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11 Housing Element 
 

11.1 Introduction 
The Housing Element represents an awareness of the need within the City of Buena Park to assure that 
housing is provided for all economic segments of the community. The Element also satisfies the legal 
requirements that housing policy be a part of the General Plan. This Buena Park Housing Element 
complies with the 2021-2029 update cycle for jurisdictions in the Southern California Association of 
Governments (SCAG) region. 

11.1.1 Community Context 
Located on the northwestern boundary of Orange County, the City comprises 10.28 square miles 
located in the northwestern portion of Orange County, southeast of the Los Angeles County line. 
Surrounding communities include Anaheim, Cypress, Fullerton, La Habra, La Palma, and the Los 
Angeles County communities of Cerritos and La Mirada. Buena Park has been fully urbanized for 
many years and development is characterized by a mix of housing types, a solid commercial base, a 
prosperous tourist/entertainment industry, and a well-established manufacturing and distribution base. 
Residential development is the dominant land use in the city, with much of this development occurring 
during the 1950s and 1960s. 

According to 2020 California Department of Finance (DOF) Population and Housing Estimates, the 
city population was estimated to be 82,366, an increase of 6 percent over a 10-year span. The DOF 
reported that average household size has remained consistent at 3.37 persons per household between 
2010 and 2020. However, during this same period, the housing stock increased by 2 percent from 
24,619 in 2010 to 25,134 in 2020. 

Buena Park offers a mix of housing types. Single-family homes make up about 65.7 percent of the 
housing stock, the multi-family share is about 32.8 percent, and mobile homes comprise the remaining 
1.4 percent. The majority of the Buena Park housing stock is approximately 40 years old (built before 
1980), with only 2.1 percent of the housing stock constructed in 2010 or later. Many homes are well 
maintained; however, some may be in need of nominal rehabilitation. Programs offered by the City to 
encourage rehabilitation will prevent deterioration. 

The median price of a single-family home in Buena Park was estimated at $724,946 and $632,818 for 
a condominium as of April 20211. Apartment rents range from $1,700 for a studio apartment to $3,400 
for a four-bedroom unit.2 As discussed further in this document, the high median home price and rental 
rates represent a substantial barrier for lower income households to be able to afford a home in the 
City. 

Demographic shifts continue to occur in the city. In 1990, almost 60 percent of the population was 
White. The Hispanic/Latino and Asian share of the population was 25 percent and 14 percent, 
respectively. The 2000 Census documented an increase in Hispanic/Latino residents to 34 percent of 
the city population, while the share of Asian residents increased to 21 percent. The 2010 Census 

 
1  Source: Zillow.com, accessed April 2021. 
2  Source: Zillow.com, accessed April 2021. 
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documented a continued increase in Hispanic/Latino residents to 39 percent and Asian residents to 26 
percent. However, the 2015-2019 ACS reported a slight decrease in Hispanic/Latino residents to 38 
percent but an increase in Asian residents to 33 percent.  

Buena Park has been actively working to address its housing affordability and housing quality by 
developing affordable housing, improving the existing housing, and providing assistance to households 
in need. As part of this Housing Element update, the City will assess its current housing issues and 
cost-effectiveness of housing programs to ensure that an appropriate and effective housing strategy is 
developed for the 2021-2029 planning period. 

11.1.2 Role of Housing Element 
The primary purpose of the Housing Element is to identify ways in which the housing needs of existing 
and future resident population can be met. This Housing Element covers the planning period of 
October 15, 2021 through October 15, 2029, and identifies strategies and programs that focus on: 

• Conserving and improving existing affordable housing; 
• Providing an adequate number of sites that can be developed with housing; 
• Assisting in the development of affordable housing; 
• Removing governmental and other constraints to housing development; and 
• Affirmatively furthering fair housing opportunities. 

In addition to supporting existing and future housing needs, an equally important goal of this element 
is to preserve the character of existing single-family residential neighborhoods and continue to improve 
the higher density neighborhoods. Providing a diversity of housing types in the city is necessary to 
accommodate a population with varying socioeconomic needs. This Housing Element provides 
policies and programs to address these issues. 

The 2021-2029 Housing Element consists of the following components: 

• Introduction: An overview of the purpose and contents of the Housing Element 
(Section 11.1). 

• Housing Needs Assessment: An analysis of demographic and housing characteristics and 
trends (Section 11.2). 

• Housing Constraints: A review of potential market, governmental, and environmental 
constraints to meeting the identified housing needs (Section 11.3). 

• Housing Resources: An evaluation of resources available to address housing goals 
(Section 11.4). 

• Review of Past Accomplishments: An evaluation of accomplishments under the 5th Cycle 
Housing Element (2013-2021) (Section 11.5). 

• Housing Plan: A statement of the Housing Plan to address the identified housing needs, 
including housing goals, policies, and programs (Section 11.6). 

 
• Appendices:  

• Community Outreach (Appendix A) 
• 2013-2021 Housing Element Review (Appendix B) 
• Residential Site Inventory (Appendix C) 
• Affirmatively Furthering Fair Housing (Appendix D)  
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11.1.3 Public Participation 
Section 65583(c)(8) of the California Government Code requires Housing Element updates to “include 
a diligent effort by the local government to achieve public participation of all economic segments of 
the community in the development of the housing element, and the program shall describe this effort.” 
This process not only includes residents of the community, but also coordinates participation among 
local agencies and housing groups, community organizations, and housing sponsors. The result is more 
informed policies and programs for providing housing. In keeping with health and safety protocols 
during the COVID-19 pandemic, community outreach is being conducted using several virtual and 
digital engagement tools. Virtual/digital public participation efforts include a project webpage on the 
City’s website, virtual stakeholder interviews, a virtual joint City Council/Planning Commission study 
session, virtual community workshop, and online surveys/polls. All public hearings are anticipated to 
occur in-person. 

In Buena Park, the public was invited to participate in the 2021 Housing Element update process at the 
following meetings: 

• City Council/Planning Commission joint virtual study session on April 8, 2021 
• Stakeholder meetings on April 12, 13, 20, and 21, 2021 
• Community workshop on June 28, 2021  
• Planning Commission public hearing on _______, 2021 
• City Council public hearing on ________, 2021 

In addition, the Draft Housing Element was made available prior to the initial Planning Commission 
meeting and throughout the update process on the City’s website and at the City’s main public counter, 
Ehlers Event Center, and the Buena Park Library. The availability for review and input on the Draft 
Housing Element was also publicized on the City’s social media platforms and on the City’s webpage 
at www.buenapark.com.  

To ensure that the housing concerns of low- and moderate-income and residents with particular needs 
were addressed, invitations were distributed via email to agencies and organizations that serve the low- 
and moderate-income and special needs communities within Buena Park and the region. These 
agencies were invited to review and comment on the 2021-2029 Housing Element and to attend the 
public meetings. Please see Appendix A for a list of organizations invited to participate in the Housing 
Element update. 

file://TS1200D304/Data/Documents/R-MISC/RRM%20Design/Buena%20Park%20HE%20(April%202021)/www.buenapark.com
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11.1.4 Relationship to Other General Plan Elements 
The Buena Park General Plan consists of ten elements:  

• Land Use and Community Design 
• Mobility 
• Community Facilities 
• Conservation and Sustainability 
• Open Space and Recreation 
• Safety 
• Noise 
• Economic Development 
• Housing 
• Environmental Justice (Scheduled for adoption by end of 2022) 

The Housing Element complements other General Plan elements and is consistent with the goals and 
policies set forth by the Plan. For example, policies regarding location, type, and density of residential 
development contained in the Land Use and Community Design Element directly relate the Housing 
Element and are used as the basis for evaluating potential policy adjustments to allow increased 
residential capacity consistent with established General Plan goals. As a result of this evaluation, the 
City will prepare any necessary Plan amendments to ensure continued consistency among elements.  

Safety Element Update 
The City adopted the Buena Park 2035 General Plan in December 2010. As part of the adopted General 
Plan, flood hazards and flood management were incorporated into the Safety Element of General Plan. 
In accordance with state law, the Safety Element will also be updated in conjunction the Housing 
Element to address wildfire protection and climate adaptation and resiliency pursuant to Senate Bill 
1241 and Senate Bill 379. Environmental constraints identified in the Safety Element update, such as 
areas of the city in which potential residential development could be impacted by flood waters, 
wildfires, and climate adaptation, are recognized in the Housing Element. The City will commence 
updating the Safety Element concurrent with the 2021-2029 Housing Element update, with adoption 
of the Safety Element update in compliance with state law anticipated to occur by end of 2022. 

Environmental Justice 
Disadvantaged communities are defined in California Health and Safety Code Section §39711 as low-
income areas that are disproportionately affected by environmental pollution and other hazards that 
can lead to negative health effects, exposure, or environmental degradation. During the 2035 General 
Plan adoption, no disadvantaged communities (DACs) were located within the city’s planning area. 
However, utilizing the California Communities Environmental Health Screening Tool (or 
CalEnviroScreen), four census tracts within the city were identified as DACs. Pursuant to Senate Bill 
1000, the presence of DACs in the City will require Environmental Justice goals, objectives, and 
policies to be integrated into other elements of the General Plan to address environmental burdens and 
related health problems experienced by low-income residents, communities of color, tribal nations, and 
immigrant communities. The City will commence development of Environmental Justice policies 
concurrent with the 2021-2029 Housing Element update, with adoption of Environmental Justice 
Element within the General Plan anticipated to occur by end of 2022. 
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Internal Consistency 
The 2021-2029 Housing Element was prepared to ensure internal consistency with the adopted General 
Plan. As portions of the General Plan are amended in the future, the Housing Element will be reviewed 
along with other elements to ensure internal consistency is maintained. 

11.1.5 Data Sources 
Multiple data sources were utilized to form the basis for analysis for the Housing Element including:  

• U.S. Bureau of the Census and American Community Survey (ACS) 
• U.S. Department of Housing and Urban Development (HUD) 
• California Department of Housing and Community Development (HCD) 
• California Department of Finance (DOF) 
• California Employment Development Department (EDD) 
• California Department of Social Services (DSS) 
• Southern California Association of Governments (SCAG) 
• Housing market information (home sales / rents) from Zillow.com and Redfin.com 
• Various other sources 

11.2 Housing Needs Assessment 
To determine the specific housing needs of present and future residents, an assessment of the 
demographic, socioeconomic, and existing housing characteristics is required. The Housing Needs 
Assessment serves to identify the nature and extent of current and future housing needs in the city. 

11.2.1 Population Characteristics 
Understanding the characteristics of a population is vital in the process of planning for the future needs 
of a community. Characteristics such as size, age, race and ethnicity provide a unique demographic 
profile of the city. 

Population Growth Trends 
California Department of Finance (DOF) data show a steady increase in the city’s population since 
2000. Between 2000 and 2020 the population of Buena Park grew approximately 6 percent, from 
77,962 to 82,336 residents (Figure 1). However, the city experienced a slight decrease (0.2 percent) in 
population in 2020 for the first time in 20 years. This reduction in population may be attributed to 
several factors, including fewer housing opportunities in the city, as opposed to the county, which has 
experienced a consistent rise in population over the past two decades. 
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Figure 1: Population Growth Trend in Buena Park – 2000 to 2020 

 
Sources: CA Department of Finance (DOF) Population and Housing Unit Estimates, 2000 - 2020. 

 
Table 1 below shows the population of Buena Park and nearby communities. Buena Park population 
growth over the 10-year period was less than its adjoining cities (except La Palma) and was over 3 
percent less than the Orange County average.  

Table 1: Population Growth – Buena Park and Neighboring Jurisdictions 

Jurisdiction 2010 2020 
% Increase 
2010-2020 

Anaheim 332,708 357,059 7.3 
Buena Park 80,520 82,336 2.2 
Cypress 47,802 49,055 2.6 
Fullerton 135,222 142,070 5.0 
La Habra 60,223 63,471 5.3 
La Palma 15,568 15,607 0.2 
Orange County 3,010,232 3,180,491 5.6 
Sources: CA Department of Finance (DOF) Population and Housing Unit Estimates, 2010 and 2020 

Age Characteristics 
The city’s age distribution in the population is an important factor in determining housing demand. 
Traditional assumptions are that the young adult population (20 to 34 years old) tends to favor 
apartments, low to moderate cost townhomes/condominiums, and smaller single-family units. The 
adult population (35 to 64 years old) represents the major market for moderate to relatively high cost 
condominiums and single-family homes. The senior population (65 years and older) tends to generate 
demand for low to moderate cost apartments and condominiums, group quarters, and mobile homes. 
To create a balanced community, it is important to provide housing options that suit the needs of 
various age groups. 

The age distribution in Buena Park is relatively similar to that of Orange County. The 2015-2019 ACS 
reported that the largest proportion (43 percent) of Buena Park residents were in the young adult to 
middle adult age groups 25 to 54 years of age (Table 2). There was also a significant proportion of 
children aged 19 and under (20,145 persons making up 24 percent of the population) in the city. This 
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indicates a large number of families with children in the city. Families tend to gravitate towards single-
family homes and townhomes. A total of 10,743 people (or 12 percent of the population) were over 
the age of 65. The age distribution reveals that Buena Park is a community made up mostly of families, 
much like Orange County as a whole. The overall median age in Buena Park was 36.8 years, compared 
to the 38.1 years countywide (Table 2, Figure 2). 

Table 2: Age Distribution – 2015-2019 

Age Group 
Buena Park Orange 

County Number Percent 
Under 5 4,995 6% 6% 
5 to 9 4,684 5% 6% 
10 to 14 5,510 7% 6% 
15 to 19 4,956 6% 6% 
20 to 24 6,270 8% 6% 
25 to 34 12,432 15% 15% 
35 to 44 11,192 14% 14% 
45 to 54 11,346 14% 14% 
55 to 64 10,361 13% 13% 
65 to 74 6,277 7% 7% 
75+ 4,466 5% 7% 
Total 82,489 100% 100% 
Median Age 36.8 38.1 
Source: American Community Survey, 2015-2019 

 
Figure 2: Median Age 

 
Source: American Community Survey, 2015-2019 

Race and Ethnicity 
Race and ethnicity3 provide valuable insight about the housing needs of a community because housing 
preferences can vary along cultural lines with different cultures having different housing needs. For 

 
3  The Census distinguishes racial groups from ethnic groups. It counts ethnicity as either being of Hispanic or Latino origin or not 

being of Hispanic or Latino origin. The groups are based on social and political considerations, not scientific or anthropological 
conditions, and the Census asks respondents to indicate whether they are of Hispanic origin, as well as the racial group they identify 
with. 
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example, some cultures value or prefer to live with extended family members or other relatives, or 
have a large family size. 

Table 3 shows that Buena Park’s racial and ethnic makeup has experienced significant changes from 
1990 to 2019. In 1990, almost 59 percent of the population was White. By 2000, the proportion of 
White residents in the city had dropped to 38 percent, and by 2019, had dropped to 24 percent of Buena 
Park’s population. Conversely, the city experienced dramatic increases in its proportion of Hispanic or 
Latino and Asian residents. In 1990, Hispanic or Latino residents comprised about 25 percent of the 
city’s residents, but this proportion had increased to 38 percent by 2019. Similarly, Asian residents 
made up just 14 percent of the population in 1990 but, by 2019, Asians comprised nearly 33 percent 
of the city’s residents. 

Table 3: Race and Ethnicity – 1990 to 2019 

Race/Ethnicity 
1990 2000 2010 2019 

Number Percent Number Percent Number Percent Number Percent 
Non-Hispanic or Latino         

White 40,298 59% 29,885 38% 23,362 29% 19,450 24% 
Black 1,640 2% 2,826 4% 3,252 4% 2,369 3% 
American Indian 345 0.5% 315 0.4% 352 0.4% 211 0.2% 
Asian/Pacific Islander 9,508 14% 16,696 21% 22,264 27% 27,202 33% 
Other/Two or More 
Races 

114 0.2% 2,339 3% 1,403 1% 1,986 2% 

Hispanic or Latino 16,879 24% 26,221 34% 31,638 39% 31,271 38% 
Total 68,784 100% 78,282 100% 79,744 100% 82,489 100.0% 
Source: Bureau of the Census, 1990, 2000, and 2010. American Community Survey, 2015-2019. 

 

Figure 3 provides a side-by-side comparison of racial and ethnic demographics in Buena Park and 
Orange County. Overall, Orange County had a much higher proportion of White residents (40 percent 
versus 24 percent in Buena Park) and a lower proportion of Hispanic/Latino and Asian residents (34 
percent and 21 percent, respectively) compared to Buena Park (38 percent and 33 percent, 
respectively).  

Figure 3: Race and Ethnicity – Buena Park and Orange County 

 
Source: American Community Survey, 2015-2019. 
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11.2.2 Household Characteristics 
The U.S. Census defines a "household" as all persons who occupy a housing unit, which may include 
single persons living alone, families related through marriage or blood, or unrelated persons sharing 
living quarters. Persons living in retirement or convalescent homes, dormitories, or other group living 
situations are not considered households. The Census further classifies households by type according 
to the gender of the householder and the presence of relatives. Household characteristics such as size, 
type, income, and tenure reveal important information about the housing needs of a community. 
Different household sizes, types and income levels often prefer different housing options. 

Household Type 
According to the 2015-2019 ACS, approximately 82 percent of all households in Buena Park were 
family households, including 25 percent of households as married couples with children under the age 
of 18 (Table 4). An additional 23 percent of all households were categorized as other families, which 
include single-parent households and households made up of blood related people living together. 
From 2000 to 2010, the proportion of married couples with children decreased by 13 percent and 
continued to decrease another 11 percent from 2010 to 2019. This declining trend is likely due to the 
effects of the Great Recession when many young people experienced job loss and/or extended 
difficulties finding employment thus postponing having children. Moreover, this decline is likely to 
continue beyond 2020 as the impacts of the COVID-19 pandemic further delays plans to start families, 
as reported in a May 2021 study by the Brookings Institute.4 Concurrently, increased home prices and 
fewer entry or “starter” homes developed in the last decade further push affordable housing options 
out of reach for young people looking to start a family in Buena Park.  

Conversely, the proportion of married couples without children increased by 32 percent between 2000 
and 2019. These residents tend to live in apartments rather than single family homes. There was also a 
41 percent increase in households of elderly residents living alone from 2000 to 2010. However, this 
increase slowed significantly to 10 percent between 2010 and 2019 due to fewer age-restricted housing 
units developed to serve the elderly population.  

Table 4: Household Types – Buena Park 

Household Type 

2000 2010 2019 % Change 

# % # % # % 
2000-
2010 

2010- 
2019 

Total Households 23,332 100.0% 23,026 100.0% 23,680 100.0%   
Family Households 18,733 80.3% 18,726 81.3% 19,394 81.9% -0.03% 3.4% 

- Married with children 7,572 32.5% 6,579 28.5% 5,864 24.7% -13.1% -10.8% 
- Married without children 6,199 26.6% 6,230 27.0% 8,186 34.5% 0.5% 31.3% 
- Other Families 4,962 21.3% 5,917 25.6% 5,344 22.5% 19.2% -9.6% 

Non-Family Households 4,599 19.7% 4,300 18.6% 4,286 18.0% -6.5% -0.3% 
- Singles 3,361 14.4% 2,708 11.7% 1,862 7.8% -19.4% -31.2% 
- Elderly Living Alone 933 4.0% 1,315 5.7% 1,443 6.0% 40.9% 9.7% 

Average Household Size 3.32 3.37 3.45 1.5% 2.3% 
Sources: Bureau of the Census, 2000 and 2010. American Community Survey, 2015-2019. 

 
According to 2015-2019 ACS data, average household size in Buena Park increased from 3.32 persons 
per household in 2000 to 3.37 persons per household in 2010, and a further increased to 3.45 persons 
per household by 2019. Comparatively, the city’s household size was much higher than the County 
average during the same time periods. Average household size in Orange County remained consistent 
between 2000 and 2019 at 2.99 (Figure 4). 

 
4  “The Coming COVID-19 Baby Bust” Brookings Institute, May 2021. https://www.brookings.edu/blog/up-front/2020/12/17/the-

coming-covid-19-baby-bust-update/.  

https://www.brookings.edu/blog/up-front/2020/12/17/the-coming-covid-19-baby-bust-update/
https://www.brookings.edu/blog/up-front/2020/12/17/the-coming-covid-19-baby-bust-update/
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Figure 4: Average Household Size – Buena Park and Orange County 

 
Sources: Bureau of the Census, 2000 and 2010. American Community Survey, 2015-2019. 

Household Income 
Household income indicates the wealth of a community and is closely connected to the ability to afford 
housing. Median household income in Buena Park increased 20 percent between 2010 and 2019 to 
$78,932. This rate of increase in median household income is similar to Orange County (21 percent) 
during the same time period. Buena Park’s median income was closest to that of Fullerton and La 
Habra, while nearby La Palma and Cypress had higher median incomes. Figure 5 shows Buena Park 
median household income compared to surrounding communities. 

Figure 5: Median Household Income – 2010 and 2019 

 
Sources: Bureau of the Census, 2010. 2015-2019 American Community Survey (ACS). 
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To facilitate the analysis of income distribution among households in communities, the California 
Department of Housing and Community Development (HCD) groups households into categories by 
income. Income categories are determined as a percentage of the Area Median Income (AMI) and then 
adjusted for household size in the following manner: 

• Extremely Low Income – 0 to 30 percent AMI 
• Very Low Income – 31 to 50 percent of the AMI 
• Low Income – 51 to 80 percent of the AMI 
• Moderate Income – 81 to 120 percent of the AMI 
• Above Moderate Income – above 120 percent of the AMI 

The U.S. Department of Housing and Urban Development (HUD) receives custom tabulations of 
American Community Survey (ACS) data from the U.S. Census Bureau. These data, known as the 
CHAS data (Comprehensive Housing Affordability Strategy), demonstrate the extent of housing 
challenges and housing needs, and collects information on the number of households belonging to each 
of the income categories described above. As shown in Table 5 below, between 2013 and 2017, 52.3 
percent of the city’s households earned lower incomes, while 47.1 percent earned moderate or above 
moderate incomes. During this same period, Orange County as a whole had a significantly smaller 
proportion of lower income households (44.8 percent). 

Table 5: Income Distribution - 2013-2017 

Income Group 
Number of Households 

In Buena Park 
Percent of Total 

Households 
Orange County 

Percent 
Extremely Low (30% or less) 4,170 18.0% 14.9% 
Very Low (31 to 50%) 3,620 15.7% 12.5% 
Low (51 to 80%) 4,305 18.6% 17.4% 
Moderate (81 to 100%) 3,010 13.0% 10.2% 
Above Moderate (over 100%) 8,015 34.7% 45.0% 
Total 23,120 100.0% 100.0% 

Source: 2013-2017 Comprehensive Housing Affordability Strategy (CHAS). 

2020 COVID-19 Pandemic Impact  
With the outbreak of the COVID-19 pandemic, over 26 million unemployment insurance claims were 
filed between March 15, 2020 and April 18, 2020 at the start of stay-at-home orders as reported by the 
U.S. Department of Labor. In response, Congress passed major relief bills including the $2 trillion 
CARES Act, which includes benefits and expanded eligibility for unemployment insurance, forgivable 
small-business loans, economic relief payments sent directly to most U.S. households, aid to state and 
local governments, and increased funding for housing assistance and other safety net programs.  

The Census Bureau along with other governmental agencies partnered to design the Household Pulse 
Survey to publish data in as close to real time as possible during the COVID-19 pandemic. The survey 
provides vital insights on how American households are affected and coping during the pandemic. The 
Census Bureau collects two-week and releases the information weekly.  One such way the Census 
Bureau is measuring household experiences during the coronavirus pandemic is through the Household 
Pulse Survey. Household Pulse Survey results have been reported for State and Metropolitan Area 
geographies including the Los Angeles-Long Beach-Anaheim region. Results for the Week 20 Survey 
(November 25, 2020 to December 7, 2020) showed that 42 percent (4.1 million) of adults in the Los 
Angeles-Long Beach-Anaheim Metropolitan Area reported that they or someone in their household 
had experienced a loss of employment income. Comparatively, survey results showed that as a whole 
31 percent (1.4 million) of adults in the US reported that they or someone in their household had 
experienced a loss of employment income during the same time period. 
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11.2.3 Employment Market 
The City of Buena Park is home to a range of employment opportunities, including manufacturing, 
office, and service jobs. Table 6 lists the major employers in Buena Park. Knott’s Berry Farm is by far 
the largest employer during peak operation times. However, business firms and manufacturing 
companies such as the Leach Corporation, Access Business Group, and Pepsi are also major employers 
in the city. 

Table 6: Major Employers – 2018-2019 
Firm Industry Employees 
Knott’s Berry Farm* Family Entertainment 5,071 
Leach Corporation Electronic Manufacturing 483 
Access Business Group, LLC  Manufacturing 479 
Pepsi Bottling and Distribution 477 
RIA Financial Services Financial Services 391 
Yamaha Corporation of America Musical Instruments 350 
City of Buena Park City Government 280 
Walmart Retail 269 
John’s Incredible Pizza Family Entertainment 260 
Exemplis Manufacturing Manufacturing 250 
*Employment for Knott’s Berry Farm is during peak times of the year. 
Source: City of Buena Park, California Comprehensive Annual Financial Report, FY 2018-2019. 

 
The 2015-2019 ACS data reports that 21 percent of Buena Park residents worked in educational, health 
and social services, 14 percent worked in the manufacturing industry, 12 percent worked in the retail 
trade, and 11 percent work in the arts, entertainment, recreation, accommodation, and food service 
industry (Table 7). These four industries were the largest in Buena Park and jobs in these industries 
tend to offer lower than average wages. 

Table 8 displays mean annual wage data for occupations compiled by the California Employment 
Development Department (EDD) through the first quarter of 2020. While the industries used in the 
Census do not align perfectly with the occupations used by the EDD, they are useful tools to analyze 
wages in the area. Overall, the top four employment industries in Buena Park pay between $32,613 
and $65,620, well below the 2019 median household income for the city ($78,932) and the County 
($90,234): 

• The education, health and social services industry falls into either the community and social 
services occupations earning an average annual salary of $51,991 or the healthcare support 
occupations earning an average annual salary of $34,790. 

• Those working in the manufacturing industry fall into the production occupation category 
with a mean salary of $42,101. 

• Those working in the retail industry fall into the sales occupation category with a mean 
salary of $51,402. 

• Those working in arts, entertainment, recreation, accommodation and food service 
occupations fall into either the arts, design, entertainment, sports and media occupations 
earning an average of $65,620 per year, and the food preparation and serving occupations 
earning $32,613 per year on average. 

Legal is the highest paying occupation ($147,030) in the area and about 10 percent of the 
Buena Park residents were employed in legal or professional related services. 
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Table 7: Employment by Industry – 2015-2019 

Industry 
# of Employed 

Residents 
% of 
Total 

Education, Health and Social Services 8,538 20.5% 
Manufacturing 5,755 13.8% 
Retail trade 5,053 12.1% 
Arts, entertainment, and recreation, and accommodation and food services 4,486 10.8% 
Professional, scientific, and management, and administrative and waste 
management services 

4,266 10.2% 

Finance and insurance, and real estate and rental and leasing 2,701 6.5% 
Transportation and warehousing, and utilities 2,445 5.9% 
Other services, except public administration 2,229 5.3% 
Wholesale trade 1,973 4.7% 
Construction 1,968 4.7% 
Public administration 1,187 2.9% 
Information 766 1.9% 
Agriculture, forestry, fishing and hunting, and mining 300 0.7% 
Total 41,667 100.0% 
Source: American Community Survey, 2015-2019. 

Table 8: Mean Salary by Occupation – First Quarter 2020 
(Santa Ana-Anaheim-Irvine Metropolitan District) 

Occupation Mean Annual Salary 
Legal $147,030 
Management $139,225 
Healthcare Practitioners and Technical $101,125 
Architecture and Engineering $99,403 
Computer and Mathematical $96,051 
Life, Physical and Social Sciences $84,611 
Business and Financial $80,107 
Educational Instruction $72,247 
Arts, Design, Entertainment, Sports and Media $65,620 
Construction and Extraction $62,616 
Community and Social Services $58,617 
Protective Service $57,788 
Installation, Maintenance and Repair $56,597 
Sales $51,402 
Office and Administrative Support $47,191 
Production $42,181 
Transportation and Material Moving $38,010 
Building and Grounds Cleaning and Maintenance $35,880 
Farming, Fishing and Forestry $34,876 
Healthcare Support $34,790 
Personal Care and Service $34,724 
Food Preparation and Serving $32,613 
Source: California Employment Development Division, Orange County Wage Data, 2020. 

11.2.4 Housing Challenges 
The SCAG data estimating the number of households at each income level presented earlier does not 
provide any detail on the specific housing needs and challenges faced by the city’s lower income 
households. However, 2013-2017 CHAS data (the most recent data available) provides detailed 
information on housing needs by income level for different types of households in Buena Park 
displayed in (Table 9). Housing challenges considered by CHAS include: 

• Units with physical defects (lacking complete kitchen or bathroom); 
• Overcrowded conditions (housing units with more than one person per room); 
• Housing cost burden, including utilities, exceeding 30 percent of gross income; or 
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• Severe housing cost burden, including utilities, exceeding 50 percent of gross income. 
The types of challenges vary according to household income, type, and tenure. Some highlights 
include: 

• In general, renter-households had a higher level of housing challenges (63 percent) 
compared to owner-households (49 percent). 

• Very low income and extremely low income households had the highest incidence of 
housing challenges (98 percent and 85 percent, respectively). 
 

Table 9: Housing Assistance Needs of Lower Income Households – 2013 to 2017 

Household by Type, Income, 
and Housing Challenges 

Renters Owners 
Total 

Households Elderly 
Small 

Families 
Large 

Families 
Total 

Renters Elderly 
Large 

Families 
Total 

Owners 
Extremely Low Income 
(0-30% MFI) 

625 1,330 515 2,850 665 130 1,320 4,170 

% with any housing challenge - - - 84.5% - - 67.8% 79.2% 
% with cost burden >30% 69.6% 88.7% 97% 81.2% 52.6% 84.6% 67.4% 76.8% 
% with cost burden > 50% 49.6% 81.2% 84.4% 69.6% 36% 84.6% 56.8% 65.5% 

Very Low Income (31-50% 
MFI) 

135 1,355 435 2,135 535 265 1,485 3,620 

% with any housing challenge - - - 97.8% - - 58.9% 81.9% 
% with cost burden >30% 88.8% 94.8% 79.3% 92.2% 35.5% 79.2% 65.1% 78.1% 
% with cost burden >50% 48.1% 44.6% 24.1% 41.6% 18.6% 39.6% 39.3% 40.7% 

Low Income (51-80% MFI) 120 1,355 375 2,125 730 405 2,180 4,305 
% with any housing challenge - - - 68.9% - - 61.4% 65.1% 
% with cost burden >30% 61.6% 49% 33.3% 50.1% 37.6% 54.35 56.4% 53.3% 
% with cost burden > 50% 3% 4.7% 0 4.4% 12.3% 11.1% 15.3% 9.9% 

Total Households 1,135 6,115 1,740 10,420 3,325 2,490 12,700 23,120 
% with any housing challenge - - - 63.1% - - 36.6% 48.5% 
% with cost burden >30% 55.4% 55.1% 55.7% 54.3% 30.9% 26.9% 31.9% 42% 
% with cost burden > 50% 33.3% 32.5% 31% 28.5% 15.1% 37.3% 14.1% 20.6% 

Note: Data presented in this table are based on special tabulations from sample Census data. The number of households in each 
category usually deviates slightly from the 100% total due to the need to extrapolate sample data out to total households. 
Interpretations of these data should focus on the proportion of households in need of assistance rather than on precise numbers. 
Source: HUD Comprehensive Housing Affordability Strategy (CHAS), 2013-2017. American Community Survey, 2015-2019. 

Cost Burden (Overpayment) 
It is important to identify the rate of housing overpayment in a community in order to assess the 
availability of affordable housing. State and federal programs typically define over-payers as those 
paying over 30 percent of household income for housing costs. A household is considered to be 
experiencing a cost burden if it spends more than 30 percent of its gross income on housing and 
experiencing a severe cost burden if it spends more than 50 percent of its gross income on housing. 

As shown in Table 9, the prevalence of cost burden generally increases as income decreases. Cost 
burden impacted extremely low and very low income households almost equally, and renter- 
households were more impacted by cost burden than owner-households overall. 

In terms of household type, cost burden was almost indiscriminate, impacting virtually all household 
types in the extremely low and very low income levels, although low income elderly owner households 
were less affected by cost burden than other types of households. 
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Overcrowding 
The California Department of Housing and Community Development (HCD) defines 
overcrowding as a household with more than one person in a room (excluding bathrooms and the 
kitchen). Severe overcrowding is more than 1.5 persons per room. Typically, overcrowding occurs 
when there are not enough adequately sized housing units in a community that are affordable to 
households with various income levels. When this occurs, families may live in housing units that are 
too small in order to afford other necessities or they may “double-up” with other families. 
Overcrowding is a serious health and safety concern and must be addressed appropriately. The overall 
rate of overcrowding in Buena Park has decreased between 2010 and 2019 by approximately 2 percent 
(Table 10). Overcrowding among renter-households was more prevalent than among owner-
households in 2010 and this pattern continued through 2019. However, in 2019, the rate of severe 
overcrowding in renter-households was substantially higher than for owner-households (8 percent 
versus 0.5 percent, respectively). This sharp increase in severe overcrowding in renter-households may 
be attributed to demographic shifts including the need for intergeneration living conditions as a result 
of the 2008 economic recession. 

Table 10: Overcrowded Households (2000 to 2019) – Buena Park 

Overcrowding 
Owner-Household Renter-Household Total 

# % # % # % 
2000 

Total Overcrowded 
(>1.0 persons per room) 

1401 6.0% 3659 15.7% 5060 21.7% 

Severely Overcrowded (>1.5 
persons per room) 

719 3.1% 2356 10.1% 3075 13.2% 

2010 
Total Overcrowded 
(>1.0 persons per room) 

582 4.6% 1,260 11.9% 1,842 16.5% 

Severely Overcrowded 
(>1.5 persons per room) 

144 1.1% 413 3.9% 557 5.0% 

2019 
Total Overcrowded 
(>1.0 persons per room) 

508 3.2% 751 7.7% 1,259 10.9% 

Severely Overcrowded 
(>1.5 persons per room) 

87 0.5% 747 7.6% 834 8.1% 

Sources: Bureau of the Census, 2000 and 2010. 2015-2019 American Community Survey (ACS). 

11.2.5 Persons with Particular Needs 
Certain segments of the population have greater difficulty in finding quality, affordable housing due 
to particular circumstances, which may include income, employment, disability, or family 
characteristics, among other things. Persons and households with particular needs include seniors, 
persons with disabilities (including persons with developmental disabilities), large households, single 
parents, persons living in poverty, homeless persons, farm workers and students. These particular needs 
groups within Buena Park may be more vulnerable to housing challenges. Table 11 summarizes the 
particular needs groups within the city. 
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Table 11: Particular Needs Groups 

Particular Needs Groups 

Number of 
Households or 

Persons 

Owners Renters Percent of Total 
Household or 

Persons # % # % 
Households that include at least 
one Senior (person age 65 or over) 

5,317 n.a. n.a. n.a. n.a. 22.4% 

Senior-Headed Households 2,828 2,250 79.5% 578 20.4% 11.9% 
Senior Living Alone 1,443 976 67.6% 476 32.9% 6.0% 
Persons with Disabilities 9,014 n.a. n.a. n.a. n.a. 11.1% 
Large Households 9,106 5,197 57.0% 3,909 42.9% 38.4% 
Female-Headed Households With 
Children 

1,117 n.a. n.a. n.a. n.a. 4.7% 

People Living in Poverty 10,115 n.a. n.a. n.a. n.a. 12.3% 
Homeless1 287 n.a. n.a. n.a. n.a. 1.2% 
Farmworkers (persons)2 776 n.a. n.a. n.a. n.a. 1.8% 

Notes: 
1. 2019 Census data not available. 2019 Orange County Homeless Management Information System (HMIS). 
2. Category includes civilians employed in the "agriculture, forestry, fishing and hunting, and mining" industry as reported in 

the ACS. 
n.a.= Data not available. 
Sources: American Community Survey, 2015-2019. Orange County Homeless Management Information System (HMIS), 2019. 

Elderly 
Elderly residents face unique housing circumstances due to several factors including limited or fixed 
income and health care costs, and disabilities. According to the 2015-2019 ACS, about 30 percent of 
owner households and about 12 percent of renter households were headed by an elderly person 65 
years of age or older (Table 12).  

Table 12: Elderly Households by Tenure 

Householder Age 
Owner Renter 

Households Percent Households Percent 
Under 65 years 9,534 70% 8,829 88% 
65 to 74 years 2,355 17% 758 7% 
75 to 84 years 1,158 9% 361 4% 
85 years and over 546 4% 139 1% 
Total Households 13,593 100% 10,087 100% 

Source: American Community Survey, 2015-2019. 
 
Additionally, approximately 40 percent of Buena Park’s elderly population was estimated as having 
one or more disabilities according to the 2015-2019 ACS. Among these disabilities, the most common 
were self-care (60.2 percent) and independent living difficulties (59.9 percent) that limits an elderly 
persons ability to care for themselves, and hearing difficulties (59.7 percent). 

Resources Available 
The City recognizes the broad housing needs of seniors in the community and assisted/facilitated the 
approval of the 66-unit Orchard View Senior Apartments in 2020. In addition, the City contracts with 
the Orange County Housing Authority to provide Section 8 assistance to very low income households. 
Senior households that pay more than 50 percent of their income on housing generally receive priority 
for assistance. The City also facilitates housing options for the elderly through residential care 
facilities. As of June 2021, there were 27 licensed residential care facilities for the elderly with a total 
of 309 beds located in Buena Park (Table 13). 



 
 
 

Public Review Draft–October 2021      Buena Park General Plan   •    Chapter 11 11-17 

Table 13: Residential Care Facilities in Buena Park - 2021 
Facility Name Number of Beds Facility Name Number of Beds 

B&C Senior Living 6 Lifestream Home Care  6 
Buena Park Elder Care 6 Lifestream Home Care II 6 
Buena Park Guest Home 6 Moms and Dads 6 
CK Homes, San Paco 6 Orange Point Home Care 6 
CK Homes, Neptune 6 Pilgrim’s Faith Care Home 6 
The Cottages at Artesia 55 Pilgrims Guest Home 6 
Coyote Hills Residential Care 6 Queen Mary Guest Home II 6 
Eastwood Care Home 6 Royal Palms Care Home 6 
Elegant Care Villa 6 Sequoia Care Home 6 
Evergreen Care Home 6 Sunny Crest Guest Home 1 4 
Harvest Retirement 106 Sunny Crest Guest Home 3 6 
Integrity Guest Home 6 Sunrays Board & Care 6 
Koss Senior Care 6 VA & C Homes 6 
LG Guest Home II 6   

Source: CA Department of Social Services, Elderly Assisted Living Facilities database 
 
Senior residents can also benefit from the activities and programs offered at the Buena Park Senior 
Activity Center located at 8150 Knott Avenue. The Senior Activity Center offers a range of 
recreational, educational, social and human service programs, including Meals on Wheels, medical 
transportation, Senior Cafe (Nutrition Program), and a senior daycare program. A monthly newsletter 
(The KEY) is distributed by the Senior Activity Center to residents that details weekly programs 
available. Senior residents in need of further of assistance with food distribution programs, medical 
transportation, affordable housing, and assisted living facilities can contact the Orange County Office 
on Aging. 

Disability Status  
Physical, mental, and/or developmental disabilities may prevent a person from working, restrict one’s 
mobility, or make it difficult to care for oneself. Thus, disabled persons often have special housing 
needs related to limited earning capacity, a lack of accessible and affordable housing, and higher health 
costs associated with a disability. Some residents in Buena Park have disabilities that prevent them 
from working, restrict their mobility, or make it difficult to care for themselves. An additional segment 
of residents suffers from disabilities that require living in an institutional setting. Because of these 
conditions, persons with disabilities have special housing needs. 

According to 2015-2019 ACS data, disabled persons make up approximately ten percent of the 
population in Buena Park (Table 14). Many of the city’s disabled residents (46 percent) were between 
the ages of 18 and 64. About 46 percent of disabled persons were elderly. The ACS also tallied the 
number of disabilities by type for residents with one or more disabilities. Among the disabilities 
calculated, ambulatory difficulties were the most prevalent (52.3 percent), while those with 
independent living (41.7 percent) and cognitive (37.2 percent) difficulties and were also common. 

Disabled individuals have unique housing needs because they may be limited in mobility or ability to 
care for themselves. In addition, the earning power of disabled persons may be limited. Their housing 
need is compounded by design and location requirements which often increase housing costs. For 
example, special needs of households with wheelchair-bound or semi-ambulatory individuals may 
require ramps, holding bars, special bathroom designs, wider doorways, lower cabinets, and other 
interior and exterior design features. Affordable housing and housing programs that address 
accessibility can assist persons with disabilities. 
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Table 14: Disability Status 

Disability Type* 
Percent of Disabilities Tallied 

Under 18 Age 18 to 64 Age 65+ Total 
With a hearing difficulty 6.2% 33.9% 59.7% 32.0% 
With a vision difficulty 5.3% 36% 58.6% 18.2% 
With a cognitive difficulty 13.0% 48.8% 38.1% 37.2% 
With an ambulatory difficulty 2.2% 40.1% 57.6% 52.3% 
With a self-care difficulty 6.8% 32.8% 60.2% 23.5% 
With an independent living difficulty -- 40.0% 59.9% 33.2% 
Total Persons with Disabilities 969 3,635 3,212 8,091 

Notes:  
*Persons may have multiple disabilities. 
Source: American Community Survey, 2015-2019. 
 
The housing needs of disabled persons in Buena Park are of particular importance because as a built 
out community, about 87 percent of the city ’s housing units were built prior to 1990. Therefore, the 
majority of the city’s housing stock does not comply with recent updates to the American with 
Disabilities Act for accessibility. Housing options for persons with disabilities in the community are 
limited. 

Persons with Developmental Disabilities 
California law requires that the Housing Element discuss the housing needs of persons with 
developmental disabilities. As defined by federal law (Public Law 106-402), “developmental 
disability” means a severe, chronic disability of an individual that: 

• Is attributable to a mental or physical impairment or combination of mental and physical 
impairments; 

• Is manifested before the individual attains age 22; 
• Is likely to continue indefinitely; 
• Results in substantial functional limitations in three or more of the following areas of major 

life activity: a) self-care; b) receptive and expressive language; c) learning; d) mobility; 
e) self-direction; f) capacity for independent living; or g) economic self-sufficiency; and 

• Reflects the individual’s need for a combination and sequence of special, interdisciplinary, 
or generic services, individualized supports, or other forms of assistance that are of lifelong 
or extended duration and are individually planned and coordinated. 

The California Department of Developmental Services (DDS) currently provides community-based 
services to approximately 360,000 persons with developmental disabilities and their families through 
a statewide system of 21 regional centers, four developmental centers, and two community-based 
facilities. As of September 2019, the DDS reported that approximately 967 residents living in Buena 
Park (zip codes 90620 and 90621) received services of which about 33 percent were age 18 and under.  

The Regional Center of Orange County (RCOC) located in Santa Ana provides services for people 
with developmental disabilities in Buena Park. The RCOC is a private, non-profit community agency 
that contracts with local businesses to offer a wide range of services to individuals with developmental 
disabilities and their families. There is no charge for diagnosis and assessment for eligibility. Once 
eligibility is determined, most services are free regardless of age or income. There is a requirement for 
parents to share the cost of 24-hour out-of-home placements for children under age 18. This share 
depends on the parents' ability to pay. There may also be a co-payment requirement for other selected 
services. Regional centers are required by law to provide services in the most cost-effective way 
possible. They must use all other resources, including generic resources, before using any regional 
center funds. A generic resource is a service provided by an agency that has a legal responsibility to 
provide services to the general public and receives public funds for providing those services. Some 
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generic agencies may include the local school district, county social services department, Medi-Cal, 
Social Security Administration, Department of Rehabilitation and others. Other resources may include 
natural supports. This is help that disabled persons may get from family, friends or others at little or 
no cost.  

Resources Available 
Housing options for persons with disabilities also include 65 community care facilities. Combined, 
these facilities offer a capacity of over 550 beds. These include: 

• 38 Adult Residential Care facilities – 244 beds total 
• 27 Residential Care for the Elderly facilities – 309 beds total 

Residents with disabilities can also benefit from a range of services offered by various agencies 
throughout Orange County. Service groups in neighboring communities include: Regional Center of 
Orange County, Ability First, In-Home Supportive Services of Orange County, Integrity House, New 
Visions of Southern California, Team of Advocates for Special Kids, Catholic Deaf Community, and 
the Assistive Technology Exchange Center operated by Goodwill of Orange County. 

Large Households 
Large households are a special needs group because their income is stretched to support more people 
due to the size of their household. A large household is one with five or more members. Large 
households often face overcrowding and cost burden issues because of their size and income 
constraints. 

In 2010, 22 percent of the Buena Park households were considered large households. This proportion 
decreased to 19 percent by 2019 (Table 15). According to 2015-2019 ACS data, approximately 2,668 
large households owned their homes, while 1,899 large households (45 percent) were renters. The 
majority of households in the city continue to be small households. 

Lower income large renter-households usually face several housing issues, including cost burden, 
overcrowding, and deteriorated housing conditions.  

Table 15: Household Size 

Household Size Renters Owners 
Total 

Households 
% of Total 
Households 

2010 
Small Households (< 4 persons) 7,694 10,299 17,993 78.1% 
Large Households (5 or more persons) 2,247 2,786 5,033 21.9% 

Total 9,941 13,085 23,026 100.0% 
2019 

Small Households (< 4 persons) 8,188 10,925 19,113 80.7% 
Large Households (5 or more persons) 1,899 2,668 4,567 19.3% 

Total 10,087 13,593 23,680 100.0% 
Sources: Bureau of the Census, 2010. American Community Survey, 2015-2019. 

Resources Available 
Large households in Buena Park can benefit from the general housing programs and services offered 
by the City. The City operates the Home Improvement program to improve or repair housing occupied 
by lower income households. To alleviate overcrowding, homeowners receiving Deferred or 
Amortized Loans through the Home Improvement Program can be awarded an additional $25,000 (on 
top of the maximum loan amount of $60,000) for room additions upon recommendation by City staff. 
The Section 8 Housing Choice Vouchers program also extends assistance to large households with 
overcrowding and cost burden issues. 
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Single-Parent Households 
Single-parent households often require special consideration and assistance as a result of their greater 
need for affordable housing and accessible day-care, health care, and other supportive services. 
Female-headed households with children, in particular, tend to have lower incomes than other types of 
households. Because of their relatively low income, such households often have limited housing 
options and restricted access to supportive services. 
According to the Census, 10 percent of Buena Park households were single-parent households in 2010; 
this proportion increased slightly to 11 percent in 2019 (Table 16). However, there were more than 
twice as many female-headed single-parent households (8 percent) than male-headed single-parent 
households (3 percent) in 2019.  

Table 16: Single-Parent Households – 2000 to 2019 

Household Type 
2010 2019 

Number Percent Number Percent 
Single Male with Children 664 2.8% 701 2.9% 
Single Female with Children 1,605 6.8% 1,954 8.2% 
Total Single Parent Households 2,269 9.6% 2,655 11.2% 
Total Households 23,686 100.0% 23680 100.0% 

Source: Bureau of the Census, 2000 and 2010. American Community Survey, 2015-2019. 

Resources Available 
Buena Park’s single-parent households can benefit from the City’s general affordable housing 
programs for lower income households including Housing Choice Vouchers, First-Time Homebuyer, 
and housing rehabilitation programs. In addition, the City’s density bonus program offers incentives 
for the development of affordable housing with child-care facilities. 

Single-parent households in Buena Park can also benefit from various services offered by the City, 
especially child care services. The Buena Park Community Center offers year-round recreational and 
special interest classes to youth and teen residents. Additionally, summer camp opportunities at the 
community gymnasium at the Buena Park Junior High School are available. The City sponsors youth 
sports leagues opportunities for the community, in addition to several non-profit youth sports 
organizations that operate. 

A number of service agencies located in areas surrounding Buena Park provide services including 
emergency and transitional shelter, food distribution, vouchers for various needs, and rental and utility 
assistance that can benefit lower income single-parent households living in poverty or are at risk of 
becoming homeless. Table 17 details the service providers and services offered. 

Table 17: Homeless Services and Facilities Serving the Buena Park Area 
Organization Beds and/or Services Provided 

Buena Park Navigation Center 
6494 Caballero Blvd 
Buena Park, CA 90620 

Total of 90 beds for men, 49 beds for women, 10 beds for couples. Dogs 
allowed. Provides wrap- around services for medical, mental health, 
temporary and permeant housing, and job placement among others.  

Placentia Navigation Center 
731 S. Melrose St 
Placentia CA 92870 

Total of 100 beds for adult men and women. Provides wrap around 
services for medical, mental health, temporary and permanent housing, 
and job placement among others.  

Bridges at Kramer Place Homeless Shelter 
1000 N. Kramer Place 
Anaheim, CA 92806 

200 bed capacity for adult men and women. Provides wrap-around 
services for medical, mental health, temporary and permeant housing, 
and job placement among others. 

Salvation Army Anaheim Emergency Shelter 
1455 S. Salvation Pl 
Anaheim CA 90805 

Total of 325 beds for adult men and women. Provide wrap around 
services for medical, mental health, temporary and permanent housing, 
and job placement among others.  

Via Esperanza Shelter – Pathways of Hope 
626 N Pauline St 
Anaheim, CA - 92805 

Provides shelter for families experiencing homelessness. Supportive 
case management and connections to resources and permanent housing 
are provided 
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Organization Beds and/or Services Provided 
New Vista Shelter - Pathways of Hope 
Fullerton, CA 92834 

Provides shelter for families experiencing homelessness. Supportive 
case management and connections to resources and permanent housing 
are provided 

Hub of Hope - Pathways of Hope 
611 S Ford Street 
Fullerton, CA 

Provides services including food, rental assistance, utilities (when funds 
are available), referrals to other social service provides, motel vouchers, 
grocery vouchers, home-delivered meals, and transitional housing. 

Family Support Network 
1894 N. Main Street 
Orange, CA 92865 

Provide services and resources that help children with special needs or 
who are “at risk” and their families. Provide resources for temporary and 
permanent housing, food, and referrals to other services. 

Women’s Transitional Living Center 
210 N. Pomona Avenue 
Fullerton, CA 92832 

Provides shelter for battered women and children. Services include food, 
clothing, employment assistance, and counseling. Stays of 9 months to 2 
years are permitted in their transitional living program (must be referred 
from their emergency shelter). Emergency shelter program offers a 45-
day program. 

 

Residents Living Below the Poverty Level 
Families with incomes below the poverty level, typically with extremely low and very low incomes, 
are at greatest risk of becoming homeless and typically require special programs to assist them in 
meeting their rent and mortgage obligations so as to not become homeless. The 2015-2019 ACS 
identified 12 percent of all Buena Park residents as living below the poverty level. These households 
need assistance with housing subsidies, utility and other living expense subsidies, and other supportive 
services. 

Resources Available 
City households living in poverty can benefit from services offered by providers located in neighboring 
communities. Assistance is often provided in cases of financial emergencies by providing services such 
as, food vouchers, gasoline vouchers, bus tokens, rental assistance, utility payments, and referrals to 
other services. Agencies offering such services include the Catholic Charities Outreach Family Center, 
Family Support Network, Pathways of Hope, and Salvation Army Family Services. Table 17 above 
details a complete list of providers and the services they offer, including providers of emergency and 
transitional housing. 

Homeless 
According to a 2019 Point-In-Time (PIT) count conducted by Orange County, a total of 6,860 homeless 
persons were estimated to be living in the County. Orange County’s homeless population consists of 
working families and individuals as single individuals made up 77 percent of the PIT homeless 
population, while persons in families made up 23 percent. Approximately 3,961 homeless persons 
identified were unsheltered. Many homes individuals and families live in cars, parks, under bridges, 
motels, and in homeless shelters trying to maintain their dignity while they struggle to survive. As a 
result, most homeless remain hidden. 

Buena Park is located in the North Orange County Service Planning Area (North SPA). The 2019 
homeless count for the North SPA was 2,765 persons with more 50 percent (1,596 persons) 
unsheltered. The 2019 PIT survey revealed that Buena Park had a population of approximately 287 
homeless persons, with 142 persons unsheltered and 145 persons sheltered.  

Resources Available 
In 2017, the North SPA received state funding to open Navigation Centers in Buena Park and Placentia. 
Navigation Center are regional resource hubs that provide emergency shelter beds and co-located 

https://www.shelterlistings.org/zipcode/92834.html
http://ochmis.org/glossary/emergency-shelter/
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supportive services provided by the Coordinated Homeless Assessment and Response Team (CHART) 
and community organizations. CHART is a group of county departments that complete intake, 
assessment and linkages to public benefits, mental health, behavioral health, physical health, and 
employment and housing resources. 

The Buena Park Navigation Center, opened in 2019, is a temporary homeless shelter facility at 6494 
Caballero Boulevard. The Navigation Center offers 150 beds in addition to office, class, medical, 
outdoor and meeting spaces. The facility serves as transitional housing for those living on the streets 
in Buena Park and provide a stable setting with healthcare and other services. The long-term goal is to 
provide clients with the resources they need to permanently transition off the streets. 

In efforts to affirmatively further fair housing, the City approved the conversion of the former Airport 
Inn Motel from a 60-room motel to a 57-unit permanent supportive housing (PSH) development 
located at 8180 Commonwealth Avenue. Approved in 2020, the new PSH will provided affordable 
apartments and intensive case management services, life skills and vocational training for previously 
chronically homeless individuals and couples. The PSH development is currently under construction, 
to be completed in late 2021. 

The City annually provides CDBG funds to various local agencies that provide services and referrals 
to the homeless, those at risk of becoming homeless, and lower income households in general. Services 
and facilities available to the homeless in and around Buena Park are listed in Table 17 above. 
Residents needing further assistance can utilize 2-1-1 Orange County, a toll-free phone number 
available 24 hours a day that connects people quickly and effectively to existing health and human 
service programs, joblessness support, and disaster response information.  

Farmworkers 
Farmworkers are traditionally defined as persons whose primary incomes are earned through seasonal 
agricultural labor. They have special housing needs because of their relatively low income and the 
transient, seasonal nature of their job. 

The 2015-2019 ACS reported that 300 Buena Park residents were employed in the agriculture, farming, 
fishing and forestry occupations, making up less than 0.7 percent of the city’s population. 

Resources Available 
Because farmworkers comprise such a small proportion of the city’s population, no special housing 
programs and services are necessary for this group. The housing needs of farmworkers in Buena Park 
can be addressed through the City’s general affordable housing programs for lower income households. 

Students 
In general, students face challenges in finding housing because of their limited budget and need for 
temporary housing. The 2015-2019 ACS estimated that 6,942 persons in Buena Park were enrolled in 
college and graduate or professional schools. Nearby universities and colleges include California State 
University at Fullerton, Fullerton Community College, Cypress Community College, American Career 
College, University of Phoenix, South Baylor University and Huntington College. These are primarily 
commuter colleges where students commute from their place of residence or work to school. Compared 
to traditional colleges and universities that offer a full experience of campus life, commuter colleges 
tend to have less impact on the local housing market. 
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Resources Available 
Students can benefit from the general services available to all lower and moderate income residents of 
Buena Park. 

11.2.6 Housing Stock Characteristics  
Housing Growth 
Buena Park is a fully urbanized community and a majority of its housing stock was constructed in the 
1950s and 1960s. As such, housing unit growth in Buena Park has occurred at much lower levels than 
for Orange County as a whole. Between 2000 and 2010, Orange County increased its housing stock by 
almost 8 percent while Buena Park experienced a 3 percent increase (Table 18). However, between 
2010-2020, the pace of housing growth slowed considerably in Buena Park (1.9 percent), in most of 
the surrounding cities, and Orange County (5.9 percent), primarily a result of the 2008 economic 
recession and subsequent repressed housing market. 

Table 18: Housing Stock Growth 

Jurisdiction 2000 2010 2020 
Change in 2000-2010 Change in 2010-2020 
Number Percent Number Percent 

Anaheim 99,719 104,237 110,745 4,518 4.5% 6,508 6.2% 
Buena Park 23,826 24,623 25,134 797 3.3% 511 1.9% 
Cypress 16,028 16,068 16,631 40 0.2% 550 3.5% 
Fullerton 44,771 47,869 49,764 3,098 6.9% 1,895 3.9% 
La Habra 19,441 19,924 20,838 483 2.5%   914 4.5% 
La Palma 5,066 5,224 5,240 158 3.1%   16 0.3% 
Orange County 969,484 1,048,907 1,111,615 79,423 8.2% 62,708 5.9% 

Sources: Bureau of the Census, 2000 and 2010. California Department of Finance, Population and Housing Units, 2020. 

Housing Type and Tenure 
Table 19 shows the mix of housing units in Buena Park in 2020. Buena Park’s housing stock comprises 
mostly single-family detached homes (88 percent). Another 12 percent of housing units are single-
family attached units (such as zero lot line or second units). Approximately 33 percent of the units in 
the city are multi-family dwelling units. Housing units such as mobile homes and trailers make up the 
remaining 1 percent of the city’s housing stock. 

The vacancy rate in the city indicates the balance between the population and available housing units 
in the community. A low vacancy rate means there is a high demand for housing in the area. A high 
demand for housing can increase the cost of housing as well as become a disincentive for property 
owners to maintain their property. A vacancy rate between 3 and 5 percent is considered optimal for 
rental housing and optimal vacancy rate for ownership housing is usually estimated at 2 to 3 percent. 
Between 2015 and 2019, the city’s overall vacancy rate was 3.7 percent, indicating a healthy housing 
market. 
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Table 19: Housing Stock Characteristics 
Unit Type Number Percent 

Single Family 16,537 65.7% 
Detached 14,476 87.5% 
Attached 2,061 12.4% 

Multi-Family 8,244 32.8% 
2-4 Units 1,740 21.1% 
5+ Units 6,504 78.8% 

Mobile Homes; Boats, Vans, RVs, etc. 353 1.4% 
Total Housing Units 25,134 100.0% 
Total Occupied 24,215 96.3% 
Vacancy Rate 3.7% 

Source: California Department of Finance, Population and Housing Estimate, 2020. 
 

According to 2015-2019 ACS data, 57 percent of the housing units in the city were owner-occupied 
and 43 percent were renter-occupied. Comparing the city’s housing stock with tenure distribution 
(owner-occupied versus renter-occupied) indicates that a portion of the city’s single-family homes are 
used as rentals. 

Age and Condition of Housing Stock 
The age of housing is commonly used as a measure of when housing may begin to require repairs. 
Most homes will require minor repairs and modernization improvements after 30 years of age, while 
units over 50 years of age will likely require major rehabilitation such as roofing, plumbing and 
electrical system upgrades. After 70 years of age, unless well maintained and updated, a housing unit 
is generally deemed to have exceeded its useful life.  
Overall, approximately 87 percent of the units in the city are older than 30 years of age (Table 20). 
The largest proportion (39 percent) of housing units in Buena Park was built between 1950 and 1959, 
making these units approximately 60 and 70 years of age. Most of these units have likely already 
undergone major rehabilitation that may enable them to continue to be useful in the coming years. 
Another 1 percent of the units were constructed prior to 1940 and if not already rehabilitated, will 
likely cease to be adequate housing within the next decade. 
According to the City’s rehabilitation specialists and Code Enforcement staff, an estimated 30 percent 
of the units in the city require substantial rehabilitation and 5 percent require replacement. 

Table 20: Age of Housing Stock 

Year Built 
Buena Park Orange County 

Units Percent Units Percent 
2014 or later 305 1.3% 24,655 2.4% 
2010 to 2013 212 0.9% 20,991 2.0% 
2000 to 2009 1,059 4.5% 85,206 8.2% 
1990 to 1999 1,387 5.9% 122,601 11.8% 
1980 to 1989 2,129 9.0% 154,042 14.8% 
1970 to 1979 4,473 18.9% 243,025 23.4% 
1960 to 1969 3,862 16.3% 203,214 19.6% 
1950 to 1959 9,151 38.6% 137,480 13.3% 
1940 to 1949 839 3.5% 21,719 2.1% 

1939 or earlier 263 1.1% 25,099 2.4% 
Total Units 23,680 100.0% 1,037,492 100% 

Source: American Community Survey, 2015-2019. 

11.2.7 Housing Cost and Affordability 
The cost of housing is directly related to the extent of housing challenges in a community. If housing 
costs are relatively high in comparison to household income, there will be a correspondingly higher 
prevalence of cost burden and overcrowding. This section summarizes the cost and affordability of the 
housing stock to Buena Park residents. 
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Ownership Housing 
Median home prices in Buena Park and nearby communities were well below the countywide median 
sales price of $900,000, with the exception of La Palma (Figure 6). The city’s median home sales price 
in May 2021 was $737,500, approximately 18 percent less than the county’s median price. 

Figure 6: Median Home Sales Price (May 2021) 

 
Source: Redfin.com. Accessed June 2021. 

 
The city’s median sales price in 2019 represents an increase of approximately 4.6 percent from the 
previous year (Table 21); as most of the surrounding cities experienced increases as well. When 
comparing monthly sales data through June of 2020, the City actually experienced an increase of 7.2 
percent in median home sales price compared to June of 2019. This proportion was the highest of the 
neighboring jurisdictions, including the County as a whole.  

Table 21: Changes in Median Home Sale Prices (2018-2020) 

Jurisdiction 

2018 2019 2020 
Percent Change in 
Median Sale Price 

Number 
Sold  Price 

Number 
Sold Price 

Number 
Sold Price 

2018- 
2019 

2019- 
2020 

Anaheim 197 $605,000 173 $614,000 146 $635,000 1.4% 3.4% 
Buena Park 48 $592,250 58 $620,000 38 $665,000 4.6% 7.2% 
Cypress 42 $660,000 36 $707,500 27 $740,000 7.1% 4.5% 
Fullerton 119 $628,500 129 $674,000 66 $632,500 7.2% 6.1% 
La Habra 43 $530,000 45 $586,000 44 $605,000 10.5% 3.2% 
La Palma 10 $671,500 11 $760,000 4 $734,750 13.1% 3.3% 
Orange County 2,913 $729,000 2,735 $730,000 2,155 $760,000 0.1% 4.1% 

Source: Redfin.com – Buena Park Housing Market Trends (2018, 2019, and 2020). Accessed June 2021. 

Rental Housing 
Market rents for apartments in Buena Park are shown in Table 22. Rents in Buena Park ranged from 
$1,275 to $3,000, depending on unit size. Most of the units available for rent were two-bedroom units, 
followed by studio apartments. 
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Table 22: Apartment Rents 

Size 
Range 

Median Average # Low High 
Studio $1,275 $1,825 $1,625 $1,579 107 
1 Bedroom $1,390 $2,025 $1,800 $1,713 81 
2 Bedrooms $1,575 $2,285 $1,950 $1,988 157 
3 Bedrooms $2,455 $3,000 $2,750 $2,735 49 
4 Bedrooms -- -- -- $3,300 1 

Source: ForRent.com, June 16, 2021 

Housing Affordability by Income Level 
In general, housing is considered affordable when it requires 30 percent or less of the household’s 
income. The 30 percent includes rent or mortgage payment, utilities, taxes, and insurance. The 
California Health and Safety Code §50052.5 and §50053 provide guidelines for estimating affordable 
housing costs for different income groups and tenure types. These guidelines are presented in Table 
23. Affordable housing rents and home purchase prices based on these guidelines are estimated for 
different income groups and presented in Table 24. 

Table 23: Affordable Housing Cost Guidelines 
Income Level For Sale For Rent 

Extremely Low 30% of 30% of AMI 30% of 30% of AMI 
Very Low 30% of 50% of AMI 30% of 50% of AMI 
Low 30% of 70% of AMI 30% of 60% of AMI 
Median 30% of 100% of AMI 30% of 100% of AMI 
Moderate 35% of 110% of AMI 30% of 110% of AMI 

Note: Affordability levels should be adjusted for household size 
 
When comparing the home prices and rents shown earlier in Table 21 and Table 22 with the maximum 
affordable housing costs presented in Table 24, it is evident that extremely low and very low income 
households in Buena Park have limited housing options. Some low-income households and most 
moderate-income households are able to afford market rents in the city, though larger households in 
these income categories may still find it difficult to find affordable adequately sized units. 
Homeownership is generally beyond the reach of most lower- and moderate-income households. 

Table 24: Maximum Affordable Housing Costs (2021) 

Assumptions: Based on 4-person household; 10.0% down payment; and 3.0% interest rate for a 30-year fixed-rate mortgage loan.  
Sources: HCD 2021 Income Limits; LACDA 2020 Utility Allowance Schedule; OC Housing and Community Development 
Department Utility Allowances, 2021; Veronica Tam & Associates, 2021. 

11.2.8 Affordable Housing 
State law requires the City to identify, analyze, and propose programs to preserve existing multi-family 
rental units that are currently restricted to low income housing use and that will become unrestricted 
and possibly be lost as low income housing (i.e., “units at risk” or “at-risk units”). State law requires 
the following: 

• An inventory of restricted low income housing projects in the city and their potential for 
conversion within 10 years from the Housing Element update deadline; 

Orange County Median = $106,700 Income Limits Affordable Rent Affordable Price 
Extremely Low (0-30% AMI) $40,350 $689 $88,468 
Very Low (31-50% AMI) $67,250 $1,361 $203,670 
Low (51-80% AMI) $107,550 $2,369 $376,258 
Median $106,700 $2,348 $372,618 
Moderate (81-100% AMI) $128,050 $2,881 $464,051 
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• An analysis of the costs of preserving and/or replacing the units at risk and a comparison 
of these costs; 

• An analysis of the organizational and financial resources available for preserving and/or 
replacing the units “at risk”; and 

• Programs for preserving the at-risk units. 

The following discussion satisfies the first three requirements of state law listed above pertaining to 
the potential conversion of assisted housing units into market-rate housing between October 15, 2021, 
and October 15, 2031 (10-year at-risk housing analysis period). The Housing Plan section includes a 
program for preserving the at-risk units, which meets the final requirement of state law. 

Publicly Assisted Rental Housing 
The City of Buena Park has 13 publicly assisted housing developments that total 847 units, including 
751 units that are set aside as housing affordable to lower income households. These projects are 
presented in Table 25, along with information on the funding programs, unit mix, and duration of 
affordability. 

Table 25: City Assisted Multi-Family Rental Housing Projects 
Project Name 

Address 
Total 
Units Program 

Assisted 
Units 

Bedroom 
Mix 

Potential 
Conversion Date 

Not At-Risk 
Park Landing 
8850 La Palma Avenue 

71 Redevelopment Set-
Aside, CDLAC, 
MHP, LIHTC 

70 6 1-bd 
41 2-bd 
24 3-bd 

2068 

Clark Commons 
8004 Orangethorpe Avenue 

70 City Housing Funds 
LIHTC 

70 11 1-bd 
37 2-bd 
22 3-bd 

2071 

Parker Collection 
8062 to 8162 Orangethorpe Ave. 

128 City Housing Funds 26 12 2-bd 
14 3-bd 

2061 

Arte Home 
7411 Artesia Boulevard  

21 City Housing Funds 2 21 2-bd 2077 

6062 Kingman Avenue 3 CDBG Funding 3 3 2-bd 2038 
Palm Village/OCCHC Apartments 
7602-7638 9th Street 

38 Redevelopment Set-
Aside 

38 23 2-bd 
15 3-bd 

2050 

Harmony Park Senior Housing  
7252-7272 Melrose Street 

59 Redevelopment Set-
Aside 

59 57 1-bd 
2 3-bd 

 
2051 

Dorado Senior Apartments 
8622 Stanton Avenue 

150 Redevelopment Set-
Aside 

150 132 1-bd 
18 2-bd 

2061 

Hope Family Transitional Housing  
8057 Whitaker Street 

17 Redevelopment Set-
Aside 

17 12 2-bd 
5 3-bd 

2062 

Flower Tree Apts./ 
    Walden Glen Apts. 
6664 Knott Avenue 

186 CDLAC 186 6 studios 
2 1-bd 

178 3-bd 

 
2040 

Subtotal 743  621  
At-Risk 
Newport House  
8361 Knott Avenue 

11 Section 202 
Section 8 

10 10 1-bd 6/1/2027 

Western Development 
for Affordable Housing 

10 Redevelopment 
Set-Aside 

10 1 1-bd 
9 2-bd 

2026 

Emerald Garden 
8720-8732 Valley View Street 

110 Redevelopment Set-
Aside; LIHTC 

110 1 1-bd 
109 2-bd 

2031 

Subtotal 131  130  
Total Assisted Units 874  751  

Source: City of Buena Park, 2021 
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Units at Risk of Converting to Market-Rate Housing 
Three publicly assisted housing developments in the city are considered at risk of converting to market-
rate housing during the 10-year planning period: Newport House, Western Development for 
Affordable Housing, and Emerald Garden. The three communities combined provide 130 assisted units 
affordable to lower income households. These projects are considered at-risk of conversion for a 
number of reasons including the exhausting of Redevelopment Set-Aside funds. 

Preservation and Replacement Options 
Preservation of these at-risk units in Buena Park can be achieved in several ways including 
restructuring of the mortgage financing, provision of rental assistance to tenants and/or using funding 
sources other than Section 8 contracts, or purchase of expiring affordability covenant by a non-profit 
agency. 

Typically, transferring the at-risk projects to nonprofit ownership would ensure the long-term 
affordability of the units. However, this option is not applicable in the City of Buena Park. Because of 
the elimination of the Redevelopment Agency, the City has no staffing or funding to assist in 
facilitating such transfers. Additionally, Newport House which is already owned by nonprofit 
organizations and are only at risk of losing their rent subsidies. An alternative applicable option for 
this project is to restructure financing in such a way that rent subsidies would no longer be needed, 
and/or to substitute the expiring Section 8 assistance with rent subsidies from other funding sources. 

Restructuring Mortgage Financing 
Restructuring the mortgage financing of a subsidized project can eliminate or reduce the need to 
provide ongoing subsidies. The Multifamily Assisted Housing Reform and Affordability Act of 1997 
addresses expiring Section 8 contracts. This act provides authority to HUD to operate a program to 
reduce over-subsidized Section 8 contracts, restructure project financing, and provide funds for 
rehabilitation needs. Under this program, owners are given favorable tax treatment provided that they 
preserve units at rents affordable to low- and moderate-income households. Renewal of Section 8 
subsidies is given a priority by HUD. 

Rental Assistance 
State, local, or other funding sources can also be used to provide rental subsidies to maintain the 
affordability of at-risk projects. These subsidies can be structured to mirror the Section 8 program, 
whereby the subsidy covers the cost of the unit above what is determined to be affordable for the 
tenant’s household income (including a utility allowance) up to the fair market value of the apartment. 
Based on the current fair-market rent of $1,950 per month for 2-bedroom apartments and the 
affordability levels shown in Table 22 above, it is estimated that a total subsidy of approximately 
$253,500 per month ($3 million per year) would be required to maintain rents for 130 at-risk units. 

Construction of Replacement Units 
The construction of new low-income housing can be a means to replace at-risk units. The cost of 
developing new housing depends on a variety of factors, including density, size of units, construction 
quality and type, location, and land cost. Assuming a development cost of approximately $353,000 for 
an affordable multi-family unit, the cost of replacing all 130 at-risk units would be approximately $46 
million. 
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Purchase Affordability Covenants  
Another option to preserve the affordability of at-risk projects is to provide an incentive package to the 
owners to maintain the projects as low-income housing. Incentives could include writing down the 
interest rate on the remaining loan balance, refinancing, and/or supplementing the Section 8 subsidy 
received to market levels. The feasibility of this option depends on whether the complexes require 
rehabilitation or are too highly leveraged. By providing lump-sum financial incentives or on-going 
subsidies in rents or reduced mortgage interest rates to the owner, some or all of the units could remain 
affordable. 

Agencies to Assist in Preservation 
The City works with a number of developers to facilitate the development and preservation of 
affordable housing. A list of potential developers is included in Section 11.4, Housing Resources, of 
this Housing Element, under the subsection of “Administrative Resources.” 

Projected Housing Need  
California General Plan law requires each city and county to have land zoned to accommodate its fair 
share of the regional housing need. The California Department of Housing and Community 
Development (HCD), in conjunction with the SCAG, determine a projected housing need for the region 
covered by SCAG, including the counties of Los Angeles, Orange, Riverside, San Bernardino, Ventura 
and Imperial. SCAG has, in turn, allocated a share of the region’s total housing need to each of its 
constituent jurisdictions. The City has a total Regional Housing Needs Allocation (RHNA) of 8,919 
housing units distributed among income categories as shown in Table 26.  

Table 26: Regional Housing Needs Allocation (2021-2029) 
Income Group Percent of County AMI Number of Units Allocated Percent of Total Allocation 

Very Low* 0-50% 2,119 23.76% 
Low 51-80% 1,343 15.06% 
Moderate 81-120% 1,573 17.64% 
Above Moderate 120%+ 3,884 43.55% 
Total – 8,919 100% 

*Pursuant to Government Code §65583(a)(1), 50% of the very-low category is assumed to be extremely-low-income. 

11.2.9 Fair Housing Assessment  
In January 2019, Assembly Bill 686 (AB 686) introduced an obligation to affirmatively further fair 
housing (AFFH) into California state law. AB 686 defined “affirmatively further fair housing” to mean 
“taking meaningful actions, in addition to combat discrimination, that overcome patterns of segregation 
and foster inclusive communities free from barriers that restrict access to opportunity” for persons of 
color, persons with disabilities, and other protected classes. The bill added an assessment of fair 
housing to the Housing Element, which includes the following components:  

• a summary of fair housing issues and assessment of the City’s fair housing enforcement 
and outreach capacity;  

• analysis of segregation patterns and disparities in access to opportunities;  
• an assessment of contributing factors; and 
• an identification of fair housing goals and actions. 

A complete assessment of AFFH for Buena Park is provided in Appendix D. 



 
 
 

11-30 Public Review Draft–October 2021      Buena Park General Plan   •    Chapter 11 

11.3 Housing Constraints 
Actual or potential constraints on the provision and cost of housing affect the development of new 
housing and the maintenance of existing units for all income levels. Market, governmental, 
infrastructural, and environmental constraints to housing development in Buena Park are discussed 
below. 

11.3.1 Housing Market Constraints 
Economic Factors 
Many factors affecting housing costs are related to the larger regional and state-wide housing market. 
The availability of land, the cost and availability of financing, the price of land, and the cost of 
construction all contribute to the cost of housing and can hinder the production of affordable housing. 
Additionally, the availability of financing can limit access to homeownership for some low-income 
households. 

Construction and Labor Costs 
Hard construction costs including the cost of materials (wood, cement, asphalt, roofing, pipe, glass, 
and other materials) and labor comprise more than 60 percent of total development costs. Materials 
costs vary depending on the type of housing being constructed and amenities provided. Labor costs are 
influenced by the availability of workers and prevailing wages. 

According to the Terner Center for Housing Innovation at UC Berkeley, both affordable and market-
rate developers have seen increasing construction costs throughout the state. For example, the cost of 
building a 100-unit affordable project in California increased from $265,000 per unit in 2000 to almost 
$425,000 in 2016. On a square foot basis, the Terner Center reports that the cost of constructing multi-
family housing increased by 25 percent between 2009 and 2018, reaching an average of $222 per 
square foot by 2018. 

The cost increases reported by Terner align with other industry measures of construction cost including 
the California Construction Cost index, which recorded a 24 percent change in costs between 2009 and 
2018. In the Los Angeles-Southern California region the costs increased even more, with the average 
hard costs exceeding the statewide average by $35 per square foot. Although construction costs are a 
significant factor in the overall cost of development, the City has no direct influence or control over 
materials and labor costs. 

Land Cost 
A key component of the total cost of housing is the price of land and any necessary improvements. 
Vacant land, particularly residentially designated vacant land in Buena Park is scarce. Based on a 
survey of listings for vacant land in June 2021 on Realtor.com, one vacant property for mixed-use 
development near Orangethorpe Avenue and Beach Boulevard was available for sale at $4.5 million 
per acre. 

Timing and Density 
The housing market can also constrain the timing between project approval and requests for building 
permits. In most cases, this may be due to developers’ ability to secure financing for construction. In 
Buena Park, the average time between project approval and request for building permit for a multi-
family development is 4 to 6 months. Market-rate developers for residential development typically 
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propose products lower than the allowable density. As part of the 6th cycle Housing Element update, 
the City will be exploring a variety of methods to ensure that developers are able to achieve the 
maximum density permitted for a given property. 

Availability of Mortgage and Rehabilitation Financing 
The availability of financing affects a person’s ability to purchase or improve a home. Interest rates 
are determined by national policies and economic conditions, and there is little that local government 
can do to affect these rates. Jurisdictions can, however, offer interest rate write- downs to extend home 
purchasing opportunities to a broader economic segment of the population. In addition, government-
insured loan programs may be available to reduce mortgage down payment requirements. 

Under the Home Mortgage Disclosure Act (HMDA), lending institutions are required to disclose 
information on the disposition of loan applications and the income, gender, and race of loan applicants. 

As shown in Table 27, a total of 743 households applied for loans, either conventional or government-
backed, to purchase homes in Buena Park in 2019. Approval rates for both types of home purchase 
loans, government-backed at 2.3 percent and conventional at 3.9 percent, were relatively low as was 
the approval rate for home improvement loans at 1.5 percent. Given the low rates of approval for home 
purchase and improvement loans, financing was generally unattainable to Buena Park residents. This 
is likely due to various factors including the high cost of homes in the city as well as financial 
institutions prolonged hesitancy on lending in the wake of the Great Recession. The majority of loan 
applications submitted in Buena Park during 2019 were for home refinancing (2,116 applications), of 
which 3 percent were approved. 

Table 27: Disposition of Home Purchase and Improvement Loan Applications - 2019 

Loan Type 
Total 

Applications 
Percent Approved, 

Not Accepted Percent Denied Percent Other 
Government Backed Purchase Loans 128 2.3% 9.3% 11.7% 
Conventional Purchase Loans 615 3.9% 6.8% 18.3% 
Refinance 2,116 3.0% 11.7% 21.6% 
Home Improvement Loans 253 1.5% 45.8% 11.0% 
Total 3,112 10.7% 73.6% 62.6% 

Notes:  
1. Loans on 1- to 4-Family and Manufactured Home Dwellings 
2. “Approved, Not Accepted” are those applications approved by the lenders but not accepted by the applicants. 
3. “Other” includes files closed for incompleteness, and applications withdrawn. 
4. City of Buena Park Census Tracts 110201, 110202, 110203, 1100301, 110302, 110303, 110401,110402, 1105, 

110603,110604, 110606, and 110607. 
Source: FFIEC Home Mortgage Disclosure Act, 2019 
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11.3.2 Governmental Constraints 
Aside from market factors, housing affordability is also affected by factors in the public sector. Actions 
by the City can have an impact on the price and availability of housing. Land use controls, site 
improvement requirements, building codes, fees, and other local programs intended to improve the 
overall quality of housing may serve as a constraint to housing development. 

Land Use Controls 
In December 2010, the City adopted the 2035 General Plan, a comprehensive update to the City’s 
General Plan, which was originally adopted in 1994. The 2035 General Plan comprised nine elements. 
The Land Use and Community Design Elements help to serve as a long-range planning guide for 
development within the city. It describes the type of appropriate land uses, including development 
intensity and density throughout the city. The Land Use and Community Design Element guides the 
future development in the city, so that overall public and private development will contribute to a high 
quality environment. The 2035 General Plan Land Use and Community Design Element provides for 
three broad residential land use categories and three mixed-use designations that allow for residential 
development: 

Low-Density Residential: Provides for single-family detached homes on individual lots. The 
typical lot size for this category is 6,000 square feet, though larger lot and estate development is 
also included in this residential category. The base development density standard is up to 7.2 units 
per acre. Densities up to 14.4 units per acre are allowed with an Affordable Senior Housing Bonus 
and densities up to 9.0 units per acre are allowed with an Affordable Housing Bonus. 

Medium-Density Residential: Provides for single-family attached housing and smaller scale multi-
family housing. The designation is a transition between detached single-family areas and higher-
density multiple family areas and includes duplexes, triplexes, condominiums, and apartments. 
The base development density standard is a maximum of 10 units per acre. Densities up to 16 
units per acre are allowed with the Site Area Bonus. The development intensity may be increased 
up to 30 units per acre with the application of the Affordable Senior Housing Bonus and up to 20 
units per acre with the application of the Affordable Housing Bonus. 

High-Density Residential: Characterized by condominium and apartment development. The base 
development density standard is 20 units per acre. The density standard may increase to 24 units 
per acre with the application of the Site Area Bonus. The Affordable Housing Area Bonus may 
further increase the density to 30 units per acre and the Affordable Senior Housing Area Bonus 
may increase the density to 48 units per acre. 

General Mixed-Use: Provides for a horizontal or vertical mix of high-density residential and 
neighborhood commercial uses along major arterials. Floor area ratios up to 1.0 are permitted and 
the base density is 32 units per acre. 

Central Buena Park Mixed-Use: Encourages the addition of higher-density residential and/or 
office uses above existing commercial and office uses in a pedestrian-friendly setting that respects 
the adjacent residential uses. Floor area ratios up to 1.0 are permitted and the base density is 45 
units per acre. 

Entertainment Mixed-Use: Provides for a mix of higher-density residential, entertainment and 
commercial uses that support entertainment and tour ism uses within the city. Floor area ratios up 
to 3.0 are permitted and the base density is 80 units per acre. 

According to the Land Use and Community Design Element, the base land use density refers to the 
maximum number of units per acre permitted under the corresponding zoning district. The 
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development intensity standards for the residential land use designations may vary through the use of 
bonuses granted as part of a development approval. These include the Site Area Bonus, Affordable 
Senior Housing Area Bonus. and Affordable Housing Area Bonus. Increased density can also be 
achieved through cluster planning techniques. 

Each General Plan land use designation is linked to one or more zone districts. As a result, the 
development intensity standards for the residential land use designations are dependent on the base 
zoning. In addition, the development intensity standards for the residential land use designations may 
vary further, depending on the nature of development bonuses granted as part of a development 
approval. The development intensity standards for land use designations that allow for residential 
development in the city are summarized below. 

• Low Density Residential – ranges from 2.7 to 14.4 units per acre (including bonuses) 
• Medium Density Residential – ranges from 10 to 32 units per acre (including bonuses) 
• High Density Residential – ranges from 20 to 48 units per acre (including bonuses) 
• General Mixed-Use – up to 32 units per acre 
• Central Buena Park Mixed-Use – up to 45 units per acre 
• Entertainment Mixed-Use – up to 80 units per acre 

There is not a one-to-one correspondence between the City’s General Plan residential land use 
designations and zoning districts. The General Plan has three residential land use designations and 
three mixed-used designations: Low Density Residential; Medium Density Residential; High Density 
Residential; General Mixed-Use; Central Buena Park Mixed-Use; and Entertainment Mixed-Use. 
These six land use designations are implemented through eight corresponding zoning districts (Table 
28): 

• Low Density Residential: RS6, RS8, RS10, and RS16 
• Medium Density Residential: RMH and RM-10 
• High Density Residential: RM-20 
• General Mixed-Use: GMU 
• Central Buena Park Mixed-Use: GMU 
• Entertainment Mixed-Use: GMU 

Table 28: Residential Categories and Zoning Districts 
General Plan 

Land Use 
Designation Zoning District 

Base 
Density 
(du/ac) 

With Bonuses 
(du/ac) Description 

Low Density 
Residential 

One-Family 
Residential RS-6 7.26 

Cluster: 8.7 
Affordable: 9.1 
Senior: 14.4 

For the development and preservation of residential 
areas of single-family homes located on moderate 
to minimum-size lots on relatively flat terrain. 

Suburban 
Residential RS-8 5.45 

Cluster: 6.5 
Affordable: 8.1 
Senior: 10.9 

For the development and preservation of residential 
areas of single-family homes on medium-size lots 
located in hillside areas or near a golf course. 

Estate Residential 
RS-10 4.36 

Cluster: 5.2 
Affordable: 5.5 
Senior: 8.7 

For the development and preservation of residential 
areas of single-family homes on relatively large 
lots located adjacent to or near a golf course. 

Select Estate 
Residential RS-16 2.72 

Cluster: 3.3 
Affordable: 3.4 
Senior: 5.4 

For the development and preservation of residential 
areas of single family homes on large lots in order 
to maintain a park-like setting within a hillside 
environment. 
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General Plan 
Land Use 

Designation Zoning District 

Base 
Density 
(du/ac) 

With Bonuses 
(du/ac) Description 

Medium Density 
Residential 

Mobile Home 
Park Zone RMH 12 – 

For the development and preservation of mobile 
home park communities which are attractive for 
permanent residence and include the facilities and 
services for such residence. 

Low-Density 
Multi-family 

Residential Zone 
RM-10 

10 
Site Area: 16.0 
Affordable: 13.5 
Senior: 20.0 

For the development and preservation of relatively 
low-density garden apartments, townhouses, 
condominiums, and other forms of attached 
dwellings in an attractive environment, with 
outdoor areas for both private and common use. 

High Density 
Residential 

Medium- Density 
Multi- family 

Residential Zone 
RM-20 

20 
Site Area: 24.0 
Affordable: 
27.0 
Senior: 40.0 

For the development and preservation of medium-
density apartments, condominiums, and group 
quarters in locations convenient to community 
commercial, recreational, and cultural activities. 

General Mixed- 
Use 

General Mixed 
Use GMU 

32.0  

For a horizontal or vertical mix of high density 
residential and neighborhood commercial uses 
along major arterials. 

Central Buena 
Park Mixed- Use 45.0 – 

Entertainment 
Mixed-Use 80.0  

Source: City of Buena Park Zoning Ordinance, 2021. 

Site Area Bonus 
The City promotes the assembly of parcels to encourage larger multiple-family developments. As 
indicated in the General Plan, up to six additional units per acre (over the number permitted by the 
base land use density) may be granted as a site assembly bonus in areas designated as Medium Density 
Residential. The site area bonus for the High Density Residential category is four additional units per 
acre.  

Density Bonus 
The City provides for the development of affordable housing for lower-income households through its 
affordable housing bonus program, in accordance with state density bonus law (California Government 
Code §65915 et seq.). The City amended the Zoning Ordinance (Section 19.308.030) to outline specific 
provisions of this density bonus program in July 2013. Future amendments to the Zoning Code are 
anticipated to ensure compliance with recent amendments to state density bonus law (Assembly Bill 
2345) that allow a maximum density bonus of up to 50 percent plus other incentives or concessions 
when a project provides affordable or senior housing. 

Housing Opportunities Overlay 
To provide for affordable housing opportunities consistent with AB 2348, the 2035 General Plan 
includes a Housing Opportunities Overlay designation. The base density for the overlay designation is 
30 units per acre. To affirmatively further fair and affordable housing opportunities, the City will 
evaluate increasing the overlay’s base density to 50 units per acres in efforts to increase residential 
capacity on high density sites suitable for lot assemblage. 

Cluster Bonus 
For single-family residential developments that apply cluster development designs, a cluster bonus of 
20 percent may be granted, reducing the average lot size and increasing the density permitted. 
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Residential Development Standards 
The City of Buena Park Zoning Ordinance contains eight zoning districts which are intended to provide 
for a range of housing types. A description of the zones including density factors are shown in Table 
28. Residential development standards are summarized in Table 29 and parking standards are 
presented in Table 30. 

Apart from the maximum density permitted by the Zoning Ordinance, two standards that may affect 
the number of units that can be constructed on a given lot are maximum lot coverage and height limits. 
Buena Park’s Zoning Ordinance restricts the amount of lot area that may be covered by development 
to 40 percent in all residential zones (except RMH – Mobile Home Park). 

Height Limits 
Two-story (35-feet) building heights are permitted in the City’s Multifamily Residential zones as long 
as the proposed building is more than 50 feet from a Single-Family Residential (RS) zone; buildings 
within 50 feet of the RS zone are limited to 15 feet in height. Increased building height may be 
authorized by Conditional Use Permit. Consistent with commercial zone height requirements, and as 
previously approved, developers may request additional building height of one vertical foot for every 
horizontal foot separation from the RS zone boundary. There are no other Code requirements for 
approval of a height limit increase. Further, the City has no height limitations in its General Mixed Use 
zone; however, recent mixed-use projects in the GMU zone have been approved with height of four-
to five-stories. The Clark Commons development (Orangethorpe Avenue and Stanton Avenue) is four 
stories in height while the On Beach development (5832 Beach Boulevard) is five stories in height. 
The City’s Housing Opportunities Overlay designation increases the allowable density of a parcel, but 
does not modify its height standards, and the height requirements of the underlying zone still apply. If 
the Overlay is applied to an RM zoned property, projects would still be limited to two stories (or more 
with approval of a CUP). If the Overlay is applied to a GMU zoned property, projects would have no 
height restrictions. 

Future residential development will occur primarily in four High Density Residential focus areas and 
various Mixed-Use sites identified by the City as prime opportunities for infill development. Given 
their locations, the two- to five-story height limit will likely apply. This height limit is able to 
accommodate developments at well over 30 units per acre and therefore does not constrain housing 
development. Additionally, the City grants a variety of bonuses to facilitate affordable housing 
development. Under the RM-20 category the City has realized developments that range from 20 to 
over 60 units per acre, depending upon lot size and the developer’s desire to construct affordable units: 

• Arte Home Apartments – An infill 21-unit multi-family rental project with two affordable 
units currently under construction at a density of 40 units per acre. The project was able to 
meet the density bonus without exceeding the 35-foot height limit. (Expected completion 
in 2021) 

• 7682-7692 9th Street – An infill 18-unit multi-family rental project with 3 affordable units 
approved at a density of 26 units per acre and height of 33 feet. (Approved in 2020) 

• 7341 9th Street– An infill 7-unit multi-family rental project approved at a density of 20 
units per acre and height of 30 feet. (Approved in 2019) 

As evidenced by previous residential development in Buena Park, the City’s height limits do not 
generally restrict affordable housing development in the RM-20 zone. 
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Table 29: Residential Development Standards by Zoning District 
Standards RS-6 RS-8 RS-10 RS-16 RM-10 RM-20 RMH GMU 

Minimum Lot 
Area1 

6,000 sq.ft. 8,000 sq.ft. 10,000 
sq.ft. 

16,000 
sq.ft. 

12,500 
sq.ft. 

12,500 
sq.ft. 

200,000 
sq.ft. TBD3 

Maximum 
Building 
Coverage 

 
40% 

 
40% 

 
40% 

 
40% 

 
40% 

 
40% 

 
40% TBD3 

 
 
Maximum 
Building Height 

 
 

2 stories or 
30' 

 
 

2 stories or 
30' 

 
 

2 stories or 
30' 

 
 

2 stories or 
30' 

2 stories or 
35' if more 

than 50' from 
RS zone, 

otherwise 15' 
or 1 story2 

2 stories or 
35' if more 

than 50' from 
RS zone. 

otherwise 15' 
or 1 story2 

 
 

2 stories 
or 30' 

 
 

TBD3 

Notes: 
1. As specified in Section 19.308.050 of Zoning Ordinance. However, for cluster developments, a 20% density bonus may be 

granted, reducing the minimum lot size. 
2. With a Conditional Use Permit, the maximum building height can be increased. 
3. All residential development standards within the GMU zone shall be reviewed and approved through a regulatory plan or 

Development Agreement. 
Source: City of Buena Park Zoning Ordinance, 2021. 

Parking Standards 
Buena Park has the fifth highest average household size rate in Orange County, behind only Santa Ana, 
Garden Grove, Stanton, and Westminster. The City amended its parking standards in 2006 to address 
a shortage in off-street parking citywide due to overcrowding and the presence of multiple driving-age 
adults in households. These recent parking standards may constrain maximization of development 
potential of apartments and condominiums. However, most recent RM-20 infill developments in the 
city are apartment and condominium projects, indicating that the parking standards can be met without 
variances from city code. Furthermore, the City facilitates affordable senior housing development and 
transitional housing by offering reduced parking requirements. Parking requirements for mixed-use 
developments are not currently defined within City standards and are typically approved through a 
Development Agreement on a project-by-project basis.  

Table 30: Parking Requirements 
Use Parking Spaces Required 

Single-Family Dwelling 2 garage spaces* 
Condominium, Cooperative 
Apartment, Community Apartment 

0-3 bedrooms = 2 garage spaces (plus 1 additional open space) 
4 = bedrooms = 2 garage spaces (plus 1.5 additional open spaces) 
(a minimum of 25 percent of required open parking spaces shall remain 
outside security gates and be evenly distributed throughout the development) 

Mobile Home Park 2 spaces (tandem parking permitted) plus 0.25 visitor space per unit. 
Multi-Family Apartments 

RM-10 Zone and RM-20 Zone 0-1 bedrooms = 2 spaces (1 covered) 
2 bedrooms = 2.5 spaces (1 covered) 
3+ bedrooms = 3 spaces (1 covered) 
(a minimum of 25 percent of required open parking spaces shall remain 
outside security gates and be evenly distributed throughout the development) 

Group Quarters 
Rooming House, Dormitory, Sorority 
Fraternity, etc. 

1 space per sleeping room (plus 1 space per 100 sq. ft. of total net floor area in 
sleeping rooms which are in excess of 150 square feet in each such room) plus 
2 spaces for any manager’s dwelling unit. 

Religious Group Quarters 0.5 space per sleeping room (plus 0.5 space per 100 sq. ft. of total net floor 
area in sleeping rooms which are in excess of 150 sq. ft. in each such room) 
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Use Parking Spaces Required 
Emergency Shelters A minimum of one (1) parking stall for every four (4) beds or half (½) parking 

space for each bedroom designated for family units with children, plus one (1) 
parking stall for each employee/volunteer on duty 

Community Residential Care 
Small Group Care Home 2 spaces (in garage) 
Other Community Residential Care 
Facility 

To be determined under conditional use permit based on licensed capacity, 
type of care, and number of employees. 

Affordable Senior Units 
Units with Kitchens 1 space per unit, plus 2 spaces for any manager’s unit, and 0.25 visitor space 

per unit 
Units without Kitchens 0.5 space per unit, plus 2 spaces for any manager’s unit 

*Any new home constructed with five bedrooms or including at least 3,000 sq. ft. of living space shall maintain 3 garage spaces 
(one tandem garage space is allowed) and 3 open spaces in the driveway. “New” construction is defined to include any existing 
home with a minimum of 80% removal of the existing home. 

Provisions for a Variety of Housing Types 
Housing element law specifies that jurisdictions must identify adequate sites to be made available 
through appropriate zoning and development standards to encourage the development of various types 
of housing for all economic segments of the population, including multi-family rental housing, factory-
built housing, mobile homes, emergency shelters, and transitional housing. This section describes the 
City’s provisions for various types of housing (see Table 31). 

Table 31: Provisions for a Variety of Housing Types 
 RS-6 RS-8 RS-10 RS-16 RM-10 RM-20 RMH 

Single-family dwellings P P P P P P --- 
Multi-family dwellings --- --- --- --- P P --- 
Manufactured housing P P P P P P --- 
Mobile home park --- --- --- --- --- -- P 
Accessory dwelling units P P P P P P --- 
Residential care facility (1-6 residents) P P P P P P --- 
Other residential care facility (>6 residents) C C C C C C --- 
Small child day care (1-14 children) I I I I P P --- 
Small adult day care (1-6 adults) I I I I P P --- 
Child day care center (> 14 children) --- CI --- CI CI CI --- 
Adult day care center (> 6 adults) --- CI --- CI CI CI --- 
Emergency shelters* I --- --- --- I I --- 
Transitional/supportive housing P P P P P P --- 

P = Permitted; C = Conditionally Permitted; I= Incidental Use; CI = Conditional Incidental Use; --- = Not Permitted 
*Emergency shelters serving up to 30 persons are also permitted in the following non-residential zones (which are not included in 
the table above): CO, CS, CG, and CM. Emergency shelters serving more than 30 persons are conditionally permitted in the 
following non-residential zones (which are not included in the table above): CO, CS, CG, and CM. 
 
In addition to single-family dwellings, the city offers a variety of housing opportunities that are 
available to residents of all economic segments, as well as some of the more vulnerable members of 
the community, including lower income households, seniors, and people experiencing homelessness. 
These housing opportunities include multi-family dwellings, mobile homes, accessory dwelling units, 
and a number of particular needs housing options. 

Multi-Family Dwellings 
Multi-family housing makes up nearly one-third of the city’s housing stock. Buena Park’s Zoning 
Ordinance provides for multiple family developments in its low and medium density residential 
(RM-10 and RM-20) zones. The maximum dwelling unit base densities range from 10 units per acre 
in the RM-10 zone, to 20 units per acre in the RM-20 zone. Density bonuses are available for residential 
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projects that provide affordable housing units or utilize lot consolidation in achieve large-scale 
developments. 

Mobile Homes and Manufactured Housing 
Mobile homes and modular housing offer alternatives to conventionally constructed homes. The 
California State Legislature passed a law in 1981 requiring localities to either allow manufactured 
housing in all single-family residential zones or designate specific areas in which manufactured 
housing could be located. This law also states that manufactured housing must be installed on state-
approved foundations. Buena Park permits manufactured housing in all of its residential zones and 
provides for mobile home parks within the Mobile Home Park (RMH) zone, subject to the provisions 
of the Uniform Building Code and California Building Code. 

Accessory Dwelling Units 
Accessory dwelling units (ADUs) are located on the same lot either attached or detached to the primary 
unit and provide complete, independent living facilities for one or more persons, including permanent 
facilities for living, sleeping, eating, cooking and sanitation. The City most recently amended its 
Accessory Dwelling Unit Ordinance in 2021 to comply with state law. The City’s Zoning Ordinance 
permits ADUs in all residential and mixed-use zones on parcels that contain an existing or new single- 
or multi-family dwelling.  

Buena Park approved approximately 30 ADU applications in 2020, which indicates that the current 
zoning regulations do not constrain development of accessory dwelling units. To further incentivize 
and promote the development of ADUs, the City applied for and was recently awarded a SCAG grant 
to facilitate ADU construction. The City intends to use the grant funding to prepare educational 
material, develop pre-approved site/floor plans, as well as establish a monitoring program to ensure 
the City is on track in meeting its ADU construction goals (Program 10).  

Residential Care Facilities 
Buena Park’s Zoning Ordinance defines three types of community care facilities that are licensed by 
the Community Care Licensing Division of the California Department of Social Services. Adult day 
care is defined as a licensed community care facility for the regular care and supervision of the elderly, 
developmentally disabled adults, or mentally disordered adults for periods less than 24 hours in a non-
residential setting outside the licensee’s own residence with incidental non-acute medical care and a 
variety of social and related support services. A child day care center is a licensed community care 
facility for the regular, non-medical care and supervision of infants, toddlers, preschoolers, and/or 
school-age children for periods of less than 24 hours in a non- residential setting outside the licensee’s 
own residence. A community residential care facility is defined as a facility licensed for 24-hour care 
pursuant to the California Community Care Facilities Act. 

These community care facilities are either “small group care homes” or other community care facilities. 
Small day care homes are incidental or permitted uses in residential districts in nearly all zoning 
districts (see Table 31 above). Large day care homes are conditionally permitted in residential districts 
if they are incidental uses. Small residential care facilities are permitted uses in all residential zones 
except in the PD district, where it is conditionally permitted. Large residential care facilities are 
conditionally permitted in most residential zones. 
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According to the California Department of Social Services, 69 community care facilities are located in 
Buena Park. These include: 

• 2 adult day care facility 
• 39 adult residential care facilities  
• 2 group homes  
• 26 residential care for the elderly facilities  

Emergency Shelters 
State law requires that local jurisdictions strengthen provisions for addressing the housing needs of 
people experiencing homelessness, including the identification of a zone or zones where emergency 
shelters are allowed as a permitted use without a conditional use permit. Section 50801(e) of the 
California Health and Safety Code defines emergency shelters as housing with minimal supportive 
services for homeless persons that is limited to occupancy of 6 months or less by a homeless person.  

In 2013, the City amended the Zoning Ordinance to permit emergency shelters serving up to 30 persons 
in the CO, CS, CG and CM zones. Emergency shelters serving more than 30 persons are conditionally 
permitted in the same zones (CO, CS, CG and CM). The amendment also permitted emergency shelters 
as an incidental use to a religious assembly use in the RS-6, RM-10 and RM-20 zones. 

To facilitate development emergency shelters in compliance with recent state regulations including 
Assembly Bill 139, the City will establish a program to identify and evaluate potential locations within 
non-residential zones including ML and MH zoned areas that could reasonably accommodate the 
placement of emergency shelters and will subsequently amend the Zoning Ordinance to permit this use 
by-right on non-residential properties (Program 13). 

Transitional Housing 
Transitional housing is a type of housing used to facilitate the movement of homeless individuals and 
families to permanent housing. Transitional housing can take several forms, including group quarters, 
single-family homes, and multi-family apartments and typically offers case management and support 
services to return people to independent living. 

In 2013, the City amended its Zoning Ordinance to specifically permit the development of transitional 
housing in all of its residential zones, with the exception of the RMH zone, in compliance with state 
law. For further compliance with state regulations, the City’s Zoning Ordinance will be updated to 
allow transitional housing by right in all zones where mixed uses are permitted, including 
nonresidential zones permitting multi-family uses.  

There is currently one transitional housing development within the City of Buena Park. The Hope 
Family Housing development is a transitional housing community located at 8657 Whitaker Street. 
Completed in 2008, Hope Family Housing has 17 apartment-style units intended to provide a final 
phase of transition for homeless families, through an environment of independent living with 
supportive services over a period of 6 months to 2 years.  

Supportive Housing 
The California Health and Safety Code (§50675.14[b]) defines supportive housing as housing with no 
limit on length of stay that is occupied by a target population as defined in subdivision (d) of §53260, 
and that is linked to onsite or offsite services that assist the supportive housing resident in retaining the 
housing, improving his or her health status, and maximizing his or her ability to live and, when 
possible, work in the community. Target population includes adults with low incomes having one or 
more disabilities, including mental illness, HIV or AIDS, substance abuse, or other chronic health 
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conditions , or individuals eligible for services provided under the Lanterman Developmental 
Disabilities Services Act (Division 4.5, commencing with Section 4500 of the Welfare and Institutions 
Code) and may, among other populations, include families with children, elderly persons, young adults 
aging out of the foster care system, individuals exiting from institutional settings, veterans, or homeless 
people. Similar to transitional housing, supportive housing can take several forms, including group 
quarters with beds, single-family homes, and multi-family apartments. 

In July 2013, the City amended the Zoning Ordinance to specifically permit the development of 
supportive housing in all of its residential zones, with the exception of the RMH zone, in compliance 
with state law. For further compliance with state regulations, the City’s Zoning Ordinance will be 
updated to allow transitional housing by right in all zones where mixed uses are permitted, including 
nonresidential zones permitting multifamily uses. State law also stipulates that minimum parking 
standards for units occupied by supportive housing residents are prohibited if the development is within 
one-half mile of a public transit stop.  

There is currently one supportive housing development within the City of Buena Park. In 2020 The 
Airport Inn Apartments (formerly Airport Inn Motel) is a converted 60-room motel to a 57-unit 
permanent supportive housing development located at 8180 Commonwealth Avenue. Approved in 
2020, the Airport Inn Apartments provides affordable apartments and intensive case management 
services, life skills and vocational training for previously chronically homeless individuals and couples. 
Chronic homelessness is defined as someone who has a disabling mental and or physical condition and 
has experienced homelessness in past 3 years, for at least 12 months or on at least 4 separate occasions. 
The Airport Inn Apartments are currently under construction, with an anticipated completed in late 
2021. 

Low Barrier Navigation Centers  
Consistent with state law (including Government Code §65660) for the provision of establishing low 
barrier navigation centers to address local and regional homelessness, the City facilitated the land 
acquisition and development of the Buena Park Navigation Center, a temporary homeless shelter 
facility located at 6494 Caballero Boulevard. Opened in 2020, the approximately 16,600-square-foot 
facility provides 149 beds (90 beds for men, 49 beds for women and 10 beds for couples) in addition 
to office, classroom, medical, outdoor and meeting spaces. The Navigation Center contributes to the 
housing of the approximately 142 unsheltered homeless persons that were identified in the 2019 Point-
In-Time count conducted by the County of Orange, as discussed in Section 11.2.5 of this Housing 
Element. The City will amend the Zoning Ordinance to establish regulations and development 
standards for this use in compliance with state law including Assembly Bill 101 (Program 13). 

Single-Room Occupancy (SRO) 
The Buena Park Zoning Ordinance does not contain provisions specific to SRO units. The Zoning 
Ordinance will be amended within 3 years of adoption of the housing element to specifically address 
the provision of SRO units in either high density residential zone or in commercial zones along major 
corridors. The City will establish appropriate development standards in the Zoning Ordinance for SRO 
units (Program 14). 

Manufactured and Mobile Homes  

Manufactured housing and mobile homes on permanent foundations are permitted by-right in any zone 
subject to the same development standards as apply to conventional single-family and multifamily 
homes consistent with state law. 

Farmworker Housing 
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As indicated in the Housing Needs Assessment, 300 Buena Park residents (0.3 percent) have “Farming, 
Forestry, and Fishing” occupations, according to 2015-2019 ACS data. City records indicate that there 
are no agricultural operations in Buena Park, and the only parcel that was historically used for 
agriculture is zoned Open Space and is currently a golf course. As Buena Park is a completely 
urbanized community and does not permit commercial agricultural activities in any zone, there is no 
need for land use regulations to address the Employee Housing Act (California Health and Safety Code 
§17000). 

Housing for Persons with Disabilities 
Land Use Controls: The Lanterman Development Disabilities Service Act (Sections 5115 and 5116) 
of the California Welfare and Institutions Code declares that mentally and physically disabled persons 
are entitled to live in normal residential surroundings. The use of property for the care of six or fewer 
persons with disabilities is a residential use for the purposes of zoning. A state-authorized or certified 
family care home, foster home, or group home serving six or fewer persons with disabilities or 
dependent and neglected children on a 24-hour-a-day basis is considered a residential use that is 
permitted in all residential zones. 

As demonstrated in Table 31 and discussions above, the City’s Zoning Ordinance complies with the 
Lanterman Act and permits small residential care facilities (including adult and senior residential 
facilities, as well as small family homes) in all residential zones. Facilities for more than six persons 
are conditionally permitted in most residential zones as well. The City has not established any distance 
requirement between any facilities. 

Definition of Family: Local governments may restrict access to housing for households failing to 
qualify as a “family” by the definition specified in the Zoning Ordinance. Specifically, a restrictive 
definition of “family” that limits the number of and differentiates between related and unrelated 
individuals living together may illegally limit the development and siting of group homes for persons 
with disabilities, but not for housing families that are similarly sized or situated.5 The Buena Park 
Zoning Ordinance does not contain a definition of “family.” 

Building Codes: The City enforces Title 24 of the California Code of Regulations that regulates the 
access and adaptability of buildings to accommodate persons with disabilities. Furthermore, 
Government Code §12955.1 requires that 10 percent of the total dwelling units in multi- family 
buildings without elevators consisting of three or more rental units or four or more condominium units 
are subject to the following building standards for persons with disabilities: 

• The primary entry to the dwelling unit shall be on an accessible route unless exempted by 
site impracticality test; 

• At least one powder room or bathroom shall be located on the primary entry level served 
by an accessible route; 

• All rooms or spaces located on the primary entry level shall be served by an accessible 
route. Rooms and spaces located on the primary entry level and subject to this chapter may 
include but are not limited to kitchens, powder rooms, bathrooms, living rooms, bedrooms, 
or hallways; 

• Common use areas shall be accessible; and 
• If common tenant parking is provided, accessible parking is required. 

 
5  California court cases (e.g., City of Santa Barbara v. Adamson, 1980 and City of Chula Vista v. Pagard, 1981) have ruled an 

ordinance as invalid if it defines a “family” as (a) an individual; (b) two or more persons related by blood, marriage, or adoption; or 
(c) a group of not more than a specific number of unrelated persons as a single housekeeping unit. These cases have explained that 
defining a family in a manner that distinguishes between blood-related and non-blood related individuals does not serve any 
legitimate or useful objective or purpose recognized under the zoning and land use planning powers of a municipality, and therefore 
violates rights of privacy under the California Constitution. 
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The City has not adopted unique restrictions that would constrain the development of housing for 
persons with disabilities. Compliance with provisions of the Code of Regulations, California Building 
Standards Code, and federal Americans with Disabilities Act (ADA) is assessed and enforced by the 
Building Division of the Community Development Department as a part of the building permit 
submittal. 

Reasonable Accommodation: Both the Federal Fair Housing Act and the California Fair Employment 
and Housing Act direct local governments to make reasonable accommodations (i.e., modifications or 
exceptions) in their zoning laws and other land use regulations when such accommodations may be 
necessary to afford disabled persons an equal opportunity to use and enjoy a dwelling. For example, it 
may be reasonable to accommodate requests from persons with disabilities to waive a setback 
requirement or other standard of the Zoning Ordinance to ensure that homes are accessible for the 
mobility impaired. Whether a particular modification is reasonable depends on the circumstances. 

In 2008, the City adopted a formal Reasonable Accommodations for Persons with Disabilities 
procedure. A notice to the public of the availability of the Reasonable Accommodations process was 
also made available on the City’s website and at all counters where an application can be made for a 
permit, license or other authorization for the siting, funding, development or use of housing. 

Permits and Fees: No fees are charged for requesting or granting a reasonable accommodation under 
the Reasonable Accommodations for Persons with Disabilities procedure. 

Development and Planning Fees 
Planning Fees 
The City collects various fees from developers to cover the costs of processing permits and providing 
necessary services and infrastructure. Table 32 provides a list of planning fees the City charges for 
residential development. The City’s fees are among the lowest in the area (Table 33).  

Table 32: Planning Fees 
Fee Type Fees Appeal Fees 

Adjustment Single-Family Other $100 
$400 

$50 
$200 

CC & Rs $975 $487.50 
Conditional Use Permit $1,600 $800 
Density Bonus Agreement/Recordation $185 – 
Development Agreement Actual Costs + $2,500 – 
Driveway Plan Review $35 – 
Environmental Review  

• Categorical Exemption 
• Negative Declaration  
• EIR 

 
$100 
$315 

Actual costs + 10% 

 
– 
– 

Extension of Approval $150 $75 
Extension of Non-Conforming Privileges $1,025 $512.50 
General Plan Amendment $1,400 $700 
Preliminary Plan Review $395 – 
Site Plan: Single-Family Residence $275 $137.50 
Site Plan: Other than Single-Family $1,585 $792.50 
Tentative Parcel Map (4 lots or less) $780 $390 
Tentative Tract Map (5 or more lots) $1,475 $737.50 
Specific Plan Actual Costs +15% --- 
Variance: Single-Family Residential $525 $262.50 
Zone Change $1,400 $700 

Source: City of Buena Park, 2021 
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Table 33: Comparison of Planning Fees 
Fee Type Buena Park Anaheim1

 Cypress2
 Fullerton La Habra La Palma 

Conditional Use Permit $1,600 $10,000 $7,296 $3,109.60 $5,885 $1,000 
Variance $525 $8007 $2,580 $2,683.20 $5,855 $1,000 
Zone Change $1,400 N/A $5,785 $3900.00 $7,183 $1,500 
General Plan Amendment $1,400 $12,000 $2,944 $3,901.04 $7,181 $1,500 
Tentative Parcel Map $780 $5,700 $2,469 $3,296.80 $5,855 $700 
Tentative Tract Map $1,475 $10,700 $3,118 $3,621.80 

+$53/lot 
$5,855 $700 

Notes: 
1. Amounts represent minimum initial deposits. 
2. Amounts represent minimum fees. 
Sources: Cities of Buena Park (Updated 2009), Anaheim (Updated 2020), Cypress (Updated 2021), Fullerton (Updated 2016), La 

Habra (Updated 2021), and La Palma (Updated 2019). 

Development Impact Fees 
The only development impact fees charged by the City are for traffic mitigation and park and 
recreational facilities. Traffic impact fees are $109 per unit for residential developments south of the 
I-5 Freeway and $207 per unit for projects north of the I-5 Freeway. This fee is minimal compared to 
those of neighboring jurisdictions. Park and recreational facilities fees vary by project but typically 
range from $10,000-$15,000 per single-family unit and $8,000-$12,000 per multi-family unit. 
However, City staff has the ability to use discretion in calculating park fees for affordable units, and 
affordable projects have typically been assessed much lower park fees per unit. 

Conclusion 
Planning, building, and engineering fees usually add significantly to the cost of housing development. 
In Buena Park, total fees (including planning, building, engineering and impact fees) average about 
$35,300 for a single-family home and $158,000 for a five-unit multi-family project ($31,600 per unit). 
Mixed-use projects are generally consistent with multi-family residential projects. These fees, in 
comparison to surrounding communities, are considered moderate and therefore do not unduly 
constrain or deter housing development in Buena Park. 

While the City does not provide a waiver of fees for the development of affordable housing, the City 
does have discretion in calculating certain impact fees, such as the park and recreational facilities fees. 
Affordable housing projects have historically been assessed much lower park fees than market rate 
housing developments. The City also has limited affordable housing funds available to assist 
developers to “gap finance” a limited number of affordable housing units and/or increase level of 
affordability. The City also uses density bonus incentives, site area bonus incentives, as well as reduced 
development standards (open area, building coverage, setbacks, and parking development standards) 
to facilitate affordable housing development. 

On- and Off-Site Improvements 
Requirements for on- and off-site improvements vary depending on the presence of existing 
improvements, as well as the size and nature of the proposed development. Given the built-out 
character of Buena Park, most residential areas are already served with infrastructure. The City has 
established specific standards for improvements and facilities to serve new development, including: 
concrete curbs, gutters, asphalt concrete street pavement, sidewalks, and streetlights. These standards 
are specified in Public Works Standard Plans. 

Public street widths are specified in the City’s General Plan. This document establishes street standards 
for various types of streets. For typical residential streets, the standard is 60 feet right of way (ROW). 
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Private streets must be wide enough to meet standards established in the California Fire Code for Fire 
Department equipment needs. 

Building Codes and Enforcement 
In addition to land use controls, local building codes also affect the cost of housing. The City of Buena 
Park has adopted the Uniform Building Code (UBC) and California Building Code (CBC) which 
establishes the minimum standards for new construction. While the City may impose more stringent 
standards, it cannot adopt standards that are below those of the UBC. No standard has been adopted 
above the minimum standards of the UBC. 

Local Permits and Processing Times 
The processing time needed to obtain development permits and required approvals is often cited as a 
leading contributor to the high cost of housing. Additional time may be necessary for environmental 
review (CEQA), depending on the location and nature of a project. In response to state law, California 
cities are required to improve the efficiency of permit and review processes by providing “one-stop 
processing,” thereby eliminating duplication of effort. The passage of Assembly Bill 884 (Permit 
Streamlining Act), which took effect on January 1, 1978 has also helped reduce government delays by:  

1)  limiting processing time in most cases to 1 year; and  
2)  eliminating some of the “red tape” by requiring agencies to specify the information 

needed to complete an acceptable application. 

Development of new single-family homes requires a site plan review. The most typical single-family 
zoning in Buena Park is RS-6. Review of the site plan for single-family homes in RS-6 is conducted 
by the Zoning Administrator via public meeting or the Planning Commission via a public hearing.  

Multi-family residential development is permitted by right in the RM-10 and RM-20 districts. Design 
review is conducted concurrently with the site plan review. Site plan review for multi-family 
developments of five or fewer units is conduct by the Zoning Administrator via a public meeting. Site 
plan review for larger multi-family apartment developments is conducted by the Planning Commission 
via a public hearing. Larger multi-family condominium developments are approved by the Planning 
Commission through the Conditional Use Permit public hearing process. Adopted in 2019 by the 
California legislature, Senate Bill 35 (SB 35) requires cities to streamline the review and approval of 
certain qualifying affordable multifamily and mixed-use housing projects through a ministerial 
process. Public hearings are not allowed on SB 35 projects. Review of qualifying affordable 
multifamily and mixed-use housing projects must focus on objective general plan, zoning, subdivision 
and design review standards for streamlined projects. The City’s existing land use controls and 
development standards (e.g., building height, yard setbacks, open space and parking requirements) are 
written and applied objectively; however, the existing Buena Park Multifamily Design Guidelines are 
merely subjective recommendations. To comply with state law, the City will establish objective design 
standards applicable to Senate Bill 35 projects, as described in Program 15. 

When residential projects are initiated with specific requests such as a CUP, a General Plan 
Amendment, Variance, or a Zone Change, the processing timeframe may be extended. The most 
common housing applications and permit processing times are indicated in Table 34. Also, depending 
on the level of environmental review required, the processing time for a project may be lengthened. 
Since many of these reviews are conducted concurrently, the extension in timeframe for processing is 
not cumulative. 

In general, the review process for a single-family home can be completed within six to eight weeks. 
For a small multi-family project, the review process can also typically be completed within 6 to 8 
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weeks. Reviews of larger multi-family projects (of more than five units) may take slightly longer but 
are usually completed within 8 to 12 weeks. The City’s permit processing and review procedures do 
not unduly constrain housing development. However, residential developers surveyed for this Housing 
Element have noted that requirements of the Santa Ana Regional Water Quality Control Board 
typically increase application processing times beyond the City’s standard processes. Currently, 
applicants are required to submit a Preliminary Water Quality Management Plans (WQMP) for 
approval by the City Public Works department prior to the Planning Commission hearing. This 
requirement can add approximately six to eight weeks to entitlement processing, as discretionary 
development applications cannot be agendized for public review until the preliminary WQMP is 
approved.  

The General Mixed-Use zoning designation provides for mixed-use development featuring higher 
density residential and neighborhood commercial uses along major arterials. A regulatory plan or 
Development Agreement must be established prior to development within this zoning designation and 
be approved by the Planning Commission. A regulatory plan or Development Agreement can typically 
be completed within 4 to 6 months. 

Table 34: Approximate Development Processing Times 
Process Time 

Conditional Use Permit 10 - 12 weeks 
General Plan Amendment 5 – 8 months 
Environmental Impact Reports 8 - 12 months 
Plan Checking/Building Permits 6 - 8 weeks 
Site Plan Review 6 - 8 weeks 
Tentative Tracts 4 - 6 months 
Variance 3 months 
Zone Change 4 – 6 months 
Development Agreement 4 – 6 months 

Source: City of Buena Park, 2021. 
 
The City provides clear instruction and specific guidelines to help developers navigate through the 
development review process. 

Site Plan Review Standards 
The City requires a Site Plan Review for multi-family projects. The Planning Division uses the 
following criteria to evaluate the project: 

• The proposed development meets all applicable requirements of the Zoning Ordinance and 
other laws; 

• The site arrangement and improvements will not be detrimental to the existing and intended 
character of the area as defined by the General Plan, any applicable specific plans, and the 
Zoning Ordinance; 

• Property values will be conserved; 
• Effective and satisfactory methods are provided to protect nearby structures and activities 

from noise, vibration, and other adverse environment effects generated by the subject 
development; 

• The exterior architectural design is in reasonable harmony with the architectural character 
of the area; and 

• The arrangement and design for pedestrian and vehicular traffic will minimize congestion 
and protect pedestrian and vehicular safety. 

If multi-family projects meet all development standards and no CUP is required for height increase, or 
condominium development, no public hearing is required. This review is ministerial. 
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The City has developed Multi-Family Design Guidelines (described below) which includes 
recommended design and site planning criteria. The intent of the Design Guidelines is to establish 
objective standards for conducting the site planning and design reviews while ensuring compatibility 
with surrounding neighborhoods and expediting development. 

Design Review Standards 
Design review is required for multi-family residential projects. The City has developed Design 
Guidelines to express the intended character for future residential development within Buena Park. 
When used in conjunction with the City Zoning Ordinance, the Design Guidelines will provide useful 
information to the developer during the initial design phase of a project. Also, recognizing that zoning 
regulations alone cannot ensure quality design, the Design Guidelines provide the City with a 
consistent means of reviewing and evaluating future residential projects. Elements of the design review 
include: building mass, architectural elements and materials, site planning and hardscape, landscape, 
open space amenities, utilities, and fences. 

Design review is currently conducted by the Planning Commission. The City’s Zoning Ordinance will 
be updated for compliance with Senate Bill 35 which requires multifamily and mixed-use 
developments to be approved via a streamlined ministerial process by applying objective design 
standards (Program 15). 

Conditional Use Permit 
Certain uses require the approval of a Conditional Use Permit (CUP). The Planning Division uses the 
following criteria to evaluate the CUP applications: 

• The proposed use and development is consistent with the General Plan and any applicable 
specific plans. 

• The site is adequate in size, shape, topography, location, utilities and other factors to 
accommodate the use and development. 

• Adequate street access and traffic capacity are or will be available to serve the proposed 
development as well as existing and anticipated development in the surrounding area. 

• Adequate utilities and public services are or will be available to serve the proposed 
development as well as existing and anticipated development in the surrounding area. 

• The use and development will be compatible with the intended character of the area. 

State Tax Policies and Regulations 
Proposition 13 
Proposition 13, a 1978 voter initiative that limits increases in property taxes except when there is a 
transfer of ownership, may have increased the cost of housing. The initiative led many local 
governments to pass on more of the costs of housing development to new homeowners. 

Federal and State Environmental Protection Regulations 
Federal and state regulations require environmental review of proposed discretionary projects (e.g., 
subdivision maps, use permits). Costs, resulting from fees charged by local government and private 
consultants needed to complete the environmental analysis and from delays caused by the mandated 
public review periods, are also added to the cost of housing and passed on to the consumer. However, 
the presence of these regulations helps preserve the environment and ensure environmental quality for 
Buena Park residents. 



 
 
 

Public Review Draft–October 2021      Buena Park General Plan   •    Chapter 11 11-47 

Dissolution of Redevelopment  
Throughout much of its history, Buena Park has relied upon and utilized revenue derived from tax 
increment generated by the City’s Redevelopment Agency. The Redevelopment Agency was 
established to assist in the remediation of blighted conditions associated with undeveloped and 
unproductive vacant land, remove substandard conditions in the area, coordinate the development of 
various land use types (including the provision of affordable housing) and develop public services and 
facilities that best serve the area.  

However, dissolution of redevelopment agencies statewide was enacted in June 2011 as Assembly Bill 
1X 26 (AB 26). Under the provisions of AB 26, the bill dissolved redevelopment agencies, prevented 
agencies from engaging in new activities, established a process for winding down current agency 
activities and set forth a mechanism for the distribution of funds from current agencies to other local 
taxing entities. In accordance with this legislation, over 400 California redevelopment agencies 
(including Buena Park’s redevelopment agency) were dissolved in February 2012. As a result, the City 
immediately lost a significant funding resource (i.e., annual tax increment revenue) that could have 
been used for continued re-investment in the community.  

11.3.3 Environmental and Infrastructure Constraints 
Buena Park is subject to environmental and infrastructure constraints. The City is located in a 
seismically active region with a number of faults found in its proximity. The potential for seismic 
activity and related slope stability issues present constraints upon development. To accommodate 
future residential development, improvements to the infrastructure, such as sewer, water, and electrical 
systems, are necessary. 

Seismic Hazards 
The City of Buena Park is located in a seismically active region, with a number of faults in close 
proximity. The Norwalk Fault traverses the north and northeast portion of Buena Park and the Los 
Coyotes Fault is located near the City’s northern boundary. Additionally, faults located within 5 miles 
of the City include Whittier-Elsinore, Newport-Inglewood, and Los Alamitos Faults. The Norwalk 
Fault is the only fault located within the City; however, no surface faulting has been associated with 
this fault. Furthermore, the Norwalk Fault is not a state-designated Alquist-Priolo Earthquake Fault 
Zone. The northeastern areas of the City are most susceptible to damage resulting from an earthquake. 

A related seismic hazard of some concern in the Ci ty of Buena Park is liquefaction. According to the 
California Geologic Survey Quadrangles, liquefaction susceptibility is considered high throughout the 
majority of the City. However, the northern part of the City is generally not recognized as susceptible 
to liquefaction, except for those areas adjoining Coyote Creek. 

Landslide potential in Buena Park is considered to be low due to the flat topography of the City. 
However, there is the potential for landslides in the Coyote Hills area due to the sloping topography, 
though the City is not located within an area identified as having the potential for earthquake-induced 
landslides. 

Flooding and Severe Storm Hazards 
Large winter storms can lead to localized flooding in the City of Buena Park, especially in its northern 
portion. The majority of the City is located outside the one percent chance (100-year) flooding. 
However, certain portions of the City lie in Zone AO, identified as having a 100-year shallow flooding 
with average depths between 1 and 3  feet. The City of Buena Park is also located within proximity to 



 
 
 

11-48 Public Review Draft–October 2021      Buena Park General Plan   •    Chapter 11 

four dams which can pose flooding hazards: Prado Dam, Fullerton Dam, Brea Dam, and Carbon 
Canyon Dam. 

Fire Hazards 
Urban fires are most likely to occur within Buena Park due to the urbanized nature of the City. Urban 
fires are largely related to fires involving a structure and/or its contents, and the cause of such fires is 
often human carelessness and negligence. Because Buena Park’s climate includes long periods of hot, 
dry weather combined with sporadic high-velocity wind events, the potential exists for large, spreading 
fires. Delayed reporting to proper authorities, combustible construction materials, the absence of 
automatic sprinklers, and inadequate emergency vehicles and water supplies can exacerbate the threat 
of a fire. 

The Buena Park Draft Fire Hazard Severity Zones in Local Responsibility Areas (LRA) map 
(September 17, 2007) identifies the northeastern-most portion of the City, adjacent to the City of 
Fullerton, as located within Fire Hazard Severity Zones. 

Hazardous Material 
Currently, there are a variety of existing business operations in the City that use, store, or transport 
hazardous substances, as well as generate hazardous waste. These sites present risk to both users and 
adjacent properties. Transportation routes also present some risks to the release of hazardous materials. 
The SR-91 Freeway and the I-5 Freeway are heavily traveled routes open to vehicles carrying 
hazardous materials. Major surface streets in the City of Buena Park providing freeway access include 
Valley View Street, Orangethorpe Avenue, Beach Boulevard, Knott Avenue, and Auto Center Drive. 
Rail lines that go through the City are also used for the transport of hazardous materials and wastes. 

Additionally, a number of underground hazardous material pipelines cross through the City of Buena 
Park. The lines transport natural gas and oil. Natural gas lines may leak in relatively small quantities 
from cracks, flaws, or damaged areas of the pipeline, which can typically be repaired. However, rupture 
of these lines could result in leakage and possible contamination, explosion, and/or fire. 

Infrastructure Constraints 
Water facilities, sewer facilities, streets, sidewalks, and curbs are of critical importance in the urban 
environment. The provision and maintenance of these facilities enhance the safety and character of the 
City’s neighborhoods and serve as an incentive to homeowners to maintain their homes. Alternatively, 
when these public improvements are left to deteriorate or their use is overextended, neighborhoods can 
become neglected and show early signs of deterioration. Future development may result in the need 
for additional infrastructure (e.g., roads, facilities for the provision of water and power) and public 
safety facilities including police, fire, and paramedic. 
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11.4 Housing Resources 
This section analyzes the resources available for the development, rehabilitation, and preservation of 
housing in Buena Park. This analysis includes an evaluation of the availability of land resources for 
future housing development, the City’s ability to satisfy its share of the region’s future housing needs, 
the financial resources available to support housing activities, and the administrative resources 
available to assist in implementing the City’s housing programs and policies. Additionally, this section 
presents opportunities for energy conservation. 

11.4.1 Availability of Sites for Housing  
Regional Housing Needs Allocation (RHNA) 
State law requires that a community provide an adequate number of sites to allow for and facilitate 
production of the City’s regional share of housing. To determine whether the City has sufficient land 
to accommodate its share of regional housing needs for all income groups, the City must identify 
“adequate sites”. Under state law (California Government Code §65583[c][1]), adequate sites are those 
with appropriate zoning and development standards, with services and facilities, needed to facilitate 
and encourage the development of a variety of housing for all income levels. Compliance with this 
requirement is measured by the jurisdiction’s ability to provide adequate land to accommodate the 
RHNA. The Southern California Association of Governments (SCAG), as the regional planning 
agency, is responsible for allocating the RHNA to individual jurisdictions within the region. 

For the 2021-2019 Housing Element update, the City of Buena Park is allocated a RHNA of 8,919 
units, a 2,530 percent increase from the 5th cycle allocation of 339 units. The 6th cycle RHNA is 
distributed by income as follows: 

• Extremely Low Income (up to 30 percent of AMI): 1,059 units6 (11.8 percent) 
• Very Low Income (31 to 50 percent of AMI): 1,059 units (11.8 percent) 
• Low Income (51 to 80 percent of AMI): 1,343 units (15 percent) 
• Moderate Income (81 to 120 percent of AMI): 1,573 units (18 percent) 
• Above Moderate Income (more than 120 percent of AMI): 3,884 units (44 percent) 

While the Housing Element covers the planning period of October 15, 2021 through October 15, 2029, 
the RHNA planning period is slightly different – June 30, 2021 through October 31, 2029 (i.e., 2021-
2029 RHNA). 

Pending Projects 
The City has several residential projects that are currently pending and can be counted towards the 
2021-2029 RHNA (Table 35). These projects obtained entitlement approval during the 2013-2021 
Housing Element cycle and are in various stages of the development process; however, none were 
issued building permits before June 30, 2021 which is the deadline for including those units in the 
previous housing element cycle. 

 
6  The City has a RHNA allocation of 2,119 very low income units (inclusive of extremely low income units). Pursuant to state 

law (AB 2634), the City must project the number of extremely low income housing needs based on Census income distribution or 
assume 50 percent of the very low income units as extremely low.  
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Table 35: Pending Projects in Buena Park 

Project Total Units 
Affordable 

Units Status 
Orchard View Gardens Senior Apartments 66 65 Plan Check 
Jasmine Walk Townhomes 53 -- Plan Check 
7682 9th Street Townhomes 18 2 Plan Check 
7341 9th Street Apartments  7 -- Plan Check 
Beach and Orangethorpe Mixed Use Specific Plan (The Source) 250 -- Entitlements 

Approved 
Total 394 67  
Source: City of Buena Park, 2021. 

Residential Sites Inventory 
Realistic Capacity 
California Government Code §65583.2(c) requires, as part of the analysis of available sites, cities to 
calculate the projected residential development capacity of the sites identified in the housing element 
that can be realistically achieved. For the purpose of this Housing Element, calculations of realistic 
capacity assume that properties will achieve a density less than the maximum allowed density. This 
reduction accounts for applicable land use controls and site requirements, adjustments based recent 
development trends, and typical densities of affordable housing projects as applicable. Capacity 
adjustments for infrastructure availability and environmental impacts have not been factored as 
infrastructure availability or environmental constraints are not anticipated for sites identified in the 
inventory. When applied,the factors identified in the state statute (as summarized in the following 
table) may result in an adjusted capacity to less than the maximum density allowed. Density realization 
should not be construed as a result of the City’s development standards. Many times, developers choose 
not to exhaust available resources to maximize their development, or the failure to maximize the 
development is due to inefficient site plan and architectural design. Achievable density on a property 
is often influenced by how much a developer is willing to spend on a development, which is beyond 
the discretion of the local agency. 

Table 36: Adjustment Capacity Factors 
Capacity Factor Adjustment Reasoning 

Land Use Controls and Site 
Improvements 55% - 95% 

For net acreage due to on-site 
improvements including sidewalks, 
utility easement 

Realistic capacity 

RS-6: 96% 
RS-10: 75% 
RM-10: 87% 
RM-20: 70% 
General Mixed Use (GMU): 70% 
Central Buena Park Mixed Use (CBPMU): 65% 
Entertainment Mixed Use (EMU): 65% 

Adjustment based on past local and 
regional development trends of 
residential and mixed-use projects, as 
well as programs to incentivize 
development 

Typical densities 95% Affordable housing projects are built 
out to almost maximum density 

Infrastructure availability No adjustment Infrastructure available, no constraints 
Environmental constraints No adjustment No known site constraints 
 

Table 37 provides actual densities of approved or constructed housing projects in the various districts 
that allow residential and mixed-use development which is used as a basis to calculate realistic 
capacity.  
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Table 37: Actual Residential Densities  
RS-6 (base 7.3 units per acre) General Mixed Use (base 32 units per acre) 
• 6646 San Haroldo Wy.: 6.25 units per acre 
• 8111 San Huerta Cir.: 7.69 units per acre 
• 6682 Highland Ave.: 6.6 units per acre 
• 8380 Philodendron Wy.: 7.96 units per acre 
• 10460 Greta Ave.: 7.14 units per acre 

• Corsica: 12 units per acre 
• Parker Collection: 25 units per acre 
• 6555 Beach: 32 units per acre 
• Aldea Walk: 15 units per acre 
• Indigo Walk: 23 units per acre  

RS-10 (base 4.4 units per acre) Central Buena Park Mixed Use (base 45 units per acre) 
• 8689 Hillcrest Rd.: 2.8 units per acre 
• 5331 Emerywood Dr.: 3 units per acre 
• 5108 Fairview Dr.: 4.1 units per acre 
• 5411 Rockledge Dr.: 3.3 units per acre 

• On-Beach: 27 units per acre 
• VIP Homes: 20 units per acre 
•  

RM-10 (base 10 units per acre) Entertainment Mixed Use (base 80 units per acre) 
• 8772 Hoffman St.: 12 units per acre 
• 8752 Hoffman St.: 13.8 units per acre 
• 8872 Hoffman St.: 14.5 units per acre 
• 8741 Hoffman St.: 16 units per acre 
• 8845 Hoffman St.: 13.6 units per acre 

• Not available  
 

RM-20 (base 20 units per acre)  
• 7682 9th St.: 25.7 units per acre 
• 7341 9th St.: 20 units per acre 
• 5741 Burnham Ave: 16 units per acre 
• 7411 Artesia Blvd.: 38 units per acre 

 

Estimating Potential Units by Income Category 
State law requires that jurisdictions demonstrate in the Housing Element that the land inventory is 
adequate to accommodate that jurisdiction’s share of the regional growth. The City is committed to 
identifying sites at appropriate densities as required by law. The State of California, through Assembly 
Bill 2348 (AB 2348), has established “default” density standards for local jurisdictions. State law 
assumes that a density standard of 30 units per acre for metropolitan jurisdictions, such as Buena Park, 
is adequate for facilitating the production of housing affordable to lower income households. 
Therefore, in estimating potential units by income category, it is assumed that: 

• A density of 1 to 15 units per acre (primarily for single-family homes) is assumed to 
facilitate housing in the above moderate income category; 

• A density of 16 to 29 units per acre (primarily for medium density multi-family 
developments) is assumed to facilitate housing in the moderate income category; and 

• A density of 30 or more units per acre (primarily for higher density multi-family 
developments) is assumed to facilitate housing in the very low and low income category. 

Methodology for Identifying Sites 
The city’s recyclable land inventory was developed with the use of a combination of resources, 
including the City’s GIS database, updated Assessor’s data, field and digital surveys, and review of 
the City’s Land Use Element and Zoning Ordinance. The inventory includes small and large parcels 
that can be redeveloped for more intense residential uses. 

Vacant Land 
State law requires that jurisdictions demonstrate in the Housing Element that the land inventory is 
adequate to accommodate that jurisdiction’s share of the region’s projected growth. Buena Park is a 
built-out community. The city’s inventory of vacant residential land totals just 2.38 acres. Three parcels 
are designated for Multi-Family Residential. Combined, these contiguous parcels have the capacity for 
31 housing units. As these parcels provide the ideal opportunity for lot consolidation, the site area 
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bonus can increase the allowable density on these properties to 24 housing units per acre. In addition, 
the City is committed to amending the Housing Opportunities Overlay by the end of 2023 to further 
increase the allowable density on these properties to 50 housing units per acre. Overall, vacant 
properties in the city have the realistic potential to yield 38 units. Table 38 summarizes Buena Park’s 
vacant residential development potential by land use designation and zoning. 

Table 38: Residential Development Potential on Vacant Residential Zoned Sites 

Land Use (Zoning) APN 
Base 

Density 
Site Area 

Bonus 

Housing 
Opportunity 

Overlay 
Vacant 
Acres 

Realistic 
Capacity1 

Affordability 
Level 

Estate Residential 
(RS-10) 

289-162-04 4.4 du/ac – – 0.33 1 Above Moderate 

One Family Residential 
(RS-6) 

066-184-26 7.3 du/ac – – 0.13 1 Above Moderate 

One Family Residential 
(RS-6) 

066-132-09 7.3 du/ac – – 0.17 1 Above Moderate 

One Family Residential 
(RS-6) 

066-132-15 7.3 du/ac – – 0.18 1 Above Moderate 

One Family Residential 
(RS-6) 

066-132-16 7.3 du/ac – – 0.17 1 Above Moderate 

One Family Residential 
(RS-6) 

066-132-17 7.3 du/ac – – 0.17 1 Above Moderate 

One Family Residential 
(RS-6) 

276-322-16, 17 7.3 du/ac – – 0.25 1 Above Moderate 

Multifamily Residential 
(RM-20) 

066-112-01 20 du/ac 24 du/ac 50 du/ac 0.31 10 Moderate 

Multifamily Residential 
(RM-20) 

277-102-17 20 du/ac 24 du/ac 50 du/ac 0.34 10 Lower2 

Multifamily Residential 
(RM-20) 

277-102-18 20 du/ac 24 du/ac 50 du/ac 0.35 11 Lower2 

Total     2.38 38  
Notes: 
1. Adjustment capacity factors applied  
2. Assumed to be developed as a consolidated site 
Source: City of Buena Park, 2021. 

Recyclable Residential Land 
In addition to vacant sites, future housing units can also be accommodated on underutilized lots where 
developments are not built out to the maximum density permitted. Recycling opportunities identified 
in this inventory primarily focus on the RM-20 zone which permits 20 units per acre (24 units per acre 
with a site bonus); however, several sites in the RM-10 zone which permits 10 units per acre (16 units 
per acre with a site bonus) are also identified. In the RM zones, development ranges from small scale 
duplexes and triplexes to three-story apartments. However, among these multi-family developments 
are many single-family homes. These single-family, low-density uses comprise the most significant 
opportunities to augment the city’s housing stock. In the RM-20 and RM-10 zones, properties have 
realized developments at an average 70 percent and 87 percent of the maximum allowed units, 
respectively. Most infill developments in the RM-20 zone have yielded between 16 and 38 units per 
acre, depending on lot size. Such density level has facilitated the development of housing affordable 
to lower- and moderate-income households. Infill developments in the RM-10 zone have yielded 
between 12 and 16 units per acre, depending on lot size. Such density level has facilitated the 
development of housing affordable to moderate-income households. Given the scarcity of developable 
residential land in the city and the continuing demand for housing, recycling of underutilized land has 
been the prevalent trend of development in Buena Park. Two incentives in particular provide the 
opportunity for developers to consolidate properties. The site area bonus and state density bonus are 
particularly effective incentives as these can be used simultaneously on a project. As indicated in the 
General Plan, up to six additional units per acre (over the number permitted by the base land use 
density) may be granted as a site assembly bonus in areas designated as Medium Density Residential 
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and four additional units per acre for the High Density Residential category. In addition, developers 
can receive a density bonus consistent with state law, depending on the amount and type of affordable 
housing provided. 

High Density Residential (RM-20) Sites 
The analysis of residentially zoned recyclable land in this section focuses primarily on the city’s high 
density residential areas. During extensive data analysis, these areas were identified based on the level 
of new development and recycling already occurring in these neighborhoods. Particularly, the presence 
of many single-family homes situated on larger lots zoned for multi-family development indicates that 
recycling will continue to occur in these areas as demand for multi-family housing increases and 
scarcity of land in the area pushes property values higher. 

Specific site selection was based on data analysis to identify sites that are currently developed with 
single-family homes, smaller, older, multi-family developments, and sites used for non-residential 
purposes such as community gathering facilities (e.g., clubs and lodges) with large parking areas. These 
properties are in contrast to the higher density character of the general area and to development that 
has occurred more recently in surrounding neighborhoods. Most of the recent developments in these 
areas are the result of recycling lower intensity uses to higher density development. In total, 
underutilized properties encompass approximately 30 acres of land zoned RM-20. The RM-20 zone 
allows for a maximum density of 24 units per acre with site area bonuses applied, making these parcels 
suitable for potential development into housing for moderate-income households. Infill trends in the 
RM-20 zone indicate that multi-family developments such as apartment and condominium 
developments are the most likely residential products. A full list of identified RM-20 sites and 
estimated residential capacities can be found in Appendix C – Residential Sites Inventory. 

To provide for affordable housing opportunities consistent with Assembly Bill 2348, the 2010 General 
Plan updated include a Housing Opportunities Overlay (HOO) designation. The base density for the 
overlay designation is currently 30 units per acre. As Buena Park is committed to providing adequate 
sites to accommodate its RHNA, the City will initiate zoning code and land use amendments to increase 
the base density of the HOO to 50 units per acre which will allow for increased residential capacity on 
selected RM-20 sites to accommodate development of lower income housing. Potential HOO sites are 
identified in the Appendix C – Residential Sites Inventory. 

Medium Density Residential (RM-10) Sites  
Similar to conditions discussed above in the RM-20 zone, areas within the RM-10 zone were also 
observed to exhibit underutilization of residential properties. Several RM-10 sites are currently 
developed with single-family homes and non-residential uses such as small privately operated schools 
and churches. According to City records and field analysis, underutilized properties encompass 
approximately 5 acres of land zoned RM-10. The RM-10 zone allows for a maximum density of 16 
units per acre with site area bonuses applied, making these parcels suitable for potential development 
into housing for above moderate-income households. Infill trends in the RM-10 zone indicate that 
multi-family developments such as apartment and condominium developments are the most likely 
residential products. A full list of identified RM-10 sites and estimated residential capacities can be 
found in Appendix C – Residential Sites Inventory. 

Accessory Dwelling Units 
Accessory Dwelling Units (ADUs) and Junior Accessory Dwelling Units (JADUs) remain an attractive 
housing option as they can serve as an alternative source of affordable housing for lower-income 
households and seniors. In compliance with state law, the City’s Zoning Code allows at least an 800 
square foot “State Exemption ADU” with four-foot side and rear setbacks and a maximum building 
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height of 16 feet to be constructed by right on all residential sites including multifamily and mixed-use 
zoned properties. City records indicate that Buena Park has been successful in facilitating the 
construction of ADUs, approving 36 units and issuing 5 building permits between 2018 and 2020. 
Growth of ADUs as an affordable housing option in Buena Park is expected to continue throughout 
the planning period, as made further evident by the 42 ADUs approved by the City between January 
2021 and September 2021. 

In 2021, Buena Park was awarded grant funding from SCAG’s Regional Early Action Program 
(REAP) to streamline the review and approval process for ADUs. To further encourage and facilitate 
the development of ADUs in accordance with the grant program, the City intends to develop an ADU 
design manual, pre-approved prototype plans, and educational material for use by property owners and 
City staff (Program 10). Improvements to the City’s digital tracking systems to continuously monitor 
ADU production are also anticipated to ensure no loss of planned capacity. With this these process 
improvements in place, the City assumes a conservative projection of 30 ADUs permitted each year 
through the 2021-2029 planning period for a total of 240 ADUs. In accordance with the ADU 
Affordability Memo developed by SCAG, which provides affordability rates pre-certified by HCD, 
affordability of these 240 ADUs are divided among lower, moderate, and above moderate income 
categories as follows: 

• Lower Income: 68 percent X 240 = 163 ADUs 
• Moderate Income: 30 percent X 240 = 72 ADUs 
• Above Moderate Income:  2 percent X 240 = 5 ADUs 

Summary of Residential Capacity on Vacant, Recyclable, and ADU Sites  
The analysis indicates that the City’s inventory of underutilized/recyclable sites, along with entitled 
units under plan review and potential ADU production has the potential for the development of 1,175 
residential units on existing residential properties. A detailed sites inventory table is also presented in 
Appendix C. 

Candidate Sites for Rezoning/Overlays 
Identification of a site’s capacity does not guarantee that construction will occur on that site. If there 
are insufficient sites and capacity to meet the RHNA allocation, then the Housing Element is required 
to identify a rezoning program to create the required capacity (Program 11). Residential development 
can also be facilitated by way of establishing an overlay zone, so that the underlying zone (e.g., 
Commercial or Industrial) continues to control the property until the overlay zone is applied. The 
remaining RHNA allocation would be met primarily by applying mixed use overlay zones or district 
rezoning in two different groups:  

• Existing General Mixed Use (237 units on 7.79 acres) and Central Buena Park Mixed Use 
(49 units on 1.88 acres) sites that were used in prior Housing Elements. 

• Existing General Mixed Use (4,258 units on 145.6 acres), Central Buena Park Mixed Use 
(880 units on 25.3 acres), Commercial Office Mixed Use sites (130 units on 5 acres), and 
Entertainment Mixed Use sites 3,186 on 95 acres) sites that were not in prior Housing 
Elements.  

This will facilitate a mix of affordable and market-rate developments on sites distributed throughout 
the city and generally concentrated along or near transportation corridors such as Beach Boulevard, 
Orangethorpe Avenue, and La Palma Avenue. In addition, there are a number of sites that carry a High 
Density Residential land use designation but are currently zoned either Commercial (130 units on 3.93 
acres) or Open Space (3 units 0.22 acres) that will be rezoned to RM-20, and several existing tourist 
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lodging sites that have been identified inclusion in the Motel/Hotel Conversion Overlay (148 units on 
2.63 acres). 

Mixed-use Sites 
As a built-out community, opportunities for residential development will likely occur on mixed use 
sites where there is a potential to recycle or increase densities. Since the introduction of mixed-use 
designations (specifically General Mixed Use – GMU, Commercial Office Mixed Use – COMU and 
Central Buena Park Mixed Use - CBPMU) in the City’s 2010 General Plan update, the City has 
approved seven mixed-use projects within these areas. As Buena Park is committed to providing 
adequate sites to accommodate its RHNA, the City will initiate zoning code and land use amendments 
to create new mixed-use overlays that can be applied to existing non-residential and underutilized 
properties in an effort to further increase residential densities for developments that provide housing 
affordable to lower and moderate income households (Program 11). These overlays will have the 
potential to increase density up to 45 units per acre for sites with the GMU or COMU designation, 60 
units per acre for sites with the CBPMU, and 100 units per acre for sites with the EMU while 
maintaining a base “default density” of 30 units per acre, making these parcels suitable for potential 
development into housing for lower income households. Selected mixed-use overlay sites are identified 
in the Appendix C – Residential Sites Inventory. The selected properties are considered ideal for 
mixed-use based on the potential for transition and redevelopment due to the age, condition, suitability 
for consolidation, and location within transit corridors. However, as detailed in the Housing Constraints 
chapter of this Housing Element, actual construction and development of housing will be heavily 
predicated on the private development industry, private property owners, and upon processing of 
required entitlements subject to City review and approval. 

Hotel/Motel Conversion  
In June 2020, the State of California introduced Project Homekey (an expansion of the March 2020 
Project Roomkey program) which allocates $600 million in state and federal emergency funds via 
HCD to local jurisdictions cities to purchase and convert hotels and motels into interim or permanent, 
long-term housing. As part of a rapid rehousing strategy to address homeless and special needs 
population and given the community’s positive response to the Airport Inn Apartments (a former 60-
unit motel converted into a 57-unit Permanent Supported Housing community approved by the City in 
2020), the City will further promote the development of similar projects by establishing an overlay 
program to facilitate conversion of qualifying hotels and motels (Program 11). The City has identified 
three such qualifying motel sites within Buena Park, the 98-room Howard Johnson Motel, the 25-room 
Townhouse Motel, and the 25-room Century Inn Motel. Combined, these sites could be converted to 
provide approximately 145 single occupancy or family units for long-term residential use by homeless 
and lower income persons. 

Religious Congregational Sites  
Following the well-received Orchard View Senior Apartment proposed to be developed in partnership 
with the St. Joseph Episcopal Church, other religious congregational sites were analyzed that have the 
potential to accommodate lower income housing. The City has initially identified at least two religious 
congregation sites with large surface parking lots or open areas (0.5 acres or more in size) located on 
major thoroughfares in the city that have the potential to carry residential units: St. Pius Church located 
at 7601 Orangethorpe Avenue and Thanksgiving Church located at 6805 Knott Avenue. Based on size, 
these two sites combined have the potential to accommodate approximately 308 lower income units. 

To facilitate housing development on these or other religious congregational sites, the City will seek 
to establish an overlay or other zoning tools allowing residential densities up to 40 units per acre on 
properties zoned commercial or industrial where places of worship are located. Development standards 



 
 
 

11-56 Public Review Draft–October 2021      Buena Park General Plan   •    Chapter 11 

for minimum lot area, building height, and setbacks will also be established to facilitate residential 
development. In addition, Assembly Bill 1851 increases opportunities to develop housing on religious 
institutional properties by removing parking as a barrier to development. The new law allows for a 50 
percent reduction in religious use parking spaces to accommodate affordable housing and allows the 
number of religious use parking spaces available after completion of affordable housing project to 
count towards the housing project’s parking requirements.  

Small Site and Lot Consolidation 
Many of the non-vacant sites identified consist of multiple smaller parcels with different owners 
(especially in the Central Buena Park Mixed-Use area), and their development within the planning 
period will depend on whether they can be consolidated. Because of the lack of a sufficient number of 
large residential parcels under single ownership in Buena Park, these sites represent the best 
development opportunities to accommodate the City’s RHNA fair-share allocation within the planning 
period. The City is prepared to take significant steps beyond its offering of site area bonus to ensure 
lot consolidation takes place as part of its larger efforts to monitor the adequate sites inventory and 
facilitate the buildout of the identified sites. 

The City’s efforts to facilitate lot consolidation will include the following actions: 

• Opportunity sites marketing and outreach: The City will make a list of prime opportunity 
mixed-use sites through the City’s website. The list will include information on parcel size, 
zoning, and existing uses, as well as highlighting opportunities for lot consolidation. 

• Outreach to real estate community: The City will establish an outreach program to local 
real estate brokers and the Orange County Association of Realtors to increase awareness 
of lot consolidation opportunities.  

• Reduced or Alternative Parking: Required parking may be reduced subject to finding that 
adequate parking will be available to serve the subject project. In addition, tandem, shared, 
and off-site/remote parking options may be allowed, subject to finding that adequate 
parking will be available to serve the project. 

• Technical assistance: The City will provide technical assistance to expedite the site 
acquisition, plan review and entitlement process, in addition to facilitating negotiations 
between the property owner and interested buyers. 

• Expedited processing: The City will establish expedited permitting procedures for lot 
consolidation. 

Comparison of Sites Inventory and RHNA 
The City of Buena Park can accommodate approximately 10,304 additional housing units through 
pending projects, its inventory of vacant and underutilized land, ADUs, and rezoned and mixed-use 
overlay sites. This capacity is more than adequate to accommodate the City’s 2021-2029 RHNA of 
8,919 units. The following table provides a summary of the city’s available sites and RHNA status. 
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Table 39: Comparison of Sites Inventory and RHNA 

 Lower Moderate 
Above 

Moderate Total 
RHNA 3,462 1,543 3,884 8,919 
Sites Inventory 

Recyclable Land1 283 225 494 1002 
Rezone/Overlay Sites1 3,033 1,847 3,832 8,712 
Accessory Dwelling Units (ADUs) 163 72 5 240 
Total 3,462 2,144 4,331 9,954 

Surplus/Deficit +17 +571 +447 +1,035 
Notes: 

1. Includes vacant sites and pending projects 

Availability of Infrastructure  
In 2019, the City updated its Water Master Plan as a proactive means of ensuring the most efficient 
water system for its customers. A review of the Master Plan indicates that sites identified in the sites 
inventory are not subject to water supply constraints. The city currently has eight wells (six are active 
and two are inactive under normal demand conditions and maintained for emergency use only) within 
the Buena Park city limits that produce groundwater and supply up to 100% of the City’s total demand. 
The City imports water from the Metropolitan Water District of Southern California (MWD) as 
necessary in order to supplement our groundwater production as necessary to meet current demands. 
The Master Plan concludes there is sufficient supply to meet the water system demand for the 1,398 
residential units analyzed for the study. However, it is assumed that a substantial increase in the City 
water supply will be needed to accommodate the remaining 7,521 units under the RHNA over next 
eight years. The Master Plan does call for the construction of a new well in order to be able to reliably 
supply 100% of its maximum day demands.  It is anticipated that the City will update its Master Plan 
periodically to identify local and regional water supply resources and applicable CIP funding. 

The 2018 Sewer Master Plan Update provides the City with a comprehensive assessment of the city’s 
sewer system and its ability to accommodate current and ultimate sewage flows. The Buena Park sewer 
service area includes Buena Park and small portions of the neighboring cities of Anaheim, Cypress, 
Fullerton, La Mirada, and La Palma. The Master Plan confirms that the majority (60 percent) of the 
city’s sewer system is in good condition (i.e., no structural defects) due to the diligent and continuous 
maintenance conducted by the City Sewer Maintenance Staff. The Sewer Master Plan identifies 
problem areas and sewer hot spots (locations prone to blockages). The recyclable land target areas 
were not identified as problem areas or hot spots; however, infrastructure improvements along La 
Palma Avenue, between Western Avenue and Dale Street, were identified as a priority project to be 
included in the City’s 20-year CIP Projects list. For the identified citywide improvements and 
maintenance programs a capital improvement and annual expenditure program for the sewer system 
has been prepared and consists of a combination of priority improvements, additional flow monitoring 
to confirm the urgency and priority of the improvement, problem area improvements, maintenance and 
rehabilitation, and CCTV inspection. 

Dry utilities, including power (natural gas and electricity), telephone and/or cellular service, cable or 
satellite television systems, and internet or Wi-Fi service are available to all areas within the city. The 
extension of power (gas and electric) service new residential development has not been identified as a 
constraint. Service providers are as follows:  

• Power: Southern California Edison  
• Internet Service: AT&T, Cox, and Spectrum  
• Telephone: AT&T, Cox, Ooma, and Spectrum 
• Television Systems: AT&T and Spectrum  
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11.4.2 Financial Resources 
Prior to the dissolution of redevelopment in California in February 2012, redevelopment housing set-
aside was the major funding source for the City of Buena Park. Today, Community Development Block 
Grant program is the only relatively steady source of funding for the City. 

Community Development Block Grant (CDBG) Funds 
Through the CDBG program, the federal Department of Housing and Urban Development (HUD) 
provides funds to local governments for funding a wide range of community development activities 
for low-income persons. The CDBG program is very flexible in that the funds can be used for a wide 
range of activities. The eligible activities include: acquisition and/or disposition of real estate or 
property; public facilities and improvements; relocation, and rehabilitation of housing; homeownership 
assistance; and lead testing and abatement activities. 

The City of Buena Park is an entitlement jurisdiction eligible to receive CDBG funds directly from 
HUD on an annual basis. According to the Buena Park 2020-2021 Annual Action Plan, HUD has 
notified the City that it will receive $875,154 in CDBG funds for Fiscal Year (FY) 2020-2021, with 
$98,200 in prior year funds that will also be available to undertake CDBG-eligible activities during the 
fiscal year. The majority of these funds are utilized for the City’s housing rehabilitation programs, code 
enforcement program, parks improvements, and other public services. 

State HOME and CalHome Funds  
The HOME Investment Partnerships Program provides federal funds for the development and 
rehabilitation of affordable rental and ownership housing for households with incomes not exceeding 
80 percent of area median income. The program gives local governments the flexibility to fund a wide 
range of affordable housing activities through housing partnerships with private industry and non-profit 
organizations. HOME funds can be used for activities that promote affordable rental housing and 
homeownership by low-income households. 

The City of Buena Park is not eligible to receive HOME funds directly from HUD. However, the City 
can apply to the State of California for HOME funds administered by the California Department of 
Housing and Community Development (HCD). According to the Buena Park 2020-2021 Annual 
Action Plan, the City was awarded approximately $500,000 HOME funds from the State of California 
and has also accumulated program income generated by the repayment of previously funded 
homeowner assistance. HOME funds may be used to provide Tenant Based Rental Assistance (TBRA). 
Staff estimates 15 to 20 very low-income Buena Park residents may benefit from this program. While 
HOME funds are not guaranteed on an annual basis, the City will continue to pursue this as a funding 
source during the 2021-2029 Housing Element planning period, to the extent possible. 

CalHome Funds 
The City of Buena Park has been successful in receiving CalHome Program funds from the California 
Department of Housing and Community Development (HCD) in years past. In 2013, the City was 
awarded $1,000,000 in grant funds, which was fully expended by 2017. The City continues to 
accumulate program income generated by the repayment of previously funded assistance. However, 
the City did not receive any funds in 2019 or 2020 and does not anticipate funding in 2021. The City 
will continue to pursue this as a funding source during the 2021-2029 Housing Element planning 
period, to the extent possible. 
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Housing Choice Vouchers (Section 8) Rental Assistance 
The federal Section 8 program provides Housing Choice Vouchers to very low income households in 
need of affordable housing. The Housing Choice Vouchers program assists a very low income 
household by paying the difference between 30 percent of the gross household income and the cost of 
rent. The vouchers program allows the voucher recipients to choose housing that may cost above the 
fair market rent as long as the recipients pay for the additional cost. According to the City’s 2019-2020 
Consolidated Annual Performance and Evaluation Report, 346 households in Buena Park received 
rental assistance under the HUD Housing Choice Vouchers program in 2019. 

11.4.3 Administrative Resources 
City of Buena Park Community Development Department 
The primary responsibility of the Community Development Department is the long-range planning and 
physical development of the city to promote livability and appearance. The department ensures the 
city's viability through enforcement of land use, construction, health, safety, and environmental 
regulations. This involves land use and development standards, building codes, economic vitality, and 
adherence to the General Plan. The Community Development Department consists of four divisions: 
Planning, Building, Neighborhood Improvement/Code Enforcement, and Economic Development  

The Planning Division is responsible for the administration of the General Plan and implementation of 
the Zoning Ordinance and Specific Plans. The Planning Division reviews plans for new development 
and expansion. The Building Division ensures that all new and remodeled structures within the city 
conform to the City's Building Code and the California Uniform Building Code to protect public safety 
and welfare. The Neighborhood Improvement/Code Enforcement Division maintains and improves the 
city's neighborhoods and housing stock through the enforcement of property maintenance and zoning 
ordinances, building codes, and health and safety code. The Code Enforcement Division is responsible 
for proactive property inspections through the City's Neighborhood Improvement Task Force, code 
enforcement inquiries, citizen complaints, responses, legal proceedings, and the development and 
implementation of abatement procedures/programs to address problem areas within the city. Lastly, 
added to the Community Development Department in 2021, The Economic Development Division is 
responsible for the city's business retention and attraction, and affordable housing activities. Within 
the division, staff manages the CDBG and HOME funds, including the filing of grant applications and 
administration of funds made available for City programs. The division is also responsible for projects 
involving affordable housing development through acquisition and rehabilitation. 

Non-Profit Housing Developers 
Due to the high cost of housing development in Orange County, many communities have found that 
partnerships with non-profit housing developers are an effective tool for creating affordable housing 
units and for preserving existing affordable housing, including those that are at risk of converting to 
market-rate housing. In Buena Park, several affordable housing developments have been made possible 
through close coordination and partnership with non-profit housing developers. 

The City has also partnered with HomeAid Orange County, John Laing Homes, and the Orange County 
Rescue Mission to construct the Hope Family Housing-Buena Park development. Comprising 16 units 
of townhouses and one management unit, Hope Family Housing – Buena Park’s 17-unit townhome 
community – provides long-term housing with supportive assistance to homeless families, many 
transitioning from motels throughout the county. The Orange County Rescue Mission (OCRM) 
currently manages Hope Family Housing’s day-to-day operations, providing an environment of 
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independent living with supportive services. HomeAid Orange County is the Building Industry 
Association’s philanthropic arm that builds and renovates homeless shelters. 

In addition, Jamboree Housing, C&C Development and National Community Renaissance are 
affordable housing developers that are actively engaged in the preservation of affordable housing in 
Orange County, including those units that are at risk of converting to market-rate housing. in the Spring 
of 2016, Jamboree Housing completed the 70-unit Clark Commons affordable housing project located 
at Orangethorpe Avenue and Stanton Avenue and is currently constructing a 57-unit Permanent 
Support Housing development (Airport Inn Apartments) located at 8180 Commonwealth Avenue. 
C&C Development is in the process of entitling at 54-unit affordable project at 7101 Lincoln Avenue 
and National Community Renaissance is developing a 65-unit affordable senior housing project on 
land owned by the St. Joseph’s Episcopal Church located at 8246 Valley View Street.  

11.4.4 Opportunities for Energy Conservation 
Energy-related housing costs can directly impact the affordability of housing. While state building 
code standards contain mandatory energy efficiency requirements for new development, the City and 
utility providers are also important resources to encourage and facilitate energy conservation and to 
help residents minimize energy-related expenses. 

Gases that trap heat in the atmosphere are called greenhouse gases and contribute to global 
temperatures through the greenhouse effect. Because automobile emissions are major sources of 
greenhouse gases, a reduction in vehicle trips is the most effective strategy to reduce global warming. 
The City’s policy and land use planning approach will stress more compact developments, at 
appropriate densities, and incentives (through density) for infill development, and the adoption of 
mixed uses along major corridors and near major commercial, office, and entertainment/tourist uses. 
These strategies aim to provide an adequate supply of housing for full range of income groups reducing 
long commutes in search of affordable housing. Specifically: 

11.4.1.1.1 Policy 3.2 of the Housing Plan encourages development of residential uses in strategic 
proximity to employment, recreational facilities, schools, neighborhood commercial areas, 
and transportation routes. The 2010 City General Plan, established a Mixed Use zone along 
major corridors including Beach Boulevard and other major corridors. In addition to 
achieving higher densities and increasing the potential for residential development, 
planning for sufficient housing supply along Beach Boulevard - close to jobs, services, and 
amenities - reduces congestion and long commutes. The mixed-use designation will also 
achieve higher densities than what is currently allowed. 

11.4.1.1.2 Policy 3.3 of the Housing Plan encourages compatible residential development in areas 
with recyclable or underutilized land. By adopting higher densities in mixed-use areas the 
City will be promoting infill and compact development patterns that can improve housing 
affordability and maximize use of the city’s limited land resources, Incentives such as the 
site area bonus also encourage lot consolidation and higher density uses. 
The incorporation of energy conservation features can contribute to reduced housing costs 
for homeowners and renters. Two home rehabilitation programs and incentives from utility 
companies assist low income homeowners. 

11.4.1.1.3 The City rehabilitation programs allow for energy efficiency-related projects. The Home 
Improvement Program offers loans and rebates to qualified home owners to improve the 
city's housing stock. Qualified expenses include dual pane windows, insulation, weather 
stripping, and pipe insulation. In addition, the programs include consultation with a 
contractor to inspect the properties and recommend any improvements that a home owner 
may not be aware of, including energy-saving projects. 
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11.4.1.1.4 Southern California Edison participates in the California Alternate Rates for Energy 
(CARE) and the Family Electric Rate Assistance (FERA) program, which offers income-
qualified customers a discount of 30 percent or 18 percent respectively on their monthly 
electric bill. The Multifamily Energy Efficiency Rebate Program offers property owners 
and managers incentives on a broad list of energy efficiency improvements in lighting, 
HVAC, insulation, and window categories. These improvements are to be used to retrofit 
existing multiple-family properties of two or more units. Edison also operates the Energy 
Savings Assistance program, which helps income-qualified households conserve energy 
and reduce their electricity costs. Southern California Edison pays all the costs of 
purchasing and installing energy-efficient appliances and equipment, which are free to 
eligible customers. Services include weatherization, energy efficient lighting and cooling, 
and refrigerator replacement. Edison has an Energy Assistance Fund (EAF) in place, 
designed to help low- income customers pay their electric bills. A maximum of $100 is 
available to income- qualified customers once every 12-month period. Finally Edison 
offers incentives for solar installation on affordable multifamily housing via its Solar on 
Multifamily Affordable Housing (SOMAH) program.  

11.4.1.1.5 The Southern California Gas Company offers various rebate programs for energy-efficient 
appliances to its customers. The Comprehensive Mobile Home Program provides 
qualifying mobile home customers with no-cost energy conservation evaluations, 
installations of low-flow showerheads and faucet aerators, and gas energy efficiency 
improvements, such as duct test and seal of HVAC systems. The Energy Savings 
Assistance Program offers no-cost energy-saving home improvements and furnace repair 
or replacement services for qualified limited-income renters and homeowners. The Gas 
Company also operates the Gas Assistance Fund (GAF), which helps low-income 
households pay their gas bills through a one-time grant, not exceeding $100. Southern 
California Gas participates in the state’s CARE program, which provides a 20 percent 
discount on the monthly gas bills of income-eligible households. In addition, the Gas 
Company participates in the Medical Baseline Allowance Program. Customers with a 
qualifying medical condition are eligible for a free medical baseline allowance 0.822 
therms per day. Under this program additional gas usage is billed at the baseline rate, which 
is the lowest rate for residential customers. In addition to The Gas Company’s programs, 
customers may qualify for other energy assistance programs. The Low-Income Energy 
Assistance Program (LIHEAP) is a federally funded energy assistance program that offers 
income-qualified households assistance with paying their utility bill. Customers may also 
benefit from the LIHEAP Weatherization Assistance Program to help make their homes 
more energy efficient. 
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11.5 Review of Past Accomplishments 
State law (California Government Code §65588(a)) requires each jurisdiction to review its housing 
element as frequently as appropriate and evaluate: 

• The appropriateness of the housing goals, objectives, and policies in contributing to the 
attainment of the state housing goal; 

• The effectiveness of the housing element in attainment of the community’s housing goals 
and objectives; 

• The progress in implementation of the housing element; and  
• The effectiveness of the city’s programs on the special needs population. 

The evaluation provides valuable information on the extent to which programs have been successful 
in achieving stated objectives and addressing local needs, and to which these programs continue to be 
relevant to addressing current and future housing needs in Buena Park. The evaluation provides the 
basis for recommended modifications to policies and programs and the establishment of new objectives 
in the Housing Element. 

This appendix summarizes the City’s accomplishments in implementing the 2013-2021 Housing 
Element. Table 40 below summarizes the quantified objectives contained in the City’s 2013 Housing 
Element and compares the City’s progress in fulfilling these objectives. A program-by-program review 
is contained in Appendix B, Table B-1. 

According to the 2013 Housing Element, the City of Buena Park had a total RHNA of 339 new units 
to be produced during the 2013-2021 planning period, including 76 units for very low-income 
households, 53 units for low-income households, 62 units for moderate-income households, and 148 
units for upper-income households. Based on City records between 2014 and 2020, the City fulfilled 
143 percent of its regional housing construction needs. By income level, development of low income 
housing fell short by 3 units, while very low and market rate housing was produced in excess of stated 
objectives.  

The City’s rehabilitation objective related to the Single-Family and Multi-Family Rehabilitation 
Programs was 160 units. The Single-Family Rehabilitation Program fell short of the 160 units to be 
assisted primarily due to lack of interest from property owners, with 111 units receiving assistance. 
With the City unable to secure adequate funding, the Multi-Family Rehabilitation Program was not 
able to provide any financial assistance during the 2013-2021 planning period. In addition, of the 108 
units that were identified as being at-risk, none were converted to market-rate housing during the 
previous planning period. 

Cumulative Effects on Addressing Special Needs 
With the dissolution of redevelopment in 2012, the City has limited resources to directly address the 
housing needs for special needs groups including lower income and senior households, as well as those 
experiencing homelessness. However, by successfully partnering with local affordable housing 
developers, the City was able to facilitate the construction of several housing projects to serve various 
special needs groups throughout the city during the 2013-2021 planning period. 

• Clark Commons: Jamboree Housing, in 
conjunction with the City of Buena Park, 
completed in June 2016, the 70-unit Clark 
Commons affordable housing mixed-use 
project located at 8002 Orangethorpe Avenue. 

Clark Commons is a four-story apartment 
complex with 21 deed restricted units set 
aside for very low income households and 
49 deed restricted units set aside for low 
income households. The development also 
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features 5,582 square feet of neighborhood-
serving commercial.  

 
 

• OnBeach: Opened in 2018, the OnBeach 
development located at 5832 Beach 
Boulevard is a five-story condominium 
complex with 60 deed restricted units for 
elderly residents 55 years or older. The 
development also includes 47,402 square 
feet of medical and professional offices on 
the first and second floors.  

 
 

• Buena Park Navigation Center: To address 
local housing needs of unsheltered homeless 
individuals in the city, Buena Park opened 
the Navigation Center located at 6494 
Caballero Boulevard in July 2020. The 
facility offers 149 beds to serve those living 
on the streets in Buena Park and provides a 
stable setting with healthcare and other 
services. 

 
 

• Airport Inn Apartments: Another Jamboree 
Housing development, the Airport Inn 
Apartments located at 8180 Commonwealth 
Avenue, received building permits in 
November 2020 for the conversion of a 
former 60-room motel to a Permanent 
Supportive Housing community with 58 
deed restricted units serving recently 
homeless individual and families. 
Construction is anticipated to be completed 
by early 2022. 

 
 

Overall, the City’s efforts to address housing for the special needs population was fairly robust during 
the previous planning period despite the loss of redevelopment. In particular, construction and 
conservation of units to serve lower income and senior households, as well as providing rental 
assistance with housing vouchers via the Orange County Housing Authority all met their respective 
established goals. While rehabilitation and home-buying assistance goals fell short of 2013 Housing 
Element goals, the City has included programs in the 6th cycle Housing Element such as the Senior 
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Code Enforcement Relief Program (SCERP) offering home rehabilitation assistance to seniors and 
continued support of the Southern California Home Financing Authority aiding first-time homebuyers, 
as it remains committed to providing adequate housing opportunities and services the Buena Park 
community.  

Table 40: Summary of 2013 Quantified Objectives and Progress 

 
Income Level 

Total Very Low Low Moderate Above Moderate 
Construction Objectives (RHNA) 

Goal 76 53 62 148 339 
Progress 79 50 182 233 544 

104% 94% 293% 157% 160% 
Rehabilitation Objectives 

Goal -- 160 -- 160 
Progress -- 111 -- 111 

Homebuying Assistance Objectives 
Goal -- 40 -- -- 40 
Progress 4 -- -- 4 

Section 8 Conservation Objectives 
Goal 164 164 -- -- 328 
Progress 1,788 -- -- 1,788 

At-Risk Housing Conservation Objectives 
Goal 108 -- -- -- 108 
Progress 108 -- -- -- 108 
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11.6 Housing Plan 
The City of Buena Park’s long-term housing goal is to provide housing that fulfills the diverse needs 
of the community. In the short term, this will be accomplished with the objectives, policies, and 
programs set forth in this Housing Plan. The goals, policies, and programs in the Plan build upon the 
identified housing needs in the community, constraints confronting the City, and resources available 
to address the housing needs, and will guide City housing policy through the 2021-2029 planning 
period. 

Goals are statements of community desires which are broad in both purpose and aim, but are designed 
specifically to establish direction. Policies provide specific standards and/or end states for achieving a 
goal. Essentially, goals represent desired outcomes the City seeks to achieve through the 
implementation of policies. Further articulation of how the City will achieve the stated goals is found 
in the programs. Programs identify specific actions the City will undertake toward putting each goal 
and policy into action. Quantified objectives identified in particular programs are estimates of 
assistance the City will be able to offer, subject to available financial and administrative resources. 

To make adequate provision for the housing needs of all economic segments of the community, the 
programs in the Housing Plan aim to: 

• Conserve and improve the condition of the existing affordable housing stock; 
• Assist in the development of housing for low- and moderate-income households; 
• Identify adequate sites to encourage the development of a variety of types of housing for 

all income levels; 
• Address and, where appropriate and legally possible, remove governmental constraints to 

the maintenance, improvement, and development of housing; and 
• Promote housing opportunities for all persons. 

11.6.1 Conserve and Improve the Existing Housing Stock 
Conserving and improving the housing stock helps maintain investment in the community and keeps 
existing housing affordable. Because the majority of the housing stock is more than 30 years old, 
significant rehabilitation needs are anticipated. A number of factors can cause residential units to 
become unsafe or unhealthy to live in. Preventing these challenges from occurring and addressing them 
when they do occur protect the safety and welfare of the residents and assist in meeting housing needs 
throughout Buena Park. The City will focus its efforts on rehabilitation, code enforcement, and 
preserving existing affordable units to take a pro-active approach to conserving the current housing 
stock. The City allocates a portion of its annual CDBG allocation, along with CDBG program income, 
to support neighborhood preservation and housing rehabilitation activities (rehabilitation programs and 
code enforcement). 
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Goal 1.0 Maintain and enhance the existing viable housing stock and 
neighborhoods within Buena Park. 
Policy 1.1: Enforce adopted code requirements that set forth the acceptable 

health and safety standards for the occupancy of existing housing. 

Policy 1.2: Utilize the Neighborhood Improvement Program and Task Force to 
bring substandard units into compliance with City codes and to 
improve overall housing conditions in Buena Park. 

Policy 1.3: Continue to offer rehabilitation programs that provide financial and 
technical assistance to low and moderate income households for the 
repair and rehabilitation of existing housing with substandard 
conditions. 

Policy 1.4: Facilitate the removal of existing housing that poses serious health 
and safety hazards to residents and adjacent structures. 

Policy 1.5: Work with property owners and nonprofit housing providers to 
preserve existing housing for low and moderate income households. 

Policy 1.6: Continue to offer City services and facilities that encourage 
neighborhood pride and property maintenance. 

Policy 1.7: Promote energy conservation through City housing programs and 
affordable housing developments that receive City funding or 
development incentives. 

Program 1: Code Enforcement/Neighborhood Improvement Program (NIP) 
The City’s Neighborhood Improvement/Code Enforcement Division maintains and improves the city's 
neighborhoods and housing stock through the enforcement of property maintenance and zoning 
ordinances, building codes, and health and safety code. The division is responsible for proactive 
property inspections through the City’s Neighborhood Improvement Task Force, code enforcement 
inquiries, citizen complaints, responses, legal proceedings, and the development and implementation 
of abatement procedures/programs to address problem areas within the city impacted by high crime 
and property deterioration. The public/private partnerships established between property owners, 
residents and Neighborhood Improvement staff has significantly reduced the number of blighted 
properties throughout the community. 

Objectives: 
a) Continue to provide proactive code enforcement activities to maintain and improve housing 

and neighborhood qualities. 
b) Educate the public regarding the need for property maintenance and rehabilitation, code 

enforcement, crime watch, neighborhood conservation and beautification, and other related 
issues. 

c) Through the NIP, assist 100 households annually through the weatherization, rental 
housing inspection, and senior code enforcement relief programs, for a total of 800 
households during the 2021-2029 planning cycle. 

Responsible Agency: Community Development Department 
Funding Sources: CDBG, Departmental Budget 
Timeframe:  a), b), and c) Ongoing and annually 
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Program 2: Sub-Standard Property Abatement  
Continue to support the removal of sub-standard properties and properties maintained in continual 
violation of the Buena Park Municipal Code which threaten the health, safety and general welfare of 
the community. 

Objectives: 
a) The City's Code Enforcement Division will continue to monitor the condition of existing 

residential property on a case-by-case basis in order to identify any sub-standard residential 
properties that would qualify for removal. Based on the proactive measures utilized by the 
Code Enforcement Division to prevent the existence of sub-standard properties and the fact 
that no such properties qualified for removal during the previous Housing Element cycle, 
the City is anticipating the potential need to remove a maximum of three (3) sub-standard 
property during the 2021-2029 Housing Element cycle. 

Responsible Agency: Community Development Department 
Funding Sources: Departmental Budget 
Timeframe:  a) Ongoing and annually 

Program 3: Home Improvement Program 
The Home Improvement Program provides deferred loans for qualified households earning up to 80 
percent Area Median Income (AMI) for the repair or rehabilitation of their homes. The maximum loan 
amount under this program is $100,000, accruing simple interest at 1 percent per year. Payments are 
deferred for 30 years or upon sale, transfer of ownership or equity is taken out of property.  

Objectives:  
a) Continue to provide rehabilitation loans to qualified lower income homeowners, with 

assistance focused in the central and southern portions of the City (Census Tracts 086803, 
110201, 110202, 110302, 110401, 110402, 110500, 110603, 110607). 

b) Disseminate information to homeowners regarding rehabilitation standards, preventive 
maintenance, and energy conservation. Continue to provide information on the City’s 
website (http://www.buenapark.com/city-departments/economic-development/affordable-
housing/home-improvement-program) and make available information on the program at 
public counters, and distribute information along with any code enforcement notices. 

c) Assist 20 lower income households annually through deferred loans for a total of 160 
households during the 2021-2029 planning cycle. 

Responsible Agency: Community Development Department 
Funding Sources: CDBG, CalHome 
Timeframe: a) and b) Subject to funding availability  
 c) Annually  

Program 4: Senior Code Enforcement Relief Program (SCERP) 
The Senior Code Enforcement Relief Program (SCERP) is an owner-occupied housing rehabilitation 
program designed to assist eligible low-income seniors 55 years and older. Seniors are referred by 
Code Enforcement to apply for assistance if their home has code violations or health and safety issues. 
Eligible applicants may receive a loan up to $15,000 at zero percent interest, which becomes forgivable 
if the owner retains consecutive ownership, title and possession of the property for 2 years after the 
project is completed. 

file://corp/rrm/on-site/2000/2193-01-CU20-Buena-Park-Housing-Element-Update/Planning/2193-01%20Housing%20Element%20Preparation/Task%20H.6%20Screencheck%20Draft/(http:/www.buenapark.com/city-departments/economic-development/%E2%80%8Cafford%E2%80%8Cable-%E2%80%8Chousing/home-improvement-program)
file://corp/rrm/on-site/2000/2193-01-CU20-Buena-Park-Housing-Element-Update/Planning/2193-01%20Housing%20Element%20Preparation/Task%20H.6%20Screencheck%20Draft/(http:/www.buenapark.com/city-departments/economic-development/%E2%80%8Cafford%E2%80%8Cable-%E2%80%8Chousing/home-improvement-program)
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Objectives: 
a) Continue to provide rehabilitation loans to qualified low-income seniors 55 years and older 

homeowners, with assistance focused in Census tracts 110402, 110500, and 110603.  
b) Provide up-to-date information on the City’s website (http://www.buenapark.com/city-

departments/economic-development/affordable-housing) page, make information on the 
program available at public counters, and distribute information along with any code 
enforcement notices. 

Responsible Agency: Community Development Department 
Funding Sources: Departmental budget 
Timeframe:  a) and b) Ongoing annually 

Program 5: Preservation of At-Risk Housing 
Three projects in the city (10-unit Newport House, 10-unit Western Development for Affordable 
housing, and 110-unit Emerald Garden) are considered at risk of converting to market-rate housing 
during the 10-year planning period of this at-risk analysis (October 15, 2021, and October 15, 2031). 
One project is Section 202 housing for seniors with expiring project-based Section 8 contracts. The 
other two are subsidized by Redevelopment Agency Set-Aside funds. The City will monitor all units 
considered at risk of conversion to market rate and assist property owners in maintaining the 
affordability of these units. 

Objectives: 
a) In the event that a property is scheduled for conversion, contact qualified, non-profit 

entities, from the state’s qualified entities list, to inform them of the opportunity to acquire 
affordable units. Also inform them of financial assistance available through state and 
federal programs. 

b) Support the nonprofit property owners’ application for Section 8 contract renewal with 
HUD. 

c) As part of the annually monitoring activities, provide tenant education on special Section 8 
voucher assistance set aside by the Orange County Housing Authority for residents 
displaced or impacted by the conversion of federally assisted housing projects via the 
City’s website. 

Responsible Agency: Community Development Department 
Funding Sources: HUD; Orange County Housing Authority's Section 8 rental assistance 

program; SB 2 Permanent Local Housing  
Timeframes: a), b), and c) Ongoing and annually 

11.6.2 Assist in the Development of Affordable Housing 
Providing affordable housing is essential for a healthy community. In addition to a diverse mix of 
housing types, it is necessary to make available housing for residents of all income levels. Seeking 
funding from varied sources increases the opportunities for development of affordable housing units. 
Recognizing that homeownership plays a significant role in establishing strong neighborhoods and a 
sense of community pride, the City supports programs that make purchasing a home a realistic option 
for lower income households. 
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Goal 2.0: Assist in the provision of housing that meets the needs of economic 
segments of the community. 
Policy 2.1: Facilitate homeownership opportunities for low and moderate 

income households. 

Policy 2.2: Use density bonuses and other incentives to facilitate the 
development of new housing for very low and low income 
households. 

Policy 2.3: Create collaborative partnerships with non-profit agencies and for-
profit developers to maximize resources available for the provision 
of housing affordable to lower income households. 

Policy 2.4: Address the housing needs of special populations and extremely low 
income households through emergency shelters, transitional housing, 
and supportive housing. 

Policy 2.5: Promote the use of energy conservation features in the design of 
residential development to conserve natural resources and lower 
energy costs. 

Program 6: Southern California Home Financing Authority 
Southern California Home Financing Authority (SCHFA) is a joint powers authority between Los 
Angeles and Orange Counties formed in June 1988 to create first-time homebuyer programs for low- 
to moderate-income households. SCHFA does not lend money directly to homebuyers. Homebuyers 
must work directly with a participating lender such at the Public Finance Division of the County of 
Orange.  SCHFA offers a mortgage revenue bond program that issues 30-year mortgage revenue funds 
at below-market interest rates. To be eligible for the program, the buyer must be a first-time homebuyer 
whose income may not exceed 120 percent of the Orange County median income. 

Objective: 
a) Provide information regarding the program on the City’s website and at the public counter, 

library, post office, and other community locations. 

Responsible Agency: Community Development Department 
Funding Sources: HUD 
Timeframe:  a) Within 1 year from adoption of the Housing Element 

Program 7: Housing Choice Vouchers (Section 8 Rental Assistance) Program 
The Housing Choice Vouchers (Section 8 Rental Assistance) Program extends rental subsidies to very 
low income households that spend more than 30 percent of their gross income on housing. The Housing 
Choice Vouchers Program not only addresses housing affordability, but also overcrowding by allowing 
families that may be currently “doubling up” in living arrangements to afford their own housing. The 
Orange County Housing Authority administers the Housing Choice Vouchers Program on behalf of 
the City. According to HCD census tract data, there are approximately 701 households receiving 
Section 8 rental assistance in Buena Park. 

Objectives and Timeframe: 
a) Work to maintain, and possibly increase, the current level of Housing Choice Vouchers 

and direct eligible households to the program through direct referrals and the City website 
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(http://www.buenapark.com/city-departments/economic-development/affordable-
housing/section-8-program) 

b) Continue to provide information and referrals to landlords regarding participation in the 
Housing Choice Vouchers Program with a focus in census tracts 086801, 110110, 110116, 
110201, 110202, 110303, 110401, 110402, 110500, 110603, and 110606. 

c) Update the City’s website to cover SB 329 (2019) outreach that redefines the term “source 
of income” in regard to housing discrimination laws to mean verifiable income paid 
directly to a tenant, or paid to a housing owner or landlord on behalf of a tenant, including 
federal, state, or local public assistance and housing subsidies 

Responsible Agency: Community Development Department; Orange County Housing 
Authority 

Funding Sources: HUD; Orange County Housing Authority's Section 8 rental assistance 
program 

Timeframe:  a) and b) Ongoing and annually 

Program 8: Affordable Housing Incentives 
The City will promote the construction, preservation, and acquisition/rehabilitation of affordable 
housing, as identified in Table 41 below, through various incentives: 

• Affordable Housing Density Bonus: The City provides for the development of affordable 
housing for lower and moderate income households through its affordable housing density 
bonus program, in accordance with state density bonus law (Government Code §65915). 
The City amended the Zoning Ordinance (Section 19.308.030) to outline specific 
provisions of this density bonus program in July 2013. Further amendments to the Zoning 
Ordinance will be prepared for compliance with recent changes in state law including 
Assembly Bill 2345 which revised the requirements for receiving concessions and 
incentives, and the maximum density bonus provided up to 50 percent for developers that 
allocate at least 15 percent of the units in a housing project to very low income households, 
24 percent for low income households, or 44 percent for moderate income households. 

• Other Development Incentives: In addition to the state density bonus ordinance, the City 
also offers other development incentives, such as the Site Area Bonus and Housing 
Opportunities Overlay and Cluster Bonus. 

• Technical Assistance and Support for Funding Applications: Without redevelopment 
financing, the City does not have the ability to provide gap financing for affordable housing 
projects. However, the City will provide technical assistance and letter of support for 
funding applications, provided the proposed projects are consistent with the goals and 
policies of the General Plan. 

• Reduced Impact Fees: City staff has discretion in calculating certain impact fees, such as 
the park and recreational facilities fees. Affordable housing projects have historically been 
assessed much lower park fees than market-rate housing developments. Special 
consideration for reduced impact fees will be given for projects that reserve units for 
extremely low income households and persons with disabilities (including those with 
developmental disabilities). 

Objectives: 
a) Develop a brochure of current development incentives to promote affordable housing 

development. 

http://www.buenapark.com/city-departments/economic-development/affordable-housing/section-8-program
http://www.buenapark.com/city-departments/economic-development/affordable-housing/section-8-program
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b) Provide the brochure to eligible applicants during the pre-application stage at the 
permitting and planning counters, post information on the City’s website under the 
“Planning/Development Assistance” section of the Business tab of the home page, and 
distribute to the Chamber of Commerce to provide to interested developers and Chamber 
members. 

c) Evaluate the applicability of and, as appropriate, submit applications to California HCD 
programs related to funding of affordable housing. Specifically, the City will explore 
appropriate funding opportunities for affordable housing for extremely low income 
households and persons with disabilities (including persons with developmental 
disabilities). 

d) Review all regulations, ordinances, and residential fees related to housing rehabilitation 
and/or construction to assess their impact on housing costs, and revise as appropriate. 

Responsible Agency: Community Development Department 
Funding Sources: Departmental Budget; and state and federal housing funds as 

available 
Timeframe:  a) and b) Within 2 years from adoption of the Housing Element 
 c) Annually 
 d) Bi-annually   

Program 9: Development of Housing for Extremely Low-Income Households 
Pursue grants and other funding opportunities that support the initiation, operation, and expansion of 
affordable housing programs. The City shall, on a case-by-case basis, assess the financial incentives 
needed to facilitate the development of affordable housing for Extremely Low Income (ELI) 
households. Financial assistance could include equity subsidies to new construction projects and/or 
purchase of covenants. Financial assistance could also take the form of funding a fee waiver program 
in which developments proposing to include a minimum percentage of ELI units are exempted from 
plan check fees. 

The City will work with the appropriate agencies to ensure a dedicated source of funding for housing 
for ELI households in Buena Park. Funding possibilities for ELI include CDBG and HOME funds for 
ELI housing development and other state and federal loans and grants, according to the specific nature 
of the project. The City will also provide regulatory incentives, such as implementing the density bonus 
program. 

Objectives: 
a) Target funds from CDBG, HOME and other sources to assist in the development of ELI 

units as necessary. 
b) Implement priority processing procedure for ELI housing development projects. 
c) Monitor financial assistance programs administered by the California Department of 

Housing and Community Development and apply for funding as appropriate. Current 
program information is posted on the HCD website at https://www.hcd.ca.gov/grants-
funding/index.shtml. 

Responsible Agency: Community Development Department 
Project Funding: CDBG, HOME, project-specific state and federal loans and grants, as 

https://www.hcd.ca.gov/grants-funding/index.shtml
https://www.hcd.ca.gov/grants-funding/index.shtml


 
 
 

11-72 Buena Park General Plan   •    Chapter 11 

necessary and appropriate 
Timeframes:  a), b), and c) Ongoing and annually 

Program 10: Accessory Dwelling Units (ADUs) 
Accessory Dwelling Unit (ADU) represents an important affordable housing option to lower and 
moderate income households. The State of California has passed multiple bills in recent years to 
remove constraints to the development ADUs (including Assembly Bills 587, 671, 68, and Senate Bill 
13). The City most recently updated its ADU ordinance in summer 2021 for further compliance with 
state law. To promote and incentivize the development of ADUs, the City applied for and was recently 
awarded a SCAG grant to facilitate ADU construction. The City intends to use the grant funding to 
prepare educational material, develop pre-approved site/floor plans, and establish a monitoring 
program to ensure City is on track to meeting ADU construction goals.  

Objectives: 
a) Develop incentives and tools, as described above, to facilitate construction of 

approximately 30 ADUs per year during the 8-year planning period.  
b) Develop an ADU monitoring program to ensure the City is on track to meeting the 

construction goals. If by the end of 2025 the City is not meeting its ADU RHNA goals, 
review and revise polices and efforts to increase ADU construction as necessary. 

c) Continue to monitor changes to state regulations related to ADUs and amend the Zoning 
Ordinance as applicable during the 2021-2029 Housing Element cycle  

d) Develop a webpage that serves as a comprehensive resource on ADUs. Include information 
on the City’s new ADU ordinance and on resources developed through the SCAG grant.  

Responsible Agency: Community Development Department 
Funding Sources: SCAG, Departmental Budget  
Timeframes:  a) and b) Within 3 years of adoption of the Housing Element 
 c) On-going and Annually 

11.6.3 Provide Adequate Housing Sites 
A major element in meeting the housing needs of all segments of the community is the provision of 
adequate sites of all types, sizes and prices of housing. Persons and households of different ages, types, 
incomes, and lifestyles have a variety of housing needs and preferences that evolve over time and in 
response to changing life circumstances. Providing an adequate supply and diversity of housing 
accommodates changing housing needs of residents. The Buena Park General Plan and Zoning 
Ordinance establish where housing may locate. To provide adequate housing and maximize use of 
limited land resources, new development should be constructed at appropriate densities that maximize 
the intended use of the land. 

Goal 3.0: Provide suitable sites for housing development which can 
accommodate a range of housing by type, size, location, price, and 
tenure. 
Policy 3.1: Implement land use policies that allow for a range of residential 

densities and products, including low-density single-family uses, 
moderate-density town homes, and higher-density apartments, 
condominiums, and units in mixed-use developments. 
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Policy 3.2: Encourage development of residential uses in strategic proximity to 
employment, recreational facilities, schools, neighborhood 
commercial areas, and transportation routes. 

Policy 3.3 Encourage compatible residential development in areas with 
recyclable or underutilized land. 

Policy 3.4: Allow flexibility within the City’s standards and regulations to 
encourage a variety of housing types. 

Policy 3.5: Ensure that future development adjacent to or near the railroad/light 
rail right-of-way (ROW) is planned with the safety of the rail corridor 
in mind. 

Program 11: Adequate Sites to Accommodate the RHNA and Monitoring of No Net Loss 
The City has been allocated a RHNA of 8,919 units for the 2021-2029 planning period (2,119 very low 
income, 1,343 low income, 1,573 moderate income, and 3,884 above moderate income units). Units 
entitled and under plan review, as well as anticipated ADUs total 556 units. With vacant and 
underutilized residential sites that can accommodate a potential 672 total units, the City will incur a 
total RHNA shortfall of 7,691 units including 3,018 lower income units, 1,276 moderate income units, 
and 3,397 above moderate units. To accommodate the City’s remaining RHNA shortfall, as well as 
maintain adequate sites for all income groups throughout the 8-year planning period and foster 
additional residential growth, the City will rezone or apply an overlay to approximately 300 acres (277 
parcels) within 24 months of the adoption of the Housing Element. Specifically, new overlays will be 
created, allowing up to 60 units per acres for mixed use sites and up to 50 units per acre for housing 
opportunity sites. Use of overlays to increase residential capacity is permissible under state law 
(Government Code §65583). The anticipated application of overlays and rezones, as described below, 
to 278 parcels will be and sufficient to accommodate the RHNA shortfall of 7,744 units. 

• Mixed Use Rezone/Overlay: Pursuant to state housing element law (Government Code 
§65583), if adequate sites to accommodate housing for all income categories are not 
currently available under the City’s existing zoning by the statutory Housing Element 
submittal deadline, the City must also include a new rezoning program as part of its 2021-
2029 Housing Element, thereby outlining the City’s plan to rezone the identified sites to 
allow for residential development at the subject sites. Residential development can also be 
facilitated by way of establishing an overlay zone, so that the underlying zone (e.g., 
Commercial or Industrial) continues to control the property until the overlay zone is 
applied. As a built-out community, opportunities for residential development will likely 
occur on mixed use sites where there is a potential to recycle or increase densities. Since 
the introduction of mixed-use designations (specifically General Mixed Use - GMU and 
Central Buena Park Mixed Use - CBPMU) in the City’s 2010 General Plan update, the City 
has approved seven mixed-use projects within these areas. As Buena Park is committed to 
providing adequate sites to accommodate its RHNA, the City will initiate zoning code and 
land use and amendments to create new mixed-use overlays that can be applied to existing 
non-residential and underutilized properties in an effort to further increase residential 
densities for developments that provide housing affordable to lower and moderate income 
households. These overlays will maintain a minimum density of 20 units per acre, as well 
as establish a minimum site area of 0.5 acres that may accommodate at least 16 units on 
site. The overlays will have the potential to add/increase density up to 45, 60 and 100 units 
per acre for currently zoned commercial, industrial, or mixed use, as identified in the 
Appendix C – Residential Sites Inventory, while maintaining the property’s underlying 
zoning. To take advantage of density increase allowance, sites under these mixed-use 
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overlays will be required to set aside 20 percent of the units as housing affordable to lower 
income households.   

• Hotel/Motel Conversion Overlay: In June 2020, the state introduced Project Homekey (an 
expansion of the March 2020 Project Roomkey program) which allocates $600 million in 
state and federal emergency funds via HCD to local jurisdictions cities to purchase and 
convert hotels and motels into interim or permanent, long-term housing. As part of a rapid 
rehousing strategy to address homeless and special needs population and given the 
community’s positive response to the converted Airport Inn Apartments, the City will 
further promote the development of similar projects by establishing an overlay program to 
facilitate conversion of qualifying hotels and motels. The City has identified 3 such 
qualifying motel sites within Buena Park (see Appendix C – Residential Sites Inventory). 

• Housing Opportunities Overlay: To provide for affordable housing opportunities consistent 
with Assembly Bill 2348, the 2010 General Plan updated included a Housing Opportunities 
Overlay (HOO) designation. The base density for the overlay designation is currently 30 
units per acre. As Buena Park is committed to providing adequate sites to accommodate its 
RHNA, the City will initiate zoning code and land use and amendments to increase the 
base density of the HOO to 50 units per acre which will allow for increased residential 
capacity on selected multifamily sites to accommodate development of lower income 
housing. Potential HOO sites are identified in the Appendix C – Residential Sites 
Inventory.  

To ensure that the City monitors its compliance with Senate Bill 166 (No Net Loss), Buena Park will 
monitor the consumption of residential acreage to ensure an adequate inventory is available to meet 
the City’s RHNA obligations. To ensure sufficient residential capacity is maintained to accommodate 
the RHNA, the City will develop and implement a formal ongoing (project-by-project) evaluation 
procedure pursuant to Government Code §65863. Should an approval of development result in a 
reduction of capacity below the residential capacity needed to accommodate the remaining need for 
lower income households, the City will identify and if necessary rezone sufficient sites to 
accommodate the shortfall and ensure “no net loss” in capacity to accommodate the RHNA. 

Objectives: 
a) Increase housing stock and encouraging development on underutilized sites by amending 

the Zoning Ordinance and General Plan to establish overlays on existing multifamily and 
mixed-use sites.  

b) Amend the Zoning Ordinance and General Plan to establish a program for conversion of 
motels/hotels to long-term residential development to serve those with special needs.  

c) Develop a procedure to monitor the City’s compliance with Senate Bill 166 (No Net Loss) 
to establish a procedure to track (1) unit count and income/affordability assumed on parcels 
included in the sites inventory; (2) actual units constructed and income/affordability when 
parcels are developed; and (3) net change in capacity and summary of remaining capacity 
in meeting remaining RHNA. 

d) Continue to provide a variety of incentives to facilitate the development of vacant and 
underutilized properties. These include the cluster bonus, site area bonus, and affordable 
housing bonus. 

Responsible Agency: Community Development Department 
Project Funding: Departmental Budget 
Timeframe: a) and b) Within 1 year from adoption of the Housing Element 
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 c) Within 1 year from adoption of the Housing Element Monitoring to 
occur annually throughout the planning period 

 d) Ongoing and annually  

Program 12: Provision of Adequate Sites By-Right Approval for Projects with 20 Percent 
Affordable Units 
Pursuant to Assembly Bill 1397 passed in 2017, the City will amend the Zoning Ordinance to require 
by-right approval of housing development that includes 20 percent of the units as housing affordable 
to lower income households, on sites being used to meet the 6th cycle RHNA that represent a “reuse” 
of sites previously identified in the 4th and 5th cycles Housing Element, as well as rezoned sites 
identified in the 6th cycle Housing Element.  

Objectives: 
a) Amend the Buena Park Zoning Ordinance to address the by-right approval for projects with 

20 percent affordable units requirement. 

Responsible Agency: Community Development Department 
Project Funding: Departmental Budget 
Timeframes: a) Within 3 years from adoption of the Housing Element 

Program 13: Special Needs Housing 
• Emergency Shelters/Transitional and Supportive Housing: Recent state law (Assembly Bill 139, 

2019) require cities to identify zone or zones where emergency shelters are allowed as a permitted 
use without a conditional use or other discretionary permit. The identified zone or zones shall 
include sufficient capacity necessary to accommodate the most recent homeless point-in-time 
count conducted before the start of the planning period, the need for emergency shelter based on 
number of beds available on a year-round and seasonal basis, the number of shelter beds that go 
unused on an average monthly basis within a 1-year period, and the percentage of those in 
emergency shelters that move to permanent housing solutions. Currently, the Zoning Ordinance 
only allows emergency shelters incidental to a religious assembly use only in all zones that allow 
religious assembly. 

In addition, Assembly Bill 2162, 2018 requires that transitional and supportive housing projects of 
50 units or fewer be allowed by right in zones where multi-family and mixed uses are permitted. 
State law also stipulates that minimum parking standards for units occupied by supportive housing 
residents are prohibited if the development is within one-half mile of a public transit stop. 
Currently, transitional and supportive housing are only permitted in all residential zones, and the 
Neighborhood Commercial Overlay via an approved Development Agreement. There are two 
transitional/supportive housing communities in the city: Hope Family Housing at 8657 Whitaker 
Street and Airport Inn Apartments at 8180 Commonwealth Avenue. 

• Low Barrier Navigation Center/Emergency Shelter: Passed in July 2019, Assembly Bill 101 
requires cities to allow a Low Barrier Navigation Center development by right in areas zoned for 
mixed uses and nonresidential zones permitting multifamily uses if it meets specified requirements. 
A “Low Barrier Navigation Center” is defined as “a Housing First, low-barrier, service-enriched 
shelter focused on moving people into permanent housing that provides temporary living facilities 
while case managers connect individuals experiencing homelessness to income, public benefits, 
health services, shelter, and housing.” The City recently opened the Buena Park Navigation Center 
a temporary homeless shelter facility located at 6494 Caballero Boulevard. The 149-bed includes 
office, classroom, medical, outdoor and meeting spaces. The Navigation Center is designed to 
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accommodate the approximately 142 unsheltered homeless persons that were identified in the 2019 
Point-In-Time count conducted by the County of Orange, as discussed in Section 11.2.5 of this 
Housing Element. 

In addition, the City passed Ordinance No. 1564 in 2013 amending the Zoning Ordinance to add 
emergency shelters with a maximum of 30 occupants as an incidental use within the RS-6 zone 
and as a principal permitted use in all commercial zones, consistent with Government Code 
§65583. Emergency shelters with more than 30 occupants are permitted in commercial zones 
subject to the approval of a conditional use permit. 

Objectives: 
a) Identify zones(s) where emergency shelters are allowed as a permitted use without a 

conditional use or other discretionary permit; amend the Zoning Ordinance to include 
development and management standards that apply to residential or commercial 
development within the same zone, as well as objective standards compliant with state law 
(Government Code §65583). 

b) Amend the Zoning Ordinance to allow transitional and supportive housing by right in zones 
that allow residential uses, as well as remove minimum parking requirements for units 
occupied by supportive housing residents if the development is located within one-half 
mile of a public transit stop per Assembly Bill 2162 (Supportive Housing). 

c) Amend the Zoning Ordinance to address changes to state law related to Assembly Bill 101 
(Low Barrier Navigation Center).  

d) Monitor shelter capacity needs based on the County’s Homeless Census (point-in-time) 
count, and report findings in Annual Progress Reports. 

Responsible Agency: Community Development Department 
Project Funding: Departmental Budget 
Timeframes: a), b) and c) Within 1 year from adoption of the Housing Element 
 d) Ongoing and annually 

11.6.4 Remove Governmental Constraints 
Pursuant to state law, the City is obligated to address, and where legally possible, remove governmental 
constraints affecting the maintenance, improvement, and development of housing. Removing 
constraints on housing development can help address housing needs in the city by expediting 
construction, and lowering development costs. 

Goal 4.0: Mitigate any potential governmental constraints to housing production 
and affordability. 
Policy 4.1: Review and adjust as appropriate residential development standards, 

regulations, ordinances, departmental processing procedures, and 
residential fees related to rehabilitation and construction that are 
determined to be a constraint on the development of housing, 
particularly housing for lower and moderate income households and 
for persons with special needs. 
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Program 14: Evaluate Development Standards  
The City will conduct a study to evaluate the following development standards to ensure they are not 
unduly constraining to residential development. Based on study results, amend the Zoning Ordinance 
to address provisions for regulatory relief:  

• Tandem Parking Configurations: The City allows tandem parking via discretionary review 
and approval only. 

• Shared Parking Facilities: Where there is more than one activity or use on a lot, the City 
allows shared parking via discretionary review and approval only. 

• Parking for Small Units: The City does not utilize a sliding scale based on unit size or 
bedroom count. 

• Single Family Room Addition Procedures: The City requires a noticed public hearing for 
all single family room additions that exceed 150% of the primary structure.  

• Employee Housing: The City does not specific address employee housing for six or less 
employees as a use similar to single family residential. 

Objectives: 
a) Amend the Zoning Ordinance to allow tandem parking configurations on multi-family and 

residential mixed-use sites, as well as shared parking facilities or off-site (remote) parking 
for residential mixed-use sites via a ministerial review and approval process.  

b) Amend the Zoning Ordinance to base residential parking standards on multi-family and 
mixed-use sites on a sliding scale approach to better reflect realistic and observed trends of 
development size, bedroom count, and shared open parking versus private garage parking.  

c) Amend the Zoning Ordinance to allow single family residential room additions that exceed 
150% of the primary structure to be considered via a ministerial review and approval 
process. This will be facilitated by the development of objection design standards specific 
to single family room additions. 

d) Amend the Zoning Ordinance to treat employee housing for six or fewer employees as a 
single-family structure for conformance with the Employee Housing Act (Assembly Bill 
139). 

e) Continue to monitor changes to state law which effect residential development and 
periodically review development standards to mitigate constraints that can be feasible 
mitigated by the City, including provisions for large group homes (7+ persons) and single-
room occupancy developments. 

Responsible Agency: Community Development Department 
Project Funding: a) – e) Departmental Budget  
Timeframes: a), b), c) and d) Complete the study within 1 year and Zoning 

Ordinance amendments within 3 years from adoption of the Housing 
Element 

 e) Ongoing  

Program 15: Streamline Entitlement and Permit Processing 
Delays in development processing such as entitlement review, plan checking and permitting will 
increase the holding cost of development. Complicated procedures may also discourage development 
especially by affordable and special needs housing developers. To facilitate residential development, 
the City is committed to establishing objective design guidelines criteria to help implement community 
design objectives while complying with state law requiring permit streamlining and housing 
accountability. Moreover, the City provides development pre-application review and offers a one-stop 
processing system that simplifies and expedites development processing.  
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Objectives:  
a) Develop residential objective design criteria for residential and mixed-use developments 

in compliance with state law (Senate Bill 35 and Senate Bill 330).  
b) Continue to evaluate and improve the one-stop processing system to facilitate residential 

development. 
c) Prioritize affordable and special needs housing for processing, including housing for 

seniors and the disabled (including persons with developmental disabilities). 

Responsible Agency: Community Development Department 
Funding Sources: Departmental Budget 
Timeframes: a) Within 2 years from adoption of the Housing Element 
 b) and c) Ongoing and annually 

Program 16: Lot Consolidation  
As a primarily built out community, Buena Park will rely primarily on Mixed Use areas (BOMUSP, 
GMU, CBPMU, and EMU) to facilitate the development of lower income housing. However, most 
vacant and nonvacant sites within these areas relatively small legal lots under half an acre in size. To 
facilitate lot consolidation, in addition to existing site area bonus provisions, the City will provide 
incentives to achieve orderly development, improve pedestrian activity, and implement the goals, 
policies, and objectives of the Housing Element. The following incentives will be offered: Opportunity 
sites marketing and outreach: The City will make a list of prime opportunity mixed-use sites through 
the City’s website. The list will include information on parcel size, zoning, and existing uses, as well 
as highlighting opportunities for lot consolidation. 

• Outreach to Real Estate Community: The City will establish an outreach program to local 
real estate brokers and the Orange County Association of Realtors to increase awareness 
of lot consolidation opportunities.  

• Reduced or Alternative Parking: Required parking may be reduced by-right in accordance 
with the code amendments described under Program 15, or subject to finding that adequate 
parking will be available to serve the subject project. In addition, off-site/remote parking 
options may be allowed, subject to finding that adequate parking will be available to serve 
the project. 

• Technical Assistance: The City will provide technical assistance to expedite the site 
acquisition, plan review and entitlement process, in addition to facilitating negotiations 
between the property owner and interested buyers. 

• Expedited Processing: The City will establish expedited permitting procedures for lot 
consolidation. 

Objectives and Timeframe: 
a) Consider appropriate lot consolidation incentives to facilitate mixed use development, 

promote lot consolidation incentive program through dissemination of brochures at public 
counters and providing information on City website.  

Responsible Agency: Community Development Department 
Funding Sources: Departmental Budget 
Timeframe:  a) Within 3 years from adoption of the Housing Element 
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11.6.5 Affirmatively Further Fair Housing Opportunities 
To meet the housing needs of all segments of the community, the Housing Plan includes a program to 
promote housing opportunities for all persons. The City works with the Fair Housing Council of 
Orange County (FHCOC), which provides several fair housing and tenant/landlord services. 

Goal 5.0: Continue to promote equal housing opportunity in the City’s housing 
market. 
Policy 5.1 Provide fair housing services to Buena Park residents, and ensure that 

residents are aware of their rights and responsibilities regarding fair 
housing. 

Policy 5.2 Provide equal access to housing for special needs residents such as 
the homeless, elderly, and disabled. 

Policy 5.3 Promote the provisions of disabled-accessible units and housing for 
mentally and physically disabled (including developmentally 
disabled). 

Policy 5.4 Require affirmative marketing of affordable housing units to 
outreach to all segments of the community. 

Program 17: Fair Housing 
The City has had an ongoing commitment to prevent, reduce, and ultimately eliminate housing 
discrimination and other barriers related to equal opportunity in housing choice, as described within 
the Orange County Analysis of Impediments to Fair Housing Choice (AI) adopted in May 2020. 
Affirmatively furthering fair housing (AFFH) requires taking meaningful actions to address 
impediments identified in the AI, and to additionally address other impediments that were discovered 
through the Assembly Bill 686 assessment completed as a part of the Housing Element Update. The 
AFFH Assessment is provided as Appendix D, and the resulting programs are identified as follows. 
All of the factors are High Priority contributing factors as they have direct and substantial impacts on 
fair housing. 
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Fair Housing 
Issue(s) 

High Priority 
Contributing 
Factor(s) 

Meaningful Actions 

• Fair Housing 
Enforcement and 
Outreach  

• Insufficient online 
fair housing 
material  

• Continue to utilize the services of the Fair Housing Foundation 
(FHF) to provide fair housing services and resolve any fair 
housing complaints filed with the city. 

• Expand information on the City’s website on federal and state fair 
housing requirements, FHF and OCHA services by end of 2022.   

• When holding community meetings, the city will proactively 
outreach to a wide range of community groups with a focus on 
apartment tenants.  

• Segregation and 
Integration  

• Access to 
Opportunities  

• Concentration of 
Hispanic/Latino 
and Asian groups 
experiencing 
limitation to 
housing 
opportunities 

• Barriers to 
mobility 

• Lack of 
opportunities for 
residents to obtain 
housing in higher 
opportunity areas 

• Housing Choice 
Vouchers 

• Monitor and facilitate the preservation of at-risk affordable 
housing units. 

• Support new housing developments accessible to the elderly and 
disabled persons. 

• Establish provisions for Low Barrier Navigation Centers (LBNC) 
consistent with State law.  

• Continue to facilitate Reasonable Accommodation request to 
ensure equal housing opportunities. 

• Support Infill, Site Recycling and ADU construction throughout 
the city. 

• Provide more outreach and education to housing providers and 
potentially qualified residents regarding Housing Choice Voucher 
program, with a focus in census tracts 086801, 110110, 110116, 
110201, 110202, 110303, 110401, 110402, 110500, 110603, and 
110606. 

 
 Corresponding Housing Programs:  

Programs 5, 7, 9, 10, 11, 13 and 17 
• Disproportionate 

Housing Needs 
• Displacement 

Risk 

• Lack of affordable 
housing in a range 
of sizes 

• Land use and 
zoning laws 

• Displacement risk 
as lower-income 
households are 
squeezed out of 
the community 

 
 
 

• Provide financial and technical assistance for single-family 
residential additions to eliminate overcrowding conditions, 
especially in Census Tracts 110402, 110603, and 110606. 

• Amend the Zoning Code to establish mixed-use overlays allowing 
increases in residential densities throughout the City, as well as 
adopt ADU regulations consistent with State law requirements. 

• Promote use of the State Density Bonus Law through website 
materials and counter assistance. 

• Promote, increase, maintain homeownership for LMI households, 
as well as residential rehabilitation assistance for senior and down 
payment assistance programs for young families with assistance 
focused on census tracts 086803, 110201, 110202, 110302, 
110401, 110402, 110500, 110603, 110607). 

• Enforce city codes to eliminate and prevent unsightly or 
hazardous conditions in residential areas, especially in census 
tracts adjacent to limited access freeways. 

• Promote fair housing among all income categories. 
 

 Corresponding Housing Programs:  
Programs 1, 2, 3, 4, 5, 9, 10, 11, 14, 15, 16, and 17 

 
Responsible Agency: Community Development Department 
Funding Sources: State, federal and regional sources as available, General Fund  
Timeframes: Provided individually for distinct actions as noted in table  
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11.6.6 Summary of Quantified Objectives 
Table 41 summarizes the City’s quantified objectives for the 2021-2029 planning period by income 
group. 

• Construction of 8,919 new units, representing the City’s RHNA for the 2021-2029 period 
(including 2,119 very low income, 1,343 low income, 1,573 moderate income units, and 
3,884 above moderate units) 

• Rehabilitation of 160 existing units  
• Preservation of 130 units at risk affordable units 

Table 41: Summary of 2021-2029 Quantified Objectives 

 

Income Level 

Total 
Extremely 

Low Very Low Low Moderate 
Above 

Moderate 
Adequate Sites (RHNA)* 1,059 1,060 1,343 1,573 3,884 8,919 
Units to be Constructed 2,119 1,343 1,573 3,884 8,919 
Units to be Rehabilitated   160  160 
At-Risk Housing Units to be Conserved 0 130 0 0 0 130 

Note: 
*Assembly Bill 2634 mandates that localities calculate the subset of the very low income regional need that constitutes the 
communities need for extremely low income housing. As an alternative to calculating the subset, local jurisdictions may assume 
that 50 percent of the very low income category is represented by households of extremely low income (less than 30 percent of 
the MFI). 
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This update to the Housing Element has provided residents and other interested parties with 
opportunities to review draft documents and proposed policies, and to provide recommendations for 
consideration by decision-makers pursuant to Government Code §65583. In keeping with health and 
safety protocols during the COVID-19 pandemic, community outreach is being conducted using 
several virtual and digital engagement tools. Virtual/digital public participation efforts include project 
webpage on the City’s website, virtual stakeholder interviews, a virtual joint City Council/Planning 
Commission study session, virtual community workshop, and online surveys/polls, and noticed public 
hearings. All project materials and notices are posted and advertised on the City’s website and social 
media platforms, and hardcopies made available at public facilities, including the Buena Park City Hall, 
the Elhers Event Center, and the Buena Park Library to ensure broad access and exposure throughout 
the City. 

Public Comment Summary  
The outreach efforts mentioned above generated a variety of comments and input from the public. 
Community input and feedback to help guide the preparation of the 2021-2029 Housing Element is 
summarized in Table A-1. 

Housing Element Webpage 
Appendix ACity staff developed a Housing Element webpage for the public available at 
http://www.buenapark.com/city-departments/community-development/planning-division/2021-
housing-element-update (Figure A-1). The webpage provides relevant information about the housing 
element update process, key features of the Housing Element, and upcoming outreach events, with 
content in three languages (English, Korean, and Spanish). The webpage also provides access to, and 
information related to virtual outreach events, the Housing Needs Survey, community workshop polls, 
and staff contact information to share and pose questions or comments.  

Stakeholder Interviews 
On April 12, 13, 20 and 21, 2021, City staff and consultants from RRM Design Group and Veronica 
Tam & Associates conducted a series of nine virtual video calls with a variety of stakeholders with 
known involvement in housing issues or development, commitment to serving special needs 
populations, or affiliation within organizations that provide a variety of services in the community 
and/or immediate region to solicit public input on the Housing Element update. Thirty-three (33) 
members of the public participated in the interviews, representing for-profit and non-profit 
developers, local/regional service providers, real estate agents, school districts, larger employers, and 
City officials. The interviews generally focused on key issues and ideas of the various groups and 
representatives for the Housing Element Update. A strong consensus among the stakeholders 
interviewed emerged regarding the major challenges, ideas, and needs for the community. Following 
is a list of key/recurring themes heard during the stakeholder interviews: 

• Development standards need to be modified in order to make housing development more 
viable.  

http://www.buenapark.com/city-departments/community-development/planning-division/2021-housing-element-update
http://www.buenapark.com/city-departments/community-development/planning-division/2021-housing-element-update
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• Consider land use changes where appropriate to provide additional housing opportunities 
within the City.  

• Make the housing development process faster/easier through policy refinements. 

• Analyze the effectiveness of requiring affordable/inclusionary housing in market rate 
residential developments.  

• Locate new housing areas in the City along major commercial corridors, near mass transit 
stations, large underutilized commercial properties, and in higher income residential areas.  

• Encourage partnerships with service organizations and non-traditional organizations/entities 
to provide housing and services to vulnerable population.  

Joint City Council/Planning Commission Study Session 
On April 8, 2021, the Buena Park City Council and Planning Commission held a joint virtual study 
session geared towards the Housing Element. Staff and the Consulting Team made a brief presentation 
to the City Council that provided an overview of the Housing Element update process as well as the 
City’s approach to the Regional Housing Needs Assessment - RHNA. Korean and Spanish 
interpretation of the presentation was also made available. The study session was properly noticed, 
agendized, and advertised on the City’s webpage and social media platforms.  

Online Housing Needs Survey  
On April 26, 2021, the City launched an online Housing Needs Survey in English, Korean, and Spanish 
on the Housing Element webpage. Hardcopies of the survey were also provided at public facilities. The 
survey was made available online until July 16, 2021. A total of 249 people responded, included 17 
responses in Korean and 9 responses in Spanish. Participants were asked to consider potential policies 
and programs to include in the Housing Element, as well as feedback on current housing conditions. 
Other questions included demographics, including age and connection to the City of Buena Park were 
also asked to better understand the range of participants responding. Survey results in English, Korean, 
and Spanish are shown in Figure A-2.  

Community Workshop 
On June 28, 2021, City staff and consultants hosted a virtual community workshop to solicit public 
input on the 2021-2029 Housing Element. The workshop was advertised on the City’s webpage and 
social media platforms, as well as flyers posted at public facilities (Figure A-3). Invitations to 
participate were also sent directly to stakeholders via email. Staff and consultants made a brief 
presentation (Figure A-4) that provided an overview of the update process. Korean and Spanish 
interpretation of the presentation was also made available. The Community Workshop presentation 
can be furnished by City staff per request. There were 30 participants whom all were able to share their 
ideas and concepts to address the City‘s housing needs and trends via polling questions during the 
workshop. The Sli.do poll was posted to the City’s website and made available for two weeks after the 
June 28th workshop. Sli.do poll results are shown in Figure A-5.  
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Public Review Draft  
On October 1, 2021, the Public Review Draft was published online and hardcopies made available at 
City facilities including City Hall for 30 days. The Public Review Draft was distributed to local and 
regional stakeholders and organizations listed in Table A-2. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

[This space is intentionally left blank.] 

 

 



 
 
 

Appendix A-4 Publ ic  Review Draft-October  2021      Buena Park  General  Plan   •    Chapter  11 

Table A-1: Public Comment Summary  
Pubic Input – Key Themes Where Addressed in the 2021-2029 Housing Element 

Address overcrowding of units to reduce community 
issues such a parking and crime 

Chapter 11.2 Housing Needs Assessment 
Chapter 11.6 Housing Plan (Programs 7, 9, 10, and 14) 

Affordable housing was identified as highly needed in 
the community, particularly for seniors, entry-level, and 
new families.  

Chapter 11.2 Housing Needs Assessment 
Chapter 11.3 Housing Constraints 
Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Programs 4, 5, 6, 7, 8, 9, 10, 
12, and 17) 

Housing for homeless, both sheltered and unsheltered 
should be a priority  

Chapter 11.2 Housing Needs Assessment 
Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Programs 9, 13, and 17) 

Provide for a range of housing types / products to 
provide a variety of options for residents. 

Chapter 11.2 Housing Needs Assessment 
Chapter 11.3 Housing Constraints 
Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Programs 5, 8, 9, 10, 11, 12, 
13, 14, 18) 

Use city resources such as Code Enforcement and 
Police resources to address property security and crime 

Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Program 1, 5, and 17) 

Focus rehabilitation efforts of existing housing stock; 
increase access to grants and loans for home 
improvement 

Chapter 11.2 Housing Needs Assessment 
Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Programs 1, 3, and 4) 

Provide new housing in existing neighborhoods and on 
underutilized nonresidential sites 

Chapter 11.2 Housing Needs Assessment 
Chapter 11.3 Housing Constraints 
Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Programs 10, 11, 12, and 13) 

Under-performing commercial properties present great 
opportunities for conversion to residential uses (e.g., 
Buena Park Mall) 

Chapter 11.3 Housing Constraints 
Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Programs 11 and 17) 

Continue to promote construction of ADUs, while 
addressing overcrowding and parking issues 

Chapter 11.2 Housing Needs Assessment 
Chapter 11.3 Housing Constraints 
Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Program 10) 

Evaluate modifying development standards (e.g., 
density, parking, building heights) to make housing 
development more viable  

Chapter 11.3 Housing Constraints 
Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Programs 14, 15, 16, and 17) 

Consider zoning overlays on retail / commercial 
designated properties to allow housing 

Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Programs 11, 14, and 17) 

Provide education programs regarding housing finance 
literacy and rental assistance programs 

Chapter 11.2 Housing Needs Assessment 
Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Programs 6, 7, 8, and 17) 

Further efforts to promote fair housing services  Chapter 11.2 Housing Needs Assessment 
Chapter 11.4 Housing Resources  
Chapter 11.6 Housing Plan (Program 17) 
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Figure A-1: Housing Element Update Website 
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Figure A-2: Online Housing Needs Survey Results (English, Korean, and Spanish)
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Figure A-3: Community Workshop Flyer 
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Figure A-4: Community Workshop Presentation 
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Figure A-5: Community Workshop Poll Results 
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Table A-2: Outreach List 
Organization Address City/State/Zip 

2-1-1 Orange County P.O. Box 14277 Irvine, CA 92623 
Boys and Girls Club of Buena Park 7758 Knott Ave Buena Park, CA 90620 
Buena Park Coordinating Council 7957 Whitaker St Buena Park, CA 90621 
Buena Park Noon Lions Club P.O. Box 372 Buena Park, CA 90620 
Buena Park Rotary Club P.O. Box 5243 Buena Park, CA 90622 
Buena Park Woman's Club 6711 Beach Blvd Buena Park, CA 90621 
California Coalition for Rural Housing 717 K St, Suite 400 Sacramento, CA 95814 
California Rural Legal Assistance Foundation 2210 K St, Suite 201 Sacramento, CA 95814 
Catholic Charities of Orange County 1820 16th St Santa Ana, CA 92701 
Children's Home Society of California 333 South Anita Dr, Suite 350 Orange, CA 92868 
City of Anaheim 200 South Anaheim Blvd Anaheim, CA 92805 
City of Cerritos 18125 Bloomfield Ave Cerritos, CA 90703 
City of Cypress 5275 Orange Ave Cypress, CA 90630 
City of Fullerton 303 West Commonwealth Ave Fullerton, CA 92832 
City of La Habra 110 East La Habra Blvd La Habra, CA 90631 
City of La Mirada 13700 La Mirada Blvd La Mirada, CA 90638 
City of La Palma 7822 Walker St La Palma, CA 90623 
City of Stanton 7800 Katella Ave Stanton, CA 90680 
Orange County Housing and Community 
Development  

1770 N. Broadway  Santa Ana, CA 92706 

Orange County Airport Land Use 
Commission 

3160 Airway Ave Costa Mesa, CA 92626 

Fair Housing Council of Orange County 201 S Broadway Santa Ana, CA 92701 
Fair Housing Foundation 3605 Long Beach Blvd, #302 Long Beach, CA 90807 
Families Forward 8 Thomas Irvine, CA 92618 
Family Assistance Ministries 1030 Calle Negocio San Clemente, CA 92673 
Giving Children Hope 8332 Commonwealth Ave Buena Park, CA 90621 
HomeAid Orange County 17744 Sky Park Circle, Suite 170 Irvine, CA 92614 
Legal Aid Society of Orange County 2101 N Tustin Ave Santa Ana, CA 92705 
NeighborWorks Orange County 128 Katella Ave Orange, CA 92867 
OC Partnership 1505 E 17th St, Suite 108 Santa Ana, CA 92705 
Orange County Business Council 2 Park Plaza, Suite 100 Irvine, CA 92614 
Orange County Food Bank 11870 Monarch St Garden Grove, CA 92841 
Orange County Head Start 2501 S Pullman St, Suite 100 Santa Ana, CA 92705 
Orange County Rescue Mission One Hope Dr Tustin, CA 92782 
Salvation Army Orange County 10200 Pioneer Road Tustin, CA 92782 
Second Harvest Food Bank OC 8014 Marine Way Irvine, CA 92618 
Share Our Selves 331 W Halesworth Santa Ana, CA 92701 
Soroptimist International of Buena Park P.O. Box 5183 Buena Park, CA 90622 
The Kennedy Commission 17701 Cowan Ave, Suite 200 Irvine, CA 92614 
West Orange County Regional Chamber of 
Commerce 

8081 Stanton Ave, Suite 306 Buena Park, CA 90620 

Western Center on Law and Poverty 3701 Wilshire Blvd, Suite 208 Los Angeles, CA 90010 
WHW Santa Ana  1800 E McFadden Ave, Suite 1A Santa Ana, CA 92705 
YWCA North Orange County 215 E Commonwealth Ave, Suite E Fullerton, CA 92832 
Abode Communities 701 E 3rd St, Suite 400 Los Angeles, CA 90013 
AMCAL Multi-Housing, Inc. 2082 Michelsonb Dr, Ste. #306 Irvine, CA 92612 
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Organization Address City/State/Zip 
BIA - Orange County Chapter 17744 Sky Park Circle, Suite 170 Irvine, CA 92614 
Brandywine Homes 16580 Aston St Irvine, CA 92606 
BRIDGE Housing Corporation 20321 Irvine Ave, Suite F-1 Newport Beach, CA 92660 
California Building Industry Association 1215 K St, Suite 1200 Sacramento, CA 95814 
Centerstone Communities 3500 W Lake Center Dr Santa Ana, CA 92704 
City Ventures 1900 Quail St Newport Beach, CA 92660 
Emblem Development Corp 8681 Hillcrest Rd Buena Park, CA 90621 
Habitat for Humanity 2200 Ritchey St Santa Ana, CA 92705 
Hope Family Housing 8657 Whitaker St Buena Park, CA 90621 
Jamboree Housing Corporation 17701 Cowan Ave, Suite 200 Irvine, CA 92614 
KTK Construction, Inc. 10221 Slater Ave, #113 Fountain Valley, CA 92708 
LENNAR Homes 25 Enterprise Aliso Viejo, CA 92656 
LINC Housing Corporation 110 Pine Ave, Suite 500 Long Beach, CA 90802 
Manufactured Housing Educational Trust 25241 Paseo de Alicia, Suite 120 Laguna Hills, CA 92653 
Mayans Development 22343 La Palma Ave, #132 Yorba Linda, CA 92887 
National CORE 9241 Haven Ave Rancho Cucamonga, CA 91730 
OCCHC 2024 N Broadway, 3rd Flr Santa Ana, CA 92706 
Orange County Clearinghouse 23861 El Toro Rd, Suite 401 Lake Forest, CA 92630 
Orange County Housing Providers and 
Economic Partnership 

25241 Paseo de Alicia, Suite 120 Laguna Hills, CA 92653 

Pacific Sunrise Builders, Inc. 18627 Brookhurst St, #349 Fountain Valley, CA 92708 
RSI Construction, Inc 620 Newport Center Dr Newport Beach, CA 92660 
Southern California Association of NonProfit 
Housing 

501 Shatto Place, Suite 403 Los Angeles, CA 90020 

Taylor Woodrow Homes 15 Cushing Irvine, CA 92618 
The Olson Company 3010 Old Ranch Parkway, Suite 100 Seal Beach, CA 90740 
Western Developments for Affordable 
Housing, Inc. 

2183 Fairview Rd Costa Mesa, CA 92627 

Western Pacific Housing, Inc. 300 Continental Blvd, Suite 390 El Segundo, CA 90245 
Buena Park Elementary School District 6885 Orangethorpe Ave Buena Park, CA 90620 
Buena Park Library District 7150 La Palma Ave Buena Park, CA 90620 
Bank of America - Home Loans 6210 Beach Blvd Buena Park, CA 90621 
Bowman Real Estate 9922 Walker St, #A Cypress, CA 90630 
California Association of Realtors 525 South Virgil Ave Los Angeles, CA 90020 
National Association of Industrial and Office 
Properties 

2900 Bristol St, Suite G- 105 Costa Mesa, CA 92626 

Orange County Association of Realtors 8071 Slater Ave, Suite #240 Huntington Beach, CA 92647 
RE/MAX Diamond 6281 Beach Blvd Buena Park, CA 90621 
South Coast Apartment Association 18552 Mac Arthur Blvd, Suite 205 Irvine, CA 92612 
U.S. Bank Home Mortgage 5470 Beach Blvd Buena Park, CA 90621 
First Southern Baptist Church 6801 Western Ave Buena Park, CA 90621 
Knott Avenue Christian Church 315 S Knott Ave Anaheim, CA 92804 
St. Pius V Church 7691 Orangethorpe Ave Buena Park, CA 90621 
AIDS Services Foundation Orange County 17982 Sky Park Circle, Suite J Irvine, CA 92614 
Anaheim VIP Center - Adult Day Health 
Care 

1158 N Knollwood Circle Anaheim, CA 92801 

Beach City Interface Services Community 
Service Center 

525 Main St Anaheim, CA 92805 

Buena Park Nursing Center 8520 Western Ave Buena Park, CA 90620 
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Organization Address City/State/Zip 
Buena Park Public Safety Survivor's 
Foundation 

6601 Beach Blvd Buena Park, CA 90621 

Casa Teresa P.O. Box 429 Orange, CA 92856 
Disabilities Ministries - 
Roman Catholic Diocese of Orange 

2811 E Villa Real Dr Orange, CA 92867 

Dorado Senior Apartments 8622 Stanton Ave Buena Park, CA 90620 
Mercy House P.O. Box 1905 Santa Ana, CA 92702 
O.C. Health - Behavioral Health Services 333 W. Santa Ana Blvd Santa Ana, CA 92701 
O.C. Social Services - North Region 3320 E La Palma Ave Anaheim, CA 92806 
Pathways of Hope P.O. Box 6326 Fullerton, CA 92834 
Regional Center of Orange County 1525 North Tustin Ave Santa Ana, CA 92705 
Speech and Language Development Center 8699 Holder St Buena Park, CA 90620 
Women's Transitional Living Center, Inc. P.O. Box 6103 Orange, CA 98263 
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Table B-1: Review of 2013 Housing Element Programs and Past Accomplishments 
Program Program Objectives Accomplishments / Continued Appropriateness 

Conserve and Improve the Existing Housing Stock 
Program 1: Home Improvement 
Program 

• Continue to provide rehabilitation loans to qualified 
low and moderate income homeowners.  

• Disseminate information to homeowners regarding 
rehabilitation standards, preventive maintenance, and 
energy conservation. Provide information on the City’s 
website under the “City Services” tab of the City’s home 
page, make available information on the program at 
public counters, and distribute information along with 
any code enforcement notices.  

• Assist 20 low and moderate income households 
annually through deferred loans, amortized loans, and 
rebates, for a total of 160 households during the 2013-
2021 planning cycle. 

Effectiveness: Information on the Home Improvement 
Program has been disseminated through the City’s website 
(http://www.buenapark.com/city-departments/economic-
development/affordable-housing/home-improvement-
program) on home improvement loans as well as through 
articles in the Buena Park Today, Orange County Register, 
senior center, and public counter at City Hall. The City’s 
Website provides the application 
(http://www.buenapark.com/home/showdocument?id=21
146) as well as the qualifications for the home 
improvement loans. 
The City has assisted a total of 111 households in 
rehabilitating their homes using CDBG, CalHome and HOME 
funds since 2013. 
Continued Appropriateness: This program continues to 
be appropriate and is included in the 2021-2029 Housing 
Element. 

Program 2: Multi-Family Rental 
Rehabilitation Program 

• Continue to inform owners of apartment complexes 
about the Multi-Family Rental Rehabilitation Program. 
On an ongoing basis, disseminate information to 
property owners regarding rehabilitation standards, 
preventive maintenance, and energy conservation.  

• Establish an informational packet that includes a 
program description and application for the Multi-
Family Rental Rehabilitation Program. Provide 
information on the City’s website under the “City 
Services” tab of the City’s home page, make available 
information on the program at public counters, and 
distribute information to the Chamber of Commerce to 
provide to interested developers and to Chamber 
members, and distribute information along with any 
code enforcement notices.  

• Identify and pursue funding sources for this program. 

Effectiveness: While the City of Buena Park is aware of the 
Multi-Family Rental Rehabilitation Program’s importance it 
has not been able to secure funding for it since 2010. 
Thusly, the City was unable to provide to owners of 
apartment complexes with financial assistance during the 
2013-2021 period cycle 
Continued Appropriateness: As funding for the Multi-
Family Rental Rehabilitation Program is no longer available, 
the City will not support this program in future elements.  

file:///%5C%5Ccorp%5Crrm%5Con-site%5C2000%5C2193-01-CU20-Buena-Park-Housing-Element-Update%5CPlanning%5C2193-01%20Housing%20Element%20Preparation%5CTask%20H.2%20Evaluate%20Current%20HE%20and%20Needs%5C(http:%5Cwww.buenapark.com%5Ccity-departments%5Ceconomic-development%5Caffordable-housing%5Chome-improvement-program)
file:///%5C%5Ccorp%5Crrm%5Con-site%5C2000%5C2193-01-CU20-Buena-Park-Housing-Element-Update%5CPlanning%5C2193-01%20Housing%20Element%20Preparation%5CTask%20H.2%20Evaluate%20Current%20HE%20and%20Needs%5C(http:%5Cwww.buenapark.com%5Ccity-departments%5Ceconomic-development%5Caffordable-housing%5Chome-improvement-program)
file:///%5C%5Ccorp%5Crrm%5Con-site%5C2000%5C2193-01-CU20-Buena-Park-Housing-Element-Update%5CPlanning%5C2193-01%20Housing%20Element%20Preparation%5CTask%20H.2%20Evaluate%20Current%20HE%20and%20Needs%5C(http:%5Cwww.buenapark.com%5Ccity-departments%5Ceconomic-development%5Caffordable-housing%5Chome-improvement-program)
file://corp/rrm/on-site/2000/2193-01-CU20-Buena-Park-Housing-Element-Update/Planning/2193-01%20Housing%20Element%20Preparation/Task%20H.2%20Evaluate%20Current%20HE%20and%20Needs/(http:/www.buenapark.com/home/showdocument?id=21146)%20
file://corp/rrm/on-site/2000/2193-01-CU20-Buena-Park-Housing-Element-Update/Planning/2193-01%20Housing%20Element%20Preparation/Task%20H.2%20Evaluate%20Current%20HE%20and%20Needs/(http:/www.buenapark.com/home/showdocument?id=21146)%20
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Program Program Objectives Accomplishments / Continued Appropriateness 
Program 3: Code Enforcement/ 
Neighborhood Improvement 
Program (NIP) 

• Continue to provide proactive code enforcement 
activities to maintain and improve housing and 
neighborhood qualities.  

• Through the NIP, assist 100 households annually 
through the weatherization, rental housing inspection, 
and senior code enforcement relief programs, for a 
total of 800 households during the 2013-2021 planning 
cycle. 

Effectiveness: The City continues to provide proactive 
enforcements activities throughout the City. The City 
continued to use CDBG funds for the NIP program to bring 
substandard units up to codes. 
Between 2013 and 2021, the City assisted 623 households 
through the weatherization, rental housing inspection, and 
senior code enforcement relief programs. 
Continued Appropriateness: This program continues to 
be appropriate and is included in the 2021-2029 Housing 
Element. 

Program 4: Conservation of 
At-Risk Housing 

• Annually monitor status of the 110 affordable housing 
units that are at risk of converting to market rate 
between 2013 and 2023. Report on the status of at-risk 
units during the City’s annual report to HCD on the 
implementation of the Housing Element.  

• In the event that a property is scheduled for 
conversion, contact qualified, non-profit entities, from 
the State’s qualified entities list, to inform them of the 
opportunity to acquire affordable units. Also inform 
them of financial assistance available through State and 
federal programs. 

• Support the nonprofit property owners’ application for 
Section 8 contract renewal with HUD.  

• As part of the annually monitoring activities, provide 
information on special Section 8 voucher assistance set 
aside by the Orange County Housing Authority for 
residents displaced or impacted by the conversion of 
federally assisted housing projects. 

Effectiveness: Of the 108 units that were identified as 
being at-risk, none were lost to market conversion. 
The City continued to support nonprofit property owners’ 
application for Section 8 contract renewal with HUD. The 
City provides information on Section 8 voucher assistance 
by the Orange County Housing Authority through its City 
website (http://www.buenapark.com/city-
departments/economic-development/affordable-
housing/section-8-program) and also information at public 
counters. 
Continued Appropriateness: The City will continue to 
monitor the status of at-risk units and pursue opportunities 
to preserve these units as affordable housing. This program 
continues to be appropriate and is included in the 2021-
2029 Housing Element. 
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Program Program Objectives Accomplishments / Continued Appropriateness 
Assist In The Development Of Affordable Housing 
Program 5: First-Time 
Homebuyer Program 

• Continue to apply for State HOME and CalHome funds 
and other funding sources to support the First-Time 
Homebuyer program.  

• Pending availability of funding, assist approximately 
five households per year in purchasing their first 
homes, for a total of 40 households to be assisted 
during the 2013-2021 Housing Element. 

Effectiveness: The City applied for State HOME and 
CalHome funds and was successful in obtaining 
approximately $3.5 million in funding between 2013 and 
2021. 
Overall, the City’s First-Time Homebuyer program has 
assisted 4 households in achieving homeownership since 
2013. 
Continued Appropriateness: Despite the issues presented 
by the high cost of housing in Buena Park, and as a direct 
result of the dissolution of redevelopment in 2012, the City 
does not have the appropriate resources to properly 
manage and implement this program. Accordingly, the City 
will include this program within the 2021-2029 Housing 
Element cycle, with the caveat that it will be implemented 
upon the identification of a funding source that provides the 
resources needed to properly administer the program to 
achieve the objectives established herein.   

Program 6: Southern California 
Home Financing Authority 

• Provide information regarding the program on the 
City’s website and at the public counter, library, post 
office, and other community locations. 

Effectiveness: The Southern California Home Financing 
Authority (SCHFA) does not lend money directly to 
homebuyers. Homebuyers must work directly with a 
participating lender such at the Public Finance Division of 
Orange County. SCHFA offers a mortgage revenue bond 
program that issues 30-year mortgage revenue funds at 
below-market interest rates. 
Continued Appropriateness: This program continues to 
be appropriate and is included in the 2021-20291 Housing 
Element. 

Program 7: Housing Choice 
Vouchers (Section 8 Rental 
Assistance) Program 

• Work to maintain, and possibly increase, the current 
level of Housing Choice Vouchers (1,081 households) 
and direct eligible households to the program through 
direct referrals and the City website.  

• Continue to provide information and referrals to 
landlords regarding participation in the Housing Choice 
Vouchers Program. 

Effectiveness: As of September 2019, 1,778 households in 
Buena Park were receiving Housing Choice (Section 8) 
Vouchers.  
The City continues to refer potential applicants to the 
County of Orange for the Housing Choice Vouchers 
Program; however, the County of Orange has not opened up 
its waiting list in over two years. The City does provide 
information on program on its website 
(http://www.buenapark.com/city-departments/economic-
development/affordable-housing/section-8-program) and 
provides a direct link to the County of Orange program 

http://www.buenapark.com/city-departments/economic-development/affordable-housing/section-8-program
http://www.buenapark.com/city-departments/economic-development/affordable-housing/section-8-program
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Program Program Objectives Accomplishments / Continued Appropriateness 
(https://www.ochousing.org/news/details?NewsID=1093
&TargetID=96). 
Continued Appropriateness: Rental assistance remains 
the most important type of housing assistance for very low 
and extremely low income households, as well as seniors. 
Demand for this program is evident and this program is 
included in the 2021-2029 Housing Element. 

Program 8: Affordable Housing 
Incentives 

• Develop a brochure of development incentives by 2014 
to promote affordable housing development.  

• Provide the brochure to eligible applicants during the 
pre-application stage at the permitting and planning 
counters, post information on the City’s website under 
the “Planning/Development Assistance” section of the 
Business tab of the home page, and distribute to the 
Chamber of Commerce to provide to interested 
developers and Chamber members. 

• Annually evaluate the applicability of and as 
appropriate, submit applications to State HCD 
programs related to funding of affordable housing. 
Specifically, the City will explore appropriate funding 
opportunities for affordable housing for extremely low 
income households and persons with disabilities 
(including persons with developmental disabilities). 

• Periodically review all regulations, ordinances, and 
residential fees related to housing rehabilitation and/or 
construction to assess their impact on housing costs, 
and revise as appropriate.  

Effectiveness: There were no newly acquired or converted 
affordable units between 2013 and 2021.  
Due to staffing constraints, marketing material have not yet 
been prepared. 
Continued Appropriateness: Without redevelopment 
funds, the City’s ability to pursue such opportunities is 
limited. This program is incorporated into a new program 
“Affordable Housing Incentives.” 

https://www.ochousing.org/news/details?NewsID=1093&TargetID=96
https://www.ochousing.org/news/details?NewsID=1093&TargetID=96
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Program Program Objectives Accomplishments / Continued Appropriateness 
Provide Adequate Housing Sites 
Program 9: Provision of 
Adequate Sites 

• Encourage new development to be constructed to 
maximize the density potential of limited land 
resources, with the goal of promoting residential 
densities that achieve at least 75 percent of the 
maximum allowable density for the specific property.  

• Update the residential sites inventory every two years 
to maintain accurate information.  

• Continue to provide a variety of incentives to facilitate 
the development of vacant and underutilized 
properties. These include the planned 
development/cluster bonus, site area bonus, and 
affordable housing bonus. 

Effectiveness: The City has continued to provide a variety 
of incentives to facilitate development on vacant and 
underutilized parcels such as the Site Area Bonus, Cluster 
development bonus, and the Housing Opportunities Overlay 
that allow for increased density opportunities up to 30 
units per acre. Although the Redevelopment Department 
has been abolished, the Economic Development Division 
has continued to provide information to the public and 
developers on available City-owned parcels for lower 
income developments including 7101 Lincoln Avenue 
through the City’s website and outreach programs. 
Continued Appropriateness: This program continues to 
be appropriate and is included in the 2021-2029 Housing 
Element. 

Remove Governmental Constraints 
Program 10: Extremely Low 
Income and Special Needs 
Housing 

• Amend the Zoning Ordinance within one year of 
adoption of the Housing Element to address SRO 
housing.  

• Provide special consideration for reduced impact fees 
for projects that reserve units for extremely low 
income households and persons with disabilities 
(including those with developmental disabilities).  

• Explore appropriate funding opportunities for 
affordable housing for extremely low income 
households and persons with disabilities (including 
persons with developmental disabilities).  

Effectiveness: In 2013, the City amended the Zoning 
Ordinance to permit emergency shelters serving up to 30 
persons in the CO, CS, CG and CM zones. Emergency shelters 
serving more than 30 persons are conditionally permitted 
in the same zones (CO, CS, CG and CM). The amendment 
also permitted emergency shelters as an incidental use to a 
religious assembly use in the RS6, RM10 and RM20 zones. 
In addition to identifying specific zones for the 
development of emergency shelters, the City amended the 
Zoning Ordinance to specifically permit the development of 
transitional housing and supportive in all of its residential 
zones, with the exception of the RMH (Residential Mobile 
Home) zone. Transitional and supportive housing is also 
conditionally permitted in the City’s PD zones. 
The City opened the Buena Park Navigation Center 
providing emergency temporary shelter and support 
services to homeless individuals in 2020. The same year, 
the City also approved a 57-unit permanent supportive 
housing development (Airport Inn Apartments) and a 66-
unit affordable housing development for senior 62 years 
and older.   
Continued Appropriateness: This program is modified in 
the 2021-2029 Housing Element for compliance with 
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Program Program Objectives Accomplishments / Continued Appropriateness 
applicable changes to State law  

Program 11: Permit Processing • Continue to evaluate and improve the one-stop 
processing system to facilitate residential development. 

• Prioritize affordable and special needs housing for 
processing, including housing for seniors and the 
disabled (including persons with developmental 
disabilities). 

Effectiveness: The City continues to evaluate its permitting 
procedures and makes changes to streamline entitlement 
processes to allow for the quickest turnaround. Affordable 
housing and public assisted projects will continue to be 
prioritized to provide the most efficient timeline possible. 
Continued Appropriateness: As providing priority 
processing to developers of affordable and special needs 
housing will further the development of such housing, the 
City will continue to offer priority processing of affordable 
and special needs housing applications. This program 
continues to be appropriate and is included in the 2021-
2029 Housing Element. 

Provide Equal Housing Opportunities 
Program 12: Fair Housing • Continue to promote fair housing practices and provide 

educational information on fair housing to the public at 
public counters and on the City’s website. 

• Continue to refer fair housing complaints to the Fair 
Housing Foundation.  

• Continue to comply with all state and federal fair 
housing requirements when implementing housing 
programs or delivering housing-related services.  

• For projects that receive public assistance (either 
financial assistance or through development 
incentives), require the developers to implement an 
affirmative marketing plan to outreach to all segments 
of the community. 

Effectiveness: The City continues to promote fair housing 
practices and provides educational information on fair 
housing to the public at public counters, the City’s website 
(http://www.buenapark.com/city-departments/economic-
development/affordable-housing), and through Fair 
Housing Foundation. The City continues to refer any fair 
housing complaints to the Fair Housing Foundation. The 
City continues to comply with all State and Federal fair 
housing requirements when implementing its housing 
programs. The City provides information on fair housing 
practices through the Fair Housing Foundation. 
Continued Appropriateness: Providing fair housing 
resources is an important goal for the City. This program 
continues to be appropriate and is included in the 2021-
2029 Housing Element. 

 

http://www.buenapark.com/city-departments/economic-development/affordable-housing
http://www.buenapark.com/city-departments/economic-development/affordable-housing
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Table C-1: Housing Element Sites Inventory  

Key Map 
Site ID # 

Focus 
Area 

Site Address/ 
Intersection 

APN 
Current 
General 

Plan 

Current 
Zoning 

Min. 
Density 
Allowed 

Max. 
Density 
Allowed 

Parcel Size 
(Acres) 

Existing Use/ 
Vacancy 

Publicly 
Owned 

Identified in 
Last/ 

Last Two 
Planning 
Cycle(s) 

Lower 
Income 

Capacity 

Moderate 
Income 

Capacity 

Above 
Moderate 
Income 

Capacity 

Total 
Capacity 

Residential 
Overlay? 

1 A 
8641 LOS COYOTES 

DR 
289-162-04 RSF RS-10 0 4.4 0.33 Vacant No Yes   1 1  

2 A 5891 STANTON AVE 066-184-26 RSF RS-6 0 7.3 0.13 Vacant No Yes   1 1  

3 A 7611 5TH ST 277-071-14 HDR RM-20 20 24 0.16 Residential, 1 No Yes   1 1  

4 A 7601 5TH ST 277-071-15 HDR RM-20 20 24 0.16 Residential, 1 No Yes   1 1  

5 A 7571 5TH ST 277-073-15 HDR RM-20 30 50 0.12 Residential, 1 No Yes  3  3 
Housing 

Opportunities 
Overlay 

6 A 7561 5TH ST 277-073-16 HDR RM-20 30 50 0.13 Residential, 1 No Yes  3  3 
Housing 

Opportunities 
Overlay 

7 A 7551 5TH ST 277-073-17 HDR RM-20 30 50 0.12 Residential, 1 No Yes  3  3 
Housing 

Opportunities 
Overlay 

8 A 7541 5TH ST 277-073-18 HDR RM-20 30 50 0.12 Residential, 1 No Yes  2  2 
Housing 

Opportunities 
Overlay 

9 A 7531 5TH ST 277-073-19 HDR RM-20 30 50 0.25 Parking Lot No Yes  8  8 
Housing 

Opportunities 
Overlay 

10 A 7651 E 5TH ST 277-071-13 HDR RM-20 20 24 0.71 
Church/ 

Residential, 1 
No Yes  10  10  

11 A 
6161 FULLERTON 

AVE 
277-071-12 HDR RM-20 20 24 0.22 Residential, 1 No Yes   2 2  

12 A 6152 KINGMAN AVE 277-071-19 HDR RM-20 20 24 0.22 Residential, 1 No Yes   2 2  

13 A 
6141 FULLERTON 

AVE 
277-071-11 HDR RM-20 20 24 0.43 Residential, 4 No Yes   2 2  

14 A 6122 WESTERN AVE 277-073-25 HDR RM-20 30 50 0.21 Residential, 1 No Yes   5 5 
Housing 

Opportunities 
Overlay 

15 A 7611 ARTESIA BLVD 277-101-20 HDR RM-20 20 24 0.13 Residential, 1 No Yes   1 1  

16 A 
5951 FULLERTON 

AVE 
277-101-17 HDR RM-20 20 24 0.21 Residential, 1 No Yes   2 2  

17 A 
5941 FULLERTON 

AVE 
277-101-16 HDR RM-20 20 24 0.22 Residential, 1 No Yes   2 2  

18 A 5941 WESTERN AVE 066-111-14 HDR RM-20 20 24 0.37 Residential, 4 No Yes   1 1  
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19 A 5952 BURNHAM AVE 066-111-18 HDR RM-20 20 24 0.37 Residential, 2 No Yes   3 3  

20 A 5921 BURNHAM AVE 066-112-10 HDR RM-20 20 24 0.19 Residential, 1 No Yes   1 1  

21 A 5911 WESTERN AVE 066-111-11 HDR RM-20 20 24 0.19 Residential, 1 No Yes   1 1  

22 A 5901 BURNHAM AVE 066-112-33 HDR RM-20 30 50 0.19 Residential, 1 No Yes   5 5 
Housing 

Opportunities 
Overlay 

23 A 5891 WESTERN AVE 066-111-32 HDR RM-20 20 24 0.19 Residential, 1 No Yes   1 1  

24 A 5893 BURNHAM AVE 066-112-37 HDR RM-20 30 50 0.19 Residential, 1 No Yes   5 5 
Housing 

Opportunities 
Overlay 

25 A 5883 BURNHAM AVE 066-112-38 HDR RM-20 30 50 0.19 Residential, 1 No Yes   5 5 
Housing 

Opportunities 
Overlay 

26 A 5872 KINGMAN AVE 277-101-30 HDR RM-20 20 24 0.22 Residential, 1 No Yes   2 2  

27 A 
5861 FULLERTON 

AVE 
277-101-10 HDR RM-20 20 24 0.22 Residential, 1 No Yes   2 2  

28 A 5862 KINGMAN AVE 277-101-31 HDR RM-20 20 24 0.22 Residential, 1 No Yes   2 2  

29 A 5831 BURNHAM AVE 066-112-31 HDR RM-20 20 24 0.24 Residential, 2 No Yes   1 1  

30 A 5801 WESTERN AVE 066-111-04 HDR RM-20 20 24 0.19 Residential, 1 No Yes   1 1  

31 A 
5781 FULLERTON 

AVE 
277-101-03 HDR RM-20 20 24 0.34 Residential, 1 No Yes   4 4  

32 A 5741 BURNHAM AVE 066-112-01 HDR RM-20 30 50 0.31 Vacant No Yes  10  10 
Housing 

Opportunities 
Overlay 

33 A 5711 WESTERN AVE 066-122-05 HDR RM-20 30 50 0.24 Residential, 1 No Yes  6  6 
Housing 

Opportunities 
Overlay 

34 A 5691 WESTERN AVE 066-122-04 HDR RM-20 30 50 0.23 Residential, 1 No Yes  6  6 
Housing 

Opportunities 
Overlay 

35 A 6151 INDIANA AVE 066-260-09 HDR RM-20 30 50 0.26 Residential, 1 No Yes  7  7 
Housing 

Opportunities 
Overlay 

36 A 8222 4TH ST 066-260-32 HDR RM-20 20 24 0.16 Residential, 1 No Yes  1  1  

37 A 8201 4TH ST 066-230-31 HDR RM-20 30 50 0.27 Residential, 1 No Yes  8  8 
Housing 

Opportunities 
Overlay 

38 A 8207 4TH ST 066-230-64 HDR RM-20 20 24 0.66 Residential, 8 No Yes  2  2  

39 A 8091 E 4TH ST 066-230-29 HDR RM-20 30 50 0.34 Residential, 2 No Yes  9  9 
Housing 

Opportunities 
Overlay 
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40 A 6102 STANTON AVE 066-230-78 HDR RM-20 20 24 0.61 Church No Yes  9  9  

41 A 8022 ARTESIA BLVD 066-230-67 HDR RM-20 30 50 0.14 Residential, 1 No Yes  3  3 
Housing 

Opportunities 
Overlay 

42 A 8012 ARTESIA BLVD 066-230-77 HDR RM-20 30 50 0.14 Residential, 1 No Yes  3  3 
Housing 

Opportunities 
Overlay 

43 A 8002 ARTESIA BLVD 066-230-76 HDR RM-20 30 50 0.15 Residential, 1 No Yes  3  3 
Housing 

Opportunities 
Overlay 

44 

A 5961 KINGMAN AVE 277-102-16 HDR RM-20 30 50 0.12 Residential, 2 No Yes 1   1  

A 7539 ARTESIA BLVD 277-102-17 HDR RM-20 30 50 0.34 Vacant No Yes 10   10  

A 7521 ARTESIA BLVD 277-102-18 HDR RM-20 30 50 0.35 Vacant No Yes 11   11  

45 B 8231 9TH ST 070-034-16 HDR RM-20 20 24 0.26 Residential, 1 No Yes   3 3  

46 B 6321 INDIANA AVE 070-012-22 RSF RS-6 7 50 0.26 Residential, 1 No Yes 7   7 
Housing 

Opportunities 
Overlay 

47 B 8141 7TH ST 070-012-28 RSF RS-6 7 50 0.14 Residential, 1 No Yes 3   3 
Housing 

Opportunities 
Overlay 

48 B 6311 INDIANA AVE 070-012-21 RSF RS-6 7 50 0.26 Residential, 1 No Yes 7   7 
Housing 

Opportunities 
Overlay 

49 B 8201 7TH ST 070-012-06 RSF RS-6 7 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

50 B 6292 LOS ROBLES AVE 070-012-16 RSF RS-6 7 50 0.16 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

51 B 8191 7TH ST 070-012-25 RSF RS-6 7 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

52 B 8185 7TH ST 070-012-24 RSF RS-6 7 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

53 B 8171 7TH ST 070-012-08 RSF RS-6 7 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

54 B 8161 7TH ST 070-012-10 RSF RS-6 7 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

55 B 6281 INDIANA AVE 070-012-30 RSF RS-6 7 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 
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56 B 8151 7TH ST 070-012-11 RSF RS-6 7 50 0.23 Residential, 1 No Yes 6   6 
Housing 

Opportunities 
Overlay 

57 B 6282 LOS ROBLES AVE 070-012-37 RSF RS-6 7 50 0.20 Residential, 1 No Yes 5   5 
Housing 

Opportunities 
Overlay 

58 B 6302 LOS ROBLES AVE 070-012-32 RSF RS-6 7 50 0.20 Residential, 1 No Yes 5   5 
Housing 

Opportunities 
Overlay 

59 B 6531 INDIANA AVE 070-034-17 HDR RM-20 20 24 0.15 Residential, 1 No Yes   1 1  

60 B 8203 9TH ST 070-034-18 HDR RM-20 30 50 0.21 Residential, 1 No Yes  5  5 
Housing 

Opportunities 
Overlay 

61 B 8201 9TH ST 070-034-19 HDR RM-20 30 50 0.21 Residential, 1 No Yes  5  5 
Housing 

Opportunities 
Overlay 

62 B 8191 9TH ST 070-034-14 HDR RM-20 30 50 0.21 Residential, 1 No Yes  5  5 
Housing 

Opportunities 
Overlay 

63 B 8232 WHITAKER ST 070-034-01 HDR RM-20 20 24 0.31 Residential, 1 No Yes   3 3  

64 B 8182 WHITAKER ST 070-034-05 HDR RM-20 20 24 0.16 Residential, 1 No Yes   1 1  

65 B 8172 WHITAKER ST 070-034-06 HDR RM-20 20 24 0.17 Residential, 1 No Yes   1 1  

66 B 8162 WHITAKER ST 070-034-07 HDR RM-20 20 24 0.15 Residential, 1 No Yes   1 1  

67 B 8152 WHITAKER ST 070-034-08 HDR RM-20 20 24 0.16 Residential, 1 No Yes   1 1  

68 B 8171 WHITAKER ST 070-024-10 HDR RM-20 20 24 0.13 Residential, 1 No Yes   1 1  

69 B 8151 WHITAKER ST 070-024-12 HDR RM-20 20 24 0.17 Residential, 1 No Yes   1 1  

70 B 8131 WHITAKER ST 070-024-15 HDR RM-20 30 50 0.14 Residential, 1 No Yes  3  3 
Housing 

Opportunities 
Overlay 

71 B 8121 WHITAKER ST 070-024-14 HDR RM-20 30 50 0.29 
Church/Reside

ntial, 1 
No Yes  8  8 

Housing 
Opportunities 

Overlay 

72 B 6461 LOS ROBLES AVE 070-023-14 HDR RM-20 20 24 0.23 Residential, 1 No Yes   2 2  

73 B 8027 WHITAKER ST 070-023-09 HDR RM-20 20 24 0.17 Residential, 1 No Yes   1 1  

74 B 6441 INDIANA AVE 070-024-16 HDR RM-20 20 24 0.14 Residential, 1 No Yes   1 1  

75 B 6431 INDIANA AVE 070-024-18 HDR RM-20 20 24 0.14 Residential, 1 No Yes   1 1  

76 B 8212 8TH ST 070-024-17 HDR RM-20 20 24 0.19 Residential, 1 No Yes   2 2  
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77 B 8192 8TH ST 070-024-19 HDR RM-20 30 50 0.16 Residential, 1 No Yes  4  4 
Housing 

Opportunities 
Overlay 

78 B 8182 8TH ST 070-024-20 HDR RM-20 30 50 0.16 Residential, 1 No Yes  4  4 
Housing 

Opportunities 
Overlay 

79 B 8162 8TH ST 070-024-22 HDR RM-20 30 50 0.24 Residential, 1 No Yes  6  6 
Housing 

Opportunities 
Overlay 

80 B 8142 8TH ST 070-024-03 HDR RM-20 20 24 0.16 Residential, 1 No Yes   1 1  

81 B 8132 8TH ST 070-024-02 HDR RM-20 20 24 0.16 Residential, 1 No Yes   1 1  

82 B 8071 WHITAKER AVE 070-023-05 HDR RM-20 30 50 0.90 Club/Lodge No Yes 28   28 
Housing 

Opportunities 
Overlay 

83 B 8042 8TH ST 070-023-03 HDR RM-20 20 24 0.14 Residential, 1 No Yes   1 1  

84 B 8021 8TH ST 070-021-25 HDR RM-20 20 24 0.13 Residential, 1 No Yes   1 1  

85 B 6391 INDIANA AVE 070-022-17 HDR RM-20 20 24 0.28 Residential, 2 No Yes   2 2  

86 B 6382 LOS ROBLES AVE 070-022-14 HDR RM-20 20 24 0.15 Residential, 1 No Yes   1 1  

87 B 8111 8TH ST 070-021-08 HDR RM-20 20 24 0.37 Residential, 2 No Yes   3 3  

88 B 8051 8TH ST 070-021-12 HDR RM-20 20 24 0.38 Residential, 2 No Yes   4 4  

89 B 8031 8TH ST 070-021-13 HDR RM-20 20 24 0.37 Residential, 3 No Yes   2 2  

90 B 6371 LOS ROBLES AVE 070-021-07 HDR RM-20 20 24 0.17 Residential, 1 No Yes   1 1  

91 B 6372 LOS ROBLES AVE 070-022-02 HDR RM-20 20 24 0.19 Residential, 1 No Yes   2 2  

92 B 6361 LOS ROBLES AVE 070-021-06 HDR RM-20 20 24 0.19 Residential, 1 No Yes   2 2  

93 B 362 LOS ROBLES AVE 070-022-16 HDR RM-20 20 24 0.19 Residential, 1 No Yes   2 2  

94 B 8202 7TH ST 070-022-07 HDR RM-20 20 24 0.75 Residential, 2 No Yes   9 9  

95 B 8154 E 7TH ST 070-022-04 HDR RM-20 20 24 0.25 Residential, 2 No Yes   2 2  

96 B 8142 7TH ST 070-022-03 HDR RM-20 20 24 0.18 Residential, 1 No Yes   1 1  

97 B 6342 LOS ROBLES AVE 070-022-15 HDR RM-20 20 24 0.18 Residential, 1 No Yes   1 1  

98 B 7241 9TH ST 276-221-39 HDR RM-20 30 50 0.14 Residential, 1 No Yes  3  3 
Housing 

Opportunities 
Overlay 

99 

B 6511 WESTERN AVE 276-221-25 HDR RM-20 20 24 0.20 Parking lot No Yes   3 3  

B 6551 WESTERN AVE 276-221-26 HDR RM-20 20 24 0.45 Church No Yes   7 7  

B 7451 9TH ST 276-221-27 HDR RM-20 20 24 0.16 Residential, 1 No Yes   1 1  
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100 B 7261 9TH ST 276-221-41 HDR RM-20 30 50 0.18 Residential, 1 No Yes  4  4 
Housing 

Opportunities 
Overlay 

101 B 7251 9TH ST 276-221-40 HDR RM-20 30 50 0.17 Residential, 1 No Yes  4  4 
Housing 

Opportunities 
Overlay 

102 B 7091 9TH ST 276-231-39 HDR RM-20 20 24 0.18 Residential, 1 No Yes   1 1  

103 B 6498 GRAMERCY ST 276-221-38 HDR RM-20 20 24 0.20 Residential, 1 No Yes   2 2  

104 B 7412 8TH ST 276-221-08 HDR RM-20 20 24 0.13 Residential, 1 No Yes   1 1  

105 B 7392 8TH ST 276-221-06 HDR RM-20 20 24 0.13 Residential, 1 No Yes   1 1  

106 B 7411 8TH ST 276-202-11 HDR RM-20 30 50 0.19 Residential, 1 No Yes  5  5 
Housing 

Opportunities 
Overlay 

107 B 7441 8TH ST 276-202-14 HDR RM-20 30 50 0.16 Residential, 1 No Yes  4  4 
Housing 

Opportunities 
Overlay 

108 B 7431 8TH ST 276-202-13 HDR RM-20 30 50 0.15 Residential, 1 No Yes  3  3 
Housing 

Opportunities 
Overlay 

109 B 8273 CALIFORNIA ST 070-033-10 HDR RM-20 20 24 0.13 Residential, 1 No Yes   1 1  

110 B 6632 INDIANA ST 070-033-09 HDR RM-20 20 24 0.14 Residential, 1 No Yes   1 1  

111 B 6591 INDIANA AVE 070-035-04 HDR RM-20 30 50 0.18 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

112 B 6581 INDIANA AVE 070-035-03 HDR RM-20 30 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

113 B 8211 CALIFORNIA ST 070-035-06 HDR RM-20 30 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

114 B 6571 INDIANA AVE 070-035-02 HDR RM-20 30 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

115 B 8172 CALIFORNIA ST 070-046-02 HDR RM-20 30 50 0.23 Residential, 3 No Yes 4   4 
Housing 

Opportunities 
Overlay 

116 B 8142 CALIFORNIA ST 070-046-03 HDR RM-20 30 50 0.23 Residential, 1 No Yes 6   6 
Housing 

Opportunities 
Overlay 

117 B 6561 INDIANA AVE 070-035-01 HDR RM-20 30 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 
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118 B 8202 9TH ST 070-035-05 HDR RM-20 30 50 0.17 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

119 B 8192 9TH ST 070-035-07 HDR RM-20 30 50 0.18 Residential, 1 No Yes 4   4 
Housing 

Opportunities 
Overlay 

120 B 8182 9TH ST 070-035-08 HDR RM-20 30 50 0.21 Residential, 1 No Yes   5 5  

121 A 5682 WESTERN AVE 066-123-01 HDR RM-20 30 50 0.13 Residential, 1 No No  3  3 
Housing 

Opportunities 
Overlay 

122 A 5702 WESTERN AVE 066-123-02 HDR RM-20 30 50 0.17 Residential, 1 No No  4  4 
Housing 

Opportunities 
Overlay 

123 A 5712 WESTERN AVE 066-123-03 HDR RM-20 30 50 0.17 Residential, 1 No No  4  4 
Housing 

Opportunities 
Overlay 

124 A 7501 FRANKLIN ST 066-123-04 HDR RM-20 30 50 0.31 Residential, 1 No No  9  9 
Housing 

Opportunities 
Overlay 

125 

A 7682 CRAIG AVE 066-132-09 RSF RS-6 0 7.3 0.17 Vacant No No   1 1  

A 7692 CRAIG AVE 066-132-15 RSF RS-6 0 7.3 0.18 Vacant No No   1 1  

A 7712 CRAIG AVE 066-132-16 RSF RS-6 0 7.3 0.17 Vacant No No   1 1  

A 7722 CRAIG AVE 066-132-17 RSF RS-6 0 7.3 0.17 Vacant No No   1 1  

126 A 7501 5TH ST 277-073-20 HDR RM-20 20 24 0.20 Residential, 1 No No   2 2  

127 B 8032 8TH ST 070-023-02 HDR RM-20 20 24 0.14 Residential, 1 No No   1 1  

128 B 8052 8TH ST 070-023-04 HDR RM-20 20 24 0.14 Residential, 1 No No   1 1  

129 C 9051 HOLDER ST 134-031-02 HDR RM-20 20 24 0.23 Residential, 1 No No   2 2  

130 C 8694 WESTERN AVE 135-132-11 HDR RM-20 30 50 0.42 Residential, 1 No No  12  12 
Housing 

Opportunities 
Overlay 

131 C 8732 WESTERN AVE 135-133-05 HDR RM-20 30 50 0.32 Residential, 1 No No  9  9 
Housing 

Opportunities 
Overlay 

132 C 
8752 VALLEY VIEW 

ST 
260-011-03 HDR RM-20 20 24 0.17 Residential, 2 No No  1 1 2  

133 C 
8752 VALLEY VIEW 

ST 
260-011-04 HDR RM-20 20 24 0.31 Residential, 2 No No   3 3  

134 C 7441 8TH ST 276-202-14 HDR RM-20 30 50 0.19 Residential, 1 No No  5  5 
Housing 

Opportunities 
Overlay 

135 C 7611 8TH ST 276-213-17 MDR RM-10 10 16 0.22 Residential, 1 No No   1 1  
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136 B 7861 MELROSE ST 276-322-16 BOMUSP RS-6 0 7.3 0.23 Vacant No No   1 1  

137 B 
BEACH BLVD/ 
MELROSE ST 

276-361-03 BOMUSP BOMUSP    Parking garage No Yes   250 250  

138 B 7212 MELROSE ST 276-382-02 HDR RM-20 30 50 2.00 Club/Lodge No Yes 66   66 
Housing 

Opportunities 
Overlay 

139 C 6161 KENTUCKY DR 260-021-01 MDR RM-10 10 16 0.44 Residential, 1 No Yes   4 4  

140 C 8881 HOFFMAN ST 260-021-04 MDR RM-10 10 16 0.22 Residential, 1 No Yes   1 1  

141 C 8901 HOFFMAN ST 260-021-05 MDR RM-10 10 16 0.45 Residential, 1 No Yes   4 4  

142 C 6221 LINCOLN AVE 260-022-07 COM RM-10 10 16 0.65 School No Yes   7 7  

143 C 8761 HOFFMAN ST 260-031-02 MDR RM-10 10 16 0.52 Residential, 1 No Yes   5 5  

144 C 8833 HOFFMAN ST 260-031-07 MDR RM-10 10 16 0.89 Residential, 6 No Yes  10  10  

145 C 8742 HOFFMAN ST 260-032-01 MDR RM-10 10 16 0.67 Residential, 1 No Yes   7 7  

146 C 8738 HOFFMAN ST 260-071-05 MDR RM-10 10 16 0.76 Residential, 1 No Yes  9  9  

147 C 
8246 VALLEY VIEW 

ST 
069-283-25 RSF RS-6 0 7 3.22 Church No Yes 66   66  

148 B 7962 PINCHOT CT 276-312-22 OS RM-20 20 24 0.13 Open Space Yes No   2 2  

149 B 7682 9th ST 276-282-13 HDR RM-20 20 24 0.48 Residential, 1 No No   16 16  

149 B 7692 9th ST 276-282-14 HDR RM-20 20 24 0.20 Residential, 1 No No 2   2  

150 B 7341 9TH ST 276-221-32 HDR RM-20 20 25 0.34 Residential, 1 No No   6 6  

361 C 8601 WESTERN AVE 135-152-44 MDR RM-10 10 24 2.34 Church No No   53 53  
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Table C-2: Candidate Sites Identified to be Rezoned to Accommodate Shortfall Housing Need  

Key Map 
Site ID # 

Focus 
Area 

Site Address/ 
Intersection 

APN 
Current 
General 

Plan 

Current 
Zoning 

Proposed 
General 

Plan 

Proposed 
Zoning 

Min. 
Density 
Allowed 

Max. 
Density 
Allowed 

Parcel 
Size 

(Acres) 

Description of 
Existing Uses 

Identified 
in Last/ 

Last Two 
Planning 
Cycle(s) 

Very Low 
Income 

Capacity 

Low 
Income 

Capacity 

Moderate 
Income 

Capacity 

Above 
Moderate 

Income 
Capacity 

Total 
Capacity 

Year 
Built 

151 A 
7871 COMMONWEALTH 

AVE 
066-253-07 GMU CG GMU 

Mixed-Use 
Overlay 

30 45 0.26 Retail Yes   7  7  

152 A 6212 DARLINGTON AVE 066-253-20 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.15 Retail Yes   4  4  

153 A 6211 DARLINGTON AVE 066-252-12 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.15 Residential, 1 Yes    3 3  

154 A 6202 DARLINGTON AVE 066-253-21 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.15 Residential, 1 Yes    3 3  

155 A 6201 DARLINGTON AVE 066-252-13 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.15 Residential, 1 Yes    3 3  

156 A 
7811 COMMONWEALTH 

AVE 
066-252-22 GMU CG GMU 

Mixed-Use 
Overlay 

30 45 0.57 Retail Yes   17  17  

157 A 6550 KNOTT AVE 276-231-44 HDR CS GMU 
Mixed-Use 

Overlay 
30 45 0.43 Retail Yes    12 12  

158 
A 

7791 COMMONWEALTH 
AVE 

066-251-31 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 1.18 Bank Yes 10 6 8 19 43  

A 6186 BEACH BLVD 066-251-11 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Retail Yes 1 1 1 2 5  

159 A 6181 HOMEWOOD AVE 066-251-18 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.28 Residential, 1 Yes    9 9  

160 
A 6172 BEACH BLVD 066-251-29 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 0.07 Vacant Yes    2 2  

A 6100 BEACH BLVD 066-251-28 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Vacant Yes    2 2  

161 A 6171 HOMEWOOD AVE 066-251-27 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

162 
A 6100 BEACH BLVD 066-251-25 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 0.07 Vacant Yes    2 2  

A 6100 BEACH BLVD 066-251-24 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Vacant Yes    2 2  

163 A 6161 HOMEWOOD AVE 066-251-26 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

164 A 6156 BEACH BLVD 066-251-08 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail Yes    2 2  

165 A 6152 BEACH BLVD 066-251-07 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail Yes    2 2  

166 A 6151 HOMEWOOD 066-251-20 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 3 Yes    2 2  

167 A 6146 BEACH BLVD 066-251-06 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail Yes    2 2  
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168 A 6141 HOMEWOOD AVE 066-251-21 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

169 A 6136 BEACH BLVD 066-251-04 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail Yes    2 2  

170 A 6132 BEACH BLVD 066-251-03 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail Yes    2 2  

171 A 6131 HOMEWOOD AVE 066-251-22 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

172 A 6121 HOMEWOOD AVE 066-251-23 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

173 A 6122 BEACH BLVD 066-251-30 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.21 Retail Yes    7 7  

174 A 6111 HOMEWOOD AVE 066-241-12 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

175 A 6101 HOMEWOOD AVE 066-241-13 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

176 A 6102 BEACH BLVD 066-241-10 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Residential, 1 Yes    4 4  

177 A 6091 HOMEWOOD AVE 066-241-14 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 2 Yes    3 3  

178 
A 6086 BEACH BLVD 066-241-09 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 0.14 Retail Yes    5 5  

A BEACH BLVD/4TH ST 066-241-08 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Parking Lot Yes    2 2  

179 A 6081 HOMEWOOD AVE 066-241-15 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

180 A 6071 HOMEWOOD AVE 066-241-16 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.31 Residential, 1 Yes   10  10  

181 A 6061 HOMEWOOD AVE 066-241-25 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Parking Lot Yes    5 5  

182 A 6051 HOMEWOOD AVE 066-241-26 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Parking Lot Yes    5 5  

183 A 6042 BEACH BLVD 066-241-21 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Retail Yes    5 5  

184 A 6032 BEACH BLVD 066-241-20 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail Yes    2 2  

185 A 6026 BEACH BLVD 066-241-23 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail Yes    2 2  

186 
A 

HOMEWOOD AVE/ 
ARTESIA BLVD 

066-241-18 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.31 Fire Station Yes   11  11  

A 7780 ARTESIA BLVD 066-241-19 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.29 Fire Station Yes   10  10  

187 A 6192 MARSHALL AVE 066-254-08 CBPMU RS-6 CBPMU 
Mixed-Use 

Overlay 
30 60 0.12 Parking Lot No 4    4  

187 A 6192 MARSHALL AVE 066-254-09 CBPMU RS-6 CBPMU 
Mixed-Use 

Overlay 
30 60 0.06 Parking Lot No 2    2  
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A 
7951 COMMONWEALTH 

AVE 
066-254-33 CBPMU RS-6 CBPMU 

Mixed-Use 
Overlay 

30 60 0.96 Church No 35    35  

189 A 7781 ARTESIA BLVD 066-181-09 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.13 Residential, 1 Yes    3 3  

190 A 7771 ARTESIA BLVD 066-181-08 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Residential, 1 Yes    4 4  

191 A 5951 HOMEWOOD AVE 066-181-10 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

192 A 5921 HOMEWOOD AVE 066-181-13 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

193 A 5911 HOMEWOOD AVE 066-181-14 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

194 A 5901 HOMEWOOD AVE 066-181-15 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

195 A 588 HOMEWOOD AVE 066-181-21 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.46 Parking Lot Yes   17  17  

196 A 5801 HOMEWOOD AVE 066-171-08 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

197 A 5791 HOMEWOOD AVE 066-171-09 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

198 A 5781 HOMEWOOD AVE 066-171-10 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    4 4  

199 A 5771 HOMEWOOD AVE 066-171-11 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 Yes    5 5  

200 A 
BEACH BLVD/CRAIG 

AVE 
066-132-21 OP CO CBPMU 

Mixed-Use 
Overlay 

30 60 0.45 Vacant No   15  15  

201 A 5681 BEACH BLVD 066-132-22 OP CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.49 Office No   18  18  

202 A 5621 BEACH BLVD 066-133-15 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.53 School No   19  19  

203 A 5731 BEACH BLVD 066-134-08 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.46 Office No   17  17  

204 A 7791 FRANKLIN ST 066-163-14 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.12 Residential, 1 No    3 3  

205 A 7781 FRANKLIN ST 066-163-15 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.12 Residential, 1 No    3 3  

206 A 7771 FRANKLIN ST 066-163-16 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.12 Residential, 1 No    3 3  

207 A 7761 FRANKLIN ST 066-163-17 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.12 Parking lot No    4 4  

208 A 5730 BEACH BLVD 066-163-18 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.24 Med Office No    9 9  

209 A 5891 HOMEWOOD AVE 066-181-16 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Residential, 1 No    4 4  

210 A 5972 BEACH BLVD 066-181-20 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.35 Office No   12  12  
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211 A 6056 BEACH BLVD 066-241-06 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.48 Office No   17  17  

212 
A 

8011 COMMONWEALTH 
AVE 

066-260-44 COMU ML/NC COMU 
Mixed-Use 

Overlay 
30 45 0.41 Parking lot No   11  11  

A 
COMMONWEALTH 
AVE/STANTON AVE 

066-260-45 COMU ML/NC COMU 
Mixed-Use 

Overlay 
30 45 0.15 Parking lot No   4  4  

213 

A 
8071 COMMONWEALTH 

AVE 
066-260-46 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.31 Auto service No 2 1 1 4 8  

A 
8111 COMMONWEALTH 

AVE 
066-260-16 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.93 Auto service No 6 4 5 10 25  

A 
8121 COMMONWEALTH 

AVE 
066-260-40 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.50 Industrial Office No 3 2 2 6 13  

214 A 
8143 COMMONWEALTH 

AVE 
066-260-39 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.51 Auto service No   14  14  

215 A 
8171 COMMONWEALTH 

AVE 
066-260-36 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.51 Parking lot No   14  14  

216 A 
8181 COMMONWEALTH 

AVE 
066-260-25 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.33 Industrial Office No    9 9  

217 A 
8201 COMMONWEALTH 

AVE 
066-260-31 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.70 Office No   19  19  

218 A 
8223 COMMONWEALTH 

AVE 
066-260-27 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.48 Retail No   13  13  

219 A 5900 DALE ST 066-391-17 LI ML GMU 
Mixed-Use 

Overlay 
30 45 0.45 Industrial No   12  12  

220 A 5870 DALE ST 066-391-19 LI ML GMU 
Mixed-Use 

Overlay 
30 45 0.28 Industrial No    7 7  

221 A 5940 DALE ST 066-391-24 LI ML GMU 
Mixed-Use 

Overlay 
30 45 0.51 Industrial No   14  14  

222 A 5970 DALE ST 066-391-25 LI ML GMU 
Mixed-Use 

Overlay 
30 45 0.47 Industrial No   13  13  

223 A 8350 LOS COYOTES DR 066-530-03 OCM CS GMU 
Mixed-Use 

Overlay 
30 45 1.55 Office No 10 6 8 19 43  

224 A 7642 5TH ST 277-072-01 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.13 Residential, 1 No    3 3  

225 A 7622 5TH ST 277-072-02 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.13 Residential, 1 No    3 3  

226 A 7602 5TH ST 277-072-03 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.13 Residential, 1 No    3 3  

227 A 7582 5TH ST 277-072-04 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.17 Residential, 1 No    5 5  

228 A 
7581 COMMONWEALTH 

AVE 
277-072-05 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 0.17 Residential, 1 No    5 5  

229 A 
7601 COMMONWEALTH 

AVE 
277-072-06 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 0.13 Med Office No    4 4  

230 A 
7621 COMMONWEALTH 

AVE 
277-072-07 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 0.13 Office No    4 4  
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231 
A 

7631 COMMONWEALTH 
AVE 

277-072-08 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.30 Mortuary No   11  11  

A 
FULLERTON AVE/ 

5TH ST 
277-082-06 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 0.23 Parking lot No   8  8  

232 A 
7571 COMMONWEALTH 

AVE 
277-074-01 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 0.17 Office No    6 6  

233 A 
7551 COMMONWEALTH 

AVE 
277-074-03 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 0.17 Laundromat No    6 6  

234 A 7542 5TH ST 277-074-04 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.17 Parking lot No    6 6  

235 A 
7501 COMMONWEALTH 

AVE 
277-074-05 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 0.60 Retail No   22  22  

236 A 6025 BEACH BLVD 277-081-03 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Retail No    5 5  

237 A 6031 BEACH BLVD 277-081-04 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Retail No    5 5  

238 A 6035 BEACH BLVD 277-081-05 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Office No    5 5  

239 A 6071 BEACH BLVD 277-081-07 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.41 Office No   15  15  

240 A 6001 BEACH BLVD 277-081-34 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.25 Retail No   9  9  

241 A 7701 ARTESIA BLVD 277-081-35 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 0.20 Parking lot No   7  7  

242 A 5741 BEACH BLVD 277-091-01 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.12 Residential, 1 No    3 3  

243 A 5751 BEACH BLVD 277-091-02 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.13 Residential, 1 No    3 3  

244 A 5761 BEACH BLVD 277-091-03 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Residential, 1 No    4 4  

245 A 5797 BEACH BLVD 277-091-06 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Med Office No    5 5  

246 A 5811 BEACH BLVD 277-091-07 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.13 Med Office No    4 4  

247 A 5831 BEACH BLVD 277-091-09 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.21 Med Office No    7 7  

248 A 5841 BEACH BLVD 277-091-10 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.13 Med Office No    4 4  

249 A 5861 BEACH BLVD 277-091-11 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Med Office No    5 5  

250 A 5871 BEACH BLVD 277-091-12 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.13 Office No    4 4  

251 A 5881 BEACH BLVD 277-091-13 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.13 Med Office No    4 4  

252 A 5891 BEACH BLVD 277-091-14 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.14 Office No    5 5  
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253 A 5931 BEACH BLVD 277-091-15 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.54 Retail No   19  19  

254 A 5941 BEACH BLVD 277-091-16 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.21 Retail No    7 7  

255 A 7712 FRANKLIN ST 277-091-36 CBPMU CO CBPMU 
Mixed-Use 

Overlay 
30 60 0.23 Residential, 1 No    7 7  

256 B 
8010 COMMONWEALTH 

AVE 
070-011-07 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.41 Auto service No   12  12  

257 B 
8142 COMMONWEALTH 

AVE 
070-012-35 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.48 Office No   14  14  

258 B 6272 LOS ROBLES AVE 070-012-36 COMU ML/NC COMU 
Mixed-Use 

Overlay 
30 45 0.17 Residential, 1 No    4 4  

259 B 
8182 COMMONWEALTH 

AVE 
070-012-02 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.28 Vacant No    8 8  

260 B 
8192 COMMONWEALTH 

AVE 
070-012-03 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.28 Retail No    8 8  

261 B 
8200 COMMONWEALTH 

AVE 
070-012-18 COMU ML/NC COMU 

Mixed-Use 
Overlay 

30 45 0.89 Retail No   26  26  

262 
B 6472 STANTON AVE 070-023-10 HDR CG HDR 

Mixed-Use 
Overlay 

45 50 0.16 Commercial No   5  5  

B 6462 STANTON AVE 070-023-11 HDR CG HDR 
Mixed-Use 

Overlay 
45 50 0.16 Parking lot No   5  5  

263 B 
8192 ORANGETHORPE 

AVE 
070-072-31 GMU GMU GMU 

Mixed-Use 
Overlay 

30 45 0.17 Retail No    4 4  

264 B 
8202 ORANGETHORPE 

AVE 
070-072-32 GMU GMU GMU 

Mixed-Use 
Overlay 

30 45 0.16 Residential, 1 No    3 3  

265 B 
8212 ORANGETHORPE 

AVE 
070-072-33 GMU GMU GMU 

Mixed-Use 
Overlay 

30 45 0.16 Residential, 1 No    3 3  

266 B 
8222 ORANGETHORPE 

AVE 
070-072-34 GMU GMU GMU 

Mixed-Use 
Overlay 

30 45 0.16 Residential, 1 No    3 3  

267 B 
8232 ORANGETHORPE 

AVE 
070-072-35 GMU GMU GMU 

Mixed-Use 
Overlay 

30 45 0.23 Vacant No    7 7  

268 B 7141 THOMAS ST 070-080-25 OM CM GMU 
Mixed-Use 

Overlay 
30 45 0.30 Industrial No    9 9  

269 B 8295 PAGE ST 070-080-45 OM CM GMU 
Mixed-Use 

Overlay 
30 45 0.14 Residential, 1 No    3 3  

270 B 8301 PAGE ST 070-080-46 OM CM GMU 
Mixed-Use 

Overlay 
30 45 0.21 Residential, 1 No    5 5  

271 B 8400 KASS DR 070-080-47 OM CM OM 
Mixed-Use 

Overlay 
30 45 0.43 

Industrial/ 
Office 

No   12  12  

272 B 8410 KASS DR 070-080-32 OM CM OM 
Mixed-Use 

Overlay 
30 45 0.42 

Industrial/ 
Office 

No   12  12  

273 B 7072 THOMAS ST 070-080-15 OM CM OM 
Mixed-Use 

Overlay 
30 45 0.39 

Industrial/ 
Office 

No   11  11  

274 B 7082 THOMAS ST 070-080-14 OM CM OM 
Mixed-Use 

Overlay 
30 45 0.39 

Industrial/ 
Office 

No   11  11  
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275 B 7102 THOMAS ST 070-080-13 OM CM OM 
Mixed-Use 

Overlay 
30 45 0.81 

Industrial/ 
Office 

No   24  24  

276 B 7142 THOMAS ST 070-080-12 OM CM OM 
Mixed-Use 

Overlay 
30 45 0.64 Church No   19  19  

277 
B 8420 KASS DR 070-080-60 OM CM OM 

Mixed-Use 
Overlay 

30 45 1.10 
Industrial/ 

Office 
No 8 5 6 13 32  

B 8440 KASS DR 070-080-59 OM CM OM 
Mixed-Use 

Overlay 
30 45 1.83 

Industrial/ 
Office 

No 13 8 10 23 54  

278 B 8460 KASS DR 070-080-58 OM CM OM 
Mixed-Use 

Overlay 
30 45 2.31 

Industrial/ 
Office 

No 17 10 12 30 69  

279 B 8401 PAGE ST 070-080-56 OM CM OM 
Mixed-Use 

Overlay 
30 45 2.76 

Industrial/ 
Office 

No 20 12 15 35 82  

280 
B THOMAS ST/PAGE ST 070-080-64 OM CM OM 

Mixed-Use 
Overlay 

30 45 0.11 Auto Storage No   3  3  

B THOMAS ST/PAGE ST 070-080-65 OM CM OM 
Mixed-Use 

Overlay 
30 45 0.27 Auto Storage No   7  7  

281 D 8511 LA PALMA AVE 070-302-22 COM CS GMU 
Mixed-Use 

Overlay 
30 45 0.44 Retail No   13  13  

282 D 7930 DALE ST 070-302-23 COM CS GMU 
Mixed-Use 

Overlay 
30 45 1.60 Retail No 47    47  

283 B 7151 STANTON AVE 070-721-10 TE CO TE 
Mixed-Use 

Overlay 
30 45 0.28 Residential, 2 No    7 7  

284 B 7161 STANTON AVE 070-721-11 TE CO TE 
Mixed-Use 

Overlay 
30 45 0.33 Residential, 1 No    9 9  

285 B 
7402 ORANGETHORPE 

AVE 
136-172-14 COM CG COM 

CG/Hotel 
& Motel 

Conversion 
Overlay 

  0.52 Motel, 25 rms No 25    25  

286 B 
7412 ORANGETHORPE 

AVE 
136-172-15 COM CG COM 

CG/Hotel 
& Motel 

Conversion 
Overlay 

  0.41 Motel, 25 rms No 25    25  

287 
B 7051 VALLEY VIEW ST 263-081-08 COM CG COM 

Mixed-Use 
Overlay 

30 45 2.50 Hotel No 18 11 13 32 74  

B 
ORANGETHORPE AVE/ 

VALLEY VIEW ST 
263-081-10 COM CG COM 

Mixed-Use 
Overlay 

30 45 0.20 Hotel No 1 1 1 3 6  

288 B 
6600 ORANGETHORPE 

AVE 
263-541-01 OM ML OM 

Mixed-Use 
Overlay 

30 45 6.60 Industrial No 47 30 35 85 197  

289 B 7017 KNOTT AVE 263-541-06 COM ACSP COM 
Mixed-Use 

Overlay 
30 45 4.49 Auto Sales No 32 20 24 58 134  

290 B 6805 KNOTT AVE 276-142-03 OP CO OP 

CO/Congr-
egational 

Sites 
Overlay 

30 40 1.69 Church No 45    45  

291 B 7651 9TH ST 276-213-27 GMU ML GMU 
Mixed-Use 

Overlay 
30 45 0.22 Residential, 1 No    5 5  
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292 B 7661 9TH ST 276-213-28 GMU ML GMU 
Mixed-Use 

Overlay 
30 45 0.17 Residential, 1 No    4 4  

293 B 7671 9TH ST 276-213-29 GMU ML GMU 
Mixed-Use 

Overlay 
30 45 0.17 Residential, 1 No    4 4  

294 
B 6555 BEACH BLVD 276-213-32 GMU GMU GMU 

Mixed-Use 
Overlay 

30 45 0.40 Vacant No   11  11  

B 6555 BEACH BLVD 276-213-40 GMU ML GMU 
Mixed-Use 

Overlay 
30 45 0.89 Vacant No   26  26  

295 B 
8201 ORANGETHORPE 

AVE 
276-331-05 OM CM GMU 

Mixed-Use 
Overlay 

30 45 3.26 
Industrial/ 

Office 
No 23 15 17 42 97  

296 B 
8251 ORANGETHORPE 

AVE 
276-331-08 OM CM GMU 

Mixed-Use 
Overlay 

30 45 2.19 Self-storage No 16 10 12 27 65  

297 B 
8101 ORANGETHORPE 

AVE 
276-341-38 GMU CM GMU 

Mixed-Use 
Overlay 

30 45 0.30 Auto service No    9 9  

298 B 
8031 ORANGETHORPE 

AVE 
276-352-07 GMU CM GMU 

Mixed-Use 
Overlay 

30 45 1.41 
Commercial/In

dustrial 
No 10 6 8 18 42  

299 B 6940 STANTON AVE 276-352-08 GMU CM GMU 
Mixed-Use 

Overlay 
30 45 0.30 Auto service No    8 8  

300 B 
8001 ORANGETHORPE 

AVE 
276-352-11 GMU CM GMU 

Mixed-Use 
Overlay 

30 45 0.38 Auto service No   11  11  

301 B 
BRENNER AVE/ 

ORANGETHORPE AVE 
276-362-09 GMU CG GMU 

Mixed-Use 
Overlay 

30 45 0.11 Vacant No    3 3  

302 
B 

7911 ORANGETHORPE 
AVE 

276-362-17 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.19 Vacant No   5  5  

B 
7921 ORANGETHORPE 

AVE 
276-362-12 GMU CG GMU 

Mixed-Use 
Overlay 

30 45 0.81 Hotel No   24  24  

303 B 
7979 ORANGETHORPE 

AVE 
276-362-13 GMU CG GMU 

Mixed-Use 
Overlay 

30 45 0.35 Auto service No   10  10  

304 B 6911 STANTON AVE 276-362-14 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.49 Temple No   14  14  

305 

B 
7691 ORANGETHORPE 

AVE 
276-371-29 COM CG COM 

CG/Congre
-gational 

Sites 
Overlay 

30 40 8.00 Church No 212    212  

B 
7681 ORANGETHORPE 

AVE 
276-371-24 COM CG COM 

CG/Congre
-gational 

Sites 
Overlay 

30 40 0.22 Church No 5    5  

B 
BEACH BLVD/MELROSE 

ST 
276-371-35 COM CG COM 

CG/Congre
gational 

Sites 
Overlay 

30 40 0.17 Parking lot No 4    4  

B 
BEACH BLVD/MELROSE 

ST 
276-371-36 COM CG COM 

CG/Congre
-gational 

Sites 
Overlay 

30 40 0.17 Parking lot No 4    4  
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B 
BEACH BLVD/MELROSE 

ST 
276-371-26 COM CG COM 

CG/Congre
-gational 

Sites 
Overlay 

30 40 0.50 Parking lot No 13    13  

B 
7681 ORANGETHORPE 

AVE 
276-371-28 COM CG COM 

CG/Congre
-gational 

Sites 
Overlay 

30 40 0.92 Church No 24    24  

306 B 
7039 ORANGETHORPE 

AVE 
276-381-09 OM CM OM 

CM/Hotel 
& Motel 

Conversion 
Overlay 

  1.70 Motel, 98 rms No 98    98  

307 B 6801 WESTERN AVE 276-382-08 HDR CO HDR 

RM-20/ 
Housing 

Opportunit
-ies 

Overlay 

30 50 2.26 Church No 75    75  

308 B 6841 WESTERN AVE 276-382-09 HDR CO HDR 

RM-20/ 
Housing 

Opportunit
-ies 

Overlay 

30 50 1.67 Lodge/Club No   55  55  

309 
B 6841 WESTERN AVE 276-382-10 COM CM GMU 

Mixed-Use 
Overlay 

30 45 3.83 
Industrial/ 

Office 
No 27 17 21 49 114  

B 6925 WESTERN AVE 276-382-12 COM ACSP GMU 
Mixed-Use 

Overlay 
30 45 0.26 Retail No 2 1 1 3 7  

310 

B 
WESTERN AVE/ 

ORANGETHORPE AVE 
276-382-13 COM ACSP GMU 

Mixed-Use 
Overlay 

30 45 0.49 Auto Sales No 3 2 3 6 14  

B 
7479 ORANGETHORPE 

AVE 
276-382-14 COM ACSP GMU 

Mixed-Use 
Overlay 

30 45 0.51 Auto Sales No 4 2 3 6 15  

B 
7479 ORANGETHORPE 

AVE 
276-382-15 COM ACSP GMU 

Mixed-Use 
Overlay 

30 45 1.90 Auto Sales No 13 8 10 25 56  

311 

B 
7379 ORANGETHORPE 

AVE 
276-382-18 COM CM GMU 

Mixed-Use 
Overlay 

30 45 0.77 
Industrial/ 

Office 
No 6 3 4 10 23  

B 6870 ORAN CIR 276-382-19 COM CM GMU 
Mixed-Use 

Overlay 
30 45 1.46 

Industrial/ 
Office 

No 10 6 8 19 43  

B 
7321 ORANGETHORPE 

AVE 
276-382-20 COM CM GMU 

Mixed-Use 
Overlay 

30 45 0.84 
Industrial/ 

Office 
No 6 4 5 10 25  

B 6860 ORAN CIR 276-382-21 COM CM GMU 
Mixed-Use 

Overlay 
30 45 2.93 

Industrial/ 
Office 

No 21 13 16 37 87  

B 
ORAN 

CIR/ORANGETHORPE 
AVE 

276-382-22 COM CM GMU 
Mixed-Use 

Overlay 
30 45 0.05 

Industrial/ 
Office 

No 0 0 0 1 1  

B 6863 ORAN CIR 276-382-23 COM CM GMU 
Mixed-Use 

Overlay 
30 45 0.44 

Industrial/ 
Office 

No 3 2 2 6 13  

B 6899 ORAN CIR 276-382-24 COM CM GMU 
Mixed-Use 

Overlay 
30 45 0.90 

Industrial/ 
Office 

No 6 4 5 11 27  
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B 6951 ORAN CIR 276-382-25 COM CM GMU 
Mixed-Use 

Overlay 
30 45 0.74 

Industrial/ 
Office 

No 5 3 4 10 22  

B 
7237 ORANGETHORPE 

CIR 
276-382-26 COM CM GMU 

Mixed-Use 
Overlay 

30 45 0.90 
Industrial/ 

Office 
No 6 4 5 11 26  

B 
7225 ORANGETHORPE 

AVE 
276-382-27 COM ML GMU 

Mixed-Use 
Overlay 

30 45 4.48 
Industrial/ 

Office 
No 32 20 24 57 133  

B 7294 MELROSE ST 276-382-28 HDR CM GMU 
Mixed-Use 

Overlay 
30 45 4.65 

Industrial/ 
Office 

No 33 21 25 60 139  

312 
B 6281 BEACH BLVD 277-013-52 CBPMU CG CBPMU 

Mixed-Use 
Overlay 

30 60 4.00 Office No 36 22 27 63 148  

B 6281 BEACH BLVD 277-013-58 CBPMU CG CBPMU 
Mixed-Use 

Overlay 
30 60 4.00 Office No 36 22 27 63 148  

313 B 6262 DARLINGTON AVE 277-033-03 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.16 Residential, 1 No    3 3  

314 B 6261 MARSHALL AVE 277-033-14 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.15 Residential, 1 No    3 3  

315 B 6251 MARSHALL AVE 277-033-15 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.15 Residential, 1 No    3 3  

316 B 6241 MARSHALL AVE 277-033-16 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.14 Retail No    4 4  

317 B 
7870 COMMONWEALTH 

AVE 
277-033-17 GMU CG GMU 

Mixed-Use 
Overlay 

30 45 0.15 Auto service No    4 4  

318 B 
7942 COMMONWEALTH 

AVE 
277-034-01 GMU CG GMU 

Mixed-Use 
Overlay 

30 45 0.12 Retail No    3 3  

319 B 6252 MARSHALL AVE 277-034-02 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.13 Residential, 1 No    2 2  

320 B 6262 MARSHALL AVE 277-034-03 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.13 Residential, 1 No    2 2  

321 
B 6261 STANTON AVE 277-034-13 GMU CG GMU 

Mixed-Use 
Overlay 

30 45 0.12 Med office No    3 3  

B 6251 STANTON AVE 277-034-14 GMU CG GMU 
Mixed-Use 

Overlay 
30 45 0.12 Med office No    3 3  

322 B 
7954 COMMONWEALTH 

AVE 
277-034-15 GMU CG GMU 

Mixed-Use 
Overlay 

30 45 0.10 Retail No    3 3  

323 B 6332 BEACH BLVD 277-041-01 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail No    2 2  

324 B 6342 BEACH BLVD 277-041-02 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail No    2 2  

325 B 6344 BEACH BLVD 277-041-15 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail No    2 2  

326 B 6346 BEACH BLVD 277-041-16 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Retail No    2 2  

327 B 6348 BEACH BLVD 277-041-17 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.07 Parking lot No    2 2  

328 B 6392 BEACH BLVD 277-041-19 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.58 Auto Service No   21  21  
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329 B 7772 7TH ST 277-041-13 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.16 Residential, 1 No    4 4  

330 B 6341 HOMEWOOD AVE 277-041-12 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.31 Residential, 2 No    9 9  

331 B 6361 HOMEWOOD AVE 277-041-11 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.16 Residential, 1 No    4 4  

332 B 6371 HOMEWOOD AVE 277-041-10 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.16 Residential, 1 No    4 4  

333 B 6381 HOMEWOOD AVE 277-041-09 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.16 Residential, 1 No    4 4  

334 B 6391 HOMEWOOD AVE 277-041-08 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.16 Residential, 1 No    4 4  

335 B 6412 AUTO CENTER DR 277-041-07 CBPMU ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.16 Auto service No    5 5  

336 B 
STANTON AVE/ 
WHITAKER ST 

277-052-17 COM ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.10 Parking lot No    3 3  

337 B 7957 WHITAKER ST 277-052-18 COM ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.15 Office No    5 5  

338 B 7931 WHITAKER ST 277-052-21 COM ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.32 Office No   11  11  

339 B 6448 AUTO CENTER DR 277-052-25 COM ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.76 

Auto service/ 
Residential, 2 

No   26  26  

340 B 7951 WHITAKER ST 277-052-26 COM ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 0.40 Auto service No   14  14  

341 B 7891 WHITAKER ST 277-052-27 COM ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 1.00 Hotel No 9 6 7 15 37  

342 B 6532 AUTO CENTER DR 277-061-04 COM ACSP CBPMU 
Mixed-Use 

Overlay 
30 60 1.23 Hotel No 11 7 8 19 45  

343 
C 8951 KNOTT AVE 069-130-63 COM CS GMU 

Mixed-Use 
Overlay 

30 45 5.51 Retail No 39 25 30 70 164  

C 8991 LINCOLN AVE 069-130-64 COM CS GMU 
Mixed-Use 

Overlay 
30 45 0.52 Retail No 4 2 3 6 15  

344 
C 8633 KNOTT AVE 069-491-21 OP CO GMU 

Mixed-Use 
Overlay 

30 45 0.15 Club/Lodge No   4  4  

C 8651 KNOTT AVE 069-491-24 OP CO GMU 
Mixed-Use 

Overlay 
30 45 0.63 Club/Lodge No   18  18  

345 

C 9021 KNOTT AVE 134-062-18 OP CO GMU 
Mixed-Use 

Overlay 
30 45 1.50 Office No 11 7 8 48 44  

C 9011 KNOTT AVE 134-062-27 OP CO GMU 
Mixed-Use 

Overlay 
30 45 1.10 Office No 8 5 6 13 32  

C 
LINCOLN GLEN DR/ 

LINCOLN AVE 
134-062-24 OP CO GMU 

Mixed-Use 
Overlay 

30 45 0.19 Vacant No 1 1 1 2 5  

346 
C 10010 VALLEY VIEW ST 134-311-32 COM CS GMU 

Mixed-Use 
Overlay 

30 45 0.47 Restaurant No 3 2 3 6 14  

C 
BALL RD/ 

VALLEY VIEW ST 
134-311-36 COM CS GMU 

Mixed-Use 
Overlay 

30 45 0.21 Parking Lot No 1 1 1 3 6  
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C 6020 BALL RD 134-311-38 COM CS GMU 
Mixed-Use 

Overlay 
30 45 1.62 Retail No 12 7 9 20 48  

C 
6080 BALL RD BUENA 

PARK 
134-311-43 COM CS GMU 

Mixed-Use 
Overlay 

30 45 2.88 Retail No 21 13 15 37 86  

C 6010 BALL RD 134-311-44 COM CS GMU 
Mixed-Use 

Overlay 
30 45 2.51 Retail No 18 11 14 32 75  

347 C 8750 KNOTT AVE 135-181-07 COM CS GMU 
Mixed-Use 

Overlay 
30 45 0.58 Vacant No   17  17  

348 

C 8858 KNOTT AVE 135-182-08 COM CS GMU 
Mixed-Use 

Overlay 
30 45 1.45 Retail No 10 6 8 19 43  

C 8888 KNOTT AVE 135-182-09 COM CS GMU 
Mixed-Use 

Overlay 
30 45 4.00 Retail No 29 18 21 51 119  

C 8998 KNOTT AVE 135-182-13 COM CS GMU 
Mixed-Use 

Overlay 
30 45 7.63 Retail No 55 34 41 98 228  

349 C 7101 LINCOLN AVE 135-192-50 COM CS GMU GMU   1.35 Retail No 55    55  

350 
C 6201 LINCOLN AVE 260-022-05 COM CS GMU 

Mixed-Use 
Overlay 

30 45 0.69 Restaurant No   20  20  

C 6201 LINCOLN AVE 260-022-06 COM CS GMU 
Mixed-Use 

Overlay 
30 45 0.35 Parking Lot No   10  10  

351 

C 6955 LA PALMA AVE 263-421-04 COM CS GMU 
Mixed-Use 

Overlay 
30 45 0.80 Retail No 6 3 4 10 23  

C 6931 LA PALMA AVE 263-421-05 COM CS GMU 
Mixed-Use 

Overlay 
30 45 1.72 Retail No 12 8 9 22 51  

C 6901 LA PALMA AVE 263-421-06 COM CS GMU 
Mixed-Use 

Overlay 
30 45 0.74 Retail No 5 3 4 10 22  

C 6865 LA PALMA AVE 263-421-07 COM CS GMU 
Mixed-Use 

Overlay 
30 45 0.88 Retail No 6 4 5 11 26  

C 7905 KNOTT AVE 263-421-08 COM CS GMU 
Mixed-Use 

Overlay 
30 45 1.98 Retail No 14 9 11 25 59  

352 C 7651 KNOTT AVE 263-431-23 COM CS GMU 
Mixed-Use 

Overlay 
30 45 0.25 Vacant No    7 7  

353 B 7091 THOMAS ST 070-080-08 CM OM GMU 
Mixed-Use 

Overlay 
30 45 0.80 Parking lot No   23  23  

354 
D 8112 CRESCENT AVE 070-141-01 COM C0 GMU 

Mixed-Use 
Overlay 

30 45 0.39 Parking Lot No   10  10  

D 8530 STANTON AVE 070-141-02 COM C0 GMU 
Mixed-Use 

Overlay 
30 45 0.30 Club/Lodge No   8  8  

355 D 8700 STANTON AVE 070-141-07 COM CG GMU 
Mixed-Use 

Overlay 
30 40 1.11 Church No 27    27  

356 D 8030 DALE ST 070-501-01 COM CS GMU 
Mixed-Use 

Overlay 
30 45 3.87 Retail No 25 16 19 47 107 1961 

357 D 8226 ON THE MALL 070-511-01 EMU CR EMU EMU 40 80 25.01 Retail No 117 117  940 1174 1958 

358 D 8361 LA PALMA AVE 070-101-03 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 0.67 Retail No 6 3 4 10 23  
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D 8381 LA PALMA AVE 070-101-05 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 0.63 Office No 5 3 4 10 22  

D 8231 LA PALMA AVE 070-111-03 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 0.88 Retail No 7 5 5 14 31  

D 8191 LA PALMA 070-111-07 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 7.03 Retail No 60 38 43 110 251 1967 

D 8161 LA PALMA AVE 070-111-08 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 1.23 Retail No 11 6 7 19 43  

359 

D 8374 ON THE MALL 070-511-05 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 1.00 Parking Lot No 9 5 6 15 35  

D 8460 LA PALMA AVE 070-511-07 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 0.45 Retail No 4 2 3 7 16  

D 8450 ON THE MALL 070-511-08 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 15.09 Retail No 129 81 92 237 539  

D 8376 LA PALMA AVE 070-511-14 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 8.48 Retail No 73 45 52 133 303  

D 8201 ON THE MALL 070-511-15 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 10.66 Retail No 91 57 65 168 381  

D 8290 ON THE MALL 070-511-16 EMU CR EMU 
Mixed-Use 

Overlay 
40 100 4.87 Retail No 42 26 30 76 174  

D 
LA PALMA AVE/ 

DALE ST 
070-511-18 EMU CR EMU 

Mixed-Use 
Overlay 

40 100 8.25 Parking Lot No 71 44 50 129 294  

360 D 6701 STANTON AVE 276-312-23 OS OS HDR RM-20 20 24 0.22 Open space No    3 3  
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Introduction and Overview of AB 686 
In 2018, California passed Assembly Bill (AB 686) as the statewide framework to affirmatively further 
fair housing (AFFH)to promote inclusive communities, further housing choice, and address racial and 
economic disparities through government programs, policies, and operations. AB 686 defined 
“affirmatively furthering fair housing” to mean “taking meaningful actions, in addition to combat 
discrimination, that overcome patterns of segregation and foster inclusive communities free from 
barriers that restrict access to opportunity” for persons of color, persons with disabilities, and other 
protected classes. The bill added an assessment of fair housing to the housing element which includes 
the following components: a summary of fair housing issues and assessment of the City’s fair housing 
enforcement and outreach capacity; an analysis of segregation patterns and disparities in access to 
opportunities, an assessment of contributing factors, and an identification of fair housing goals and 
actions. 

AB 686 also requires that preparation of the housing element land inventory and identification of sites 
occur through the lens of AFFH, and that the housing element include a program that promotes and 
affirmatively furthers fair housing opportunities throughout the community. The program should 
address the issues identified through the assessment. The program must include:  

1) meaningful actions that address disparities in housing needs and in access to 
opportunity;  

2) a timeline of concrete actions and a timeline for implementation; and  
3) no actions inconsistent with AFFH. 

Housing Element Section 11.6 includes the required AFFH program, based on the recommendations 
of the Orange County Analysis of Impediments to Fair Housing Choice (AI) that was adopted in May 
2020 and the additional analysis done for the 2021-2029 Housing Element update provided in this 
assessment. 

Assessment of Fair Housing Issues 
The City of Buena Park has always had an ongoing commitment to prevent, reduce, and ultimately 
eliminate housing discrimination and other barriers related to equal opportunity in housing choice. As 
an entitlement city, Buena Park is one of twenty jurisdictions that participate in the Orange County AI. 
The Al is a thorough examination of structural barriers to fair housing choice and access to opportunity 
for members of historically marginalized groups protected from discrimination by the federal Fair 
Housing Act (FHA). The AI also outlines fair housing priorities and goals to overcome fair housing 
issues. In addition, the AI lays out meaningful strategies that can be implemented to achieve progress 
towards the County’s obligation to affirmatively furthering fair housing. The AI study analyzed data 
(U.S. Census Bureau, American Community Survey 2013-2017, data reflecting housing discrimination 
complaints, and city planning documents and ordinances) audit tests and surveys to conduct an 
analysis of fair housing issues such as patterns of integration and segregation of members of protected 
classes, racially or ethnically concentrated areas of poverty regionally, disparities in access to 
opportunity for protected classes, and disproportionate housing needs.  
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Fair housing choice should be understood as the ability of persons of similar incomes to have available 
to them the same housing choices regardless of race color religion sex disability familial status or 
national origin. An impediment to fair housing choice is an action, omission, or decision taken because 
of race, color, religion, sex, disability, familial status, or national origin that restricts housing choices 
or the availability of housing choice. It is also any action, omission, or decision that has this kind of 
effect.  

This analysis also relied on the AFFH Data and Mapping Resources provided by the California 
Department of Housing and Community Development (HCD Data Viewer), the 2019-2020 Buena 
Park Annual Action Plan report to the US Department of Housing and Urban Development (HUD) 
pertaining to the City’s Consolidated Plan (Con Plan), and the Consolidated Annual Performance and 
Evaluation Report (CAPER) for City housing programs, American Community Survey 2015-2019 
5-year estimates (ACS), HUD Comprehensive Housing Affordability Strategy (CHAS) data, the “Pre-
Certified Local Housing Data” prepared for the City of Buena Park by the Southern California 
Association of Governments (SCAG) Report, and additional local sources of information. 

Fair Housing Enforcement and Outreach 
The County AI discusses federal laws including the Civil Rights Act, the Fair Housing Act (as 
amended), the HUD Final Rule on Equal Access to Housing in HUD Programs, the Americans with 
Disabilities Act, and the Home Mortgage Disclosure Act among others. State laws cited include the 
California Fair Employment and Housing Act (FEHA), Senate Bill 329 (2019), and multiple civil rights 
acts and laws protecting the rights of special needs groups. In addition, as a result of the AI, actions 
were adopted by the city to overcome potential impediments to fair housing laws, as discussed in 
further in this appendix.  

The City has contracted with the Fair Housing Foundation (FHF) to implement its Fair Housing 
Program, and the availability of these services are promoted on the City’s website 
(http://www.buenapark.com/city-departments/economic-development/affordable-housing). The 
FHF works to enforce fair housing laws including the Fair Housing Act (FHA) and California Fair 
Employment and Housing Act (FEHA), Source of Income and Section 8 protection laws (Senate Bill 
329, 2019), Tenant Protection Act (Assembly Bill 1482, 2019), the unlawful detainer process, Covid-19 
tenant protections, and disability accommodations in housing. The FHF provides free fair housing 
services including landlord/tenant counseling to answer questions about rights and responsibilities; 
investigation concerning allegations of housing discrimination and help for victims of discrimination; 
rental consultation; and outreach and education about Fair Housing laws and issues. FHF has physical 
offices (in Long Beach and Orange) but currently holds weekly virtual workshops, maintains a FHF 
Hotline, and offers phone or online counseling.  

As shown in Figure D-1, 10 Census tracts in Buena Park contain households that receive housing 
vouchers. To protect the confidentiality of those receiving Housing Choice Voucher Program 
assistance, tracts containing 10 or fewer voucher holders have been omitted. Additional information 
on Fair Housing issues is available on the HCD AFFH Data Viewer, which reports that there were 18 
Fair Housing Enforcement and Outreach (FHEO) inquiries in Buena Park between 2013 and 2021: 

http://www.buenapark.com/city-departments/economic-development/affordable-housing
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four were found to have “no valid basis;” seven had “no valid issue;” and seven were reported as “failure 
to respond.” Countywide, there were fewer than 0.01 FHEO cases reported per thousand people, which 
was an improvement over 2010 data showing 0.02 cases per thousand people. Programs to address fair 
housing enforcement and outreach are included in the Housing Plan section of the Housing Element. 
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Figure D-1: Housing Choice Vouchers 
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Integration and Segregation 
The HCD Data Viewer, drawing from U.S. Census, ACS, and other data sources, provides a depth of 
resources to better understand patterns of affluence, poverty, segregation, and integration. In addition, 
the HUD dissimilarity index was reviewed. The dissimilarity index measures the relative separation or 
integration of groups across all neighborhoods of a city or metropolitan area. The distribution of racial 
or ethnic groups across an area can be analyzed using an index of dissimilarity. This method allows for 
comparisons between subpopulations, indicating how much one group is spatially separated from 
another within a community. The index of dissimilarity is rated on a scale from 0 to 100, in which a 
score of 0 corresponds to perfect integration and a score of 100 represents total segregation. Typically, 
an index under 30 is considered low, between 30 and 60 is moderate, and above 60 is high. 

The County’s AI reports that in 2010, the dissimilarity indices countywide by census tract for all non- 
White groups were in the moderate range (Table D-1). By 2020, all the indices remained in the 
moderate range but saw all non-White groups saw increases between 24 percent and 33 percent except 
the Black/White group index that saw an increase of 45 percent. Overall, Orange County experiences 
moderate levels of segregation. However, there are significant dissimilarity variances in Buena Park. 
Dissimilarity indices in the city by census tract for all non-White groups were principally in the low 
range in 2010 (Table D-2). By 2020, most of the indices saw only nominal increases with the exception 
of the Black/White index which saw an increase of 69 percent. As observed in the County, Black 
residents in Buena Park face consistently high Dissimilarity Index values and experience higher levels 
of segregation. Increases in the Dissimilarity Indices are primarily a result of natural settlement 
patterns rather deliberate segregation actions such as racially based exclusionary housing practices. 
Many neighborhoods in the city have high concentrations of Asian and or Hispanic populations in the 
north and central portions of the city, respectively.  

Table D-1: Dissimilarity Indices Compiled for the Analysis of Impediments – Orange 
County 

Racial/Ethnic 
Dissimilarity Index 1990 Trend 2000 Trend 2010 Trend Current 

Non-White/White 30.38 34.71 33.58 44.71 
Black/White 32.60 33.63 32.27 46.98 
Hispanic/White 36.13 41.08 38.18 52.82 
Asian or Pacific Islander/White 32.58 34.31 34.82 43.19 
 

Table D-2: Dissimilarity Indices Compiled for the Analysis of Impediments – Buena Park 
Racial/Ethnic 

Dissimilarity Index 1990 Trend 2000 Trend 2010 Trend Current 
Non-White/White 18.17 22.07 21.40 23.51 
Black/White 21.76 23.51 25.25 42.66 
Hispanic/White 26.64 33.21 30.85 36.71 
Asian or Pacific Islander/White 11.56 13.87 16.44 15.49 
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AB 686 requires that preparation of the housing element land inventory and identification of sites 
occur through the lens of AFFH. To meet this requirement, the City’s RHNA Sites Inventory has been 
mapped, and overlaid onto the HCD Data Viewer maps to show where RHNA sites are located with 
respect to segregation, and Racially/Ethnically Concentrated Areas of Poverty (R/ECAPs), and 
opportunity areas as further discussed in the related sections below.  

Race and Ethnicity 
The ethnic and racial composition of a region is useful in analyzing housing demand and any related 
fair housing concerns as it tends to demonstrate a relationship with other characteristics such as 
household size, locational preferences, and mobility.  

The City’s racial/ethnic composition has shifted over the past several decades. Following a trend that 
began in the 1990s, the proportion of White community members has been decreasing in the city, 
accompanied by an increase in other racial/ethnic groups, primarily Hispanic/Latino and Asian 
community members. This trend can be seen in Housing Element Table 3 (found in Housing Needs 
section) which compares data from the 1990, 2000, and 2010 census data with data from the 2015-2019 
American Community Survey (ACS). The ACS reports that the City’s largest racial demographic 
groups in 2019 are Asian at 33 percent and White at 24 percent. In addition, 38 percent of the 
population identify as Hispanic or Latino of any race. Although RHNA inventory sites have been 
widely distributed throughout the city, most are located in located in minority concentrated areas of 
population, as shown on Table D-3 and Figure D-2. As shown on Figure D-3, the central portion of 
the city comprises Hispanic/Latino Majority Tracts, with a “sizable gap” of 10 to 50 percent. The 
southern portion of city is comprised of White Majority Tracts with a “slim gap” of less than 10 percent. 
To facilitate greater racial integration, the Housing Element includes programs which fosters infill and 
redevelopment opportunities to increase public and private investment in lower opportunity areas to 
improve opportunities and create a high quality of life that could attract all racial/ethnic groups, as well 
as actions to address segregation including continued City collaboration with the FHF and 
affirmatively marketing available sites.  

Table D-3: Percent of Minority Concentrated Areas of Population – Buena Park 
Percentage of 

Minority 
Concentrated 
Block Groups 

Lower Income 
RHNA Parcels 

Moderate 
Income RHNA 

Parcels 

Above 
Moderate 

Income RHNA 
Parcels 

Mixed Income 
RHNA Parcels 

Total RHNA 
Parcels 

<20% – – – – – 
21% – 40% – – – – – 
41% – 60% – – – 5 5 
61% – 80% 10 24 38 53 125 
>81% 36 81 172 12 301 
Total 46 105 210 70 431 
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Figure D-2: Minority Concentrated Areas of Population – Buena Park 
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Figure D-3: Hispanic/Latino Population – Buena Park 

 
Source: HCD Data Viewer, TCAC Opportunity Maps, 2021 
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Persons with Disabilities 
The housing needs of persons with disabilities vary, but generally include accessible and affordable 
housing, and access to supportive services. More severely disabled individuals may require a group 
living environment where supervision is provided, and the most severely affected individuals may 
require an institutional environment where medical attention and physical therapy are provided. 
According to the 2015-2019 ACS, approximately 9.8 percent of Buena Park residents experience a 
disability, compared to 8.5 percent countywide. Since the 2010-2014 ACS, the disabled population in 
Buena Park has slightly increased from 9.0 percent. Figure D-4 and Figure D-5 compare the disabled 
population during the 2010-2014 ACS and 2015-2019 ACS. The HCD AFFH Data Viewer maps show 
that approximately half of the City’s census tracts contain a percentage of population with a disability 
less than 10 percent, while the remaining census tracts contain a percentage of population with a 
disability between 10 percent and 20 percent, as shown on Figure D-4. The majority (74 percent) of 
RHNA sites are located in areas with the lowest percentage of population with a disability, as shown 
on Table D-4.  

Table D-4: Population with a Disability (ACS, 2015-2019) 

Percentage of 
Population with a 
Disability Tracts 

Lower Income 
RHNA Parcels 

Moderate 
Income RHNA 

Parcels 

Above Moderate 
Income RHNA 

Parcels 

Mixed 
Income 
RHNA 
Parcels 

Total RHNA 
Parcels 

<10% 29 79 180 31 319 
10% - 20% 17 26 30 39 112 
20% - 30% – – – – – 
30% - 40% – – – – – 
>40% – – – – – 

Total 46 105 210 70 431 
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Figure D-4: Concentration of Persons with Disabilities (2010-2014) 

 
Source: HCD Data Viewer, TCAC Opportunity Maps, 2021 
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Figure D-5: Concentration of Persons with Disabilities (2015-2019) 
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Familial Status 
Familial status refers to the presence of children under the age of 18, whether the child is biologically 
related to the head of household, and the martial status of the head of households. Families with 
children may face housing discrimination by landlords who fear that children will cause property 
damage. Some landlords may have cultural biases against children of the opposite sex sharing a 
bedroom. Differential treatments such as limiting the number of children in a complex, or confining 
children to a specific location, are also fair housing concerns. Single parent households are also 
protected by fair housing law. Female-headed households with children require special consideration 
and assistance because of their greater need for affordable housing and accessible day care, health care, 
and other supportive services. 

Buena Park remains a majority family-oriented City with 60 percent of its households comprised of 
families. According to 2015-2019 ACS data, 24 percent of the City’s households are married-couple 
families with children under 18 years, which is only slightly above the countywide estimate of 23 
percent. The SCAG Pre-Certified Local Housing Data Report looks at the City’s households compared 
to the broader region. SCAG reports that 16.5 percent of the City’s households are female-headed 
(compared to 14.3 percent in the SCAG region), 7 percent are female-headed with children (compared 
to 6.6 percent in the SCAG region), and 0.8 percent are female-headed and with children under 6 
(compared to 1.0 percent in the SCAG region). Figure D-6 shows the distribution of female-headed 
households with children in the City and Figure D-7 shows married couple households with children. 
There are no areas of the city where female-headed households with children represent more than 40 
percent of the households. As shown in Table D-5 and Table D-6, RHNA sites are not concentrated by 
familial status.  
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Figure D-6: Female Headed Families with Children 
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Figure D-7: Married Couple Families with Children 
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Table D-5: Female Headed Families with Children 
Percentage of 

Female Headed 
Families with 

Children 
Tracts 

Lower Income 
RHNA Parcels 

Moderate 
Income RHNA 

Parcels 

Above Moderate 
Income RHNA 

Parcels 
Mixed Income 
RHNA Parcels 

Total RHNA 
Parcels 

<20% 42 83 168 57 350 
20% - 40% 4 22 42 13 81 
40% - 60% – – – – – 
60% - 80% – – – – – 
>80% – – – – – 
Total 46 105 210 70 431 

 
Table D-6: Married Couple Families with Children 

Percentage of 
Married 
Couple 

Families with 
Children 

Tracts 
Lower Income 
RHNA Parcels 

Moderate 
Income RHNA 

Parcels 

Above Moderate 
Income RHNA 

Parcels 
Mixed Income 
RHNA Parcels 

Total RHNA 
Parcels 

<20% - - - - - 
20% - 40% - - - - - 
40% - 60% 26 52 117  11 206 
60% - 80% 5 29 61  18 113 
>80% 15 24 32  41 112 
Total 46 105 210 70 431 

 

 

 

 

 

 

[This space is intentionally left blank.] 



 
 
 
 

Appendix D-16 Publ ic  Review Draft-October  2021      Buena Park  General  Plan   •    Chapter  11 

Income Level 
Identifying low or moderate income (LMI) geographies and individuals is important to overcome 
patterns of segregation. HUD defines a LMI area as a Census tract or block group where over 51 percent 
of the population is LMI (based on HUD income definition of up to 80 percent of the AMI). Household 
income is directly connected to the ability to afford housing. Higher incomes households are more 
likely to own rather than rent housing. As household income decreases, households tend to pay a 
disproportionate amount of their income for housing and the number of persons occupying unsound 
and overcrowded housing increases. Figure D-8 shows that a majority of the City’s population is 
comprised of households that are within the 50 percent to 75 percent LMI group, with one census tract 
located in the northwest portion of City north of Artesia Boulevard and west of Beach Boulevard 
comprised of households that are within the 75 percent to 100 LMI census tracts. Table D-7 shows that 
approximately 56 percent of the City’s RHNA sites are in the 50-75 percent LMI areas. To assist lower 
income residents, Programs 9, 10, 11, and 12 focus on providing additional opportunities for new 
affordable housing, and Programs 3, 4, 6, and 7 addresses direct assistance to renters and owners. 
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Figure D-8: Lower– and Moderate-Income Areas of Population 
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Table D-7: Lower– and Moderate-Income Areas of Population 

Percentage of 
LMI Tracts 

Lower Income 
RHNA Parcels 

Moderate 
Income RHNA 

Parcels 

Above Moderate 
Income RHNA 

Parcels 
Mixed Income 
RHNA Parcels 

Total RHNA 
Parcels 

< 25% - - 1 2 3 
25% – 50% 1 21 29 32 83 
50% - 75% 29 54 129 31 243 
75% - 100% 16 30 51 5 102 
Total 46 105 210 70 431 
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Racially and Ethnically Concentrated Areas 
Racially/Ethnically Concentrated Areas of Poverty 
In an effort to identify racially/ethnically concentrated areas of poverty (R/ECAPs), HUD has identified 
census tracts that have a majority non-White population (greater than 50 percent) and a poverty rate 
that exceeds 40 percent or is three times the average tract poverty rate for the metro/micro area, 
whichever threshold is lower. The HCD AFFH Data Viewer show the closest groupings of R/ECAP 
census tracts in the regional can be found in Long Beach and Santa Ana (Figure D-9). There are no 
R/ECAPs in Buena Park.  
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Figure D-9: Racially/Ethnically Concentrated Areas of Poverty – Regional 

 
Source: HCD Data Viewer, TCAC Opportunity Maps, 2021 
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Racially Concentrated Areas of Affluence 
While R/ECAPs have long been the focus of fair housing policies, Racially Concentrated Areas of 
Affluence (RCAAs) must also be analyzed to ensure housing is integrated, a key to fair housing choice. 
According to a policy paper published by HUD, RCAA is defined as affluent White communities.1 
According to HUD’s policy paper, Whites are the most racially segregated group in the United States 
and in the same way neighborhood disadvantage is associated with concentrated poverty and high 
concentrations of people of color, conversely, distinct advantages are associated with residence in 
affluent White communities.” 

The AFFH Guidance Memo issued by HCD discusses research from the University of Minnesota as 
follows: “RCAAs are defined as census tracts where:  

1) 80 percent or more of the population is white, and  
2) the median household income is $125,000 or greater (slightly more than double the 

national the median household income in 2016).  

While this is a useful measure nationwide, HCD has adjusted the RCAA methodology to better reflect 
California’s relative diversity.” The AFFH Guidance Memo then encourages jurisdictions to refer to 
the HCD Data Viewer for HCD’s adjusted definition of RCAAs, along with RCAA maps and 
accompanying data. However, the RCAA data layer is not currently available and the HCD definition 
is not provided. Using data that is available on the HCD AFFH Data Viewer, this fair housing 
assessment uses the percent White population and median household income to identify potential 
areas of affluence. As shown in Figure D-10, there are no RCAA in Buena Park that are 
“predominantly” White and where the median income is greater than $125,000.  
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1  Goetz, Edward G., Damiano, A., & Williams, R. A. (2019) Racially Concentrated Areas of Affluence: A Preliminary Investigation.’ 

Published by the Office of Policy Development and Research (PD&R) of the U.S. Department of Housing and Urban Development 
in Cityscape: A Journal Policy Development and Research (21,1, 99-123). 
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Figure D-10: White Majority Population 

 
Source: HCD Data Viewer, TCAC Opportunity Maps, 2021 
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Access to Opportunities 
HUD developed an index for assessing fair housing by informing communities about disparities in 
access to opportunity based on race/ethnicity and poverty status. Table D-8 shows index scores for the 
following opportunity indicator indices (values range from 0 to 100): 

• Low Poverty Index: The higher the score, the less exposure to poverty in a neighborhood. 
• School Proficiency Index: The higher the score, the higher the school system quality is in 

a neighborhood. 
• Labor Market Engagement Index: The higher the score, the higher the labor force 

participation and human capital in a neighborhood. 
• Transit Trips Index: The higher the trips transit index, the more likely residents in that 

neighborhood utilize public transit. 
• Low Transportation Cost Index: The higher the index, the lower the cost of transportation 

in that neighborhood. 
• Jobs Proximity Index: The higher the index value, the better access to employment 

opportunities for residents in a neighborhood. 
• Environmental Health Index: The higher the value, the better environmental quality of a 

neighborhood. 

In the City of Buena Park, residents of all races are more likely to be impacted by poverty, lower school 
proficiency, low labor market participation, inadequate access to jobs, and poor environmental quality 
than in Orange County as a whole. White, Non-Hispanic residents in Buena Park and Countywide are 
least likely to be exposed to poverty and the best access to high quality school systems. However, White 
residents in Buena Park have scores closer to other groups in Buena Park than to White residents in 
Orange County as a whole. Black and Hispanic/Latino Buena Park residents with incomes below the 
federal poverty line are the most impacted groups. 

Table D-8: HUD Opportunity Indicators – Buena Park and Orange County 

 
Low 

Poverty 
School 

Proficiency 
Labor 

Market Transit 

Low 
Transpor-
tation Cost 

Jobs 
Proximity 

Environ-
mental 
Health 

Buena Park 
Total Population 

White, Non-Hispanic/Latino 60.45 68.12 55.62 88.37 74.04 32.63 5.85 
Black, Non-Hispanic/Latino 46.36 56.49 50.18 88.38 76.06 36.64 5.75 
Hispanic/Latino 45.66 56.38 48.40 87.86 75.87 38.65 5.61 
Asian or Pacific Islander, 
Non-Hispanic/Latino 

55.66 65.85 56.16 88.51 74.64 34.48 5.98 

Native American, Non-
Hispanic/Latino 

54.49 66.44 52.73 88.12 74.89 31.49 5.74 
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Low 

Poverty 
School 

Proficiency 
Labor 

Market Transit 

Low 
Transpor-
tation Cost 

Jobs 
Proximity 

Environ-
mental 
Health 

Population below federal poverty line 
White, Non-Hispanic/Latino 53.80 63.19 53.10 88.01 75.46 34.13 5.82 
Black, Non-Hispanic/Latino 34.70 61.54 49.56 89.06 79.09 51.37 6.30 
Hispanic/Latino 36.05 49.35 44.29 87.95 77.28 40.67 5.51 
Asian or Pacific Islander, 
Non-Hispanic/Latino 

52.60 62.69 52.02 88.88 76.16 33.32 5.99 

Native American, Non-
Hispanic/Latino 

66.17 70.34 82.13 88.84 71.20 32.56 6.92 

Orange County 
Total Population 

White, Non-Hispanic/Latino 76.48 81.89 74.59 60.92 67.05 46.96 24.39 
Black, Non-Hispanic/Latino 69.50 75.53 68.16 74.64 71.50 44.07 15.23 
Hispanic/Latino 58.20 67.52 59.65 75.35 73.08 45.50 15.65 
Asian or Pacific Islander, 
Non-Hispanic/Latino 

69.64 76.68 67.46 77.05 70.10 43.85 13.93 

Native American, Non-
Hispanic/Latino 

68.87 73.43 68.92 69.65 69.78 46.01 19.49 

Population below federal poverty line 
White, Non-Hispanic/Latino 68.31 77.99 69.03 62.05 71.85 49.98 24.26 
Black, Non-Hispanic/Latino 57.08 70.54 60.65 74.14 71.46 42.77 13.74 
Hispanic/Latino 40.26 56.48 46.97 79.38 77.74 45.63 12.87 
Asian or Pacific Islander, 
Non-Hispanic/Latino 

59.82 72.84 58.95 82.14 75.35 40.98 10.57 

Native American, Non-
Hispanic/Latino 

59.71 78.50 58.72 80.71 75.06 48.72 12.85 

Source: HUD AFFH Database, 2020 
 

To assist in this analysis, the Department of Housing and Community Development (HCD) and the 
California Tax Credit Allocation Committee (CTCAC) convened in the California Fair Housing Task 
force to “provide research, evidence-based policy recommendations, and other strategic recommenda-
tions to HCD and other related state agencies/departments to further the fair housing goals (as defined 
by HCD).” The Task Force has created Opportunity Maps to identify resources levels across the state 
“to accompany new policies aimed at increasing access to high opportunity areas for families with 
children in housing financed with 9 percent Low Income Housing Tax Credits (LIHTCs).” These 
opportunity maps are made from composite scores of three different domains made up of a set of 
indicators.  

Table D-9 shows the full list of indicators. The opportunity maps include a measure or “filter” to 
identify areas with poverty and racial segregation. To identify these areas, census tracts were first 
filtered by poverty and then by a measure of racial segregation. The criteria for these filters are 
identified in the table below. 
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Table D-9: Domains and List of Indicators for Opportunity Maps 
Domain Indicator 

Economic Poverty 
Adult education 
Employment 
Job proximity 
Median home value 

Environmental CalEnviroScreen 4.0 pollution Indicators and values 
Education Math proficiency 

Reading proficiency 
High School graduation rates 
Student poverty rates 

Poverty and Racial Segregation Poverty: tracts with at least 30% of population under federal poverty line 
Racial Segregation: Tracts with location quotient higher than 1.25 for Blacks, 
Hispanics, Asians, or all people of color in comparison to the County 

Sources: California Fair Housing Task Force, Methodology for TCAC/HCD Opportunity Maps. 

TCAC Opportunity Areas 
The TCAC Opportunity area maps are available in the HCD AFFH Data Viewer and were used for this 
analysis. Higher composite scores mean higher resources. A review of composite score shows that most 
of Buena Park is within the “moderate” resource area category, with a portion in the “low” resource 
area located in the central portion of the city (Figure D-11). The City’s RHNA sites are predominantly 
located in “moderate” and “lower” and resource areas (Table D-10).  
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Figure D-11: TCAC Opportunity Areas – Composite Scores 
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Table D-10: TCAC Opportunity Areas – Composite Score 
TCAC Opportunity 
Areas – Composite 

Score 
Lower Income 
RHNA Parcels 

Moderate 
Income RHNA 

Parcels 

Above Moderate 
Income RHNA 

Parcels 
Mixed Income 
RHNA Parcels 

Total RHNA 
Parcels 

High Resource 1 - - - 1 
Low Resource 41 82 172 28 323 
Moderate Resource 4 21 19 34 78 
Moderate Resource 
(Rapidly Changing) 

– 2  19 8 19 

Total 46 105 210 70 431 
 

 

 

 

 

 

 

 

 

 

[This space is intentionally left blank.] 



 
 
 
 

Appendix D-28 Publ ic  Review Draft-October  2021      Buena Park  General  Plan   •    Chapter  11 

Economic  
As described previously, the Fair Housing Task Force calculates economic scores based on poverty, 
adult education, employment, job proximity, and median home values. According to the 2021 Task 
Force maps presented in Figure D-12, approximately two-thirds of Buena Park has tracts with 
moderate to high economic scores (between 0.25 and 0.75). Census tracts located in the central portion 
of the city have the lowest economic scores (less than 0.25) indicating less positive economic outcomes.  
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Figure D-12: TCAC Opportunity Areas – Economic 

 
Source: HCD Data Viewer, TCAC Opportunity Maps, 2021 
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Education 
As described above, the Fair Housing Task Force determines education scores based on math and 
reading proficiency, high school graduation rates, and student poverty rates. As shown in Figure D-13, 
census tract located in the central and southern portions of the city received education scores in the 
bottom and second quartile, respectively. Tracts in the northern and western portions of the City 
scored higher (0.50-0.75). The cities of Fullerton, La Palma, La Mirada, Cerritos, and Cypress generally 
show more positive education outcomes while the City of Anaheim shows less positive education 
outcomes. 
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Figure D-13: TCAC Opportunity Areas – Education 

 
Source: HCD Data Viewer, TCAC Opportunity Maps, 2021 
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Environmental 
Environmental health scores are determined by the Fair Housing Task Force based on CalEnviroScreen 
4.0 pollution indicators and values. Figure D-14 shows that the northern and central sections of the 
city contain tracts which have less positive environmental outcomes, with scores less than 0.25 to 0.50. 
However, tracts in the southern section of the city had higher environmental scores (between 0.50 
and 1). With the exception of Fullerton, the cities adjacent to Buena Park have moderate to high 
environmental quality scores. Table D-11 shows the distribution of the City’s RHNA sites by 
CalEnviroScreen scores. Approximately 62% of the RHNA sites are in Environmental Justice 
communities with a high pollution burden, likely due to proximity to major regional arterials 
(Interstate 5 and SR-91 Freeway). To address these environmental issues, the City will create policies 
within a new Environmental Justice element to be adopted as part of the City’s General Plan  

Table D-11: CalEnviroScreen 4.0 Scores 

CalEnviroScreen 
4.0 Scores 

Lower Income 
RHNA Parcels 

Moderate 
Income RHNA 

Parcels 

Above Moderate 
Income RHNA 

Parcels 
Mixed Income 
RHNA Parcels 

Total RHNA 
Parcels 

41% - 50% 1 - 6 - 7 
51% - 60% - - 33 - 33 
61% - 70% - 3 55 - 58 
71% - 80% - 2 11 - 13 
81% - 90% 3 7 43 - 53 
91% - 100% 42 93 62 70 267 
Total 46 105 210 70 431 
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Figure D-14: TCAC Opportunity Areas – Environmental 
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Transportation 
HUD’s Job Proximity Index, described previously, can be used to show transportation need 
geographically. Block groups with lower jobs proximity indices are located further from employment 
opportunities and have a higher need for transportation. As shown in Figure D-15, the northeastern 
and southeastern block groups have the least access to employment opportunities, mainly due to these 
areas being predominately residential in nature. Conversely, western and central block groups have 
moderate access to employment opportunities as these areas contain more employment centers.  

Availability of efficient, affordable transportation can be used to measure fair housing and access to 
opportunities. SCAG developed a mapping tool for High Quality Transit Areas (HQTA) as part of the 
Connect SoCal 2020-2045 Regional Transportation Plan/Sustainable Communities Strategy 
(RTP/SCS). SCAG defines HQTAs as areas within one-half mile from a major transit stop and a high-
quality transit corridor. Figure D-16 shows that there are two major transit stops and two HQTAs in 
Buena Park. SCAG reports that 49.3 percent of the City’s 2045 population is within a 2045 HQTA, 
which puts it in the 37th percentile region wide. 
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Figure D-15: HUD Job Proximity Index 

 
Source: HCD Data Viewer, TCAC Opportunity Maps, 2021 
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Figure D-16: Major Transit Stops and Hight Quality Transit Corridors 
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Disproportionate Housing Needs 
The AFFH Rule Guidebook defines “disproportionate housing needs” as a condition in which there 
are significant disparities in the proportion of members of a protected class experiencing a category of 
housing needs when compared to the proportion of a member of any other relevant groups or the total 
population experiencing the category of housing need in the applicable geographic area (24 C.F.R. 
§5.152). The analysis is completed by assessing cost burden (overpayment), overcrowding, and 
substandard housing. 

The U.S. Department of Housing and Urban Development (HUD) Comprehensive Housing 
Affordability Strategy (CHAS) data demonstrates the extent of housing problems and housing needs, 
particularly for low-income households. Extremely-low-income households represent the highest need 
group in terms of affordable housing, as the greatest subsidies are needed to make housing affordable 
for this group. The Pre-Certified Local Housing Data Report prepared by SCAG for the City of Buena 
Park, utilizing CHAS data, reports there are 4,080 (17.5 percent) extremely low income households in 
Buena Park. Of these, 2,810 are renter occupied and 1,260 are owner occupied. Table D-12 provides a 
breakdown of extremely low income households by race and ethnicity. The race/ethnicity with the 
highest share of extremely low income households in Buena Park is Black, non-Hispanic (29.9 percent 
compared to 17.5 percent of total population). In the SCAG region, the highest share of extremely low 
income households are Black, non-Hispanic (27.1 percent compared to 17.7 percent of total 
households).  

Table D-12: Extremely Low Income Housing Needs – Buena Park  

 Total Households 
Households below 

30% HAMFI 
Share below 30% 

HAMFI 
White, non-Hispanic 7,540 885 11.7% 
Black, non-Hispanic 835 250 29.9% 
Asian and other, non-Hispanic 7253 1,400 19.3% 
Hispanic 7,705 1,545 20.1% 
Total 23,333 4,080 17.5% 
Renter-occupied 10,350 2,810 27.1% 
Owner-occupied 12,965 1,260 9.7% 
Total 23,315 4,070 17.5% 

Source: SCAG Pre-Certified Local Housing Data, April 2021; HUD CHAS, 2012-2016. HAMFI refers to Housing Urban 
Development Area Median Family Income 
 

Housing problems for Buena Park were calculated using HUD’s 2020 CHAS data based on the 2013-
2017 ACS. As shown in Table D-13, 29 percent of the City’s extremely low-income households have at 
least one of four housing problems identified by HUD:  

1. incomplete kitchen facilities (hot and cold piped water, a sink with piped water, a range or 
stove, and a refrigerator); 

2. incomplete plumbing facilities (hot and cold piped water, a sink with piped water, and a 
bathtub or shower); 

3. more than one person per room (i.e., overcrowding); and 
4. cost burden greater than 30 percent of gross income, including utilities. 
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Table D-13: Housing Problems by Income Level  

Income Level 

Households 
with 1 or More 

Housing 
Problems 

Households 
with None of 4 

Housing 
Problems 

Cost Burden not 
Available, No 

Other Housing 
Problem Total 

Extremely Low (<=30% of HAMFI) 3,305 435 420 4,170 
Very Low (>30% to <= 50% HAMFI) 2,965 655 0 3,620 
Low (>50% to <=80% HAMFI) 2,805 1,500 0 4,305 
>80% to <=100%HAMFI 1,030 1,980 0 3,010 
>100% HAMFI 1,130 6,885 0 8,015 
Total  11,235 11,460 420 23,120 

Source: HUD CHAS, 2013-2017.  
 
 
Table D-14 summarizes Buena Park households by tenure and presence of housing problems. 
Approximately 37 percent of owners and 63 percent of renters have one or more housing problems. 
The City had a slightly lower proportion of households with a housing problem compared to the 
County, where 18 percent of owner-occupied households and 33 percent of renter-occupied 
households experience a housing problem. In both the City and County, renter-occupied households 
tend to experience housing problems at a higher rate. 

Table D-14: Housing Problems by Income Level  
Households Owner Renter Total 

Households with 1 or More Housing Problems 4,655 6,580 11,235 
Household has none of 4 Housing Problems  7,865 3,595 11,460 
Cost Burden not available, no other problems 175 245 420 
Total 12,700 10,420 23,120 

Source: HUD CHAS, 2013-2017.  
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Cost Burden 
Cost burden is a way to measure overpayment by considering the ratio of housing costs to household 
income, with 30 percent a usual threshold for “cost burden” and 50 percent the threshold for “severe 
cost burden.” Reducing housing cost burden can also help foster more inclusive communities and 
increase access to opportunities for racial/ethnic minorities, persons with disabilities, and other 
protected classes. The HCD AFFH Data Viewer provides a visual assessment of overpayment by 
homeowners and renters, by census tracts. Table D-15 and Figure D-17 show that approximately half 
of the RHNA sites (54 percent) are in areas where 20 percent to 40 percent of owner households have 
monthly costs that are 30 percent or more of household income, according to ACS (2015-2019) data. 
Table D-16 and Figure D-18 shows that renters are more cost burdened than homeowners. 
Approximately 79 percent of the RHNA sites are in areas where 40 percent to 60 percent of renter 
households have monthly costs that are 30 percent or more of household income. However, 
overpayment by both homeowners and renters generally went down throughout the city since 2014 
(Figure D-19 and Figure D-20), as the proportion of residents in higher income groups has increased. 
Median household income in the city increased by approximately 24.7 percent from 2010-2019, closely 
tracking the trend in the County as a whole (21.3 percent) but continued to be lower than the County 
median income (for more details see Housing Element Figure 5). 

Table D-15: Cost Burden – Homeowners and RHNA Sites (2015-2019) 
Percentage of 
Cost Burden 

Tracts 
Lower Income 
RHNA Parcels 

Moderate 
Income RHNA 

Parcels 

Above Moderate 
Income RHNA 

Parcels 
Mixed Income 
RHNA Parcels 

Total RHNA 
Parcels 

<20% 3 12 34  49 
20% – 40% 30 56 118 31 235 
40% – 60% 14 37 58 39 148 
60% – 80%  - - - - - 
>80% - - - - - 
Total 46 105 210 70 431 
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Figure D-17: Cost Burden – Homeowners and RHNA Sites (ACS, 2015-2019) 
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Table D-16: Cost Burden – Renters and RHNA Sites (2015-2019) 
Percentage of 
Cost Burden 

Tracts 
Lower Income 
RHNA Parcels 

Moderate 
Income RHNA 

Parcels 

Above Moderate 
Income RHNA 

Parcels 
Mixed Income 
RHNA Parcels 

Total RHNA 
Parcels 

<20% - - - - - 
20% – 40% - - 1 3 4 
40% – 60% 41 81 167 54 343 
60% – 80%  5 24 42 13 84 
>80% - - - - - 
Total 46 105 210 70 431 

 

 

 

 

 

 

 

 

 

 

 

[This space is intentionally left blank.] 



 
 
 
 

Appendix D-42 Publ ic  Review Draft-October  2021      Buena Park  General  Plan   •    Chapter  11 

Figure D-18: Cost Burden – Renters and RHNA Sites (ACS, 2015-2019) 
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Figure D-19: Cost Burden – Homeowners (ACS, 2010-2014) 

 
Source: HCD Data Viewer, TCAC Opportunity Maps, 2021 
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Figure D-20: Cost Burden – Renters (ACS, 2010-2014) 

 
Source: HCD Data Viewer, TCAC Opportunity Maps, 2021 
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Overcrowding 
The California Department of Housing and Community Development defines overcrowding as 
housing units occupied by more than one person per room in a dwelling unit, excluding kitchen and 
bathrooms and severe overcrowding as more than 1.5 occupants per room. The most commonly 
occurring household size in Buena Park is four people (36.1 percent). The percent of households with 
four or more people is only slightly higher in Buena Park than the county overall (30.6 percent in 2019). 
Large households often live in overcrowded conditions due to both the lack of units of appropriate size, 
and insufficient income to afford available units of adequate size. 

In Buena Park, 630 owner-occupied (4.6 percent) and 1,166 renter-occupied households (11.6 percent) 
had more than 1.0 occupants per room, compared to 2.6 percent for owners and 9.8 percent for renters, 
respectively, countywide. Approximately 214 owner-occupied households (1.6 percent) and 647 
renter-occupied households (6.4 percent) had more than 1.5 occupants per room, compared to 1.0 
percent and 6.0 percent, respectively, countywide. As shown in Table D-17 and Figure D-21, more than 
half of RHNA sites (52 percent) are located in census tracts where the incidence of overcrowding is less 
than 20 percent. 

Table D-17: Overcrowding and RHNA Sites (ACS, 2015-2019) 
Percent of 

Overcrowded 
Tracts 

Lower Income 
RHNA Parcels 

Moderate 
Income 

RHNA Parcels 

Above Moderate 
Income RHNA 

Parcels 
Mixed Income 
RHNA Parcels 

Total RHNA 
Parcels 

<8.2% 2 10 11 20 43 
8.3% - 12% 3 13 28 12 56 
12.1% - 15% 11 14 20 19 64 
15.01% - 20% 4 16 34 8 62 
>20% 26 52 117 11 206 
Total 46 105 210 70 431 

 

Overcrowded households in the city within a regional context is also shown on Figure D-21, which 
generally shows more overcrowding in cities east and south of Buena Park including Fullerton and 
Anaheim and Stanton. Households in cities west and north of the City experience lower overcrowding 
conditions, generally meeting the statewide average for overcrowding at 8.2 percent. Buena Park’s 
efforts to increase residential capacity through new infill development of underutilized multi-family 
sites, construction of ADUs, and new mixed-use zoning overlays provides for more opportunities for 
a range of housing types suitable for various household types and income levels to be provided. 
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Figure D-21: Overcrowding and RHNA Sites (ACS, 2015-2019) 
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Substandard Housing Conditions 
Buena Park is a mature community, the vast majority (87 percent) of its housing stock is 30 years of 
age or older. The advanced age of the majority of Buena Park housing stock indicates the significant 
need for continued code enforcement, property maintenance, and housing rehabilitation programs to 
stem housing deterioration. The City of Buena Park’s 2019-2020 Consolidated Annual Performance 
Evaluation Report (CAPER) reported 671 code enforcement cases.  

The U.S. Department of Housing and Community Development (HUD) defines “substandard 
housing” to mean housing which is dilapidated, without operable indoor plumbing or a usable flush 
toilet or bathtub inside the unit, and should but does not have a kitchen. According to 2015-2019 ACS 
data, 167 units lack plumbing facilities (hot and cold piped water, a sink with piped water, and a bathtub 
or shower) and 896 units lack complete kitchen facilities (hot and cold piped water, a sink with piped 
water, a range or stove, and a refrigerator). Comparatively, In the SCAG region, 0.4 percent of 
households lack complete plumbing facilities and 1.3 percent of households lack complete kitchen 
facilities. 

To maintain adequate housing conditions, the City operates a proactive Code Enforcement Program 
and Neighborhood Preservation Program, both aimed at eliminating blight and improving the quality 
of life in Buena Park neighborhoods. The City’s 2020-2024 Con Plan reported that major activities 
focused on preservation of the City’s affordable housing stock through renovations performed on 
owner-occupied housing. The improvements ranged from basic health and safety improvements to full 
scale renovation projects to eliminate blighted conditions.  

Displacement Risk 
The HCD Data Viewer, citing the UC Berkley Urban Displacement Project, shows that much of the 
city contains “Sensitive Communities” that are identified as “Vulnerable” (Figure D-22). Communities 
were designated Sensitive if they met the following criteria: 

• They currently have populations vulnerable to displacement in the event of increased 
redevelopment and drastic shifts in housing cost.  

• Vulnerability is defined as: 
• Share of very low income residents is above 20 percent, 2017; and  
• The tract meets two of the following criteria:  

• Share of renters is above 40 percent 
• Share of people of color is above 50 percent 
• Share of very low-income households (50 percent AMI or below) that are 

severely rent burdened households is above the county median 
• They, or areas in close proximity have been experiencing displacement 

pressures 
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Additional local data that informs displacement risk and helps shape program development includes: 

• State law requires an analysis of existing assisted rental units that are at risk of conversion 
to market rate. This includes conversion through termination of a subsidy contract, 
mortgage prepayment, or expiring use restrictions. The current at-risk analysis covers the 
period of 2021 through 2031. There are 130 at-risk units during this planning period and 
for the following ten years. 

• Housing security can depend heavily on housing tenure. Buena Park's housing stock 
consists of 23,680 total units, 13,593 of which are owner-occupied and 10,087 of which are 
renter-occupied, according to the 2019 ACS. The share of renters in Buena Park (43 
percent) is slightly higher than in the County overall (41 percent). 

• In many places, housing tenure varies substantially based on the age of the householder. In 
Buena Park, the age group where renters outnumber owners the most is 15-24 (by 102 
percent). The age group where owners outnumber renters the most is 65-74 (by 102 
percent). 

• The SCAG Report, using 2012-2016 CHAS data, reports that 26.4 percent of Buena Park's 
elderly households earn less than 30 percent of the surrounding area income (compared to 
24.2 percent in the SCAG region) and 47.4 percent earn less than 50 percent of the 
surrounding area income (compared to 30.9 percent in the SCAG region). Elderly 
households on fixed incomes may face a higher displacement risk as housing costs rise. 

The rise of higher income groups raises risks of displacement. In response, the city has provided 
Programs 5, 6, 9, and 13 that focus on maintaining existing housing and providing assistance to lower 
income and special needs households. For example, Program 7 addresses housing vouchers. The City’s 
2020-2024 Con Plan reported that the Section 8 Housing Choice Vouchers have continued to be 
administered by the Orange County Housing Authority on behalf of the City of Buena Park, offering 
tenant assistance for those qualifying low- to moderate-income residents. Section 8 Voucher funds 
were used to provide rental assistance to very low-income (0 to 50% of MFI) residents within the City. 
The 2020-2024 Con Plan reports that 593 families received housing assistance as of November 2019. 
Of this, 152 families were Hispanic or Latino and 441 were considered non-Hispanic.  
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Figure D-22: Sensitive Communities (UCB, Urban Displacement Project) 

 
Source: HCD Data Viewer, TCAC Opportunity Maps, 2021 
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Outreach 
State law requires that the preparation, adoption, and implementation of a housing element include a 
diligent effort to include public participation from all economic segments of the community. A diligent 
effort means going beyond simply giving the public an opportunity to provide input and should be 
proactively and broadly conducted through a variety of methods to assure access and participation. AB 
686 also requires jurisdictions to include a summary of their fair housing outreach capacity. To address 
these requirements, the housing element must describe meaningful, frequent, and ongoing public 
participation with key stakeholders. 

In addition to outreach conducted specifically for preparation of the Housing Element update (and 
described in Housing Element Appendix A), the update was also informed by public input received for 
the 2021-2022 Annual Action Plan report to the US Department of Housing and Urban Development 
(HUD), pertaining to the City’s Consolidated Plan (Con Plan). During the development of the Con 
Plan, the city solicited input from residents to identify and prioritize the various community needs. 
Furthermore, the city consulted with local public and private service providers to assess the housing 
and community development needs of low- to moderate-income households and special needs 
households. The City consulted with Orange County Housing Authority and nonprofit organizations 
to determine funding needs for housing and services for homeless persons, low- to moderate-income 
persons, and low-income neighborhoods.  

As a result of the outreach, the Action Plan calls for concentrating resources to address the following 
goals: 

• Improve or expand the supply of housing affordable to lower income households; 
• Provide or improve access to public social services for low- and moderate-income persons 

and persons with special needs; 
• Provide a continuum of supportive and housing services for the homeless and households 

at risk of homelessness; and, 
• Provide for administration and planning activities to address needs identified in the 

Consolidated Plan, including services. 

These goals are also reflected in the 2021-2029 Housing Element goals, policies, and programs.  
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Summary of Fair Housing Issues  
Identification and Prioritization of Contributing Factors 
Analysis of the fair housing issues draws information from the 2020 Orange County Analysis of 
Impediments of Fair Housing Choice (2018 AI). As one of 20 participating cities, the City of Buena 
Park is within the geographic area covered by this AI. The AI identifies impediments to fair housing 
choice, and presents the fair housing goals, issues, and proposed achievements. The impediments/
contributing factors identified in the 2020 AI are in relation to the following fair housing issues: 
segregation, racially or ethnically concentrated areas of poverty (R/ECAPs), Disparities in Access to 
Opportunity, Disproportionate Housing Needs, and discrimination or violations of civil rights laws or 
regulations related to housing. To address the identified impediments/contributing factors, the 2020 
AI identified numerous goals and actions, with associated timeframes for achievement. The following 
issues are those identified by the 2020 AI as “high priority” and relevant to Buena Park.  

• Lack of Access to Opportunities Due to High Housing Costs: According to the HCD AFFH 
Data Viewer, the city is shown to primarily consist of moderate and low resource area, with 
less than positive outcomes in Economics and Environmental experiences in portions of 
the city where Hispanic/Latino and Asian populations are the largest. Specific to 
Environmental outcomes, access to a healthy environment is further diminished due to 
high levels of pollution burden, likely attributed to the presence of two limited access 
freeways that traverse the central portion of the city. However, residential rehabilitation 
programs for low income and senior households, as identified in the Housing Plan section 
of the Housing Element, can provide residents with improvements/repair loans and grants 
for components in older homes such as roofing, windows, HVAC systems, and 
interior/exterior paint that may be deleteriously impacted by pollution indicators like lead 
in homes and invasive particulates. In addition, a lack of affordable housing options in 
higher opportunity areas located in the northern and southern portions of the city, with 
access to jobs, higher quality education, and less environmental concerns, limit access to 
these areas for low income households. This contributing factor has been rated as a priority 
due to the level of disparate impact on fair housing choice for Hispanic/Latino and low-
income households.  

• Housing Problems: Racial and ethnic minorities, people with disabilities, families with 
children, and other protected classes face housing problems at higher rates than the total 
population. Specifically, Hispanic/Latino households countywide face housing problems at 
a rate of 66.5 percent. In Buena Park, approximately 40 percent of the City’s lower income 
households have at least one of four housing problems, as reported in the most recent 
CHAS data. In addition, about 20 percent of owners and 28 percent of renters have one or 
more housing problems. The city had fairly consistent proportions of households with a 
housing problem compared to the County, where 19 percent of owner-occupied 
households and 25 percent of renter-occupied households experience a housing problem. 
In both the City and County, renter-occupied households tend to experience housing 
problems at a higher rate. 
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• The city has identified the need for more affordable housing units to address overpayment, 
especially of rental units, and overcrowding of large families as the inadequate housing 
supply in Buena Park has contributed to increasing rents and lack of affordable residential 
units in range of the community. As detailed in the Housing Plan section of the Housing 
Element, the City will continue to work with the Orange County Housing Authority 
(OCHA) who administers Section 8 Housing Choice Vouchers on behalf of the City of 
Buena Park, offering tenant assistance for those qualifying low- to moderate-income 
residents. The Housing Plan also includes several programs with the goal of increasing 
residential capacity by continuing to keep application processing times expedient and 
development costs low, encourage the construction of a diverse housing stock with units 
of adequate size, and provide first-time homeowners with education and funding 
resources.  

• Lack of Affordable Housing in a Range of Sizes: The 2020 AI found a high need to address 
housing problems for large families, to address severe cost burden for racial and ethnic 
minorities, and to provide housing for seniors and persons with disabilities. As households 
of four to seven or more people make up over 30 percent of the total households in the City, 
availability of larger homes and additional units affordable to lower income residents is 
imperative to address issues of both overcrowding and cost burden (overpayment). Buena 
Park will seek to pursue more diverse housing options in conjunction with employment 
opportunities by encouraging mixed-use development along high transit corridors to bring 
residents closer to job centers in the city. This has an anticipated effect of reducing travel 
times and minimizing job proximity challenges, allowing residents to work, live and 
reinvest in the community. 

• Displacement of Residents Due to Economic Pressures: Displacement of residents due to 
economic pressures may be a significant contributing factor to fair housing issues in 
Orange County and, in particular, Buena Park which has a large concentration of low-
income Hispanic/Latino residents. Economic displacement is generally due to the inability 
to afford rising rents or costs of homeownership like property taxes. According to CHAS 
data, approximately, 42 percent of households are overpaying for housing in Buena Park, 
with over half of all renters citywide spending more than 30 percent of annual income on 
housing. This phenomenon may be exacerbated over time as Buena Park grows in 
popularity as a ‘destination city’ due to its unique tourist entertainment sector centered 
around the Knott’s Berry Farm amusement park, as well as its proximity to Disneyland in 
Anaheim. An increase in housing demand closer to local and regional attractions, 
combined with rising housing costs may squeeze existing residents including minority 
groups and seniors out of the community.  
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Summary and Conclusions 
The overall conclusion of the AFFH assessment is that there is a need for additional affordable housing 
particular for renters and actions to address economic, educational, and environmental inequality 
especially in the central portion of the city (Census Tracts 001801, 110500, 110603, and 110606) where 
there is a predominant population of racial/ethical minority and lower income groups. Regarding 
housing, the City’s built-out nature means that it can only make incremental additions to the housing 
supply. Focused initiatives to increase housing capacity, including establishing mixed-use overlay 
zones, allowing housing on certain non-residential sites, converting older hotel/motels to permanent 
residential use, and encouraging the construction of Accessory Dwelling Units, help to address the 
challenge, but the number of units ultimately added will likely be insufficient to affect the larger 
regional housing market and skyrocketing land and construction costs. Programs to increase affordable 
housing supply and affordability include Programs 5, 6, 8, 9, 10, 11, 12, 14, and 15b which provide 
adequate sites including infill development and site recycling, to support efforts for the city to meet its 
fair share of the regional housing need. Program 7 addresses use of Housing Choice Vouchers to 
support low-income renters. Since housing voucher assistance is provided on behalf of the family or 
individual, participants are able to find their own housing, including single-family homes, townhouses, 
and apartments. The participant is free to choose any housing that meets the requirements of the 
program and is not limited to units located in subsidized housing projects, which could help the city 
meet affordability and accessibility goals. The city will also provide regulatory incentives, such as 
implementing the density bonus program as addressed in Program 8. The identification of 
contribution factors and additional meaningful actions to address them are included in Table D-18. 

AFFH Programs and Actions 
The City of Buena Park has had an ongoing commitment to prevent, reduce, and ultimately eliminate 
housing discrimination and other barriers related to equal opportunity in housing choice, as identified 
in the Orange County Analysis of Impediments to Fair Housing Choice (2020 AI) in May 2020. 
Affirmatively furthering fair housing (AFFH) requires taking meaningful actions to address 
impediments identified in the 2020 AI, and to additionally address other impediments that were 
discovered through the AB 686 assessment completed as a part of the Housing Element Update. The 
AFFH Assessment provided above and resulting programs are identified in Table D-18. All of the 
factors are “high priority” contributing factors as they have direct and substantial impacts on fair 
housing. 
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Table D-18: Fair Housing Issues, Contributing Factors, and Meaning Actions 

Fair Housing 
Issue(s) 

High Priority 
Contributing 

Factor(s) Meaningful Actions 
• Fair Housing 

Enforcement and 
Outreach  

• Insufficient online 
fair housing material  

• Continue to utilize the services of the Fair Housing Foundation (FHF) 
to provide fair housing services and resolve any fair housing 
complaints filed with the city. 

• Expand information on the City’s website on federal and state fair 
housing requirements, FHF and OCHA services by end of 2022.  

• When holding community meetings, the city will proactively outreach 
to a wide range of community groups with a focus on apartment 
tenants.  

• Segregation and 
Integration  

• Access to 
Opportunities  

• Concentration of 
Hispanic/Latino and 
Asian groups 
experiencing 
limitation to housing 
opportunities 

• Barriers to mobility 
• Lack of opportunities 

for residents to 
obtain housing in 
higher opportunity 
areas 

• Housing Choice 
Vouchers 

• Monitor and facilitate the preservation of at-risk affordable housing 
units. 

• Support new housing developments accessible to the elderly and 
disabled persons. 

• Establish provisions for Low Barrier Navigation Centers (LBNC) 
consistent with State law.  

• Continue to facilitate Reasonable Accommodation request to ensure 
equal housing opportunities. 

• Support Infill, Site Recycling and ADU construction throughout the 
city. 

• Provide more outreach and education to housing providers and 
potentially qualified residents regarding Housing Choice Voucher 
program, with a focus in census tracts 086801, 110110, 110116, 
110201, 110202, 110303, 110401, 110402, 110500, 110603, and 
110606. 

• Corresponding Housing Programs:  
Programs 5, 7, 9, 10, 11, 13 and 17 

• Disproportionate 
Housing Needs 

• Displacement Risk 

• Lack of affordable 
housing in a range of 
sizes 

• Land use and zoning 
laws 

• Displacement risk as 
lower-income 
households are 
squeezed out of the 
community 

• Provide financial and technical assistance for single-family residential 
additions to eliminate overcrowding conditions, especially in Census 
Tracts 110402, 110603, and 110606. 

• Amend the Zoning Code to establish mixed-use overlays allowing 
increases in residential densities throughout the City. The City has 
recently adopted ADU regulations consistent with State law 
requirements. 

• Promote use of the State Density Bonus Law through website 
materials and counter assistance. 

• Promote, increase, maintain homeownership for LMI households, as 
well as residential rehabilitation assistance for senior and down 
payment assistance programs for young families with assistance 
focused on census tracts 086803, 110201, 110202, 110302, 110401, 
110402, 110500, 110603, 110607). 

• Enforce city codes to eliminate and prevent unsightly or hazardous 
conditions in residential areas, especially in census tracts adjacent to 
limited access freeways. 

• Promote fair housing among all income categories. 

• Corresponding Housing Programs:  
Programs 1, 2, 3, 4, 5, 9, 10, 11, 14, 15, 16, and 17 
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