5
Environmental Analysis, Environmental Impacts
and Mitigation Measures
5.1 Aesthetics
5.1.1

ENVIRONMENTAL SETTING

The Project area is located within a relatively flat valley area of the City with views of the
surrounding hillsides to the west and south and encompasses the downtown area of San Juan
Capistrano. There is a mix of urban land uses within the Project site which contributes to the
overall visual character. Views on site consist mainly of those from the streetscape of existing
buildings. There are several historic and iconic buildings located in and adjacent to the Project
site. Iconic buildings include the Mission San Juan Capistrano and its surrounding grounds as
well as the Mission Basilica. Additional views include views of the Mission entrance from
Camino Capistrano and Ortega Highway and views of the Mission Basilica looking in a
northerly direction on Camino Capistrano. Additionally, the Project site offers views of the
surrounding General Plan-designated ridgelines, and natural open space hillsides to the
northwest, west and south of the site. There are several prominent trees including heritage trees
located within the streetscapes. Views of the site are primarily from the adjacent street system,
including the I-5 Freeway to the east of the site, which is elevated and provides views into the
Project site.
Visual Character
Historic Town Center Project Area
The visual character of the Project area is a predominantly urban area surrounded by valleys and
hills. There is a variety of land uses from commercial and retail uses, including gas stations,
restaurants, retailers and professional offices within the Revitalization and Repositioning areas to
single family residents within the Connectivity area. The overall character of the Project area is
rich in historic diversity as detailed throughout Section 5.5, Cultural Resources, as a result of
early Native American populations and well as the location of European settlement. The specific
visual character of land uses for each subarea is provided in further detail below.
Several mature trees are located within the Project area, which intercept views from adjacent
streets and add a natural, vertical visual element to the minimal variation in the area’s
topography. Topography varies from approximately 80 to 145 feet above mean sea level. The
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Project area is segmented into three major subareas based on walkability.1 The Town Center or
Revitalization area consists of 44 acres and is defined by the boundaries of Ortega Highway (SR74), Del Obispo Street and the Santa Fe Railroad (Metrolink and Amtrak). The Del Obispo
Downtown Expansion or Repositioning area consists of 42 acres east and south of the
Revitalization area and is defined by the boundaries of Del Obispo Street and the I-5 Freeway.
The Town Center Neighborhoods or Connectivity area consists of 64 acres and wraps around the
Revitalization area to the north and east. The Connectivity area is defined by the boundaries of
Acjachema Street, the I-5 Freeway, Del Obispo Street, and Trabuco Creek. (see Exhibit 3.3-3 in
Section 3, Project Description). The concrete lined Trabuco Creek Channel parallels Paseo
Adelanto. San Juan Creek is a natural creek that flows from northeast of the site to the
southwest. As the creek flows under the I-5 Freeway it becomes a concrete lined channel where
it travels approximately 0.4 miles and forms a confluence with Trabuco Creek south of the
HTCMP site.
Town Center (“Revitilization” area)
This downtown area includes retail uses on both sides of Camino Capistrano, as well as retail,
office and associated parking which surrounds the centrally located Historic Town Center Park.
There are a number of National Register-designated and locally-designated historic buildings of
various styles that add to the historic village-like character of the town center area. They include
the Manuel Garcia Adobe, Domingo Yorba Adobe, Valenzuela Adobe, Judge Richard Egan
House, El Adobe Restaurant and the “streamline modern” Esslinger Building.
The 1.9 acre Historic Town Center Park, located on the east side of El Camino real south of the
historic Blas Aguilar Adobe offers a permanent stage, restrooms, and a turfed event area. The
Park contributes to the site context of the Blas Aguilar adobe. The Revitalization area also
contains open space areas including two landscaped plazas of 8,000 square feet along Camino
Capistrano at Foster and Yorba Streets and a 2,500 square foot plaza at the railroad depot. There
are a number of mature trees located throughout the Revitalization area.
The Santa Fe Depot that connects the Revitalization area and the Connectivity area is located
north of the Franciscan Plaza public parking structure at the west terminus of Verdugo Street.
The old Santa Fe Railroad Depot was first built in 1887 and serves as a unique historical and
architectural feature in the Revitalization area. It is listed on the National Register of Historic
Places (NRHP), California Register of Historical Resources (CRHR) and the City’s Inventory of
Historical and Cultural Landmarks (IHCL).
Del Obispo Downtown Expansion (“Repositioning” Area)
The Repositioning area is built out with a variety of land uses with associated parking lots and
ornamental trees. This area encompasses several fast food drive-thru restaurants, the Plaza Del
Obispo Shopping Center, the Mission Village Center, as well as, a number of other retail,
1

The limits of the Project area are defined by “walkability” and includes areas within 1,500 feet of the center of
town (Ortega & Camino Capistrano).
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restaurant and office buildings. The visual character of the Repositioning area is defined
predominately by auto-oriented retail and commercial uses in addition to surface parking on both
sites of Del Obispo Street. These activities and uses are the prominent visual elements in this
area.
Town Center Neighborhoods (“Connectivity” area)
Most persons would agree that the most significant visual resources in the Connectivity area are
the historic Mission San Juan Capistrano and the Los Rios Street Historic District. The Mission,
established in 1776, is listed on the NRHP and the CRHR as well as being listed as the first
landmark on the City’s IHCL. Mission San Juan Capistrano represents not only an important
cultural resource within the City but also is one of the most visually and aesthetically important
and prominent features in San Juan Capistrano. The Mission gardens, screened from public view
by a six foot-plus stucco wall, also provide a private open space opportunity for residents and
visiting tourists.
The Los Rios Historic District is one of the oldest neighborhoods in Orange County with homes
over 215 years old, many relocated historic homes and a diverse canopy of mature trees. The
O'Neill Museum, several historic private residents and several structures that provide specialty
retail, restaurant, and commercial services line the Los Rios District.
The Los Rios Park and Ito Nursery on the southernmost portion of the Connectivity area provide
open space and visual relief. Los Rios Street connects residents of the San Juan Villas to these
open spaces and parks and to the downtown. The character of this area consistsof a rural road
lined by mature trees; it provides a calm environment where pedestrians, bicyclists, horses and
automobiles mix comfortably.
San Juan Elementary School, a part of the Capistrano Unified School District (CUSD), is located
north of Spring Street. The school encompasses a series of permanent and temporary one-story
administration and classroom structures along Spring Street with additional educational and
playground facilities located further north within the limits of the school site.
The City lists Spring Street (From El Camino Real to its easterly terminus at the I-5 Freeway),
Los Rios Street (from Del Obispo Street to Mission Street), El Camino Real (from Zanja to
Forester Street), and Camino Capistrano (from Ortega Highway to Del Obispo) on its IHCL;
they are designated as “City Historic Streets.” The Stroschein House, an historic single-family
residence located at the southeastern corner of El Camino Real and Spring Street and constructed
in 1927, is listed on the IHCL and was also listed on the NRHP in 2009.
Surrounding area
The primary views of the Project site from the surrounding area are from the properties
surrounding the site and adjacent roadways, including views into the site from the elevated I-5
Freeway and access/exit ramps at Ortega Highway.
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The visual character of the surrounding area is defined by the existing variety of uses and form
of development including residential communities to the north and west, the I-5 Freeway to the
east, and retail shopping centers, restaurants and church uses to the south. Small markets,
restaurants, the Junipero Serra High School are also located to the north of the site. San Juan
Creek flows northeast-southwest south of the Project boundary. Across the I-5 Freeway to the
east there are a variety of land uses including churches, the Old Mission C cemetery, retail,
office, hotel, residential and a golf course.
Visual Resources
Several mature ornamental and native trees are present in the interior of the Project site. These
trees are visible from scenic corridors on site (discussed below). Trees that have a trunk
diameter at breast height of thirty-six (36) inches or greater and are a specimen of the following
species: Schinus molle (California pepper), Quercus spp. (oak), Cedar spp. (cedar), Eucalyptus
globulus (blue gum eucalyptus), Juglans spp. (walnut), Olea europaea (olive), Platanus spp.
(sycamore), Populus spp. (cottonwood), are considered to be significant trees under the City of
San Juan Capistrano’s Heritage Tree Ordinance (Section 9.2-349(f)).
Other scenic resources in the City are views of the hillsides and ridgelines surrounding the City.
The major north-south roadways in the City provide view corridors and include views of the hills
to the north, west and south, which are designated “major ridgelines” in the City’s General Plan.
Distant views of these hills are afforded from locations throughout the Project site, including
from Ortega Highway, Camino Capistrano and Del Obispo.
The City’s Inventory of Historical and Cultural Landmarks (IHCL) lists 32 properties, 6 districts
and 4 streets within the City. A number of these historic properties and streets are located within
the Project area. These properties are discussed in more detail above and in Section 5.5 Cultural
Resources. Four historic districts within the Project area include the Mission Refuse Area,
Mission Cemetery, River Street (within the Los Rios Historic District), and the Los Rios Historic
District.
Scenic Corridors
The General Plan Community Design Element addresses the potential effect of future
development on designated scenic corridors within the City. This Element identifies major
travelways, including both vehicular and rail, as “… providing the public with a visual image of
the quality of life envisioned by the community.”
As indicated in the Community Design Element, scenic corridors include designated arterials
contained in the Circulation Element and the railroad corridor that passes through the City.
Within the Project area or within the vicinity, Ortega Highway, Del Obispo Street, and Camino
Capistrano are designated as scenic corridors. In addition, the I-5 Freeway and the Southern
California Regional Rail Authority (SCRRA) railroad are also considered by the City as a scenic
corridor.
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There are no State or County Scenic Highways within the Project area.2 Ortega Highway is
designated as a Scenic Highway Landscape Corridor east of the I-5 Freeway, which is offsite
from the Project area.
Architectural Design Guidelines
The City of San Juan Capistrano adopted Architectural Design Guidelines in 1978 and
comprehensively updated them in 1991 and in 2004. The Design Guidelines are intended to
implement the General Plan goals and policies in order to promote high quality development for
the preservation and enhancement of the character of the City. The City uses the Design
Guidelines during the development review process to ensure that the “…highest level of design
quality and creativity” are achieved in each private or public project proposed in San Juan
Capistrano. The Design Guidelines supplement the San Juan Capistrano Municipal Code
(zoning) to ensure that the City’s urban design goals are achieved. Specifically, the stated
objectives of the Design Guidelines are to promote high-quality development that will:
x
x
x
x
x

Implement goals and policies of the General Plan.
Enhance the City’s unique identity and character.
Stimulate investment and strengthen the economic vitality of the City.
Protect or enhance property values.
Maintain a high quality of life without unduly restricting private enterprise, initiative, or
innovation in design.

The Architectural Design Guidelines further implement these general objectives through specific
design policies that are applicable to specific types of land uses.
Light and Glare
Given that the site is predominately an urbanized area, the existing sources of light within the
Project area include street lighting and wall-mounted lighting for circulation safety, parking, and
security purposes. Additionally, the I-5 Freeway that abuts the eastern boundary of the site
creates a major source of unwanted light. There are also existing sources of light surrounding
the site, including street lighting, nighttime traffic, and residential and non-residential lighting
from the existing developments adjacent to the Project site.
Viewshed Descriptions
The following describes the view of the Project area from 6 locations within the development.
The views were selected as representative views of the existing conditions because they show the
visual character and scenic resources of the Project area from public views and roadways.
Illustratives of the proposed development at the 6 locations are presented in the Impact Analysis
in Section 5.1.3.

2

Chapter IV Scenic Highway Plan, County of Orange General Plan. March 2011.
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View 1. Town Center Gateway – Exhibit 5.1-1 depicts views looking west and south along
Ortega Highway, as viewed by a traveler entering the Project area from the I-5 Freeway. Views
on each side of the street are dominated by fast-food restaurants, retail stores, and parking lots
with mature trees in the mid-ground and hillside views in the background.
View 2. Ortega Highway and the Mission – Exhibit 5.1-2 depicts the view looking west along
Ortega Highway, as viewed by a traveler. The surrounding hillsides provide the background
view with structures and mature landscaping in the mid-ground and the intersection of Ortega
Highway and Del Obispo in the foreground. Views are of the historic Mission San Juan
Capistrano entrance are on the north of Ortega Highway and retail stores within the downtown to
the west and south.
View 3. Verdugo Street and the Capistrano Depot – Views shown in Exhibit 5.1-3 where
taken from the northwest portion of the Revitalization area looking northwest and west from the
intersection of Camino Capistrano and Verdugo Street. The historic San Juan Capistrano Depot
is one of the City’s earliest and most significant landmarks, and remains an important icon
because of the frequent Amtrak and Metrolink passenger service. Views of buildings include
restaurants, shops and a theater.
View 4. Camino Capistrano – Exhibit 5.1-4 depicts views along Camino Capistrano. Buildings
along Camino Capistrano include restaurants, shops and offices with street frontage with little to
no sidewalks or street trees. Neighborhood parks are seen along the east side of Camino
Capistrano at its intersection with Yorba Street and Forster Street. Views of the iconic Basillica
can be seen in the background looking north while the surrounding hillside provides the
background for views looking south along Camino Capistrano.
View 5. El Camino Real and the Historic Town Center Park – Exhibit 5.1-5 depicts views
looking north and east along El Camino Real at the terminus of El Camino Real at its
intersection with Forster Street and the existing Historic Town Center Park to the east. Views to
the south and west include parking lots, existing office buildings and associated landscaping.
View 6. Del Obispo – Exhibit 5.1-6 depicts views of Del Obispo Street which consists of mature
landscaping and parking lots fronting on either side of the street. Fast-food restaurants are
located east of Del Obispo near Ortega Highway and a retail shopping center is viewed on the
south/east side of Del Obispo near Plaza Drive. Restaurants and retail shops are also shown on
the west side of Del Obispo. Views of the surrounding hillside can be seen in the background as
travelers drive south along Del Obispo.
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View looking west along Ortega Highway.

EXISTING VIEW
1. TOWN CENTER GATEWAY

Exhibit 5.1-1

View looking west northwest along Ortega Highway and Del Obispo.

View looking west southwest along Ortega Highway and Del Obispo.

Exhibit 5.1-2
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EXISTING VIEW
2. ORTEGA HIGHWAY
AND THE MISSION

View looking west northwest along Verdugo from Verdugo and Camino Capistrano.

View looking west at Capistrano Depot.
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View looking north and northwest along Camino Capistrano.

EXISTING VIEW
4. CAMINO CAPISTRANO

Exhibit 5.1-4

View looking north and northeast along El Camino at El Camino and Forster.

View looking east at Historic Town Center Park.

Exhibit 5.1-5
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View looking north and northeast along Del Obispo.

View looking south and southwest along Del Obispo.

Exhibit 5.1-6
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EXISTING VIEW
6. DEL OBISPO

5.1.2

THRESHOLDS OF SIGNIFICANCE

According to Appendix G of the California Environmental Quality Act (CEQA) Guidelines, a
project will normally have a significant adverse environmental impact on aesthetics if it will:
Threshold AES-1

Substantially damage scenic resources, including, but not limited to, trees,
rock outcroppings, and historical buildings within a state scenic highway.

Threshold AES-2

Have a substantial adverse effect on a scenic vista.

Threshold AES-3

Substantially degrade the existing visual character or quality of the site
and its surroundings.

Threshold AES-4

Create a new source of substantial light or glare which would adversely
affect day or nighttime views in the area.

5.1.3

ENVIRONMENTAL IMPACTS

Existing Plans, Programs, and Policies
The following measures are existing plans, programs, or policies that apply to the proposed
Project and will help to address potential impacts related to aesthetics:
PPP-AES-1

Future site specific development projects, including design of a new
bridge over Trabuco Creek to link the trails west of the creek directly to
the Los Rios Street District, shall be subject to review and approval by the
City’s Design Review Committee and Planning Commission, who shall
determine compliance with the goals, policies and standards of the San
Juan Capistrano Architectural Design Guidelines and the Comprehensive
Development Plan that promote “high-quality” urban design and aesthetic
resource preservation through the City’s design review process.

PPP-AES-2

All street, signage, landscape, and parking lot lighting sources shall be
shielded and oriented, or provided with shielded luminaries so as to
prevent lighting overspill into adjacent or nearby properties in violation of
the Title 9, Land Use Code, Section 9-3.529, Lighting standards.

PPP-AES-3

Prior to issuance of certificate of occupancy for any building/structure, the
project developer shall submit, lighting and photometric plan(s) for all
proposed exterior lighting, which shall be subject to City review and
approval to assure that compliance with the City’s lighting standards per
Section 9.3-529 for permitted illumination within parking areas and
walkways as well as demonstrate that illumination does not create off-site
light and glare, to the satisfaction of the Development Services Director or
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their designee, who may refer such plans to the Design Review Committee
for review and comment prior to making a determination.
PPP-AES-4

Site development shall not result in excessive illumination based on the
luminance recommendations of the Illuminating Engineering Society
(IES) of North America. Lighting shall be designed to effectively
complement the site design and architectural design of future development
projects.

Project Design Features
There are no specific Project Design Features that relate to potential impacts on aesthetic
resources.
Impact Analysis
Short-Term Construction Impacts
Implementation of the proposed Project will result in site preparation and construction activities
that could have some short-term effects, which would temporarily change the character of the
area. Construction activities would involve grading, demolition, and placement of temporary
noise barriers. However, it is important to note that these potential effects are similar to those
that are typical of similar development sites in the City that undergo development and
redevelopment. The effects of grading include exposing a portion of the site to landform
alteration associated with the use of heavy construction equipment and related activities. Other
effects during the initial phase of development include dust generation associated with site
grading, demolition and construction of new structures that are proposed in the HTCMP.
Construction staging areas, including earth stockpiling, storage of equipment and supplies, and
related activities will contribute to a generally “disturbed condition”, which may be perceived as
a potential visual impact.
While these activities may be unsightly during the site preparation and construction phases, they
are not considered significant impacts because they are temporary in nature and will cease upon
completion of the proposed construction activities. Construction noise barriers would also be
temporary in nature and would only be required during heavy construction activities adjacent to
sensitive land uses. Nonetheless, a measure has been identified to locate staging areas away
from areas most visible to the surrounding development, if feasible. Moreover, once completed,
the character of the site and general area will return to normal (i.e., characterized by urban
development). In addition, several measures, such as a six feet high screen fence at the property
line, can be installed to minimize the potential adverse effects of construction and demolition.
Mitigation Measure MM-AES-1 will reduce impacts to less than significant.
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Long-Term Operational Impacts
The following analysis addresses the change in the visual character of the Project area in relation
to surrounding and on-site vantage points. As described in the Environmental Setting discussion,
six (6) representative viewpoints of the Project area were selected. Project implementation of the
HTCMP will occur in phases, over time and future site specific development will be submitted to
the City for entitlement, along with the preparation of more detailed site-specific project plans.
A series of photographs and illustrative drawings from the HTCMP Vision Plan were prepared to
demonstrate the visual character and visual changes anticipated at each viewpoint.
The building design and configurations shown in the images are purely conceptual and
illustrative in nature and depict how future development could appear, not how it would appear.
They are intended to show the approximate location and massing of the future development and
not specific building design, color, or setting and may not reflect the actual locations and land
uses. No specific landscape plan is proposed at this time, so the landscaping depicted is
conceptually based on typical edge landscaping treatments employed within the City of San Juan
Capistrano and as proposed the HTC Master Plan Code (Form-Based Code).
Viewshed Analysis
Visual images of the proposed Project at each of the six view locations described in the Section
5.1.1, Existing Setting, are presented in Exhibits 5.1-7 through 5.1-12 and are described below.
View 1. Town Center Gateway – Exhibit 5.1-7 depicts images looking southwest and
southbound along Del Obispo. Existing views of the gateway to the town center would change
from vacant land, fast food restaurants and parking lots fronting Del Obispo to additional retail
and/or restaurant use at the proposed Plaza Banderas Hotel site north of Ortega. This will
establish a distinct edge to the north side of Ortega and creating a landmark for those entering
downtown. An appropriately-sized plaza with an iconic element such as a fountain, statue, or
other piece of public art, can also contribute to the gateway on this site while keeping the
proposed retail building a comfortable distance from the busy intersection.
The second key component of creating a downtown gateway is construction of a major new
municipal parking structure at the southwest corner of the new Ortega Highway/Del Obispo
intersection, lined on all sides with retail shops and other uses to screen the parking structure
from public view. Another distinct corner at the gateway would be formed by replacing the
existing surface parking lots and drive-through restaurants on this corner with a well-designed
building fronting directly onto the street.
The Project will visually improve the area by bringing new buildings and activity close to the
street, enhancing and maintaining continuous landscaping and streetscape down Ortega and Del
Obispo.
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Illustrative view of intersection of Del Obispo and Ortega Highway with lined parking structure.

Illustrative view looking southeast towards new I-5/Ortega Highway interchange and proposed park-once structure.

Exhibit 5.1-7

Source: Studio One Eleven, Oct 2010
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View 2. Ortega Highway and the Mission – Exhibit 5.1-8 depicts an illustrative view looking
north on Camino Capistrano towards Ortega Highway and a potential new Mission entrance.
Ortega Highway from Del Obispo to Camino Capistrano would be transformed from its current
broad highway right-of-way into a pedestrian-priority street by narrowing the pavement
significantly, providing very wide sidewalks, and very closely spaced street trees to provide
strong spatial definition and shade. It is also envisioned that in support of the new public space
connection between the Mission and the town center it may be possible for some of the current
screen wall separating the Mission gardens from Ortega Highway to be replaced by open
fencing, allowing the gardens to be at least visually a part of the town as is the case with so many
of California’s finest Missions. These changes would enhance the existing visual character of
this area by adding open space and providing additional landscaping with a continuous
streetscape.
View 3. Verdugo Street and the Capistrano Depot – Views shown in Exhibit 5.1-9 include an
illustrative aerial view looking southeast toward Verdugo Street and the Santa Fe Depot and an
illustrative looking northwest on Camino Capistrano towards new mixed-use/boutique hotel. In
its current form Verdugo has the appearance of a rather wide alley, with narrow sidewalks and
no landscaping or curbside parking. The HTCMP would provide a visual improvement to this
area by recommending the sidewalks on Verdugo be widened, reducing the current wide threelane roadway to two, and foregoing on-street parking in favor of making room for street tree
planting. The parking lot might be reorganized to provide a tree-lined sidewalk along the south
side as well. These trees should match the street trees placed on Verdugo in order to maintain
visual continuity.
At the corner of Camino Capistrano and Verdugo Street, the Capistrano Plaza building, with a
long blank wall facing Verdugo, might be replaced with a new mixed-use or hotel building. This
would replace the current one-story building with a three-story boutique hotel with a ground
floor restaurant or bar. In the alterative, a mixed-use building with ground floor retail and
residences or offices above could be located here depending on market demand.
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Exhibit 5.1-8

PROPOSED VIEW
2. ORTEGA HIGHWAY AND THE MISSION

Illustrative view looking north on Camino Capistrano towards Ortega Highway and new Mission Entrance.
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Illustrative aerial view looking southeast towards Verdugo Street and the Capistrano Depot.

PROPOSED VIEW
3. VERDUGO STREET
AND THE CAPISTRANO DEPOT

Exhibit 5.1-9

View 4. Camino Capistrano – The HTCMP recommends that the historic angled parking
arrangement be restored on Camino Capistrano on one side from Ortega Highway to Forster
Street. Back-in angled parking is recommended on the east side of the street, complemented
with sidewalk expansion on the west side of the street. In addition, the Project proposes infill
buildings with ground floor retail, which will enhance the existing streetscene. An anchor is
proposed to compliment the town center character, spur additional retail and entice visitors.
Exhibit 5.1-10 shows conceptual views of a potential market hall on the site of El Adobe Plaza
located at the corner of Del Obispo and Camino Capistrano. As the commercial environment
along Camino Capistrano becomes more successful and buildings are filled in along the street, it
is anticipated that the existing parking structure south of the train station will be expanded. This
parking structure expansion would require the relocation/removal of the historic Oyharzabal
barn, which is listed on the NRHP but is not within clear view of the streetscape. Currently the
barn is in a deteriorated condition and in need of maintenance and/or restoration. New buildings
will require carefully designed, high quality and well maintained buildings complemented by
safe, memorable streets with clean, wide, sidewalks, beautiful shade trees, good lighting, and
slow moving traffic.
View 5. El Camino Real and the Historic Town Center Park – Exhibit 5.1-11 depicts an
illustrative view of retail along El Camino Real facing the Historic Town Center Park and
proposed City Hall. This area is currently characterized by a lack of sidewalks, frontages
without buildings, parking lots on the west and a large open park area on the east. The HTCMP
would transform El Camino Real as a downtown street, with wide, pedestrian-oriented
sidewalks, street trees, curbside parallel parking, and new mixed-use buildings fronting the
Historic Town Center, park with ground floor shops and restaurants and offices above along its
west side where the parking lots are now located. On the east side, the existing park would be
significantly improved, with new tree groves, open play areas, comfortable seating area, and
other amenities typical of a downtown park.
Design elements should include displays that present and interpret the historic resources –
including Mission era building foundations and trash pits from a number of eras – that lie below
the surface within this park. This park was created in this location to honor those historic
resources, and the HTCMP recommends adding a range of above-ground design elements that, in
addition to making it a significant civic space and a pleasant town center park, can also make
visitors aware of the presence, nature, and historic meaning of these buried treasures.
Along the east edge of the Park – currently an undeveloped area between the lawn and parking
lots – a new City Hall is proposed, a public-serving use that would bring approximately 100 City
workers and 100 daily visitors into the center of town, and spur a demand for adjacent office and
retail space. The location of the new City Hall will also give the Park a strong civic presence
similar to many of the great central parks and squares of towns all over the country and the
world. This three-story structure would not impact the current size of the existing lawn.
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Illustrative view looking northwest on Camino Capistrano towards new mixed-use/boutique hotel.

Illustrative view of potential market hall on site of El Adobe Plaza.

Source: Studio One Eleven, Oct 2010
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Illustrative view of retail along El Camino Real facing Historic Town Center Park and City Hall.

PROPOSED VIEW
5. EL CAMINO REAL AND THE
HISTORIC TOWN CENTER PARK

Exhibit 5.1-11

View 6. Del Obispo – Exhibit 5.1-12 depicts proposed views of Del Obispo Street. The
HTCMP proposes to transform the character of Del Obispo Street from the I-5 Freeway to the
railroad tracks with landscape improvements including a new median strip planed with large
trees, and widened sidewalks and steady street tree planting along both sides of the street.
The visual character of Del Obispo would be transformed by the reconfiguration of development
along Del Obispo to move commercial buildings to the street frontage with parking to the rear,
and the addition of landscaped median access control. The HTCMP proposes a potential new
specialty grocery store, neighborhood-serving retail and restaurants with patios fronting the north
end of Del Obispo to screen the parking field from the street. The HTCMP also envisions retail
and mixed use fronting Del Obispo which would screen existing parking. Existing uses to the
south and east would be redefined as residential (in the form of rowhouses, live-work units or
courtyard condominiums) and mixed use neighborhoods.
Threshold AES-1

Would the project have a substantial adverse effect on a scenic vista?

The General Plan Community Design Element serves to protect and enhance the image of the
community by addressing 1) the protection of the natural hillsides and various views created by
the hillsides; 2) the protection and enhancement of other natural features (e.g., major creeks and
floodplains); 3) the preservation and enhancement of the historical character of the community;
4) the harmonious incorporation of new development into existing public and private
development; and 5) the maintenance of the community’s “small-village, rural atmosphere.”
Scenic vistas as viewed in the context of the Community Design Element consist of public
viewpoints that provide expansive views of a natural landscape or historic character of the area.
Examples include, but are not limited to:
x
x
x

Views from the arterial streets (Camino Capistrano, Del Obispo Street, Ortega Highway)
that traverse the Project area.
Views of Mission San Juan Capistrano from Ortega Highway.
Views of the hillsides and ridgelines.

Because the Project area is currently largely developed, implementation of the proposed Project
would not result in a substantial adverse effect in the visual character of the site. No new
development is proposed within the Connectivity area. The visual character of the Revitalization
and Repositioning areas would change because of new development and redevelopment of land
uses over time, resulting in a thriving and diverse Historic Town Center District with a greater
intensity of uses. The buildings associated with these uses would result in the introduction of
structural elements that are not currently present on-site. In addition, there may be a change in
building height and scale where, for example, a single-story building is planned for demolition
for the development of a new three-story boutique hotel. Some foreground views would be
blocked by the addition of new buildings within the Project site, however, distant views of the
surrounding hillside to the west, north and south would still be afforded from the Project area
and surrounding roadways. In addition, new development would be softened by proposed
landscaping and new high quality urban architectural design. Thus, the addition of buildings to
the HTCMP site would not be considered a significant impact to a scenic vista.
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Existing Del Obispo Street.

Del Obispo Street with proposed improvements.

Source: Studio One Eleven, Oct 2010
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Exhibit 5.1-12

PROPOSED VIEW 6. DEL OBISPO

Distant views of the hillside would be retained from the Project area and surrounding roadways.
Implementation of the HTCMP would result in enhancements to the streetscape that provide
these views, including Camino Capistrano, Ortega Highway, El Camino Real and Del Obispo.
As described above, enhancements include but are not limited to new widened sidewalks, large
street trees, angled parking, and the addition of a median within Del Obispo. These
enhancements would provide a beneficial visual impact by providing a continuous streetscape
and landscaping providing a scenic foreground view for travelers along these roadways. The
new foreground and mid-ground views would tie into the hillside view corridors in the
background view. Streetscape enhancements within the HTCMP would provide a beneficial
impact to scenic vistas.
Views of the Project area from the east are largely obstructed by the I-5 Freeway. Since the I-5
Freeway is elevated, views from the I-5 Freeway are presently characterized by the downtown
urbanized area with a variety of land uses, associated parking lots and mature ornamental trees,
combined with a view of the surrounding foothills in the background and can be considered
visually pleasing by many viewers traveling the freeway. The proposed Project would introduce
new infill development and redevelopment that would be in character with the existing and
surrounding development through application of the City’s Architectural Design Guidelines and
would also incorporate substantial landscaping that would provide visual relief to the viewer.
Surrounding land uses and roadways to the north and south are all at a similar elevation as
compared to the Project area. Therefore, existing views do not extend far beyond the onsite
buildings and/or Project boundaries. Views of the Project area from the north and west will
remain unchanged since the Project does not propose a change in land uses within the
Connectivity area, which provides a buffer to new development and redevelopment in the
Revitalization area. Views of the area looking north by travelers along Camino Capistrano and
the Metrolink/Amtrak railroad would also remain similar since they are at similar elevations as
the Project area. Distant views of the hillsides and ridgelines in the background would be
maintained. Therefore, the Project would not have a significant effect on a scenic vista.
Threshold AES-2

Would the project substantially damage scenic resources, including, but
not limited to, trees, rock outcroppings, and historical buildings within a
state scenic highway?

As noted, there are no state nor county scenic highways within the Project area. Ortega Highway
is designated as a state Scenic Highway Landscape Corridor east of the I-5 Freeway, which is
outside the Project area. Travelers along this portion of Ortega Highway are unable to view the
Project area. The City’s General Plan Community Design Element designates Ortega Highway,
Del Obispo Street, and Camino Capistrano as scenic corridors. In addition, the I-5 Freeway and
the railroad are also classified by the City as scenic corridors.
As discussed above, views of portions of the Project area are afforded from the I-5 Freeway.
The development of additional urban uses consistent with the existing developed area adjacent to
the I-5 Freeway would be consistent with this designation. In addition, a landscaped buffer and
potential noise barrier may be located along sections of I-5 Freeway, which would visually
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soften the edge of the Project area as viewed from I-5. Further project implementation will
visually improve the streetscapes along Ortega Highway, Del Obispo Street, and Camino
Capistrano by providing continuous landscaping and wider pedestrian-friendly sidewalks.
There are a number of historic buildings located throughout the Revitalization area. The Project
has been designed to protect and preserve designated historic buildings and assure that new
development is compatible and complementary to these buildings. Impacts to these resources
have been addressed in Section 5.5, Cultural Resources, through proposed mitigation measures
MM-CLT-1 through MM-CLT-4 to ensure that future site specific development does not
significantly impact these resources. The Project also includes the adoption of a Form-Based
Code that incorporates development and design standards that will achieve high-quality, humanscale design consistent with the City’s Architectural Design Guidelines. Further, individual sitespecific projects will be subject to review for compliance with that Code and those Guidelines
including design policies and provisions specific to “Downtown Commercial” development.
As described above, the Project area contains numerous mature ornamental trees including
Eucalyptus, California Pepper, Liquidambar, and various other species. The majority of these
trees will be retained and the City’s Architectural Design Guidelines provide that future design
accommodate existing trees. However, for future potential street extensions, preservation may
not be a feasible option. In such cases, the City will pursue tree replacement. As discussed in
Section 5.4, Biological Resources, under the proposed Project, any future site specific project
that proposes the removal of a tree must comply with the City’s Tree Removal Permit Ordinance
(Municipal Code, Section 9-2.349).
Other scenic resources within the Project area include views of the surrounding hillsides and
ridgelines. Distant views of these hills are afforded from locations throughout the Project site,
including from the locally designated “scenic corridors” Camino Capistrano and Ortega
Highway. The City’s General Plan Community Design Element establishes the following
policies to guide City actions within these corridors:
x
x
x

Buffer to screen existing un-slightly features outside of the right-of-way.
Use of innovative design features for bicycle, sidewalks, equestrian trails, boundary
walls, and parkways.
Attention to building design features that are proposed adjacent to a scenic corridor.

The proposed Project would not significantly obstruct the distant views of the hillsides and
ridgelines afforded by these local scenic corridors, and the redevelopment of the Revitalization
and Repositioning areas adjacent to these scenic corridors would not conflict with their intended
purpose of preserving views. Therefore the potential impacts would be less than significant.
Threshold AES-3

Would the project substantially degrade the existing visual character or
quality of the project area and its surroundings?

The Project area is predominately developed and is surrounded by existing development. As
previously described and as shown in the illustrative and conceptual images above, the proposed
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Project is intended to be consistent in architectural style, form, and massing with the existing and
surrounding development and therefore would be consistent with the visual character of the
Project area. The proposed Form-Based Code incorporates development and design standards
that will achieve high-quality, human-scale design consistent with the City’s Architectural
Design Guidelines. Further, individual site-specific projects will be subject to public
discretionary review through the Commission review process for compliance with those City
Guidelines including design policies and provisions specific to “Downtown Commercial”
development. As detailed above under “Viewshed Analysis,” implementation of the Project
would enhance the existing visual character and quality of the Project area and its surroundings.
In addition, the development of the Project area, which will involve numerous public and private
decisions and would incorporate substantial landscaping along the surrounding roadways,
including Ortega Highway, Camino Capistrano, El Camino Real, Del Obispo and Verdugo
Street. The proposed Form-Based Code includes exhibits showing street sections of the major
roadways, including minimum sidewalk widths, tree spacing, parking and paved roadway width
required (proposed Chapter 9-3.319 of the San Juan Capistrano Municipal Code “HTC Master
Plan Code” Tables 4A and 4B). These requirements, such as wide sidewalks (8’ to 16.6’), 4’x4’
tree wells at 30’ spacing in planters and between parking spaces and reduced roadway widths
with on-street parking, would significantly improve the visual character of the streetscape by
providing a continuous and cohesive landscaped view corridor.
The Project proposes several new, enhanced “bicycle, pedestrian, and equestrian” connections in
order to increase accessibility for cyclists, pedestrians and equestrian riders from the surrounding
area into the downtown. North of the Town Center, the El Horno Street pedestrian underpass,
accessible to pedestrians, cyclists, and horses, is currently an unattractive and under-used
linkage. The Plan calls for this “bicycle, pedestrian, and equestrian” to be enhanced with
improvements such as hardscape, landscape, signage, lighting, and perhaps an art component to
improve the safety and comfort of the area. From the West, the primary access point to the
Town Center would be through the Los Rios District. The Los Rios Park would be a place for
expanded hitching posts where horses may be “parked” while their riders visit the Town Center
by using the existing at-grade crossing over the train tracks and traveling up an enhanced
Verdugo Road to Camino Capistrano. A new “bicycle, pedestrian, and equestrian” bridge over
Trabuco Creek is also recommended to link the trails west of the creek directly to the Los Rios
District. The new bridge design would require review by the City’s Design Review Committee
to ensure that a high quality design that blends into the surrounding area. The bridge design
would likely be similar to the existing “bicycle, pedestrian, and equestrian” bridge which crosses
Trabuco Creek along the east side of Rancho Viejo Road. These trail connections would
provide additional open space and visual benefit to viewers of the Project site.
As discussed further in Section 5.12, Noise, noise barriers such as berms or sound walls, may be
required along the I-5 Freeway, to reduce potentially significant noise impacts on any new
residential development. Noise barriers for mixed use residential development in the downtown
(Revitalization area) would need to be incorporated into new or renovated buildings to protect
residential uses from noise impacts. The adverse view impacts of the sound barriers from the
surrounding roadways and properties will be reduced through the use of landscaping and/or
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berms. In addition, proposed soundwalls will require design consistency with the proposed HTC
Master Plan Code Architectural Styles and the City’s Design Guidelines. Impacts would be less
than significant.
Existing mature trees would be retained on site to the degree feasible in accordance with the
City’s Heritage Tree Ordinance (Municipal Code, Section 9.2-349) and thereby maintain these
prominent and visually beneficial features of the Project area.
Proposed future buildings will be developed in accordance with the special development and
design standard requirements that would be established in the proposed Chapter 9-3.319 (HTC
Master Plan Form-Based Code) and consistent with the City’s Architectural Design Guidelines.
Further, individual site-specific projects will be subject to review for compliance with those
Guidelines including design policies and provisions specific to “Downtown Commercial”
development. Implementation of the Project is not only expected to “not degrade the existing
visual character or quality of the project area and its surroundings” but would enhance the
existing visual character and quality of the HTC site and its surroundings.
As discussed in detail in Table 5.1-1 below, the Project is consistent with the City’s “Downtown
Commercial” Design Guidelines, specifically, the General Design Objectives and the Site
Planning policies.
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Table 5.1-1
HTCMP Project Consistency with the
City’s Architectural Design Guidelines for “Downtown Commercial”
Relevant Policy
General Design Objectives
The design of all development projects within the Downtown should:

Compliance with Policy

1. Reinforce and enhance the City’s downtown as The purpose of the HTCMP and accompanying vision is to
one of the primary focal points of the community;
revitalize and enhance the City’s downtown village center,
architecturally, historically, and economically. This Plan will
provide a mechanism for development to occur over the longterm to achieve these goals. Therefore, the Project is consistent
with this objective.
2. Contribute to the existing pedestrian-oriented Preserving community character is a major goal of the
“village-like” environment;
HTCMP. The Plan was based on the unique characteristics of
the Project area including the village scale, historic
characteristics of the buildings, and landscape. As further
described below, future site specific development projects will
be required to comply with the City’s “Downtown
Commercial” architectural design guidelines. The City’s
current design objectives and guidelines for “Downtown
Commercial” provide substantial direction and sensitivity for
approaching new development or modifications to existing
development. Several streetscape enhancements, such as
reduced roadway widths, wider sidewalks and landscaping are
proposed for the major arterials to enhance the pedestrianoriented character of the Project site.
3. Complement the scale, proportion and character Future site specific development within the Project area will be
of development in the surrounding area;
designed to be compatible with the existing uses in the
immediate area and will reflect the historic heritage and
architectural character of the village center. The design of new
structures and/or upgrades to existing structures will be
required to comply with the applicable policies of the City’s
adopted Architectural Design Guidelines as determined by the
Design Review Committee and Planning Commission.
Therefore, the Project is consistent with this objective.
4. Establish attractive, inviting, imaginative and
functional site arrangement of buildings and parking
areas, and a high quality architectural and landscape
design which provides proper access, visibility and
identity;

The HTCMP was designed based on the unique characteristics
of the Project site including the village scale, historic
characteristics of the buildings, and landscape. Therefore, the
Project is consistent with this objective.

5. Provide stylistically diverse and creative Future site specific development is intended to complement the
architectural design solutions which convey a sense surrounding built environmental within the downtown area.
of timelessness and elegance;
The proposed HTC Master Plan Code establishes architectural
requirements for a variety of styles that are intended
complement the City’s existing heritage while creating unique
new buildings that do not copy the historic buildings. The
Town Center is blessed with a number of fine buildings, the
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Table 5.1-1
HTCMP Project Consistency with the
City’s Architectural Design Guidelines for “Downtown Commercial”
Relevant Policy

Compliance with Policy
best of which are well preserved historic structures, between
100 and 200 years in age. The Project proposes new buildings
that are sympathetic in scale and character to the historic
building fabric, bringing additional activity and vitality and
better defining and enlivening its public realm. The Plan
defines a simple town pattern for San Juan Capistrano’s Town
Center, within which the remaining historic buildings and
distinguished new buildings are intended to work together to
make a place that is both new and old, “marrying” San Juan
Capistrano’s history and its future. Therefore, the Project is
consistent with this objective.

6. Preserve and incorporate natural amenities unique Existing mature trees would be retained onsite to the degree
to the site into the project development proposal;
feasible in accordance with the City’s Heritage Tree Ordinance
(Municipal Code, Section 9.2-349(f) and thereby serve to
generally maintain this prominent visual feature of the site.
Thus, the Project is consistent with this objective.
7. Preserve and incorporate structures which are New development and redevelopment will be compatible with
distinctive due to their age, cultural significance, or and preserve the integrity of existing historic buildings within
unique architectural style into the project;
the town center.
As discussed under View 5 above, design elements within the
Historic Town Center Park area should include displays that
present and interpret the historic resources – including Mission
era building foundations and trash pits from a number of eras –
that lie below the surface within this park. This park was
created in this location to protect and preserve those historic
resources, and the Plan recommends adding a range of aboveground design elements that, in addition to making it a
significant civic space and a pleasant town center park. This
design element will also make visitors aware of the presence,
nature, and historic meaning of these buried important historic
resources. Therefore, the Project is consistent with this
objective.
8. Maintain hillside views to the greatest extent As discussed above, the Project would not substantially impact
possible.
views of the surrounding hillsides. While new structures could
partially obstruct views, more importantly, street corridors will
be designed and improved to enhance distant views of scenic
hillsides and ridgelines. Development and redevelopment
would occur in areas that are currently developed with
relatively flat topography. The Project is consistent with this
objective.
Site Planning
a. The site arrangement of structures, parking, The HTCMP was formulated based on the unique
circulation areas and open spaces should recognize characteristics of the Project area including the village scale,
the particular characteristics of the site and should historic characteristics of the buildings, open spaces and mature
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Table 5.1-1
HTCMP Project Consistency with the
City’s Architectural Design Guidelines for “Downtown Commercial”
Relevant Policy

Compliance with Policy

relate to the surrounding built environment in landscape elements.
pattern, function, scale, character and materials;
objective.

The Project is consistent with this

b. Siting of buildings along street frontages is The Project encourages the development of buildings fronting
encouraged. Zero or minimal building setbacks the main arterials, especially Del Obispo Street which presently
should be considered, where appropriate;
has a more suburban, auto-oriented appearance and experience.
As detailed in the proposed HTC Master Plan Code “3.0
Frontage Standards” are required. The standards establish the
frontage zones applied to the plan boundaries. Frontage zones
provide the standards for how buildings individually shape the
streetscape for the portion of the parcel's frontage along a rightof-way. Each streetscape subject to this code has specific
requirements that further articulate development potential.
Therefore, the Project is consistent with this objective.
c. Continuity of pedestrian oriented activities along
street frontages is encouraged. Avoid disrupting the
pedestrian experience by parking lots and blank
walls;

The HTCMP proposes several new and enhanced regional nonmotorized connections in order to increase accessibility for
pedestrians, cyclists, and equestrian riders into and within the
Town Center (see Exhibit 3.3-6).
In addition, the Project proposes a new parking structure and
the expansion of an existing parking structure, which will allow
the existing surface parking lots to be used for redevelopment.
The Project is consistent with this objective.

d. Storefronts and major building entries should be
oriented towards streets, courtyards or plazas. Avoid
placement of “dead spaces” such as storage areas
along street frontages;

The Project encourages the development of buildings fronting
the main arterials. As detailed in the proposed Project’s FormBased Code’ “3.0 Frontage Standards” are required. The
standards establish the frontage zones applied to the plan
boundaries. Frontage zones provide the standards for how
buildings individually shape the streetscape for the portion of
the parcel's frontage along a right-of-way. Each streetscape
subject to this Code has specific requirements that further
articulate development potential. Therefore, the Project is
consistent with this objective.

e. Modulate building massing to accommodate
pedestrian plazas, landscaping, seating areas and
public art along the street wall and at prominent
intersections;

The Project encourages the development of pedestrian plazas
and landscaping throughout the site. For example, the plan
proposes that the Plaza Banderas Hotel be supplemented by an
additional retail or restaurant building on the newly created and
highly visible parcel, establishing a distinct edge to the north
side of Ortega and creating a landmark for those entering
downtown. An appropriately-sized plaza with an iconic
element such as a fountain, statue, or other piece of public art,
can also contribute to the gateway on this site while keeping the
proposed retail building a comfortable distance from the busy
intersection. The Project is consistent with this objective.

f. Locate parking at the rear of lots and devote all The Project proposes a new parking structure and the expansion
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Table 5.1-1
HTCMP Project Consistency with the
City’s Architectural Design Guidelines for “Downtown Commercial”
Relevant Policy

Compliance with Policy

parking lot areas not specifically required for of an existing parking structure, which will allow the existing
parking spaces or circulation to landscaping;
surface parking lots to be used for redevelopment. This will
allow proposed buildings to front the main arterials. Therefore,
the Project is consistent with this objective.
g. Create pedestrian paseos to parking lots which are The Project proposes a new parking structure and the expansion
located behind buildings.
of an existing parking structure, which will allow the existing
surface parking lots to be used for redevelopment. This will
allow proposed buildings to front the main arterials. Therefore,
the Project is consistent with this objective.

Threshold AES-4

Would the project create a new source of substantial light or glare which
would adversely affect day or nighttime views in the area?

The Community Design Element addresses exterior lighting. As suggested in that element,
exterior lighting levels should be the minimum necessary to protect the public safety.
Specifically, lighting in the HTC area must be designed to achieve the following criteria:
x

Within non-residential areas, both pedestrian and parking lot lighting should be set at
minimum levels recommended by the Illuminating Engineering Society for public safety.

Given that the Project area is in a developed urbanized area and surrounded by existing
development that incorporates nighttime illumination (including lighted commercial, office,
residential uses, freeway and other roadway lighting), the additional illumination associated with
the Project and site-specific developmente would not generate a substantial increase in the
overall ambient lighting of the area. Further, the increase in illumination would be consistent
with that of the existing and surrounding development and would be in conformance with City
standards and requirements (Municipal Code Section 9.3-529, Lighting Standards). Thus, the
impact would be less than significant.
Lighting will be required to provide nighttime street and building illumination for the Project.
Additional sources of light include security lighting, nighttime traffic, trail lighting, light
associated with the night time use of residences, and the retail, office and mixed use
development, including building, parking lot, and security lighting. It is not expected that
individuals living in adjacent residential areas would experience a substantial increase in light or
glare due to the existing built environment. Proposed nighttime lighting would be consistent in
type and intensity as the existing and surrounding development.
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The Project proposes trail connections within the Connectivity area to connect users from the
existing regional trail system surrounding the HTC site to the town center. These trails would be
lighted with existing street and/or park lighting for safety.
As required by PPP-AES-3, prior to issuance of certificates of occupancy building, a photometric
survey is required showing that all exterior lighting will not create off-site light and glare, as
approved by the Development Services Director. Further the Project proposes lighting standard
requirements for the proposed Town Center and Town Center Edge zoning districts as part of the
proposed Chapter 9-3.319 of the San Juan Capistrano Municipal Code. The City’s lighting
standards establish the following criteria:
x

Site lighting shall be shielded by permanent attachments to light fixtures so that the light
sources are not visible from a public way and any offsite glare is prevented.

x

Site lighting shall include illumination of parking areas, buildings, pedestrian routes,
dining areas, design features and public ways.

x

The position of a lamp along a sidewalk or other path being lighted shall not exceed 15
feet in height above the ground.

x

All flood lamps shall be shielded so that the light sources are not visible from a public
way.

x

Lighting (uplighting and downlighting) that is positioned to highlight a building or
outdoor artwork shall be aimed at the object to be illuminated.

x

Lighting fixtures shall not distract from, or obscure important architectural features of the
building. Lighting fixtures shall be a subordinate feature on the building unless they are
incorporated into the over-all design scheme of the building.

Existing sources of light surrounding the Project area (i.e., roadways, transportation facilities,
and other non-residential development) may be visible to future residences within the
Revitalization and Repositioning areas. However, the proposed residential uses will be oriented
away from major roadways and street lighting. Future residential uses will also be buffered from
existing light sources with the addition of the required landscaping and by placing development
at a similar grade to the existing surrounding uses. In addition, the proposed Form-Based Code
requires terraced and frontage setbacks between land uses. Future residences would not be
adversely impacted by existing or proposed sources of lighting which must comply with the
City’s stringent standards.
Lighting from the Project area, in addition to lighting emitted from existing development, may be
visible to existing residences located on higher elevations to the north of the. The proposed
development is consistent with the urban lighting of surrounding areas, including existing
residential neighborhoods, and lighting of the transportation corridors. Therefore, given the
distance from the site and the existing amount of the light and glare, the impact is not considered
significant.
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5.1.4

CUMULATIVE IMPACTS

The new development occurring in the region of Project area, would alter scenic vistas/resources,
change the visual character and quality of the general area, and introduce new sources of light
and glare. The Project area is located in an urbanized portion of the City and development
changes to the aesthetic environment are ongoing. New development and redevelopment of the
HTC Project area in accordance with the HTCMP would result in an intensification of the urban
character of the HTC through demolition or renovation of existing structures and construction of
new structures. Residential and mixed-use development and development of the proposed bridge
would alter the visual character of the Project area. Future site specific development projects in
the HTC and future development projects within the City would be of quality design in
conformance with the City’s Architectural Design Guidelines and site design review. As a
result, the proposed Project has a less than significant cumulative impact on the visual character
of the HTC.
The HTC is an urban environment with substantial artificial light sources. An increase in
development in the HTC would incrementally increase the amount of light and glare in the
Project area. However, all future projects would be required to comply with City codes, which
limit excessive light and glare through specific requirements, including governing light spillover
onto adjacent properties and nighttime illumination. City regulations would mitigate light and
glare impacts in the HTC to a less than significant level. The proposed Project, considered
together with existing and future uses, would not result in a cumulatively considerable
contribution to light or glare. Therefore, cumulative light and glare impacts are less than
significant.
5.1.5

LEVEL OF SIGNIFICANCE BEFORE MITIGATION

Construction activities would result in a potentially adverse visual impact due to 1) a temporarily
disturbed condition resulting from grading, demolition and potential stockpiling and 2)
temporary noise barriers required during the use of construction equipment to protect sensitive
receptors to significant noise impacts.
Noise attenuation, including potential sound walls that would be required to reduce noise impacts
for the proposed residential uses located near the Southern California Regional Rail Authority
(SCRRA) Railroad and the I-5 Freeway, may result in an adverse visual impact.
5.1.6

MITIGATION MEASURES

MM-AES-1

Prior to the issuance of grading permits for site specific development, the
project applicant shall prepare a Construction Staging Plan that identifies
the location(s) of staging areas, including equipment and vehicle storage
areas, stockpile areas, etc. These areas shall be located as far away from
the existing view corridors as practical. In addition, the Construction
Staging Plan shall also identify the manner in which the staging and
equipment storage would be screened (e.g., temporary fencing,
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landscaping, berms, or a combination of these and other methods) subject
of the approval of the Public Works Director and Development Services
Director, to ensure that the temporary visual impacts would be minimized
within the viewshed.
MM-AES-2

5.1.7

Prior to the issuance of grading permits for site specific development that
includes the construction of noise barriers (e.g. berms or sound walls), the
project applicant shall prepare plans (i.e. soundwall plans, berm grading
plans, landscaping plans, etc.) that demonstrate that landscaping and
setbacks would provide a visual buffer between noise barriers and
surrounding viewsheds to the Development Services Director or their
designee for review and approval; who may refer such plans to the Design
Review Committee for review.

LEVEL OF SIGNIFICANCE AFTER MITIGATION

Less than significant.
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