. These improvements also promote a healthy lifestyle
throughout the West Anaheim community.
The improvements to Beach Boulevard have created a setting for new high-quality residences along the corridor.
This housing has replaced aging and obsolete buildings and added new life and activity to the street. The new
housing complements the mix of uses along the corridor and is compatible with adjacent single-family homes.
This new housing also supports local businesses, provides a mix of densities, increases our property values, and
meets the high demand for housing in our community.
The remaining motels have been repositioned to support local tourists from Anaheim and Buena Park and
serve the lodging needs associated with commercial and medical uses in the area. They offer a quality lodging
experience to people who are attracted to the local businesses and amenities.
Our community pride is unmistakable—just attend a community event, look at our neighborhoods and streets,
or talk with a local business owner. This corridor is truly the heart and hub of West Anaheim.
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2.3 GUIDING PRINCIPLES
Informed by the Key Themes and Vision, the following principles were developed with the Community Advisory
Committee (CAC) to guide the preparation of the Specific Plan’s provisions related to land use, urban design,
zoning, mobility, infrastructure, and recommendations for implementation. The principles below are not
presented in any particular order.

IMPROVE THE BOULEVARD

PROVIDE FOR A BALANCED MIX
OF USES

XX

Ensure that any redesign of Beach Boulevard
continues to facilitate regional through-traffic
to freeways and other cities in the County.

XX

Attract additional retail uses and services
that meet the needs of the West Anaheim
community.

XX

Develop a beautification program that includes
a streetscape plan and financing strategies
to improve Beach Boulevard by addressing
elements such as lighting, landscaping, signage,
and street furniture.

XX

Promote an environment that is attractive to
destination retail, such as local food artisans
and other specialized retailers.

XX

Allow for a range of housing (stand-alone or in
mixed uses) that activates the corridor, but fits
in with the street and adjacent residential.

XX

Promote the establishment of hospitality uses
in the northern portion of the Specific Plan area
near the Buena Park Entertainment Zone that
cater to tourists.

XX

Ensure that permitted and conditional uses
allowed in the Specific Plan support the vision
for Beach Boulevard.

XX

Ensure that new projects along Beach
Boulevard are of high quality and designed to
integrate well with existing surrounding uses
and development.

XX

XX
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Coordinate with the cities of Buena Park and
Stanton to ensure that the improvements are
coordinated and complementary.
Coordinate with Anaheim Public Utilities and
Southern California Edison on the undergrounding of overhead utility lines.

2

BOOST THE ECONOMY
XX

Prioritize development of the Westgate
site to attract desirable uses that serve the
local community and capitalize on the site’s
proximity to Buena Park’s Entertainment Zone.

XX

Ensure that development on the Westgate site
creates a sense of place and serves as a pleasant
gathering area for West Anaheim residents.

XX

Identify other areas along the corridor for new
retail development and create opportunities to
make it happen.

XX

Dedicate staff resources, as feasible, to focus
on economic development within the Specific
Plan area to attract new businesses and
development.

XX

Allow for a variety of new residential
development—in the right locations—to boost
demand for quality restaurants, coffee houses,
grocery stores, and other food/beverage and
retail venues.

XX

Implement economic development strategies
to increase the rate of new business formation,
attract businesses to the area, and lower the
area’s unemployment rate.

XX

Encourage investment in the area by creating
opportunities for infill development.

XX

Explore the opportunity to create a Business
Improvement District to facilitate public
improvements in the area.

XX

Increase new business formation in West
Anaheim.
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2.3 GUIDING PRINCIPLES (CONTINUED)

PROMOTE SUSTAINABLE
DEVELOPMENT &
INFRASTRUCTURE IMPROVEMENTS

IMPROVE SAFETY & LIVING
CONDITIONS

XX

Create an incentive program that promotes
sustainable development and infill projects in
the area.

XX

Explore the use of technology to deter crime
along the corridor (such as enhanced lighting
and security cameras).

XX

Promote and strengthen public transportation
options.

XX

XX

Partner with the City’s Public Utilities and
Public Works Departments to ensure adequate
sewer, water, and storm drain facilities meet
the future demands of the area.

Require new development to apply Crime
Prevention Through Environmental Design
(CPTED) concepts in site design and building
design for new development.

XX

Continue to work with the Police Department,
City Administration, and social service groups
to identify how the Specific Plan can help to
address the issue of providing temporary and
permanent housing and/or services for the
homeless and families living in motels.

XX

Continue to work with the Police Department
and Community Services Department to
encourage homeless individuals within the area
to access emergency shelters, transitional and/
or supportive housing, and related services.

XX

Continue to work with the Code Enforcement
Division and the Police Department to identify
how the Specific Plan can help address the
issues related to illegal and undesirable
activities along the corridor.

XX

Continue to work with the Police Department
and community members to maximize the
benefits of community policing.
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2

CREATE ADDITIONAL GATHERING
& RECREATION AREAS

PROMOTE & BRAND THE
CORRIDOR
XX

Identify areas where public plazas, paseos, and
other open space amenities can be provided as
new development occurs over time or as Beach
Boulevard is improved.

Capitalize on West Anaheim’s proximity to
entertainment venues such as Knott’s Berry
Farm, Adventure City, and others to promote
the corridor as a unique place for shopping and
dining.

XX

XX

Provide guidelines for enhanced lighting to
reduce crime and improve safety and aesthetics
in public spaces.

Develop a compelling brand (a distinctive name,
place, and feel) to promote the West Anaheim
community and the Beach Boulevard corridor.

XX

XX

Support improvements to local parks serving
the Specific Plan area that will make them
desirable gathering spaces for the surrounding
neighborhoods.

Encourage youth in the area to get involved
with the Specific Plan process and beyond and
give them a direct stake in the future of their
neighborhoods.

XX

Encourage
additional
amenities
and
programming for seniors in the area, including
the possibility of joint use of the facilities at the
West Anaheim Youth Center.

XX

Plan for the extension of a bikeway along the
Carbon Creek Channel, in conformance with
the City’s Bicycle Master Plan.

XX
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3

CONTEXT: HISTORY & EXISTING LAND USE

This chapter provides contextual information for
the BBSP area and neighboring cities. The sections
below summarize the development history along the
corridor, the existing land uses within the Specific
Plan area and those of cities adjacent to the north and
south. Additionally, this chapter provides a synopsis
of the existing market conditions for the corridor
and surrounding area. Finally, the chapter outlines
existing and ongoing efforts to facilitate sustainable
living and development within the BBSP area and the
City of Anaheim.

3.1

HISTORY

Development along Beach Boulevard can be traced
back to the 1890s to a farmhouse that was once
surrounded by orange groves. During the early 1940s
and '50s, the first motels were built to accommodate
the traveling public. Just prior to the 1960s, as the
population started to grow, the area known as West
Anaheim was annexed by the City and the orange
groves were cleared to make way for residential
development. During this time, the first residential
subdivisions and multi-family developments were
built along the corridor. Other land uses followed,
such as a hospital, offices, and additional motels.
It was also during this time that Beach Boulevard
received its name. As the only north/south route
with direct access to the coastal cities of Orange
County, a street-naming committee settled on Beach
Boulevard because the roadway was known as the
“Road to Summer.” Many of the motels at this time
provided accommodations for beach goers and
visitors to Knott’s Berry Farm, located just north of
West Anaheim in Buena Park.
More service-oriented land uses were needed
to support the growing number of residents and
tourists. The first corner retailers were established
along Lincoln and Orange Avenues during the 1970s;
motel and multi-family development also expanded
during this period. The 1980s brought more
commercial retail uses to the area, including big box
retailers and strip malls. During the 1990s the area
experienced very little development. However, there
was renewed interest during the first decade of the
2000s with the development of a new townhome
project, single-family infill neighborhoods, the West

Beach Boulevard at Lincoln, Anaheim, ca 1967
Source: Orange County Archives

Beach Boulevard at Lincoln, Anaheim, ca 1967
Source: Orange County Archives

Beach Boulevard at Lincoln Avenue, Anaheim, 2015
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Anaheim Youth Center, and additional retail centers.
Figure 3-1, Development Eras, shows the progression
of development in the Specific Plan area.
It was also during the early 2000s that the City’s
redevelopment agency (now the Successor Agency
to the Anaheim Redevelopment Agency) and Housing
Agency acquired properties in the area. These include
the Westgate Center site at the corner of Beach and
Lincoln, as well as the Silver Moon Motel site north
of the West Anaheim Youth Center. Plans for these
projects are discussed later in this chapter.

Many of the surrounding residential neighborhoods in West Anaheim are
adjacent to the Beach Boulevard Specific Plan area. Residents of these areas
expressed a desire to improve the commercial centers along the boulevard.

3.2 EXISTING LAND USES OF BEACH
BOULEVARD AND THE SURROUNDING
CITIES
A variety of auto-oriented land uses flank Beach
Boulevard. In addition to serving the West Anaheim
community, many of these uses support touristrelated activities in Buena Park and The Anaheim
Resort™. The sections below describe the existing
conditions of the Specific Plan area as well as those
of the neighboring cities of Buena Park and Stanton.

3.2.1 Beach Boulevard Specific Plan Area
Existing Land Uses

Motel uses along Beach Boulevard vary from national chains to locally
owned and operated accommodations.

Entertainment uses such as Rock 'n Brews draw millions of visitors to
the Beach Boulevard corridor in Buena Park.
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Existing land uses in the BBSP area include residential,
commercial, and public designations. Residential uses
include both single- and multi-family development.
A variety of housing types can be found in the area,
including duplexes, fourplexes, townhomes, garden
apartments, and mobile homes. Commercial uses
include, office, retail, and services such as restaurants
and motels, gas stations, an auto dealership, and
salvage yard. Medical uses in the area include the
West Anaheim Medical Center (hospital) as well as
several buildings providing medical office space. Two
parks in the BBSP area accounting for 8 percent of
the land. The West Anaheim Youth Center is the only
public-institutional use within the area. However,
several schools, including Twila Reid and BradenPowell elementary schools and Western High School,
are less than a quarter mile from the corridor. Figure
3-2, Existing Land Use, shows the existing uses in
the BBSP area, and Figure 3-3, Existing Land Use
Breakdown, provides each land use by percentage of
the Plan area.

3
Figure 3-1 Development Eras
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3
Figure 3-2 Existing Land Use
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With proximity to many notable vacation destinations,
including Disneyland, Knott's Berry Farm, and popular
beaches, motel uses were once a viable economic use
that contributed to the West Anaheim community.
Today many of the motels have reached the end of
their useful cycle as they have not kept pace with the
changing tourism market. Some of these older motels
are plagued by criminal activity and contribute to the
area's high crime rate, which is nearly six times the
citywide average.
The southern edge of the Specific Plan area is adjacent
to local, lesser-known entertainment uses. This area
borders Adventure City (discussed further below),
and is home to Hobby City and the White House
Event Center. The event center is a unique facility that
was built as a museum in 1978. The original building
is a one-half-scale replica of the White House in
Washington D.C.
Three vacant sites comprise roughly 12 percent of
the land within the BBSP area. These parcels readily
offer the opportunity for new development along the
corridor. The former Silver Moon Motel site is north
of the West Anaheim Youth Center. The property is a
2-acre parcel owned by the City’s Housing Authority.
This property is identified by the City’s 2014-2021
Housing Element (part of the City’s General Plan)
as a housing opportunity site and is designated
Residential-Low Medium, which means that the
property must be used for residential development.
The second site is a one-acre vacant, privately-owned
parcel behind the medical offices at the corner of
Orange Avenue and Beach Boulevard. The third site
is the corner of Lincoln Avenue and Beach Boulevard.
This property is known as the Westgate site, owned by
the City, and is discussed in more detail throughout
this Plan. Figure 3-2, Existing Land Use, also identifies
the vacant properties along the corridor.

Figure 3-3 Existing Land Use Breakdown
0.3%

1.6%

0.4%

0.7%
0.6%

11.2%

12.4%

0.2%
4.6%

14.7%
11.5%

8.1%

5.1%
2.7%

12.0%

4.5%
2.4%

3.1%

1.0%

1.2%
0.5%

0.4%
0.6%

3.2.2 Existing Uses in Neighboring Cities
Moving north along Beach Boulevard is the
Buena Park Entertainment Zone, which covers an
approximately 2-mile stretch of Beach Boulevard. The
anchor attractions for the zone are Knott’s Berry Farm
and Soak City Water Park; other attractions include
Medieval Times, Rock and Brews, and Pirate Dinner
Theater as well as approximately 25 restaurants and
15 hotels. The newest development in the area is a
project called The Source. This mega entertainment
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hub is a 400,000-square-foot space that combines
dining, shopping, a hotel, 4D theater, recording
studio, and 5-story office tower. It is estimated that
the Entertainment Zone generates 6.4 million visits
annually.
To the south is Adventure City, a 2-acre familyoriented theme park that straddles the boundary
between Anaheim and Stanton. It is estimated that
the theme park draws between 200,000 and 400,000
visitors a year. Other uses adjacent to the BBSP
area include a salvage yard (spans both Stanton and
Anaheim) as well as single-and multi-family residential
neighborhoods.

3.3

EXISTING MARKET CONDITIONS

This section provides an assessment of the existing
conditions (2014—2016) of the local economy in West
Anaheim. This evaluation looks at employment trends
through data provided by the California Employment
Development Department (CA EDD) Quarterly Census
of Employment and Wages (QCEW), 2013 and 2017
reports from Anaheim’s Workforce Development
Board (AWDB), and a market feasibility study for land
use changes published by Keyser Marston Associates
(KMA) in 2015. An analysis of existing inventory for
office space, including occupancy and vacancy rates
was obtained by Costar. Lastly, key demographic
information from Nielsen and the 2014 American
Community Survey (ACS) provide insight into the
population and future trends.

3.3.1 Economic Overview
From an economic development perspective, West
Anaheim differs in several key ways from the City of
Anaheim as a whole: It features a larger health care
sector, slower employment growth, and lack of new
private investment.
In 2016, approximately 39.0 percent of jobs in West
Anaheim were related to health care, a much higher
percentage than in Anaheim (10.7 percent). This is
due in part to the West Anaheim Medical Center, a
219-bed acute care hospital with several hundred
employees, that is within the Specific Plan Area at the
intersection of Beach Boulevard and Orange Avenue.
While the hospital and medical office clustered along
Beach Boulevard create an important employment
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node, this over reliance on one sector can be
problematic for several reasons, outlined as follows.
Over the past five years, job growth in West Anaheim
has been lackluster when compared to the City of
Anaheim. From 2011 to 2016, jobs in West Anaheim
grew by 2.1 percent. Meanwhile, the total number of
jobs grew by 8.8 percent in the City of Anaheim over
the same time period.
West Anaheim is not a job-dense neighborhood. In
2015, the ratio of local jobs to employed residents
was relatively low, with 0.24 jobs per employed
resident. Anaheim, on the other hand, has a much
higher ratio of 1.08 local jobs per employed residents.
While the difference can be in part attributed to
zoning and land use (the majority of West Anaheim
is residential), this does not mean the corridor lacks
the available commercial space for new businesses to
grow. In fact, a high office vacancy rate within a onemile radius of Beach Boulevard suggests that space
is not a constraint to economic growth as it might be
elsewhere.

3.3.2 Key Industries
For 2016, the five largest sectors in West Anaheim by
the number of jobs were Health Care (39.0 percent),
Government (16.1 percent), Accommodation and
Good Services (13.3 percent), and Retail (11.0
percent).
The City of Anaheim as a whole, on the other hand, has
a significantly more diversified economy than West
Anaheim. In Anaheim, no single industry comprised
more than 15.3 percent of the City’s total job count.
In 2016, the largest sectors were Arts, Entertainment,
and Recreation (15.3 percent), Accommodation and
Food Services (11.9 percent), Manufacturing (10.3
percent), Health Care (10.7 percent), and Construction
(9.1 percent). Table 3-1, Employment by Industry
2011-2016, provides a comparison of employment by
industry for West Anaheim and the City as a whole.
The City of Anaheim includes a central business
district and a large entertainment and tourism sector.
Economic data for certain sectors is suppressed
by the California EDD when there are fewer than
three establishments in an industry, or if a single
employer makes up more than 80 percent of the
employment in that industry. Given the influence of
Disneyland Resort on Anaheim's local economy, 2011
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TABLE 3-1 EMPLOYMENT BY INDUSTRY, 2011–2016
WEST ANAHEIM (ZIP CODE 92804)
INDUSTRY (A)
Agriculture, Forestry,
Fishing and Hunting (a)

CITY OF ANAHEIM

2011 (B)
2016 (B)
PERCENT
2011 (B)
2016 (B)
PERCENT
EMPLOYMENT EMPLOYMENT CHANGE EMPLOYMENT EMPLOYMENT CHANGE
N/A

N/A

N/A

167

122

-26.9%

0

0

0%

N/A

N/A

N/A

Utilities

N/A

0

N/A

444

489

10.1%

Construction

208

213

2.4%

11,859

16,005

35.0%

Manufacturing

184

203

10.3%

19,346

18,071

-6.6%

Wholesale Trade

63

95

50.8%

9,530

10,536

10.6%

1,094

1,038

-5.1%

11,723

12,601

7.5%

Transportation and
Warehousing

63

42

-33.3%

4,094

3,408

-16.8%

Information

N/A

N/A

N/A

2,101

1,647

-21.6%

Finance and Insurance

120

131

9.2%

3,762

3,685

-2.0%

Real Estate and Rental
and Leasing

177

170

-4.0%

2,958

2,792

-5.6%

Professional and Technical
Services

120

142

18.3%

5,429

5,383

-0.8%

Management of
Companies and
Enterprises

N/A

N/A

N/A

1,822

2,160

18.6%

Admin, Support and
Waste Management

751

314

-58.2%

12,137

13,588

12.0%

Educational Services

123

85

-30.9%

2,093

1,900

-9.2%

3,050

3,678

20.6%

14,334

18,861

31.6%

Arts, Entertainment, and
Recreation

83

63

-24.1%

N/A

26,926

N/A

Accommodation and Food
Services

980

1,258

28.4%

20,287

20,929

3.2%

Other Services (except
Public Administration)

769

335

-56.4%

4,951

4,298

-13.2%

1,323

1,517

14.7%

14,842

12,078

-18.60%

47

84

78.7%

253

415

64.0%

9,228

9,425

2.1%

161,686

175,975

8.8%

Mining, Quarrying, and Oil
and Gas Extraction

Retail Trade

Health Care and Social
Assistance

Government
Not Elsewhere Classified
TOTAL

Sources: Quarterly Census of Employment and Wages (QCEW), CA EDD, 2011, 2016; BAE, 2017.
Notes: Universe consists of all wage and salary employment by place of work. Does not include self-employed persons not on payroll
(A) Cells shown as N/A represent data suppressed due to EDD disclosure rules.
(B) Represents average annual employment reported by quarter.
N/A - Data not available
Government for the City of Anaheim combines estimates for Federal, State, and Local Government Jobs.
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STRENGTHS OPPORTUNITIES
WEAKNESSES | THREATS (SWOT)

SWOT Analysis

STRENGTHS
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XX

Existing cluster of facilities
related to health care, an
industry seeing growth
nationwide

XX

Strong community presence;
active neighborhood
association and involved
residents

XX

Twila Reid Park, Schweitzer
Park and the West Anaheim
Youth Center as community
focal points

XX

Strong demand for housing;
low rental vacancy rate

OPPORTUNITIES
XX

Large, City-owned sites at
Beach Boulevard and Lincoln
Avenue offer potential for
catalytic developments

XX

District could capitalize on
visitors from Buena Park and
Knott’s Berry Farm

XX

Recent sale of motel on Ball
Road could signal a new
wave of motel property
redevelopment

XX

Independent retail could
potentially locate in strip
mall centers at competitive
rents

XX

New market rate residential
could boost local
demographics to attract
retailers

employment figures for the Arts and Entertainment
sector are not listed by California EDD. However,
assuming that estimates for Mining, the only
other category suppressed by California EDD, held
constant from 2011 to 2016, it can be deduced that
the Arts and Entertainment industry comprised
approximately 19,484 jobs in 2011. This would make
Arts and Entertainment Anaheim’s fastest-growing
employment sector, growing by 38.2 percent between
2011 and 2016.

3.3.3 Local Employment Trends
Although the health care industry has a significant
presence in West Anaheim, it has not performed as
well as it has citywide. From 2011 to 2016, the number
of West Anaheim jobs in health care grew by 20.6
percent. The City of Anaheim, in contrast, saw a 31.6
percent increase in health care-related jobs over the
same time period.
West Anaheim’s lower-than-expected job growth
between 2011 to 2016 underscores the difficulties
that can result from relying too heavily on a single
sector. After a series of failed inspections and the
loss of federal funding, Anaheim General Hospital,
a little over a mile from Beach Boulevard, closed in
May 2013. At one point, the hospital accounted for as
many as 690 jobs in the area, according to a Workforce
Development Board Report.
Job losses in West Anaheim’s health care sector could
also threaten to spill over into other sectors like retail,
as daytime health care workers can contribute to a
significant amount of retail demand. A sizeable amount
of retail leakage was found in a market overview
published by Keyser Marston Associates (KMA) in 2015,
particularly in categories like food stores, and apparel
stores. This lack of quality retail has also been reported
by local residents as a major concern in a number of
public outreach sessions.
Finally, West Anaheim currently lacks the presence of
a thriving, dynamic sector with the potential to spur
growth elsewhere. By contrast, Anaheim’s Arts and
Entertainment sector is currently thriving; 17.9 million
guests visited Disneyland in 2016, while California
Adventure attracted 9.3 million visitors (TEA/AECOM
2016 Theme Index and Museum Index: The Global
Attractions Attendance Report). Just as the City of
Garden Grove, which is adjacent to Anaheim and the
Disneyland Resort, has made significant efforts to
provide amenities to successfully attract park visitors,
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there may be some potential for West Anaheim, and
specifically Beach Boulevard, to attract Knott’s Berry
Farm visitors to new amenities that benefit both
tourists and the local community.

As such, health care is the second-highest paying
of West Anaheim’s top five industries, trailing
only Government at $63,161. Wages in retail and
accommodation and food services, by contrast,
averaged $29,795 and $17,899, respectively.

3.3.4 Labor Force
Employed Residents by Industry
In 2015, there were approximately 45,122 jobs held by
working residents living in West Anaheim. According
to LEHD data, 13.5 percent of jobs held by West
Anaheim residents are located within the larger City
of Anaheim. This indicates that approximately 86.5
percent of jobs held by West Anaheim residents are
located outside the city in other jurisdictions, including
Los Angeles (7.8 percent), Irvine (5.7 percent), Santa
Ana (5.7 percent), Orange (4.0 percent), and Garden
Grove (3.9 percent).
The industries that employed the highest proportion
of working West Anaheim residents (regardless
of job location) were health care (13.9 percent),
accommodation and food services (11.7 percent),
and manufacturing (10.8 percent). As noted in Table
3-2, Employment by Industry, 2015, there are higher
percentages of West Anaheim residents working
in these industries than in the City overall. These

WEAKNESSES
XX

Perceived lack of safety; high
volume of police calls puts
drain on city resources

XX

High land prices potentially
limit new development
feasibility

XX

Relatively low median
household incomes and
educational attainment
makes attracting new retail
challenging

XX

Lack of an identifiable
“brand” or retail destination;
little coordination among
merchants

XX

Underperforming office
and medical space with
significant vacancies

XX

Existing retail configurations
follow a strip mall format
not conducive to pedestrian
activity

SWOT Analysis

Health Care in Focus
Despite these setbacks in West Anaheim, health
care has nonetheless been a rapidly growing sector
nationwide. This is driven by a number of factors,
including an aging baby boomer population. These
demographic changes suggest that the health care
sector will likely continue to grow.
Health care occupations and industries are expected
to add the most jobs of any North American Industry
Classification System (NAICS) industry sector between
2014 and 2024, according to the U.S. Bureau of Labor
Statistics. The sector’s most common occupations
include registered nurses, nurse assistants, personal
care aides, and home health aides. In 2016, West
Anaheim jobs in health care paid an average of
$37,213 per year.

STRENGTHS OPPORTUNITIES
WEAKNESSES | THREATS (SWOT)

THREATS
XX

Lack of diversification:
Employment dominated by
health care industry (39% of
total jobs)

XX

Continued retail leakage to
neighboring jurisdictions

XX

Affordable housing and
homelessness crisis at the
regional level
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TABLE 3-2 RESIDENT EMPLOYMENT BY INDUSTRY, 2015
WEST ANAHEIM
INDUSTRY(A)

CITY OF ANAHEIM

EMPLOYMENT

PERCENT

EMPLOYMENT

PERCENT

Agriculture, Forestry, Fishing and Hunting

327

0.7%

1,104

0.6%

Mining, Quarrying, and Oil and Gas Extraction

45

0.1%

154

0.1%

Utilities

201

0.4%

804

0.5%

Construction

2,293

5.1%

9,854

5.7%

Manufacturing

4,871

10.8%

18,170

10.4%

Wholesale Trade

2,4745

.5%

9,896

5.7%

Retail Trade

4,795

10.6%

17,705

10.2%

Transportation and Warehousing

1,221

2.7%

4,829

2.8%

870

1.9%

3,463

2.0%

1,593

3.5%

6,664

3.8%

Real Estate and Rental and Leasing

841

1.9%

3,228

1.9%

Professional and Technical Services

2,649

5.9%

10,693

6.1%

791

1.8%

3,123

1.8%

Administrative, Support and Waste
Management

3,657

8.1%

14,786

8.5%

Educational Services

2,777

6.2%

12,169

7.0%

Health Care and Social Assistance

6,275

13.9%

21,705

12.5%

Arts, Entertainment, and Recreation

1,621

3.6%

6,649

3.8%

Accommodation and Food Services

5,260

11.7%

18,945

10.9%

Other Services (except Public Administration)

1,398

3.1%

5,195

3.0%

Government

1,163

2.6%

5,086

2.9%

TOTAL

45,122

100.0%

174,222

100.0%

Information
Finance and Insurance

Management of Companies and Enterprises

Source: Center for Economic Studies at U.S. Census Bureau; Longitudinal-Employer Household Dynamics, 2014; BAE, 2017.
Notes: Government employment numbers for both West Anaheim and City of Anaheim represent "Public Administration" employment data.
(A) Includes the number of Residents who work various industry sectors, regardless of job site.
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workers may find West Anaheim attractive due to
relative housing affordability and availability for
Accommodation and Food service workers, or due
to proximity to employment centers for Health Care
workers.
In addition, West Anaheim workers appear to be
over-represented in declining industries. While
Manufacturing is one of the largest employers of West
Anaheim residents, for example, it was one of the few
industries in Anaheim to see employment declines
between 2011 and 2016, see Table 3-1, Employment
by Industry, 2011–2016. The City may consider efforts
geared at aligning the skills of working residents with
growing industries throughout Anaheim.
Given the high level of out-commuting required for
most working West Anaheim residents, it may also be
important to identify accessible job opportunities at
employment nodes outside the city.

3.3.5 Real Estate and New Development
The comparative lack of new development along
Beach Boulevard has been a source of community
concern for some time. The corridor was once known
for affordable motels and roadside attractions geared
toward traveling families. However, new freeways,
including Interstate 5 and State Route 91, eventually
diverted traffic away from state highways like Beach
Boulevard. This lack of freeway proximity and
visibility has been cited by developers as a sizable
hurdle to new office and retail development. The City
of Anaheim commissioned a market study by Keyser
Marston Associates (KMA) to evaluate current market
conditions along the corridor, identify land uses with
the greatest market support, and assess the financial
feasibility of new development.
Demographic Conditions
The KMA study noted that in 2014, residents in the onemile market area surrounding the Beach Boulevard
Corridor earned a median household income of
$49,580, significantly lower than the $59,930 median
in Anaheim. Meanwhile, 50.5 percent of households
earned less than $50,000 per year, compared to 43.2
percent in Anaheim. In addition, 19.1 percent of
West Anaheim residents over 25 years had received
a bachelor’s degree or higher, compared to 23.7
percent in Anaheim.

Retail and Office
Retailers typically focus on population density,
income levels, and education levels when choosing
where to locate; therefore, these demographics have
posed challenges for certain retail types that might
otherwise locate on the corridor. Despite significant
existing leakage in several retail sectors, including
building materials, food and beverage, apparel, and
sporting/hobby/book/music supplies, the high cost
of land along the corridor and lower-than-average
incomes indicate significant hurdles to attracting
new retail development along the corridor. To be
financially feasible, KMA reported that any new
commercial development would likely require multistory configurations or relaxed parking requirements.
In 2017, commercial parking requirements were
reduced citywide. New development in the BBSP area
could take advantage of the reduced requirements.
The KMA report also noted that the corridor is not
currently well suited for new office development. Any
growth in office demand from the medical sector, for
example, could be absorbed by existing inventory
of office space given the 23.4 percent vacancy rate
within a one-mile radius of the corridor. Thus, for new
office development to occur, it is likely that existing
vacancies would need to be filled first. However,
medical office trends suggest that the market is
bifurcated, with older spaces remaining vacant due to
their inability to meet the needs of users, who require
smaller, more-collaborative space.
Residential
KMA projects a healthy amount of residential demand
in the Beach Boulevard market area over the next 15
years, particularly for attached product at mid-block
locations. None of the residential prototypes explored
by KMA ultimately passed the financial feasibility
test if they had to displace existing residential uses.
However, new residential might be feasible if it could
be built on commercially zoned land, which at the
time of the study traded at $42/sf versus residential
land at $87/sf.
Opportunity Sites
Two opportunity areas on the northeast and
southeast corners of Beach Boulevard and Lincoln
Avenue provide near-term opportunities for new
development along the corridor. The majority of
these properties are City-owned parcels that will
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bring a new era of development to West Anaheim.

Westgate Site

Beach Boulevard

Lincoln Avenue

Former
Silver Moon
Site

Vacant City-owned parcels such as the Westgate and former Silver Moon
sites are opportunities to spur near-term change along the corridor.

DEVELOPMENT CONSIDERATIONS
Retailers typically focus on population density,
income levels, and education levels when
choosing where to locate.
Aside from demand, new development requires
local rents and prices to cover development and
operating costs.
Perceptions about the future strength of the
market will also factor into development
decisions.
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Westgate
The development outcome of the 25-acre Westgate
site will have a dramatic impact on the corridor’s
revitalization efforts. As a former landfill, the currently
vacant site is owned by the City's Successor Agency
and its development poses several environmental
challenges. Nonetheless, the Westgate parcel is a
major asset that can be leveraged to catalyze new
development along the corridor. Westgate's size alone
eliminates the need for parcel assembly, a complex
process that often presents a significant obstacle for
new, catalytic development.
As a City-controlled property, a number of
development opportunities could be explored to
expedite the process of bringing in much-needed
retail and "destination" uses that attract visitors from
nearby tourist sites. Under the most recent Disposition
and Development Agreement, the developer plans
to construct an approximately 250,000 square foot
retail center. A portion of the site could also be
considered for mixed-use development, activating
the Lincoln Avenue street frontage with residential
uses. See Chapter 4, The Plan, for more information
regarding the BBSP development areas and areas
likely to change.
Silver Moon and Adjoining Parcels
Located at the southeast corner of Beach Boulevard
and Lincoln Avenue, three parcels extending from
the West Anaheim Youth Center to the intersection
are another opportunity to spur new development in
the area. Owned by the Anaheim housing authority,
the vacant parcel adjacent to the Youth Center is
an opportunity for new mixed-use or residential
development.

3
3.4 EXISTING SUSTAINABILITY
EFFORTS
This section provides an overview of the existing
and ongoing efforts to promote sustainable living
and development in both the BBSP area and the
City of Anaheim. It also highlights state and regional
sustainable planning priorities and goals that the
BBSP is intended to address.

3.4.1

Existing Sustainability Programs

An Existing Conditions Report on Sustainability
(Appendix D) was prepared to inform the BBSP of the
opportunities to promote sustainable development
and practices within the study area. The City of
Anaheim has been and continues to be a leader
in sustainability and resource efficiency. Below is
a summary of the existing programs offered by
Anaheim Public Utilities.
In 1979, the City took on the responsibility of providing
water to its residents, and in 1984, Anaheim built the
first municipal electrical utility in Southern California.
Today, water and electricity continue to be provided
by Anaheim Public Utilities (APU), a department
within the City of Anaheim. APU recently updated its
incentives and rebates and operates a user-friendly
website that connects residents and businesses with
available offers.
Anaheim Public Utilities Incentive Programs. APU
currently offers more than 45 rebates and incentive
programs to help Anaheim businesses, residents,
and income-qualified customers save water, energy,
and money. See Appendix D, Anaheim Public Utility
Incentives and Rebates, for further details.
Water Conservation. On May 19, 2015, the Anaheim
City Council approved an ordinance to restrict
landscape watering to two days per week in an effort
to reduce daily water use during the existing drought.
The ordinance will help Anaheim achieve its required
water reduction target of 20 percent set by the State
Water Resources Control Board.
Anaheim’s Greenhouse Gas Reduction Plan:
Sustainable Electricity and Water Initiatives. APU
developed the City’s Greenhouse Gas (GHG) Reduction
Plan, which was approved by the City Council on July
21, 2015. The plan identifies reduction goals of GHG
emissions for 2020 and 2030 and provides a road

SUSTAINABLE PLANNING
STATE/REGIONAL
PRIORITIES AND GOALS
SUSTAINABLE COMMUNITIES
The BBSP was partially funded through a
California Strategic Growth Council Sustainable
Communities Planning Grant and Incentives
Program.

STATE PLANNING PRIORITIES FOR
SUSTAINABILITY
The Specific Plan is intended to accomplish the
State’s Planning Priorities, as further described
in Section 65041.1 of the Government Code, to:
XX

Promote infill development and equity
by rehabilitating, maintaining, and
improving existing infrastructure;

XX

Protect, preserve and enhance
environmental and agricultural lands
and natural and recreational resources;
and,

XX

Encourage location and resource
efficient development.

STATE AND REGIONAL GOALS FOR
SUSTAINABILITY
The BBSP is meant to further the following state
and regional goals for promoting sustainability:
XX

Reduce greenhouse gas emissions to
further the goals of Assembly Bill (AB)
32; and

XX

Implement the Southern California
Association of Governments’ Regional
Transportation Plan and Sustainable
Communities Strategy (SCAG RTP/SCS)
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TABLE 3-3 GREEN HOUSE GAS REDUCTION: CURRENT STATUS AND TARGETS, 2015-2030
CATEGORY

CURRENT STATUS (2015)

2020 TARGETS

2030 TARGETS

Anaheim’s Power
Supply

No new coal investments

20% (480,000 MTCO2e) GHG
emissions reduction from 1990
baseline levels annually.

40% (920,000 MTCO2e) GHG
emissions reduction from 1990
baseline levels annually.

Department
Renewables Portfolio
Targets

Achieved 20% renewables
milestone

33% renewables

40–50% renewables

Water Conservation

Water conservation measures
have contributed to a 17%
reduction

Decrease per capita water use
by 20%

Decrease per capita water use
by 25%

Conduct student education
outreach on water conservation
to 15,000 students per year.

Conduct student education
outreach on water conservation
to 20,000 students per year.

Cumulative water savings of 56
million gallons

Cumulative water savings of 120
million gallons

Seek additional opportunities
to extend recycled water in
Anaheim; apply for grant funds
where possible to reduce costs

Seek additional opportunities
to extend recycled water in
Anaheim; apply for grant funds
where possible to reduce costs

Conduct student education
outreach on water conservation
to 13,000 students per year
Other Water Quality
and Conservation
Targets

Cumulative water savings of 30
million gallons
Prevent water quality
degradation by effectively
monitoring and mitigating
potential contamination in
drinking water sources
Implemented Water Recycling
Demonstration Facility

Energy Efficiency

10% energy efficiency of retail
consumption

15% energy efficiency of retail
consumption

30% energy efficiency of retail
consumption

School Energy
Efficiency

Conducted 30 school energy
audits and provided rebate
opportunities

Conduct 50 school energy audits
and provide rebate opportunities

Conduct 80 school energy audits
and provide rebate opportunities

Photovoltaic Systems, 16,000 KW of PV systems
Homes and Businesses installed

27,000 KW of PV systems
installed

37,000 KW of PV systems
installed

Photovoltaic Systems,
Schools

9 systems installed

14 systems installed

24 systems installed

Electric Transportation

900 low or zero emissions
vehicles

2,000 low or zero emission
vehicles

5,000 low or zero emission
vehicles

Utility Fleet Vehicles

2% low or zero emission vehicles

10% low or zero emission vehicles 20% low or zero emission vehicles

Source: Greenhouse Gas Reduction Plan: Sustainable Electric & Water Initiatives, July 2015, Anaheim Public Utilities.
Notes: MTCO2e = metric tons of carbon dioxide equivalence; PV = photovoltaic
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map for further reduction of GHG emissions and for
fostering other sustainable initiatives. The plan is
intended to be updated periodically to reflect changes
in legislation, emissions targets, and performance as
APU seeks ways to further reduce GHG emissions.
The plan includes an inventory of Anaheim’s GHG
sources:
•

Electricity, 32 percent

•

Transportation, 28 percent

•

Industry, 20 percent

•

Commercial and Residential, 10 percent

•

Agriculture, 10 percent

GHG reduction targets for 2020 and 2030 focus on
the following areas:
•

Anaheim’s power and water supply

•

Department renewable portfolio targets

•

Water conservation

•

Building energy efficiency

•

Solar energy for schools, homes, and
businesses

•

Transportation

According to the GHG Reduction Plan, the greatest
GHG reductions will come from reducing the carbon
intensity of the City’s power supply. A summary of
relevant reduction targets and their 2015 status are
provided in Table 3-3, Green House Gas Reduction:
Current Status and Targets, 2015-2030.
Electric Vehicle Charging. The City has updated
its infrastructure and streamlined processes to
incentivize the use of electric vehicles (EVs). In
2016, the City adopted an ordinance to establish a
process to allow electric vehicle charging stations
in compliance with State law. The City of Anaheim’s
website provides extensive information on EVs and
offers incentives for installation of EV chargers.
Rebate offers vary year by year and typically offer
savings around $500 to customers who install a level
two (240-volt) plug-in EV charger for private use
and $5,000 (for general) to $10,000 (for schools and
affordable housing) for public access EV chargers. The
public access EV charger rebates assist developments
in completing their California Green Building Code
requirements for EV readiness parking spaces.

Eligible expenses include the charger purchase price
and installations costs. The City may also waive the
permit application fees.
Green Building Program/Incentives. Incentives
include $1,000 to $10,000 upon certification by the
US Green Building Council (i.e., LEED), California
Green Build, Build It Green, or other rating programs;
design review assistance through new construction
program; and possible reimbursement of initial green
building and expedited plan check fees.
Multi-family and Affordable Housing Green Building
Program Incentives. Incentives are provided on a
per unit basis through a pick-list of energy efficiency
measures that go above and beyond Title 24.
Incentives help cover the cost of improving beyond
Title 24 and vary year by year.
Green Power Program. APU offers a program called
“put your two cents in” through the Green Power
Program. Customers who wish to offset their carbon
footprint select a contribution level (25, 50, or 100
percent of electricity use). Based on the percentage
chosen, an additional two cents per kilowatt-hour
(kWh) used will be billed to the account. Funds
collected go towards purchasing geothermal,
hydroelectric, solar, wind, and other forms of
renewable energy generation.
Feed in Tariff Program. This program assists Anaheim
residents and renewable resource developers to
locate renewable generation facilities in Anaheim’s
service territory and to sell their energy output
to APU, thus helping Anaheim meet its renewable
energy purchase targets. The amount of energy to
be purchased from customers and developers is
currently capped at eight megawatts.
Green Connection Resolution and Updates. In 2006
the City Council adopted a resolution establishing
a series of goals that are grounded in the principles
of environmental soundness and sustainable
development. Through this program, City residents
can track Anaheim’s progress and see the most recent
green developments.
Renewable Portfolio Standard. In April 2011, new
state legislation required all utilities to meet a 33
percent Renewable Portfolio Standard (RPS) goal
by 2020. The new RPS goals were an average of 20
percent of retail sales from renewable resources
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The City's Energy Field is a three acre facility that combines open
space with solar-powered generation of electricity and water
saving technologies.
The on-site bilingual interpretive center
educates visitors about the benefits of the solar energy system
and water conservation measures used at the Energy Field.
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for the period 2011–2013, 25 percent by the end of
2016, and 33 percent by the end of 2020. Each year,
Anaheim provides an update to the previous year’s
RPS policy, which includes an updated Resources
Procurement Plan and Enforcement Program.
Power Supply Mix. Anaheim utilizes many sources for
power, including renewable sources such as biomass
and waste, geothermal, small hydroelectric, solar,
and wind.
Renewable Energy in Anaheim. As of October 1,
2015, Anaheim’s Solar Incentives Program was fully
subscribed and no longer accepting applications.
Anaheim has met its state legislative goal in solar
incentives since Senate Bill 1 (SB 1), the Million
Solar Roofs Initiative, was signed by the governor in
2006. From this program, over 2,000 solar energy
systems totaling about 20 megawatts will be built
throughout Anaheim by the end of 2016. These
systems will produce enough energy to power almost
7,000 homes in Anaheim and reduce carbon dioxide
by 2,800 metric tons annually. Though the Solar
Incentive Program is closed, customers interested in
installing solar are still eligible to participate in the
Net-Metering Program. See Appendix B, Renewable
Energy in Anaheim, for further details on the City’s
renewable energy projects.

CHAPTER 4:

THE PLAN
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4

THE PLAN

4.1

INTRODUCTION

This chapter establishes the intent of the Specific
Plan in terms of future land use for the Development
Areas, mobility, streetscape, recreation and open
space, and infrastructure improvements for the
Beach Boulevard corridor. The purpose of this
chapter is to lay the foundation for the development
regulations provided in the Anaheim Municipal Code
(AMC), Section 18.122. Some material is intended to
be directive and will be implemented according to
language contained in this document. Other material
is conceptual and is intended to guide and not restrict
creative solutions.
The key community themes that emerged throughout
the outreach phase of the Specific Plan process are
denoted by the icons found on the right-hand side of
this page. As noted in Chapter 2, Key Themes, Vision,
and Principles, these themes, in addition to the vision
and guiding principles, shaped the Specific Plan.
This Chapter lays out the framework that will guide
development and spur change along the corridor—
bringing the community's vision for the future to life.

4.2

KEY COMMUNITY THEMES
Throughout this chapter the following icons are
used to indicate when a topic addresses a key
community theme.
Health & Safety: Focus on improving
the health and welfare of our
residents.
Character & Place: Create a stronger
community identity through diverse
placemaking strategies.
Economy & Vitality: Invest resources
to attract new, community-backed
businesses.
Mobility Options: Provide viable
mobility options for all.

LAND USE

Land use change is the primary catalyst for new
development in the Specific Plan area. Nine
Development Areas establish land use for the corridor.
Each Development Area is essentially an individual
zoning district. The land uses established for the
Beach Boulevard Development Areas range from
residential to commercial and include opportunities
for vertical and horizontal mixed-use, thus providing
a flexible plan that can adapt to changing market
demands.

4.2.1 Development Areas
The following is a brief description of each
Development Area. The location and extent of
each Development Area is shown on Figure 4-1,
Development Areas. See Appendix A: Zoning and
Development Standards, for zoning standards and
building requirements.

Conceptual Illustrative of new residential medium development along
Beach Boulevard.
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Residential Low-Medium (R-LM)
Residential Low-Medium development areas are
intended to provide an attractive, healthy, and safe
environment for attached single-family and multiple
family units as either condominiums or apartments.
It allows for a range of housing types, including
attached single-family townhouses, duplex or triplex
buildings, courtyard housing, and mobile home parks.
Residential development is permitted at a density
of up to 18 dwelling units per acre. The underlying
Anaheim Municipal Code base zone is the “RM-3”
Multiple Family Residential Zone. If the standards in
this Specific Plan are silent on a particular topic, the
RM-3 Zone shall apply.
Residential Medium (R-M)
Residential Medium development areas are intended
to provide for quality, well-designed multifamily
living environments, as either condominiums or
apartments, near transit and other services. These
development areas allow for a variety of housing
types, including townhomes, courtyard housing, and
stacked flats. Residential development is permitted
at a density of up to 36 dwelling units per acre. The
underlying Anaheim Municipal Code base zone is
the “RM-4” Multiple Family Residential Zone. If the
standards in this Specific Plan are silent on a particular
topic, the RM-4 Zone shall apply.
Mixed-Use Medium (MU-M)
Mixed-Use Medium development areas are intended
to allow flexibility in zoning for parcels that could
transition from strip commercial uses to residential
or a mix of residential, commercial, and office
development. The designation would allow residential
in either a standalone or mixed-use configuration at
a density of up to 36 dwelling units per acre. A mix
of commercial uses would continue to allow for a
range of community-serving retail, office, and service
commercial uses. The non-residential component of
mixed-use development is permitted at a maximum
floor area ratio of 0.35. The underlying Anaheim
Municipal Code base zone is the “MU” Mixed Use
Overlay Zone. If the standards in this Specific Plan are
silent on a particular topic, the MU Overlay Zone shall
apply.

52 | THE PLAN

Mixed-Use High (MU-H)
Mixed-Use High development areas are intended to
allow a mix of uses including residential, commercial,
services, hotel, and professional office uses in a highquality environment. The focus of this designation
is on creating a pedestrian-friendly environment,
including increased connectivity and community
gathering spaces. Uses and activities are designed
together in an integrated fashion to create a dynamic
urban environment. Continuous commercial street
frontage on the first and, perhaps, second floors,
supported by residential and/or office uses above,
is the typical pattern of vertically mixed land use.
Uses may also be mixed in a horizontal or multi-use
pattern. Stand-alone uses within a multi-use project
need to be integrated into an overall project design
and connected to other adjoining uses by plazas,
promenades, and landscaped corridors, and should
include common architectural themes and signage.
Typical residential uses could include stacked flats,
live-work units, townhouses, and artist-style lofts.
Residential development in these areas emphasizes
quality and offers a variety of amenities. The
residential component of mixed-use development
is permitted at a density of up to 60 dwelling units
per acre. The non-residential component of mixeduse development is permitted at a maximum floor
area ratio of 0.35. The underlying Anaheim Municipal
Code base zone is the “MU” Mixed Use Overlay Zone.
If the standards in this Specific Plan are silent on a
particular topic, the MU Overlay Zone shall apply.
Neighborhood Commercial (N-C)
Neighborhood Commercial development areas are
intended to provide for the daily shopping, dining,
and service commercial needs of the surrounding
neighborhoods. Allowed uses include retail and
services such as grocery stores, specialty shops, small
retail stores, hair salons, dry cleaners, restaurants,
and coffee houses. Projects should be designed
to encourage pedestrian use by providing good
connectivity within and to the site, with buildings
clustered and close to the street. Additionally,
projects should be compatible in scale and design
with adjacent residential areas. Development is
permitted at a maximum floor area ratio of 0.35. The
underlying Anaheim Municipal Code base zone for is
the “C-NC” Neighborhood Center Commercial Zone.
If the standards in this Specific Plan are silent on a
particular topic, the C-NC Zone shall apply.

4
Regional Commercial (R-C)
The Regional Commercial is intended to serve a larger
market area than Neighborhood Commercial areas.
Given the regional nature of the Beach Boulevard
corridor and the tourism market to the north in Buena
Park, this development area allows for large-scale
commercial uses, specialty stores and restaurants,
a theater, home goods stores, entertainment,
commercial recreation, and hospitality uses that
serve a broad area. Projects should be designed
to encourage pedestrian use by providing good
connectivity within and to the site, with buildings
clustered and close to the street. Development is
permitted at a maximum floor area ratio of 0.35. The
underlying Anaheim Municipal Code base zone is the
“C-R” Regional Commercial. If the standards in this
Specific Plan are silent on a particular topic, the C-R
Zone shall apply.

Homes in the Anacapa neighborhood were built along Beach Boulevard
across from the Westgate site in 2006. This neighborhood is located in
the Residential Low-Medium Development Area.

Office (O)
The Office development area is intended to allow
a variety of small-scale office uses, including legal
services, insurance services, real estate, and medical
or dental offices and other support services. The
underlying Anaheim Municipal Code base zone is the
“O-L” Office Low Zone. If the standards in this Specific
Plan are silent on a particular topic, the O-L Zone shall
apply.
Semi-Public (P)
The Semi-Public development area is intended to
accommodate hospital, nursing home, assisted
living facilities, as well as medical related uses in a
clustered activity center to support the health care
needs of West Anaheim and the surrounding area.
The underlying Anaheim Municipal Code base zone
is the “SP” Semi-Public Zone. If the standards in this
Specific Plan are silent on a particular topic, the SP
Zone shall apply.
Public Recreational (P-R)
The Public Recreational development area is intended
to provide active and passive public park and open
space, areas including Twila Reid and Schweitzer
Parks, as well as public facilities such as the West
Anaheim Youth Center. These areas also include
ancillary public buildings and facilities, such as a fire
station and small recreation buildings. The underlying
Anaheim Municipal Code base zone is the “PR” Public
Recreational Zone. If the standards in this Specific
Plan are silent on a particular topic, the PR Zone shall
apply.

The West Anaheim Youth Center provides youth oriented programs
including sports, after school care, and seasonal activities. The youth
center is located in the Public-Recreational Development Area.

The West Anaheim Hospital is 219 bed-acute care facility located at
the corner of Beach Boulevard and Orange Avenue in the Semi-Public
Development Area.
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4.2.2 Maximum Allowable Development
Table 4-1, Development Area Statistical Summary, summarizes the maximum distribution of development
potential by development area.

TABLE 4-1 DEVELOPMENT AREA STATISTICAL SUMMARY
DEVELOPMENT AREAS

ACRES

DWELLING UNITS

NON-RESIDENTIAL SQ. FT. 1

Residential Low-Medium

44.8

806

-

Residential Medium

49.4

1,778

-

Mixed-Use Medium

16.8

605

210,575

Mixed-Use High

32.3

1,938

492,446

Neighborhood Commercial

22.6

-

344,560

Regional Commercial

27.4

-

380,000

Office

2.2

-

47,916

Public-Recreational

27.9

-

121,532

13.6

-

592,416

Water-Flood Control

4.2

-

-

ROW

41.6

-

-

282.8

5,128

2,189,445

Semi-Public
2

2

TOTAL

3

Sources: City of Anaheim and PlaceWorks, 2018.
Notes:
1. This statistical summary includes the square footage for motels.
2. These land uses are not considered Development Areas but have been included in the statistical summary to account for all acreage within the
Specific Plan boundary.
3. The summary provided above is based on reasonable assumption of future development. Individual projects will be reviewed on a case-by-case
basis during the Site Plan Review process.
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Figure 4-1 Development Areas

City of Buena Park

WESTERN AVE

LINCOLN AVE

DALE AVE

BROADWAY

Development Areas
Residential Low-Medium
Residential Medium
Mixed-Use Medium
Mixed-Use High
Neighborhood Commercial
Regional Commercial
Office
Public-Recreational
Semi-Public
Water
Right of Way
Specific Plan Area
City Boundary

BALL RD

500

Feet
1,000

BEAC H BLVD

0

City of Stanton

ORANGE AVE

Source: PlaceWorks and City of Anaheim, 2017
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4.2.3 Areas of Change

Figure 4-2 Areas Likely to Change

The majority of changes along Beach Boulevard
are expected to occur in the Regional Commercial,
Neighborhood Commercial, Mixed-Use, and
Residential Medium Development Areas adjacent
to Beach Boulevard. Properties identified on Figure
4-2, Areas Likely to Change, have been identified
due to several factors including identification of
underperfoming uses, opportunities for development
on vacant land, and flexibility under new zoning as
provided by this Specific Plan. The Westgate and
Silver Moon sites as previously discussed in Chapter
3, Context, and below have the greatest potential for
near-term development.

LINCOLN AVE

Motel Sites
Many of the existing motel properties are also
opportunities for redevelopment. A 2016 study of the
area motels was conducted by Bay Area Economics
(BAE). The study found that the area has demand for
458 hotel rooms, approximately half the number of
rooms currently available along the corridor. Based
on the findings of that study several of these parcels
have been designated as Mixed-Use or Residential
Medium Development Areas.
Mixed-Use Areas
The Mixed-Use Development Areas at the corners of
Beach Boulevard and Lincoln Avenue are expected to
revitalize the corridor. New projects in these areas
are expected to be of high quality and designed to
integrate well with existing surrounding uses and
development. Figure 4-3, Illustrative for the Corner of
Beach Boulevard and Lincoln Avenue, depicts a view
of the east corners of this intersection if these sites
were to redevelop under the development standards
of Appendix A of this Specific Plan and AMC Section
18.122. More concepts for possible redevelopment
opportunities along Beach Boulevard are discussed in
Section 4.3, Corridor Design Concepts, below.

ORANGE AVE

BALL RD

Westgate
Since the site is vacant and City-owned. Westgate is
likely to be built during implementation of this Specific
Plan. As discussed in Chapter 3, Context, tentative
plans for the area include an approximately 250,000
square foot retail center designed around a main
street paseo concept. A portion of the site could also
Source: City of Anaheim, 2017
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Figure 4-3 Illustrative Perspective for the Conceptual Development of the East Corners of Beach Boulevard
and Lincoln Avenue
Event Plaza

Enhanced Pedestrian Experience

Housing Opportunity

Pedestrian Crossing with Traffic Calming Design

Connection to Beach Boulevard

Main Stree Paseo

Former Disney Sunshine
Plaza Feature
This drawing illustrates conceptual development opportunities for
the Westgate site and parcels adjacent to the former Silver Moon site
at the corner of Lincoln Avenue and Beach Boulevard. Commercial
and residential uses are located close to Beach Boulevard with strong
pedestrian connections, new open space, ample sidewalks for outdoor
dining, new street trees and landscaping, and careful attention to building
design will create an improved experience for residents, employees, and
visitors who frequent Beach Boulevard.
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4
be considered for mixed-use development, activating
the Lincoln Avenue street frontage with residential
uses. At approximately 25-acres this area is expected
to serve the local neighborhoods, draw tourists from
the Buena Park Entertainment Zone, and would also
be large enough to draw regional retail shoppers.

Figure 4-4 Illustrative Revitalization Concepts for the Beach

Boulevard Specific Plan Area

Revitalization of Residential Development Areas
While the existing single family, mobile home, and
fourplex neighborhoods within the BBSP area are
not expected to change land use, some of the older
neighborhoods could greatly benefit from relatively
low cost public realm improvements as well as
attention to how future development next to these
neighborhoods is designed. There are opportunities
for these areas to enhance landscaping, make façade
improvements, and in general add character to the
existing homes and neighborhoods of the corridor.
Figure 4-4, Illustrative Revitalization Concepts for the
Beach Boulevard Specific Plan Area, depict possible
improvements to the Laxore Neighborhood located
east of the West Anaheim Youth Center.
Revitalization of Neighborhood
Development Areas

Enhanced Pedestrian Crossing

Ideas for Adding Shade

Community Inspired Mural

New Landscaping

Private Property Investment

Playful Elements to Build Community Character

Residential Alley Improvements

Seating and Gathering Places

Commercial

There are also several neighborhood commercial
shopping centers at the intersection of Beach
Boulevard and Ball Road that will remain zoned for
commercial uses. One parcel has recently been
redeveloped–the former Lindy Motel is now a car
wash. Given the age, condition, and current vacancies
at the remaining commercial centers, the BBSP
includes development and design standards that guide
either future revitalization or new development at
these locations. Requirements include: incorporating
outdoor spaces and amenities, such as plazas, shade
and eating areas; new buildings along the front of the
property; improved pedestrian pathways; and other
design requirements. A concept of a revitalized center
at the southeast corner of Beach Boulevard and Ball
Road is shown in Figure 4-5, Illustrative Perspective
for the Corner of Beach Boulevard and Ball Road.
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Commercial & Mixed-Use
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Figure 4-5 Illustrative Perspective for Conceptual Development of the Southeast
Corner of Beach Boulevard and Ball Road

Facade Renovation of Existing Buildings

Clock Tower to add Architectural Focal Point
Enhanced Street Furniture

Covered Pedestrian Shade Structure

New Retail Building Designed to Create
Community Gathering Space
This conceptual development drawing illustrates opportunities for the
Neighborhood Commercial Development Area at the southeast corner of
Ball Road and Beach Boulevard. Neighborhood serving commercial uses
could be revitalized with a new site design that incorporates open space,
outdoor dining, new landscaping, and better pedestrian connections.
This type of shopping experience was often described by the community
throughout the outreach phase of the process—especially emphasized by
high school students who want spaces to meet up with friends.
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Beach Boulevard Branding
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4.3

CORRIDOR DESIGN CONCEPTS

The urban design concepts for the BBSP are a
reflection of what is important to the community
in terms of new types of development, the design
of buildings and how they interact with the street
and adjacent uses, the design of outdoor spaces
for people, as well as streetscape enhancements to
improve the overall image of the area. Illustratives
are used throughout this section as a visual aide,
the drawings are conceptual and an interpretation
of possible development within the requirements of
this Plan, they do not represent a specific project or
development proposal.

Figure 4-7 Illustrative Perspective for Conceptual
Development of the Southwest Corner of Beach
Boulevard and Orange Avenue

Reuse of Parking Structure
Private Open Space

Corner Enhancement with Outdoor Plaza

4.3.1 Mixed-Use Nodes
A key tenant of the Beach Boulevard Specific Plan
is the provision of new mixed-use districts which
support and encourage the integration of residential
and commercial uses within a single project or site.
These new mixed-use development areas have
ready access to major roadways and public transit,
and will increase the opportunity for both on-site
residents and residents in the area to live, shop, and
recreate without having to use their vehicles. Both
the Mixed-Use High and the Mixed-Use Medium
offer flexibility in terms of the ultimate configuration
of residential, commercial, office, and other uses
on a site, with the intention of creating a more
dynamic urban environment at key nodes along the
boulevard. New projects in these areas are expected
to be of high quality and designed to integrate well
with existing surrounding uses and development.
The development and design standards (Appendix
A of this document and AMC 18.122) address the
essential elements for creating vibrant places within
these development sites, including orientation
towards the street, outdoor dining and plazas, corner
gateways and promenades, the siting of buildings and
parking areas, and internal pedestrian connectivity.
In addition, the design standards address heights and
setbacks of buildings when adjacent to single-family
neighborhoods, and the design of building facades to
property distinguish residential from non-residential
uses.

New Ground Floor Retail

Streetscape Improvements

The southwest corner of Beach Boulevard and Orange Avenue presents an opportunity for mixed-use
development within the Mixed-Use High Development Area. The existing parking structure at this
location could be re-purposed with ground floor retail use to support an adjacent mixed-use building
possibly providing housing over other retail and service oriented uses.
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4.3.2 Relationship of Buildings to the Street
Building placement and orientation have an impact
on the way people experience a place – both on
foot and in a car. Visually interesting buildings that
are oriented to the street activate a corridor and
contribute to the vibrancy of the area. Locating
parking behind buildings, placing buildings closer to
the public street edge, and integrating outdoor spaces
that are safe and welcoming are key design elements
that are addressed in the development and design
standards (Appendix A of this document and AMC
18.122). In addition, the design of a building’s ground
floor entrance or façade, plus the landscape and
hardscape setback areas determine if it is pedestrianfriendly, offers privacy and security where needed,
and sets a quality image for the corridor. The intent of
establishing design standards for ground floors facing
the street is to ensure that the transition between
the proposed development and the public realm is
consistent with the Specific Plan’s vision for creating
a safer, pedestrian-friendly environment.

Figure 4-8 Illustrative Perspective for Conceptual
Development of the West Side of Beach Boulevard
between Orange Avenue and Ball Road
Variety of Architectural Features, Colors and Materials
Individual Rowhouse Units Fronting Street

Improved Streetscape with Landscaping and Branding Elements
Variety of Densities to Add
Interest Along Streetscape

"Stoop" Designed for Privacy while Still
Providing Direct Access to the Street

New mid-block housing could be developed within the Residential
Medium Development Area. Buildings within this designation should
front the street and provide visual relief through a variety of frontage
types and use of color.
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Building Frontages
Building frontages—the portion of the building facing
the primary street—have been categorized by type in
this Plan to address the design elements that area
are appropriate for a building's ground floor front
facade. The street frontage environment includes
any yard or setback area that extends to the street.
It is an important element of urban design because
it is the way a building engages the public realm.
The arrangement and design of building frontages
largely determines the character of the area and
the quality of the pedestrian environment. At the
ground floor, the frontage is typically the primary
access point into a building and consequently visually
reinforces a building's "human scale". The frontage
types described and depicted on the following pages
are appropriate for Beach Boulevard, Lincoln Avenue,
Orange Avenue, and Ball Road.
This section is technical because it is intended to be
used by property owners and developers to guide
discussions with their architects and design team
when planning a new project or updating an existing
façade. Photos and conceptual renderings are
provided for additional context.

BUILDING FRONTAGE
The portion of the building facing the primary
street.
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A. SHOPFRONT FRONTAGE
DESCRIPTION
A shopfront is a frontage wherein the building façade and
entrance are at sidewalk grade and close to the pedestrian
zone. Shopfronts include large areas of transparent openings
and doors and are commonly equipped with cantilevered roofs
or awnings. Shopfronts typically provide access directly from
sidewalks and are oriented to display ground-level commercial
uses.
This frontage type is typically used for commercial use. This
frontage type can be used in conjunction with terrace, and or
forecourt to create a more engaging street.

4
B. FORECOURT FRONTAGE
DESCRIPTION
A forecourt is a frontage wherein a portion of the building
façade is recessed from the primary building façade. The
forecourt may be used as an entry court and open space for
residential uses, or as additional shopping or seating areas
for commercial uses. Forecourts with large trees and lush
landscaping offer visual and environmental variety to the
urban streetscape.
This frontage type is appropriate for either residential and/
or commercial uses. A combination of both uses can be
achieved by using the forecourt as a residential entrance while
commercial uses occupy street adjacent building space. This
type can be used in conjunction with shopfronts and stoops as
a transition into residential frontage.

C. STOOP FRONTAGE
DESCRIPTION
A stoop is a frontage wherein the building façade is separated
from the street, paseo, or open space, by an entrance to the
elevated groundfloor of the building. The entrance is usually
an exterior stair and landing and may be covered.
This frontage type is recommended for ground-floor residential
uses to facilitate a transition and to provide separation
between an active public street and a private residence.
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E. TERRACE FRONTAGE

F. PORCH FRONTAGE

DESCRIPTION

DESCRIPTION

A terrace is a frontage where the building façade is set back
from the street, paseo, or open space, by an elevated open
area that is paved or planted. This frontage type can effectively
buffer building uses from the sidewalk.

Porch frontage is a common frontage where the facade is set
back from the right of way and a porch is appended to the
façade, encroaching into the front yard. This frontage type is
primarily associated with single family houses, but used with
other building types depending on the context in all cases.
Porches typically have a fence defining the area of the porch
as well as an overhang or overhead coverage.

This type is recommended for residential and commercial use
as it allows for semi-private use of frontage areas.

A fence or wall at the property line would not be used to
define the private space where porches are provided.
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4.3.3 Beach Boulevard Re-Design
Beach Boulevard is a street of regional and local
importance. As a State Highway and an eight-lane,
high-capacity facility, it provides a direct connection
to multiple freeways, as well as the beach. It is also the
north-south spine for local traffic traveling to nearby
cities for work, school or shopping. This section
explores ways to improve the boulevard so that it is
more attractive, draws new development, as well as
provide a safer and more pleasant environment to
walk and bike.
The City is considering relinquishment of the Beach
Boulevard right-of-way from Caltrans so that the City
would have control over all improvements within
the right-of-way, including sidewalks, landscaping,
medians, driveway access, pedestrian crossings, and
any necessary lane improvements to accommodate
traffic. This transfer process has already occurred for
the segment of Beach Boulevard in the City of Buena
Park. The relinquishment process can take anywhere
between 24 and 36-months.

Regardless of the outcome of the relinquishment
decision, landscape improvements will be
incorporated along Beach Boulevard to create a
unique identity – different from other arterials in the
City and other segments of this road to the north
and south. However, the City would have greater
control over the timing and choice of streetscape
enhancements if the City assumes ownership of the
roadway. The community expressed a desire for a
tree palette that provided color, shade, and seasonal
changes. They also wanted a palette that could easily
be integrated with the landscaping of commercial,
office and residential uses along the boulevard.
The existing sidewalk ranges from 5 to 10 feet, with
an occasional street tree adjacent to the curb. The
redesign of this pedestrian zone will include a planted
landscape buffer behind the curb to separate cars
and pedestrians and create a continuous landscape
edge adjacent to the travel lanes. At the back of
the sidewalk, street trees will be planted, which
will provide color and shade for pedestrians. The
existing median and turn lane, which ranges in width
from 3.5 to 18 feet will remain, and will also include
landscaping. Figure 4-9 below, illustrates this new
typical cross-section along Beach Boulevard.

Figure 4-9 Proposed Street Cross Section - Beach Boulevard
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4
4.3.4 Planting Palette
The selection of future street trees for Beach Boulevard
is an essential element in establishing a revitalized and
unique identity for West Anaheim. A tree palette was
developed with the Community Advisory Committee
through the careful selection of trees which respond
to the available planting area and are consistent with
the City’s approved plant and tree palette. The dynamic
nature of the street frontage allows for an alternating
species pattern and planting sequence.

Figure 4-10 Conceptual Planting Plan Pattern

3' Landscape Easement
or Dedication
Plant Trees 30' on
Center at Back of
Sidewalk

Existing Median,
Planting to Remain

Plant Trees 10' on Center
from Driveways, Utility
Poles, and Street Lights

The design concept for the tree planting plan is to
provide a sense of rhythm through the repetition and
alternation of two primary visual cues - color and size.
The use of trees with small growth habits responds to
the pedestrian scale of the environment in contrast to
the larger canopy trees. Rhythm is also represented in
the passing of time, as witnessed through the changing
of seasons. Seasonal variation is visible through falling of
leaves, new growth, changing foliage colors, and bright
blooming flowers. A typical planting plan is shown in
Figure 4-10, Planting Plan Pattern. The depicted typical
planting plan is considered conceptual. All as-built
planting plans along Beach Boulevard will be reviewed
for line-of-sight concerns and are subject to approval by
the Public Works Department.
The magenta-red pattern of the tree palette marks the
passing of time through its seasonal displays of color.
The Western Redbud announces the arrival of spring
with its exhibition of light to deep magenta, while the
New Zealand Christmas Tree exhibit a brilliant red color
during the late spring and summer months. Visual
interest is created not only with dramatic colors but also
interesting branching patterns. The deciduous Western
Redbud will provide a display of fall color during the
autumn months before losing its leaves. With proper
pruning, the branch structures of these specimens will
create a striking view along the Corridor.
Western Redbud adds visual interest with their magenta pink to reddish
purple blooms. These delicate blossoms flower in the spring, before the
tree will leaf out. During the fall to winter months the autumn display of
color consists of bright yellows turning to red and finally brown.
New Zealand Christmas Tree is an evergreen and will provide lasting
dark green color throughout the year. During spring and carrying into
summer the showy red flowers will provide visual interest.
Water Gum Tree also provides lasting yearlong color with its evergreen
canopy. The leaf color is a medium green providing some contrast from
the other street trees. During spring and carrying into the summer
small yellow flowers develop at the base of the leaves, creating a lighter
colored canopy.
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Centerline
3' Parkway
5' Sidewalk

Drought Tolerant Grasses
and Groundcover Should be
Planted within the Parkway and
Dedication/Easement Space

NOTES:
Water Gums should be the primary street tree.
Entries shall be flanked by one New Zealand Christmas Tree on each side, a Western Redbud will be placed between
the New Zealand Christmas Tree and Primary tree. If entry spacing only allows for one tree the N.C.T shall be used.
All Trees will be planted behind the sidewalk at 30’ on center.
All trees are at least 25’ away from intersections.
All trees are at least 10’ away from driveway, utility poles and street lights.
Shrubs, drought tolerant grasses and groundcovers will be planted along parkway and easement.
*The exact location of street trees will be determined based on driveway locations and sight-line distance requirements.
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TABLE 4-2 TREE AND PLANT PALETTE
TREES

MARINA STRAWBERRY
TREE

Arbutus 'Marina'
Height: 20-40 ft
Spread: 20-30 ft
Type: Evergreen
Water Use: Low
Flower Color: Pink

FOREST PANSY REDBUD

Cercis canadensis 'Forest
Pansy'
Height: 20 ft
Spread: 25 ft
Type: Deciduous
Water Use: Low
Flower Color: Pink

BLUE MEDITERRANEAN
FAN PALM

Chamaerops humilis' cerifera'
Height: 8-12 ft
Spread: 10-15 ft
Type: Palm
Water Use: Low
Flower Color: N/A

CREPE MYRTLE

Lagerstroemia indica
Height: 25-30 ft
Spread: 15-25 ft
Type: Deciduous
Water Use: Moderate
Flower Color: Pink Yarrow,
Niagara, Red, White
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LEMON BOTTLEBRUSH

Callistemon citrinus

Height: 20-25 ft
Spread: 10-12 ft
Type: Evergreen
Water Use: Moderate
Flower Color: Red

WESTERN REDBUD

Cercis occidentalis

Height: 20 ft
Spread: 10-20 ft
Type: Deciduous
Water Use: Low
Flower Color: Magenta

TOYON

Heteromeles arbutifolia
Height: 20 ft
Spread: 10-20 ft
Type: Evergreen
Water Use: Low
Flower Color: Red

CATALINA IRONWOOD

Lyonothamnus floribundus
ssp. aspleniifolius
Height: 20-30 ft
Weight: 15-20 ft
Type: Evergreen
Water Use: Low
Flower Color: White

4
TABLE 4-2 TREE AND PLANT PALETTE
TREES (CONTINUED)

NEW ZEALAND
CHRISTMAS TREE

Metrosideros tomentosa
Height: 20-30 ft
Spread: 10-15 ft
Type: Evergreen
Water Use: Low
Flower Color: Red

FERN PINE

Podocarpus gracilior
Height: 20-35 ft
Spread: 10-20 ft
Type: Evergreen
Water Use: Low
Flower Color: Insignificant
flowers

TORREY PINE

Pinus torreyana

Height: 25-75 ft
Spread: 25-50 ft
Type: Evergreen
Water Use: Very Low
Flower Color: N/A

MAJESTIC BEAUTY®
INDIAN HAWTHORN

Rhaphiolepis x 'Montic'
Height: 15-25 ft
Spread: 8-10 ft
Type: Evergreen
Water Use: Low
Flower Color: Pink

WATER GUM

Tristaniopsis laurina
Height: 25-40 ft
Weight: 10-20 ft
Type: Evergreen
Water Use: Moderate
Flower Color: Yellow
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TABLE 4-2 TREE AND PLANT PALETTE
SHRUBS AND GROUNDCOVER

LITTLE RIVER WATTLE

Acacia cognata Cousin Itt
Heiht: 2-3 ft
Spread: 4-6 ft
Type: Shrub
Water Use: Low
Flower Color: Pale Yellow

DWARF DAYLILY

Callistemon 'little john'
Heiht: 3-5 ft
Spread: 4-6 ft
Type: Shrub
Water Use: Low
Flower Color: Red

GOOSEBERRY

Hemerocallis hybrid

Ribes Spp.

Height: 1-2 in
Weight: 1-2 ft
Type: Perennial
Water Use: Moderate
Flower Color: Varies

Height: 4-6 ft
Spread: 4-6 ft
Type: Shrub
Water Use: Low
Flower Color: Varies

COMPACT NATAL PLUM

Carissa macrocarpa
'Boxwood Beauty'

Height: 2 ft
Spread: 2 ft
Type: Shrub
Water Use: Low-Moderate
Flower Color: White

SANTA CRUZ
PYRACANTHA
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LITTLE JOHN DWARF
BOTTLEBRUSH

NEW GOLD LANTANA

Lantana x 'New Gold'
Height: 12-15 in
Spread: 12-24 in
Type: Perennial
Water Use: Low
Flower Color: Yellow

NATAL PLUM 'GREEN
CARPET'

Pyracantha koidzumii 'Santa
Cruz'

Carissa macrocarpa ‘Green
Carpet’

Height: 5 ft
Spread: 2-3 ft
Type: Shrub / Groundcover
Water Use: Moderate
Flower Color: White

Height: 12-15 in
Weight: 4-5 ft
Type: Shrub / Groundcover
Water Use: Low
Flower Color: White

4
TABLE 4-2 TREE AND PLANT PALETTE
SHRUBS AND GROUNDCOVER (CONTINUED)

BALLERINA INDIAN
HAWTHORN

Rhaphiolepis indica
'Ballerina'

BLUE SAGE

Salvia clevelandii
Height: 4-5 ft
Spread: 4-5 ft
Type: Shrub
Water Use: Low
Flower Color: Blue Violet

Height: 2-3 ft
Spread: 2-3 ft
Type: Shrub
Water Use: Low
Flower Color: Pink

HUMMINGBIRD SAGE

COAST ROSEMARY

Salvia spathacea

Westringia fruticosa

Height: 1-2 ft
Spread: 4-5 ft
Type: Perennial
Water Use: Low
Flower Color: Rose Pink

Height: 4-6 ft
Spread: 6-12 ft
Type: Shrub
Water Use: Low
Flower Color: White

SUCCULENTS

GREEN AEONIUM

CROWN OF THORNS

Aeonium 'Mint Saucer'

Euphorbia milii

Height: 2-3 ft
Spread: 1-2 ft
Type: Succulent
Water Use: Low
Flower Color: Yellow

Height: 3-6 ft
Spread: 2-3 ft
Type: Succulent
Water Use: Low
Flower Color: Varies

BLUE ELF ALOE

CHALK LIVEFOREVER

Aloe 'Blue Elf'

Dudleya pulverulenta

Height: 1-2 ft
Spread: 1-2 ft
Type: Succulent
Water Use: Low
Flower Color: Orange

Height: 1-2 ft
Spread: 1-2 ft
Type: Succulent
Water Use: Low
Flower Color: Red
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TABLE 4-2 TREE AND PLANT PALETTE
SUCCULENTS (CONTINUED)

CHAPARRAL YUCCA,
OUR LORD'S CANDLE

Hesperoyucca whipplei
Height: 2-3 ft
Spread: 3-4 ft
Type: Succulent
Water Use: Low
Flower Color: White

ELEPHANT'S FOOD

Portulacaria afra

Height: 8-12 ft
Spread: 4-6 ft
Type: Succulent
Water Use: Low
Flower Color: Lavender

GRASSES AND GRASS-LIKE

PACIFIC REEDGRASS

Carex divulsa

Heiht: 2-3 ft
Spread: 4 ft
Type: Grass
Water Use: Moderate - High
Flower Color: Tan

Heiht: 1-2 ft
Spread: 1-2 ft
Type: Grass-Like
Water Use: Moderate
Flower Color: Brown

BLUE FLAX LILY

WHITE STRIPED
TASMAN FLAX LILY

Dianella caerulea 'Cassa
Blue'
Heiht: 1-2 ft
Spread: 1 ft
Type: Grass-Like
Water Use: Low
Flower Color: Light Blue

LITTLE REV FLAX LILY

78 | THE PLAN

BERKELEY SEDGE

Calamagrostis nutkaensis

Dianella tasmanica
'Variegata'

Heiht: 1-2 ft
Spread: 1 ft
Type: Grass-Like
Water Use: Moderate
Flower Color: Blue

CALIFORNIA FESCUE

Dianella revoluta Little Rev

Festuca californica

Heiht: 2-4 in
Weight: 1-2 ft
Type: Grass-Like
Water Use: Low
Flower Color: Blue Violet

Heiht: 2-3 ft
Spread: 1-2 ft
Type: Grass
Water Use: Low
Flower Color: Yellow

4
TABLE 4-2 TREE AND PLANT PALETTE
GRASSES AND GRASS-LIKE (CONTINUED)

COMMON RUSH

GIANT WILD RYE

Juncus effusus

Leymus condensatus

Heiht: 2-4 ft
Spread: 2-4 ft
Type: Grass-Like
Water Use: Moderate
Flower Color: Yellow

Heiht: 2-3 ft
Spread: 1-2 ft
Type: Grass
Water Use: Low
Flower Color: Golden Wheat

DEER GRASS

ATLAS FESCUE

Muhlenbergia rigens

Festuca mairei

Heiht: 4-5 ft
Weight: 4-6 ft
Type: Grass
Water Use: Low
Flower Color: Silver

Heiht: 2-3 ft
Spread: 2-3 ft
Type: Grass
Water Use: Low
Flower Color: White

ELIJAH BLUE FESCUE

Festuca glauca 'Elijah Blue'
Heiht: 1 ft
Spread: 1-2 ft
Type: Grass
Water Use: Low
Flower Color: Golden
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The landscaping within existing medians is in excellent
condition. It is anticipated that the existing median
configuration and planting will remain. Plants and trees
that need to be replaced overtime should be selected
from the tree and plant palette, Table 4-2.

35

33
33

The existing median plantings are in excellent condition and are expected
to remain along Beach Boulevard.

35

Special accommodations may need to be made to allow
tree growth while still maintaining sufficient space for
sidewalks and buildings. It is recommended that street
trees be planted in Silva Cells where appropriate.
To ensure that this concept is feasible along Beach
Boulevard, the City should consider implementing a
pilot program to test this type of system. These grid-like
structures prevent soil compaction, allowing for greater
root growth and improving tree health and lifespan.
The highly pervious layer of soil beneath the trees
also improves stormwater management by absorbing
runoff.
The shrub and ground cover palette has been
selected from the City’s Drought Tolerant Plant List to
complement the magenta-red street tree pattern. The
tree and plant list is provided in Table 4-2, Tree and
Palette.

34

36

34

36
The median trees and groundcover complement the plant palette
identified in this Specific Plan.
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4.3.5 Recent Caltrans Enhancements
Caltrans has also completed a few enhancement and
safety projects along Beach Boulevard. A new traffic
signal and pedestrian crossing have been completed
at Stonybrook Drive and Beach Boulevard. Median
enhancements and a fence have also been completed
on Beach Boulevard between Lynrose Drive and
Stoneybrook Drive. Section 4.6, Mobility, further
discusses pedestrian enhancements along the corridor.

4
4.3.6 Undergrounding Utilities and
Improving Street Lights
Another important aspect of improving Beach
Boulevard is addressing the overhead electric, phone,
cable TV and internet service lines, poles, and guywires that transverse much of the street. The utility
poles that run along Beach Boulevard are jointly
owned by Southern California Edison (SCE), the City
of Anaheim, and telecommunication companies. The
undergrounding of these utilities will improve electric
system reliability for the area, and allows for other
aesthetic improvements to the corridor. The Beach
Boulevard undergrounding project was approved by
City Council in July of 2017 as part of the Underground
Conversion Program's 5-Year Plan. The City will
coordinate with SCE and the telecommunication
companies on a joint project to underground all
overhead utilities. SCE also owns 66,000 volt lines
that run along Ball Road and turn south on Beach
Boulevard to the City limit, and will remain overhead.
The current funding set aside for undergrounding SCE
lines includes their distribution lines (12,000 volts and
below). Should additional funding become available,
the City will review additional roadways where
SCE lines pass through. As part of the underground
conversion project, the City will install new light poles
that include new LED luminaries for increased visibility
along the public right-of-way. The conceptual design
for the street lights is shown here.

The existing location of utility poles along Beach Boulevard impedes
pedestrian and bicycle mobility.

New LED street lights increase visibility for pedestrian and vehicular
traffic.
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4.3.7 Branding the Boulevard
During the preparation of the Beach Boulevard Specific
Plan, the Mayor of Anaheim initiated a separate
effort to consider a corridor-wide rebranding effort
that would involve all the cities along the boulevard
in Orange County. This effort is known as the “Beach
Boulevard Coalition” and includes the cities of La
Habra, La Mirada, Buena Park, Anaheim, Stanton,
Westminster, Garden Grove, and Huntington Beach.
Representatives from each of the cities met regularly
to develop some common streetscape elements that
could be used to elevate the image and historical
importance of this corridor in Orange County.

An event such as a Ciclavia day could be a launch event for the Beach
Boulevard rebranding that becomes an annual event. Above: Santa Ana
Cilavia, 2014. Photo Credit: PlaceWorks
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The rebranding effort has resulted in the conceptual
design of new signage, banners, mile-markers, and
potential intersection treatments that can be located
throughout the 20-mile roadway. In addition to
identifying the number of miles to the beach, the
mile-markers could also contain points of interest
information related to destinations in each City. These
rebranding elements will continue to be refined by
the committee and then implemented by individual
jurisdictions. It is possible that the fabrication of
certain signs and mile-markers could be done inhouse by one or two jurisdictions, to keep costs down.
Along with the rebranding effort, the committee is
considering annual events, such as a marathon or
bike festival, to draw attention to an area that is the
focus of revitalization efforts by each city. Additional
economic development efforts tied to branding are
further discussed in Chapter 5, Administration and
Implementation.

4
Figure 4-11 Proposed Branding for Beach Boulevard

Bus Wraps

Merchandise

Themed Signage

Median Signage

Bus Shelter Signage

MILE MARKERS

Intersection Identity
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4

Outdoor places, or people places, are spaces that
extend the indoor environment to the outdoors.
They are essential components of placemaking – and
contribute significantly to the character and activity
level of a place. These places are created through the
clustering of buildings and landscapes to define plazas,
courtyards, terraces, outdoor dining areas, roof top
gardens and recreation areas. For a busy arterial such
as Beach Boulevard, the location and design of these
outdoor spaces requires special attention. New open
space requirements, including design standards have
been created for each of the mixed-use, residential,
and commercial designations of the Specific Plan. The
basic design parameters include:
•

•
•
•
•

•
•

Shade protection, seating, lighting, and trash
receptacles. Shade can be provided through
umbrellas, awnings, trellises, and canopies
that are integrated into the building or over
open spaces.
Visual focus features, such as public art,
fountain, specimen tree, or recreation areas,
to serve as a focal point of the space.
Furniture and fixtures should complement
the architectural style of the project.
Connectivity to nearby public spaces via a
paseo or sidewalk.
Incorporating a corner landscape area,
courtyard, plaza, or terrace at any major
intersection to elevate the attractiveness
and use of the space.
Designing doors, windows and balconies to
open or look onto the outdoor space.
Using landscape treatments, such as vines,
lattice, or plants with vertical form to soften
walls surrounding the space.

Figure 4-12 illustrates the different types of outdoor
places that can be integrated with new development
along Beach Boulevard.
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Figure 4-12 Alternative Ways to Incorporate
Open Space in Future Development Projects
Additional development
capacity allows for mixed-use
configurations with structured
parking, creating space for a
variety of common open space
amenities for residents and
visitors

Publicly available open space
could be used to activate the
street with outdoor dining
and seating

BEACH BOULEVARD

4.3.8 Outdoor Places Along the Boulevard

This illustrative shows an
outdoor amphitheater; the
final plan for the Westgate
site is expected to include
a public open space area
which could be actively
programmed for West
Anaheim events

The sun icon, formerly part of
the wave fountain at California
Adventure's Sunshine Plaza,
was given to the City by the
Disney Corporation and could be
incorporated into the open space
design for the Westgate site

Existing gas
station

LINCOLN AVENUE

A pocket park tucked
into a new development
is an amenity for area
businesses and residents

The development standards
contain alternative ways to
design the corners of major
intersections

Potential rooftop
garden (private
open space)

Redevelopment at the
southeast corner is an
opportunity for vertical mixeduse development with housing
over retail and other service
uses
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4.4

PARKS AND RECREATION

Parks, recreation, and open space play an important
part in the overall quality of life for West Anaheim
residents, employees, and visitors. Three prominent
recreation facilities provide open space and outdoor
recreation opportunities for the area.

4.4.1
Newly restored fields provide a place for local organized sports groups to
practice and compete.

Existing Parks

Schweitzer and Twila Reid parks provide approximately
25 acres of open and recreational spaces within the
boundaries of the Beach Boulevard Specific Plan. Both
parks are adjacent to school facilities with additional
open space/ park acreage that is not included in this
Plan. Both parks are well appointed with amenities
that appeal to a variety of ages and activities.
Schweitzer Park
Located on the east side of the BBSP area, Schweitzer
Park is 11.5 acres of dedicated open space, 7 acres of
which are within the Specific Plan area. Designated as
a neighborhood park, amenities include a children's
play area, basketball court, picnic tables, restrooms,
a softball field and a recently completed skate facility.

New pickle ball courts are a popular amenity at Twila Reid Park.

Local events such as the WAND Western Barbeque are well attended by
residents and supported by area businesses.
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Twila Reid Park
Adjacent to Twila Reid Elementary School, this
community park is located on the west side of the
BBSP area. The park is 27.2 aces of which 18 acres
are within the Specific Plan area. A slew of amenities
ranging from a Kaboom! children's play area, disc
golf, horseshoe pits, lighted sports fields, picnic
shelters and tables, to a recreation center with
public restrooms have served the community since
1965. Two new amenities that appeal to seniors in
the area include shuffleboard and pickle ball. This
park hosts the annual West Anaheim Neighborhood
Development Council (WAND) Western Barbecue and
Holiday Tree Lighting event.

4
4.4.2 Park Improvements
While amenities such as the skate park and pickle
ball court were recently added to the parks noted
above, future improvements for both parks include
safety enhancements. The City's Community
Service's and Police departments are working
together to add cameras and lighting to both parks.
There are also several opportunities to integrate
sustainable infrastructure into these areas. Chapter
5, Administration and Implementation, describes the
actions to complete these improvements.

4.4.3 West Anaheim Youth Center
The West Anaheim Youth Center (WAYC) features an
approximately 10,000 square foot gymnasium with
a full size basket ball court, six half-courts, and two
volleyball courts. Other facility amenities include a
community room, dance/fitness room, computer lab,
two youth activity rooms, and two rooms dedicated
to teen programming. This facility is a partnership
between the City of Anaheim, Boys & Girls Clubs,
YMCA, and the Magnolia School District. Throughout
the community engagement phase of the project
several seniors requested programs and classes
geared toward their demographic and noted that
the WAYC may be a potential space to hold classes.
At this time there are no major changes expected for
the WAYC, however, sections 4.5 Sustainability and
4.8 Police and Fire, describe opportunities to expand
services on the WAYC property.

The new skate park at Schweitzer Park is a popular hang out spot for
West Anaheim youth.

The West Anaheim Youth Center hosted community workshops and the
Community Advisory Committee meetings for this Specific Plan.
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4.5

SUSTAINABILITY

Anaheim has always been an “early adopter” when
it comes to sustainability and green initiatives, as
demonstrated by the Anaheim Public Utilities (APU)
mission statement from the City’s GHG Reduction
Plan:
The [APU] is committed to reducing GHG emissions
by implementing not only the letter of state laws
and regulations, but also their spirit, in order
to make Anaheim more sustainable for future
generations while balancing the need to mitigate
customer rate impacts.
The following key sustainability opportunities were
identified for the BBSP in the GHG Reduction Plan,
from community feedback, and in meetings with the
City Planning and Public Utility departments. The
opportunities are organized by topic and described
below, accompanying sustainable implementation
actions are provided in Chapter 5, Administration and
Implementation.
High Quality Transit Areas
The areas along Beach Boulevard and Lincoln Avenue
are designated as High Quality Transit Areas (HQTAs)
by SCAG in the 2016-2040 Regional Transportation
Plan/SCS (RTP/SCS). They qualify as such, because
they are within one half-mile of transit stops that
are serviced at least every 15 minutes during peak
commuting hours, making them prime locations
for sustainable housing and employment growth.
Locating new housing and jobs in areas where frequent
transit options are available can significantly reduce
vehicle miles traveled (VMT) because convenient
access makes it easier for more people to use transit
for their daily commute instead of personal vehicles.
Increasing transit ridership, in turn, allows transit
operators to increase capacity and provide even
more frequent service to more areas.
Transit Priority Projects (TPP). As an incentive to
encourage the growth envisioned in and around High
Quality Transit Areas by the RTP/SCS, projects that
meet the requirements are eligible for a variety of
CEQA streamlining options. To meet requirements,
projects must, 1) be within ½ mile of an HQTA (which
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includes all of the BBSP area), 2) be consistent with the
SCS as determined by the City of Anaheim, 3) contain
at least 50 percent residential use, and 4) propose a
minimum of 20 dwelling units per acre.
Infill Development
The Beach Boulevard Specific Plan area contains
many existing buildings that are either obsolete or
underutilized. In addition, there are several vacant
parcels of land, ranging from .5 acres to 25 acres in
size. Together, these parcels represent significant infill
development opportunities. The intent of the Specific
Plan is to realign future land use and zoning for the
area based on existing and future market demand,
and to allow for intensification of residential and nonresidential uses in proximity to transit. The Specific
Plan also has an opportunity to draw from and tailor
the mixed-use zones that are applied elsewhere in the
City, to encourage a broader range of housing types
to meet demands in the area and support additional
community-serving commercial and retail uses.
Overall, the Specific Plan provides an opportunity
to implement many Transit Priority Projects up and
down Beach Boulevard.
Renewable Portfolio Standard “Installations”
There is an opportunity to increase the percentage of
renewables in the Anaheim’s power supply mix with
additional City-owned solar photovoltaic installations
in the BBSP area. Initial meetings with the APU
identified the following possible capital Renewable
Portfolio Standards (RPS) improvements which could
be implemented by the private sector as part of new
development proposals, or by APU for publicly owned
lands.
West Anaheim Youth Center. The City-owned West
Anaheim Youth Center on Beach Boulevard provides
an opportunity for City-owned solar photovoltaic
systems on the rooftop and parking shade structures.
Twila Reid and Schweitzer Parks. Solar shade
structures and/ or solar trees could be added to
Twila Reid Park and/or Schweitzer Park (in the parks
and parking lot). These could provide electricity for
additional adaptive lighting to increase safety at the
parks.

4
Medical Office Building Parking Structure. The
parking structure at the corner of Orange Avenue
and Beach Boulevard provides a retrofit opportunity
to add solar panels or other renewable energy
technology on the roof of the structure.
Westgate. The Westgate site could also incorporate
(RPS) installations into site or building design, such as
photovoltaic panels, solar powered lighting, etc.
Advanced Energy Efficiency
Integrated Demand Side Management. The State
of California’s Long-Term Energy Efficiency Strategic
Plan (the Plan) was commissioned by the California
Public Utilities Commission (CPUC) in 2007, adopted
by the CPUC in 2008, and amended in 2010. The Plan
lays out a path to meet the State’s energy efficiency
and greenhouse gas reduction goals through the
year 2020 by establishing a vision, setting goals, and
outlining an implementation plan to achieve each
goal within twelve different categories. One of the
categories that the Plan recognizes is the integration
of demand-side management (DSM) options, such
as improving the energy efficiency of end users
homes, businesses, and vehicles, demand response
programs that encourage end-users to make shortterm reductions in energy use during specific hours,
and distributed generation technologies including
solar panels, fuel cells, and other energy-generating
options that feed energy into the utility grid and help
relieve the utility’s capacity constraints as well as its
energy generation requirements.

SUSTAINABILITY
The Strategic Growth Council defines a
sustainable community as one that promotes
equity, health, and safety, and strengthens the
economy while protecting the environment.

The existing medical office building and parking garage at the corner
of Beach Boulevard and Orange Avenue are opportunities for energy
efficient retrofit upgrades such as solar panels or other renewable energy
technology.

The City of Anaheim has already established a
number of practices typically outlined in a demand
side management program including, 1) promoting
energy efficient development via green building
and public utility incentives, 2) educating the public
about sustainable issues through energy audits,
public service announcements, utility bill inserts,
training programs, and other outreach programs,
and 3) establishing a variety of distributed generation
programs, described in detail in the Renewable
Energy section later in this document.
There remains an opportunity to enhance and
supplement these initiatives by consolidating existing
programs under the umbrella of an integrated
demand-side management program for the BBSP that
could be expanded and refined to include a demand
response program, and targeted guidelines for how
existing city-wide efforts will apply to the BBSP area.
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The City is considering advanced lighting strategies to increase safety
and usability of Twila Reid Park.

ZERO NET ENERGY (ZNE)
Zero net energy buildings are ultra-efficient new
construction and deep energy retrofit projects
that consume only as much energy as they
produce from clean, renewable resources.
Source: New Buildings Institute

Advanced Lighting Strategies
According to the California Energy Commission,
lighting accounts for approximately 35 percent
of electricity use in commercial buildings and 22
percent in residential units, making lighting a sizeable
contributor to greenhouse gases. Some of the
advancements in lighting technology and efficiency
have been incorporated into the Building Code.
Other more innovative, high-efficacy, high color
quality lighting technologies and products are quickly
evolving, becoming more readily available and costeffective. Some opportunities to reduce electricity
used for lighting include:
Twila Reid Park. The City has identified Twila Reid
Park as an area of focus for improvement in the BBSP
area. Numerous opportunities for using advanced
lighting strategies and solutions at this park are being
considered.
Other Advanced Lighting Applications. Interior
building lighting applications could yield significant
energy savings in corridors, stairwells, schools, and
hospitality buildings. Energy savings could be realized
from LED street lighting, parking lot lighting, parking
structure lighting, signage, wall packs, and pathway
lighting. New or retrofit lighting at the hospital,
Youth Center, motels, and other BBSP land uses,
could provide significant energy saving, greenhouse
gas reduction, and enhanced health and safety
opportunities. It is recommended that the specific
plan include incentives for these applications.
Lighting Guidelines for ZNE Communities. Incentives
and guidelines could be established for the BBSP area
to promote lighting that helps development meet
zero net energy (ZNE) standards.
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Renewable Energy
Solar Incentives. There are opportunities to provide
incentives coupled with advanced energy efficiency
(such as voluntary residential ZNE 2016 Title 24).
However, Anaheim has met its SB1 targets and as
of October 2015, and is no longer offering solar
incentives to Anaheim residences or businesses.
Furthermore, while solar energy is a good idea, the
cost impacts are greater than what customers pay for
energy in the City of Anaheim.
Transportation
CALSTART Partnership. CALSTART is a nonprofit
strategic broker for clean transportation. The City
might consider becoming a member of CALSTART to
access the latest clean fuel transportation solutions
as well as funding opportunities such as electric
vehicle charging station programs. The BBSP area
is served by two transit agencies, Anaheim Resort
Transportation (ART) and the Orange County Transit
Authority (OCTA). Of those, ART is a current member
of CALSTART
Electric Vehicle Charging Stations (EVCS). APU
has incentives to install EVCS, which would help to
enhance access to electric vehicles in the BBSP area.
These incentives should be promoted in the Specific
Plan, and standards and incentives could be given for
developers to include EVCS in their projects.
Hydrogen Fueling Station. Explore having hydrogen
fueling at one of the gas stations in the BBSP to help
expand the “hydrogen highway.” A similar station is
located at the intersection of East La Palma Avenue
and North Tustin Avenue in Anaheim.

Compressed Natural Gas (CNG) Fueling Stations.
Installing and incentivizing CNG fueling stations
could help to advance alternative clean modes of
transportation and reduced GHG emissions—an
example is the one on El Toro Road and the 5 freeway.
Water Efficiency
There is an opportunity to upgrade water meters in
the area to weather based or soils sensing. There are
substantial water conservation, energy savings, and
greenhouse gas reduction opportunities associated
with installing weather-based irrigation controllers.
APU could offer incentives for these controls.
The City could also explore a pilot project similar
to the Metropolitan Water District (MWD) funded
program with the UC Davis Energy Efficiency Center/
Water Energy Efficiency Center. This program
implements weather-based meter retrofits in test
areas in exchange for receiving data that measures
the effectiveness of the retrofit upgrades. A good
location for a test could be one of the parks in the
area.
“Laboratory to Market” Pilots and Demonstrations
The BBSP area is a prime location for testing
laboratory-to-market technology. The Specific
Plan can include additional information supporting
possible partnerships to test the following programs
related to energy and GHG conservation:
•
•

Zero net energy multi-family “pilot”
Renewable portfolio standard for Beach
Boulevard “pilot”
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4.6

Beach Boulevard is a Major Arterial connecting La Habra to Huntington
Beach through the cities of Buena Park, Anaheim, Stanton, and
Westminster.

MOBILITY

The mobility plan for the Beach Boulevard Specific
Plan is established by the City's Circulation Element
of the General Plan and Bicycle Master Plan. These
two documents set standards and policy direction
related to mobility throughout the City of Anaheim.
Plans for all modes of transportation within the
Specific Plan area are guided by those documents
and discussed further in the sections below.
Specific implementation actions related to mobility
improvements for the Beach Boulevard Specific Plan
area are provided in Chapter 5, Administration and
Implementation. As mentioned in Section 4.3.3 above,
the City is considering relinquishment of the Beach
Boulevard right-of-way from Caltrans so that the City
would have control over all improvements within
the right-of-way, including sidewalks, landscaping,
medians, driveway access, pedestrian crossings, and
any necessary lane improvements to accommodate
traffic. The improvements discussed throughout
this section can be implemented with or without
relinquishment of the right-of-way.

4.6.1 Roadway Classifications
Streets within the BBSP area are divided into 3
classifications: Major Arterial, Primary Arterial,
and Secondary Arterial and Collector Street. The
classifications are defined in Table 4-3, Roadway
Classifications, shown on Figure 4-13, Roadway
Classifications, and applicable street segments within
the BBSP area are described below.
Beach Boulevard
Beach Boulevard/California State Route 39 is the main
roadway through the Specific Plan area and is classified
as a State Highway by Caltrans and a Major Arterial by
the City of Anaheim General Plan Circulation Element
and the Orange County Transportation Authority's
2017 Master Plan of Arterial Highways (2017 MPAH).
This north-south roadway begins in the City of La
Habra and ends in the City of Huntington Beach.
Within the Specific Plan area the street has eight
lanes with a posted speed limit of 45 miles per hour.
Within the City of Buena Park, the road ranges from
6 to 8 lanes. In the City of Stanton Beach Boulevard
maintains eight lanes. This roadway is currently under
Caltrans jurisdiction in the City of Anaheim.
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Lincoln Avenue
Lincoln Avenue is designated as a Primary Arterial
in the City's General Plan and as a Major Arterial in
the 2017 MPAH. Lincoln Avenue begins in the City
of Orange at State Route 55 and ends in Hawaiian
Gardens (turning into Carson Street). Within the BBSP
area Lincoln Avenue is a divided four lane facility with
left-turn pockets, and a posted speed limit of 40 miles
per hour.
Orange Avenue
Orange Avenue is designated a Secondary Arterial
in the City's General Plan and in the 2017 MPAH.
Orange Avenue begins in the City of Anaheim at
Euclid Street and ends in Cypress at Bloomfield Street
in Cypress. Within the BBSP area Orange Avenue has
four undivided lanes, left-turn pockets, and a posted
speed limit of 35 miles per hour.
Ball Road
Ball Road is designated a Primary Arterial in the
City's General Plan and in the 2017 MPAH. Ball Road
begins in the City of Orange as Taft Avenue, turns into
Ball Road in Anaheim at SR-57 and ends in Cypress
(turning into Wardlow Road). Within the BBSP area
Ball Road has four undivided lanes, left-turn pockets,
and has a posted speed limit of 40 miles per hour.

4.6.2 Beach Boulevard Roadway Impacts
A Traffic Impact Analysis (TIA) was prepared for
the BBSP, and is included as Appendix F in the
Environmental Impact Report (EIR). This analysis
identified a number of significant traffic impacts at
certain intersections and roadway segments that
are discussed in detail in the EIR and TIA. The EIR’s
Statements of Overriding Considerations (SOC)
provide the necessary justifications to not include
mitigation for these impacts as all are either outside
of the City of Anaheim’s jurisdiction to implement
mitigation or are inconsistent with the vision, goals
and policies of the Specific Plan.

TABLE 4-3 ROADWAY CLASSIFICATIONS
TYPE

DESCRIPTION

APPLICABLE
STREET

Major
Arterial

Roadways that connect to Beach
freeways and typically have Boulevard
six lanes, a median, left turn
pockets, parking lanes adjacent
to each curb and a typical rightof-way with of 120 feet (Beach
Boulevard is considered a Major
Arterial with a right-ow-way
width of 132–144 feet).

Primary
Arterial

Roadways that provide for Lincoln
circulation within the City and Avenue & Ball
to its adjacent communities. Road
Primary arterials are typically
six lane divided facilities with no
parking or four lane divided with
left turn pockets and two parking
lanes. The typical right-of-way
width of a primary arterial is 106
feet.

Secondary Roadways that provide for
Arterial
circulation within the City.
Secondary arterial facilities are
four-lane roadways, with two
parking lanes, that are undivided.
These facilities have a typical
right-of-way width of 90 feet.

Orange
Avenue,
Western
Avenue, Dale
Avenue &
Broadway

Source: City of Anaheim General Plan Circulation Element, 2004.
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Figure 4-13 Roadway Classifications
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Figure 4-14 Crosswalk Improvements

4.6.3 Pedestrian Facilities
As defined by the City's Circulation Element, pedestrian
facilities include sidewalks, trails, walkways, bridges,
crosswalks, signals, illumination, and benches, among
others. These facilities are an important part of the
City's non-motorized transportation network.

!

For the BBSP area, all roadways have sidewalks on
both sides of the street. Most major intersections
have four-legged crosswalks—crossings on all four
sides of the intersection. Although the existing
sidewalks are well connected along the corridor,
sidewalk widths vary and there are long distances
between crosswalks. Section 4.3.3, Beach Boulevard
Re-Design, describes the planned changes to the
streetscape and sidewalk for Beach Boulevard.
WESTERN AVE

!

Pedestrian crosswalks across Beach Boulevard are
constrained by the wide roadway width (eight lanes),
which causes long crossing distance and adds to
vehicle delay. Figure 4-14, Crosswalk Improvements,
shows the location of recently completed and
proposed sidewalk enhancements that will help
pedestrian mobility along the corridor. Crosswalk
markings provide guidance for pedestrians and other
non-motorized vehicles crossing roadways by defining
an appropriate pathway. High visibility crosswalks
typically make use of longitudinal or "continental," or
"ladder" style pavement markings which are visible to
approaching traffic.

!

!

Implementation of high visibility crosswalks could
occur in tandem with Beach Boulevard branding as
identified in Section 4.3.7, Branding the Boulevard.
Since Beach Boulevard is currently a Caltrans facility,
improvements within the right-of-way may require
partnership with Caltrans.

!

RD

BEAC H BLVD

•

ORA

!!!!!!!!!!!

•

Defines the space for pedestrian crossing
and attracts pedestrians to the appropriate
crossing point
Improved visibility of pedestrian crossing BALL
area warning drivers that pedestrian traffic is
to be expected
Discourages drivers from encroaching into
crosswalks

DALE AVE

! !

Benefits of high visibility crosswalks include:
•
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TABLE 4-4 BIKEWAY DEFINITIONS
TYPE

DESCRIPTION

Class I

Class I bike paths, also referred to as “Class
I Bikeways,” or shared use paths, provide
a completely separated right-of-way
designated for the exclusive use of bicycles
and pedestrians with crossflows by motorists
minimized

Class II

Class II bicycle lanes, also referred to as “Class
II bikeways,” provide a restricted right-ofway designated for the exclusive or semiexclusive use of bicycles with through travel
by motor vehicles or pedestrians prohibited,
but with vehicle parking and crossflows by
pedestrians and motorists permitted

Buffered Bike Lanes are Class II bike lanes that
provide a painted buffer for lateral separation
between motor vehicle travel and/or parking
Buffered Bike
lanes and bicycles are designed to visually
Lanes
reinforce Section 21760 of the California
Vehicle Code that requires Three Feet for
Safety when vehicles pass bicyclists

Class III

Class III bike routes, also referred to as
“Class III bikeways,” provide a right-of-way
on-street or off-street, designated by signs
or permanent markings and shared with
pedestrians and motorists. Class III bike
routes provide shared use with motor vehicle
traffic in the same travel lane

Bicycle
Boulevards

Bicycle Boulevards are Class III bike routes
on local roads or residential streets designed
to facilitate safe and convenient bicycle
travel. Treatments area intended to increase
motorists’ awareness of bicycle activity
through the use of traffic calming devices
such as signs, pavement markings, and speed
and volume management measures

Class IV Cycle tracks or separated bikeways,
also referred to as “Class IV bikeways”,
promote active transportation and provide
a right-of-way designated exclusively for
bicycle travel adjacent to a roadway and
Class IV/ Cycle
which are separated from vehicular traffic.
Track
Types of separation include, but are not
limited to, grade separation, flexible posts,
inflexible physical barriers, or on-street
parking. There are no existing cycle tracks in
the City of Anaheim
Source: City of Anaheim General Plan Circulation Element, 2004.
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4.6.4 Bikeways
The City of Anaheim's Planned Roadway Network
includes Class I, II, and III bikeways. Table 4-4, Bikeway
Definitions, describes each of the different types of
bikeways found in the City. As shown on Figure 4-14,
Existing and Proposed Bikeways, there are limited
existing bikeways within the BBSP area. There are
existing Class II and III bikeways along Ball Road and
Western Avenue and a Class I bike path connecting
Schweitzer Park and adjacent school to the West
Anaheim Youth Center.
The City of Anaheim's Bicycle Master Plan (BMP)
was adopted in 2017, with a goal of tripling the City's
existing bikeways from 60 to 180 miles. The BMP
proposes new bikeways in the following locations
within the BBSP area:
•
Class I along the Carbon Creek Channel, as
shown on Figure 4-15, Proposed Carbon
Creek Bikeway Connection
•
Class II along Lincoln Avenue and Orange
Avenue
•
Upgrade existing Class III segment between
on Ball Road (between Beach Boulevard and
Western Avenue) to Class II
In order to encourage biking on slower speed and
volume streets, the BMP designates north-south
Class II bikeways on Dale Street and Western Avenue
as parallel routes to Beach Boulevard. East-west
connections to the corridor would be provided via
Lincoln Avenue, Orange Avenue, and Ball Road.

4.6.5 Truck Routes
Beach Boulevard is a Surface Transportation
Assistance Act (STAA) official truck route as part
of the state highway system (Caltrans). Near the
Project Area, the City of Anaheim designates Lincoln
Avenue, Ball Road and Knott Avenue as official local
truck routes. According to Caltrans traffic data, two
to three percent of the total traffic volume on Beach
Boulevard is truck traffic.

4
Figure 4-15 Existing and Proposed Bikeways

Source: City of Anaheim Bicycle Master Plan, 2017
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Figure 4-16 Proposed Carbon Creek Bikeway Connection

Source: City of Anaheim, 2017
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4.6.6 Transit
The Specific Plan area is serviced by multiple Orange
County Transportation Authority (OCTA) bus routes.
The routes are described below and shown on
Figure 4-16, Transit Routes. As discussed in Chapter
1, OCTA updated its Master Plan—also known as OC
Transit Vision—in 2017. Through that effort Beach
Boulevard and Lincoln Avenue have been identified as
opportunity corridors for future high-quality transit
service. Implementation of the plan could include a
streetcar or bus rapid transit line, as well as additional
stops and upgraded facilities.
Route 29 (La Habra to Huntington Beach)
Route 29 runs north-south along Beach Boulevard.
The route begins at Pacific Coast Highway & 1st Street
in Huntington Beach and ends at Beach Boulevard &
La Habra Boulevard in La Habra. Route 29 operates
with 10-20 minute headways on weekdays and 10-30
minute headways on weekends.

Orange County Transportation Authority operates several bus routes
that provide service to the Beach Boulevard Specific Plan area.

Route 42 (Seal Beach to Orange)
Route 42 runs east-west along Lincoln Avenue. The
route begins at Electric Avenue & Main Street in Seal
Beach and ends at The Villages at Orange in the City
of Orange. Route 42 operates with 10-20 minute
headways on weekdays and 20-30 minute headways
on weekends.
Route 46 (Los Alamitos to Orange)
Route 46 runs east-west along Ball Road. The route
begins at Norwalk Boulevard & Wardlow Road in
Los Alamitos and ends at The Villages at Orange in
the City of Orange. Route 46 runs on 20-30 minute
headways on weekdays and 50-60 minute headways
on weekends.

Photo Credit: Anaheim Resort Transportation
Founded in 2002, Anaheim Resort Transportation serves the City
of Anaheim and the greater Anaheim Resort™ area connecting
to other popular destinations such as the Anaheim Convention
Center, Knott's Berry Farm, ARTIC, and South Coast Plaza.
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Photo Credit: SoCalMetro, Flickr
Anaheim Resort Transit operates a variety of vehicles—buses, trolleys,
and vans—to provide shuttle service between the Anaheim Resort area
and other entertainment-centric areas of Orange County.

104 | THE PLAN

Private Transit
The BBSP area is not currently serviced by Anaheim
Resort Transit (ART), however, the proximity of the
area to a variety of entertainment uses and a large
tourism market is an opportunity for expansion of
service. Figure 4-18, Anaheim Resort Transportation
Routes, shows the current routes operated by ART.
Additionally, the City of Buena Park and nearby
California Welcome Center have also considered
implementing a Beach Boulevard shuttle service to
connect the Buena Park Entertainment Zone with
other points of interest along Beach Boulevard.
This type of service could be integrated with ART
or explored through other means by the Beach
Boulevard Coalition.

4
Figure 4-17 Transit Routes
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Figure 4-18 Anaheim Resort Transportation Routes
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4.7

INFRASTRUCTURE

Infrastructure is an important aspect of city-wide
planning. Efficient and flexible infrastructure is needed
to support residents, business, and visitors alike.
This section summarizes baseline conditions of the
existing public utilities that service the City, including
water supply and distribution, wastewater treatment,
recycled water, flood control and localized drainage.
This information is the basis for recommendations
and strategies to ensure that basic services can be
met as the City and the Beach Boulevard corridor
grow.
This section provides an overview of existing
infrastructure conditions, planned improvements
for the major infrastructure systems including storm
drain, sewer, and water and discusses the impact
future development could have on these systems.
Implementation actions related to infrastructure
improvements can be found in Chapter 5,
Administration and Implementation.

4.7.1

Hydrology and Water Quality

Infrastructure to support stormwater management is visible throughout the
BBSP area.

The 283-acre Specific Plan area is primarily builtout with an average impervious condition of
approximately 65 percent. The pervious areas include
some landscaped areas surrounding residential and
commercial land uses, vacant land uses, and existing
parks. According to the Storm Drain Master Plan,
the City of Anaheim is served by two primary flood
control and drainage systems.
1. The City of Anaheim operates and
maintains the storm drain system which
includes catch basins and storm drain pipes
(primarily reinforced concrete pipe (RCP))
that range in diameter from 18” to 60” within
the Specific Plan area.
2. Orange County Flood Control District
(OCFCD) operates and maintains the Carbon
Creek flood control facility within the area.
In summary, all runoff from the Specific Plan area
discharges into the Carbon Creek Channel which
flows directly into Coyote Creek and ultimately into
the Pacific Ocean via the San Gabriel Estuary and Los
Alamitos Bay.
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CITY OF ANAHEIM 2010 MASTER
PLAN OF DRAINAGE PRIORITY AREA
DEFINITIONS
XX

Priority 1: Proposed new storm drain in
arterial highway or local street where
none exist today to achieve 10-, 25-, and
100-year flood protection levels.

XX

Priority 2: Proposed parallel or
replacement storm drain in arterial
highway or local street to achieve 10-,
25-, and 100-year flood protection levels.

XX

Priority 3: Proposed new storm drain in
a local street where 100-year protection
levels are met without the storm drain
through sheet flow conveyance within
the street, however, the storm drain is
required to achieve flood protection
levels for the 10-year storm.

The City’s 2010 Master Plan of Drainage for the
Carbon Creek Channel Tributary Area (“Master Plan
of Drainage”) highlights plans for improving the storm
drain system and serves as the guiding document for
capital improvements to the storm drain system. In
order to satisfy the City’s requirement of conveying
the 10-year storm event in the storm drains, and also to
satisfy street flooding criteria, certain improvements
have been recommended in the Master Plan of
Drainage. The Master Plan of Drainage highlights
that there are seven Priority 1 proposed new storm
drain segments located adjacent to the BBSP area
and thirteen (13) Priority 2 parallel/replacement
storm drain lines. None of these storm drain facilities
have been built or upsized due to funding constraints;
however, grant opportunities are currently being
explored to help support these upgrades.
In addition to the City storm drain lines, OCFCD
operates and maintains the Carbon Creek flood
control channel that bisects the BBSP study area. All
City storm drain lines within the BBSP area tie into
the Carbon Creek flood control channel. The segment
of Carbon Creek that runs through the BBSP area was
built in the late 1950s and does not meet OCFCD’s
current design standards of conveying a 100-year
storm event. Therefore, the existing flood control
facility is deficient and does not provide adjacent
properties sufficient protection from flooding during
the 100-year storm event. The deficient segments
of the Carbon Creek Channel within the BBSP are
tentatively scheduled to be improved within the
next two years. Figure 4-19, Proposed Storm Drain
Improvements, depicts the priority and improvement
areas for implementation of the BBSP.
Development of the existing, mostly pervious
vacant lands, which constitute approximately 25
acres of the Specific Plan boundary, will increase
the amount of stormwater runoff in the proposed
condition. The bulk of the existing vacant area is
the proposed 25-acre Westgate Shopping Center
located at the northeastern portion of the BBSP area.
The development of this site has been anticipated
for several years and has the potential to greatly
increase stormwater runoff flows into the adjacent
storm drain system. Fortunately, as the City’s Public
Works Department has planned for the development
of this parcel, the adjacent storm drain system was
designed to accommodate flows associated with the
development of the parcel.
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Figure 4-19 Proposed Storm Drain Improvements

Source: Fuscoe, 2017
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The City has policies in place to address the
development of vacant parcels within the BBSP
area. The requirements typically limit the amount
of flow from a project site in a proposed condition
to match existing condition flow. These policies are
consistent with OC Public Works requirements within
this area. Mitigation of flow is typically done through
the implementation of detention systems associated
with projects that develop vacant land.
In order to help prevent long-term water quality
impacts associated with land use changes and to
adhere to the requirements of the City of Anaheim
Local Implementation Plan (LIP), OC Drainage
Area Management Plan (DAMP), and FourthTerm Municipal Separate Storm Sewer Systems
(MS4) permit, new development and significant
redevelopment projects must incorporate Low
Impact Development (LID) Best Management
Practices (BMPs) to address post-construction storm
water runoff management. As specified in the 2013
Technical Guidance Document (TGD), BMPs must be
able to infiltrate, harvest and reuse and/or biotreat
the volume/flows associated with the 85th percentile
storm event. Infiltration systems are the first priority
type of BMP option as they provide for full retention
of the water quality volume and can also contribute
to groundwater recharge in some areas. The second
priority BMP is capturing and reusing (“harvest and
reuse”) stormwater on-site for either landscape
irrigation or toilet flushing. Harvest and reuse BMPs
are also full retention BMPs that provide additional
water conservation benefits. Projects that have
demonstrated they cannot infiltrate and/or harvest
and reuse 100 percent of the water quality volume
may manage the remaining volume through the use
of biofiltration BMPs which treat stormwater and
release it back into the storm drain system.
After review of site conditions within the BBSP area,
new projects and redevelopments will likely be
able to feasibly infiltrate stormwater runoff as the
entire Specific Plan boundary is in Type A soils which
typically have high infiltration rates. A portion of the
Specific Plan boundary has shallow groundwater
(6-10 feet below ground surface) which may limit
the implementation of infiltration BMPs that have a
deeper footprint. In the event infiltration is deemed
infeasible by site-specific percolation tests, harvest
and reuse BMPs may prove feasible for projects
with high landscaping and/or toilet flushing water

demands. Because the City is currently not receiving
any recycled water from the Green Acres Project
from the Groundwater Replenishment System in
Fountain Valley (purple pipe system), harvest and
reuse BMPs will provide the Specific Plan area with
the potential to satisfy both MS4 requirements for
water quality and to provide an additional source
of water supply. For areas that cannot infiltrate or
utilize harvest and reuse systems, projects will be
able to treat stormwater through biofiltration BMPs
such as vegetated swales, bioretention basins, and
proprietary systems.

4.7.2

Sewer System

The City of Anaheim owns, operates, and maintains
the local sanitary sewer collection facilities within the
City. Sewage is collected by City collector facilities,
then conveyed to trunk sewers and regional treatment
facilities which are both owned and operated by the
Orange County Sanitation District (OCSD). Sewer
lines range from 8”-18” in diameter throughout
the Specific Plan boundary and ultimately tie into
downstream OCSD trunk lines outside the boundary
along Western Avenue.
Changes in land uses could potentially impact the
existing sewer system. To estimate sewer flows in the
existing and proposed condition, sewer generation
factors were provided in the Combined West Anaheim
Area Master Plan of Sanitary Sewers (MPSS). Under
the proposed condition, sewer flows will increase due
to the increase in multi-family residential, commercial
and mixed land uses. A total increase of 3,496 DUs and
approximately 990,619 sf of non-residential uses are
proposed under the ultimate build out condition. The
BBSP area has been broken up into the areas north
and south of Carbon Creek to determine any potential
impacts to the City and OCSD sewer systems.
Full implementation of the land use changes has the
potential to increase sewer flows by 0.64 million
gallons per day (MGD) within the Specific Plan area.
Approximately 58 percent of the increase in sewer
flows will occur in the areas north of Carbon Creek
Channel. Sewer flows will ultimately connect into
OCSD sewer trunk lines located to the west and
south of the Specific Plan boundary. The proposed
increases in sewer flows could also impact the OCSD
sewer trunk lines downstream of the Specific Plan
boundary.
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The City of Anaheim contracted with GHD to study
any potential impacts to the sewer system resulting
from the BBSP. In the existing condition and the
buildout condition under the 2004 General Plan,
no deficiencies to the sewer system were found.
Compared to the General Plan, the proposed land
uses under the Specific Plan will be modified from
Commercial, Office, and Residential (Low-Medium
or Corridor) to Mixed-Use (Medium or High) and
Residential Medium. These changes in land use
generally increase the development density which
could result in more sewer flows. After running GHD’s
sewer model under the Specific Plan condition, the
modeled results show that there are two deficient
areas of the sewer system within the Specific Plan
boundary. The two deficient segments are situated
between Manholes SW10420 and SW10421 and
Manholes SW10421 and SW10422, which are located
on the west side of Beach Boulevard north of Ball
Road as shown on Figure 4-20, Proposed Sewer
Improvements.
The City has a procedure in place to address deficient
sewer segments downstream of new developments.
The procedure includes updating the MPSS to include
the deficient sewer segments and the associated
costs to improve the segments. Once these segments
and their respective costs have been added into the
MPSS, sewer impact fees can be adjusted to account
for the necessary improvements. These adjusted
impact fees will then apply to costs associated with
new developments and redevelopment projects
within the sewer service area, including the BBSP
area, and will be paid for by the developers.
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4
Figure 4-20 Proposed Sewer Improvements

Source: Fuscoe, 2017
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4.7.3

Water System

The City’s water supply comes from a combination
of imported water, local groundwater and recycled
water to satisfy water demands. The City purchases
these water supplies from the Metropolitan Water
District of Southern California (Metropolitan) and
the Orange County Water District (OCWD). The City
is a member agency of Metropolitan and receives
imported water from the State Water Project and the
Colorado River under agreements with Metropolitan.
The OCWD manages the Orange County Groundwater
Basin (OC Basin) and provides groundwater resources
to the City.
Under the existing conditions, the Specific Plan area is
served by a variety of 2” to 14” water lines (e.g., cast
iron, ductile iron, and asbestos cement) located in the
public streets, alley ways, parks, and internal streets.
Changes in land uses could also potentially impact the
existing water system. To estimate water demands in
the existing and proposed condition, water demand
factors from the City of Anaheim 2009 Administrative
Procedures and Guidelines for Water Improvements
Plans – Development Projects were utilized. Under
the proposed condition, water demands will increase
due to the increase in multi-family residential,
commercial and mixed land uses.
Full implementation of the land use changes has the
potential to increase water demand by 1.05 MGD
within the Specific Plan area. Like increases in sewer
flows, water demands are also primarily focused

within the residential land uses including residential
low-medium, medium, mixed-use medium and
mixed-use high land uses.
The City of Anaheim Public Utilities Department’s
Five-Year Water System Plan provides a coordinated
approach for identifying and prioritizing those
projects and programs required to ensure City of
Anaheim water utility customers continually receive
a reliable supply of high-quality water at the lowest
possible cost. There are currently three projects listed
in the Water System Plan that are within or adjacent
to the Specific Plan boundary. The one project that is
within the Specific Plan boundary is a 12” water line
replacement on Lincoln Avenue which is scheduled to
be constructed in the 2017/2018 calendar year. Figure
4-21, Proposed Water System Improvements, identifies
the lines that require up-sizing or improvements to
accommodate additional water demand. The longrange water system planning study provides the basis
for the Water System Plan. Each year, with input from
the Public Works, Environmental Services, and Water
Field/Operations staff, improvements identified in
the Water System Plan are re-evaluated and their
priorities adjusted to the latest water demand
projections, development trends, and replacement
needs. Therefore, proposed increases in water
demands associated with the Specific Plan will be
accounted for in future planning studies, and any
impacts associated to water infrastructure will be
addressed and placed on the capital improvement
plan.
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4
Figure 4-21 Proposed Water System Improvements

Source: Fuscoe, 2017
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4.8

POLICE AND FIRE SERVICE

The City of Anaheim is a full service city, providing
basic services such as water, power, library, police
and fire protection without contracting out to thirdparty agencies. Taxes, fees, and general funds pay
for these services and supporting City staff positions.
Increased crime along the corridor has made police
and fire services especially important for the BBSP
area.

4.8.1 Fire

Anaheim Police Department has a substation in the West Anaheim Youth
Center to better serve the local community.

Anaheim Fire Department Station #11 is located along
Orange Avenue adjacent to Twila Reid Park within the
Specific Plan area. In addition to a Type 1 engine this
station also houses two reserve engines, a trailor,
and an ambulance. Throughout the outreach phase
of the project community members —residents and
local business owners/operators—expressed concern
regarding health and safety, the fire station and the
presence of public safety officials are important for
the BBSP area.

4.8.2 Police
Police presence is also critical for improving health
and safety for the BBSP area. The Anaheim Police
Department (APD) recently re-opened the substation
adjacent to the WAYC on Beach Boulevard. The police
counter at the WAYC is open during the day Tuesday
through Saturday. This location offers the community
an opportunity to interact with APD officers and also
affords the department a permanent location to work
from to combat the area's high crime rate. The APD is
a member of the Orange County Human Trafficking
Task Force which is pro-actively working to address
prostitution in the area. APD is also working with
the City's Community Service department to offer
support to the area's homeless population that often
congregates in Twila Reid and Schweitzer parks.

Fire Station #11 is located adjacent to Twila Reid Park with access from
Orange Avenue.
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5
5

ADMINISTRATION + IMPLEMENTATION

5.1

SPECIFIC PLAN ADOPTION

The City Council adopted the Beach Boulevard Specific
Plan in accordance with the provisions of Chapter
18.72 (Specific Plans) of the Anaheim Municipal Code
(AMC).

5.2

SPECIFIC PLAN AMENDMENTS

A Specific Plan Amendment may be initiated by the
City Council, the Planning Commission, City staff,
or upon application by an owner or designated
representative of property located within the Specific
Plan area. An Amendment to the Beach Boulevard
Specific Plan will be processed pursuant to Chapter
18.72 (Specific Plans) of the AMC. An amendment is
required if any of the following applies:
A. A proposed change in the zoning designation
of the property; and/or
B. A proposed change in the boundary of the
Specific Plan area.

5.3

SPECIFIC PLAN ADJUSTMENTS

A proposed modification to any zoning and
development standard adopted in connection with
a specific plan will be processed as a Specific Plan
Adjustment. Specific Plan Adjustments may be
initiated by the City Council, the Planning Commission,
City staff, or upon application by a property owner or
designated representative of property located within
the Specific Plan area, pursuant to Chapter 18.72
(Specific Plans).

5.5

ADMINISTRATIVE ADJUSTMENTS

Administrative adjustments are limited deviations
from specified site development standards, that do
not require a Specific Plan Amendment. The Planning
and Building Director may grant an Administrative
Adjustment, according to the procedures contained
in Chapter 18.62.040 (Administrative Adjustments).

5.6

INTERPRETATION

If ambiguity arises concerning the meaning or
appropriate application of the provisions of the
Specific Plan, the Planning and Building Director has
the authority to make an interpretation. In so doing,
the Director shall consider the following factors and
document applicable findings accordingly:
A. The case is similar to previous interpretations
of similar provisions;
B. The interpretation responds satisfactorily to
the vision, intent and purpose of the Specific
Plan;
C. The resulting project is consistent with the
General Plan; and
D. The decision constitutes sound precedent
for other similar situations.

5.7

NONCONFORMITIES

Chapter 18.56 (Nonconformities) of the AMC shall
apply to any nonconforming lots, buildings and uses
within the Beach Boulevard Specific Plan.

5.4 ZONING AND DEVELOPMENT
STANDARDS
In accordance with Chapter 18.72 (Specific Plans)
the zoning and development standards prepared
for the Beach Boulevard Specific Plan were adopted
by an ordinance separate from any action taken to
adopt the Specific Plan. The zoning and development
standards for this Specific Plan are codified in Chapter
18.122 (Beach Boulevard Specific Plan No. 2017-01) of
the AMC. For reference, the zoning and development
standards are included as an appendix to this
document.
ADMIN + IMPLEMENTATION | 125

5.8

PROJECT APPROVAL PROCESS

The administrative and discretionary review process
is illustrated in Figure 5-1, Project Approval Process
Chart.
Prior to submitting a formal application to the
Planning and Building Department, an applicant may
choose to take advantage of the City’s Conceptual
Development Review process which is designed to
identify issues of concern related to a proposed
project, to review preliminary plans for compliance
with applicable ordinances and standards, and to
determine an application’s adequacy for submittal.

5.8.1 Administrative Review
Development applications for projects that comply
with the Beach Boulevard Specific Plan and the
Zoning and Development Standards (Chapter 18.122
of the AMC) are eligible for administrative review.
Such projects shall be required to process a Final
Plan application, pursuant to Chapter 18.70.040
(Final Site Plan Review Process). The Planning and
Building Director shall have approval authority,
and the decision may be appealed to the Planning
Commission. The Planning and Building Director also
has the discretion to refer the application to Planning
Commission.

5.8.2 Discretionary Review
Requests for discretionary review include applications
subject to Planning Commission and/or City Council
review. All requests for discretionary approval shall
also be subject to approval for a Final Plan application,
pursuant to Chapter 18.70.040 (Final Site Plan Review
Process). Requests for a Conditional Use Permit shall
be in accordance with Chapter 18.66 of and AMC.
Requests for a Variance shall be in accordance with
Chapter 18.74 of the AMC. Requests for a Density
Bonus shall be in accordance with Chapter 18.52 of
the AMC.
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5.9

SEVERABILITY

If a court determines that a provision of this Specific
Plan is unconstitutional or invalid, that determination
shall not affect the validity of other parts of this
document.

5.10 SPECIFIC PLAN ENVIRONMENTAL
IMPACT REPORT AND MITIGATION
MONITORING
Pursuant to Public Resources Code (PRC) Section
21081.6, a summary of the conditions of project
approval shall be prepared to mitigate or avoid
significant effects on the environment. The
Environmental Impact Report (EIR) for the Beach
Boulevard Specific Plan includes a Mitigation
Monitoring and Reporting Program, Appendix I
of the EIR. Chapter 1, Introduction, Section 1.6,
Environmental Clearance, also discusses the CEQA
documentation, tiering and streamlined review
associated with the program EIR that was completed
for the Specific Plan. Tiering for future projects
consistent with the BBSP and EIR will be subject to the
requirements outlined in the 2015 CEQA Guidelines §
15183, or equivalent updated section.

5
Figure 5-1 Project Approval Process Chart
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5.11

IMPLEMENTATION

The BBSP identifies the location and type of
desired development and improvements within
the study area. Implementation of the Plan will
require a concerted public/private effort to achieve
the development envisioned, and the necessary
improvements to the public realm and infrastructure
serving the area. This section addresses an economic
development strategy for the study area, expected
phasing of development and improvements, as well
as other actions to incentivize quality, sustainable
development.

5.11.1 Economic Development Strategy
The purpose of the BBSP Economic Development
Strategy (EDS) is to help the City and local
stakeholders to implement strategies that can
enhance Beach Boulevard's ongoing economic
vitality. The EDS was informed by the existing
conditions discussed in Chapter 2, Context, and
have been designed to help the corridor achieve
its full economic development potential. Strategies
include the continued implementation of key
economic development policies already in place,
and developing new strategies tailored to meet the
specific employment and industry needs in West
Anaheim. Additionally, the City may consider new
strategies and initiatives specifically targeted to the
Specific Plan area, such as improving public safety and
financing new infrastructure improvements to attract
new development, spur new business formation, and
strengthen the economic vitality of West Anaheim.

EDS Strategies and Initiatives
A number of economic development policies and
strategies are already in place for West Anaheim,
including the Anaheim’s Workforce Development
Board’s Local Plan, the Economic Development
Element of Anaheim’s General Plan, as well as the
Orange County Consolidated Economic Development
Strategy.
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Beach Boulevard Initiative
The Anaheim City Council passed a resolution in
September 2016 establishing the Beach Boulevard
Initiative, which aims to accelerate revitalization
by encouraging the attraction and retention of
“preferred uses” as identified in the Beach Boulevard
Specific Plan.
Council actions related to the Beach Boulevard
Initiative include a range of tools that could be
effective in helping West Anaheim take steps toward
strengthening its local economy. The Council voted
to sell 25-acres of Successor Agency-owned, vacant
land at Beach Boulevard and Lincoln Avenue for
development as a neighborhood shopping center, with
new retailers, restaurants, and community amenities
(Westgate Site). The Council also voted to acquire 3.6
acres of land along Beach Boulevard south of Lincoln
Avenue for the future sale and development as new
housing with ground-floor retail space.
Economic assistance for preferred projects identified
by the West Anaheim community is another key
aspect of the Beach Boulevard Initiative. The Economic
Development Fund—a proposed fund of future landsale proceeds and property tax increment—would
provide independent city funding for Beach Boulevard
improvements.
The Development Assistance program, meanwhile,
would provide flexibility with respect to fees and
development standards to encourage preferred
development along Beach Boulevard. These include:
•
Deferred developer fees that allow for
payment after construction
•
Flexible development standards that would
allow projects to vary from setback and
other rules where there is economic and
community benefit.
•
Commercial rehabilitation loans for existing,
desired area businesses

5
While still in the early stages, these tools could all be
effective in helping West Anaheim take a step forward
in strengthening the local economy. In addition, the
Beach Boulevard Specific Plan includes proposed
efforts to increase new business formation. The City’s
Business Assistance Program (offering companies a
dedicated Business Solutions Specialist) and efforts
led by the City's Economic Development Manager (i.e.,
the formation of a new Economic Development Team,
business workshops, and marketing), can help new
businesses along Beach Boulevard locate in Anaheim,
grow and prosper. Additionally, the Economic
Development Team can facilitate business location
or expansions into Anaheim through coordinated
meetings with the Planning and Building Department,
the Community and Economic Development
Department, and other City departments to guide
applicants through the approval process.
Workforce Development Board – Local Plan
Currently, citywide economic development and
employment strategies are guided in part by the
Anaheim Workforce Development Board Local
Plan (WDB). Published in 2017, this Plan outlines a
strategy 2020 to accomplish the vision of a workforce
development system that aligns job seeker and
industry needs. The Local Plan is reflective of the
local and regional areas that may be impacted by
changes in labor market, economic conditions, and
demographics. The Anaheim Workforce Development
Board (AWDB), through the development of regional
and local workforce and economic development
networks, will address the workforce and education
priorities.
A linchpin of the WDB’s Strategy is to identify industry
sectors and occupational clusters in Orange County
and Anaheim that display high growth and demand.
According to the report, Anaheim’s fastest growing
industry sectors by job growth between 2012 and
2014 were Arts and Entertainment (11.8 percent),
Accommodation and Food Services 7.1 percent), and
Real Estate (6.9 percent). By this methodology, these
three sectors would be targeted and prioritized by
the WDB. The AWDB implements various strategies
to ensure that a full range of employment and
training services delivered through the America's Job
Centers of California, are accessible to, and will meet
the needs of adult, dislocated and youth workers in
West Anaheim.

Photo Credit: Orange County Register
In 2017 Lyndy's Motel, at the corner of Beach Boulevard and Ball Road,
was demolished to make way for the Anaheim Express Car Wash. This
modern car wash facility will be one of the first new development
projects since the early 2000's.
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Expand Partnerships and with other Jurisdictions
West Anaheim has a unique advantage of proximity
to other localities that are comparatively healthy.
Employment opportunities for West Anaheim
residents, therefore, need not be limited to local
industries in West Anaheim. Linking residents to
employment in the general area and with accessible
transportation can promote a high quality of life for
West Anaheim.
The City of Buena Park, for example, has seen a
number of new retail developments rise along a
revitalized Beach Boulevard. Its Knott’s Berry Farm
attraction, meanwhile, attracted over six million
visitors in 2016. Beyond the gates of Knott’s Berry
Farm, several new attractions are scheduled to open
soon: Butterfly Wonderland pavilion will occupy an
8.7-acre Beach Boulevard property once home to the
Movieland Wax Museum. The pavilion is expected to
draw as many as one million visitors per year, and will
feature a 20,000-quare foot atrium, aquarium, and
meeting space. Meanwhile, The Source will be a new
urban-style shopping destination with international
dining options, a 2,000-seat performance venue, and
a 150-room boutique hotel.
West Anaheim is uniquely positioned to build off
development trends happening to the north. By
working closely with neighboring jurisdictions, the City
can help guide future growth and leverage tourism
revenues that benefit Anaheim and surrounding
regional area. A great example is the Beach Boulevard
Coalition, which is a regional branding and marketing
effort among cities situated along Beach Blvd.
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Emphasize Clean and Safe
While the majority of West Anaheim and the
surrounding area is comprised of stable residential
uses, Beach Boulevard’s numerous older motels suffer
from high rates of criminal activity. According to the
City, crime along this portion of Beach Boulevard is up
to six times higher than average when compared to
the city as a whole. Some lodgings averaged dozens
of police calls per room during the period from
December 2005 through January 2016.
Over time, these trends have served to thwart
the community’s attempts to attract high-quality,
neighborhood-serving retail. A Beach Boulevard
Specific Plan Community Outreach Report published
in 2014 indicated that 72 percent of survey
participants—comprised of West Anaheim residents,
business, and property owners—do not feel “safe and
comfortable” walking through their neighborhood.
Perceptions of safety can dramatically impact the
likelihood that new development will take place.
Therefore, economic development strategies must
include improvements that ensure the safety of
visitors, employees, and residents.
The City has been working to address these issues on
several fronts. The Orange County Human Trafficking
Task Force, a collaboration between the Anaheim
Police Department, CHP, FBI, and Orange County
Sheriff's department, among others, is actively working
to address prostitution in the area. Meanwhile, in
October 2014 the Anaheim City Council adopted
Ordinance No. 6306, which enables the City to better
enforce substandard housing violations outlined in
California state law. This ordinance helps address the
living conditions found in some motels along Beach
Boulevard. In addition, a new ordinance adopted by
the Council in April 2017 added a Citywide quality
motel inspection program, which allows inspections
of motel rooms being used for housing purposes to
ensure decent, safe, and sanitary housing conditions.

5
5.11.2 Phasing

5.11.3 Implementation Action Plan

The phasing of new development and revitalization
of existing buildings on private properties will
occur incrementally overtime, as landowners and
developers respond to new market opportunities.
Development of the Westgate site, which is currently
owned by the City of Anaheim, is expected to
occur in the short-term (1 to 5 year) time horizon.
Development of other city-owned sites by the City
of Anaheim Housing Authority will occur as funding
allows or joint partnerships are formed. In addition
to investment in properties along the Boulevard,
there are also improvements needed for enhanced
mobility and infrastructure. These improvements are
identified in Table 5-1, Implementation Action Plan,
along with a general timeframe for when they are
expected to occur based on funding.

The following Implementation Action Plan lists the
specific actions or strategies that should be taken
by the City of Anaheim, in coordination with local
businesses, future developers, and other agencies
where appropriate. Programs and policies for
some of these items are already in place, and are
recommended to be continued within this Study Area.
Table 5-1, Implementation Action Plan, is organized by
the following topic areas:
•
Economic Development Strategies
•
Mobility and Streetscape Actions
•
Infrastructure Actions
•
Sustainability Actions
•
Identity and Branding Actions
For each action there is a recommended timeframe
for completion, the responsible department or entity,
and potential funding source(s). The timeframes are
identified as follows:
•
Short (1-5 years)
•
Medium (5 to 10 years)
•
Long (10 years or more)
Ongoing actions have also been identified. Actual
implementation will be dependent on development
activity, funding availability, and staff resources. The
Implementation Action Plan will be used by the City
throughout the life of the BBSP to track progress.
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TABLE 5-1 IMPLEMENTATION ACTION PLAN
SPECIFIC ACTIONS

TIMEFRAME

PRIMARY
RESPONSIBILITY

POTENTIAL
FUNDING
SOURCES

Economic Development Actions
Action E.1: Facilitate and Streamline Process to Establish a Business in West Anaheim
E.1.1 Obtain data reflecting current businesses in West Anaheim
and promote available business development resources (e.g., free
business counseling, seminars, and trainings) offered through the
City in partnership with government resource agencies.

Short

Community
& Economic
Development

City

E.1.2 Promote business entrepreneurship through workshops,
trainings, and "intensives" offered through SBDC, CSUF Center for
Entrepreneurship, and various resource partners.

Ongoing

Community
& Economic
Development

City and
Federal

E.1.3 Outreach to commercial brokers and property managers
in West Anaheim and discuss preferred business uses, perceived
obstacles to doing business in Anaheim, Anaheim's Jump Start
meetings and Business Assistance Program, and promote brokers'
available commercial spaces on-line.

Ongoing

Community
& Economic
Development

City

E.1.4 Host Business Start-up and Expansion Workshops in
partnership with government resource agencies.

Ongoing

Community
& Economic
Development;
Planning & Building;
Public Utilities

City

Action E.2: Align Skills of Working Residents with Growing Industries in West Anaheim
E.2.1 Promote and enhance counseling services offered at Anaheim
Jobs through the Anaheim Jobs website and print materials
distributed to West Anaheim homes.

Ongoing

Workforce
Development
Board; Community
& Economic
Development

City and
Federal

E.2.2 Partner with the West Anaheim Youth Center, community
colleges, and resource partners on job skills and education
gap mitigation efforts (i.e. occupational trainings, internships,
apprenticeships, and career workshops).

Ongoing

Workforce
Development Board

City and
Federal

E.2.3 Convene a job skills needs assessment discussion with human
resources representatives from target industries, community
colleges, and government resource partners and partner on a Skills
Development and Training Resource Fair/Workshop.

Short

Workforce
Development Board;
Community
& Economic
Development

City and
Federal

E.2.4 Provide employers with access to "On the Job Training" funds
that can reimburse their employee trainings by 50% and hiring
credits offered through resource partners.

Ongoing

Workforce
Development Board;
Community
& Economic
Development

City and
Federal

Ongoing

Police;
Planning & Building;
Community
& Economic
Development

City

Action E.3: Promote West Anaheim as a Safe Place to Live and Work
E.3.1 Partner with the West Anaheim Police Substation, Code
Enforcement, and neighborhood and business associations to
enhance efforts to reduce public safety and substandard housing
violations.
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5
TABLE 5-1 IMPLEMENTATION ACTION PLAN
SPECIFIC ACTIONS

TIMEFRAME

PRIMARY
RESPONSIBILITY

POTENTIAL
FUNDING
SOURCES

Action E.4: Revitalize Commercial Areas Along Beach Boulevard
E.4.1 Strategically promote the Westgate redevelopment among
developers, commercial brokers, and the business community to
spur additional investment in dilapidated commercial structures in
the area and promote walkable neighborhood destination centers.

Medium

Community
& Economic
Development;
Planning & Building

City

E.4.2 Develop a Commercial Façade Rehabilitation Loan Program
that assists property owners with exterior improvements to their
commercial centers.

Medium

Community
& Economic
Development;
Planning & Building;
Public Utilities

City

E.4.3 Encourage and facilitate neighborhood-desired retail
and dining options through fee deferrals and fast-track review
meetings.

Ongoing

Community
& Economic
Development;
Planning & Building;
Public Utilities

City

E.4.4 Facilitate the transition of mid-block strip commercial
development to high-quality residential uses.

Ongoing

Community
& Economic
Development;
Planning & Building;
Public Utilities

City

Mobility and Streetscape Actions
M.1 Transportation Demand Management Program (TDM).
Non-residential project property owner/developers are required
to establish a comprehensive TDM program with a menu of
commute options and incentives for existing and future employees.
Strategies shall include participation in a clean fuel shuttle program
and participation in the Anaheim Transportation Network/
Transportation Management Association.

Ongoing

Public Works

Employer/
Developer

M.2 Transportation Studies. Require site specific transportation
studies for new development proposals to address access when
determined necessary by the Traffic and Transportation Manager.

Ongoing

Public Works;
Caltrans

Developer

M.3 Beach Boulevard and Lincoln Avenue Improvements.
Coordinate with Caltrans on re-timing the intersection, which
would improve intersection operations to better than pre-project
conditions.

Short–Estimated
need is at 10% of
project buildout

Caltrans

Caltrans

M.4 Beach Boulevard and Orange Avenue Improvements.
Add a dedicated right-turn lane on the northbound approach,
and a dedicated right-turn lane and additional left-turn lane on
the eastbound approach, if feasible when new development is
proposed on adjacent properties.

Long

Public Works

City, Caltrans,
OCTA, State
and Federal
Funds, Private
Development

M.5 Beach Boulevard and Ball Road Improvements. Add
additional left turn lanes at the eastbound and west bound
approaches, if feasible when new development is proposed at the
intersection.

Long

Public Works

City, Caltrans,
OCTA, State
and Federal
Funds, Private
Development

ADMIN + IMPLEMENTATION | 133

TABLE 5-1 IMPLEMENTATION ACTION PLAN
POTENTIAL
FUNDING
SOURCES

TIMEFRAME

PRIMARY
RESPONSIBILITY

M.6 Beach Boulevard and Cerritos Avenue. Pay a fair-share
contribution toward adding an additional left-turn lane at the
northbound approach and a dedicated right-turn lane at the
eastbound approach, if right-of-way can be acquired.

Long

Public Works

City, Caltrans,
OCTA, State
and Federal
Funds, Private
Development

M.7 Beach Boulevard and Katella Avenue. Pay a fair-share
contribution toward adding an a dedicated right-turn lane at the
northbound approach, if right-of-way can be acquired.

Long

Public Works

City, Caltrans,
OCTA, State
and Federal
Funds, Private
Development

M.8 Knott Avenue and Lincoln Avenue Intersection
Improvements. Pay a fair share contribution toward adding
an additional left-turn lane at the northbound approach and a
dedicated right-turn lane at the eastbound approach.

Long

Public Works

City, Caltrans,
OCTA, State
and Federal
Funds, Private
Development

M.9 Trail Improvements Along Carbon Creek Channel. Improve
and connect the trail along the Carbon Creek Channel consistent
with the City of Anaheim Bicycle Master Plan.

Short

Community Services;
Public Works

City

M.10 Crosswalk Enhancements. Coordinate with Caltrans to
implement high visibility crosswalks at Beach Boulevard and Ball
Road, Orange Avenue, and Lincoln Avenue.

Short

Public Works

City, Caltrans,
OCTA, State
and Federal
Funds

Medium

Public Utilities;
Public Works

City

Community
& Economic
Development;
Planning & Building

City

Private Development;
Public Utilities;
Public Works;
Planning & Building

Developer/City

SPECIFIC ACTIONS

M.11 Sidewalk and Streetscape Improvements. Coordinate
sidewalk and streetscape improvements with the under grounding
of utilities as described in action I.8 Underground Utilities.

Identity and Branding Actions
B.1 Beach Boulevard Brand. Partner with surrounding cities on
branding and marketing qualify of life, tourism, and business
amenities along Beach Boulevard.

Short

Infrastructure Actions
I.1 Gray Water Systems. Promote the use of gray water systems, a
process that typically includes routing water from showers, sinks
and washing machines, treating the water to NSF 350 standards
(or equivalent) and reusing the treated gray water within the
building for toilet flushing or exterior landscaping. Gray water
systems are especially opportune and cost effective within new
hotel developments and multi-family residential developments
where the constant use of water from showers, sinks and washing
machines can be reused for toilet flushing and/or landscape
irrigation.
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Long
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TABLE 5-1 IMPLEMENTATION ACTION PLAN
SPECIFIC ACTIONS
I.2 Small-scale and Large-scale Cistern and Reuse Systems.
Promote the implementation of a harvested rainwater BMP to
provide a multi-benefit solution that could satisfy both water
quality regulations and provide for a sustainable water quantity
solution that would offset potable water costs. The efficiency and
cost-effectiveness for harvest and reuse systems increases when
combined with on-site gray water recycling systems.

TIMEFRAME

PRIMARY
RESPONSIBILITY

POTENTIAL
FUNDING
SOURCES

Long

Private Development;
Public Utilities;
Public Works;

City

I.3 Green Street Features. Encourage green street design
components that may be feasible along Beach Boulevard, including
stormwater infiltration planters within parkways to treat lot runoff
and roadway runoff as well as tree boxes and light reflective paving
surfaces which reduce heat island effects.

Medium

Public Works

City

I.4 Low Impact Development (LID). Incorporate LID strategies and
source control measures into existing sites and future development
where appropriate. LID should be implemented in a systematic
manner that maximizes the use of LID features to provide
treatment of storm water and reduce runoff in accordance with the
MS4 Permit.

Ongoing

Private Development;
Public Works

Private
Development/
City

I.5 Green Roofs and Green Walls. Promote the use of green roofs
and green walls where appropriate for a project. They offer up
some of the most advanced ways to reduce stormwater runoff
volumes and common pollutants. As open space becomes more
limited within high density areas, green roofs provide a solution
with many additional benefits including stormwater treatment,
internal and external cooling effects for the building and aesthetic
benefits, all within a shared footprint.
Green roofs are most feasible when there is a sturdy building
structure included in a project. On the other hand, green walls
require less structural stability and can be implemented on almost
any vertical surface. Some opportunities include implementing
green walls on the sides of large, above-ground parking structures.
Green roof/wall design can be combined with harvest and reuse
cisterns and gray water systems to provide a constant source of
treated water for irrigation without increasing demands on local
and regional potable water supplies.

Long

Private Development;
Public Works;
Planning & Building

Private
Development/
City

I.6 Sewer System Improvements. Up-size four sewer segments on
the west side of Beach Boulevard, north of Ball Road (see Chapter
4, The Plan)

Medium/Long

Public Works

City

I.7 Water System Improvements. Replace water lines as identified
in the City's Water System Plan for lines within or adjacent to the
Specific Plan boundary, including the replacement of a water main
on Lincoln Avenue (see Chapter 4, The Plan)

Short/Medium

Public Utilities

City

Medium

Public Utilities

City

I.8 Underground Utilities. Coordinate with SCE on the under
grounding of electrical lines along Beach Boulevard. Continue to
seek funding for the improvements.
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TABLE 5-1 IMPLEMENTATION ACTION PLAN
SPECIFIC ACTIONS

TIMEFRAME

PRIMARY
RESPONSIBILITY

POTENTIAL
FUNDING
SOURCES

Sustainability Actions
S.1 Public Utilities Incentives Programs. Continue to offer
public utility rebates and incentives programs to BBSP residents,
businesses and property owners.

Ongoing

Public Utilities

City

S.2 City Green Building. Continue to offer Green Building Incentives
to BBSP residents, businesses and property owners.

Ongoing

Public Utilities

City

S.3 Youth Center Solar. Add solar panels on the rooftop and
parking shade structures of the West Anaheim Youth Center.

Medium

Public Utilities

City

S.4 Twila Reid Park. Add solar shade structures to provide
electricity for lighting to increase safety in the park.

Medium

Community Services

City

S.5 Schweitzer Park. Add solar shade structures and solar trees
to provide electricity for adaptive lighting, and other advanced
lighting solutions to increase safety in the park.

Medium

Community Services;
Public Utilities

City

S.6 Parking Structure at the corner of Orange and Beach. Work
with the property owner to add solar panels to rooftop of parking
structure.

Medium

Property Owner;
Planning & Building;
Public Utilities

Property
Owner

S.7 Sustainable Development. Work with developers to
incorporate renewable power supply installations into new
projects.

Ongoing

Property Owner;
Planning & Building;
Public Utilities

Property
Owner

S.8 Utility Demand Side Management Program. Develop a demand
side management program that describes the existing city-wide
programs that are available in the BBSP area, and details how they
can be applied specifically to the BBSP area.

Short

Public Utilities

City

S.9 Demand Response program. Develop a demand program that
encourages end-users to make short-term reductions in energy use
during specific hours.

Medium

Public Utilities

City

S.10 Net Zero Energy. Consider adopting the voluntary residential
net zero energy (ZNE) tier of the 2016 CAL Green Building Code for
the BBSP area, which can be applied to both traditional residential
development as well as hotels/motels.

Short

Planning & Building

No Cost

S.11 Bi-Level Adaptive Lighting. Install Bi-level adaptive exterior
lighting in public areas such as parks and the West Anaheim Youth
Center in the BBSP area to decrease energy consumption and
increase safety.

Long

Community Services;
Public Utilities

City

S.12 Advanced Lighting Application Incentives. Develop incentives
to incorporate new or retrofit lighting at the hospital, hotel/
motels, and other commercial buildings to conserve energy, reduce
greenhouse gas emissions, and enhance health and safety for the
community.

Medium

Public Utilities

City

S.13 CALSTART Partnership. Work with Orange County Transit
Authority (OCTA) to become a member of CALSTART, a nonprofit
strategic broker for clean transportation. Continue to support
Anaheim Resort Transportation's (ART's) membership in CALSTART.

Short

Public Works

City
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TABLE 5-1 IMPLEMENTATION ACTION PLAN
SPECIFIC ACTIONS

TIMEFRAME

PRIMARY
RESPONSIBILITY

POTENTIAL
FUNDING
SOURCES

S.14 Electric Vehicle Charging Stations (EVCS). Promote existing
Anaheim Public Utilities (APU) incentives to install EVCS in new and
retrofit projects.

Ongoing

Public Utilities

City

S.15 Hydrogen Fueling Station. Conduct a study within the BBSP
area to determine the feasibility of installing a hydrogen fueling
station within the Planning Area to help expand the “hydrogen
highway.”

Long

Private Development

City

S.16 Compressed Natural Gas (CNG) Fueling Stations. Work with
existing gas stations within the BBSP area to install CNG fueling
stations to advance alternative clean modes of transportation and
reduce GHG emissions.

Short

Private Development

City

S.17 Upgrade Water Meters. Upgrade water meters on all publiclyowned land in the BBSP area to weather based or soils sensing
meters, and work with private property owners to do the same.
There are substantial water conservation, energy savings, and
greenhouse gas reduction opportunities associated with installing
weather-based irrigation controllers.
The City could explore a pilot project similar to the Metropolitan
Water District (MWD) funded program with the UC Davis Energy
Efficiency Center / Water Energy Efficiency Center. This program
implements weather-based meter retrofits in test areas in
exchange for receiving data that measures the effectiveness of the
retrofit upgrades.

Short

Public Utilities

City

Medium

Planning & Building
Police

City

S.18 Crime Prevention Through Environmental Design (CEPTED).
Include audible functions and cameras on local park lighting.
Standards and guidelines for development, site design, and
landscaping should also consider CEPTED principles.
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5.11.4 Potential Funding Mechanisms
In addition to City funding and other sources noted in
Table 5-1, there are a number of grant, loan, and value
capture funding mechanisms that could be utilized to
implement several of the implementation actions of
this Specific Plan.

Local Tax Increment and Assessment Districts
Taxing Agencies Economic Development Fund
The City is currently negotiating with other relevant
taxing agencies to create an economic development
fund for use along Beach Boulevard. This unique value
capture agreement would provide the City with the
necessary funds to buy aging motels or implement a
variety of other improvements.
Business Improvement District (BID)
A Business Improvement District (BID) is a
common type of Special Assessment District that
assesses business and/or property owners to fund
maintenance, marketing, and other public services or
improvements. If such a District were to be formed in
West Anaheim along Beach Boulevard, funding could
be used to enhance sanitation and cleaning, as well as
improve the streetscape and pedestrian experience.
A similar Anaheim Tourism Improvement District
(ATID) was established by the City Council in
September 2010, establishing a 2 percent assessment
on hotel room “rents” for all lodgings located within
The Anaheim Resort™ and the Platinum Triangle
boundaries. By law, assessments in these districts
are not taxes for the general benefit of the City, but
rather an assessment for improvements, services,
and programs that will directly benefit the assessed
facilities within the district.
A district can be established and an advisory board
appointed as long as it is not protested by a majority of
property owners. Based on total Gross Room Receipts
for motel properties in 2014, a Beach Boulevard
Tourism Improvement District with a similar 2 percent
assessment could raise over $140,000 per year for
extra sanitation and streetscape improvements.1
Based on Confidential Motel Study Data, which found total annual
revenue of $7.06 million for selected Beach Boulevard properties.
2
http://www.anaheim.net/DocumentCenter/Home/View/527
1
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Landscape and Lighting District
A Landscape and Lighting District along Beach
Boulevard could also help to improve the streetscape
by funding the new street lights and traffic signals,
landscaping, parkways, medians, drainage facilities,
and graffiti removal. To form such a district in West
Anaheim, the sponsoring agency (e.g., City of Anaheim)
would conduct a study, prepare an engineer’s report
and propose the formation of a district and the levy of
assessments. Affected property owners would then
be notified of a public hearing to address concerns.
For commercial properties similar to those along
Beach Boulevard, funding is typically assessed by
“Front Footage”, or on a lot front foot basis.
Community Facilities Districts (CFDs)
Similar to assessment districts, Mello-Roos bonds
are used to finance the construction of needed
community infrastructure through the creation of a
Community Facilities District. A CFD is formed when
the property owners in a geographical area agree
to impose a tax on the land to fund infrastructure
improvements. Unlike assessment districts, however,
CFDs are most commonly formed in cases in which
the geographic area encompasses a small number of
property owners who intend to subdivide the land for
sale. To be enacted, CFDs require a public vote with a
two-thirds majority, which can be a difficult hurdle.
Mello-Roos law allows the taxes to be proportionally
subdivided and passed on to future landowners. The
revenue can then be used either for pay-as-yougo funding or to pay off bonds issued against the
anticipated revenue from the CFD.

Other Local Sources of Funds
Development Impact Fees
Development impact fees are another potential
funding source for affordable housing, parks, and
other amenities. These fees, paid by new residential
and commercial development projects, must only
be used to pay for improvements that can be
demonstrated to serve new residents and businesses.
A nexus study, which calculates the new increment
http://www.sgc.ca.gov/resource%20
files/10112016AHSCFY1516AppendixB.pdf
4
http://www.sgc.ca.gov/Grant-Programs/AHSC-Guidelines.html
5
http://ec2-52-39-222-77.us-west-2.compute.amazonaws.com/ibank/
programs/isrf
3

5
of development, estimates the portion of an
improvement project attributable to that increment
of growth, and allocates the fee among the new
development projects by land use, is required by
state law for implementation.
The City of Anaheim already collects impact fees
on new construction for infrastructure and other
improvements, regardless of geography within the
City.2 A Park and Recreation fee is also applied to new
residential construction on a per unit basis. Given the
lack of new development along Beach Boulevard over
the past several decades, however, instituting new
impact fees above and beyond those existing might
serve to hinder growth in the area even further.

Regional and State Sources of Funds
Affordable Housing and Sustainable Communities
(AHSC)
The Global Warming Solutions Acts (AB 32) established
a cap and trade system in California, whose proceeds
are deposited into a Greenhouse Gas Reduction Fund
(GGRF). Using revenue from the GGRF, the Affordable
Housing and Sustainable Communities (AHSC)
program funds land-use, housing, and transportation
projects that support infill and compact development
to reduce greenhouse gas ("GHG") emissions.
Approximately $320 million in AHSC funding was
announced in FY 2015-16; recipients were announced
in October 2016.3 During subsequent funding
rounds, potential projects along Beach Boulevard
could include the acquisition and rehabilitation of
affordable housing. Affordable housing developers,
the Anaheim Housing Authority, and/or the City are
all eligible applicants. The release of a 2016-2017
AHSC NOFA and application are expected to occur in
the fall of 2017.4

The Westgate (top) and former Silver Moon Motel (bottom) sites have
the greatest short-term development potential, development of thoes
sites could also spur additional economic investment along the corridor
and throughout West Anaheim.

Infrastructure State Revolving Loan Fund (ISRF)
The California Infrastructure and Economic
Development Bank (I-Bank) loans money (ranging
from $50,000 to $25 million) to public agencies and
non-profits for infrastructure projects around the
state.5 The I-Bank is the state’s general purpose
6
http://www.ibank.ca.gov/Portals/1/Board%20Meetings/2015/San%20
Gabriel%20Staff%20Report.pdf
7
http://www.water.ca.gov/irwm/grants/prop1index.cfm
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financing authority that finances public infrastructure
and private development projects that promote
economic development and revitalize communities.
Eligible project categories along Beach Boulevard
could include rehabilitation of city streets and
state highways, water supply and flood control,
environmental mitigation measures (e.g., Westgate
Parcel), new parks and recreational facilities,
expanded public transit, public safety facilities, and
power and communications facilities. Recent loan
recipients in Southern California have included the
City of San Gabriel, which borrowed $3.8 million at
3.5 percent interest to upgrade, reconstruct, and
rehabilitate its public streets.6 Applications are
accepted on a continual basis.
Golden State Acquisition Fund
California’s Housing and Community Development
(HCD) department administers over 20 programs
that provide loans and grants to acquire, construct,
rehabilitate, and preserve affordable housing. The
Golden State Acquisition Fund (GSAF) was seeded
with $23 million from the Department’s Affordable
Housing Innovation Fund. Leveraged with matching
funds from originating lenders, GSAF makes up
to five-year loans to developers for acquisition or
preservation of affordable housing. Loans are a
maximum of $13,950,000, with fixed or variable
pricing depending on market conditions.
Integrated Regional Water Management Grant
(DWR)
Proposition 1, a water bond passed by California
voters in 2014, will help fund over $510 million in
Integrated Regional Water Management (IRWM)related planning and implementation projects
throughout the State, with $63 million dedicated
to the Santa Ana planning region (encompassing
Anaheim).7 Implementation Grants will be solicited at
a future date; eligible projects for Beach Boulevard
could include stormwater capture, water reuse,
providing new open space, and other green streets
measures.

http://www.catc.ca.gov/programs/ATP/2017/ATP_102816/2017_ATP_
Statewide_Small_Urban_Rural_Combined.pdf

8
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CalTrans Active Transportation Program (ATP)
Caltrans’ Active Transportation Program (ATP)
consolidates various transportation programs
at both the state and federal level, including the
federal Transportation Alternatives Program (TAP),
Bicycle Transportation Account (BTA), and State Safe
Routes to School. Approximately $240 million will be
awarded through the 2020-2021 state funding years
and distributed into three categories: Statewide
competition (50 percent), Metropolitan Planning
Organization (e.g., SCAG) projects for regions with
200,000 or more residents (40 percent), and small
urban and rural regions with populations of less than
200,000 (10 percent).
The goal of ATP is to encourage increased use of
active modes of transportation, including walking
and biking, as well as the safety and mobility of
non-motorized users. Eligible projects along Beach
Boulevard could include developing new bike and
walkways, as well as adding new landscaping, traffic
control devices, and enhanced street lighting.
Southern California Association of Governments
(SCAG) administers the regional portion of the ATP and
relies on the California Transportation Commission
(CTC) Call for Proposals process to select the capital
projects to be funded through the regional program.
Cities like Anaheim can also apply directly for the
statewide portion; during the most recent funding
cycle (ATP Cycle 3), 40 projects were recommended
to receive funding of nearly $132 million.8

Federal Sources
CDBG Infrastructure Financing
The City of Anaheim receives Community
Development Block Grant (CDBG) funds from the
Department of Housing and Urban Development
(HUD) annually. CDBG funds can support a wide array
of infrastructure improvements. A significant portion
of the Beach Boulevard Study Area lies within a “CDBG
Eligible Area”, which qualifies capital improvement
projects for the CDBG program. The City of Anaheim
anticipates receiving about $4 million in CDBG funds

5
for the Fiscal Year 2019-2020. Currently, the City offers
CDBG-funded code enforcement and residential
rehabilitation programs that could benefit Beach
Boulevard residential areas.
In addition to CDBG funds, the City of Anaheim
receives annual Home Investment Partnerships
(HOME) and Emergency Solutions Grant (ESG) funds.
The City uses HOME funds for the construction and
rehabilitation of affordable housing projects. The City
anticipates receiving about $1 million in HOME funds
for Fiscal Year 2019-2020. The city allocates ESG fund
on programs benefiting the homeless population.
The City anticipates receiving nearly $350,000 in ESG
funds for Fiscal Year 2019-2020.

Federal Transportation Sources
The Fixing America’s Surface Transportation (FAST)
Act was signed into law in December 2015, and
authorizes federal funding for a wide array of
transit improvements through fiscal year 2020. It
includes a number of potential funding sources that
could benefit the West Anaheim Specific Plan Area,
including Capital Investment Grants, Urbanized Area
Formula Grants, and Surface Transportation Block
Grant Programs.
The FAST Act also established a new National Surface
Transportation and Innovative Finance Bureau within
the Department to serve as a consolidated resource
for providing local government agencies with federal
funding, financing, and technical assistance.

the State of California, with a non-federal funding match
requirement of 11.47 percent.
With respect to planning, Surface Transportation Plan
(STP) funds can be used for surface transportation planning
activities, wetland mitigation, transit research and
development, and environmental analysis. Other eligible
projects under STP include transit safety improvements
and most transportation control measures. STP funds are
distributed within a State based on population and other
programmatic categories.

Transportation Alternatives (TA-Set Aside)
Within the STBG funding above is a set amount called
the Transportation Alternatives “Set-Aside” (formerly
Transportation Alternatives Program, or TAP). The TA
Set Aside finances projects defined as “transportation
alternatives”, including on- and off-road pedestrian and
bicycle facilities, recreational programs, infrastructure
projects for improving “non-driver” access to public
transportation;
enhanced
mobility,
community
improvement activities, and environmental mitigation.
The TA Set-Aside also funds activities related to the former
Safe Routes to School (SRTS) program, which helped
fund the construction of infrastructure-related projects
on public roads and bicycle pedestrian pathways near
schools. While apportioned funding for this program has
been eliminated, the TAP program makes these activities
eligible as long as they conform to TAP requirements.

Grants: Surface Transportation Block Grant Program
(STBG)
The Surface Transportation Block Grant Program is
one of the primary flexible funding sources available
for transit at the local level. These funds may be
used for a wide array of transit corridor capital
improvements, including public transportation capital
improvements, fringe and corridor parking facilities,
bicycle and pedestrian facilities, and intercity or
intracity bus terminals and bus facilities. TBG funding
is apportioned directly to SCAG by the Federal
Highway Administration. The funding is allocated by
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