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Section 1 

Introduction 

1.1  Purpose and Intent 

The Harbor Blvd. South Island Specific Plan regulates development of a ±6.50-acre site 

in the City of Fountain Valley in accordance with the provisions of the City's General 

Plan and the Fountain Valley Municipal Code (ñFVMCò). This document contains design 

guidelines and development standards that apply to the development sites currently 

addressed as 16790, 16800, 16830, and 16842 Harbor Blvd. and which help in further 

implementing the goals and policies of the City's General Plan. The land use plan for the 

development has been designed with the following goals in mind: 
Å Provide a planning framework that responds to the physical and market driven    

 Aspects of future development opportunities; 

Å  Embrace aspects of good urban design, including considerations for functionality,  

Social needs, economic viability, respect for the environment and aesthetic 

qualities; 

Å In recognition of the unique context of the property, reclaim the site and 

transform it  

 Into a productive land use; and 

Å Encourage compatible land use and interface with adjacent properties. 

Implementation of the Harbor Blvd. South Island Specific Plan provides the parameters 

for establishment of a cohesive planned development. This will be achieved by 

coordinating the land use, intensity, scale and aesthetic characteristics of development 

with goals and policies of the Fountain Valley General Plan. 

 
1.2 Site Location 

The development site is located within the City of Fountain Valley, as shown in Exhibit 

1.1, Regional Location. The City of Fountain Valley is 9.75 square miles in size and 

located in the central portion of Orange County, just south of Los Angeles.  Incorporated 

in 1957, it is a City that combines a half century of history and tradition with a modern 

approach to business, neighborhoods, people, and community. The subject sites are 

located on the northeastern side of the City, bordered by South Harbor Blvd. to the west, 

the Santa Ana River Channel to the east and south, and industrial property to the north. 

Regional access to the site is readily available from I-405, two miles to the south. Exhibit 

1.2, Local Vicinity, shows the development site within its local context. 
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Exhibit 1.1: Regional Location 

 

 
1.3  Project Overview 

The Specific Plan area covers approximately + 6.50 acres, which has been occupied for 

many years with uses such as, retail, self-storage facilities, warehouses, outdoor 

building material storage, truck rentals, vehicle storage and used car sales . The 

development of this underutilized property via the Specific Plan regulations will allow for 

a high-quality set of projects that complements and enhances the existing neighborhood.   

The new development will bring forth new life to an underutilized set of properties that 

will allow all of the sites to be used productively for the future, while also allowing for 

consistent land uses in this area of Fountain Valley.  
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Exhibit 1.2: Local Vicinity 
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Upon approval, the Harbor Blvd. South Island Specific Plan site will be subject to the 

various development standards and design guidelines contained in this document as 

adopted or amended. 
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Section II 

Planning Context 

2.1 Jurisdictional Considerations 

A. Authority for Specific Plan 

This Specific Plan was prepared in conformity with Government Code §§ 65451, et seq. 

Together with the zoning regulations adopted by the FVMC, and other Applicable Law, 

this Specific Plan sets forth the regulations for the Harbor Blvd. South Island Specific 

Plan. 

Pursuant to Government Code § 65450, a specific plan must include text and a diagram 

or diagrams which specify all of the following in detail: 

Å The distribution, location, and extent of the uses of land, including open space 

within   the area covered by the plan. 

Å The proposed distribution, location, extent, and intensity of major components of 

public and private transportation, sewage, water, drainage, solid waste disposal, 

energy and other essential facilities proposed to be located within the land area 

covered by the plan and needed to support the land uses described in the plan. 

Å Standards and criteria by which development will proceed, and standards for the 

conservation, development, and utilization of natural resources, where applicable. 

Å A program of implementation measures including regulations, programs, public 

works projects and financing measures necessary to carry out the above items. 

Å A discussion of the relationship of the Specific Plan to the General Plan. 

This Specific Plan is compatible and consistent with the goals and policies outlined in the 

General Plan. This Specific Plan will further the goals and policies of the General Plan 

as more fully described below. 

This Specific Plan was prepared to provide the essential relationship between the 

policies of the Fountain Valley General Plan and actual development in the Project area. 

By functioning as a regulatory document, the Specific Plan provides a means of 

implementing the General Plan. All future development within the Specific Plan 

boundaries must be consistent with the standards set forth in this document.  



 

November 2017 Page 8 

B. General Plan 

The City of Fountain Valley General Plan is the primary policy planning document that 

provides the framework for management and utilization of the City's physical, economic, 

and human resources. The General Plan consists of nine elements: Land Use, Housing, 

Circulation, Parks & Open Space, Conservation, Public Safety, Noise, Growth 

Management and Air Quality. Each element contains a combination of goals and policies 

to guide development within the City. 

The City of Fountain Valley General Plan designates these sites as 

Commercial/Manufacturing. The Commercial/Manufacturing category provides 

opportunities for a broad range of manufacturing, retail and service commercial and 

professional office uses intended to meet the needs of Fountain Valley residents and 

businesses. Commercial and Manufacturing development is largely located along major 

thoroughfares and the freeway corridor.   A Conditional Use Permit is required for many 

developments within any commercial manufacturing land use designation in the City. 

The City has taken this regulatory approach to address land use problems resulting from 

extensive strip commercial development along major arterials and to meet General Plan 

policies calling for an expansion of commercial activity when such expansion benefits 

the community. 

C. Zoning Regulations  

The City of Fountain Valley's zoning regulations serve as the primary tool for 

implementation of land use policy. Under California law, zoning regulations must be 

consistent with the General Plan, meaning that each land use category must have one 

or more corresponding zone districts, and the development standards and land use 

regulations contained in the zoning regulations must reflect the policy statements 

contained in the Land Use Element. While the General Plan may be somewhat general 

in its discussion of permitted land uses and development intensities, the zoning 

regulations must provide the specificity property owners and developers seek in 

identifying how particular properties can be used and developed. The site is zoned M-1 

(Manufacturing).  Any proposed self-storage project is allowed as a conditional use in 

the M-1 zone. The existing A-1 Self-Storage facility was established as a permitted use 

by the County of Orange prior to incorporation into the City of Fountain Valley. 

D.           CEQA 

A Mitigated Negative Declaration of Environmental Impact, in accordance with the 

provisions of the California Environmental Quality Act (CEQA) was prepared for this 

project.  This Mitigated Negative Declaration assessed the potential environmental 

impacts resulting from development implementation such as traffic/circulation, noise, air 

quality and aesthetics and noted mitigation measures to be implemented to fully mitigate 

for those potential impacts. 
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2.2 Existing and Surrounding Uses 

A. Land Uses on Site 

The three project sites are located along a frontage road adjacent to South Harbor Blvd. 

The frontage road provides the only vehicular access to the individual properties to 

South Harbor Boulevard because the Santa Ana River Channel blocks access from the 

east and the South Harbor Boulevard Bridge crossing the Santa Ana River Channel 

blocks access from the south.   

The most northerly portion of the Harbor Blvd. South Island Specific Plan properties is 

vacant and has been used for a variety of land uses. This property is located at 16790 

and 16800 South Harbor Blvd. and is an irregularly shaped property comprised of two 

parcels (0.75 and 1.197 acres) with two major utility easements running through them. 

 

Table 2.1: Existing Land Use Summary 
 

Planning 
Area 

Existing Use Building Area Site Area 
Development 

Intensity @ 0.6 
F.A.R. 

1 Auto Dealer 1,200 s.f. 1.947 acres 50,887 s.f. 

2 
Building 
Materials 15,650 s.f. 2.862 acres 74,801 s.f. 

3 Self-Storage 59,178 s.f. 1.683 acres *43,987 s.f. 

  

* Existing development is legal non-conforming. 
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Exhibit 2.1 ï Easement Exhibit for Planning Area 1
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Exhibit 2.2 ï Easement Exhibit for Planning Area 2
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Exhibit 2.3 - Easement Exhibit for Planning Area 3 
  


