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Chapter 1. Introducton

CHAPTER 1. INTRODUCTION

Purpose and Context of the CBPSP

1.1 Authority

The Cypress Business Park Specific Plan (CBPSP) establishes a
comprehensive framework for the systematic and efficient
development of the Cypress Business Parks, aligning with the
City of Cypress's General Plan policies and objectives. Serving as
a regulatory document, the CBPSP functions as the zoning
regulations for the designated area and follows California
Government Code § 65450 through 65457, which authorizes
local governments to create Specific Plans. All development
proposals and entitlements within the boundaries of the Specific
Plan (see Figure 1-1, Specific Plan Boundary) must
comply with the standards, guidelines, and procedures outlined
in this document.

1.2 Purpose and Intent

The CBPSP consolidates five individual Specific Plans, and their
amendments, into a single modernized document. Its purpose is
to update the zoning regulations to attract high-quality
industries, generate job opportunities, and streamline
administration of the Specific Plan area. This plan enhances the
area’s overall character while supporting the City’s goal to foster
a vibrant and resilient business community.

Cypress Business Park Specific Plan (CBPSP)

1.3 Project History and Background

The history of the CBPSP area is closely tied to the growth of
Cypress and regional trends in southern California. In the
mid-1970s, as the City transitioned from a rural to an urban
community with rapid population growth, City leaders reserved
the southern portion of the City for commercial development.
This foresight led to the creation of the Cypress Business Parks
governed by five Specific Plans, which have been incorporated
into the new CBPSP:

1. Lusk-Cypress Industrial Park Specific Plan;

2. Cypress Corporate Center Master Plan and Cypress
Corporate Center Amended Specific Plan;

3.  McDonnell Center Amended Specific Plan;

4. Cypress View Limited Specific Plan; and

5. Cypress Business & Professional Center Specific Plan and

Amendment 19-1

The five plans are detailed on the next page.
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Lusk-Cypress Industrial Park Specific Plan

The Lusk-Cypress Industrial Park Specific Plan, adopted in March
1978, was the first Specific Plan in the area. It covers
approximately 74 acres and established the Planned Community
Industrial/Commercial Zone 1 (PC-1), which allows a mix of
industrial and commercial uses, including limited manufacturing
facilities. Existing land uses in the Lusk-Cypress Industrial Park
area include light industrial, commercial, and retail
developments.

Cypress Corporate Center Master Plan and Amended
Specific Plan

The Cypress Corporate Center Master Plan was adopted in April
1981, designating 110.43 acres for business park uses under the
Planned Community Industrial Zone (PC-2). In February 1998,
the plan was amended to increase the allowable building square
footage by an additional 82,000 square feet. Land within this
area is designated for commercial/office, warehouse, research
and development, and support commercial.

McDonnell Center Amended Specific Plan

The McDonnell Center Specific Plan, originally adopted in 1982
and amended in October 1994 and November 2024, established
the Planned Community 3 Business Park (PC-3) Zone.
Encompassing 71.23 acres, it includes the following land use
designations: Office, Industrial/Warehouse Commercial/Office,
Industrial/Warehouse/Office, and Office Commercial. The area
has undergone redevelopment. In 2021, a multi-story parking
structure was built near the building at 5701 Katella Avenue. In
2023, construction began on a 390,268-square-foot light
industrial/office building at 5757 Plaza Drive, replacing a
warehouse building. In 2024, the City Council approved the
development of a light industrial/warehouse building at 5665
Plaza Drive.

Cypress View Limited Specific Plan

The Cypress View Limited Specific Plan, adopted in November
1985, encompasses 46.91 acres in the southern part of Cypress,
situated southwest of the intersection of Valley View Street and
Cerritos Avenue. This Specific Plan primarily focuses on the
development of a light industrial and office complex with
commercial uses located at the northeastern portion of the Plan
boundary.

Cypress Business and Professional Center Specific Plan
Originally adopted in April 1990 and amended in June 2012 and
April 2020, the Cypress Business and Professional Center Specific
Plan covers 183.5 acres on the southern side of Cypress and
permits a mix of commercial uses, senior housing, and related
uses. The 2012 amendment clarified the exclusion of the former
Cypress Golf Club property and introduced updated provisions,
including the creation of Planning Area 9 from portions of
Planning Areas 6, 7, and 8. The 2020 Amendment 19-1 further
divided Planning Area 5 into two subareas: 5A (Professional
Office), and 5B (Mixed-Use Commercial/Residential).

Cypress Business Park Specific Plan (CBPSP)

Boundaries include Katella Avenue to the south, Cerritos Avenue
to the north, Walker Street to the east, and Denni
Street/Lexington Avenue to the west. Areas transferred into the
voter-approved Cypress Town Center and Commons Specific
Plan in 2018, such as the Golf Course (35.7 acres, Planning Area
1) and Racetrack (124.7 acres, Planning Area 8), totaling 160.4
acres, were excluded from the Specific Plan.

The 2020 amended plan includes eight planning areas with the
following land use designations: Mixed-Use Business
Park/General Retail Commercial (Planning Area 2), Mixed-Use
Business Park (Planning Areas 3 and 4), Professional Office
(Planning Area 5A), Mixed-Use Commercial/Residential
(Planning Area 5B), Professional Offices Hotel and Support
Commercial (Planning Area 6), Cottonwood Church (Planning
Area 7), and Mixed-Use Commercial/Senior Housing (Planning
Area 9). A new land use designation for Mixed-Use
Commercial/High-Density Residential was added in accordance
with the 2021-2029 Housing Element Update.

Recent development in this area includes the Ovation at Flora
Park senior housing project completed in 2019, a commercial
center and assisted living facility built in 2022, and The Square
mixed-use project at the northeast corner of Katella Avenue and
Siboney Street.

The CBPSP area has evolved into a thriving business and
commerce hub, attracting major national and international
companies to establish their corporate offices and headquarters.
The area serves the surrounding community, offering amenities
such as major restaurants, retail centers, and hotels.

CBPSP Historical Aerial Imagery (1990), County of Orange (source: ocgis)
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Goal LU-1: Create a well-balanced land use pattern that
accommodates existing and future needs for housing,
commercial, industrial and open space/recreation uses, while
providing adequate community services to City residents.

e Policy LU-1.4: Locate residential uses within close
proximity of commercial centers to encourage pedestrian
access, and to provide a consumer base for commercial
uses.

e Policy LU-1.6: Continue to encourage business parks as
the preferred method of accommodating light industrial
growth.

Goal LU-2: Ensure that new development is compatible with
surrounding land uses, the circulation network, availability of
public facilities, and existing development constraints.

e Policy LU-2.1: Ensure a sensitive transition between
commercial or business park uses and residential uses by
implementing precise development standards with such
techniques as buffering, landscaping, and setbacks.

e Policy LU-2.2: Where residential/commercial mixed use
is permitted, ensure compatible integration of adjacent uses
to minimize conflicts.

e Policy LU-2.3: Encourage non-conforming uses and
buildings to be brought into compliance with City codes.

e Policy LU-2.7: Encourage the provision of pedestrian
linkages between adjacent commercial uses and
commercial and residential uses to encourage pedestrian
activity and reduce vehicle trips.

Goal LU-4: Improve urban design in Cypress to ensure that
development is both architecturally and functionally compatible
and to create identifiable neighborhoods, commercial, and
business park districts.

e Policy LU-4.2: Encourage development projects to utilize
high quality design for architecture and site planning
through the City’s design review process.

Goal LU-10: Carefully regulate future development in the
Business Park to ensure the current high-quality environment is
maintained.

e Policy LU-10.1: As a condition of development approval in
the Business Park, consider the impacts of site utilization,
access, and occupancy on traffic generation.

e Policy LU-10.3: Support the Orange County Congestion
Management Program which requires traffic impact studies
be prepared for most development proposals.

Goal LU-12: Establish land use patterns that protect the public
from impacts (noise, potential accidents) associated with the
Joint Forces Training Center (JFTC) Los Alamitos.

Cypress Business Park Specific Plan (CBPSP)

e Policy LU-12.1: Prohibit structures that are determined to
be a "hazard" by the FAA because the proposed structure
would:

o Raise the ceiling or visibility minimums at an airport for
an existing or planned instrument procedure (i.e., a
procedure consistent with the FAA-approved airport
layout plan or a proposed procedure formally on file
with the FAA);

o Result in a loss in airport utility, such as causing the
usable length of the runway to be reduced;

o Conflict with the VFR air space used for the airport
traffic pattern or enroute navigation to and from the
airport.

e Policy LU-12.2: Consult with the Airport Land Use
Commission to ensure consistency with the scope and intent
of the Airport Land Use Commission Law (Public Utilities
Code Section 21670, et seq.).

Goal LU-14: Attract high quality businesses to Commercial and
Business Park areas.

Goal LU-16: Continue to diversify the Cypress Business Park to
maintain its competitiveness.

e Policy LU-16.2: Encourage the development of
commercial land uses at key intersections in the business
park, such as Katella Avenue/Valley View Street and Katella
Avenue/Walker Street.

1.7.2 Relationship to the Zoning Ordinance

The City of Cypress Zoning Ordinance (Appendix | Zoning of the
Municipal Code) provides the regulatory framework for the
CBPSP area. The Zoning Ordinance allows for the creation of
special purpose zoning districts, including the Planned
Community zone (PC) and Planned Business Park (PBP) zone,
which apply to the CBPSP. The PC zoning district facilitates the
development of integrated, master-planned projects in areas
that may benefit from unique design standards and land uses not
otherwise possible under conventional zoning district
regulations. The PBP zoning district supports the comprehensive,
integrated development of compatible and complementary
uses, including administrative, educational, and professional
office, commercial centers, industrial park, open spaces, or any
public or semi-public uses, all within a campus-like business park
setting. Both zoning districts align with the business park land
use designation in the General Plan.

1.7.3 Airport Environs Land Use Plan

Due to the proximity of the CBPSP area to the Joint Forces
Training Base (JFTB) in Los Alamitos, all future land uses within
the area must be compatible with airport operations. The CBPSP
complies with the Airport Environs Land Use Plan (AELUP) for the
JFTB, as adopted by the Airport Land Use Commission (ALUC).
The primary objective of the AELUP is to safeguard the airport
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from encroachment by preventing incompatible land uses in its
vicinity. Accordingly, all development within the CBPSP area will
comply with height and noise limitations, as well as the
notification requirements outlined in the AELUP for the JFTB.
These measures ensure alignment with the safety protocols
specified in the General Plan’s Safety Element, which refers to
the Joint Forces Training Center (JFTC) by its former name, the
Armed Forces Reserve Center. By adhering to these guidelines,
the CBPSP demonstrates a commitment to mitigating aviation
hazards and safeguarding the operational integrity of the JFTB.

Cypress Business Park Specific Plan (CBPSP)

1.8 Specific Plan Organization

The CBPSP is organized by Chapter as follows:

Chapter 1. Introduction

This Chapter describes the purpose and intent of the CBPSP,
its history, project description, scope, authority, compliance
with CEQA, and its relationship to other plans.

Chapter 2. Existing Conditions

This Chapter explains the baseline conditions for the CBPSP
including surrounding land uses, parcels, circulation, and
economic conditions.

Chapter 3. Vision, Goals, and Policies
This Chapter establishes the vision of the CBPSP and describes
the goals and associated policies.

Chapter 4. Land Use and Development Regulations
This Chapter establishes the land use designations, permitted
land uses, and development regulations for the CBPSP.
Permitted land uses are categorized by land use designation,
while development standards are divided into three sections:
properties east of Walker Street, properties west of Walker
Street, and general development regulations applicable to all
properties within the CBPSP area.

Chapter 5. Development Plan

This Chapter establishes the development concept for the
CBPSP including circulation, water, wastewater, drainage,
natural gas and electricity, and solid waste.

Chapter 6. Permit Procedures and Plan
Implementation

This Chapter provides requirements for the development
review and administration of the CBPSP.
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CHAPTER 2. EXISTING CONDITIONS

Existing Conditions within the CBPSP area

The following sections provide an overview of the existing
conditions prior to the adoption of this Specific Plan, including
surrounding land uses, parcel sizes, circulation, and economic
conditions.

2.1 Surrounding Land Uses

As depicted in Figure 2-1, the CBPSP area was surrounded by a
diverse range of land uses.

2.2 Parcels

The CBPSP area contained individual parcels ranging in size from
less than half an acre to approximately 25 acres. There were over
100 parcels within the CBPSP, but only a few were less than one
acre in size.

= 1-10 Acres

m Less Than 1 Acre

= 11-20 Acres = More Than 20 Acres

2.3 Circulation and Site Accessibility

Figure 2-2, Existing Street Classifications, illustrates the street
network within and around the Plan Area prior to the adoption
of the CBPSP, along with the functional classifications of each
street. The circulation network is based on a grid system oriented
north—south and east-west. Major roadways providing local and
regional connectivity include Katella Avenue, Cerritos Avenue,
Knott Street, Holder Street, Valley View Street, Walker Street,
and Lexington Drive.

Figure 2-3, Existing Truck Routes, identifies the designated
truck routes within the CBPSP area prior to the adoption of the
CBPSP. These routes are designed to regulate truck traffic and
minimize impacts on sensitive areas, such as residential
neighborhoods, by directing trucks along streets with the least
noise, vibration, and disruptions. The primary truck routes
include Katella Avenue, Cerritos Avenue, Knott Street, Valley
View Street, and Walker Street, with regional freeway access
available via the Katella Avenue/I-605 Freeway (west of the
CBPSP), Valley View Street/SR-22, and Bolsa Chica/I-405 Freeway
(south of the CBPSP).
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2.4 Business Sector and Real Estate
Market Analysis

The Business Sector and Real Estate Analysis (Appendix C)
prepared by The Natelson Dale Group, Inc. (TNDG) provided an
evaluation of economic conditions and development
opportunities in Cypress and Orange County as they existed prior
to the adoption of the CBPSP. This analysis supported the CBPSP
by identifying key trends, challenges, and growth prospects that
guided redevelopment and economic strategy as summarized
below.

e Development Potental: Cypress is a largely built-out city,
meaning future growth relies on redeveloping or optimizing
underutilized sites. The analysis highlighted opportunities to
expand industrial and office uses within the CBPSP area to
align with market demand and attract targeted industries.

e Industrial and O ce Trends: The industrial sector is
characterized by demand for manufacturing space, driven
by regional trends in e-commerce and advanced
manufacturing. Office market conditions reflect shifts in
workplace behavior, with a growing preference for flexible,
high-quality office environments over traditional spaces.

Cypress Business Park Specific Plan (CBPSP)

e  Growth Projectons: Projections indicate potential demand
for new industrial and office space in Cypress, particularly in
specialized  manufacturing and Class A  office
redevelopment. Class A office properties are premium, high-
quality buildings with top-tier construction, amenities, and
management. They attract prestigious tenants and
command above-average rents. Meeting this demand
requires targeted marketing and contemporary building
offerings to remain competitive within the region.

e Target Industries: The analysis identified key industries for
economic  development, including  manufacturing,
aerospace, medical devices, and professional services.
Emerging sectors, such as biopharmaceuticals and
technology, also presented growth opportunities.

e Supportng Uses: Ancillary uses, such as retail and restaurant
facilities, will continue to play a supporting role in the CBPSP
area, catering to daytime workforce needs and enhancing
the area’s appeal as a business hub.

The analysis provided a framework for balancing market
feasibility with long-term planning objectives. By fostering
redevelopment, targeting high-growth industries, and

modernizing existing assets, Cypress can enhance its economic
competitiveness and attract high-value tenants to the CBPSP.
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CHAPTER 3. VISION, GOALS, AND POLICIES

The Vision for the CBPSP

3.1 Introduction and Vision

The CBPSP area has thrived as a regional employment hub,
driven by streamlined administrative processes, proactive
partnerships with business park owners, and its strategic
proximity to Los Angeles. Its success is further supported by a
commitment to quality design, efficient infrastructure, and
amenities that enhance the quality of life for workers and
residents.

The vision for the CBPSP area is to sustain its long-standing
success while adapting to evolving opportunities and needs. It is
envisioned as a dynamic, innovative, and vibrant hub that
attracts top industries, fosters economic growth, and creates job
opportunities. By embracing modern technologies, sustainable
practices, and forward-thinking developments, the CBPSP aims
to cultivate a collaborative and entrepreneurial ecosystem across
sectors like technology, research and development,
manufacturing, and finance.

To achieve this, the Specific Plan update provides a clear and
comprehensive set of modernized development regulations,
focusing on four key areas:

Integration and cohesion of Specific Plans

Modernization of terminology and definitions

Clear and uniform entitlement and permitting requirements
Future-Proofing the Specific Plan

N =

By building on past achievements and embracing future
opportunities, the CBPSP continues to solidify its role as a
premier business destination and a source of community pride.

3.2 Goals and Policies

The CBPSP is centered around a set of overarching goals that
have been instrumental in guiding the comprehensive update
and modernization efforts. Each goal is supplemented by
supporting policies.

Goal 1: Integration and Cohesion of Specific
Plans

Policy 1.1: Merge Separate Specific Plans

e Consolidate five existing Specific Plans within the Cypress
Business Parks into a single cohesive document to eliminate
redundancies and inconsistencies.

e Preserve the strengths and unique characteristics of each
Specific Plan while establishing a unified vision for the
Business Park.

e Promote development by integrating flexible standards to
minimize limitations on quality development and design.

Policy 1.2: Foster Connectivity and Collaboration

e  Promote collaboration among Business Park businesses and
stakeholders to promote synergies and shared resources.

e Incorporate design elements that foster walkability,
connectivity, and interaction, enhancing the overall sense of
community within the Business Park.

Policy 1.3: Embrace Sustainable Practices

e Integrate environmentally friendly practices and green
building standards, including renewable energy and efficient
water management, to support sustainable development in
the Business Park.

Policy 1.4: Foster Innovation and Technology

e Attract and accommodate tech-based industries by
fostering a research-friendly environment and a culture of
innovation.

e Ensure flexibility in land uses to adapt to the market needs.

Goal 2:
Definitions

Modernize Terminology and

Policy 2.1: Update Language and Terminology

e Update terminology to align with current industry standards
and planning principles, ensuring consistency, clarity, and
comprehension.
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e Incorporate terminology that reflects contemporary
sustainability and climate resilience principles, aligning with
modern planning practices.

Goal 3: Clean and Uniform Entittement and
Permitting Requirements

Policy 3.1: Streamline Permitting Process

o Simplify and streamline the entitlement and permitting
process to reduce delays, ensuring a transparent and
efficient system with clear guidelines and timelines.

Policy 3.2: Facilitate Public-Private Partnerships

e leverage public-private  partnerships to enhance
infrastructure and community amenities by fostering
collaboration between the public sector, private developers,
and the local community.

Cypress Business Park Specific Plan (CBPSP)

Goal 4: Future-Proof the Specific Plan

Policy 4.1: Continual Review and Updates

e Regularly review and update the CBPSP to align with
industry trends, best practices, and evolving economic,
environmental, and social conditions.

Policy 4.2: Flexibility for Future Growth

e Ensure the CBPSP remains flexible to support future growth
and business expansion and evolving industry needs,
including strategies for adaptive reuse of buildings and
vacant spaces.

Policy 4.3: Anticipate Transportation Needs

e Consider future transportation needs, such as autonomous
vehicles and transportation network advancements, while
promoting mobility options that reduce reliance on single-
occupancy vehicles and enhance accessibility.
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CHAPTER 4. LAND USE AND DEVELOPMENT REGULATIONS

Development Standards and Guidelines for the CBPSP

4.1 Purpose

This Chapter is applicable to all developments within the CBPSP
area. These development standards are fundamental to
achieving the goals of the Specific Plan and address key
components such as building design, parking, landscaping, walls,
fencing, and signage. To further advance the objectives of the
Specific Plan, the approving authority may impose additional
conditions on projects requiring discretionary approval.

42 Land Use
Permitted Uses

Designations and

4.2.1 Purpose of the Land Use Designations

As shown in Figure 4-1, Specific Plan Land Use Map, the
CBPSP is comprised of nine land use designations and one
overlay. The purpose of each designation and overlay is
described below.

Business Park (BP)

The BP land use designation is the largest designation within the
CBPSP Area. The BP land use designation is intended for high-
quality mid-rise structures in a campus-style setting. It allows for
offices, research and development facilities, and compatible light
manufacturing, fostering a functional and collaborative
environment tailored to business needs and economic vitality
while supporting a range of industries.

Commercial (CO)

The CO land use designation is intended for high-quality mid-rise
structures and allows for a mix of retail, office, and service
establishments. It aims to create a vibrant, diverse commercial
area along major corridors such as Cerritos Avenue, Katella
Avenue, and Valley View Street.

Professional Office (PO)

The PO land use designation is intended for professional and
administrative offices and multi-tenant buildings, creating a
focused and efficient area for professional activities.

Professional Office and Hotel Support Commercial
(PO/HSC)

The PO/HSC land use designation is intended for professional
offices and commercial facilities supporting the hotel industry,
creating a balanced and economically viable area for both
office-based businesses and hospitality needs.

Mixed-Use Business Park (MUBP)

The MUBP land use designation is intended for research and
development, compatible light manufacturing, administrative
and professional offices, and contemporary commercial business
to support a range of industries.

Mixed-Use Business Park/General Retail Commercial
(MUBP/GRC)

The MUBP/GRC land use designation is intended to facilitate a
combination of research, development, and business activities,
with integrated retail spaces, fostering a dynamic and cohesive
urban environment. It allows for research facilities, development
laboratories, light manufacturing, and neighborhood shopping
centers, creating a versatile area that supports economic growth
and meets the diverse needs of businesses and the community.

Mixed-Use Commercial/Senior Housing (MUC/SR)

The MUC/SR land use designation is intended to accommodate
commercial development alongside senior housing and related
uses, while maintaining the integrity of the business park.

Mixed-Use Commercial/Residential (MUC/R)

The MUC/R land use designation is intended to accommodate
commercial development alongside various types of housing,
particularly multi-family housing and related uses. This
designation encourages mixed-use projects to foster a vibrant
community, while being limited to a specified area to preserve
the integrity of the business park.

Cottonwood Church (CC)

The CC land use designation is exclusively designated for public
and semi-public uses. Permitted uses and development
standards for this land use designation shall meet the
requirements of the PS-1A (public and semi-public) zoning
district.

High-Density Residential Overlay (HDR Overlay)

The HDR Overlay is established to maximize housing production
and contribute to the City’s Regional Housing Needs Assessment
(RHNA) for the 2021-2029 planning period, as outlined in the
2021-2029 Housing Element. The HDR Overlay is applied to the
MUC/R land use designation, as shown in the land use
designation map, and permits up to 60 dwelling units per acre.
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Chapter 4. Land Use and Development Regulatons Cypress Business Park Specific Plan (CBPSP)

4.2.2 Land Uses and Permit Requirements
The Permitted Use Table outlines four land use types: Permitted Uses ("P"), Conditional Uses ("C"), Prohibited Uses ("-"), and Uses
Requiring Planning Director Approval (“PD”). See Section 31 of the Cypress Zoning Ordinance for definitions. The Planning Director is

authorized to make administrative determinations and interpretations regarding land uses, which may be appealed to the City Council.

Table 4.2.2 — Permitted Use Table

. CcO MUBP
Permitted Use @ @
Professional Office Uses
Medical, Dental,
Veterinary and
@)
Related Health P P P P P P P P P
Services
Professional and
Administrative P P P P P P P P P
Offices
Industrial Park Uses
Distribution Center C - - - C - - - - -
Light Manufacturing,
General Assembly, p _ _ _ p p _ _ _ _

and Food & Beverage

Facilities

Logistic Facilities - - — = = - _ _ _ _
Machine Shop and

Machinery P - - - P P - - - _
Manufacturing

Public Utility, Public

Works, Postal, and (o P (o C (o (o (o (o (o @
Support Facilities

Repair and

Maintenance, P - - P P P = - - _

Consumer Products
Research and

Development (R&D) P - - P s o - - - -
Indp_or Storage p _ _ B - - _ _ ~ _
Facilities

Warehouse P - - = C C - - _ _
Commercial Uses

Automotive Sales 5 : : PO ¢ c “ . . B

and Services
Bars/Liquor
Establishments (On- - C - C C C C C C -
Site Consumption)

Catering and Related

. — — — C C C C C C -
Services
Retail Stores, General P

' (6) (9) — (®) _

Merchandise (7)(8) P P P P P
Gasgllne Service _ C c c c c C C C _
Station
Health/Fitness c c _ c c c c c c B
Centers
Hotels/Motels C C - C - (o C C (o -
Indoor Amusement,
Entertainment _ _ _ c c c C C C _
Facility, and Related
Services
Personal Services, _ p _ PO B p p p p _
General
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. (e{0) MUBP

Permitted Use @@
Restaurant without p p p p p p p p p _
Alcohol Sales
Restaurant with
Alcohol Sales ¢ ¢ ¢ ¢ ¢ ¢ ¢ ¢ ¢ -
Restaurant with
Drive-Thru - < < < < e < < = -
Restaurant W|.th C p P p P p P P P 5
Outdoor Seating
Restaurant with p p p p p p p p p B
Playland
Restaurant, Take-Out C P C C P P P P P -
Shopping Center - C - - - (9 (9 (9 (9 -
Storage Yards (Public) - - - - - - - - - -
Small Animal
Hospitals and Animal - - (o C (o (o P P P -
Boarding

Public/Institutional Uses
Child Day Care and
Related Services
Conference Facilities,
Theaters,
Auditoriums, and - C - P (o (o (o (o (o @
Other Public
Assembly
Educational
Institutions, Trade
Schools, Other
Private Schools
Residential Uses
Accessory Uses
(Pool/spa, fitness
rooms, business - - - - - - P P P -
centers, leasing
offices)

Accessory Dwelling
Units

Assisted living
facilities

Senior Housing - - - - - - P P P @
Single-Family
Dwellings
Condominiums/town
houses

Multi-family dwelling
units

Home Occupations - - - - - - P P P -
Caretaker/employee
housing

Other Uses

Stand Alone Parking
Lots and Parking
Structures

Uses similar with the
intent of the district
as determined by the
Planning Director

c o C C C C C C C C @

(g}
(g}
(g}
(g}
(g}
(g}
(g}
(g}
(g}
|

PD PD PD PD PD PD PD PD PD PD
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@)

)

To ensure that the quality of living is maintained in the residential
neighborhood south of the Stanton Storm Channel, development
adjacent to the channel shall be limited to warehouse/research
and development uses, which will serve to minimize light, glare,
noise, vehicle emissions, and obstruction of views.

In addition to the permitted uses listed in this column, all
permitted land uses within the PS-1A (Public and Semi-Public)
zoning district, as identified in Table 2-15 of Subsection 2.08.030
of the Cypress Zoning Ordinance, shall also be permitted on
property located west of Walker Street, subject to the applicable
permit requirements listed therein.

In addition to the permitted uses listed in this column, all
conditionally permitted land uses in Table 2-11 of Subsection
2.07.030 of the Cypress Zoning Ordinance, shall also be
conditionally permitted on property located west of Walker
Street.

In addition to the permitted uses listed in this column, all
permitted land uses (except for Residential uses) within the CG
(Commercial General) zoning district, as identified in Table 2-6 of
Subsection 2.06.030 of the Cypress Zoning Ordinance, shall also

®)

@

®

©

(10)

Cypress Business Park Specific Plan (CBPSP)

be permitted, subject to the applicable permit requirements
listed therein.

In addition to the permitted uses listed in this column, all
permitted land uses within the RM-20 (Multiple Family) zoning
district, as identified in Table 2-2 of Subsection 2.05.030 of the
Cypress Zoning Ordinance, shall also be permitted, subject to the
applicable permit requirements listed therein.

Only permitted as an accessory use on the same site as a
permitted use within the BP land use designation.

Only permitted within shopping centers and strip malls with at
least 15,000 square feet.

Stand-alone uses that are not within a shopping center require a
Conditional Use Permit.

Use shall be integrated into a hotel facility.

Permitted only as ancillary to office uses.

All uses shall be conducted within a completely enclosed building, except for temporary uses. Temporary uses shall be permitted throughout the

CBPSP pursuant to Subsection 4.19.040 of the Cypress Zoning Ordinance.

Design Review shall be required for all new buildings, additions, structures, and sign programs that meet all development and design standards.
The Planning Director may refer any Design Review application to the City Council as a Site Plan Review for final determination.

Development projects that do not comply with the development standards and/or design standards, and are not eligible for an Adjustment,

require Site Plan Review approval pursuant to Chapter 6.
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4.3 Development Standards

This section establishes the development standards such as
building height, setbacks, and off-street parking for each land
use designation within this Specific Plan, organized as follows:

Section 4.3.1 Development standards applicable to all
properties located east of Walker Street.

Section 4.3.2 Development standards applicable to all
properties located west of Walker Street.

Section 4.3.3 Development standards applicable to all
properties within the Specific Plan area,
covering landscaping, truck and loading areas,
architectural and site design, fences and walls,
lighting, screening and noise attenuation,
waste disposal, utilities, and signage.

Section 4.3.4  Edge design standards
The City may apply further standards depending on the specific

use, as outlined in Section 17 (Standards for Specific Land Uses)
of the Cypress Zoning Ordinance.

Cypress Business Park Specific Plan (CBPSP)

All construction and development within the Specific Plan
area shall comply with applicable provisions of the
California Building Code, the California Residential Code
and the various related codes as currently adopted by the
City Council. In case of a conflict the Planning Director and
Director of Public Works shall resolve the conflict by
written determination in a manner consistent with the
goals, objectives, and policies of this Specific Plan.

Setbacks are measured as the perpendicular distance from
the existing or planned street right-of-way line, or
property line, to the foundation point of the closest
structure.

If an issue arises that is not clearly covered, the Director of
Community Development will use the most relevant City
of Cypress Zoning Ordinance regulations as guidelines.
This provision does not allow uses or procedures not
specifically permitted by this Specific Plan or the Zoning
Ordinance.

Abandoned vehicles or trailers, as defined by the Cypress
Police Department, shall not be parked or stored on any
property within the Specific Plan area unless fully enclosed
in a building.

Deviations and modifications to the development

standards are permitted subject to the provisions in
Chapter 6.
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4.3.1 Development Standards Applicable to Property Located East of Walker Street

Cypress Business Park Specific Plan (CBPSP)

The provisions in this section are applicable to property located east of Walker Street, which includes the land use designations

provided in Figure 4-2.

- My;la. A\‘e

v ejabuy

\
e

" Walker St

Cerritos Ave

{23 Cypress City Boundary G —
N | | =3 Project Boundary | ‘// alil -
= Business Park (BP) 1 /’//'/ ' swan)| 2 3 henes i
= Professional Office (PO) Wor | | = T
== Commercial (CO) = = l ‘ . :

Figure 4-2 Property Located East of Walker Street
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Chapter 4. Land Use and Development Regulatons Cypress Business Park Specific Plan (CBPSP)

Table 4.3.1 - General Development Standards (East of Walker Street)

Development Standard
Development Feature BP CO, PO
Maximum Floor Area Rato See General Plan Land Use Element
Maximum Building Height @) @) 55 ft
Minimum Front Yard and Street Side Yard Setbacks ®
Adjacent to Camden Dr — 15 ft
Adjacent to Cerritos Ave 40, 50, or 100 ft ¥
Adjacent to Corporate Ave - 15 ft
Adjacent to Douglas Dr - 20 ft
Adjacent to Holder St 20 ft -
Adjacent to Katella Ave 20 ft
Adjacent to a Local Street © 15 ft
Adjacent to McDonnell Dr — 20 ft
Adjacent to Plaza Dr 20 ft
Adjacent to Valley View St 0®or 20 ft 0ft®
Adjacent to Knott Ave - 20 ft
Adjacent to Walker St 30t
Minimum Interior Side Yard and Rear Yard Setbacks
Adjacent to Business Park or Commercial Parcels 5 ft
Adjacent to Residential Uses 40 ft
Adjacent to Stanton Storm Channel 40t ® | -
Minimum Surface Parking Setback from a Street 10 ft
Minimum Parking Structure Setback from a Street 15 ft
O -Street Parking (10 (11)(12) See CZ0 § 2.07.050 and § 14 | See CZ0 § 2.06.050 and § 14

= Not applicable

@ Building heights for uses adjacent to the Stanton Storm Channel
shall not exceed two stories and 40 feet (measured from average
natural grade) to protect quality of life for nearby residents.

®) For properties north of Katella Avenue and adjacent to Valley View
Street, a O-foot setback from the property line is permitted
because the 60-foot wide Bolsa Chica Channel separates the site

@ Applicants proposing structures that penetrate the 100:1 from the Valley View Street right-of-way. This condition results in

Notification Surface must file a Form 7460-1, Notice of Proposed
Construction or Alteration with the Federal Aviation
Administration (FAA) in compliance with Federal Aviation
Regulations (FAR) Part 77. A copy of the FAA application must also
be submitted to the Airport Land Use Commission (ALUC), and the
applicant must provide the City with FAA and ALUC responses.
Structures shall not penetrate FAR Part 77 Obstruction—Imaginary
Surfaces for Joint Forces Training Base — Los Alamitos unless found
consistent by the ALUC. For purposes of Part 77 FAR and ALUC, the
maximum building height includes any roof mounted equipment
and/or architectural details.

Raised planters up to 3 feet in height shall maintain an 18-inch
setback from street-front property lines. Raised planters over 3
feet, flag poles, and banner mounts shall observe the minimum
surface parking setback requirement. All installations must

a 68-foot landscaped setback for buildings and parking structures,
and a 38-foot landscaped setback for surface parking, both
measure from the curb. Landscaping, surface parking, and access
roads may be located over the channel with approval from the
Orange County Flood Control District.

Walker Street shall have a minimum 30-foot setback for front and
street side yards, and a minimum 20-foot setback from the
property line to surface parking.

Or a distance equal to the height of the building, whichever is
greater.

A developer may submit a parking study during project review to
justify adjustments to the required parking. If approved, the
project may follow adjusted parking standards based on the
study's findings.

maintain safe sight lines for pedestrian and vehicular traffic. . o o
(19 Driveways providing access to the rear of a building must be at

least 25 feet wide and kept clear of obstructions. If the driveway
runs along the side of a building with openings, the minimum
width increases to 30 feet.

@ Along Cerritos Ave, buildings 40 feet high or less shall provide a
minimum 40-foot setback. Buildings over 40 feet high and up to 45
feet high shall provide a minimum 50-foot setback. Buildings over
45 feet high and up to 55 feet high shall provide a minimum 100-

foot setback. (D All driveway access points must maintain adequate sight distance

to ensure safe visibility for drivers. No structures, signs,
landscaping, and other objects may block the line of sight. Staff
will verify compliance during project review.

® Local Streets are those not designated as Major, Primary, or
Secondary Roadways in the General Plan. Examples include: Phyllis
Drive, Hope Street, Business Center Drive, Commerce Drive, Global
Drive, Yamaha Way, International Avenue, Meridian Drive, and
Corporate Avenue.

12 No overnight parking of vehicles shall be allowed other than those

used in conjunction with a permitted use.
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4.3.2 Development Standards Applicable to Property Located West of Walker Street

The provisions in this section are applicable to property located west of Walker Street, which includes the land use designations
provided in Figure 4-3.

Myra Ave Myra Ave = : — Nlyra AvVe
‘ ' Key Map
< o
4 P ey Ly
&n @ 5 G L
e 5 h 3
=2
Ave 3 i * 9 = 1 —
a -~ I.I
-
™ POJHSC
e = ' Marion-Ave . Marion Ave
Cathy Ave-

~— Cerritos Ave
<2 Cypress City Boundary )
3 Project Boundary T ——— 5
= Cottonwood Church (CC) S
= Mixed Use Business Park
S Mixed Use Business Park/General Retail Commercial (MUBP/GRC)
= Mixed-Use Commercial/Residential (MUC/R)
=1 Mixed-Use Commercial/Senior Housing (MUC/SR)
=3 Professional Office (PO)
=3 Professional Office & Hotel and Support Commercial (PO/HSC)
High-Density Residential Overlay

Walker St

S ———

i esudisyuy

Katella Ave

Figure 4-3 Property Located West of Walker Street
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Table 4.3.2 — General Development Standards (West of Walker Street)

PO, PO/HSC MUBP, MUBP/GRC MUC/SR @, MUC/R, HDR Overlay
Development HDR

Feature SR R e
. PO HSC MUBP GRC MUC Overlay
2 (3 2 @®)

2 (3
Minimum Lot Area 20,000 ft2 20,000 ft2 20,000 ft2 20,000 ft2 10,000 ft2 10,000 ft2 10,000 ft2 10,000 ft2
Minimum Parcel
Width

Minimum Parcel @3
Depth - - - - - 100 ft - -
Maximum Site
Coverage

100 ft @ 100 ft 4 100 ft ¥ 100 ft ¥ 50 ft 100 ft 50 ft 50 ft

®) ®) ®) ®) - 60% ®) ®)

See
See General Plan Land Use Element (GP LUE) - - - GP
LUE

Maximum Floor Area
Rato

Maximum Density - - - - - 20 du/ac © 19 du/ac 60 du/ac
Maximum Building
Height
Minimum Front Yard
Setbacks
Katella Avenue - - - - 25 ft (10) - 15 ft 15 ft
Siboney Street - - - - 10 ft - 10 ft 10 ft
Winners Circle - - - - 10 ft - 10 ft 10 ft
Cerritos Avenue - - 40 ft (1) 40 ft (1) - - - —
Walker Street 30 ft (12) - 30 ft (12) 30 ft (12) - - - -
Minimum Street Side
Yard Setbacks
Katella Avenue - - - - 25 ft (10) - 15 ft 15 ft
Siboney Street - - - - 10 ft - 10 ft 10 ft
Winners Circle - - - - 10 ft - 10 ft 10 ft
Cerritos Avenue - - 40 ft (1) 40 ft (1) - - - —
Walker Street 30 ft (12) - 30 ft (12) 30 ft (12) - - - -
Minimum Side Yard
Setbacks
Minimum Rear Yard
Setbacks
Minimum Setbacks to
Adjacent Uses
Town Center
Specific Plan Uses
Mixed-Use
Business Park or - - 5 ft (15 5 ft (15 5 ft (15 - - -
Commercial Uses
Distance Between
Structures on the - - - - - (16) - -
Same Parcel

99 ft 99 ft ) 50 ft (7.8) 50 ft (7.8) 99 ft ) 55 ft () 99 ft ) 99 ft

© © - - - 10 ft _ _

© © - - - 10 ft _ _

- - - - - 5,10 ft (13) - -

- - - - - 5 ft - - (3)

— — — — — — 5 ft (14) 5 ft (14

See CZO See CZO See CZO
§2.05.050 | §2.05.050 | §2.05.050

and § 14 and § 14 and § 14
(18) (19) (20) (20)

O -Street Parking (7 See CZ0 § 2.06.050 and § 14

Minimum Landscape
Coverage

Minimum Common
Open Space
Minimum Private
Open Space

- 25% (21)

- 200 ft2/du (22

- 50 ft2/du

= Not applicable
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@)

6)

(6)

®

©)

(10)

(11)

(12)

(13)

(14)

As an alternative to meeting the parking requirements in this
Specific Plan or the Zoning Ordinance, a developer may submit a
parking study during the review process to justify adjustments. If
approved, the parking requirements for the project may differ from
those in this Specific Plan or the Zoning Ordinance based on the
study's findings.

Accessory Dwelling Units: Refer to Subsection 3.17.200 (Accessory
dwelling units) in the Cypress Zoning Ordinance for objective
standards applicable to all accessory dwelling units.

Multi-Family Residential: Refer to Subsection 3.17.310 (Objective
standards for multi-family dwellings) in the Cypress Zoning
Ordinance for objective site planning and design standards
applicable to all multi-family residential development.

Along a street frontage.

Site coverage, defined as the building-ground contact area divided
by the total net lot area, shall not exceed 60% if surface parking is
provided and 70% with parking structures providing all or part of the
parking spaces.

The maximum allowable density within the MUC/SR land use
designation shall be 20 du/ac, provided that an assisted living facility
shall not be considered a multi-family dwelling and no portion of any
such facility shall constitute a dwelling unit.

In compliance with Federal Aviation Regulations (FAR) Part 77,
applicants proposing structures that penetrate the 100:1
Notification Surface must file a Form 7460-1, Notice of Proposed
Construction or Alteration with the Federal Aviation Administration
(FAA). A copy of the FAA application must also be submitted to the
Airport Land Use Commission (ALUC), and the applicant must
provide the City with FAA and ALUC responses. Structures shall not
penetrate FAR Part 77 Obstruction—Imaginary Surfaces for Joint
Forces Training Base — Los Alamitos unless found consistent by the
ALUC. For purposes of Part 77 FAR and ALUC, the maximum building
height includes any roof mounted equipment and/or architectural
details.

Buildings adjacent to Cerritos Avenue shall not exceed 40 feet in
height.

All buildings 45 feet in height or less shall have a minimum setback
of 25 feet. All buildings greater than 45 feet in height but less than
85 feet in height shall have a minimum 100-foot setback. All
buildings greater than 85 feet in height shall have a minimum 200-
foot setback.

Katella Avenue shall have a minimum front and street side yard
building setback of 25 feet. The first 20 feet of the 25-foot building
setback shall be landscaped.

Adjacent to Cerritos Avenue, all buildings shall have a minimum
40-foot setback. The first 20 feet adjacent to the street must be
landscaped.

Walker Street shall have a minimum front and street side yard
setback of 30 feet. The minimum distance from the property line to
surface parking shall be 20 feet.

For single-story dwellings, the interior side yard setbacks shall be 5
feet and for two-story dwellings, the interior side yard setbacks shall
be 10 feet.

Applies to interior setback from the Town Center Specific Plan,
measured from the property line.

(15)

(16)

A7)

(18)

(19)

(20)

(21)

(22)

(23)

Cypress Business Park Specific Plan (CBPSP)

Along property lines that separate mixed use business park or
commercial uses there shall be a setback of 5 feet, which may be
reduced to O feet, subject to approval from the Design Review
Committee.

The minimum distance between structures on the same parcel,
where neither structure exceeds 15 feet in height, shall be 6 feet.
The minimum distance between structures on the same parcel,
where one or both structures exceed 15 feet in height, shall be 10
feet.

No overnight parking of vehicles shall be allowed other than those
used in conjunction with a permitted use.

Parking requirements shall conform to the Cypress Zoning
Ordinance, with the exception that senior housing must provide a
minimum total of one garage space for each dwelling unit and one
uncovered guest space for every 20 dwelling units.

For minimum driveway widths, see Table 2-3 in Subsection 2.05.040
(Residential zoning district general development standards) of the
Cypress Zoning Ordinance.

Parking requirements shall conform to the Cypress Zoning
Ordinance, with the exception that residential developments must
provide a minimum of 1.65 spaces per dwelling unit, which includes
0.2 spaces per unit designated for visitor parking.

Includes  pedestrian and

improvements.

walkways,  drives, hardscape

Common Open Space shall be devoted to landscaping, patios,
enclosed club and fitness rooms, and outdoor facilities such as
recreational facilities, pools, and areas devoted to dogs. These areas
can include pedestrian walkways, drives and hardscape
improvements to support access and use of the common open
space/recreational facilities. The above listed common open space
facilities may be counted towards credit for private open space
facilities under Article VI in Chapter 25 (Subdivisions) of the Cypress
City Code.

The development standards applicable to the PS-1A Zoning District
in Cypress Zoning Ordinance shall be applicable to Cottonwood
Church.
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4.3.3 Development Standards Applicable to
All Property

The following standards are applicable to all property within the

CBPSP area. All

improvements must comply with the

development standards listed below and must be approved by
the Planning Division and Building Division, as applicable.

1. General Landscaping Requirements:

a.

All required setback areas abutting a public street, as
identified in Tables 4.3.1 and 4.3.2, shall be fully
landscaped, except for necessary walks and driveways
providing access from a public right-of-way. However,
the following locations have specific landscaped
setback requirements:

i. Along Cerritos Avenue, the required landscaped
setback shall be a minimum depth of 20 feet.

ii. Along Valley View Street, for properties located
north of Katella Avenue, the required landscaped
setback area shall be a minimum depth of 38 feet,
which includes a 10-foot-wide bicycle/pedestrian
path.

All areas not covered by buildings, structures, paving, or
impervious surfaces shall be landscaped and irrigated
to enhance the site's aesthetics and environmental
quality.

One minimum 15-gallon tree shall be provided for every
200 square feet of landscaped area. A minimum of 20
percent of the required trees shall be a 24-inch box.
Trees shall be strategically placed to provide shade for
paved areas, building walls, roofs, and windows,
mitigating heat gain effects.

One shrub shall be provided for every 25 square feet of
landscaped area. A minimum of 50 percent of the
required shrubs shall be 5-gallons.

At least 50 percent of all landscaped areas containing
trees and shrubs shall be underplanted with
groundcover, with the remaining areas to incorporate a
minimum 2-inch layer of mulich.

Landscape areas, except for vine pockets, shall have a
minimum dimension of five feet. Nonliving ornamental
landscape materials shall be limited to five percent of
the landscape area and shall consist of permeable
materials.

Cypress Business Park Specific Plan (CBPSP)

Landscaping shall not interfere with
surveillance of the building and parking areas.

security

Non-functional turf is prohibited.

Efficient irrigation systems shall be installed to minimize
runoff and evaporation, ensuring maximum water
delivery to plant roots.

All landscaping materials shall be consistent with
Appendix A (Plant Palette) of this Specific Plan.

Landscaping elements, such as hedges, shrubs, and
trees shall be integrated into screening design as
feasible to soften the visual impact of structures and
create a more inviting environment.

2. Parking Landscaping and Design:

a.

Parking areas shall consist of smaller, interconnected
lots with shared driveways and landscape islands to
reduce visual dominance.

Each off-street parking area shall provide landscaped
area(s) equivalent to 20 square feet for each parking
space. Such landscaping shall be provided along the
periphery of the parking area and shall consist of trees
and plant material. At minimum, one 15-gallon tree for
each 10 parking spaces shall be provided in these
landscaped areas. In addition, a minimum of one 24-
inch box canopy tree shall be provided in the interior
portions of the parking area for each 1,500 square feet
of parking area. Required landscaped yard or setback
areas shall not be construed as satisfying a portion of
the landscaped area required by this Subsection.

A minimum 5-foot-wide bermed and landscaped screen
shall be installed along all parking areas abutting a
roadway. Except as otherwise provided, the screening
shall have a total height of not less than 3 feet and not
more than 3% feet. Where there is a difference in
elevation on opposite sides of the screen, the total
height shall be measured from the highest elevation.

Any landscaped area shall be separated from an
adjacent vehicular area by a wall or curb at least 6
inches higher than the adjacent vehicular area or shall
be protected from vehicular damage in some manner.

A 2-foot parking overhang into landscape areas, in lieu
of concrete wheel stops, is encouraged, however, this
2-foot overhang is in addition to the required
landscaped area.
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f.  Parking structure facades shall blend seamlessly with
surrounding buildings and shall be landscaped, both
along the building periphery and at entries and exits
creating a transition to human scale.

Streets and Intersections: Landscaping along all streets and
boundaries shall have a maximum height of 3% feet within
15 feet of the point of the intersection of: 1) a vehicular
accessway or driveway and a street, 2) a vehicular accessway
or driveway and a sidewalk, and 3) two or more vehicular
accessways, driveways, or streets.

Maintenance: All required landscaped areas shall have
permanent and adequate irrigation systems. Landscaping
must also be maintained to ensure plants remain healthy,
pruned, and free of disease, with ground cover providing
consistent coverage. Landscaping must not interfere with
the maintenance or repair of utilities, restrict pedestrian or
vehicular access, or create traffic hazards by obstructing
visibility. Additionally, property owners must ensure that all
landscaping is kept in a condition that upholds the aesthetic
quality of the business park. Landscape maintenance may
be turned over to the property owners at a future time.

Water Conservation and Quality:

a. Water Efficient Landscape Requirements: Refer to
Article | Water Efficient Landscape Requirements of
Chapter 29 Water Conservation in the Cypress City Code
for applicable landscape water use standards and
guidelines, including but not limited to Maximum
Applied Water Allowance (MAWA).

b. All projects shall comply with State and local regulations
for pollutant discharge and water quality. Methods to
achieve compliance may include oil/water separators,
catch basin inserts, sand filters, vaults, trenches, dry
wells, roof downspout infiltration, porous pavement,
grid pavers, grass swales, and other similar features.

c. Landscaping and site design shall prioritize elements,
such as bioswales and other biotreatment solutions,
that absorb water runoff, improve water quality, and
reduce pollutant discharge.

d. Ground surfaces in open space areas shall maximize the
use of permeable materials to reduce stormwater
runoff and facilitate infiltration into the water table.
Where significant permeable areas cannot be provided
on-site, the collection, storage and re-use of
stormwater shall be incorporated.

Hardscape Elements:

a. Integraton and Design: Hardscape features such as
light fixtures, benches, trash receptacles, and planters

Cypress Business Park Specific Plan (CBPSP)

shall be thoughtfully integrated into plazas, courtyards,
and transitional areas to establish a cohesive visual and
physical connection between buildings and landscape
materials. Primary materials for garden walls, fences,
paving, lighting, and street furniture shall complement
and enhance the architectural design, creating a unified
aesthetic throughout the project. Materials designated
for hardscape elements must adhere to the following
guidelines.

b. Paving:

i.  Durability: Paving materials shall be durable and
capable of withstanding heavy vehicle loads and
foot traffic. Recommended materials include
concrete, asphalt, or interlocking pavers with a
minimum compressive strength of 5,000 pounds
per square inch (psi). All paving must be
slip-resistant and designed to minimize cracking
and deterioration.

ii. Design: Paving shall complement the architectural
style and landscaping of the development. Colored
or textured paving materials may be used to
delineate pedestrian pathways or driveways. All
paved surfaces must comply with Americans with
Disabilities Act (ADA) accessibility requirements.

c. Furniture:

i. Materials: Furniture such as benches, trash
receptacles, and bike racks shall be constructed of
high-quality, weather-resistant materials (e.g.,
powder-coated steel, treated wood, or reinforced
concrete) to withstand outdoor elements and
heavy use. Materials shall be low-maintenance and
vandal-resistant to ensure long-term durability.

ii. Placement: Furniture shall be strategically
positioned to enhance pedestrian comfort without
obstructing circulation or accessibility. Benches
shall be located near building entrances, along
walkways, and in plazas, maintaining a minimum
clearance of 4 feet around furniture to meet ADA
standards. Trash receptacles shall be conveniently
placed near seating areas while positioned outside
pedestrian pathways to avoid obstructions.

Orientation: Truck loading docks, wells, or doors shall not
face a public street or residential area, nor encroach into the
required front and street side yard setbacks. These facilities
may face a public street or residential neighborhood only if
screened and approved by the Design Review Committee.
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2.

On-Site Loading: Each site must provide for necessary
vehicle loading, with no on-street loading allowed.

Setback: All loading facilities shall be set back at least 40 feet
from the property line, with deviations permitted upon
approval from the Design Review Committee.

Design: Loading facility doors shall be a color that is
compatible with the main building.

Circulation: Site layouts shall facilitate efficient vehicle and
pedestrian movement, ensuring adequate space for truck
staging, emergency vehicle access, and maneuvering.
Service entrances shall be located to prevent conflicts with
front entries, and loading areas shall be designed to ensure
they do not interfere with on-site pedestrian and vehicular
circulation by keeping them separated from public parking
and entry areas.

Architectural and Site Design

Building Orientation: Building placement shall maximize
opportunities for daylight and support energy efficiency.
Street-adjacent buildings shall be oriented towards street
frontages to create an inviting public edge.

Pedestrian Connectivity: Direct pedestrian pathways shall
connect streets, parking areas, and sidewalks to building
entrances. Crosswalks and walkways in parking areas shall
be accentuated using raised, colored, or textured pavement
safety.

Fagade Articulation: Building facades facing public street
must be offset or architecturally treated every 150 feet to
prevent blank facades. Acceptable treatments include
material changes, color variation, pilasters, staggered
setbacks, varied rooflines, landscape treatments, and the
integration of base, middle, and top elements such as
textured materials, cornices, and roof overhangs.

Stepped Massing: For multi-story buildings, a stepped-back
or tiered building massing approach, particularly along
major arterials, shall be encouraged to enhance visual
interest and create a dynamic streetscape.

Elevation Consistency: Rear and side elevations shall
incorporate similar and complementary materials and
details to maintain visual harmony and coherence on all
sides of a building.

Roofline Design: Flat roofs with parapet walls are
appropriate for screening rooftop equipment, though
buildings with articulated rooflines with varying roof planes
are encouraged. No part of the roof shall project above the
parapet.
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Materials Restrictions: The use of prefabricated, all-metal
steel sheathing for buildings is prohibited. However, metal
details, may be incorporated into building designs.

Enhanced Entrances: Major building entrances shall be
highlighted with enhanced paving, distinct materials,
landscaping, and clear signage. The recommended entry
features and focal points shown below are provided to
maintain visual quality throughout the development.

RECOMMENDED

Recessed Entries Windows
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Maximum Height: Walls or fences located within required
setback areas adjacent to streets or within 15 feet of the
intersection of a driveway and street right-of-way (public or
private) shall not exceed 3% feet in height. Walls or fences
located in all other areas shall not exceed 8 feet in height.

Design: Walls and fences shall be consistent with the
architectural materials of the structures and integral
components of the development, constructed from
attractive, durable, and complementary materials that align
with the building's aesthetic and established design theme.

Wall Articulation: For walls and fences facing a public
right-of-way, long, unadorned wall expanses shall be
avoided to maintain visual interest and architectural
integrity.

Permitted Materials: The following materials shall be
allowed for walls and fences:

i.  Wrought Iron, or equivalent tubular steel

ii. Concrete masonry: integral color (consistent with
building color)

iii. Brick

iv. Concrete: textured, brushed, hammered, rock salt,
sandblasted, integral color (consistent with building
color)

v. Stucco: integral or painted color (consistent with
building color).

Prohibited Materials: Screen walls or fences made of sheet
or corrugated iron, steel, aluminum, or security chain-link
fencing are prohibited.

Landscape Integration: Landscaping shall be incorporated
to soften the massing of walls and fences. Earth berms and
landscaping shall be encouraged to reduce the apparent
height of screen walls.

Location: Adequate lighting shall be provided for all building
entrances/exits, parking areas, truck courts, vehicle and
pedestrian circulation, building exteriors, service areas,
courtyards, arcades, and seating areas.

Light Quality and Intensity: Lighting for streets, parking
areas, and the project site shall provide varying intensities,
with emphasis on high-traffic areas. Uniform illumination is
required for parking lots and driveways, with gradual
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transitions in light intensity between major points of
interest to maintain safety. Pedestrian lighting shall be
subdued and warm-white in tone. A consistent light color is
preferred, and the use of high-pressure sodium lights is
encouraged. All lighting must comply with the intensity
standards outlined in Subsection 3.11.060 (Exterior Lighting)
of the Cypress Zoning Ordinance.

Design: All light standards and fixtures shall be selected to
blend with architectural and landscaping design. Security
lighting fixtures shall not project above the fascia or roof line
of the building. All lighting shall be positioned, shielded,
and/or designed to prevent direct projection onto adjacent
properties or the right-of-way. The shields shall be painted
to match the surface to which attached.

Pedestrian Areas: Light fixtures in pedestrian areas shall not
exceed 12 feet in height.

Parking Areas: Light standards and fixtures in parking areas
shall not exceed 25 feet in height.

Streetlights: Light standards adjacent to streets shall not
exceed 35 feet in height and be of a consistent and high-
quality design. All streetlights within the public right-of-way
shall meet City of Cypress Public Works street lighting
guidelines and requirements, or as approved by the City
Engineer.

AELUP Compatibility: Exterior lighting shall be consistent
with the Los Alamitos Joint Forces Training Base Airport
Environs Land Use Plan.

Strategic Screening Placement: Screening elements shall be
strategically placed to effectively block sightlines to outdoor
storage areas, loading docks, and other industrial features
that may detract from the surrounding landscape.

Trash Enclosures, Truck Courts, Loading, and Service Areas:
Trash enclosures, truck courts, loading bays, and service
areas shall be screened using landscaping, walls, or other
elements to minimize visibility. These areas shall not pose a
hazard to or conflict with the movement of automobiles,
pedestrians, or bicycles. Screening elements shall maintain
visual continuity and cohesion throughout the site, creating
a unified and aesthetically pleasing appearance from all
vantage points.
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3.

Storage Areas: Storage is only permitted within fully
enclosed buildings or structures, unless otherwise approved
by the Design Review Committee. Any approved outdoor
storage must be accessory to the permitted use on the
premises, confined to the rear two-thirds of the property,
and fully screened from view using landscaping, walls,
slatted fencing, buildings, or a combination of these
methods to a height that conceals the items from
neighboring properties and streets.

Exterior Mechanical Equipment:

a. Exterior components of plumbing, processing, heating,
cooling, and ventilating systems (e.g., piping, tanks,
fans, ducts, etc.) shall not be visible from 5 feet above
ground level within 500 feet of any building wall, unless
approved by the Design Review Committee. Mechanical
equipment shall be screened from view of streets,
highways, and residential areas with materials and
colors consistent with the building design and/or
landscaping. All such mechanical equipment shall be
designed as an integral part of the building and be
maintained in a clean and proper condition.

b. Roof-mounted mechanical equipment and ductwork
shall be screened with unobtrusive enclosures that
blend with the building’s design and comply with the
State of California safety and OSHA standards. When
possible, building parapets shall be tall enough to
eliminate the need for additional screening. Roof top
mechanical equipment and screening shall be setback
15 feet (unless the screening is an integral part of the
facade) from an exterior building edge.

Cc. Cyclone blowers shall be screened by a wall, fence, or
landscape materials and shall be located below the
fascia and/or roof line of the building. They shall also be
located on the rear or "hidden" side of the building and
painted to match the surface to which they are
attached.

Exterior Electrical Equipment and Transformers: Electrical
equipment shall be mounted on the interior of a building
wherever possible. When interior mounting is not practical,
electrical equipment shall be mounted in a location where it
is least visible and substantially screened from public view.
In no case shall exterior electrical equipment be mounted
on the street-side or primary exposure side of any building.

Building Fixtures: Vents, louvers, exposed flashing, tanks,
stacks, overhead doors, rolling and "man" service doors
shall be painted consistent with the color scheme of the
building.
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Noise Attenuation:

a. Industrial developments which adjoin residentially
zoned areas shall include noise bafflers and/or
deflectors on all mechanical equipment mounted
outdoors to the satisfaction of City staff.

b. In compliance with Section 3.2.4 of the AELUP for the
JFTB Los Alamitos, the noise impact of residential uses
within the 60 dB CNEL/Noise Impact Zone 2 is sufficient
to require sound attenuation as set forth in the
California Noise Insulation Standards, Title 25,
California Code of Regulations. The residential use
interior sound attenuation requirement shall be a CNEL
value not exceeding an interior level of 45 dBA. In
addition, all designated outdoor common or
recreational areas within Noise Impact Zone 2 must
provide outdoor signage informing the public of the
presence of operating aircraft.

Compliance with Regulations: Refuse collection areas shall
be designed and constructed in accordance with all state
laws and Subsection 3.11.120 (Solid waste, organic waste,
and recyclable materials storage) of the Cypress Zoning
Ordinance.

Underground: All exterior on-site utilities including, but not
limited to, drainage systems, sewers, gas lines, water lines,
and electrical, telephone and communications wires and
equipment shall be installed and maintained underground.

Design and Installation: On-site underground utilities shall
be designed and installed to minimize the disruption of
off-site utilities, paving, and landscape during construction
and maintenance and shall be of such a design so as not to
place excessive burdens upon off-site utility systems during
the course of use.

Temporary Utilities: Temporary overhead power and
telephone facilities shall be permitted during construction.
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General Requirements:

a. Signage for individual buildings shall not be allowed to
conflict or interfere visually with other signage. To
support this, a "human scale" shall be maintained in all
sign designs.

b. A sign shall be defined as including all parts, materials,
frames and backgrounds, measured to the nearest
geometric configuration.

C. Logos or identification symbols shall be considered
signs. Sign information should be limited to tenant's
trade name, logo, and/or logo type.

d. All signs and their supporting structures shall be
enclosed, structurally safe, and maintained in good
condition.

e. Signsvisible from the exterior of any building may be lit,
but no signs or any other contrivance will be devised or
constructed to rotate, gyrate, blink or in any fashion.

f. All cabinets, conductors, transformers or other
equipment must be concealed from public view.

g. All signs and their supporting structures shall comply
with the City building and electrical codes.

Sign Programs: A sign program promotes aesthetically
cohesive and consistent signage for developments, ensures
alignment with the City’s zoning regulations, and enhances
effective business identification. Developing a sign program
is encouraged for all multi-tenant developments and may
also be adopted by single-tenant developments at their
discretion.

Building Identification Signs: Each street frontage is allowed
one building identification sign, which must be affixed to a
vertical building surface, integrated with the architectural
design, single-faced, illuminated, and no larger than 100
square feet in area. Building identification signs should
solely display the building name, without any advertising
content.

Business Identification Signs: Business identification signs
should solely display the business name, symbol, or logo,
without any advertising content.

a. Wall Signs:
i. No wall sign shall exceed an area equal to 1%

square feet of sign for each one foot of lineal
frontage of the building or store, fronting on a
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street or parking lot. No sign shall exceed 150
square feet of area nor comprise more than 10% of
the area of the elevation upon which the sign is
located.

ii. In multi-tenant industrial buildings, each business
shall be permitted to install a wall sign over the
entrance to identify the tenant. Said signs shall be
oriented toward the street, parking or pedestrian
area for that building and shall not exceed one
square foot of sign area for each lineal foot of
building frontage up to a maximum of 20 square
feet.

iii. Restaurants may have one wall sign for each
building face not to exceed a total of 3 wall signs.
The front sign shall not exceed one square foot of
sign area for each linear foot of front building
elevation. Side or rear signs shall not exceed one
square foot of sign area for every two linear feet of
the side or rear elevation.

iv. Wall signs shall be composed of wood, metal,
plastic (Plexiglas or Fiberglass), paint or
comparable weather-resistant material.

Ground Signs and Freestanding Signs:

i.  Ground signs shall not exceed 6 feet above grade in
height or more than 1% square feet in area for each
one foot of lineal building or store frontage.
Frontage shall be defined as the face of a building
or store that fronts a street. However, no sign shall
exceed 150 square feet in area. No sign may block
the view of vehicles turning, as determined by the
City Engineer.

ii. For commercial uses, in lieu of a ground sign, one
freestanding identification sign may be allowed
provided that it does not exceed 25 feet in overall
height or 150 square feet in area.

iii. All freestanding signage structures shall be cast in
concrete, or a substitute material approved by the
Planning Division with the design approach being
one of monolithic permanence. Lighting for these
signs can utilize flood lights located at their base to
provide a wash of light over the structure. Signage
lettering and numbering may be case letter (cast
into structure or raised-case letters fixed to the face
of the structure), self-lit type, sandblasted into wall
surface or onto wood.
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5.

Entry Sign: Entry monument signs shall be permitted
adjacent to the primary project entries and shall not exceed
4 feet in height and 40 square feet in size per face on each
sign. Secondary entry signs shall not exceed 2% feet in
height and 15 square feet in size per face on each sign.
Number, location and area are subject to Planning Division
approval.

Vehicular and Pedestrian Directional Signs: Vehicular
directional signs shall not exceed 6 feet in height and 15
square feet in size per face on each sign. Pedestrian
directional signs shall not exceed 5 feet in height and 15
square feet in size per face on each sign. Directional signs
shall not obstruct views of turning vehicles. The total
number of such signs shall be subject to the review and
approval of the Planning Division.

Temporary Signs:

a. Onsite unlighted subdivision signs shall be allowed for a
non-renewable period of one year, provided that one
sign is allowed per project, the sign area per face shall
not exceed 100 square feet, it is erected only for the
purpose of announcing the subdivision and sale or
rental of the property where located, and that it is
approved by the Planning Division.

b. Refer to Section 15 (Signs) of the Cypress Zoning
Ordinance for requirements applicable to political
campaign signs.

C. Banners, flags, aerial signs, and other non-exempted
temporary signs shall be allowed for a non-renewable
period of 30 days, subject to approval of a temporary
sign permit from the Planning Division. No more than
two temporary sign permits may be issued per business
per year. Temporary sign permits should only be issued
for grand openings, open houses, or special events, as
approved by the Planning Division.

d. One unlighted real estate sign per frontage, not
exceeding 48 square feet in size, pertaining only to the
sale, lease, or rental of the particular commercial or
office building or property.

e. One unlighted construction sign per job site, not
exceeding 32 square feet containing the name of the
project, and the names and addresses of the
contractors, architects, engineers, landscape architect,
project or leasing agent, financing company, or
developer.
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Prohibited Signs:
a. Inflatable signs, balloons, animals, symbols, etc.
b. Rooftop signs
c. Signage in or on windows

d. Signsontrailers or painted on the sides of large disabled
or parked vehicles.

e. Signage painted directly onto windows or exterior walls
f.  Projecting signs

g. Magnetic signs

h. Rotating or moving signs

i.  Flashing signs with the exception of changeable copy
signs subject to the approval of a Conditional Use
Permit and in compliance with all applicable provisions
of the Cypress Zoning Ordinance

j-  Billboards

k. Pole signs

Any permitted use shall be performed or carried out entirely
within a building that is designed and constructed so that
the enclosed operations and uses do not cause or produce
a nuisance to adjacent sites, such as but not limited to the
following: radio frequency interference, sound, vibration,
electromechanical disturbance, electromagnetic
disturbance, radiation, air pollution, dust, emission of toxic
or non-toxic odors, or toxic and non-toxic matter. Further,
any permitted use shall meet all applicable performance
standards specified in Section 10 (Performance Standards)
of the Cypress Zoning Ordinance that do not conflict with
any of the provisions of this Specific Plan.
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4.3.4 Edge Design Standards

1.

Landscaped Setbacks: Landscaped edges vary by
roadway but generally range from 15 to 30 feet in width
based upon the required setback (see Tables 4.3.1 and
4.3.2).

Sidewalk Width: Sidewalks on all arterial roadways
(major, primary, secondary, and collector) shall be a
minimum of five feet wide and shall have meandering
sidewalks (up to 10 feet wide) as required by the Director
of Public Works. Sidewalks on local roadways shall be a
minimum of five feet wide.

General Streetscape Standards d.
Consistency and Visual Appeal:. All landscaped street
edges within the CBPSP area shall create a cohesive
streetscape, integrating drought-tolerant groundcover, e.
informal tree groupings, and aesthetically pleasing
berms.
f.
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Plant Palette: Utilize drought-tolerant plants, replacing
existing turf where applicable, in line with the CBPSP
Plant Palette (Appendix A).

Landmark Trees: Landmark trees must be preserved,
relocated, or replaced as per Landmark Tree
Replacement Guidelines.

Maintenance: The maintenance of landscaped edges
shall be the responsibility of the property owner. All
landscaped areas must be kept in a healthy, thriving
condition and remain free of weeds, debris, and other
unsightly elements.

Roadway-Specific Streetscape Standards

a.

Table 4.3.4-1 - Roadway-Specific Streetscape Standards

Sequential Streetscape Design: Streetscapes shall
incorporate the landscaped edge features detailed in the
table below. The features are arranged sequentially,
starting with item 1, which is located directly adjacent to
the street. Each subsequent feature is positioned
immediately behind the previous one.

Roadway

Landscaped Features

Trees

Cerritos Ave
(East of Walker St)

. Sidewalk
. 3-to 3.5- foot-high undulating berms with 3:1

slope within the landscaped setback

Cerritos Ave and
Lexington Dr

. Sidewalk
. 4-foot-wide planting strip with groundcover on

private property

. 3-foot-wide, 5-foot-tall hedges to screen

Trees shall be arranged in informal groupings of
five or more, spaced 15 to 20 feet apart
Trees shall be setback a minimum of 4 feet

from sidewalks
A minimum clearance of 12 feet above the
sidewalk shall be maintained

Trees shall be placed around berms, but must
never be located directly on top of berms
Trees shall maintain uniformity in height and
spread

(West of Walker St) adjacent land uses
. 6-foot-high wrought iron or equivalent fence
1. Sidewalk
Holder St . Maximum 3-foot-high berms with a maximum
3:1 slope within the landscaped setback
. Sidewalk
. 2-to 5-foot-wide parkway with low shrubs and
hedges
Katella Ave* . 2-to 4- foot-high berms within the landscaped
setback (for property west of Walker Street,
berms must have a 2:1 slope on the parking
side)
. Sidewalk
Knot St. . Maximum 3-foot-high berms with a maximum

3:1 slope within the landscaped setback
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Roadway

Landscaped Features

Trees

Valley View St*

(Adjacent to Bolsa
Chica Channel)

1. 2.5-to 3- foot-high undulating berms with 3:1
slope within the 38-foot-wide landscaped
setback

2. Meandering sidewalk and bike path

3. 2.5-to 3- foot-high undulating berms with 3:1
slope within the 38-foot-wide landscaped
setback

Valley View St*
(All Other Areas)

1. Sidewalk

2-foot-wide parkway

3. Berm with 3:1 slope within the landscaped
setback

n

Walker St*

1. Parkway with varying widths

Meandering sidewalk

3. 4-foot-high berm with 2:1 slope on the parking
lot side within the landscaped setback

N

Internal or Local
Streets

Maximum 3-foot-high berms with a maximum
4:1 slope and 3-foot-high hedge for screening
parking/service areas within the landscaped
setback (no hedge is required where the
building edge abuts a landscape setback)

- Trees shall be setback a minimum of 4 feet from

+ A minimum clearance of 12 feet above the

Single row of canopy trees spaced 20 to 40 feet
apart

sidewalks or curbs

sidewalk shall be maintained

Siboney St/
Race Track

West Side

1. Sidewalk

2. 9-foot-wide planting strip with groundcover

3. 4-foot-high berm within a 35-foot-wide
landscaped setback, which must have a 2:1
slope on the parking side and 3:1 slope on the
opposite side

East Side (within a 35-foot-wide landscaped area in
the 110-foot-wide access and utlites easement):

1. Groundcover and trees

2. A meandering sidewalk and bike path

3. Additional Groundcover and trees

Vessels Cir

North Side

1. 5-foot-wide landscaped parkway

2. Sidewalk

3. 2-foot-high berm within a 20-foot landscaped
setback

South Side
1. 16-foot-wide landscaped parkway

Trees shall be spaced 15 to 20 feet apart
Trees shall be setback a minimum of 4 feet
from sidewalks

A minimum clearance of 12 feet above the
sidewalk shall be maintained

Trees shall maintain uniformity in height and
spread

* Along Katella Avenue, Valley View Street, and Walker Street, corners shall be special accent points with enhanced landscaping or decoratve

hardscape features.
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Table 4.3.4-2 — Buffer Design Standards

Edge

Landscaped Features

Between the Cypress Town Center and
Commons Specific Plan Area and
CBPSP Area

A landscaped island featuring a berm with a 3:1 slope on both sides, planted with
eucalyptus groves.

Between the Stanton Storm Channel
and CBPSP Area

A buffer zone along the southern perimeter of the CBPSP area is designed to screen
residences south of the channel from center activities. The zone includes:

1. A 10-foot-wide service road maintained by the Orange County Flood Control
District.

2. A five-foot-high chain-link fence along the southern edge of the service road.

3. Adjacent to the service road, a minimum 8-foot-high, 35-foot-wide landscaped
berm planted densely to enhance screening and aesthetics.

4. A five-foot-high decorative wrought iron or equivalent security fence along the
north side of the berm, adjacent to the parking area, for added security and
separation.

Where there is a difference in elevation on opposite sides of the screen, the height
shall be measured from the highest elevation. Landscaping shall be per plan and any
change shall require prior approval from the Planning Director and City Engineer. Any
landscaping maintained by the property owner shall require a bond posted with the
Community Development Department to guarantee against defects in plant materials
and workmanship.

Note: If the landscape district is dissolved, responsibility for maintaining the required
landscape area will transfer to the adjacent property owner.

Between the Southern Pacific Railroad
Tracks and CBPSP Area

A five-foot-wide landscape buffer consisting of dense, informal plantings of tall cypress
or evergreen trees.

Between Residental Uses and the
CBPSP Area

A minimum 5-foot-wide landscaped buffer of trees shall be provided along that portion
of a side and rear property line where such side yard or rear yard abuts property that is
zoned for residential uses or community facilities. Said trees shall be of sufficient size
and species to provide maximum screening and buffering from noise and visual
intrusion of an industrial use upon a residential or community facility use.

Between Propertes Within the CBPSP
Area

Where applicable, a perimeter buffer zone shall be established around a site using a
combination of dense vegetation, earth berms, and architectural screening to minimize
visual and noise impacts on adjacent properties. This can be waived by the property
owner(s) to encourage shared parking and access facilities.
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CHAPTER 5. DEVELOPMENT PLAN

The Development Concept for the CBPSP

5.1 Purpose

This Chapter presents an overview of the existing public utility
infrastructure serving the CBPSP area and its surroundings.
Public utility suppliers include water, wastewater, drainage,
natural gas, electricity, telecommunication, and solid waste. The
Public Works Department will assess each utility on a
project-specific basis to ensure compliance with relevant
standards and requirements.

5.2 Regional Access

The CBPSP area benefits from its proximity to major regional
highways, including Interstate 605 (San Gabriel River Freeway),
Interstate 405/State Route 22 (San Diego/Garden Grove
Freeways), State Route 91 (Artesia Freeway), and State Route 39
(Beach Boulevard). Specifically, 1-605 is situated to the west,
I-405/SR-22 to the south, SR-91 to the north, and SR-39 to the
east of the CBPSP area. Access to I-605 and SR-39 is available via
Katella Avenue and Cerritos Avenue.

5.2.1 Primary Access

Primary access to the Specific Plan Area is provided by Katella
Avenue, Valley View Street, Cerritos Avenue, Knott Street, Holder
Street, and Walker Street. Katella Avenue, a major east-west
arterial highway, varies from 88 to 104 feet in width. Valley View
Street, a major north-south arterial, serves as both a designated
truck and bicycle route. Cerritos Avenue, another primary
east-west arterial highway, ranges from 72 to 84 feet in width
and is also designated as a truck route with a bicycle path
incorporated into the existing sidewalk. Knott Street is a primary
north-south arterial and designated truck route. Holder Street
serves as a secondary north-south arterial, while Walker Street,
also a north-south secondary arterial, varies in width — 64 feet
wide north of Cerritos Avenue and 76 feet wide south of it.
Walker Street is designated as both a truck route and bicycle
path, featuring an off-street bicycle path between Cerritos
Avenue and Katella Avenue.

Additional access within the CBPSP area is provided by internal
roadways, including Vessels Circle, Enterprise Drive, Plaza Drive,
Corporate Avenue, Hope Street, Business Center Drive, etc.

5.2.2 Circulation Plan

A.

No development shall be permitted on parcels without
improved street access. For purposes of this standard, a
street is a maintained public street or alley or a private street
subject to the approval of the City Engineer.

Streets shall be designed and constructed in conformance
with the General Plan Circulation Element and the City of
Cypress Standard Plans. However, if alternative street
designs are proposed, they may be considered for approval
pursuant to the Alternative Street Sections guidelines
outlined below.

Any development along Lexington Drive shall require
dedication of right-of-way. This requirement may be fulfilled
through an irrevocable offer to dedicate 42 feet of
right-of-way from the centerline of Lexington Drive.

Installation of curbs, gutters, sidewalks, streets and alley
paving, street lighting and street trees shall be subject to the
provisions of the City of Cypress Standard Plans, this Specific
Plan, and to the approval of the City Engineer.

All street names within the Specific Plan Area shall be
approved, and changed if necessary, by the City Engineer.

No structures shall be constructed over existing pipeline,
power line, drainage, transmission line or other similar
easements, except where such easement has been
abandoned or vacated or the grantee of such easement has
consented to such structural encroachment.

Bus turnouts and passenger waiting areas shall be provided
at bus stops as determined necessary by the City Engineer.

Internal streets within the Specific Plan Area may be public
or private.

To provide an opportunity for innovative and functional
design within the Specific Plan Area, developers may
propose street section standards that differ from the City's
Standard Plans. These alternative standards may be
approved by the City Engineer as part of the Site Plan Review
process, provided that the developer demonstrates the
reasons for and extent to which the proposed street section
should differ from the City’s Standard Plans. If approved, the
alternative street sections will replace the corresponding
standards in the City’s Standard Plans for that particular
development project.
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5.2.3 Transportation Systems Management

To reduce vehicular congestion and improve traffic flow, various
methods are encouraged. Private driveways should connect
adjoining developments to reduce traffic,c and common drives
should be utilized with recorded easements to guarantee shared
access and maintenance. For parcels of five acres or more,
separate access points may be allowed for security and
convenience, provided that access to adjacent parcels remains
unobstructed.

Developers must comply with the City's policies regarding the
impact of land development on City services and participate in
the City's traffic impact fee assessment, as outlined in Chapter 5,
Article VIII of the Cypress City Code.

Transportation Demand Management (TDM) measures apply to
all development within the Business Park. For detailed
requirements, refer to Article XVII Cypress Transportation
Demand Management Requirements for Specific New
Development Projects in the Cypress City Code.

Developers shall also participate in the Business Park
Transportation Systems Management (TSM) plan adopted by the
City and join the Transportation Management Association (TMA)
formed by Business Park landowners with City assistance
pursuant to Article XVI Cypress Business park Vehicle Trip
Reduction Program in the Cypress City Code. Developers shall
participate in TSM programs on an equitable basis with all other
City designated participants within the Business Park.

5.3 Water

An extensive network of water lines currently serves the CBPSP
area and its adjacent properties, with Golden State Water
Company serving as the water purveyor. Existing water lines run
through Lexington Drive, Cerritos Avenue, Katella Avenue,
surrounding streets, and certain parcels within the CBPSP Area.
Golden State Water Company has confirmed that these lines
were built in compliance with the applicable codes at the time of
their construction.

Precise water system requirements will be determined as
development projects are proposed within the CBPSP area as
part of the site plan review process and, where applicable, the
subdivision map process. Water mains located in the public right
of way will remain owned and operated by Golden State Water
Company. Any mains within private property that serve as part
of the public water distribution system will be dedicated to
Golden State Water Company through recorded easements
following their construction and acceptance.

Cypress Business Park Specific Plan (CBPSP)

5.4 Wastewater

The City is responsible for reviewing and approving wastewater
within the Specific Plan Area, while the Orange County Sanitation
District (OCSAN) manages trunk sewer lines and wastewater
treatment. New development within the CBPSP Area may
connect to existing trunk or main sewer lines, pending approval
by the City Engineer or OCSAN. Precise sewer system
requirements will be determined during the site plan review
process or, where applicable, the subdivision map process.

Development Conditions

A. The developer shall examine the capacity of existing sewer
mains and laterals to confirm they are adequate for the
intended use. If the existing lateral is unusable or lacks
sufficient capacity, the developer shall construct a new
sewer lateral with a publicly owned cleanout/manhole in
the public right-of-way, at a location approved by the City
Engineer. The applicant shall connect to the City's sewer
system or another jurisdiction, as directed by the City
Engineer.

B. Prior to the recordation of the subdivision map, the
applicant shall submit a sewer plan, signed and stamped by
a registered civil engineer, detailing all proposed public
and/or private sewer lines, in accordance with the City’s
Design Standards for Sewer Facilities.

C. All sewer lines within the development shall be considered
private and maintained by the developer or their successors
in interest. The City of Cypress shall not be responsible for
maintaining private sewer lines.

5.5 Drainage

Each development project within the CBPSP area will
incorporate grading and landscaping measures to manage
stormwater runoff, aiming to mitigate its impact on the City's
storm drain system. The primary goal is to enhance runoff quality
and limit post-development hydrological effects through a
strategy that prioritizes onsite storage and encourages
infiltration across the Specific Plan area. Rainfall management
techniques will include porous pavements, grassed swales,
bioretention swales, and filter/buffer strips to capture and
infiltrate rainwater onsite.

If further reduction is necessary, additional methods such as dry
wells, French drains, gravel-filled infiltration pits, and infiltration
galleries may be employed. Biotreatment systems may be
installed to improve stormwater quality before discharge. The
implementation of Low Impact Development (LID) principles will
minimize hard surfaces and utilize natural features where
feasible.
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In some cases, onsite flood control facilities may be incorporated
to temporarily store runoff until the City's storm drain system has
sufficient capacity. These facilities, such as retention ponds or
underground storage vaults, may be shared among multiple
development parcels or implemented independently. Due to the
variety of land uses within the CBPSP, a combination of drainage
and treatment systems may be required, with the specific
method to be determined during project development. All
selected methods must receive approval from the City Engineer.

5.6 Natural Gas and Electricity

The CBPSP area is served by Southern California Gas Company
for natural gas and the Southern California Edison Company for
electricity. The existing utility infrastructure is capable of being
expanded to accommodate future development and increased
demand within the CBPSP area. Precise system requirements for
natural gas and electricity will be determined on a
project-by-project basis during the site plan review process and,
where applicable, through the subdivision map process. All
expansions or modifications to the utility network must comply
with standards and regulations set forth by the respective utility
providers.

5.7 Solid Waste

The City of Cypress contracts with a private solid waste hauler
for the collection and disposal of solid waste generated within
the CBPSP area. Solid waste collected from the area will be
transported to an appropriate landfill facility, as designated by
the City’s contracted hauler.

Cypress Business Park Specific Plan (CBPSP)
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CHAPTER 6. PERMIT PROCEDURES AND PLAN

IMPLEMENTATION

Permit Review Procedures and Specific Plan Implementation Measures

This chapter provides procedures and requirements for
preparing, filing, and processing land use or development
permit applications.

6.1 Specific Plan Adoption

The City Council adopted the Cypress Business Park Specific
Plan (CBPSP) in March 2025 in accordance with the
provisions of Section 20 (Specific Plans) of the Cypress
Zoning Ordinance.

Table 6.2 — Review Authority

6.2 Permit Review Authority

Table 6.2 identifies the authority responsible for reviewing
and deciding on each action required by the CBPSP.
“Recommend” means the review authority makes a
recommendation to a higher authority; “Decision” means
the review authority makes the final decision (unless
appealed); “Appeal” means the review authority considers
and decides on appeals to an earlier decision, per Section
27 (Appeals) of the Cypress Zoning Ordinance.

Review Authority .
Planning Permit Design Review Planning City Council s Sy
Committee Director @ Code Reference
Accessory Outdoor Dining Decision Appeal N/A
Adjustments Decision Appeal N/A
Conditional Use Permits Recommend Decision CZ0 § 4.19.070
Design Review Decision Appeal CZ0 § 4.19.060 @
Development Agreements Recommend Decision Cz0§21
Extensions of Time Decision Appeal Cz0 §5.24.050
General Plan Amendments Recommend Decision Cz0 §28
Minor Changes to an Approved Project Decision CZ0 §5.24.060
Sign Program Decision Appeal CZ0 § 4.19.060
Site Plan Review Recommend Decision N/A
Specific Plan Amendments Recommend Decision CZ0 §20
Tentative Parcel Map Recommend Decision CCC § 25-14 — 25-22
Tentative Tract Map Recommend Decision CCC § 25-7-25-13
Landmark Tree Removal Permit ¢ Decision Appeal CCC §17-17
Reasonable Accommodation Decision Cz0 § 4.19.100

(@ The Planning Director may defer any permit to the City Council
for final determination.

@ Al City Council decisions are final.

() All subsections of Section 4.19.060 (Design Review) of the
Cypress Zoning Ordinance shall apply, except for Subsection B.
(Applicability). In the CBPSP area, Design Review shall be
required for all new buildings, additions, structures, and sign
programs that meet all development and design standards.

The Planning Director may refer any Design Review
application to the City Council as a Site Plan Review for final
determination.

@) Pper Section 17-18 (Same — Definitions) of the Cypress City
Code, the phrase “landmark tree” means any tree designated
as a landmark tree on the map on file in the Planning Division.
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6.3 Adjustments

Cypress Business Park Specific Plan (CBPSP)

The Adjustment procedure is established to grant The Director may consider applications for
minor relief from development and design standards, Adjustments to development and design standards
under limited circumstances, where such relief would listed in table 6.3 (Types of Adjustments Allowed).

enhance the design and functionality of the proposed
structure or addition.

Table 6.3 — Types of Adjustments Allowed

a. Based on the investigation, the Director shall
approve, approve with conditions, or disapprove
the Adjustment.

. Maximum

T f A ments Allow .

ypes of Adjustments Allowed Adjustment

1. | Distances between structures. A decrease in the minimum allowed distances between structures on 20%
the same parcel.

2. | Fence or wall height. An increase of the allowed maximum height of a fence or wall, subject to the 20%
review and conditions of the Building Official.
Height of structures. An increase in the maximum allowable building height. 10%
Landscape requirements. An adjustment to any landscape standards with specific numerical 10%
requirements, such as setbacks, height, planting densities, and minimum dimensions.

5. | Parcel area, depth, or width. A decrease in the minimum required parcel area, parcel depth, or parcel 10%

width.
Site coverage. An increase of the maximum allowable site coverage. 10%
Parking. A decrease in the number of required off-street parking spaces. 10%
Setback/yard area. A decrease in the maximum required setback/yard areas (e.g., front, rear, and 20%
side) for structures.

9. |Sign area/height. An increase of the maximum allowed height of signs or maximum allowed sign area. 10%

10. | Design standards and objectve standards for mult-family dwellings. A deviation from one or more standards set forth
in Chapter 5 (Design Standards) of the CBPSP or Subsection 3.17.310 (Objective standards for multi-family dwellings) of
the Cypress Zoning Ordinance may be approved if the Director determines that the project incorporates an alternative
approach that effectively meets the intent of the original requirement.

b. The Director shall make the following findings of
fact that establish the circumstances appropriate
1. Application Requirements: In addition to application for the decision:
filing requirements in Section 18 (Applications,
Processing, and Fees) of the Cypress Zoning Ordinance, i.  The requested Adjustment is compatible with
applicants must submit a statement of the requested the intent and purpose of the Cypress
Adjustment and reasons for the request. Business Park Specific Plan (CBPSP); and
2. Director's Investigation: The Director shall review the ii. The requested Adjustment is compatible with
application, analyze precedent cases where relevant, the intent and purpose of the regulations and
and prepare a report outlining the facts relating to the design standards of the CBPSP.
application.
C. A decision shall be made within 30 days of the
3. Director's Action: date the application is deemed complete.
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An approved Adjustment remains valid only for the
specified property and improvements for which it was
granted. The approval continues to apply even with
changes in property ownership or any lawfully existing
structures on the property.

Establishment of the Right to Use an
Adjustment: Adjustment approval shall be valid for 24
months from the effective date of approval. The
approval shall lapse and become void after that period
unless either:

a. A building permit is issued, and construction is
commenced and actively pursued on the
approved site;

b. If no building permit is required, a Certificate of
Occupancy is issued for the approved structure;

€. If no building permit or Certificate of Occupancy is
required, the approved site is occupied; or

d. The grantee files an extension application, as
outlined in subsection E.2. below.

Extension of an Adjustment:

a. The Director may approve or disapprove an
extension application.

b. The Director may modify existing conditions of
approval or add new conditions to address any
changes affecting the Adjustment or surrounding
properties.

C. The Adjustment may be extended once, for an
additional 12 months, provided the extension
application is submitted before the expiration
date.

6.4 Site Plan Review

The Site Plan Review is established to provide reviews
of development projects which, due to the nature of
their location or design, require special review to
determine if the location or design is compatible with
the surroundings of the area. The Site Plan Review
ensures that projects comply with all applicable city

Cypress Business Park Specific Plan (CBPSP)

standards and ordinances, align with the intent of the
CBPSP, and are not detrimental to the public health,
safety, or welfare, or materially injurious to properties
or improvements in the immediate vicinity.

Development projects that do not comply with the
development standards and/or design standards, and
are not eligible for an Adjustment, require Site Plan
Review approval pursuant to this chapter.

Preliminary Plan: Applicants are required to submit
preliminary plans for review and comment by the
Planning Department prior to the final preparation of
a Site Plan.

Application Requirements: In addition to the
application filing requirements in Section 18
(Applications, Processing, and Fees) of the Cypress
Zoning Ordinance, applications shall include any plans,
documents, reports, and information required by the
Planning Department to determine compliance with
the provisions of the CBPSP.

Public Hearing Required: A public hearing before the
City Council shall be noticed and conducted in
compliance with Section 26 (Public Hearings) of the
Cypress Zoning Ordinance.

Director’s Investigation: The Director will review the
application and make a recommendation to the City
Council based upon the project meeting the required
findings in Section D below. The report will be provided
to the City Council and the applicant before the
scheduled public hearing on the application.

The City Council may approve, with or without
conditions, a Site Plan Review application if it finds
that:

The proposed project is compatible with the intent and
purpose of the Cypress Business Park Specific Plan
(CBPSP).

Development of the Site Plan will not have an adverse

impact on public health, safety, interest, convenience
or general welfare.
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3. TheSite Plan is compatible with the intent and purpose
of the regulations and design standards of the CBPSP.

1. Establishment of the Right to Use a Site Plan Review:
Site Plan Review approval shall be valid for 24 months
from the effective date of approval. The approval shall
lapse and become void after that period unless either:

a. A building permit is issued, and construction is
commenced and actively pursued on the
approved site;

b. If no building permit is required, a Certificate of
Occupancy is issued for the approved structure;

C. If no building permit or Certificate of Occupancy is
required, the approved site is occupied; or

d. The grantee or the city files an extension
application, as outlined in subsection E.2. below.

2. Extension of a Site Plan Review: A Site Plan Review
approval subject to lapse may be renewed for
additional 12-month periods, not to exceed two
extensions by the Planning Director (appealable to the
City Council) as necessary. Any further extensions
beyond that period may be requested but will be
subject to City Council approval; provided, the

Table 6.8 — Implementation Action Plan

Cypress Business Park Specific Plan (CBPSP)

application for renewal is filed with the Department
before the expiration date.

6.5 Interpretation

If ambiguity arises concerning the meaning or appropriate
application of the provisions of the Specific Plan, the
Planning Director has the authority to make an
interpretation.

6.6 Nonconformities

Section 25 (Nonconforming Uses, Structures, and Parcels)
of the Cypress Zoning Ordinance shall apply to any
nonconforming lots, structures, and uses within the CBPSP
area. Subsection 3.13.070.K. (Nonconforming landscaping)
of the Cypress Zoning Ordinance shall apply to
nonconforming landscaping. Subsection 3.15.080 (Legal
nonconforming signs) shall apply to nonconforming signs.

6.7 Severability
If a court determines that a provision in this Specific Plan is

unconstitutional or invalid, that determination shall not
affect the validity of other parts of this document.

6.8 Implementation Action Plan

Table 6.8 lists the tasks intended to guide the City through
near-term and on-going implementation of the CBPSP.

# Action

Responsible Party

Economic Development and Business Support Implementaton Measures

1. Develop a Fast-Track Program

Community Development

Develop a Fast-Track Program to expedite processing times for projects in the CBPSP
area that align with the City’s economic development goals.

Department

Promote the CBPSP area as a premier business destination through targeted
marketing efforts, industry outreach, and digital campaigns that will enhance
visibility and attract investment. Focus on attracting business sectors identified in an
economic analysis that will generate quality employment opportunities and enhance
the long-term vitality of the business park.

2. Develop an Economic Development Acton Plan Community Development
Develop an Economic Development Action Plan to guide economic development | Department
efforts within the City’s business parks, fostering job growth, business retention, and
investment in key industries.
3. Business Retenton Community Development
Establish a program to facilitate direct communication with business owners, | Department
addressing challenges, and providing incentives for staying in Cypress. By
maintaining ongoing engagement with business owners, the City will regularly assess
needs and refine strategies to support long-term business success.
4. Marketng and Branding Strategy Community Development

Department
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Action

Responsible Party

Monitor Economic and Growth Indicators

Implement a monitoring system with key performance indicators to track trends in
public revenues, employment, population, and housing growth within the CBPSP
area. Conduct periodic studies to assess the Business Park’s economic contribution
to the City and refine strategies to support sustained growth and development.

Community Development
Department

Infrastructure and Public Works Implementaton Measures

6.

Utlity and Infrastructure Enhancements

Facilitate upgrades to electric, natural gas, water, and broadband infrastructure by
local utility providers, ensuring the CBPSP area can accommodate high-tech and
research-oriented businesses. Additionally, sewer systems will be replaced or
repaired as needed. Developers will be required to conduct engineering studies to
assess system capacity and identify necessary improvements, ensuring long-term
reliability, efficiency, and sustainability of essential infrastructure.

Public Works Department

Stormwater and Drainage Upgrades
As necessary, upgrade stormwater management systems to comply with local flood
control requirements and ensure resilience against heavy rainfall.

Public Works Department

Sustainability and Environmental Implementaton Measures

Assist in ensuring compliance with water-efficient landscaping regulations and
promote the use of drought-tolerant native plants.

8. Renewable Energy Integraton Community Development
Encourage the use of solar panels, electric vehicle charging stations, and energy- | Department
efficient building designs within the Business Park. Public Works Department
9. Waste Reducton and Recycling Public Works Department
Coordinate with businesses to implement best practices in recycling and waste
reduction programs.
10. | Landscape and Water Conservaton Programs Community Development

Department

Financing and Implementaton Mechanisms

11. | Grants and State Funding Opportunites

Identify and apply for federal, state, and regional grants that support economic
development, infrastructure, and sustainability programs in the Business Park.

Community Development
Department

6.9 Maintenance

Final determination of maintenance responsibilities for the
public and private improvements constructed within the
Cypress BPSP will be determined in future entitlement
approvals and/or a Development Agreement. It is
anticipated maintenance shall be generally conducted as
described in Subsection 3.10.090 Property Maintenance of
the Cypress Zoning Ordinance.

6.10 Federal Aviation
Administration Approval

The Specific Plan Area is located in proximity to the Joint
Forces Training Base, Los Alamitos (JFTB), which is
governed by the Airport Environs Land Use Plan (AELUP) for
the JFTB. The Planning Area for the JFTB in the AELUP
includes the area that lies above or penetrates the 100:1
Imaginary Surface, which is graphically shown in
Appendix D to the AELUP, as well as Exhibit SAF-7 in the
Safety Element of the City's General Plan. Per Federal

Aviation Regulation (FAR) Part 77, Section 77.9 notice to the
Federal Aviation Administration (FAA) is required for any
proposed construction or alteration that is more than 200
feet Above Ground Level (AGL) at its site, or that exceeds
the imaginary surfaces described in Section 77.9. Notices
to the FAA provide a basis for evaluating project impacts on
operational procedures and air navigation. To coincide with
the FAA regulations, the Airport Land Use Commission
(ALUC) also requires notification of all such proposals.
Compliance with the ALUC shall be assessed during Design
Review or Site Plan Review. Projects within the CBPSP
boundary shall meet the requirements of the Airport
Environs Land Use Plan for JFTB. The Public Utilities Code
for the State of California, Sections 21670 through 21679.5
governs the activities and responsibilities of the ALUC.
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