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4. Environmental Setting 
4.1 INTRODUCTION 
This section provides a “description of  the physical environmental conditions in the vicinity of  the project” 
(Guidelines § 15125[a]), pursuant to provisions of  the California Environmental Quality Act (CEQA) and the 
CEQA Guidelines. The environmental setting provides the baseline physical conditions from which the lead 
agency will determine the significance of  environmental impacts resulting from the proposed project. 

4.2 REGIONAL ENVIRONMENTAL SETTING 
4.2.1 Regional Location 
The City of  Anaheim covers approximately 50 square miles (over 32,000 acres) along State Route (SR) 91 in 
the northern part of  Orange County. Orange County comprises approximately 798 square miles, stretching 
approximately 40 miles along the coast and extending inland approximately 20 miles. Orange County is 
bordered by the Pacific Ocean to the west, Los Angeles County to the north and northwest, San Bernardino 
County to the northeast, Riverside County to the east, and San Diego County to the south. The natural setting 
of  Orange County provides a combination of  mountains, hills, flatlands, and shorelines. Orange County lies 
predominantly on an alluvial plain, which is generally less than 300 feet in elevation in the west and central 
section. 

The City of  Anaheim is approximately 25 miles southeast of  downtown Los Angeles in north-central Orange 
County and part of  the southern California region. Major freeways traversing the City include Interstate (I) 5, 
which travels generally northwest to southeast; SR 57, which travels north and south through the central portion 
of  the City; SR 55, which abuts the southern edge of  the City at the western edge of  the Hill and Canyon Area; 
SR 91, which travels east and west along the northern portion of  the City; and SR 241, which travels north and 
south near the eastern edge of  the City. Figure 3-1, Regional Location, shows the regional context of  the City. 
The City of  Anaheim is surrounded by the cities of  Fullerton, Buena Park, Cypress, Garden Grove, Orange, 
Placentia, and Yorba Linda and unincorporated Orange County. 

4.2.2 Regional Planning Considerations 
SCAG Regional Transportation Plan/Sustainable Communities Strategy 

The Southern California Association of  Governments (SCAG) is a council of  governments representing 
Imperial, Los Angeles, Orange, Riverside, San Bernardino, and Ventura counties. SCAG is the federally 
recognized metropolitan planning organization for this region, which encompasses over 38,000 square miles. 
SCAG is a regional planning agency and a forum for addressing regional issues concerning transportation, the 
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economy, community development, and the environment. SCAG is also the regional clearinghouse for projects 
requiring environmental documentation under federal and state law. In this role, SCAG reviews proposed 
development and infrastructure projects to analyze their impacts on regional planning programs.  

The 2016-2040 Regional Transportation Plan/Sustainable Communities Strategy (RTP/SCS) was adopted in 
April 2016 (SCAG 2016). Major themes in the 2016 RTP/SCS include integrating strategies for land use and 
transportation; striving for sustainability; protecting and preserving existing transportation infrastructure; 
increasing capacity through improved systems managements; providing more transportation choices; leveraging 
technology; responding to demographic and housing market changes; supporting commerce, economic growth, 
and opportunity; promoting the links between public health, environmental protection, and economic 
opportunity; and incorporating the principles of  social equity and environmental justice.  

The SCS outlines a development pattern for the region, which, when integrated with the transportation network 
and other transportation measures and policies, would reduce greenhouse gas (GHG) emissions from 
transportation (excluding goods movement). The SCS is meant to provide growth strategies that will achieve 
the regional GHG emissions reduction targets identified by the California Air Resources Board. The SCS does 
not require that local general plans, specific plans, or zoning be consistent with the SCS, but provides incentives 
to governments and developers for consistency. The Proposed Project’s consistency with the applicable 2016-
2040 RTP/SCS policies is analyzed in detail in Section 5.5, Greenhouse Gas Emissions, and Section 5.8, Land Use 
and Planning. 

South Coast Air Basin Air Quality Management Plan 

The City of  Anaheim is in the South Coast Air Basin (SoCAB), which is managed by the South Coast Air 
Quality Management District (SCAQMD). Pollutants emitted into the ambient air by stationary and mobile 
sources are regulated by federal and state law and standards are detailed in the SoCAB Air Quality Management 
Plan. Air pollutants for which ambient air quality standards (AAQS) have been developed are known as criteria 
air pollutants—ozone (O3), carbon monoxide (CO), volatile organic compounds (VOC), nitrogen oxides 
(NOx), sulfur dioxide, coarse inhalable particulate matter (PM10), fine inhalable particulate matter (PM2.5), and 
lead. VOC and NOx are criteria pollutant precursors and go on to form secondary criteria pollutants, such as 
O3, through chemical and photochemical reactions in the atmosphere. Air basins are classified as 
attainment/nonattainment areas for particular pollutants depending on whether they meet AAQS for that 
pollutant. Based on the SoCAB AQMP, the SoCAB is designated nonattainment for O3, PM2.5, PM10, and lead 
(Los Angeles County only) under the California and National AAQS and nonattainment for NO2 under the 
California AAQS. The Proposed Project’s consistency with the applicable AAQS is discussed in Section 5.2, 
Air Quality. 

Greenhouse Gas Emissions Reduction Legislation 

Current State of  California guidance and goals for reductions in GHG emissions are generally embodied in 
Executive Order S-03-05; Executive Order B-30-15; Assembly Bill 32 (AB 32), the Global Warming Solutions 
Act (2008); and Senate Bill 375 (SB 375), the Sustainable Communities and Climate Protection Act. 
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Executive Order S-03-05, signed June 1, 2005, set the following GHG reduction targets for the State of  
California: 

 2000 levels by 2010 
 1990 levels by 2020 
 80 percent below 1990 levels by 2050 

AB 32 was passed by the state legislature on August 31, 2006, to place the state on a course toward reducing its 
contribution of  GHG emissions. AB 32 follows the emissions reduction targets established in Executive 
Order S-3-05. Executive Order B-30-15 also established an interim goal of  a 40 percent reduction below 1990 
levels by 2030.  

In 2008, SB 375 was adopted to connect GHG emissions reductions targets for the transportation sector to 
local land use decisions that affect travel behavior. Its intent is to reduce GHG emissions from light-duty trucks 
and automobiles by aligning regional long-range transportation plans, investments, and housing allocations to 
local land use planning to reduce vehicle miles traveled and vehicle trips. SCAG’s targets are an 8 percent per 
capita reduction from 2005 GHG emission levels by 2020 and a 13 percent per capita reduction from 2005 
GHG emission levels by 2035.  

The Proposed Project’s ability to meet these regional GHG emissions reduction target goals is analyzed in 
Section 5.5, Greenhouse Gas Emissions. 

Regional Water Quality Control Board, Santa Ana River Basin Plan 

Under the Porter-Cologne Water Quality Act, California’s water quality control law, the State Water Resources 
Control Board (SWRCB) has ultimate control over water quality policy and allocation of  state water resources. 
The SWRCB, through its nine Regional Water Quality Control Boards, carries out the regulation, protection, 
and administration of  water quality in each region. Each regional board is required to adopt a water quality 
control plan or basin plan. The City of  Anaheim is in the Santa Ana River Basin, Region 8. 

The Water Quality Control Plan for the Santa Ana River Basin was updated in 2008. This basin plan gives 
direction on the beneficial uses of  the state waters in Region 8; describes the water quality that must be 
maintained to support such uses; and provides programs, projects, and other actions necessary to achieve the 
standards established in the basin plan. 

4.3 LOCAL ENVIRONMENTAL SETTING 
4.3.1 Location and Land Use 
The Project Site is at 6501 through 6513 Serrano Avenue (APN 365-062-09), at the northeast corner of  Serrano 
Avenue and Nohl Ranch Road, in the southeastern portion of  the City of  Anaheim. Regional access is provided 
by State Route 91 (SR-91), approximately two miles to the north, and SR-55, approximately four miles to the 
west. Figure 3-1, Regional Location, depicts the regional location of  the Project Site and surrounding cities. The 
City of  Anaheim is surrounded by the cities of  Fullerton, Buena Park, Stanton, Orange, Yorba Linda, Placentia, 
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Garden Grove, and Cypress, and unincorporated Orange County. Figure 3-2, Local Vicinity, depicts two street 
frontages, Nohl Ranch Road and Serrano Avenue, and other nearby streets.   

The Project Site is currently developed and operating as the Serrano Center, a small neighborhood commercial 
center with seven 1-story buildings that the property owner has leased out for various commercial and 
neighborhood businesses. Some of  the commercial land uses include a performing arts academy, Kumon 
(tutoring), a dentist office, several insurance offices, Bodies by Us (gym), two salons, a martial arts studio, Aqua 
Duks (swim school), Green Earth Cleaners, and Serrano Heights Academy (daycare center). 

4.3.2 Surrounding Land Uses 
The Project Site is surrounded by single-family residential to the north, south (across Serrano Avenue), and 
east; Anaheim Hills Elementary School, to the southwest of  the intersection of  Nohl Ranch Road and Serrano 
Avenue; and vacant property with steep slopes leading to Anaheim Hills residences to the west, across Nohl 
Ranch Road.  

The Santa Ana Mountains trailhead, which links to the Santiago Oaks Regional Park trail system, is adjacent to 
the Anaheim Hills Elementary School. Beyond the residential uses to the west, are the Peralta Hills, and to 
south, are low-lying hills that extend from the Santa Ana Mountains. Other major land uses near the Project, 
other than residential neighborhoods, are the Walnut Canyon Reservoir and Lenain Water Treatment Plant, 
which are located 0.6 mile to the northeast; and the Anaheim Hills Golf  Course, which is also about 0.6 mile 
to the north. Figures 3-2 and 3-3 show the Project Site and its surrounding land uses. 

4.3.3 Public Services and Utilities 
The Project Site is surrounded by existing urban development with existing public services and utilities. 

The following service providers provide utilities services to the Project Site. 

 Water – Anaheim Public Utilities 

 Wastewater – Anaheim Public Utilities 
 Storm Water – Anaheim Public Works and Orange County Flood Control District 

 Solid Waste – Republic Services 

 Electricity – Anaheim Public Utilities 

 Natural Gas – Southern California Gas Company 

 School – Orange Unified School District 
 Police – Anaheim Police Department 
 Fire – Anaheim Fire Department 

4.3.4 General Plan and Zoning 
The Project Site is currently designated for Neighborhood Center (Commercial) land use by the General Plan 
and within the "C-G" General Commercial Zone. See Figure 4-1, Existing General Plan Land Use, and Figure 4-
2, Existing Zoning Map. The Project Site is also in the Scenic Corridor (SC) Overlay Zone.  
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4.4 ASSUMPTIONS REGARDING CUMULATIVE IMPACTS 
Section 15130 of  the CEQA Guidelines states that cumulative impacts shall be discussed where the project's 
incremental effects are cumulatively considerable. It further states that this discussion shall reflect the level and 
severity of  the impact and the likelihood of  occurrence, but not in as great a level of  detail as that necessary 
for the project alone. Section 15355 of  the Guidelines defines cumulative impacts to be “two or more individual 
effects which, when considered together, are considerable or which compound or increase other environmental 
impacts.” Cumulative impacts represent the change caused by the incremental impact of  a project when added 
to other proposed or committed projects in the vicinity. 

Section 15130 [b][1] of  the CEQA Guidelines states that the information utilized in an analysis of  cumulative 
impacts should come from one of  two sources: 

 A list of  past, present, and probable future projects producing related cumulative impacts, including, if  
necessary, those projects outside the control of  the agency. 

 A summary of  projections contained in an adopted General Plan or related planning document designed 
to evaluate regional or area-wide conditions. 

The cumulative impact analysis in this EIR uses the second method. It uses a summary of  projections in the 
Anaheim General Plan and related planning documents designed to evaluate regional or area-wide conditions. 
The City of  Anaheim completed a comprehensive General Plan and Zoning Code Update and associated 
Program EIR No. 330, which was adopted by the Anaheim City Council on May 25, 2004. Supplemental EIR 
No. 346 was prepared and certified in September 2013 to update the analysis in Program EIR No. 330 to 
address 42 separate general plan amendments completed after adoption of  the General Plan in 2004, a new 
version of  the Anaheim Traffic Analysis Model (ATAM), and changes to CEQA. The adopted General Plan 
designates the general distribution of  land uses and intensities throughout the City. The cumulative impact 
analysis in this DEIR uses the projections in the City’s adopted General Plan and associated Supplemental EIR 
No. 346. The land use intensities allowed by the adopted General Plan are shown in Tables 4-1 and 4-2. 

Table 4-1 Residential General Plan Buildout Estimates for Cumulative Impact Analysis 

Land Use Designation 
Probable 
Density Acres Dwelling Units 

Persons per 
Household Population 

RESIDENTIAL 
Estate (0-1.5 du/ac) 1.0 1,246 1,548 3.3 5,108 
Low Density (0-6.5 du/ac) 4.0 9,905 38,909 3.3 128,400 
Hillside Low-Medium Density (0-6.0 du/ac) 5.0 456 1,589 3.3 5,244 
Low-Medium Density (0-18.0 du/ac) 13.0 1,530 17,266 3.3 56,978 
Medium Density (0-36.0 du/ac) 24.0 1,960 47,040 3.3 155,232 
Corridor Residential (0-13.0 du/ac) 13.0 183 2,379 3.3 7,851 
Areas of the City with Special Density 
Limitations n/a 3,050 2,675 3.3 8,828 

Subtotal — 18,330 111,406 — 367,641 
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MIXED USE 
Mixed Use (0-100) 40.0 189 7,560 1.5 11,340 
Mixed Use – Platinum Triangle n/a 470 18,988 1.5 28,482 

Subtotal — 659 26,548 — 39,822 
TOTAL — 18,989 137,954 — 407,463 
Source: City of Anaheim Resolution No. 2014 020 implementing General Plan Amendment No. 2013 00488, Table LU 5, February 4, 2014. 
Notes: 
The number of dwelling units for each designation is calculated by adding the number of existing dwelling units in areas of the City that are not anticipated to change to 

the number of units that are calculated by multiplying the gross acres of areas that are most likely to change by the probable residential densities. 
Dwelling units in areas not anticipated to change are the number of dwelling units in areas that are not likely to be further subdivided or areas that have a fixed buildout 

capacity through a specific plan. These are determined by: 1) adding the number of parcels in areas that are not likely to further subdivide; or 2) by referencing the 
number of units expected at buildout for areas addressed through specific plans (see City of Anaheim General Plan Land Use Element Table LU 1 for a list of the 
City’s specific plans). 

The Areas of the City with Special Density Limitations, as shown on Figure LU 5 and described in Table LU 4 of the City of Anaheim General Plan Land Use Element, 
that are planned for residential development are shown as a separate category on the table and include the following: 

Area Acres Low Density) Hillside Low-Medium Density Low-Medium Density 
Area A 16 — — 140 DU 
Stonegate 33 35 DU — — 

Total 49 35 DU 485 DU 140 DU 
DU = Dwelling Units 
Residential units in the Platinum Triangle, a mixed use area of the City, which is also included in the “Areas of the City with Special Density Limitations,” are shown 

separately in the Mixed Use calculations. 
 

The General Plan land use plan, which includes areas in Anaheim’s sphere-of-influence, identifies 16,519 acres 
of  residential land uses, 659 acres of  residential mixed-use land uses, and 5,619 acres of  other employment-
generating land uses. Assuming a probable intensity for each of  the land use designations, the land use plan 
provides for 137,954 dwelling units (see Table 4-1). Based on a factor of  3.3 persons per household (1.5 per 
household in mixed-use areas), the estimated buildout population of  the General Plan land use plan would be 
407,463 persons. 
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Table 4-2 Nonresidential Buildout Estimates for Cumulative Impact Analysis 

Land Use Designation 
Probable 

FAR Acres Square Feet 
Square Feet per 

Employee 
Estimated 
Employees 

COMMERCIAL 
Neighborhood Center (0.35-0.45 FAR) 0.35 229 2,610,878 400 6,527 
Regional Commercial (0.30-0.50 FAR) 0.40 231 3,023,064 400 7,558 
General Commercial (0.25-0.50 FAR) 0.30 661 6,396,786 400 15,992 
Office-Low (0.40-0.50 FAR) 0.40 402 5,366,539 285 18,830 
Office-High (0.50-2.00 FAR) 1.00 9 392,040 285 1,376 

Subtotal — 1,532 17,789,307 — 50,283 
INDUSTRIAL 
Industrial (0.35-0.50 FAR) 0.35 2,550 28,654,857 364-700 53,863 

Subtotal — 2,550 28,654,857 — 53,863 
MIXED USE 
Mixed Use (1.5-3.0 FAR) 1.50 237 15,485,580 285-400 45,279 

Subtotal — 237 15,485,580 — 45,279 
PLATINUM TRIANGLE 
Mixed Use – Commercial n/a 

470 
4,795,111 400 11,988 

Mixed Use – Office n/a 9,652,747 285 33,869 
Mixed Use – Institutional n/a 1,500,000 Varies — 
Office High 2.0 50 

4,478,356 285 
15,714 

Office Low 0.5 71 5,486 
Industrial 0.5 134 2,918,520 364-700 11,988 

Subtotal — 812 23,344,734 — 79,045 
TOTAL — 5,131 85,274,478 — 228,470 
Source: City of Anaheim Resolution No. 2014-020 implementing General Plan Amendment No. 2013-00488, Table LU-6, February 4, 2014. 
Notes: 
The estimated square feet for each designation is calculated by adding the existing building square feet in areas of the City that are not anticipated to change to the 

gross acres of areas that are most likely to change multiplied by the probable Floor Area Ratios (FAR). 
For The Anaheim Resort/Commercial Recreation land use designation, please refer to the Disneyland Resort, Anaheim Resort and Hotel Circle Specific Plans. 
Build-out intensities for the Platinum Triangle are based on the maximum intensities described in General Plan Land Use Element Table LU-4. 

 

Of  the employment-generating land uses, the General Plan land use plan provides for a total of  1,121 acres of  
Neighborhood, Regional, and General Commercial uses; 532 acres of  office uses; 2,684 acres of  industrial uses; 
and 707 acres of  residential and nonresidential mixed use. Combined, these land use designations would 
generate approximately 228,470 jobs using the probable intensity factors (FARs) for each nonresidential land 
use designation (see Table 4-2). Additional employment opportunities are also provided by the implementation 
of  the Commercial Recreation land use designation through the Anaheim Resort, Disneyland Resort, and Hotel 
Circle Plans. 

To evaluate the potential cumulative impact of  the Project on future traffic conditions, the validated ATAM 
was used. ATAM is the traffic forecasting tool for the City of  Anaheim and has been certified by the Orange 
County Transportation Authority (OCTA) to be consistent with the Orange County Transportation Analysis 
Model (OCTAM). ATAM uses Orange County Projections (OCP) and Anaheim’s General Plan to forecast 
cumulative growth in the City of  Anaheim and relies upon OCTAM for the regional traffic component. The 
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County of  Orange, its cities, and public agencies have executed a Memorandum of  Understanding with the 
Orange County Council of  Governments to contract with the Center for Demographic Research at California 
State University, Fullerton, to develop OCP and periodically update demographic growth projections for 
Orange County based on adopted general plans and historic growth trends. OCTAM is based on and consistent 
with SCAG’s regional transportation model, incorporating adopted regional growth projections. As a subarea 
model, ATAM incorporates the Anaheim General Plan within the City limits, and all other facilities are 
consistent with the Master Plan of  Arterial Highways (MPAH) buildout. As general plan amendments are 
processed, ATAM is updated to reflect any changes to the General Plan. Regional growth outside of  the City 
of  Anaheim has accounted for traffic, air quality, and noise impacts through use of  ATAM. The growth 
projections adopted by the City and surrounding area for ATAM are used for the cumulative impact analyses 
of  this EIR. 

This approach to the Regional Growth Projections Method of  using adopted local growth projections is 
appropriate for evaluating cumulative impacts related to the Proposed Project. This is especially true given the 
size and long-term nature of  the Proposed Project, which is better considered within the context of  adopted 
growth projections than by attempting to list reasonably foreseeable individual development projects that may 
occur nearby over the next several years.  

The cumulative impacts of  the Proposed Project have been addressed for each environmental category 
discussed in Chapter 5.0, Environmental Analysis, of  this DEIR. 
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Mixed-Use 

Designation Description 

Maximum 
Density 

(FAR) 

Typical 
Implementation 

Zone(s) 

Mixed-Use 
Mid 

To allow flexibility for parcels that could transition from strip commercial uses to 
residential or a mix of residential, commercial and office development. Allows 
residential in either a stand-alone or mixed-use configuration and could include live-
work units, duplexes, and townhouses in a horizontal or vertical mixed-use pattern. 
Residential development in these areas emphasizes quality and offers a variety of 
amenities. A mix of commercial uses would continue to allow for a range of 
community-service retail, office, and service commercial uses. 

Up to 27 
du/ac with a 
maximum 

FAR of 0.10 

MU 

Mixed-Use 
Medium 

To allow flexibility for parcels that could transition from strip commercial uses to 
residential or a mix of residential, commercial, and office development. Allows 
residential in either a stand-alone or mixed-use configuration. Residential development 
in these areas emphasizes quality and offers a variety of amenities. A mix of 
commercial uses would continue to allow for a range of community-service retail, 
office, and service commercial uses. 

Up to 36 
du/ac with a 
maximum 

FAR of 0.35 

MU 

Mixed-Use 
High 

To allow a mix of uses including residential, commercial, services, hotel, and 
professional office uses in a high-quality environment. The focus of this designation is 
on created 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 plaza, 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. 

Up to 60 
du/ac with a 
maximum 

FAR of 0.35 

MU 

 
 

Mixed-Use 
Urban Core 

To allow a mix of uses including residential, commercial, services, hotel, and 
professional office uses in a high-quality environment. The focus of this designation is 
on created 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 plaza, 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. 

Up to 100 
du/ac with a 
maximum 

FAR of 3.00 

DMU, PTMU 

Non-
Residential 
Mixed-Use 

Encourages a mix of commercial and office uses, but prohibits residential uses where 
residential uses are not compatible with surrounding land uses. All uses, densities and 
intensities, other than residential uses, that are permitted by the Mixed-Use 
designation are allowed within the Non-Residential Mixed-Use designation. This 
designation is limited to the Anaheim Canyon Specific Plan area. 

3.00 Specific Plan 

Open Space and Recreation 

Designation Description 

Maximum 
Density 
(FAR) 

Typical 
Implementation 

Zone(s) 

Open Space Areas intended to remain in natural open space; utility easements that will provide 
recreational and trail access to Anaheim’s residents; heavily landscaped freeway 
remnant parcels, and land areas surrounding major water features. 

0.10 OS 

Parks Active and passive recreational uses such as parks, trails, athletic fields, interpretive 
centers and golf courses. 

0.10 PR, SP 

Water Uses Water bodies, such as the Santa Ana River, lakes, and reservoirs, and other water-
related uses such as flood control channels and drainage basins. 

0.10 OS, PR, SP 

k

In addition to the typical zoning designations listed above, other zoning designations may implement the General Plan (i.e., Specific Plans and 
Overlay Zones), which could further restrict maximum densities. For allowable densities within Specific Plan areas, please refer to the applicable 
Specific Plan. 

Since allowable uses within the Institutional land use designation vary significantly (e.g., offices, transportation facilities, libraries, community 
centers, fire stations, etc.), the FAR for the Institutional designation also varies significantly. 

Terms: 
du/ac = dwelling units per gross acre    FAR = Floor Area Ratio 

Typical Implementation Zone Descriptions: 

RH = Single-Family Hillside Residential 

C-R = Regional Commercial

RS = Single-Family Residential 

C-G = General Commercial

RM = Multiple-Family Residential 

C-NC = Neighborhood Center Commercial

O-L = Low Intensity Office Zone

MU = Mixed Use Overlay 

PR = Public Recreation 

O-H = High Intensity Office Zone

PTMU = Platinum Triangle Mixed-Use Overlay 

SP = Semi-Public 

I = Industrial 

DMU = Downtown Mixed Use Overlay 

OS = Open Space Zone 

(SC) = Scenic Corridor Overlay T = Transition 

Please refer to the Land Use Element of the General Plan for a more detailed description
of each land use designation and for density limits in Specific Areas of the City.

Notes:

Public and Quasi-Public Facilities 

Designation Description 

Maximum 
Density 
(FAR) 

Typical 
Implementation 

Zone(s) 

Schools Existing public and larger, established private schools, including elementary, junior and 
high schools.  Future schools may be developed in other land use designations 
through procedures established in the Zoning Code. Trade schools or other job 
training facilities may be developed in various non-residential land use areas under the 
procedures established in the Zoning Code. 

N/A SP 

Institutional Existing facilities or known planned public and quasi-public uses, including government 
offices, transportation facilities, public or private colleges and universities, public 
utilities, hospitals, large assisted living facilities, community centers, museums and 
public libraries. To the extent possible, institutional facilities should be clustered in 
activity centers to support other similar uses and benefit from access to various modes 
of transportation. 
     Additional uses, including assembly areas and day care facilities, may be 
developed in other land use designations under the procedures established in the 
Zoning Code. The maximum floor area ratio reflects the potential for high-rise offices 
used by governmental or quasi-public agencies. Additional intensity provisions are 
addressed in the Zoning Code. 

Up to 3.00 SP 

Railroad Passenger, commuter, and freight railroads N/A 

Intermodal 
Transportation 
Center 

Identifies a planned major intermodal transportation center in The Platinum Triangle. 
The intermodal transportation center would fit into the urban, mixed-use environment 
planned for The Platinum Triangle, providing a multitude of transportation options for 
residents, employees and visitors of The Platinum Triangle and nearby Anaheim 
Resort.  

N/A 

 

k

Commercial 

Designation Description 

Maximum 
Density 
(FAR) 

Typical 
Implementation 

Zone(s) 

Neighborhood 
Center 

To serve the surrounding residential neighborhood or cluster of surrounding residential 
neighborhoods. Development should be compatible in scale and design with adjacent 
residential areas, and should be designed to encourage pedestrian usage.  Not 
intended to encourage strip commercial development or large, regionally-serving, retail 
uses. 

0.45 C-NC

Regional 
Commercial 

Serves a larger area than Neighborhood Centers and include regional-serving 
commercial uses. Allowable uses could include large department stores, specialty 
stores, theaters, and restaurants. The Regional Commercial designation also allows 
for limited professional offices.  

0.50 C-R

General 
Commercial 

Accommodates a variety of land uses, including those identified in the Neighborhood 
Center designation and may, but not necessarily, serve the adjacent neighborhood or 
surrounding clusters of neighborhoods.  In addition to some of the uses described in 
the commercial center description.  Highway-serving uses such as fast food 
restaurants, auto oriented uses such as tire stores, service stations, auto parts stores, 
and other stand-alone retail uses are also envisioned. 

0.50 C-G

Commercial 
Recreation 

Intended to provide for tourist and entertainment related industries, such as theme 
parks, hotels, tourist oriented retail, movie theaters, and other visitor-serving facilities. 
Implemented by various Specific Plan Zones, which further define the maximum 
development intensities within this designation. 

N/A Specific Plan 

Office 

Designation Description 

Maximum 
Density 
(FAR) 

Typical 
Implementation 

Zone(s) 

Office-Low Small-scale office uses, including local branches of financial institutions, legal services, 
insurance services, real estate, and medical or dental offices and support services. It is 
intended to facilitate office development of up to three stories in height as stand-alone 
projects or within a business park setting. 

0.50 O-L

Office-High Higher density office uses that have at least four stories.  Focused in areas planned for 
more concentrated urban development such as The Platinum Triangle, key locations 
along transit routes, major intersections, or in close proximity to significant activity 
centers. Typical uses would include national or regional offices for financial institutions, 
Fortune 500 companies, and medical-related office complexes. 

2.00 O-H

Industrial 

Designation Description 

Maximum 
Density 
(FAR) 

Typical 
Implementation 

Zone(s) 

Industrial Industrial-related uses, including research and development uses, technology centers, 
corporate and support office uses; business parks, assembly and light manufacturing, 
repair and other service facilities; warehousing and distribution centers; and, limited, 
employee-serving retail uses. 

0.50 I 

Residential 

Designation Description 

Density 
(Dwelling 
Units per 

Acre) 

Typical 
Implementation 

Zone(s) 

Estate 
Density 

Large-lot single-family subdivisions of a custom character.  Typical development 
consists of single-family residences on lots of 22,000 to 43,560 square feet.  This land 
use designation is limited to the Hill and Canyon Area. 

0-1.5 RH-1, RH-2 

Low Density Conventional single-family detached subdivisions.  Typical development consists of 
single-family residences on lots of 5,000 to 10,000 square-feet.  

0-6.5 RS-1, RS-2, RS-3, 
RH-3 

Low-Medium 
Hillside 

Both attached and detached single-family residences in hillside areas. Lot sizes in 
these areas are typically smaller, having typical minimum lot sizes of less than 5,000 
square-feet, due to the sloping topography and associated reduction in developable 
area. Development is often “clustered” in order to reduce site grading while maximizing 
the preservation of open space.  This land use designation is limited to the Hill and 
Canyon Area. 

0-6.0 RS-3(SC), RS-4(SC), 
RM-2(SC) 

Low-Medium 
Density 

A wide range of residential uses, including detached, small-lot single-family 
residences, attached single-family residences, patio homes, zero lot line residences, 
duplexes, townhouses, and mobile home parks.  

0-18.0 RS-4, RM-1, RM-2, 
RM-3 

Medium 
Density 

Multiple-family living environment with design amenities, such as private open space 
or recreation areas, business services, swimming pools, etc.  Typical development 
includes apartment complexes.  

0-36.0 RM-3, RM-3.5, RM-4 

Mid Density A wide range of residential uses, including detached, small-lot single-family homes, 
attached single-family homes, patio homes, zero lot line homes, duplexes, and 
townhouses. 

0-27.0 RM-3, RM-3.5 

Corridor 
Residential 

Residential development on minimum one-acre project sites for single-family attached 
townhouse style housing typically fronting on arterial highways and incorporating a 
rear access drive or service alley. This designation is intended to provide for housing 
opportunities along the City’s arterial corridors.  

0-13.0 RM-1 

Adopted: May 25, 2004, City Council Resolution No. 2004-95 as amended thereafter
Latest Revision Date: November 20, 2018 City Council Resolution No. 2018-145

This map may not represent the most current information available
and may be revised without prior notice to the user. The Planning 

Services Division staff of the Planning Department should be
consulted for the most current information.
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Estate Density

Low Density

Schools

Open Space

Parks

Neighborhood 
Center

Low-Medium/
Hillside

Designation

0-1.5 RH-1, RH-2

0-6.5 RS-1, RS-2,  
RS-3, RH-3

N/A SP

0.10 OS

0.10 PR, SP

0.45 C-NC

0-6.0 RS-3(SC), RS-4(SC),
RM-2(SC)

Density 
(Dwelling Units 

per Acre)

Typical
Transportation

Zone(s)

RH = Single-Family Hillside Residential
RS = Single-Family Residential
RM = Multiple-Family Residential
C-NC = Neighborhood Center Commercial
PR = Public Recreation
SP = Semi-Public
OS = Open Space Zone
(SC) = Scenic Corridor Overlay

Typical Implementation Zone Designations
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Residential

RH-1

RH-2

RH-3 

RS-1

RS-2

RS-3

RS-4

RM-1

RM-2

RM-3

RM-4

Public and Special Purpose

Commercial

Industrial

T Transitional.  The intent of the “T” Zone is to provide for a zone to include land that is used for agricultural uses, in a transitory or
interim use, restricted to limited uses because of special conditions, or not zoned to one of the zoning districts in this title for
whatever reason, including recent annexation.

SP Semi-Public Use.  The intent of the “SP” Zone is to provide locations for uses that support civic, governmental, cultural, health,
educational, recreational, and infrastructure uses of the community, but have limited commercial uses. In some situations, other
types of complementary uses are allowed with a use permit. This zone implements the Institutional, Parks, Schools, and Water Uses
land use designations in the General Plan.

PR Public Recreation.  The intent of the “PR” Zone is to establish for the benefit of the health, safety and general welfare of the citizens
of Anaheim and its visitors, a zone to preserve, regulate and control the orderly use and enjoyment of City-owned properties and
facilities and adjacent private property. Property within the purview of the Public Recreational Zone includes (a) City-owned property,
whether the same is exclusively occupied by the City or is used by others on the basis of some agreement with or concession by the
City, and (b) adjacent private property, whose use and development has an impact on the use and enjoyment of City-owned property
and facilities.  This zone implements the Parks and Water Uses land use designations in the General Plan.

OS Open Space.  The intent of the “OS” Zone is to protect and preserve open space for the preservation of natural resources, for the
conservation and managed production of other resources, for outdoor recreation and education and for public health and safety.
This zone is intended to be applied to permanent easements, public and semi-public land and agricultural land. This zone
implements the Open Space designation in the General Plan.

I Industrial.  The intent of the “I” Zone is to provide for and encourage the development of industrial uses and their related facilities,
recognize the unique and valuable existing industrial land resources, and encourage industrial employment opportunities within
the City.  Targeted industries include research and development, repair services, wholesale activities, distribution centers, and
manufacturing and fabrication. In some situations, other types of uses are allowed with a conditional use permit. This zone
implements the Industrial land use designation in the General Plan.

O-H High Intensity Office.  The intent of the “O-H” Zone is to provide for higher density office uses that have at least four (4) stories. This
zone is intended to be applied in areas planned for more concentrated urban uses such as The Platinum Triangle, or in key locations
at potential transit locations, major intersections, or in close proximity to activity centers such as the Community College in the North
Euclid Street area. This zone implements the Office-High land use designation in the General Plan.

O-L Low Intensity Office.  The intent of the “O-L” Zone is to provide for a variety of low-intensity office uses that are typically three (3)
stories or less, including local branches of financial institutions, legal services, insurance services, real estate, consulting services,
professional offices, and medical or dental offices and support services. This zone implements the Office-Low land use designation 
in the General Plan.

C-R Regional Commercial.  The intent of the “C-R” Zone is to serve a larger area than the “C-NC” Zone and to include some regional 
commercial uses. Allowable uses could include national retail chains, department stores, specialty stores, theatres,  regional-serving
restaurants, and big-box retail. The “C-R” Zone also allows for limited professional offices. Properties located within the “C-R” Zone
are typically eight (8) to sixty-five (65) acres in size. This zone implements the Regional Commercial land use designation in the
General Plan.

C-NC Neighborhood Center.  The intent of the “C-NC” Zone is to serve surrounding neighborhoods. It is intended to provide convenience
uses such as grocery stores, drug stores, sporting goods stores, small retail stores, hair salons, dry cleaners, nail salons, hardware 
stores (excluding big-box retail), appliance stores, nighborhood-serving restaurants, bakeries, banks, specialty shops, and civic uses
such as fire stations, post offices, community centers, and child care centers. It is intended to encourage clusters of commercial
uses, not strip commercial development. Projects should be compatible in scale and design with adjacent residential areas and
should be designed to encourage pedestrian usage. Properties located within the “C-NC” Zone are typically one (1) to fifteen (15)
acres in size. This zone implements the Neighborhood Center land use designation in the General Plan.

C-G General Commercial.  The intent of the “C-G” Zone is to allow a variety of land uses, including some identified for the Neighborhood
Center Commercial zone described below. Areas designated as “C-G” General Commercial do not necessarily serve the adjacent 
neighborhood or surrounding clusters of neighborhoods. In addition to some of the uses described in the commercial centers zones, 
they typically include highway-serving uses such as fast food restaurants, auto-oriented uses such as tire stores and auto parts
stores, and stand-alone retail uses. This zone implements the General Commercial land use designation in the General Plan. Specific Plan

Please refer to each SP document for more details
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Single-Family Hillside Residential.  The intent of the “RH-1” Zone is to provide an attractive, safe, and healthy environment of a
spacious and semi-rural character with single-family dwelling units on a minimum lot size of forty three thousand five hundred
sixty (43,560) square feet.  This zone implements the Estate Residential land use designation in the General Plan.

Single-Family Hillside Residential. The intent of the “RH-2” Zone is to provide an attractive, safe, and healthy environment of a
spacious and semi-rural character with single-family dwelling units on a minimum lot size of twenty two thousand (22,000)
square feet. This zone implements the Estate Residential land use designation in the General Plan.

Single-Family Hillside Residential.  The intent of the “RH-3” Zone is to provide an attractive, safe, and healthy environment in
keeping with the natural amenities and scenic resources of the area, with single-family dwelling units on a minimum lot size of
ten thousand (10,000) square feet. This zone implements the Low Density Residential land use designation in the General Plan.

Single-Family Residential.  The intent of the “RS-1” Zone is to provide an attractive, safe, and healthy environment with
single-family dwelling units on a minimum lot size of ten thousand (10,000) square feet.  This zone implements the Low Density
Residential land use designation in the General Plan.

Single-Family Residential.  The intent of the “RS-2” Zone is to provide an attractive, safe, and healthy environment with
single-family dwelling units on a minimum lot size of seven thousand two hundred (7,200) square feet. This zone implements the 
Low Density Residential land use designation in the General Plan.

Single-Family Residential.  The intent of the “RS-3” Zone is to provide an attractive, safe, and healthy environment with
single-family dwelling units on a minimum lot size of five thousand (5,000) square feet.  This zone implements the Low Density
Residential and Low-Medium Hillside Density Residential land use designations in the General Plan.

Single-Family Residential.  The intent of the “RS-4” Zone is to provide for and encourage the development of high-quality
residential units on small lots in order to provide additional housing choices and use land efficiently. This zone implements the
Low-Medium Density Residential and Low-Medium Hillside Density land use designations in the General Plan.

Multiple-Family Residential.  The intent of the “RM-1” Zone is to provide an attractive, safe, and healthy residential corridor
environment along arterial highways and facilitate the conversion of underutilized strip commercial areas into housing. This zone also
encourages planned residential development on minimum one (1) acre project sites for attached single-family townhouses,
incorporating a rear access drive or service alley, with a minimum building site area per dwelling unit of three thousand three hundred
fifty (3,350) square feet. This zone implements the Corridor Residential land use designation in the General Plan.

Multiple-Family Residential.  The intent of the “RM-2” Zone is to provide an attractive, safe, and healthy environment with
townhouses and other low-rise multiple-family units with a minimum building site area per dwelling unit of three thousand (3,000)
square feet.  This zone implements the Low-Medium Density Residential and Low-Medium Hillside Density Residential land use
designations in the General Plan.

Multiple-Family Residential.  The intent of the “RM-3” Zone is to provide an attractive, safe, and healthy environment with
multiple-family units with a minimum building site area per dwelling unit of two thousand four hundred (2,400) square feet. This zone
implements the Low-Medium Density Residential and Medium Density land use designations in the General Plan.

* This parcel is capped at 140 dwelling units.

Multiple-Family Residential.  The intent of the “RM-4” Zone is to provide an attractive, safe, and healthy environment with
multiple-family units with a minimum building site area per dwelling unit of one thousand two hundred (1,200) square feet. This zone
implements the Medium Density Residential land use designation in the General Plan.
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RM-3.5 Multiple-Family Residential Zone. The intent of the "RM-3.5" Zone is to provide an attractive, safe and healthy environment with 
multiple-family units with a minimum building site area per dwelling unit of one thousand six hundred (1,600) square feet. This zone
implements the Mid Density Residential and Medium Density land use designations in the General Plan.
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Figure 4-2 - Existing Zoning Map
4.  Environmental Setting
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