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Executive Summary 

The Cypress School District Facilities Master Plan (FMP) is updated annually to help district staff and the 
Board of Trustees identify facility needs, establish priorities, and plan for future projects. The goal is to 
maintain safe, functional, and equitable learning environments for students and staff. 

In upcoming years, the FMP will focus primarily on: 

• Completing modernization of the Landell school site 
• Continuing school safety improvements 
• Planning for classroom technology replacement 
• Maintaining and improving school facilities through ongoing deferred maintenance 
• Identifying funding opportunities for future facility projects 
• Planning for future enrollment and facility needs, including possible reuse of closed school sites 

These priorities will be reviewed annually based on facility conditions, available funding, and district 
needs. 
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School Facilities Goals & Objectives 
 
The district and its Board of Trustees are committed to bringing every resource to bear in expanding and 
improving learning opportunities for students – opportunities that will lead to their success as lifelong 
learners. A primary goal of the FMP is to identify facility areas that can be enhanced to provide better 
learning environments for students, teachers, and community members. The district identified five goals 
to assist in this process. 
 
Goal #1:   Identify and analyze information that documents the district’s school facility needs 
 

Strategies: 
 Develop and maintain a master plan in accordance with Board Policy 
 Identify facility needs for the educational program that will support success for students  

 
Goal #2:   Create facility standards that provide equity throughout the district 
 

Strategies: 
 Ensure Board policies reflect school size and facility standards that meet state 

requirements (e.g., LCFF/LCAP, ADA, etc.) 
 Upgrade older facilities to be comparable to new facilities, including modernization of the 

Landell school site 
 
Goal #3:   Establish an ongoing planning process that best positions the district to meet its ever-

changing facility needs 
 

Strategies: 
 Update regular routine maintenance activities annually 
 Analyze projected student enrollment annually 
 Analyze staffing and consultant needs annually 

 
Goal #4:   Communicate the district’s facility needs 
 

Strategies: 
 Regularly update the Board of Trustees, staff, and community, as needed 
 Maintain ongoing communication with city/county/state agencies 
 Maintain ongoing communication with contractors 
 Publish FMP to website for community access 

 
Goal #5:   Be aggressive in pursuing all funding alternatives 
 

Strategies: 
 Pursue state and federal funding, including state matching funds still owed 
 Pursue local funding resources 
 Utilize Special Reserve for Capital Outlay 
 Appropriately allocate future asset management monies 
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Overview of District-Owned Properties 
 
Open School Properties 

• A.E. Arnold Elementary 9281 Denni Street, Cypress, California  90630 

• Clara J. King Elementary 8710 Moody Street, Cypress, California  90630 

• Margaret Landell Elementary 9739 Denni Street, Cypress, California  90630 

• Steve Luther Elementary 4631 La Palma Avenue, La Palma, California  90623 

• Juliet Morris Elementary 9952 Graham Street, Cypress, California 90630 

• Frank Vessels Elementary 5900 Cathy Avenue, Cypress, California 90630 

 
District Admin Properties 

• District Office 5816 Corporate Avenue, Cypress, California 90630 

• MOTT Office 5851 Newman Street, Cypress, California 90630 

 

Closed Schools – Leased Properties  

• Cawthon (Closed School) 4545 Myra Avenue, Cypress, California 90630 

• Damron (Closed School) 5400 Myra Avenue, Cypress, California 90630 

 
Park Properties 

• Damron Park 5400 Myra Avenue, Cypress, California 90630 

• Rosen Acacia Park (Swain) 5681 Newman Street, Cypress, California 90630 

• Vessels Park 5900 Cathy Avenue, Cypress, California 90630 

 
Asset Management Properties 

• Cypress Park Senior Community * 9021 Grindlay Street, Cypress, California 90630 

• Coast Apartments 400 Merrimac Way, Costa Mesa, CA  92626 

• Azure Apartments 2704 Vanderbilt Lane, Redondo Beach, CA  90278 
*Joint limited-partnership between Cypress Education Foundation and Hyter Development 
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Current Enrollment & Projections 
 
In 2025/26, the district served approximately 3,167 students (October 2025 CBEDS). Many of the schools 
in the Cypress School District have been closed over the years due to declining enrollment. In fact, 
enrollment has declined by more than 50 percent from the peak enrollment of 7,800 students in the 
1980s. At that time, the district had 12 open schools. 
 
The following shows the district’s 10-year enrollment trend: 
 

2016/17 2017/18 2018/19 2019/20 2020/21 2021/22 2022/23 2023/24 2024/25 2025/26 
3,969 3,957 3,923 3,813 3,540 3,414 3,389 3,319 3,272 3,167 

 
Today, the district operates 6 schools for its approximately 3,200 students. 
 
Cypress School District boundaries include most of Cypress as well as portions of La Palma and Buena 
Park. The following shows the district’s approximate student enrollment by city for the 2025/26 school 
year: 
 

City Approximate Percent 
of Students Served 

Cypress 81% 
Buena Park 9% 
La Palma 5% 
All other cities* 5% 

*Interdistrict transfers from other cities 
 
Following is the most recent birth data available for Cypress, Buena Park, and La Palma as provided by the 
California Department of Public Health: 
 

 2020 2021 2022 2023 2024 
Cypress 385 421 354 388 377 
Buena Park 834 770 858 799 778 
La Palma 114 100 113 100 112 
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Future Residential Development 
 
The Cypress School District community was largely built out during the 1960s, when 10 new schools 
opened between 1962 and 1968. As residential growth slowed in the late 1970s, the district experienced 
declining enrollment that ultimately resulted in the closure of four schools. 
 
Future residential development within the City of Cypress may impact district enrollment. In 2018, Cypress 
voters approved the Cypress Town Center and Commons Specific Plan for the Los Alamitos Race Course 
property. In November 2024, voters approved Measure S, allowing an additional 676 residential units at 
the site. Planning for the property has continued, with the current buildout plan evaluating development 
of up to approximately 1,791 residential units, along with commercial development and additional public 
park space. 
 
The district will continue to monitor residential development and its potential impact on student 
enrollment and school facility needs. The district currently maintains two closed school sites that could 
be considered for future reuse should enrollment increase beyond the capacity of its six operating schools. 
 
In 2026, the District’s Residential and Commercial/Industrial Development School Fee Justification Study 
identified the following student yield averages for residential units within the District:  
 

District Student Generation Factors 

Single Family 
Detached Units 0.2430 per dwelling 

Multifamily Attached 
Units 0.0964 per dwelling 
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Funding Sources 
 
The district’s FMP has identified a list of projects from modernization to deferred maintenance that will 
ultimately need to be addressed. Potential funding sources that can begin to support the costs associated 
with these projects include: 
 
• State Funds:  The district will continue to pursue eligibility for state funding to offset modernization 

and expansion projects when applicable.  
 
• Local Bond Funds:  In 2008, voters approved Measure M, authorizing the district to issue up to $53.6 

million in bonds for specific modernization projects at district schools. At this time, the district has 
$11.9 million remaining of unissued Measure M general obligation bond authorization.  

 
 Assembly Bill 182, effective January 1, 2014, limits how districts may issue and sell general obligation 

bonds. This law does the following: 
 

o Limits the terms of current interest bonds under Government Code to 30 years, rather than 40. 
 

o Limits all capital appreciation bonds (CABs) to a maximum of 25 years and 8% interest. 
 

o Requires all CABs to have a call option after no later than 10 years from issuance. 
 

o Limits the ratio of total debt service to principal to no more than 4:1 on all bond sales. 
 

o Requires public disclosure of detailed information about any proposed use of CABs, including 
financing terms and time of maturity, repayment ratio, and estimated change in assessed value 
of property in the district over the financing term. 
 

o Requires that if the bond sale will include CABs, then a resolution approving the sale must be 
presented to the governing board on two consecutive meeting agendas, first as an informational 
item and second as an action item. 
 

o Requires that the agenda items for bond sales, including CABs, identify that CABs are proposed 
and that the governing board be presented with all the following: (i) an analysis containing the 
total overall cost of the CABs, (ii) a comparison to the overall cost of current interest bonds, (iii) 
the reason CABs are being recommended, and (iv) a copy of the written disclosure made by the 
underwriter to the district in compliance with Rule G-17 adopted by the federal Municipal 
Securities Rulemaking Board. 

 
Under this law, the district does not project being able to issue a third series bond sale until after the 
year 2030. 

 
• Special Reserve for Capital Outlay Projects:  The district currently utilizes a Special Reserve for Capital 

Outlay (Fund 40) to account for the financial resources to be used for the acquisition or construction 
of major capital facilities. Revenues from the district’s Asset Management Program (discussed below) 
are deposited in Fund 40. Monies in this account also include redevelopment pass-through revenues.  
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• Asset Management Program:  The district has an asset management program that maximizes the use 
of identified properties to generate income to support programs and services for students. This 
program includes: 

 
o Leasing of Closed School Sites 
 Cawthon (closed in 2010) – Currently leased to a parochial school organization. 
 Damron (closed in 2004) – Currently leased to a nonpublic school organization. 

 
o Property Exchange Agreements – As a result of the Mackay and Dickerson property exchange 

agreements, the district successfully identified and purchased the following income-generating 
properties: 
 Coast Apartments – A 65-unit apartment property located at 400 Merrimac Way, Costa Mesa. 

Total purchase price paid was $20,050,000. 
 Azure Apartments – A 16-unit apartment property located at 2704 Vanderbilt Lane, Redondo 

Beach. Total purchase price paid was $6,650,000. 
 

 The district uses the net income generated from these properties to support its educational 
program. The district, for example, used proceeds from these properties to construct the STEM 
centers at each school site. As the district’s facilities continue to age and require continued 
investments, the ongoing rental income will be utilized to fund some of the facilities needs of the 
district, which removes a burden from the unrestricted general fund to pay for these projects. 

 
o District Office Property – Four suites are leased at the 5816 Corporate Avenue property. The 

revenue from these leases is used to offset the operational costs as well as updates to the existing 
facility.  
 

• Developer Fees:  In 1986, Assembly Bill 2926 (AB 2926) was enacted by the state. This law added 
various sections to the Government Code that authorized school districts to levy School Developer 
Fees on new residential and commercial/industrial developments in order to pay for school facilities. 
In addition, AB 2926 stated that no city or county can issue a building permit for a development project 
unless School Developer Fees have been paid.  

 
Maximum School Developer Fees for 2026 for unified school districts are limited to $5.38 per square 
foot of enclosed residential floor space and $0.87 per square foot of enclosed commercial/industrial 
floor space. Based on its fee-sharing agreement with Anaheim Union High School District, the district 
currently collects $2.69 per square foot for residential construction and $0.435 per square foot for 
commercial/industrial construction. AB 2926 includes a means to allow School Developer Fees to 
increase every other year based on the statewide cost index for class B construction as determined 
by the State Allocation Board (SAB).  

 
The district currently utilizes a Capital Facilities fund to account for all School Developer Fees received. 
This account can be used for the acquisition or construction of major capital facilities. 
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School Modernization 
 

The district’s school modernization program was primarily funded through the $53.6 million Measure M 
general obligation bond approved by voters in 2008, along with state funding, redevelopment revenues, 
and $7.365 million in Certificates of Participation (COPs) issued in 2013. 
 
Modernization was completed at Vessels (2010), King (2011), Morris (2012), Luther (2013), and Arnold 
(2014). Landell was partially modernized in 2014, with remaining facility needs addressed through the 
district’s ongoing Facilities Master Plan. 

 
 

Completed Projects 2025/26 
 
Districtwide Facility Improvements – Cost $835,975.39 
Several facility improvement projects were completed across the district to address identified 
maintenance and operational needs. Projects included improvements to Suite 190 and replacement of 
select doors at the Corporate building; demolition of Building H and installation of additional 
kindergarten fencing at Arnold; gutter replacement at King; roof repair/replacement at Luther; and 
partial replacement of the main sewer line at Vessels. These projects improved the safety, functionality, 
and overall condition of district facilities. 
 
2025 Districtwide Summer Asphalt Maintenance Project – Cost $1,203,895.70 
The 2025 Districtwide Summer Asphalt Maintenance Project was completed to address aging and 
deteriorated asphalt surfaces across multiple school sites. Work included repair and replacement of the 
main playgrounds at King and Arnold; daycare playgrounds at Landell, Luther, and Vessels; the staff 
parking lot at Morris; and a portion of the main parking lot at Vessels. Additional patching, grinding, and 
overlay work was also completed at Arnold, Landell, Morris, and Vessels. 
 
King Playground Equipment and Surfacing Replacement – Cost $182,725.44 
The main playground equipment and sand surfacing at King were replaced to address safety and 
accessibility needs. The completed project included new playground equipment and rubber surfacing, 
providing a safer and more accessible play area for students. 
 
2025/26 Fall Deferred Maintenance Project – Cost $178,234.32 
The 2025/26 Fall Deferred Maintenance Project was completed to address identified facility needs across 
the district. Work included casework replacement at King and Vessels, gutter replacement for Buildings A 
and F at Morris, and repair or replacement of classroom doors and frames at designated locations 
districtwide. 
 
Landell Kindergarten Restroom Addition – Cost $339,593.40 
The Landell Kindergarten Restroom Addition was completed to provide accessible restroom facilities 
within the kindergarten complex. A portion of the existing STEM storage room was converted into two 
ADA-accessible, single-stall restrooms to serve transitional kindergarten and kindergarten students. 
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Facility Needs 
 
Over the past 10 to 15 years, the district has made significant improvements to its school facilities, 
primarily focused on interior learning environments. Many exterior systems, including asphalt, roofing, 
playground surfaces, and HVAC equipment, were still in good condition at the time and were not replaced. 
As these systems age, they are becoming a greater part of the district’s facility needs. Facility needs are 
reviewed annually and prioritized based on current condition, expected lifespan, available funding, and 
industry standards. 
 
Asphalt and Parking Lot Maintenance 
Asphalt typically lasts 15 to 25 years with regular preventative maintenance, including crack filling and 
sealcoating. The district routinely evaluates parking lots and playground surfaces to help extend their 
useful life and identify needed repairs. 
 
As asphalt continues to age, repairs and replacement will be needed across school sites. The projected 
cost for this work over the next five years is approximately $2.7 million. Projects will be prioritized based 
on condition and available funding to maintain safe and accessible surfaces. 
 
Playground Replacement and Safety 
Many of the district’s playground structures, which were not part of previous modernization efforts, are 
reaching the end of their useful life. To ensure safety and extend their usability, new playground 
equipment will need to be installed in kindergarten, primary, and upper-grade play areas. The estimated 
cost to replace these aging structures and meet modern safety standards is $2.2 million over the next five 
years. This investment will support the physical development and well-being of students in a safe and 
engaging environment. 
 
Roofing Replacement 
A districtwide roof analysis was completed in 2025 to assess current conditions and help prioritize future 
repairs and replacements. Roofs generally have a useful life of 20 to 30 years, depending on the type and 
condition. 
 
Many district roofs are approaching the end of their useful life and will require replacement over the next 
five years. The projected cost for this work is approximately $8 million. Timely replacement will help 
prevent water intrusion and maintain safe, dry, and energy-efficient school facilities. 
 
Additional Facility Systems and Infrastructure 
Beyond these immediate needs, several other critical systems will require close monitoring and future 
investment. These include: 
 
• HVAC and Energy Management Systems: These systems are essential for indoor air quality and 

energy efficiency and will require significant upgrades as they reach the end of their service life. 

• Doors and Hardware: For security and accessibility, many campus doors, locks, and related hardware 
are due for replacement. 

• Interior and Exterior Painting: Regular painting is needed to protect building surfaces and maintain 
an inviting school environment. 

• Flooring: Many interior floors are worn and will need to be replaced to maintain safety and aesthetics. 
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The district is committed to responsible stewardship of its facilities and ensuring that all students and staff 
have access to safe, modern, and well-maintained learning environments. These identified needs 
represent essential investments in the long-term sustainability and functionality of district schools. 
Sources of funding will need to be identified to allow these improvements to be made in the next several 
years.  
 
The table below identifies the facilities needs of the district over the next five (5) years by campus and by 
building system.  
 

FACILITIES 5 YEAR – SUMMARY BY SITE * 

School Site 
 

Asphalt 
 

Roofing 
HVAC & 

EMS 
Playground 
Equipment 

Fire  
Alarm 

School 
Safety 

 
Fields 

 
Totals 

Arnold $160,000  $1,200,000  $25,000  $250,000  $0  $75,000  $500,000  $2,210,000  

King $825,000 $2,700,000 $1,525,000 $425,000 $60,000 $75,000 $0  $5,610,000  

Landell $960,000  $250,000  $25,000  $425,000  $0  $75,000  $0  $1,735,000  

Luther $220,000 $1,200,000 $25,000 $175,000 $0 $75,000 $0  $1,695,000  

Morris $195,000  $1,500,000  $25,000  $500,000  $0  $75,000  $500,000  $2,795,000  

Vessels $330,000 $1,200,000 $1,775,000 $425,000 $60,000 $75,000 $500,000  $4,365,000  

Totals $2,690,000  $8,050,000  $3,400,000  $2,200,000  $120,000  $450,000  $1,500,000  $18,410,000  
* These estimated costs do not include inflation and are based on 2026 industry standard costs  
 
The district prepared an initial sequencing of the projects identified above to address all facilities 
maintenance needs during the five-year period. The table below identified a prioritized sequencing of 
those projects assuming funding was available to fully address all of the needs. The projected cost to 
address those facilities needs, however, is greater than the funds the district anticipates having available 
over the next five years. As a result, the district will need to further prioritize projects each year to 
adequately address its facilities needs while remaining within its limited resources. The prioritized projects 
for 2026/27 will be discussed later in the Facilities Master Plan. 
 

FACILITIES 5 YEAR – SUMMARY BY YEAR 
School Site 2026/27 2027/28 2028/29 2029/30 2030/31 Totals 

Arnold $630,000 $540,000 $340,000 $360,000 $340,000 $2,210,000 

King $770,000 $1,300,000 $1,320,000 $1,280,000 $940,000 $5,610,000 

Landell $390,000 $960,000 $185,000 $90,000 $110,000 $1,735,000 

Luther $400,000 $380,000 $40,000 $340,000 $535,000 $1,695,000 

Morris $455,000 $570,000 $860,000 $320,000 $590,000 $2,795,000 

Vessels $360,000 $590,000 $1,060,000 $1,985,000 $370,000 $4,365,000 

Totals $3,005,000 $4,340,000 $3,815,000 $4,385,000 $2,885,000 $18,410,000 
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Landell Master Site Plan & Modernization 
 
In November 2023, Higginson Architects was hired to provide a proposed master site plan for Landell. This 
master site plan included a needs assessment of the site based on the standards established from previous 
modernizations in the district and estimated construction costs. Following the review, a proposed master 
site plan was developed, with buildings identified in one of the following categories: 
 

1) Green: Existing building to remain. Not part of modernization; however, minor deferred 
maintenance projects may be needed.  

2) Blue:  Existing building to be modernized. 
3) Purple:  Proposed new building/addition. Note the new 800 and 900 buildings would replace the 

portables currently located in that same area.  
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Construction costs are based on the basic scope of work for each of these categories and current industry 
standard per square foot construction costs. 
 

Location Brief Description Cost* 

Sitework Concrete and asphalt repair, exterior lighting, roofing, mainline 
plumbing and general security and electrical upgrade $3,152,000 

Building 100 Modernization  $1,073,015 
Building 200 Modernization $1,012,840 
Building 300 Modernization $1,012,840 
Building 400 New modular building & kindergarten yard reconfiguration  $2,167,200 
Building 500 Modernization $1,708,765 
Building 600 Modernization $947,515 
Building 700 Modernization & addition $2,017,300 
Building 800 Modular new building $3,600,000 
Building 900 Modular new building $2,800,000 
Shade Structures Two 30 x 30 shelters $360,000 
Total Overall Modernization/Expansion $20,211,473 

*Costs are estimated and can change based on finalized scope. Estimate does not include soft costs such as architect, DSA, 
inspection, or testing fees that would be incurred with the project.  
 
The master site plan and estimated construction cost will be utilized to develop the potential scope and 
phasing for the completion of modernization at Landell when funding becomes available.  

 
 

Workforce Housing 
 
As a highly desirable Orange County school district with strong employee recruitment and retention rates, 
the district is does not presently have workforce housing needs, and there are no joint development 
opportunities available within the city at this time. However, the district recognizes the importance of 
being responsive to changing needs, and will continue to monitor its staffing trends in relation to the 
availability of affordable housing within a reasonable commuting distance. 
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Closed School Sites 
 
Closed school sites could remain in use as leased facilities for other programs, or they could be the subject 
of future asset management projects. Additionally, they could be reopened as district school sites, if 
needed, due to enrollment growth or other program needs. With all of these options, it is difficult to fully 
anticipate future facilities and deferred maintenance improvements and their associated costs at this 
time. Following is a general estimate. 
 
• Basic Deferred Maintenance:  As a landlord, the district needs to budget sufficient maintenance and 

repair funding to support the tenants' lease conditions and safe usage. The district also needs to 
maintain the properties for its own possible future use. To address existing conditions using a 
conservative approach for needed repairs, a budget of $300,000 per site for the next five to seven 
years is recommended. This does not include any code upgrades, accessibility improvements, 
hazardous material removals, or program changes at these sites. 

 
 Basic deferred maintenance, per site:  $300,000 
 
• Emergency Reopening of School Site:  The next level of improvement considered for a closed school 

site is a possible "emergency" reopening as an active school site. The term "emergency" means the 
need to reopen a school without substantial preparation time or funding available for a full 
modernization. However, basic code upgrades, accessibility improvements, safety improvements, and 
additions to ensure educational program parity would need to be completed. The actual cost would 
be based on the site reopened.  

 
 Emergency reopening, per site (based on the Damron facility):  $2,200,000 
 
• Full Modernization of School Site:  The final level of improvement considered for reopening a closed 

school site is full modernization to provide parity with other modernized school sites in the district.  
 

 Reopening with full modernization, per site (based on the Damron facility):  $12,000,000 
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Projects for 2026/27 
 
Arnold Main Playground Replacement – Estimated Cost $235,000 
The main playground equipment and sand surfacing at Arnold are being replaced due to the age of the 
equipment and current accessibility requirements. The project includes new playground equipment, site 
preparation, installation, and rubber safety surfacing. The district received a Building Community 
Connections Grant covering 30% of the playground equipment cost, excluding shipping. The project is 
expected to be completed by January 2027. 
 
King Inclusive Early Education Playground Project– Estimated Cost $235,000 
The district received funding through the Inclusive Early Education Expansion Program to improve and 
expand inclusive early education playground opportunities. Approximately $200,000 to $400,000 is 
available for the project, with funding required to be used by June 30, 2027. There is a 33% district 
match requirement. The project scope will be finalized in fall 2026, with contracts anticipated for Board 
approval in winter 2027 and installation planned for spring 2027. Existing playground equipment will be 
evaluated for possible relocation to the Arnold or Morris daycare area. 
 
Deferred Maintenance Projects – Estimated Cost $840,000 
Deferred maintenance projects originally presented to the Board in July 2026 were reviewed and 
reduced to align with available funding after accounting for the projects noted above. Projects were 
prioritized based on current condition, operational need, and available budget. 
 
Planned work includes: 
 

• Removal and replacement of the asphalt in the TK/K play areas at King and Morris 
• Slurry seal and restriping of all asphalt surfaces at Arnold 
• Replacement of the Building D roof at King 
• Replacement of EMS thermostat controls at various school sites 
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Next Steps 
 
District staff recommends Board approval of the 2026/27 Facilities Master Plan, which includes the 
following: 
 
• Complete proposed playground replacement projects at Arnold and King. 

 
• Complete asphalt, playground, roofing, and energy management system projects based on available 

funding.  
 

• Continue to identify and evaluate technology upgrades, replacements, and additions to support 
safety, classroom technology standards, and 21st century learning. 

 
• Explore all additional funding sources (bond, state funding, loans, developer mitigation agreements, 

community facilities districts for new residential communities) to support upcoming facility projects.   
 

• Collaborate with the city of Cypress on potential field rehabilitation/replacement. 


