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1.0	INTRODUCTION

1.1	Executive Summary

The purpose of the Valencia & Woods Specific Plan is to implement The Fullerton Plan vision to increase the 

choice of affordable and desirable housing options for children, workforce families, and young professionals 

in Fullerton.  The proposed plan includes 44 homes with two different housing types. The eight duplex 

homes that face Valencia Drive provide a transition between the street and the interior cluster of 36 single-

family homes. All the homes include options to change lofts or dens into additional bedrooms providing more 

options for larger sized families. Refer to Exhibit 1.2 Illustrative Plan.

The “Mid-Town Contemporary” design concept, developed by Bryant, Palmer, Soto Architects (BPS), features 

cottage homes with dormers and high roof pitches, metal roof accents, contemporary fencing, and landscaped 

patio spaces. Refer to Exhibit 1.1a & b Conceptual Streetscenes. The 36 single-family homes include two 

different floor plans: an approximate 1,570 square foot 3-bedroom, 2.5 bath home, and an approximate 

1,860 square foot 3-bedroom, 2.5 bath with loft/optional bedroom and den/optional bedroom. The eight 

duplex townhomes, include a 3-bedroom/2.5 bath plan with a loft/optional bedroom at approximately 1,550 

square feet. All homes will have 2-story massing with articulated front and visible side elevations. Indoor/

outdoor living is promoted through french doors, porches and front patios that activate the streetscene. 

Conceptual floor plans and elevations can be found in the Appendix. A Homeowners Association (HOA) will 

maintain the front yards and common areas.

Exhibit 1.1a & b Conceptual Streetscenes
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1.2	Specific Plan Document Organization

The Valencia & Woods Specific Plan defines a vision and establishes 

standards and requirements for site development. The Specific Plan is 

arranged into five sections as follows:

Section 1.0 Introduction
This Section provides the purpose and intent of the Specific Plan, 

development overview, site location, and a summary of the existing 

conditions affecting the Specific Plan area, including existing City 

land use and zoning designations, as well as existing and surrounding 

development area land uses. This section also summarizes the 

entitlements needed for the project.

Section 2.0 Land Use Planning and Regulatory Provisions
Forming the core of the Specific Plan document, this Section presents 

the Land Use Plan, serves as the zoning for the development, 

specifies the permitted and conditionally permitted uses, and provides 

development standards and requirements.

Section 3.0 Infrastructure
This Section describes the transportation requirements, public 

services, solid waste disposal, utilities, emergency services, and 

school provisions.

Section 4.0 Implementation
Provisions for financing/maintenance of improvements, the process 

for implementation, and procedures for amending this Specific Plan 

are discussed.

Section 5.0 Consistency with The Fullerton Plan 
Section 5.0 discusses how the Specific Plan is consistent with The 

Fullerton Plan goals and policies.
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Exhibit 1.2 Illustrative Site Plan
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1.3	Purpose and Intent

The Valencia & Woods Specific Plan will:

Provide contemporary housing opportunities responsive to the needs of the community including 

housing for families.

Reclaim the currently underutilized site and transform it into a vibrant living environment.

Create a cohesive enclave through leading edge architectural and landscape design.

Provide a desirable community where people will want to live.

Implement a small lot development program.

Stimulate revitalization efforts in nearby underutilized properties.

Promote indoor/outdoor living. 

Use water-wise landscape principles.

In February of 2012, the City Council authorized the Community Development Department to accept an 

application for Specific Plan District zoning for this site as long as it implements the guidance provided by 

The Fullerton Plan.

Implementation of the Valencia & Woods Specific Plan provides the parameters for a desirable, compact, 

small lot development. The Plan coordinates the land use, intensity, scale and aesthetic characteristics of 

development with the goals and policies of The Fullerton Plan.

•

•

•

•

•

•

•

•

Figure 1.3 Regional Context

1.4	Site Location

The Valencia & Woods Specific Plan area is located 

in the City of Fullerton in northern Orange County, 

California. Fullerton is located 25 miles southeast of 

downtown Los Angeles and is bordered by the cities 

of La Habra and Brea on the north, La Mirada on the 

northwest, Buena Park on the west, Anaheim on the 

south, and Placentia on the east. The City consists 

of 22.3 square miles of land and has an estimated 

population of 137,481 in 2012 (California State 

Department of Finance). Fullerton is crossed by three 

major freeways. State Route 91 runs east-to-west 

down the length of the City south of Orangethorpe 

Avenue. It intersects with the Interstate 5, the Santa 

Ana Freeway, in the west near Magnolia Avenue and 

with State Route 57, the Orange Freeway, in the east 

near State College Boulevard. Refer to Figure 1.3 
Regional Context and Figure 1.4 City Context for 

the general location of the project. 
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Figure 1.4 City Context
Valencia and Woods  

Specific Plan Area
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The Specific Plan area is located within the City of Fullerton as shown 

on Figure 1.5 Vicinity Map. The area is currently improved with an 

empty industrial building and vacant parking lot. The Development 

Plan will transform the currently underutilized development site into a 

residential community with 36 single-family homes and eight duplex 

townhomes with a “Mid-Town Contemporary” design concept. All the 

homes will be oriented to West Valencia Drive or to the new internal 

Drives (refer to Figure 1.2 Illustrative Site Plan).

1.5	Surrounding Land Uses

Figure 1.5 Vicinity Map, shows the 3.5-acre development site within 

its local context at 655 West Valencia Drive on the north side of West 

Valencia Drive. The site is approximately one mile from the Fullerton 

Transportation Center (Santa Fe Depot) and Downtown Fullerton and 

is 1.5 miles north of the 91 Freeway.

Directly to the north of the development site is the Union Pacific right-of-

way and the proposed future Union Pacific Right-of-Way backbone trail.

To the south, across West Valencia Drive behind a block wall, are single-

family homes focused internally within their own neighborhood.

To the east, are manufacturing uses zoned M-G along the north side of 

West Valencia east to Richman Avenue.

To the west, is Independence Park and the Janet Evans Swim 

Complex zoned public-land (P-L). Within walking distance is Euclid 

Avenue where Orange County Transportation Authority (OCTA) bus 

stops are located.
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Figure 1.5 Vicinity Map
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1.6	The Fullerton Plan

The Fullerton Plan serves as Fullerton’s General Plan pursuant to State 

law, but goes beyond State’s General Plan Guidelines. The Fullerton 

Plan is the City’s fundamental governance document that guides 

decision-making, actions programs, and crafting of more specific 

polices. It embodies community values and sets general direction for 

achieving the Fullerton Vision. The Fullerton Plan views Fullerton as a 

built place, a local economy, a community of people, and a part of the 

natural environment. Part II of The Fullerton Plan is organized into four 

Master Elements:

The Fullerton Built Environment

The Fullerton Economy

The Fullerton Community

The Fullerton Natural Environment.

Each Master Element contains a combination of goals and policies to 

guide development within the City. Section of 5.0 describes how this 

Specific Plan is consistent with The Fullerton Plan applicable goals 

and policies. 

The development site is currently zoned Industrial. The proposal 

includes a request for a General Plan revision to Low/Medium Density 

Residential that allows a Specific Plan District (SPD) zone for compact, 

small lot, residential development. Refer to Figure 1.6a The Fullerton 
Plan: Focus Areas and 1.6b The Fullerton Plan: Community 
Development Areas.

•

•

•

•

Valencia and Woods  
Specific Plan Area

Valencia and Woods  
Specific Plan Area
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Figure 1.6a The Fullerton Plan: Focus Areas

Figure 1.6b The Fullerton Plan: Community Development Areas
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1.7	Zoning Ordinance

The City of Fuller ton Zoning Ordinance is the primary tool for 

implementing the goals and policies of The Fullerton Plan. For this 

reason, the Zoning Map must be consistent with The Fullerton Plan. 

The Zoning Ordinance provides regulations for the logical and orderly 

development of the City. 

The site is currently zoned MG (General Manufacturing). A zone change 

from the existing MG zoning designation to Specific Plan District (SPD) 

will be required in order to implement the development. The SPD 

designation will allow the proposed development at a density of  up 

to 15 dwelling units per acre with specific development criteria. As 

previously mentioned, the City Council authorized the Community 

Development Department to accept an application for SPD for this site. 

Refer to Figure 1.7 Existing Zoning Designations.

The Specific Plan includes new zoning standards for the site, comprised 

of site specific permitted uses and development standards. This zone 

allows for the development of a residential cottage community and 

establishes a Plan that defines that development. Where conflicts exist 

between the Valencia & Woods Specific Plan and the Zoning Code, 

this Specific Plan will take precedence.

1.8	Authority For Specific Plans

The Valencia & Woods Specific Plan has been prepared and established 

under the authority granted to the City of Fullerton in accordance with 

the requirements of the California Government Code, Title 7, Division 

1, Chapter 3, Article 8, Sections 65450 and 65457. The California 

Government Code authorizes cities to adopt specific plans by resolution 

or ordinance. A public hearing is required, after which the specific plan 

must be adopted by the Fullerton City Council for final approval. 

The Valencia & Woods Specific Plan is intended to be a regulatory 

document that serves as the zoning regulation for the property. Some 

elements of the development program will be enforced through 

conditions, covenants and restrictions (CC&R’s) established in 

conjunction with the subdivision map for the property. 
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Figure 1.7 Existing Zoning Designations
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1.9 Major Site Plan

The development is required to obtain a Site Plan approval that is being 

processed concurrently with the Specific Plan. 

1.10 Tentative Tract Map

Tentative Tract Map 17463 for condominium purposes has been 

prepared for 36 single-family homes and eight duplex townhomes. 

Every home will have its own exclusive use area with a private yard 

area(s) separated by fences/walls. All common areas outside of the 

private open spaces will be maintained by the HOA including the 

private Drives, front yard, lighting and landscape.

2.11 CEQA
The Fuller ton Plan Environmental Impact Repor t (EIR) allows 

subsequent discretionary projects, such as specific plan adoption, that 

are consistent with the General Plan to “tier” from the program EIR. 

The Fullerton Plan EIR includes a monitoring and reporting program 

for assessing and ensuring compliance with any required mitigation 

measures applied to all proposed development. 

Pursuant to State and local CEQA guidelines, the City of Fullerton prepared 

an initial study for the plan and has determined that development 

pursuant to the Specific Plan could result in environmental impacts, 

and therefore, required additional environmental review including a 

focused traffic study, noise study and air quality study. The initial study 

identifies specific mitigation measures that would mitigate any potential 

impacts resulting from development implementation to below a level 

of significance. Consequently, a Mitigated Negative Declaration has 

been prepared for the Specific Plan. 




