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PURPOSES OF THE GENERAL PLAN
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Often described as a blueprint or constitution for land use, 
development, and resource decisions

What is a General Plan?
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Land Use Planning Hierarchy



Minimum Requirements

A General Plan must:
 Be comprehensive in scope and long-term in 

horizon (20-25 years)
 Address the entire city and its sphere of 

influence
 Be internally consistent
 Comply with State law
 Reflect community values and vision
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 Court order to fix the General Plan

 Limits on current application

 Vulnerability of past approvals

 Attorney’s fees

If the General Plan Does Not Comply?



General Plan Elements

7



8

Foundation for the General Plan



Bifurcate the Process?
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 Land Use, Housing, and Circulation Elements 
are integrated and must be adopted together

 Zoning code updates will be used to refine 
and implement land use policy



City Council Special Meeting 
January 18, 2022 

ENVIRONMENTAL JUSTICE
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The principles of environmental justice call for fairness, 
regardless of race, color, national origin or income, in the 
development of laws and regulations that affect every 
community’s natural surroundings, and the places people live, 
work, play and learn.

What is Environmental Justice?

76% Hispanic/Latino
2020 Census Bureau



What is a Disadvantaged Community?

“Disadvantaged communities” refers 
to areas which suffer most from a 
combination of economic, health, 
and environmental burdens.
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What are the Pollution Burdens?

Cleanup Sites
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Groundwater 
Threats
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Percentile

Hazardous 
Waste

100th
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PM 2.5

82nd

Percentile
95th

Percentile

Solid Waste
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Toxic Release

98th

Percentile



Air Pollution – Toxic Release
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Toxic Release

98th

Percentile

Air Toxics “Hot Spots” Program (SCAQMD) reports stationary 
sources of toxics emissions under AB 2588 

14 businesses in Santa Fe Springs generate following air 
pollutants:

• 106 tons/year of Criteria Pollutants
(carbon monoxide, nitrogen oxide, sulfur oxides, particulate matter, 
volatile organic compounds)

• 11,012 pounds/year of Toxic Pollutants
(ammonia, formaldehyde, lead, benzene, diesel engine exhaust, toluene)



Addressing Pollution Burdens
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• Establish Green Buffer Zones

• Expand Light Industrial Zone

• Enforcement and Monitoring

• Cleanup Prioritization

• Community Education
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FREEWAY COMMERCIAL LAND USE 
DESIGNATION



Freeway Commercial Land Use Designation

Proposed Update
• The Freeway Commercial category applies to 

properties along Interstate 5 and emphasizes 
attraction of regional-serving commercial 
services that generate local tax revenues, such 
as hotels, vehicle dealerships, entertainment 
uses, and commercial destinations that benefit 
from high freeway visibility. Office uses are also 
allowed, particularly those that provide point-of-
sale benefits to the City. Uses largely are auto 
oriented, with responsive parking requirements 
and site designs.
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1993 General Plan
• This category includes stores, offices and 

businesses having high freeway visibility and 
selling specialty goods such as furniture, auto 
parts, and auto dealerships, and providing 
services such as restaurants, motels, and auto 
repair. All 90 acres of development along the I-5 
Freeway are classified under this land use 
designation. Even though this is classified 
under commercial for land use purposes, the 
current zoning is either M-1 or M-2. This type of 
land use is best suited for mixed commercial 
uses which take advantage of the exposure 
provided by the freeways. 

Vision Remains Consistent



Zoning: General Plan Implementation Tool
• General Plan is the Long-Term Vision

• Zoning Ordinance translates the long-term vision into everyday decisions

• Freeway Overlay Zone implements the Freeway Commercial General Plan Land Use Designation

• Freeway Overlay Zone Preferred Uses (§ 155.377 (G)):

1) The intent of the Freeway Overlay Zone is to create a vibrant hub of commercial and industrial activity 
that serves as an attractive window into the city.

2) As such, regional commercial and industrial uses as well as freeway oriented uses are highly 
encouraged (preferred) for non-residential properties that are located adjacent to, or visible from the 
freeway.

3) Single-tenant uses are also preferred in commercially and industrially zoned properties that are visible 
from the freeway or accessible from the on and off ramps.
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Current FOZ Businesses
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ARCO

Conforming Use

Non-conforming Use

Vacant
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Current FOZ Businesses

Target Specialty 
Products
(Pest Control & 
Landscaping 
Supplies)

McKinley 
Packaging 
(manufacturing)

Gelson’s 
Distribution 
Center

Vacant

Trucking & 
Logistics

Mother’s 
Nutritional 
Center & 
Frankie 
Rose 
Cosmetics 
(corporate 
offices)

Aero Chip 
(aerospace 
manufacturing)

Hurlen
(aerospace 
raw 
materials)

Alloy Tool 
Steel 
(distributor)

DCE 
Agency
(marketing 
exhibitions)

Tom’s 
Truck 
Center

Vacant

Conforming Use

Non-conforming Use

Vacant



Current FOZ Businesses
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Caltrans 
yard

Santa Fe 
Springs 
Swap Meet

ABB (motor sales)

Mexican restaurant
Staffing agency

Insane Shafts (sales)
Dental lab
Doctor office

Car/truck 
rental

Gelson’s 
distribution

McKinley 
Packaging 
(manufacturing)

Cement 
terminal

RJ Kates (welding 
equipment repair, rental and 
sales)

Various industrial business offices, parts 
storage & sales

Cactus Boots

Starbucks, Subway, staffing agency

MP Transmissions
Engineering firm
Charity event office

RB Components 
(Custom camper 
vans)

Conforming Use

Non-conforming Use

Vacant



Potential Redevelopment Scenarios

22



Potential Expansion Scenarios
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BUFFER RESIDENTIAL
FROM HEAVY INDUSTRIAL USES



ADJACENT TO EXISTING 
RESIDENTIAL: 500 FEET
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California Air 
Resources Board:
Air Quality And 
Land Use 
Handbook:
A Community 
Health Perspective

26

500ft, instead 
of 1,000ft



EXISTING 
GENERAL PLAN
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NO LIGHT 
INDUSTRIAL 

DESIGNATION
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BUSINESS PARK USED TO 
BUFFER NEARBY 

RESIDENTIAL, SCHOOLS, 
AND PARKS.

Light Industrial instead 
of Business Park
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WHY BUFFER SENSITIVE LAND USES?

• AIR QUALITY

• NOISE

• TRAFFIC

• GROUND WATER
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EXAMPLES OF HEAVY INDUSTRIAL LAND USES

Chemical manufacturing 

(ammonia, lacquer, vinegar, etc.) 

Storage of flammable & 

hazardous chemicals

Salvage and 

Reclamation yards
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Examples of Heavy Industrial Land Uses

Animal feed lot and

Slaughter houses

Concrete batch plants Truck terminal and

Truck yards 
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GUIDING 
PRINCIPLES
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FOCUS AREAS 
AND CATALYTIC SITES



FOCUS AREAS & 
CATALYTIC SITES
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Downtown Santa Fe Springs 

DOWNTOWN 
SANTA FE SPRINGS
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METRO LINK / FUTURE L-LINE STATION 

METRO LINK / FUTURE 
L-LINE STATION
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Telegraph Road Corridor 

TELEGRAPH ROAD 
CORRIDOR
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I-5 FREEWAY CORRIDOR

I-5 FREEWAY 
CORRIDOR
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FORMER VONS 
DISTRIBUTION CENTER
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FORMER VONS 
DISTRIBUTION CENTER



Florence / Norwalk 
Blvd
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Florence / Norwalk 
Blvd
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EXISTING LAND USE MAP PROPOSED LAND USE MAP



INDUSTRIAL USES
IN SANTA FE SPRINGS

43

INDUSTRIAL USES

69.3% 
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