2.0 Project Description

2.0

PROJECT DESCRIPTION

The primary goal of the proposed Fountain Valley Crossings Specific Plan (FVCSP) Project
(Project) is to enhance the physical attractiveness, community value, and functionality of the
Project site area. To achieve this goal, the FVCSP contains objectives to enable and facilitate a
revitalization plan to attract new revenue generating businesses to the area, in addition to
providing a new downtown area. Initiatives would include a net increase in development of
258,010 square feet (sf) of transit-accessible light industrial, office and limited retail uses, and an
estimated addition of 491 residential units within the Project area. The FVCSP would guide this
development through adoption of new urban form strategies and development standards,
including architectural guidelines, and include facilitation of redevelopment of existing Class B
and C structures 1. The FVCSP would also address circulation and mobility through pedestrian,
bike, transit, and streetscape improvements. The FVCSP would ensure that new development
respects and integrates transition areas between the District’s current mix of industrial buildings,
the surrounding residential neighborhoods, and proximity to Interstate 405 (I-405).

2.1

INTRODUCTION AND OVERVIEW

The City of Fountain Valley (City) is proposing to adopt the Fountain Valley Crossings Specific
Plan (FVCSP) Project (Project) to guide development for the Project area, an important office and
industrial center of the City warranting a land use update. In January 2016, the City released the
draft FVCSP that outlines allowable development within the 162-acre planning area and the goals,
objectives, development standards, preservation strategies, circulation and other public service
improvements, and implementation strategies to guide such development, consistent with goals
identified in the City’s General Plan Land Use Element and Circulation Element. This FVCSP
serves as the basis of the project description analyzed in this Program Environmental Impact
Report (EIR). The FVCSP includes policy and program components to address proposed building
form, height, development standards and strategies for open space, community benefits, and
circulation. These standards also effectively define and limit maximum foreseeable future growth
and development, often described as Plan buildout that could occur within the Project area. This
EIR for the FVCSP evaluates potential impacts of reasonably foreseeable development permitted
under the FVCSP and that of several alternatives. The information in this EIR can be used by the
public and City decision-makers to inform key issues and aid during refinement of the final
FVCSP. The FVCSP can be viewed online at: http://www.fountainvalley.org/341/Fountain-ValleyCrossings-Specific-Plan.

The Building Owners and Managers Association (BOMA) defines three types of office space based on a combination
of factors including rent, building finishes, amenities, location, market perception, etc.:
•
Class A Most prestigious buildings competing for premier office users with above average rents.
•
Class B Buildings competing for a wide range of users with rents in the average range for the area.
•
Class C Buildings competing for tenants requiring functional space at rents below the average for the area.
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2.1.1

Project Location

The Project is located in the City of Fountain Valley, within Orange County (Figure 2-1). The City
of Fountain Valley is located within northern Orange County, approximately 30 miles southeast of
downtown Los Angeles and 4 miles inland of the Pacific Ocean, and is bordered by the cities of
Huntington Beach on the south and west, Westminster and Garden Grove on the north, Santa
Ana on the northeast, and Costa Mesa on the southeast. The Project area is roughly bounded by
Ward Street to the west, Talbert Avenue to the north, the Santa Ana River to the east, Ellis Avenue
to the south, and is bisected by the Interstate 405 (I-405) freeway, which runs diagonally northwest
to southeast through the Project area. The Project area also includes the Hyundai and Fry’s
properties within these geographic boundaries. The Project area covers approximately 0.24
square miles within the 9.03-square mile City.

The 162-acre Project area, which straddles I-405 to the northeast and southwest, encompasses primarily one- to
two-story light industrial and commercial manufacturing buildings with surface parking lots often set back from
surrounding streets, which are sporadically lined with street trees. Wide 4- to 6-lane roads such as Ellis Avenue,
Ward Street, Talbert Avenue, and Euclid Street traverse and abut the Project area and provide access to the regional
road network of I-405. Discontinuous internal roads, incomplete sidewalks in places and wide auto-oriented roads
can limit or discourage pedestrian and bike mobility.

2-2

Fountain Valley Crossings Specific Plan Project
Revised Final EIR

SCALE IN FEET

N

0

LEGEND

BOLSA AVENUE

Crossings Specific
Plan Area

4,000

City of Fountain Valley

Westminster
405

Place of Interest
Other Cities

Bella
Terra

EDINGER AVENUE

Santa
Ana

WARNER AVENUE

Fountain
Valley
405

HARBOR BOULEVARD

39

Mile Square Park

EUCLID STREET

MAGNOLIA STREET

BROOKHURST STREET

405

Costco
Fountain
Valley

WARD STREET

TALBERT AVENUE

ELLIS AVENUE

405

Sant
a An
a Ri
ver

5 Points
Plaza
ET
RE
T
S
IN

MA

Huntington
Beach

N

C
A
L
I

MILES
0

F
O

Costa
Mesa

R
N
I

YORKTOWN AVENUE
Orange County

Newland
Shopping
Center

Project
60

LOS ANGELES
COUNTY

605

Site

SAN
BERNARDINO
COUNTY

5

ADAMS AVENUE

91

105

Fullerton

91

Anaheim

605

405

Orange
405

ORANGE
COUNTY

15

Santa Ana

★Fountain Valley

PROJECT
SITE

55

Huntington Beach

Walmart

RIVERSIDE
COUNTY

55

22

CLEVELAND
NATIONAL
FOREST

Irvine
Mission
Viejo

Newport Beach

1

Laguna Beach

5

San Juan
Capistrano

HAMILTON AVENUE
PACIFIC
OCEAN

A

★

15

57

39

250

MILES

N

Project Location

0

8

San Clemente

SAN DIEGO
COUNTY

FIGU RE

2-1
2-3

2.0 Project Description

2.1.2

Project Background

2.1.2.1 Fountain Valley Development History
The City of Fountain Valley was incorporated in 1957, and has long history of agricultural
production, primarily sugar beets, beans, barley, wheat, and since the 1930s, fruit and vegetable
truck crops. The City experienced rapid growth during the 1960s within the framework of a Master
Plan adopted in 1962. The majority of the properties within the Plan area are zoned and used in
accordance with the City’s Light Manufacturing zoning standards.
The Project area encompasses the majority of the former Industrial Area Redevelopment Project
Area. Since the 1980s there have been numerous additions and improvements in this area. The
public improvements that the former Agency for Community Development performed, such as the
development of the Newhope Extension Retail Center and various intersection improvements and
sidewalk upgrades, were key contributors to the attraction of businesses.
The majority of the southern
portion of the Industrial
Area
Redevelopment
Project
Area
remains
underutilized. This portion is
bisected by I-405 and is
made up primarily of 1970s
concrete tilt-up buildings.
Within the confines of this
area,
there
are
approximately
350,000
vehicle trips per day on I405 and between 20,000 to
30,000 vehicle trips per day
each on Euclid Street and
Ellis Avenue.

Lower-scale one- and two-story concrete tilt-up structures were constructed
throughout the Project area up until the 1980s. Many of these buildings, although
altered and remodeled over the years, front along the Project area’s streets and
surrounding thoroughfares, with minimal landscaping including non-native
species.

In October 2013, a City-wide Strategic Plan was established. One of the goals set out in the 3year plan was “Enhance Economic Development,” and a supportive objective was established
that called for staff to “Identify and recommend to the City Council for consideration and direction
a geographic area(s) for business development, including vision for the area(s) and strategy(ies)
for achieving it/them.” In April 2014, the City Council was presented with the recommended areas
of the City to focus renewal efforts. Included in the presentation was the Euclid/I-405 District,
which was formerly part of the Industrial Area Redevelopment Project Area. While once vibrant
with light manufacturing and warehouse uses, today the area contains a mix of somewhat
incompatible uses, code enforcement violations, and some properties with deferred maintenance
issues.
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2.1.2.2 FVCSP Process
The FVCSP is intended to guide future development with adoption of new policies and
development standards to enhance economic development with revenue-generating employment
centers supported by compatible residential and commercial growth, while ensuring protection of
the community’s quality of life and provision of community benefits. Specific plans are a planning
tool used for the systematic implementation of general plan policies and individual development
proposals in a defined area. State law (Government Code §65450) authorizes local planning
agencies to adopt specific plans for implementation of their general plans in designated areas.
Specific plans are required to include types of uses, development and design standards, and
improvements to public facilities and infrastructure. Specific plans are a useful bridge between
the broad policies of the General Plan and the prescriptive standards of the Zoning Ordinance.
Additional regulations, conditions, programs, standards, and guidelines help implement the vision
for
long-range
and
integrated
development of the specific plan area.
The FVCSP was initiated in August
2014 and has since been subject to
three public community workshops and
one joint study session with the City
Council and Planning Commission.
A series of three public community
workshops allowed for collaboration
between residents, other stakeholders,
City staff, and project consultants
regarding concepts for the FVCSP.
The Project area experiences demand for attractive, upgraded
development along I-405 corridor to attract high-profile, with
These workshops extended from
redevelopment towards more office than manufacturing
February 18, 2015 to July 15, 2015,
structures and associated uses.
and addressed topics such as existing
issues and opportunities within the area, economics and workplace trends, neighborhood
compatibility, concerns related to overall potential development levels, land use, building design
concerns such as transitional building heights, buffers, and pedestrian connections.
Significant components of the FVCSP were shaped through this public outreach process. The
community objectives, revitalization strategy, and envisioned future Project area in the FVCSP
reflect concerns raised by the public during this initial planning and public outreach process. The
FVCSP also addresses key community concerns including circulation and infrastructure, land use,
and implementation. The FVCSP will be further modified and refined through the EIR process and
by additional public comment and will form the basis for the final FVCSP.
As part of FVCSP process, this EIR was prepared to analyze the effects of the proposed FVCSP.
This EIR will be considered alongside the final FVCSP by City decision-makers. Substantial
opportunities for public comment will be provided during this process. Following adoption If
adopted by the City Council, the FVCSP will would govern land use and development within the
Project area.
Fountain Valley Crossings Specific Plan Project
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2.2

EXISTING PROJECT AREA SETTING

2.2.1.1 Existing Land Uses and Development
2.2.1.2 Land Use Overview
The Project area is currently occupied by various light industrial (e.g., warehousing), retail, and
office land uses within the City’s former Industrial Redevelopment Plan Area. The entire Project
area is zoned as M1, “manufacturing,” and the General Plan land use designation for the entire
Project area is “commercial manufacturing.” Adjacent areas support residential neighborhoods,
the Orange County Sanitation Treatment Plant, and additional industrial uses east of the Santa
Ana River. Pursuant to Senate Bill (SB) 535 and Assembly Bill (AB) 1550, the California Air
Resources Board (CARB), working with California Environmental Protection Agency (CalEPA),
identifies disadvantaged and low-income household communities to ensure that they are not
disproportionately burdened by local or regional air pollution. The Project site is designated as a
low-income community by CARB; however, the Project area and the City are not indicative of the
disadvantaged community criteria, as average household incomes are greater than 80 percent of
the statewide average annual income. Further, this area is not designated as a community that is
considered substantially burdened by local or regional air pollution (CARB 2017).
The Project area is approximately 162 acres, with 101 parcels ranging from less than 0.1 acres
to approximately 18.0 acres. The Project area is fully developed with no notable vacant lands.
The Project area supports approximately 3.1 million sf of existing development, of which
approximately 111,843 sf are currently vacant. Land use designation within the Project area is
primarily commercial manufacturing, though sub-types of this land use designation exist within
the Project area and some office commercial development exists in the northwestern corner. No
residential uses exist within the Project area. Existing development within the 3.1 million sf is
detailed in Table 2-1.
The majority of the properties have been developed to Light Manufacturing zoning standards with
high lot coverage (approximately 37 percent floor area ratio [FAR] within the 162 acres) and one
or two parking spaces per 1,000 sf of building floor space. While many of the existing structures
within the Project area are large warehouse-type buildings used by single businesses, there are
also multiple commercial uses located within a building or complex as well as commercial uses in
smaller buildings. Commercial businesses include various clothing outlets, furniture and hardware
stores, auto body shops, industrial manufacturing sites, music stores, restaurants and eateries,
etc. Since 2016, major industrial and office tenants in the Project area include Fry’s Electronics,
Guitar Center, Hyundai Motor America, and Ashley Furniture Home Store. Parking onsite consists
of surface parking lots, and there are no aboveground or subterranean parking structures.
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Table 2-1.

Existing Development within Project Area
Land Use Type

Industrial
Office

Square Footage
486,617
690,407
(~470k = Hyundai)

Showroom Wholesale / Commercial

1,439,997

Auto Sales, Parts, & Services

217,142

Retail, Restaurants, Personal & Business Services

143,752

Vacant

111,843

Total

3,089,758

Existing vegetation consists almost entirely of planted landscape species and includes many
mature specimen trees located both along area roadways and on private properties. The City’s
Tree Program provides tree services through the City’s Landscape Division, and utilizes Best
Management Practices in accordance with the Department of Pesticide Regulation. The City’s
Tree Maintenance, Removal, and Reforestation Policy establishes goals to provide for the care,
maintenance, and conservation of parkway trees, in addition to giving special consideration to
compatibility in commercial areas with regard to aesthetics and signage visibility. City approved
tree species are contained within the City’s “Parkway Tree Replacement List”, which contains 19
deciduous and evergreen trees. At least eight of the trees are considered “drought tolerant”.
The Project area is approximately 30 feet (ft) above mean sea level (msl) with generally level
topography sloping between 0 and 2 percent grades. Drainage is primarily collected and
conveyed to the Fountain Valley Channel and the Santa Ana River. The Fountain Valley Channel
runs adjacent to the northwest portion of the Project area and passes through the western portion
of the Project area. The Santa Ana River runs adjacent to the eastern edge of the Project area,
flowing in a southwest direction. In the vicinity of the Project area, both the Fountain Valley
Channel and the Santa Ana River consist of channelized drainage features with concrete
embankments (Figure 2-2).

2.2.1.3 Transportation System Overview
The Project area is accessed by a number of existing roadways constructed and classified
consistent with City standards, including Primary Arterials (Talbert Avenue and Euclid Street),
Secondary Arterials (Ward Street and Ellis Avenue), and a Freeway (I-405). A collection of local
roads connect with these arterials and wind through the industrial park (Figure 2-2). Key roads
include:
•

I-405, a 12-lane freeway that diagonally traverses northwest to southeast through the
center of the Project area, with access via Newhope Street and the junction of Ellis Avenue
with Euclid Street.
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•

•

•

•

Talbert Avenue, an east to west, six-lane Primary Arterial with two to three pocket turn
lanes located adjacent to, and providing access along, the northern border of the Project
area. Bordering the Project area, the street typically carries approximately 24,000 to
28,000 average daily trips (ADT), with a level of service (LOS) “A”.
Euclid Street, a north to south, six-lane Primary Arterial with one to two pocket turn lanes
located in the center of the northern region of the Project area, intersecting with Talbert
Avenue and Newhope Street, eventually turning into Ellis Avenue south of I-405. Within
the Project area, the street typically carries approximately 30,000 ADT, with LOS “A”.
Ward Street, a north to south, two- to four-lane Secondary Arterial with one to two pocket
turn lanes located adjacent to, and providing access along, the western border of the
Project area. Bordering the Project area, the street typically carries approximately 11,000
ADT, with LOS “A”.
Ellis Avenue, an east to west, four-lane Secondary Arterial with one to two pocket turn
lanes located adjacent to, and providing access along, the southern border of the Project
area, eventually turning into Euclid Street as it curves northeast in the southeastern corner
of the Project area. Bordering the Project area, the street typically carries approximately
28,000 ADT, with LOS “F”.

Regional transit services include bus transit services operated by the Orange County
Transportation Authority (OCTA). These bus routes support headways of 20 15 minutes to hourly,
depending on the route and time of day. Lines within the Project area include the following:
•

OCTA Route 37/37A – La Habra to Fountain Valley via Euclid Street; and

•

OCTA Route 76 – Huntington Beach to Newport Beach via Talbert Avenue/MacArthur
Boulevard; and

•

OCTA Route 172- Huntington Beach to Costa Mesa via Main Street/Garfield Avenue/Ellis
Avenue/MacArthur Boulevard/Sunflower Street.

There is no passenger rail service within the City of Fountain Valley. Bike facilities in the Project
area include a Class II Bike Path along Ward Street. Additionally, the Santa Ana River Trail runs
along the west side of the Santa Ana River adjacent to the Project area. Sidewalks exist on all
City roads, including those within and adjacent to the Project area.

2.2.2

General Plan Land Use Designations and Zoning within the Project Area

Existing land use designations within the Project area are set forth in the City’s 1995 Land Use
Element. The Land Use Element outlines contemporary workforce areas for employees,
companies, and residents that would increase industrial and office intensity, while integrating with
the existing street system. The Land Use Element guides future development through land use
designations, zoning regulations, and policies to control the type, design, location, and scale of
future development. The Land Use Element also recognizes that district-specific strategies and
actions are essential to achieving the City’s objectives for sustainable development and citywide
livability. For dynamic industrial and office areas such as the Project area, the Land Use Element
directs the City to set forth detailed implementation programs, set FARs, and detail the
improvements necessary to serve the intended intensity of development without negative impact
for the area or its environs.
Fountain Valley Crossings Specific Plan Project
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The Land Use Element designates a majority of the Project area as a “Commercial Manufacturing”
District, with one approximately 4.7-acre parcel designated as “Office Commercial” in the
northwestern corner and an approximately 0.9-acre land area designated as “Specific Plan”
located in the southeastern center of the Project area, as described below and indicated within
Figure 2-3:

Figure 2-3.
Zoning

•

2

Current Land Use and

The “Commercial Manufacturing” land use designation allows for a mix of office and clean,
light industrial and retail uses within an integrated development setting. Permitted uses
include research and development facilities, administrative offices, corporate
headquarters, and limited amounts of light industrial development and related retail.
Service and retail uses incidental to and supportive of these primary uses are also allowed.
A maximum FAR of 0.60 applies to this land use designation.
o Corresponding zoning of M1 – “Manufacturing” 2, allowing for a mix of commercial
and manufacturing uses, applies to the “Commercial Manufacturing” land use
designation within the Project area.

Also referred to as CM – “Commercial Manufacturing” District in the City’s 1995 Land Use Element.
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•

•

2.2.3

The “Office Commercial” land use designation is established to accommodate low-scale
professional office uses in areas where such development may serve as a buffer between
two less compatible land uses. Business such as professional offices, medical offices, and
financial institutions are appropriate uses in this category. Permitted commercial uses are
limited to those directly related to professional office operations. A maximum FAR of 0.50
applies to this land use designation.
o Corresponding zoning of CP – “Commercial, Administrative, Professional Office”,
allowing development of administrative or professional offices, with a minimum lot
size of 7,200, applies to the “Office Commercial” land use designation within the
Project area.
The “Specific Plan” land use designation provides policies, standards, and criteria for the
developed area associated with the Orange County Sanitation District property. Specific
plans set forth implementation programs, floor area ratios, and improvements necessary
to serve the intended intensity of development within the area.
O Corresponding zoning of SP – “Specific Plan” applies to the “Specific Plan” land
use designation within the Project area.

Surrounding Land Uses

Land uses adjacent to the Project area are variable, but include primarily single-family and multifamily residences, office and industrial uses, and a regional water sanitation facility (see Figure
2-2). Low- and medium-density residential uses are located to the north and west of the Project
area. These include single-family homes to the north and west, and professional offices and RV
sales to the west of the Hyundai Motor America facility. To the south of the Project area is the
Orange County Sanitation District Treatment Plant. Light industrial and commercial uses similar
to those found within the Project area exist to the east across the Santa Ana River.
Adjacent General Plan land use designations and existing development are further described in
Section 3.7 Land Use, and are briefly summarized below:
•

•

•

North—The Low Density Residential designation is located to the northwest and is
developed as part of the Green Valley residential neighborhood with primarily single-family
homes. The Local Commercial designation occurs directly north and is developed with
small services buildings for food and local business uses. The Specific Plan designation
is adjacent to the northeast and contains operational agricultural fields located adjacent to
the western Green Valley residential neighborhoods and a consumer plaza containing a
large Costco Wholesale facility and other businesses in the eastern portion of this land
use designation.
East—The Santa Ana River abuts the Project area, and beyond the river lies a mixture of
industrial facilities within the City of Costa Mesa which are bordered by residential uses to
the south.
South—The Commercial Manufacturing land use designation occurs to the southwest and
the Specific Plan designation occurs to the southeast. The Commercial Manufacturing
area contains offices for the Orange County Water District (OCWD) and additional
industrial facilities. The adjacent Specific Plan area contains the Orange County Sanitation
District facility.

Fountain Valley Crossings Specific Plan Project
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•

2.3

West—The Low Density Residential designation occurs to the southwest with primarily
single-family homes, the Medium-Density Residential designation is directly to the west,
and the Office Commercial designation exists to the northwest. The Low-Density
Residential area contains multiple parks and a school, the Medium-Density Residential
area abuts I-405, and the Office Commercial area contains a companion site for Mike
Thompson’s RV Super Store, half of which is also located in the western region of the
Project area. Neighborhoods to the west of Ward Street include the Greenbrook
Community and the Tiburon Condominiums.

PROPOSED PROJECT

The proposed FVCSP would guide future development within approximately 162 acres of light
industrial/commercial uses in the southeastern portion of the City of Fountain Valley. The Project
area is currently occupied by various light industrial (e.g., warehousing), retail, and office land
uses and is the City’s former Industrial Redevelopment Project Area. The FVCSP would include
a Land Use Element; Infrastructure Element; and an Implementation, Financing, and Phasing
Element to assist in the revitalization of this light industrial area while respecting existing, thriving
businesses. The FVCSP would promote reinvestment with a mix of uses including residential,
retail, and office land uses and provide
facilities and streetscapes that encourage
community gathering. As envisioned,
enhancement of this area would result in
reinvestment, which would transform the
Project site into the City’s core area of
civic, commercial, and neighborhood
activities. The FVCSP would guide this
future reuse of the existing industrial
business park land uses, addressing the
type, location, intensity, and design of
mixed-use buildings, as well as
transportation and public infrastructure
The FVCSP would address sustainable and transit-oriented
development to create a modern innovation district within the
improvements. The City intends to work
City of Fountain Valley, and guide additional development
with the community, including property
pursuits in the area.
and business owners to tailor the FVCSP
to accommodate projected growth in a manner that fosters development of a vibrant and desirable
mixed-use area.
The FVCSP sets forth allowable development and includes policies and development standards
to reduce or avoid impacts due to development and set reasonable caps on development capacity
based on the magnitude of the impacts and mitigation efforts. The FVCSP balances development
capacity between actual developer/property owner development interests and community
concerns regarding appropriate levels of growth with available services and resources.

2-12

Fountain Valley Crossings Specific Plan Project
Revised Final EIR

2.0 Project Description

2.3.1

Project Objectives

The FVCSP includes proposed standards, strategies, and policies guided by the following
concepts established by the City of Fountain Valley and through the FVCSP’s community
outreach:
•

•

•

•

•

•

•

•

Plan Comprehensively: While recognizing largely built-out conditions, enable new public
and private investment for continual growth and development for a distinct Project area
with centers, street patterns, and local identity, maintaining the City’s historic leadership
in proactive planning.
Capture Value: Plan the Project area to anticipate workplace, retail and housing trends,
allowing for transition over time in relation to market realities. In the long-term, allow for
office users that seek I-405 visibility and access to attract high-value employment,
strengthen the City’s image, and build on the presence of major workplace investments in
the Project area.
Develop a New Activity Center: Enable and promote new investment that supports a
successful district cluster of experiential retail, dining, and entertainment activity in the
district. By creating a “place to go” for district workers and the larger community, help to
provide attractive retail and services.
Support Existing Businesses: Upgrade the district for businesses and workers through
new lunchtime and after-work retail destinations, improved pedestrian, bike and transit
facilities, enhanced landscaping, and modernized infrastructure.
Protect Adjacent Neighborhoods: Ensure that new development adjacent to existing
residential neighborhoods is shaped in scale and character for compatibility, including
improvements to the streetscape aesthetic and functional use.
Growth with City Assets: Considering the district’s proximity to neighboring and regional
concentrations of workplace areas extending toward John Wayne Airport, major retail
concentrations, hospitals, institutions, and the presence of the Santa Ana River Trail, build
on the available access and visibility to grow a vital and attractive urban district. The district
would support a mix of workers, customers, city residents, pedestrians, transit riders, and
visitors.
Help Satisfy Unmet Housing Demand: In formats and locations compatible with workplace
settings, enable housing development that helps meet demand for those who prioritize
close proximity to shopping, dining, entertainment, and work.
Improve Multi-modal Mobility: While continuing to improve motor vehicle access and
maintaining minimum community mobility standards, evolve the street network into more
pedestrian, transit and bicycle friendly “Complete Streets” to better connect within the
district and link it with the City’s bike and transit network, the Santa Ana River Trail, and
surrounding districts and neighborhoods.
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2.3.2

Potential Future Buildout and Development Scenario

Full implementation of the FVCSP is expected to
Floor Area Ratio (FAR) is the
occur through construction of both private
relationship of a building's total
developments and public improvements scheduled by
floor area to the size of the piece
the City. The Project area contains approximately
of land upon which it is built. The
3,089,758 sf of industrial and commercial
terms can also refer to limits
development; the FVCSP would enable an estimated
imposed on such a ratio to
net increase of 258,010 sf of such land use
regulate the size of a building.
development as well as 491 residential units. The
FVCSP outlines 11 distinct blocks within the Project
area that would experience varied levels of buildout reduction or growth. These quantities were
estimated at 958,122 sf of existing development that would likely be removed or experience a
change of use within the Project area in the process of redevelopment and buildout. Under the
FVCSP, approximately 1,216,132 sf of replacement construction and/or redevelopment would
also occur, for a Project area building square footage total of 3,347,768 sf, or approximately
258,010 sf of net growth as detailed below in Table 2-2.
Assuming 100 percent buildout of the area and no vacant building space, the Project area would
be redeveloped with approximately 162,202 sf of niche retail (and some mixed-use) building
space, 811,408 sf of office building space, 7,791 sf of industrial space, and 234,731 sf of
warehouse commercial space, in addition to 491 residential units over at least three of the distinct
Project area blocks to satisfy community interest in a balance between existing uses and business
development needs in the area.
Table 2-2.

FVCSP Potential Net Increase in Building Space/Residential Units

Land Use

Existing
District

Demolished/
Redeveloped

Constructed/
Redeveloped

Net Change

New District

Land Use Types
Retail

143,752 sf

28,192 sf

162,202 sf

+ 134,010 sf

277,762 sf

Retail (Auto)

217,142 sf

103,537 sf

0 sf

- 103,537 sf

113,605 sf

Office

690,407 sf

25,876 sf

811,408 sf

+ 785,532 sf

1,475,939 sf

Industrial

486,617 sf

135,574 sf

7,791 sf

- 127,783 sf

358,834 sf

1,439,997 sf

553,100 sf

234,731 sf

- 318,369 sf

1,121,628 sf

111,843 sf

111,843 sf

0 sf

- 111,843 sf

0 sf

3,089,758 sf

958,122 sf

1,216,132 sf

+ 258,010 sf

3,347,768 sf

0 units

--

--

+ 491 units

491 units

Warehouse
Commercial
Vacant
Total
Other
Residential
Units
sf = square feet
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The development buildout would enable a greater variety of district characteristics to develop
within the Project vicinity. A central Activity Core area, Activity Clusters, and open space areas
interspersed throughout the district, would support communal interaction with retail and
entertainment opportunities available for business-oriented services. Though buildout FAR is
estimated to between 0.35 and 1.00 for growth with Project implementation, the FVCSP would
rely on a form-based code, in which allowable uses are specified and the focus of the physical
development code is on the physical performance of individual development projects. As such,
the market and design approval process would direct the resulting configurations and associated
FAR. A summary of the proposed additions are included in Table 2-3:
Table 2-3.

Proposed Build-Out and Applicable FAR under the FVCSP

Condition

Workplace (msf)

Housing Units

Workplace FAR

Housing du/ac

Existing (2016)

3.1

0

0.44

0

Removed

0.9

n/a

n/a

New Construction

1.1

491

Net Growth

0.2

Build-out

3.3

n/a

0.35-1.00

1

n/a

491

0.35-1.00

1

20 – 40

491

0.46

20 – 40

msf = million square feet, FAR = floor area ratio, du/ac = dwelling units per acre
1estimated; FAR would not be a regulatory measure dictating development within the Project area

Under proposed FVCSP standards, future buildings would generally be from one to four stories in
height with associated street trees and public improvements (e.g., sidewalk, parking). The most
prevalent types of development would be office and industrial-use buildings with pedestrian-friendly
streetscapes. However, worker-serving uses, such as restaurants and commercial services, would
also be permitted and encouraged throughout the Project area via an Activity Core and potential
Activity Clusters, as further discussed below. Taller structures of up to six stories would be
conditionally permitted, and pending development projects that exceed or amend the parameters
of the proposed FVCSP would be subject to separate and/or concurrent environmental review
processes in accordance with the California Environmental Quality Act (CEQA).

2.4

PROJECT COMPONENTS

The Project consists of the proposed adoption of the FVCSP and associated Zoning Ordinance
amendments. The proposed FVCSP would establish the framework to guide future development
and redevelopment within the Project area. Consistent with the Project Objectives identified
above, the FVCSP would:
•
•

•

Implement the vision, goals, and policies established in the City General Plan.
Replace previous land use and development regulations per Section 21.12.020 contained
within the Fountain Valley Municipal Code for the Project area with those detailed within
the FVCSP Development Code, to guide all future building and redevelopment projects.
Describe the intended FVCSP physical changes to encourage new investment and
achieve both private and public interests within the unique Project area.

Fountain Valley Crossings Specific Plan Project
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•
•
•
•

Ultimately build greater value than separate projects may achieve, by embodying a
common purpose that investors can rely upon, contribute to, and derive value from.
Overlay zones to alter allowable urban form requirements (building height, setbacks, etc.)
within various designated blocks.
Establish an Activity Center and spaced Activity Clusters to facilitate district connectivity,
quality of life, and recapture retail and services opportunities.
Establish areas to enable housing for up to 491 residential units.

The FVCSP’s primary components and programs are organized into three “Books”, summarized
in Table 2-4.
Table 2-4.

FVCSP Primary Components and Programs

Book Number

Book Title

Book Information

Book 1

Community Intent

Outlines the necessity for the FVCSP community objectives,
revitalization strategy, and the envisioned future district.

Book 2

Development
Code

Governs all private development actions proposed for
properties within the Project area, used to evaluate
development projects, improvement plans, and zoning
clearance applications.

Book 3

City Actions

Details revitalization and ongoing capital improvements,
supported by community action and investment programs.
Initiatives to improve streetscape, circulation, and public
facilities are described.

2.4.1

Urban Form, Land Use, and Development Standards

The FVCSP would regulate urban form of new development, including building height, mass, and
form, through development standards for future projects within the Project area. The proposed
land use plan for the Project area would allow retail, residential, and general office land uses to
enhance the area’s role as a City center for business, entertainment, and community benefits
within a more pedestrian and bicycle friendly environment. Some light industrial land uses would
still be allowed in all districts except the Activity Core District’s target area. Implementation of the
FVCSP and the four distinct Districts would provide community benefits such as road connectivity,
transitional buffer areas, open space, and office and industrial growth. Additionally, as part of the
regulating plan, the FVCSP would also provide urban design standards that address building
setbacks, building façade setbacks, upper level floor limitations, and maximum building widths
and separation between massing elements.
The FVCSP would also likely require projects that wish to reduce the necessary minimum parking
requirements to prepare a transportation demand management plan as further described in
Section 2.4.2, and coordinated with the Transportation Management Association.
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2.4.1.1 FVCSP Community Intent (Book 1)
The purpose of the FVCSP is to establish a planning and design framework that orchestrates
public and private investments to ultimately build greater value than any separate project could
practically achieve - in accordance with market forces and the community’s vision. It is intended
to describe common goals that all investors can rely upon, contribute to, and develop value from.
As the first of three “Books” of the FVCSP, Book I describes the FVCSP’s intended physical
outcomes as new investment creates change in the Project area and its environs. This Book also
describes the means by which the community intends to both encourage new investment and
guide its form to the mutual benefit of both private and public interests. The intended physical
outcomes and revitalization strategies form the basis of the regulations and planned public actions
contained in Book II and Book III of this Plan, respectively. By making the community’s intent
clear, Book I can provide guidance for instances or opportunities not specifically covered by the
development regulations or public improvements contained in Books II and III.
FVCSP Districts
The FVCSP delineates four Districts to organize the Development Standards within the Project
area (Figure 2-4). These include the Activity Core, Workplace Neighborhood, Workplace Gateway
Segment, and Mixed Industry Districts. Additionally, Activity Clusters would have a similar
purpose to the Activity Core and may occur in any of the Districts. They would be small clusters
of local, convenience-oriented retail and service uses that cater to the needs of workplace and
nearby neighborhoods and are pedestrian and bicycle friendly.
The following goals and regulatory proposals are outlined for each respective District in the
projected FVCSP, and development code highlights are included in Table 2-5:
Activity Core District: Development of 98 acres of Activity Core would offer a focal
Center that offers commercial goods and services as well as community services that
cater to the immediate district as well as the entire City and surrounding region. This would
be a place of more concentrated activity served by comfortable walking streets and
paseos, and nearby transit service set amidst a mix of ground-level dining, shopping and
entertainment venues, workplaces, offices, lodging, and homes. Building heights would
range from one to four stories tall, but would conditionally permit a maximum of six story
structures.
The Activity Core would be located north of I-405 and south of Talbert Avenue, extending
to the Santa Ana River to the east and the Fountain Valley Channel to the west. The
Activity Core overlay would encompass large amounts of the Workplace Neighborhood
and Workplace Gateway Districts (Figure 2-4).
A developer would be able to submit a request for Activity Core regulations to be applied
to any property that is within the respective Activity Core Overlay Zone as shown in
Figure 2-4. Only one Activity Core will be approved within the Project area, and upon
approval of the request, all Activity Core regulations would apply.
Fountain Valley Crossings Specific Plan Project
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Stories

Details

Activity Core Overlay

98

1 to 6

Activity Core Target Area

N/A

N/A

Mixed Industry District

41

1 to 4

Industrial mix of uses focused on upgrading existing buildings
and connectivity.

Workplace Gateway District

74

1 to 6

High value, professional office development with excellent
I-405 visibility and access.

Workplace Neighborhood
District

49

1 to 4

Mixed commercial and residential uses to support the Project area
and transition to surrounding land uses.

Other

N/A

N/A

Mixed retail, entertainment, and community services to cater
to the project area.
N/A

N/A

Proposed Project Land Use Districts
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Table 2-5.

FVCSP Proposed Districts Urban Form Development Standards (Contained in Book 2)
Activity Core District

Workplace
Neighborhood District

Workplace Gateway
District

Mixed Industry District

General
Height

Minimum 24 ft
Maximum 72 ft
1 to 4 (can add 2 stories
conditionally)

Minimum 24 ft
Maximum 48 ft
1 to 4

Minimum 24 ft
Maximum 72 ft
1 to 4 (can add 2 stories
conditionally)

Minimum 24 ft
Maximum 48 ft
1 to 4

Setback (Min / Max)

Talbert Avenue:
(0 ft / 10 ft)

Talbert Avenue:
(10 ft / 25 ft)

Euclid Avenue:
(15 ft / 25 ft)

Ellis Avenue:
(15 ft / 25 ft)

Special Conditions

Maximum 3 stories
adjacent to Talbert
Avenue

Maximum 2 stories along
Talbert Avenue and Ward
Street south of I-405
Maximum 3 stories along
Ward Street north of I-405

Maximum 2 stories
adjacent to Ward Avenue

Building Length (Max.)

300 ft

300 ft

200 ft

Vehicle Block Length
(Max.)
Pedestrian Block Length
(Max.)
Space Between
Buildings
Building Massing
(Length : Height)

1,600 ft

Along Talbert Avenue:
2 stories maximum at 250
ft west of Euclid Street
ROW centerline, and 3
stories maximum at 250 ft
east of Euclid Street ROW
200 ft, though courtyard
buildings may exceed the
indicated length
2,000 ft

3,000 ft

3,000 ft

1,600 ft

1,600 ft

2,000 ft

2,000 ft

20 ft

20 ft

20 ft

20 ft

Required

Required

Required

Not required

Frontage Coverage
Minimum

Talbert Avenue – 75%
All other streets – 90%

Talbert Avenue – 60%
All other streets – 60%

Talbert Avenue – n/a
All other streets – 50%

Talbert Avenue – n/a
All other streets – 50%

Required Special Public
Open Space

Yes

Yes

Yes

Yes

Façade Requirements

Required

Required

Required

Required

Stories

ft = feet; Min = minimum; Max = maximum
Source: FVCSP 2016.
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Workplace Neighborhood District: The Workplace Neighborhood would be located
along the northern border of the Project area and arc over to the eastern parcels along
the Santa Ana River. The Workplace Neighborhood would comprise approximately half of
the Activity Core Overlay and make up the entirety of the Activity Core Target Area.
Development of 49 acres of Workplace Neighborhood would contain a compatible mix of
workplace, commercial, and limited medium-density residential uses, with public facades
and residential frontages oriented toward streets and public areas. This district would
serve as a transition between the Project area and existing neighborhoods to the north.
The district would provide opportunities for vehicular, pedestrian, and bicycle access.
Building heights would range from one to four stories tall, and would have limits of two or
three stories adjacent to Talbert Avenue.
Workplace Gateway District: The Workplace Gateway District would be designated on
parcels adjacent to the I-405 corridor, running diagonally through the Project area between
the Mixed Industry District and the Workplace Neighborhood. The Workplace Gateway
District would comprise approximately half of the Activity Core Overlay, between Ward
Street to the west and Euclid Street to the east. This district includes the recently
constructed nation headquarters for Hyundai Corporation. Development of 74 acres of
Workplace Gateway would enable high value office development to mix with other uses
on freeway-adjacent sites with excellent I-405 visibility and access. Deeper front setbacks
with more formal landscaping would put more emphasis on presenting a professional
workplace image to travelers along the I-405 and adjacent arterial corridors. Building
heights would range from one to four stories tall, and would conditionally allow six stories.
Building heights would be limited to three stories adjacent to Ward Street north of I-405
and two stories adjacent to Talbert Avenue and Ward Street south of I-405.
Mixed Industry District: The Mixed Industry District would be located in the southwestern
region of the Project area, buffered from I-405 by the Workplace Gateway District. The
Mixed Industry District does not contain any Activity Core Overlays; however, the potential
for Activity Clusters would remain, offering convenience-oriented retail and service uses.
Development of 41 acres of the Mixed Industry District would present an industrialoriented mix of district uses. Improvements would focus primarily on upgrading existing
buildings and site design treatments. Entrances would be better connected to streets with
new and improved pedestrian and bicycle facilities. Streetscape landscaping would
improve pedestrian comfort and soften harsh industrial district character. Building heights
would range from one to four stories tall, and would be limited to two stories adjacent to
Ward Street.

2.4.1.2 FVCSP Development Code (Book 2)
The FVCSP includes a Development Code for private development proposed for properties within
the Project area. The Development Code would guide development projects, improvement plans,
and zoning clearance applications, and provides detailed standards to guide how projects would
improve or alter uses, exterior renovations, ownership changes, and signage. The Development
2-20
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Code would apply to all new development, additions greater than 20 percent of the building’s
existing floor area, architectural and sign alterations, and renovations or additions that increase
nonconformities within the Project area. Individual site improvements would be analyzed to
determine whether Street, Open Space, or Parking Regulations would apply.
Each District, as described above, is subject to a unique set of Development Standards. The
standards are addressed as appropriate within this EIR to address relevant regulations and
policies as they pertain to each resource area. There are eight primary regulation subsets that set
the standards for each District:
1) Building use regulations address use types and special retail configuration standards.
2) Building scale regulations include standards for building height, special building height
limits, building lengths and limits, and building massing (primary volume proportions).
3) Frontage and building placement regulations set standards for building orientation to
streets and public open space areas; private frontage types; setbacks for alleys and front,
side, and rear yards; space between buildings; and build-to-corner requirements.
4) Street regulations address standards for improvements to existing streets, provision of
new streets, block size, street connectivity, and street types.
5) Open space regulations determine standards for public open space provisions and special
conditions, private open space provisions, types of public and private open spaces,
landscaping for setback areas, and general open space and setback area guidelines.
6) Parking regulations provide standards for parking provisions (e.g., number of spaces for
retail anchors; eating and drinking establishments; specialty foods and goods;
entertainment and recreation; convenience uses; business and personal services;
commercial goods, services, and vehicle sales; civic and cultural; workplace; lodging; livework; residential uses; Activity Core exceptions; and convenience cluster exceptions),
nine distinct parking types, and general parking requirements.
7) Architecture regulations set standards for façade requirements and architectural
guidelines.
8) Signage regulations determine standards for the number of signs, wall sign area per
tenant, sign setbacks, interactivity and animation, sign guidelines, and regulations for 17
distinct sign types.

2.4.1.3 FVCSP City Actions (Book 3)
The City Actions Book of the FVCSP addresses a program of community actions and investments
to be implemented in phases in accordance with the availability of City resources and/or in
conjunction with private development projects or investments. Goals and strategies within the
FVCSP would guide the community actions with the intent of contributing to the success and
Fountain Valley Crossings Specific Plan Project
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revitalization of district streets and public space improvements in the Project area. Information
pertinent to discussion within this EIR is further described below.
Within the Project area, improvements to the district streetscape, intersections, pedestrian
network, bicycle network, and supports for future transit services are described, as further detailed
below within Section 2.4.2. City actions involved in implementation of the FVCSP would
additionally include improvements to the existing street and traffic network, utilities and
infrastructure, the public open space network, general infrastructure and public facilities and
associated responsibilities. The City would manage the proposed actions through an
implementation and financing strategy involving the General Fund, outside grants, developer
contributions, public and private partnerships, and user fees.
Improvements to the existing street and traffic
network would include integration with the
OCTA/California Department of Transportation
(Caltrans) I-405 Improvement Project, which
extends outside the Project area. As the Project
area is heavily used for on- and off-ramp
connectivity with I-405, OCTA and Caltrans
have proposed plans for a flyover ramp, road
widening, and intersection improvements
adjacent to I-405 that would affect the Project
area. As such, streetscape and circulation
The FVCSP would be implemented in coordination
improvements within the Project area would be
with the OCTA/Caltrans I-405 Improvement Project,
which would connect Ellis Avenue to southbound Iimplemented separately, but in sync with the
405 over the Santa Ana River and alleviate congestion
OCTA/Caltrans Improvement Project. A more
along the southern edge of the Project area.
detailed discussion of this project and its
relationship with the FVCSP is contained within Section 3.0, Cumulative Impacts.
Additionally, regulations are included within Book 3 for potential “New Street Types” that may be
necessary when new physical streets are required or voluntarily provided, for instance to fulfill
regulations contained in Book 2 such as pedestrian access or block sizing. The street types
include a City Street, a Public Open Space with City Street, a Neighborhood Street, a Public Open
Space with Neighborhood Street, and an Alley.

2.4.2

Circulation and Mobility

The Project would include road, pedestrian, bicycle and transit improvements to improve mobility
and interconnectivity to support smooth vehicular traffic flow and non-vehicle commutes, as
summarized below and identified within Figure 2-5. Improvements to major roads such as Euclid
Avenue, Newhope Avenue, and Ellis Avenue would be designed to include improvements such
as new two-way bike lanes, sidewalk network expansions, and on-street parking. The Project
would also include sidewalk improvements for at least eight intersections within the Project area.
Where block lengths are long, new connector streets or public bicycle/pedestrian pathways are
2-22
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proposed to divide the blocks and improve internal circulation. In addition, local roadways would
be revitalized to serve multi-modal needs, such as completing sidewalk connections, striping
Class II bike lanes, and signage improvements. In addition, at least three locations for potential
public spaces are identified in the northern, northeastern, and southern regions of the Project
area; landscaping improvements such as mid-pavement tree placements would also be integrated
into expanded sidewalks, gateway medians, and center-road landscaped medians.
Improvements along existing roadways include the following range of improvements:
•
•
•
•
•
•

Improving intersection efficiency, such as installing a four-way traffic signal and restriping
existing through-lanes and turn lanes.
Roadway improvements, such as on-street parking and creation of a gateway streetscape
on Talbert Avenue.
Pedestrian network improvements, such as decreasing block sizes and increasing the
number of paved sidewalks and painted intersection crosswalks.
Bicycle network improvements, such as establishing two bicycle connections with the
Santa Ana River Bicycle Trail and introducing a Class I Bike Path along Ellis Avenue.
Improvements for future transit services, such as decreasing headways of existing bus
routes.
Transportation Demand Management (TDM) Measures, as described below.

The FVCSP would also coordinate existing and future multi-modal improvements, as follows.

2.4.2.1 Intersection Improvements
The FVCSP proposes capital improvement measures to
reduce potential impacts from future buildout and
associated demand for at least four intersections,
described below. Further discussion of possible mitigation
measures is included within Section 3.11, Transportation,
Circulation, and Traffic.
•

•
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Ellis Avenue & Ward Street: The northbound
approach of the intersection would likely be
modified from its current one left turn lane, two
through lanes, and one right turn lane – to one left
turn lane, one through lane, and dual right turn
lanes. Restriping of the right-most through lane
would be required, and the existing right-turn
overlap signal would remain.
Talbert Avenue & Mt. Washington Street: The
intersection would likely require installation of a
four-way traffic signal, with consideration of the
stop-controlled
intersection
north
of
the

The Project would implement traffic
management measures such as
installation of four-way traffic signals
and lane restriping at sensitive
intersections such as at Talbert
Avenue & Mt. Washington Street –
which would serve as a gateway to the
proposed Activity Center District.
Image: Google Maps
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intersection. The northbound approach at the six-point intersection would be reconfigured
to accommodate future northbound queues, and the dedicated right turn lane would be
striped as a through right lane to accommodate future traffic.
•

Euclid Street & Newhope Street/Northbound I-405 Ramps: The intersection would likely
require close monitoring of the intersection’s signal timing to accommodate the continued
congestion of evening commute hours, in conjunction with OCTA/Caltrans plans and allow
for lane splits and signal cycle length updates when required.

2.4.2.2 Roadway Improvements
The Project would include two primary adjustments to area roadways. On-street parking
opportunities would be introduced along at least two roadway thoroughfares, and a gateway
streetscape would be installed along Talbert Avenue, as further described below.
Mt. Washington Street/Condor Avenue, near the heart of the proposed Activity Center, would be
installed with angled, back-in, on-street parking.
•
•

The parking would reduce travel lane widths to between 12 and 14 ft wide, which would
still accommodate truck travel.
Intersections would be improved with curbed sidewalk corner “bulb-outs” to protect parked
cars and pedestrian crossings.

Euclid Street, between Newhope Street and the I-405 overpass would have approximately 11 ft
of the easternmost northbound lane converted to on-street parallel parking.
•
•
•

The parking would allow 8-foot wide parking stalls and a 3-foot buffer.
This installed on-street parking would further act as a buffer between the adjacent
pedestrian sidewalk and high-speed traffic.
Street trees may also be interspersed within the parking stall width to visually narrow the
roadway and reduce street travel speeds.

Talbert Avenue, along the northern edge of the Project area, would be improved with an installed
gateway streetscape consisting of one of two options, as follows:
1. The first option would expand the existing center landscaped median by removing width
from one of the dual left turn lanes, leaving at least one turn lane in each direction. The
wider median would be installed with a gateway marker and larger or more attractive
landscaping to draw attention and interest to the area. Incrementally increased congestion
due to these changes may be acceptable if it contributes to lower speeds and enables a
mutually beneficial combination with the area’s intended retail redevelopment.
2. The second option would install larger or more attractive landscaping and decorative street
lights adjacent to the existing curb, and make no physical changes to the existing roadway.
To enable these streetscape improvements while retaining adequate pedestrian sidewalk
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width, the City may require acquisition of additional adjacent lands either through purchase
or grant of easements.

2.4.2.3 Pedestrian Network Improvements
The FVCSP would implement a framework to improve pedestrian connectivity and access
throughout the Project area, with the intent of making the Project area more appealing for
residents and employees by increasing accessibility and safety throughout. At least nine
improvements were identified to carry out this intent, described in the following paragraphs and
shown in Figure 2-6.
Major pedestrian corridors, such as those within the proposed Activity Core District and adjacent
to proposed residential units, would be installed concurrently as part of site specific development
within the Project area, and include widened sidewalks:
•
•

Between 8 and 10 ft (without landscaping), or
Between 6 and 8 ft (with an additional 3 to 3.5 ft for planter strips or curbs and tree grates).

Within the FVCSP Development Code:
•

•
•

Maximum block length for pedestrians would be limited to 2,000 ft.
o For instance, development projects that exceed the maximum length would be
required to provide cut-through, alternative routes for pedestrians.
Connections would be identified during individual development projects.
Project features such as walkway design, lighting, and wayfinding may be required to
highlight and promote pedestrian access.

Specific improvements identified in the FVCSP are noted below.
Euclid Street would be improved with a signalized midblock crossing for the east-west pedestrian
crosswalk, expanding on the efforts to decrease block sizes within the Project area
•
•

The crosswalk would connect the alley located approximately 450 ft north of I-405 to the
parking lot across Euclid Street.
A rapid flashing beacon would be installed to indicate the location and use of the crossing
to the road’s high-volume traffic.

Ward Street would also be improved with a signalized midblock crossing, in conjunction with the
OCTA/Caltrans I-405 Improvement Project.
•

The crossing would provide an east-west midblock crossing between Ellis Avenue and
Talbert Avenue, south of the bridge over I-405 that is proposed to be widened.

Continuous sidewalks would be installed to fill gaps in the discontinuous or insufficient sidewalk
locations throughout the Project area (see Figure 2-6).
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Activity Core District with Recommended Improvements
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•

•

These sidewalks would be located along:
o Mt. Washington Street,
o the west side of Euclid Street,
o Mt. Shay Street,
o Kalama River Avenue, and
o the south side of Talbert Avenue.
Over the long-term, sidewalks would be promoted for all Project area streets that do not
currently have sidewalks.

Where possible, new crosswalk markings and pedestrian countdown heads would be installed at
signalized intersections with new development, or where simple crosswalks should be located
where there are less than four marked crosswalks at any intersection.
•

Crosswalk improvements near intersections with I-405 would be closely linked with
Caltrans improvements, paired with signal timing coordination and approvals for additional
pedestrian crosswalk locations.

Pedestrian lighting would be installed to promote safety and area activity in the evening.
•

Both decorative and safety lighting would be installed along the sidewalk side of existing
streetlights and between existing streetlights at a height of approximately 12 to 14 ft.

In light of the OCTA/Caltrans I-405
Improvement Project, the character of the
Project area would be altered and would disrupt
existing pedestrian connections, notably
locations along Euclid Street.
•

•

Pedestrian access would be evaluated
and improvements to preserve and/or
enhance access would be required as
part
of
site-specific
review
of
development projects as well as during
construction of Caltrans improvements.
Caltrans improvements may include
crosswalks and continuous pathways
along and underneath the proposed I405 intersections and ramps, which
overlap with the Project’s initiatives.

The FVCSP would be implemented in coordination
with the OCTA/Caltrans I-405 Improvement Project,
which would connect Ellis Avenue to southbound I405 over the Santa Ana River and alleviate congestion
along the southern edge of the Project area.

Pedestrian buffers would be installed where feasible between pedestrian walkways and roadway
corridors.
•
•
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Highest priority streets for these improvements would be along Newhope Street, Ellis
Avenue, and Euclid Street.
Street trees, landscaping, curbside parking, and/or bicycle lanes between sidewalks and
vehicle travel lanes are recommended.
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o

Enabling these items may require dedication of ROW or grants of easements.

2.4.2.4 Bicycle Network Improvements
The FVCSP identifies four items that would enhance bicycle travel throughout the Project area
and beyond to adjacent areas, given the limited bike lanes that currently exist on major streets
within the Project area.
1. The FVCSP encourages the development of an off-street bike path along Ellis Avenue
within the ROW north of the OCWD facilities, between Ward Street and the I-405
southbound ramps. This bike path may be installed as a two-way, “Class-I” bike path, and
could be connected with the Santa Ana River Bike Trail. This improvement would require
substantial coordination between OCTA/Caltrans, OCWD, and the City to enable a fullyformed Class-I bike path.

The FVCSP would connect existing streets with the
higher-elevation Santa Ana River Bike Trail via ramps
at two locations to allow for bicyclists to utilize the
connection with neighboring communities.

2. The FVCSP would encourage increased
direct connections to the Santa Ana River Bike
Trail, including access points from Project area
streets via Euclid Street or Mt. Washington
Street/Condor Avenue, which would require a
form of ramp to connect with the higher
elevation of the Bike Trail that may be installed
in conjunction with Caltrans development in the
area. Given public interest, a pedestrian and
bike bridge may be extended over the Santa
Ana River, connecting to the eastern Bike Trail
and neighboring communities to the east.

3. Similar to the smaller block sizes proposed
for ease of pedestrian travel, back alley routes and designated routes on low volume
streets would be encouraged for bicycle travel; these routes would be installed with the
intent to increase east-west connections and increase overall bike usage.

4. Designated bike lanes on Euclid Street would be highly encouraged. The bike lanes would
be designated in conjunction or in place of proposed parallel parking, or would be installed
in a portion of applicable low volume segments of the northbound lane.

2.4.2.5 Transit Improvements
The FVCSP would encourage transit use including potential expansion of shuttle services within
the Project area to connect residents, employees, and visitors with bus routes provided by OCTA.
The Project would include OCTA route modifications to improve headways on Route 37 from 30
minutes to 15 minutes, and reduce headways on Route 76 to between 45 and 60 minutes from
the current 57 to 67 minutes. The Project would encourage increased transit service and
infrastructure in the form of physical improvements such as installing benches, shelters,
reinforced concrete bus pads for layovers, and/or additional street lighting at the existing, wellFountain Valley Crossings Specific Plan Project
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placed bus stop locations, and operationally in the form of potentially increased headways and
number of routes.

2.4.2.6 Transportation Demand Management (TDM) Measures
The FVCSP would encourage the following measures to reduce vehicle trips and encourage multimodal transport opportunities. Should future development projects within the FVCSP request
reduced parking requirements as described in the FVCSP Book 2 Development Code, the City
may require additional studies and/or a TDM plan. The TDM would be evaluated on a case-bycase basis by the Community Development Director/Designee. Specifically, the following
strategies would be considered with TDM implementation under the FVCSP:
•
•
•

•
•
•
•

2.4.3

Overall: Improve the pedestrian, bicycle, and transit facilities
Bicycle transit: Secure bicycle storage, showers and changing rooms
Employee transit: Charge employees for parking, subsidize alternative modes for
employees, implementation of a vanpool program, implementation of a parking cash-out
program, subsidy or installation of employee high bandwidth internet connections,
implementation of a compressed workweek program or alternate hours workweek
program
Visitor use: Preferential parking for carpoolers, operating a commute assistance center
Employee and residential use crossover: Encourage shared parking between daytime
office and evening residential uses
Subsidized transit costs: Subsidized transit fare for residents and employees within the
Project area
Opportunity education: Educate and inform residents, employees, and visitors of available
transit and other multimodal opportunities within this area

Utilities and Infrastructure

The FVCSP proposes infrastructure, wastewater, water, and storm drain facility improvements to
serve development within the Project area. The improvements would provide updates to the City’s
management of water supply, water delivery systems, sewer and wastewater systems, storm
water, solid waste and energy generation, and energy and telecommunications services. The
utilities and infrastructure plan would be implemented pending City planning approval, technical
input from the City Public Works Department, and mitigation measures as identified within Section
3.12, Utilities and Infrastructure.

2.4.4

Open Space/Landscaping

The FVCSP would integrate public and private open space within the Project area through
development standards unique to different types of development, as detailed within Table 2-6.
Offsite locations and funding for required open space areas would be permitted in special
instances or at the discretion of the Community Development Director. A request for a
modification to FVCSP Development Standards would be considered on a project-by-project
basis. Inclusion of increased or improved public open space may be considered as an additional
benefit to grant such requests.
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Table 2-6.

Open Space Area Requirements
Type of Development

Retail

Total Open Space Area Required
(building/site square footage)
50 sf (or 1,000 sfa)

Civic & Cultural
Workplace

n/a
100 sf (or 1,000 sfa)

Lodging

100 sf / roomb

Live Work

150 sf / roomb

Residential (Public)

150 sf / unitb

Residential (Private)
Attached & Multi-family

60 sf/unit

Detached Single-family

n/a

a For

development with over 20,000 sf of building area (referred to as C8)
b For development with over 20 dwelling units or lodging rooms (referred to as C9)

Public and private open spaces are also defined within the FVCSP, which describes the
definitions and requirements of at least eight public and five private open space types. Public
open space types could include a park, a linear green, a square, a plaza, a mid-block green, a
courtyard plaza, a passage/paseo, and/or a pocket park/playground. Private open space types
could include a courtyard, a private yard, a porch, a rooftop deck or garden, and/or a balcony.
Public open space areas would be constructed adjacent to public ROWs and remain accessible
up to 24 hours per day, though access may be restricted after sundown. Shrubs or similar viewobstructing vegetation would be discouraged around the edges to promote access and security.
Private open space areas would be privately or commonly owned and maintained as an extension
of private or semi-private indoor space. Required maximum setback areas for structures would
not be counted towards provision of private open space requirements. Private open space area
would be required as a separate entity from any required setback amount as defined within the
FVCSP.
The FVCSP identifies to six primary areas
within the Project area that would be used to
promote open space development. Each area
would be required to provide at least one
“primary public open space” larger than 0.5 acre
adjacent to at least three publicly-accessible
passages; the “primary public open space”
would either be a linear green, square, or plaza.
The “primary public open space” would be
implemented as part of future development
projects; conditions may be imposed to require
dedication
of
land
and/or
monetary
contributions. The location of the “primary
public open space” within each area would be
Fountain Valley Crossings Specific Plan Project
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The FVCSP identifies six primary areas within the
Project area, shown above, which would be used to
promote open space development.
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incoporated into the project design as part of the development reivew and approval process, and
could be used to meet the City’s park land dedication or in-lieu fee requirements.

2.5

ADDITIONAL PLANNING LAWS, REGULATIONS, AND GUIDELINES
APPLICABLE TO THE FVCSP

The FVCSP would be internally consistent with the City’s General Plan. The following is a brief
summary of the relationship between the FVCSP and the General Plan:
•

2.6

The City of Fountain Valley General Plan, adopted in 1995, defines the blueprint for
physical development of land and land uses within the City’s jurisdiction. The General
Plan’s Circulation Element was updated in 2008 and the Housing Element was updated
in 2014. The City of Fountain Valley General Plan defines goals and policies as mandated
by state law and provides direction to ensure internal consistency between all elements of
the plan and specific plans.

ALTERNATIVES TO THE FVCSP

CEQA Guidelines (§15126.6[d]) directs the assessment of a range of alternatives to allow for
comparative analyses by decision-makers. CEQA requires consideration of a reasonable range
of alternatives to a project that: (1) could feasibly attain most of the basic project objectives; and
(2) would avoid or substantially lessen significant impacts of the proposed project. An analysis
and further description of the potential alternatives are located in Section 5.0, Alternatives. An
alternative cannot be eliminated simply because it is more costly or if it could impede the
attainment of project objectives to some degree. The State CEQA Guidelines also requires that
the EIR identify the “environmentally superior alternative” from among the project and alternatives
evaluated.
The No Project/Existing Policies Alternative considers environmental impacts if the FVCSP is not
adopted and existing policies continue. This provides a baseline impact analysis against which to
compare impacts of the FVCSP and alternative policy/growth scenarios.
1. No Project Alternative – Under the required No Project Alternative, the Project would not
be adopted and piecemeal development and redevelopment would occur in accordance
with land use designations and provisions of the 1995 General Plan and the existing
Zoning Ordinance for M1 and CP zone districts. Over the long term, this alternative would
maintain the existing zoning restrictions which limit uses in the area. This alternative would
favor development of office, industrial, and commercial type uses under the Manufacturing
(M1) and Commercial, Administrative, Professional Office (CP) zoning without the
potential for a Fountain Valley civic center or opportunities for residential unit
development. This alternative would incrementally reduce some potential impacts of the
proposed Specific Plan, such as land use compatibility and utilities. However, this
alternative would not enhance the jobs-housing balance or provide the community benefits
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of the Project, including coordinated traffic and streetscape improvements, activity
centers, and employee amenities.
2. No Housing Alternative – Under the No Housing Alternative, the Project would retain
regulations for each district as proposed within the Project, however no residential
development would be permitted within the Project area. The alternative would not result
in an estimated creation of up to 491 residential units, which would not help to enhance
the jobs-housing balance within the City. However, impacts to utilities and trip generation
from residential uses would be reduced compared to that of the Project. Housing provides
a built-in base of customers for retail/restaurants, including nights and weekends, in
addition to making housing more desirable. The absence of such uses may not provide
enough users to support Activity Core businesses. This alternative partially meets the
Project objectives and the goals and objectives for Fountain Valley.
3. Intensified Office and Residential Buildout Alternative – Under the Intensified Office and
Residential Buildout Alternative, height restrictions would be raised and a higher amount
of redevelopment would occur. Residential land uses would be permitted on both sides of
I-405, enable an expanded workplace neighborhood environment to allow more residents
to walk or bike to work within the Project area, and benefit the City’s job-housing balance.
Increased height restrictions and redevelopment would build on the presence of major
workplace investments in the Project area and enable a greater amount of high-value
development opportunities. Transportation, utilities, and infrastructure impacts would
exceed those of the Project, though would benefit the area’s economic and housing
opportunities. This alternative partially meets the Project objectives and the goals and
objectives for Fountain Valley.

2.7

REQUIRED ACTIONS AND APPROVALS

The proposed Project would include preparation and adoption of the new FVCSP for the Project
area. The FVCSP would replace certain applicable standards within the 1995 General Plan, 2008
Circulation Element, and 2014 Housing Element.
The City is the lead agency for the proposed FVCSP Project, consistent with CEQA Guidelines
Section 15065(b). As such, this EIR will be used by the City to both evaluate the environmental
impacts created by implementation of the proposed Project and mitigation measures proposed in
the EIR. The City Council will consider adoption of the FVCSP and certification of the Final EIR
concurrently with Project approval. The following specific actions must be completed prior to
implementation of the proposed Project:
This Project includes the following regulatory and/or legislative actions by the City:
1. Certification of the Final EIR
2. Consideration and approval of a Findings and a Statement of Overriding Considerations
Fountain Valley Crossings Specific Plan Project
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3. Specific Plan adoption
4. Regulating Code, Zoning, and/or Parking Ordinance amendments

2-34

Fountain Valley Crossings Specific Plan Project
Revised Final EIR

