chapter 2: key findings and opportunities
Anaheim Canyon has many physical characteristics that must be
fully understood in order for the City and community to make
informed decisions about how to build upon the area’s assets and
address existing challenges.
At the beginning of the planning process,
the City and consultant team prepared
an Existing Conditions and Opportunities
Analysis (Appendix D), including a
set of key findings and opportunities.
These key findings and opportunities
provide a baseline analysis for identifying
current market conditions, land use
and urban design issues and assets,
mobility and infrastructure assessments,
sustainability factors, branding and

identity considerations, and legal/
regulatory conditions. This information
was used to develop strategies and
actions that will foster economic growth,
support high quality development, and
ensure appropriate public and private
investment in Anaheim Canyon. Following
is a summary of the key findings and
opportunities, broken down by topical
area.

In this Chapter…
2.1 Economic and Market
Conditions
2.2 Land Use and Urban Design
2.3 Mobility
2.4 Infrastructure
2.5 Sustainability
2.6 Identity and Branding
2.7 Regulatory Setting
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2.1 Economic and Market
Conditions
The area of the City now referred to as
Anaheim Canyon was initially established
as a commercial and industrial support
center for Orange County’s early 20th
Century agricultural industry. In the 1950s,
Anaheim Canyon emerged as a nationallyknown hub of America’s defense and
aerospace industry. This local industry
was led by Boeing (formerly Autonetics),
which at one point employed nearly 30,000
people and owned 2.5 million square
feet of building space within Anaheim
Canyon. In the 1960s, Anaheim Canyon
benefitted from the introduction of the
Interstate Highway system by enhancing
the ability to move freight in and out of
the region by vehicle. Anaheim Canyon’s
strategic Southern California location, its
proximity to highway corridors and the
amount of undeveloped land made the
area an ideal location for larger industrial,
manufacturing and distribution operations.
In the 1970’s, Anaheim Canyon continued
to expand through the development of
larger industrial parcels.

Anaheim Canyon has a rich history as a
leading center for industry and innovation in
Southern California
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Due to a combination of economic cycles,
military downsizing and reorganization,
and competition from other areas, many
industries left Anaheim Canyon in the
1990s and early 2000s. Businesses which
left the area often chose to relocate
to cheaper, emerging “greenfield”
development areas, such as those in
the Inland Empire, that provided newer
buildings tailored to modern industrial
production, warehousing and distribution
models. During this period, industrial
production as a whole became quicker
and more productive, due in large part
to the technology boom that began
during this period. Manufacturing and
transportation of goods became more
automated and streamlined. Even the
way people commute to and from work
changed, as more people opted for public
transit and non-automotive forms of travel.
Some people stopped commuting at all
due to the emergence of telecommuting.
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Finally, the Great Recession, which began
in 2008, significantly impacted Anaheim. In
2012, the city’s unemployment rate rose to
11 percent, the highest for any community
in Orange County. In the past few years,
the area has rebounded with a 1.2 million
square foot medical campus on La Palma
Avenue and 1.3 million square feet of infill
industrial development on the former
Boeing site, both in various stages of
development.
Although Anaheim Canyon has faced
many challenges, it remains a major
business and employment center in
Orange County and contains nearly a
third of the City’s jobs. Anaheim Canyon is
nearly built-out, and is largely divided into
mega-blocks that are oriented towards
efficient automobile and truck access
and mobility. Some existing buildings
are obsolete for contemporary industrial
and office uses, and many others would
be suitable for future adaptive reuse
for back office, flex or light industrial
uses. Preparing for and responding to
future innovation and investment in
Anaheim Canyon will require a plan that

will incubate the sustainable business
growth that is vital to expanding Anaheim
Canyon’s competitiveness in a global
economy.
Fortunately, projections for future
economic growth in Anaheim Canyon
look strong. The Southern California
Association of Governments estimates that
jobs within Anaheim Canyon will increase
by over 11,500 by 2035 (13 percent of
market area total). While the focus of the
area is on business growth, there will also
be future housing demand linked primarily
to transit-oriented development (TOD)
adjacent or near the Metrolink Station.
In terms of the commercial real estate
market, as the space needs of industry
evolve over time, Anaheim Canyon will
be well positioned to capture demand
for hybrid forms of ﬂex, industrial, and
office space currently in short supply in
other key employment centers in Southern
California. The table on the following page
summarizes some of the key indicators
that describe the economic and market
conditions in Anaheim Canyon in 2012
when this analysis was completed.

Great Recession
The global recession that began
in 2008, sometimes referred to as
the Great Recession, was a major
global economic crisis. It was largely
caused by a burst in the United
States housing bubble, collapse of
several credit and financial markets,
and the European debt crisis.
While the Great Recession affected
the entire world economy, it had
particular impact on California
where many areas, including
Orange County, experienced
substantial job loss and reduced
home values.
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Key Economic Indicators in Anaheim Canyon (2012)

Surrounding freeways offer ideal access for
distribution services

Top Three Industry Sectors (based on the
number of businesses in 21 different sectors)

Manufacturing (17.6%)
Construction (13.8%)
Professional, Scientific, and
Technical Services (10.2%)

Commercial Square Footage by Building
Type

Industrial (7 million)
Flex (1.6 million)
Medical (1.4 million)
Office (500,000)
Retail (270,000)

Total Businesses in Anaheim Canyon

2,953

Jobs Located within Anaheim Canyon

39,000

Sources: California State University Fullerton Center for Demographic Research, 2012; BAE, 2012

In order for Anaheim Canyon to thrive
economically, it will need to continue to
respond to market trends and competitive
pressures from other major industrial
areas such as the Inland Empire. One of
the area’s key competitive advantages is
that it is considered an excellent location
for many large employers, based on its
centrality to the Southern Californian
labor market and convenient access
to intermediate inputs (supplies in the
industrial supply chain) and supplies. In
addition, the area’s lease rates for ﬂex and
industrial space are lower than the Orange
County average, but higher than Inland

Major employers such as Kaiser Permanente
provide high quality jobs in Anaheim Canyon
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Empire, based on the type and quality of
space as well as the competitive location.
While general business growth looks
good, Anaheim Canyon is not considered
a strong location for warehouse,
distribution, or advanced logistics uses
based on cost. It is considered a strong
location for industrial production, repair,
and research within the larger Southern
California marketplace.
In addition, Anaheim Canyon is an
excellent location for attracting industrial
and office workforce uses from Los
Angeles County, the Inland Empire, and
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other parts of Orange County because
it has convenient access to intermediate
inputs as well as critical repair and
technical services. The area is within easy
driving distance to executive housing
in desirable residential areas of Orange
County, and the City-owned municipal
utility provides electric power and water to
industrial and office users.
The City of Anaheim has a supportive
regulatory climate and low cost of
doing business when compared to

other business park locations. However,
Anaheim Canyon suffers from a lack of
retail and food service amenities, a lack of
recreational amenities for local workers,
and outdated public infrastructure (roads,
sidewalks, and public spaces).
With all of these considerations
taken into account, Anaheim Canyon
remains a desirable place to locate and
expand businesses. The following table
summarizes the projected demand for new
land uses within Anaheim Canyon.

Anaheim Canyon is a desirable place to
locate and expand businesses

Future Land Use Demand Summary
Type

Acres

Units/Square Feet

Residential

11-63*

650-1,256 units

Office

20-122*

1,330,542 sq. ft.

Retail

17-23*

255,042 sq. ft.

Industrial

81-114*

1,239,820 sq. ft.

* Estimate range varies depending on unit density and floor area ratio (FAR)
Sources: CSUF, 2012; BAE, 2012

The area immediately surrounding the
Metrolink station is ideal for compact
residential development
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Major Economic and Market
Opportunities
• Continue to take advantage of
Anaheim Canyon’s strong competitive
location for moderately priced
industrial space oriented to users in a
variety of industries such as aerospace
suppliers, biosciences, medical devices,
and green industries.
• Create high quality office and industrial
development to capture technologyrelated businesses and jobs as the
economy improves.
• Identify ways to take advantage of
Anaheim Canyon’s large selection of
industrial building sizes, which can
provide opportunities for many types of
businesses to locate in the area.
• Pursue the potential demand for
higher-amenity extended-stay hotels
that serve local businesses as well as
the medical/health cluster.

“The Crossing” mixed-use development
offers housing opportunities for local
employees
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• Create new food service, restaurants,
and retail spaces that serve daytime
customers.
• Identify ways to attract businesses
that will beneﬁt from the high quality
infrastructure, including recycled water.
• Identify incentives to attract new
businesses and help existing businesses
grow and thrive.
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2.2 Land Use and
Urban Design
While there are a range of existing land
uses and business types throughout
Anaheim Canyon, most parcels are
designated for either industrial or office
uses, or reserved for groundwater
recharge activities. The area benefits from
a broad range of block and street patterns,
parcel sizes, and building footprints that
allow for a diverse mix of building sizes
and types.
In 2012 the three largest land uses
by acreage in Anaheim Canyon were
Water (827 acres), Office (673 acres), and
Industrial (668 acres). While the area is
primarily office and industrial, there are
many additional types of uses including
Kaiser Permanente’s new Anaheim Medical
Center, a regional Metrolink Station, a
transit-oriented residential development
adjacent to the Metrolink Station, various
retail commercial uses, a scattering of
single family residences, a major waste
transfer facility, four large churches, and
three private elementary schools.

OCWD groundwater recharge basins provide
relief from the surrounding urban environment

Office parks typically lack clear pedestrian
access or outdoor amenities

Light industrial architecture influences much
of the overall character of Anaheim Canyon

Retail and commercial services are mostly
auto-oriented by design
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Public transportation amenities are sparse
and often lack adequate shelter

Anaheim Canyon has fairly limited
pedestrian or bicycle amenities. The area
has many incomplete sidewalks, few shade
trees, and minimal street furniture. There
are bicycle lanes along Miller, Miraloma,
and Lakeview avenues and a bike trail
south of the Santa Ana River. Bike lockers
are located at the Metrolink Station.

• Expand opportunities for additional
high-density residential, office, and
retail development within ¼ to ½
mile of the Metrolink Station while
continuing to consider such uses in
other strategically located areas within
Anaheim Canyon as development
opportunities arise.

Major Land Use and Urban Design
Opportunities

• Discourage residential or other
sensitive uses within industrial areas.

• Protect and grow Anaheim Canyon
as a major economic engine for
Orange County through zoning and
development standards.

• Promote and support strategic
commercial sites at major intersections.

• Upgrade and enhance the public realm
through coordinated and programmatic
streetscape/landscape design.
• Coordinate and cooperate with
the Orange County Water District
(OCWD) to identify dual or multiuse opportunities (such as recreation
and enhanced stormwater capture/
treatment) in groundwater recharge
basins, with careful consideration for
OCWD operational and public safety
concerns.
Expansive use of turf landscaping results in
high water demand

22

|

anaheim canyon specific plan

|

january 2016

• Plan for and help create additional
amenities for area workers and
residents, including parks and open
space, recreation, and transportation
options.
• Take advantage of vacant and
underutilized sites throughout Anaheim
Canyon.
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2.3 Mobility

Major Mobility Opportunities

Anaheim Canyon has good access to
Orange County’s extensive regional
freeway network, including the Orange
Freeway (State Route 57), Riverside
Freeway (State Route 91), Costa Mesa
Freeway (State Route 55), and Imperial
Highway (State Route 90). The main
arteries in Anaheim Canyon include
La Palma Avenue, Kraemer Boulevard,
and Tustin Avenue. While the area is
primarily auto and truck oriented, there
are some existing multimodal options,
including a Metrolink Station, bike trails,
and bus transit. The area has the right
characteristics for increased pedestrian
and bicycle mobility (flat, access to transit,
mild climate), but the current system has
many gaps and barriers. There is also a
lack of basic amenities at many bus stops
throughout Anaheim Canyon.

• Expand multimodal transportation
options and create better connections
between Anaheim Canyon and
surrounding communities.
• Create a pedestrian-friendly walking
environment by establishing a
complete sidewalk network, providing
more crosswalks, installing pedestrian
bulb-outs, upgrading push buttons and
countdown signals, installing pedestrian
signals at mid-block crosswalks,
providing accessibility between office
and retail land uses, and installing
additional pedestrian pathways.

The Anaheim Canyon Metrolink Station
provides a regional transit connection

Sidewalks are needed in many areas to
provide a safe pedestrian environment
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• Enhance bicycle facilities by creating
bike lanes on major north-south
and east-west corridors, including
a pedestrian/bicycle corridor along
Miraloma Avenue and Miller Road;
providing additional bikeways that
connect to bus stops; and connecting
existing and new bike paths to the
regional Santa Ana River Trail via
improved road bridges and/or a new
pedestrian/bicycle bridge.
• Improve vehicular facilities by
providing consistent lane widths on
roads throughout Anaheim Canyon
to improve driving conditions and
decrease merging congestion (lane
drops along the same arterial can lead
to unnecessary delay or congestion at
merging points); pursuing consistent
speed limits along the length of
specified arterials to improve roadway
traffic flow; providing additional lane
capacity at intersections or improved
and coordinated signal timing along
corridors experiencing high volumes of
traffic; and restriping faded lane stripes
and markings.

Wide roadways offer opportunities for
improved bicycle and pedestrian amenities

Bus shelters can benefit from better access
and sidewalk connections
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• Work with the Orange County
Transportation Authority (OCTA) to
upgrade and create additional bus
routes and stops; provide connections
to the planned Placentia Metrolink
Station; provide safe loading/unloading
areas for all riders; improve pedestrian
connectivity to transit; encourage
shuttles to employment centers; and
improve coordination of bus schedules
and stops.
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2.4 Infrastructure

Major Infrastructure Opportunities

The City of Anaheim has the unique role of
being Anaheim Canyon’s water and power
provider. The City maintains an adequate
and reliable infrastructure system within
Anaheim Canyon that has the ability to be
expanded to accommodate future growth.
In addition, the existing storm drain and
sewer systems also have the capacity to
accommodate additional development in
locations within Anaheim Canyon.

• Promote the existing “capture, clean,
and use” strategy for stormwater
management.

The OCWD’s Groundwater Replenishment
System pipeline, which delivers highly
purified recycled water for groundwater
recharge in Anaheim Canyon, can also
provide local businesses with high
quality water for industrial uses. Anaheim
Canyon benefits from extensive existing
power, natural gas, broadband, and
telecommunications networks that can be
used to help attract new commercial and
industrial uses.

• Retrofit the existing storm drain
system with regionally beneficial
improvements including catch basin
screening systems; biofiltration swales
and treatment wetlands; and basin
impoundments to capture stormwater
for infiltration, passive irrigation
of natural open spaces, or habitat
creation.
• Create more pervious surfaces to help
infiltrate stormwater and recharge local
groundwater aquifers.
• Consider coordinating with the
Regional Water Quality Control Board
Santa Ana Region to initiate regional
water quality facilities paid by inlieu or drainage fees from upstream
developments, relieving them of costly
and less effective on-site solutions.
• Coordinate with the OCWD to expand
recycled water supply and delivery
to the interested businesses that can
benefit from the high quality recycled
water for industrial uses.

• Facilitate recycled water distribution to
help interested businesses obtain LEED
certification.
• Support reduction of wastewater
generation by installing small on-site
sewer water reclamation/recycling
plants, balancing flow into the sewer
system through the installation of onsite low flow clarifier units and low flow
water fixtures.
• Encourage installation of grey water
systems which direct certain used
water from a building to landscape
areas rather than discharging to public
sewers.
• Continue to move all overhead
power and telecommunications lines
underground to improve system
reliability and aesthetics.
• Consider power rate discounts
for “clean tech” businesses, and
encourage on-site solar energy panels
for commercial roof tops and parking
structures.
• Consider co-developing a public/
private WiFi network that will enable
continuous connectivity for workers,
visitors, and commercial enterprises.
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2.5 Sustainability
Local and regional sustainability is a very
important topic related to both quality of
life and economic development. There
is a strategic need to make Anaheim
Canyon businesses more sustainable to
ensure they succeed in the Innovation
Economy. In addition to that need, there
are also numerous State and regional
laws, policies, and programs that require
sustainability concepts be implemented at
the local level.
In 2003 the City of Anaheim joined the
California Climate Action Registry. As
part of this effort, the City annually tracks
and reports greenhouse gas emission
totals. The City has an obligation,
through a series of State and regional
regulations, to reduce greenhouse gas
emissions, improve citywide sustainability,
and capture/reuse stormwater at new
and redeveloped sites. To meet this
obligation, the City has already developed
an extensive array of green building
and sustainability-related programs
and incentives. These include very high
standards for energy efficiency, including
LEED certification, in City-owned
buildings. In addition, in April 2012, the
City Council approved the Anaheim

Opportunities exist to replace turf areas with
more sustainable landscaping

Stormwater planters reduce maintenance
costs, lower water use, and filter stormwater
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Outdoors Connectivity Plan. This study
identifies citywide opportunities for
access to open space and recreation
areas, including expanding bicycle and
pedestrian systems.

Major Sustainability Opportunities
• Continue to encourage LEED
certification on all new buildings.
• Protect and rehabilitate open space
and habitat areas.
• Promote multimodal transportation
options throughout Anaheim Canyon,
including transit, bike, and pedestrian
facilities and amenities.
• Support and encourage unique
solutions specific to Anaheim Canyon,
such as increased renewable energy
generation, improved stormwater
management systems, increased use
of industrial waste heat, expanded
programs for business owners to utilize
bulk purchasing, and reduced vehicle
idling.
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2.6 Identity and Branding
Anaheim Canyon currently lacks a unique
“sense of place.” It does not have an
identity that differentiates it from other
Southern California business and industrial
centers. Promotion of local businesses and
the general area has suffered in the past
from inconsistent naming and branding
policies. The area has been known as
either “The Canyon,” ”Anaheim Canyon
Business Center,” or “Anaheim Canyon.”
This lack of a unified identity was one of
the top issues identified in business and
property owner surveys conducted by the
City early in the planning process.

Major Identity and Branding
Opportunities
• Create a consistent signage program
to unify the entire area, building on
existing design elements already
located in Anaheim Canyon.
• Build an identity and brand that
resonates with employers and visitors.
• Develop clear brand guidelines for
businesses and partners to ensure
consistency.
• Create gateways that become focal
points for arrival and provide a better
sense of place.
• Create a unique landscape palette for
the public realm.

Existing “The Canyon” banner sign

• Use the term “Anaheim Canyon”
consistently to identify the area.
• Expand Anaheim Canyon’s “image”
from the freeways for better exposure.

Existing signage that is inconsistent with the
overall brand
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2.7 Regulatory Setting

Complete Streets

There are many existing local, regional,
State, and Federal laws, regulations,
and programs that affect development
activities within Anaheim Canyon. The
City of Anaheim’s General Plan, which
was comprehensively updated in 2004,
is the overarching policy document that
regulates all development within the City.
This Specific Plan implements the General
Plan by providing greater detail on areaspecific development policies, standards,
and guidelines for Anaheim Canyon.

Complete Streets are streets that
are designed and operated to
enable safe access for all users,
including pedestrians, bicyclists,
motorists, and transit riders of all
ages and abilities. They can also
include a unique design identity,
areas for pedestrian gathering,
and systems to capture and filter
stormwater. In addition to helping
create more attractive, accessible,
and safer environments, Complete
Streets are also required by the
State as a means for providing
access to multimodal transportation
options (Assembly Bill 1358).
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At the regional level, the Southern
California Association of Governments
(SCAG) prepares and administers a
Regional Transportation Plan that focuses
regional investment on major roadways
(in particular freeways), which will have
a direct impact on Anaheim Canyon.
As part of its regional planning efforts,
SCAG has also developed a Sustainable
Community Strategy (SCS), which provides
a framework for housing and employment
growth on a regional level. State law allows
projects that are consistent with the SCS
to be eligible for California Environmental
Quality Act (CEQA) streamlining.
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At the State level, there have been major
law changes in recent years to focus
development permitting on greenhouse
gas reduction and sustainability. The two
most notable laws are Assembly Bill (AB)
32, which was passed in 2006, and Senate
Bill (SB) 375, which was passed in 2008.
AB 32 requires local governments to
reduce total greenhouse gas emissions
to their 1990 levels by 2020. SB 375
implements this law by establishing a
direct link between local land use planning
and regional transportation planning
to reduce greenhouse gas emissions
from automobiles and light trucks. The
California Complete Streets Act of 2008
(AB 1358) requires local governments to
incorporate Complete Streets policies
into planning documents, in particular
into a city’s General Plan. As a result of all
of these laws, this Specific Plan identifies
opportunities to reduce greenhouse gas
emissions and provide Complete Streets
within Anaheim Canyon.
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The State’s CalGreen Code applies to the
planning, design, operation, construction,
use, and occupancy of newly constructed
residential and non-residential buildings
and structures. This updated building
code establishes minimum standards
that must be met for energy efficiency
construction and green materials.
Lastly, the State also requires
new development and significant
redevelopment to reuse stormwater
that falls on these sites. Infiltration is
considered reuse, and the Anaheim
Canyon area is the best location in Orange
County for this to occur due to soil
composition and depth of the water table.
At the Federal level, the National Pollutant
Discharge Elimination System permit
program controls water pollution by
regulating discharges of pollutants into
waters of the State. As a result, virtually
all commercial and industrial sites must
implement standard “Best Management
Practices” on-site to reduce discharge
of pollutants to the storm drain system.
Certain industrial facilities must also obtain
permits from the Santa Ana Region Water
Quality Control Board.

Major Regulatory Setting
Opportunities
• Identify strategies to streamline
development regulations and
encourage economic growth and
revitalization.
• Clearly articulate how the City of
Anaheim is addressing recent State
greenhouse gas and sustainability
mandates, which will help streamline
approvals of future projects that are
consistent with this Specific Plan.
• Continue to coordinate with OCWD to
identify opportunities for passive and
active recreation adjacent to, or within,
areas used for water retention so long
as they do not affect the day-to-day
operations of OCWD.

Working with OCWD, the water retention
ponds provide an opportunity to activate the
area with recreational uses
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