4.1 AESTHETICS
INTRODUCTION
This section describes the existing visual resources within the City, identifies the regulatory framework
with respect to regulations that address visual resources, and evaluates the significance of the potential
changes to visual resources that could result from implementation of the Azusa TOD Specific Plan. In
addition, to reduce impacts, mitigation measures are included when applicable.

4.1.1

ENVIRONMENTAL SETTING

Definition of Terms
To provide context for the analysis presented below, a discussion of general definitions is necessary.
Terms to be discussed include “viewsheds” and “visual quality,” both key factors in addressing impacts
to aesthetics and views. The environmental setting also generally describes those resources that are
regionally significant and lists the designated scenic highways, byways, and vista points.
The aesthetic value of an area is a measure of its visual character and quality, combined with the viewer
response to the area. The scenic quality component can best be described as the overall impression that an
individual viewer retains after driving through, walking though, or flying over an area. Viewer response
is a combination of viewer exposure and viewer sensitivity. Viewer exposure is a function of the number
of viewers, the number of views seen, the distance of the viewers, and the viewing duration. Viewer
sensitivity relates to the extent of the public’s concern for particular viewsheds. These terms and criteria
are described in detail below.
Viewshed: A viewshed is a geographic area composed of land, water, biotic and/or cultural elements that
may be seen from one or more viewpoints and has inherent scenic qualities and/or aesthetic value as
determined by those who view it. The extent of a viewshed can be limited by a number of intervening
elements, including trees and other vegetation, built structures, or topography such as hills and
mountains.
Visual Quality: Visual quality refers to the character of the landscape, which generally gives visual value
to a setting. It is useful to think of scenic resources in terms of “typical views” seen throughout an area,
because scenic resources are rarely encountered in isolation. A typical view may include several types of
scenic resources, including both natural and man-made elements. It is also important to distinguish
between public and private views. Private views are views seen from privately-owned land and are
typically viewed by individual viewers, including views from private residences.
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Public views are experienced by the collective public. These include views of significant landscape
features, as seen from public viewing spaces, not privately-owned properties. CEQA (Public Resources
Code § 21000 et seq.) case law has established that, in general, protection of public views is emphasized.
For example, in Association for Protection etc. Values v. City of Ukiah (1991) 2 Cal. App. 4th 720, 734, the
court determined the following:
we must differentiate between adverse impacts upon particular persons and adverse impacts upon
the environment of persons in general. As recognized by the court in Topanga Beach Renters
Assn. v. Department of General Services (1976) 58 Cal.App.3d 188 [129 Cal.Rptr. 739]: “[A]ll
government activity has some direct or indirect adverse effect on some persons. The issue is not
whether [the project] will adversely affect particular persons but whether [the project] will
adversely affect the environment of persons in general.
Therefore, for this analysis, only public views are considered in analyzing the visual impacts of the
Specific Plan.

Regional and Local Setting
The City of Azusa is located 25 miles northeast of the City of Los Angeles and is approximately 60
percent developed. The City encompasses 9.13 square miles and is bordered by the San Gabriel
Mountains to the north, the Cities of Irwindale and Covina to the south, the City of Glendora to the east,
and the Cities of Duarte and Bradbury to the west. The Interstate 210 (I-210) Freeway traverses the
southern portion of the City in an east/west direction.
The southern portion of the City is relatively flat, permitting a clear view of existing buildings and
roadways. The northern section of the City is dominated by gently rolling hills and offers panoramic
views, with undeveloped hillsides and vista points, which provide long views of the City and the
surrounding region.

Surrounding Land Uses
The existing visual character of the surrounding locale is largely defined by the natural and built
environment consisting of the developed central and southern portions of the City and the scenic natural
characteristics of the San Gabriel Mountains, the San Gabriel River, trails, and local scenic roadways in
the northern portion of the City. While the City’s General Plan has not designated any scenic views or
vistas, the San Gabriel Mountains, located to the north, are designated as a National Monument.
As illustrated in Figure 4.1-1, Azusa TOD Specific Plan Aerial, the specific plan area is located in the
central portion of the City, extending from 9th Street in the north to 5th Street in the south, Lemon Avenue
to the west, and Citrus Avenue to the east. Throughout the specific plan area views from the south to the
north include intermittent views of the San Gabriel Mountains.

Impact Sciences, Inc.
1029.004

4.1-2

Azusa TOD Specific Plan Draft EIR
July 2015

Legend
0.6
n

0.3

0

0.6

APPROXIMATE SCALE IN MILES

City of Azusa
Specific Plan Boundary

SOURCE: Google Inc, March April, Imagery Date April 2014
FIGURE

4.1-1

Azusa TOD Specific Plan Aerial
1029.004•05/15

4.1 Aesthetics

State Scenic Highways
The California Department of Transportation (Caltrans) State Scenic Highway System includes a list of
state designated scenic highways and highways which are eligible for the state scenic highway
designation. Currently, there are no state scenic highways officially designated within the City of Azusa;
however, a portion of Azusa Avenue (State Highway 39), located north of I-210, is eligible to be
designated as a State Scenic Highway. 1 This portion of Azusa Avenue is not located within the project
boundaries.

Light and Glare
For purpose of this analysis, “light” refers to light emission, or the degree of brightness, generated by a
given source. Artificial lighting may be generated from point sources (i.e., focused points of origin
representing unshielded light sources) or from indirectly illuminated sources of reflected light. Light may
be directed downward to illuminate an area or surface, cast upward into the sky and refracted by
atmospheric conditions (skyglow), or cast sideways and outwards onto off-site properties (overspill).
Skyglow and overspill are considered forms of light pollution.
The effects of nighttime lighting are contextual and depend upon the light source’s intensity, its
proximity to light-sensitive land uses (i.e., sensitive receptors such as residential units and schools), and
the existing lighting environment in the vicinity of a project site. The primary sources of nighttime
illumination include street lighting, security and other types of outdoor lighting on commercial and
residential properties, surface-parking illumination, and illuminated commercial signage. Nighttime
lighting can impact views, alter the nature of community, or neighborhood character, or illuminates a
sensitive land use. Nighttime illumination of sensitive receptors also may adversely affect certain land
use functions, such as those of a residential or institutional nature, since such uses are typically occupied
during evening hours and can be disturbed by bright lights.
“Glare” or “unwanted source luminance” is defined as focused, intense light directly emanated by source
or indirectly reflected by a surface from a source. Daytime glare typically is caused by the reflection of
sunlight from highly reflective surfaces at or above eye level. Reflective surfaces generally are associated
with buildings clad with broad expanses of highly polished surfaces or with broad, light- colored areas of
paving, Daytime glare generally is most pronounced during early morning and late afternoon hours
when the sun is at a low angle and potential exists for intense reflected light to interfere with vision and

1

California
Department
of
Transportation,
California
Scenic
Highway
http://www.dot.ca.gov/hq/LandArch/scenic_highways/index.htm, accessed April 9, 2015
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driving conditions. Daytime glare also may hinder outdoor activities conducted in surrounding land
uses, such as sports.
Within the specific plan area, existing light sources generally include buildings, recreational facilities, and
lighting along roadways and parking lots. Interior light emanating from a structure; exterior light sources
(i.e., security lighting); or lighting to illuminate features for safety or decorative purposes may be visible
within the existing landscape.
Sunlight reflecting off of a reflective surface can result in glare effects and unsafe visual conditions that
may interfere with the vision of motorists operating vehicles in the proximity or that may otherwise
generally degrade scenic views. Few structures within the specific plan area presently exhibit highly
reflective materials (i.e., high-rise buildings with extensive glazing), and therefore, potential glare effects
are not considered to be of major concern.

4.1.2

REGULATORY FRAMEWORK

Federal
There are no federal statutes related to aesthetics that would apply to the Specific Plan.

State
California Scenic Highways and Historic Parkways Program
The California Scenic Highways and Historic Parkways Program was created in 1963 to preserve and
protect highway corridors located in areas of outstanding natural beauty from changes that would
diminish the aesthetic value of the adjacent lands. Caltrans maintains its State Scenic Highways and
Historic Parkways Program, through which segments of the State highway system are designated as
being of particular scenic value or interest. A highway may be designated scenic depending upon how
much of the natural landscape can be seen by travelers, the scenic quality of the landscape, and the extent
to which development intrudes upon the traveler’s enjoyment of the view. Interstates, state highways,
byways, and parkways are eligible for designation or for recognition as eligible for designation. The
program is governed by the regulations found in the California Streets and Highways Code, Section 260
et seq.
California Streets and Highways Code Section 261 requires local government agencies to take the
following actions to protect the scenic appearance of the scenic corridor:
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•

Regulate land use and density of development

•

Provide detailed land and site planning

•

Prohibit off-site outdoor advertising and control of on-site outdoor advertising

•

Pay careful attention to and control of earthmoving and landscaping

•

Scrutinize the design and appearance of structures and equipment

California Streets and Highways Code Section 263 allows the California State Legislature the authority to
identify highways as eligible for designation as a scenic highway. The government with jurisdiction over
land abutting a highway considered to be scenic is required to adopt a “scenic corridor protection
program” that restricts development, outdoor advertising, and earthmoving activities along the affected
segment or corridor (Corridor Protection Program). Caltrans must also indicate that the highway segment
meets established criteria in order for the roadway or segment to be designated as scenic.
As stated above, there are presently no officially designated state scenic highways in the City of Azusa.

California Code of Regulations Title 24 Part 6
The California Energy Code (Cal. Code Regs., tit. 24 § 6) creates standards in an effort to reduce energy
consumption. The type of luminaries and the allowable wattage of certain outdoor lighting applications
are regulated.

California Environmental Quality Act
The California Environmental Quality Action (CEQA) affords protection for the environment, including
aesthetic resources. The State CEQA Guidelines provide four criteria that may be used to evaluate the
significance of visual quality impacts: negative effects on a scenic vista, damage to scenic resources within
a state scenic highway, degradation of the visual character or quality of a site and its surroundings, and
creation of a new source of substantial light or glare affecting views.

Local
City of Azusa General Plan
The City’s General Plan is primarily a policy document that sets goals concerning the community and
gives direction to growth and development. In addition, it outlines the programs that were developed to
accomplish the goals and policies of the General Plan. City policies pertaining to visual character are
included in Chapter 3, The Built Environment of the City’s General Plan. Policies relevant to the project
include the following:
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Land Use Policies:
Policy 1.1

Establish the urban form of neighborhoods, corridors, districts,
and recreation/open space as shown on Urban Form Diagram.

Policy 2.5

Enhance neighborhoods by adding traditional elements such as
pedestrian oriented, street lighting, street trees, landscaped
parkways, traffic calming measures, and neighborhood centers.

Policy 2.6

Permit and, as appropriate, encourage the rebuilding of
neighborhoods that have areas damaged by poor development,
poor maintenance, and rapid resident turnover in an effort to
restore stability and rebuild neighborhood character.

Policy 2.11

Require the design of new residential developments to include
the following:

Policy 3.2

•

greenbelts, sidewalks, landscaped parkways, parks,
recreation amenities, and other community amenities;

•

minimizing the width of streets to encourage pedestrian
activity and to slow traffic, as appropriate;

•

potentially, include well designed and lighted alleys to
minimize the dominance of garages along street frontage;

•

siting of development to avoid disturbances of sensitive
areas and maintain important environmental resources,
including topographical formations and habitat; and

•

accommodate the development of recreational, community
meeting, educational, and day care facilities in all residential
areas, provided that they are compatible with the intended
residential function and character of the neighborhood, and
subject to City review and approval.

Multifamily and mixed-use units and sites are designed to
convey a high level of quality and character, and reflect and
complement

surrounding

neighborhood

character.

This

includes, but is not limited to:
•
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Policy 5.4

•

modulation and building elevation articulation and masses
(avoiding undifferentiated “boxlike structures”);

•

incorporating well-defined roof lines;

•

using extensive site landscape to
architectural design of the structure;

•

conveying the visual character of individual units rather
than a singular building mass and volume for multifamily
structures;

•

including separate, well-defined entries for each residential
unit;

•

locating the first occupied floor at or near the predominate
grade elevation, ensure subterranean parking facilities are
not visible from the street frontage; and

•

siting and design of parking areas and facilities to be
integrated with and not dominate the architectural character
of the structure.

complement

the

Encourage building elevations above the second floor to be set
back from the street facing facade to minimize the impact of
height and bulk on abutting sidewalks and streets.

Policy 5.7

Require all new development and encourage the remodeling of
existing development to provide the maximum window
exposure and minimize “blank wall” exposure to the sidewalk
and street.

Policy 6.3

Require rooflines and building elevations to be visually
attractive from all vantage points

Policy 7.5

Permit, where appropriate, greenbelts, trail connections, and
landscaped open space as secondary uses in and/or along flood
control channels and storm drainage right-of-ways.

Policy 10.1

Require the consideration and mitigation of noise, light,
vehicular, and other impacts on residential properties in the
design of commercial and industrial development.
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Policy 10.2

Require on-site lighting of institutional, commercial, and
industrial uses be constructed or located so that only the
intended area is illuminated, off -site glare is minimized, and
adequate safety is provided.

Urban Form Policies:
Policy 4.1

Plant all public thoroughfares with rows of trees, as feasible.

Policy 4.2

Encourage attractive gateway treatments to establish a positive
image at the edges of the city and its districts and corridors.

Policy 4.3

Continue the underground overhead utilities.

Policy 4.4

Require signage to be designed considering the scale and
materials of adjacent buildings, the desired character of the
neighborhood, district, or corridor where the site is located, and
pedestrian orientation.

Policy 5.1

Encourage new residential projects to be built in a form and
scale compatible with and appropriate to their surroundings.

Policy 6.1

Encourage front doors and public living spaces of buildings to
be located toward the street and garages to be located toward
the rear of lots.

Policy 7.1

Enable the clustering of appropriate nonresidential uses onto
sites accessible on foot by residents of the City.

Policy 9.1

Improve the character of streets through landscape standards
that govern private property facing public right-of-ways.

Policy 10.6

Encourage pedestrian-oriented streetscape, plazas, and courts
throughout districts.

Policy 12.1

Promote multiple building types and uses on corridor-fronting
property.
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City of Azusa Municipal Code
The City has adopted a design review ordinance (Section 88.51.032, Design Review). The City’s design
review is intended to ensure that the design of proposed development and new land uses enhance the
City’s appearance. The design review goals include:
1.

Recognize the interdependence of land values and aesthetics and encourage the orderly and
harmonious appearance of development within the community;

2.

Ensure that new uses and structures enhance their sites and are compatible with the highest
standards of improvement in the surrounding neighborhoods;

3.

Retain and strengthen the visual quality and attractive character of the community;

4.

Assist project developers in understanding the city's concerns for the aesthetics of development;
and

5.

Ensure that development complies with all applicable city standards and guidelines, and does
not adversely affect community health, safety, aesthetics, or natural resources.

4.1.3

ENVIRONMENTAL IMPACTS

Thresholds of Significance
The following thresholds for determining the significance of impacts related to visual resources are
contained in the environmental checklist form contained in Appendix G of the most recent update of the
State CEQA Statutes and Guidelines. Adoption and/or implementation of the Azusa TOD Specific Plan
could result in significant adverse impacts to visual resources, if any of the following could occur:
Threshold AES-1

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

Threshold AES-2

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

Threshold AES-3

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

Threshold AES-4

Would the project create a new source of substantial light or glare that would
adversely affect day or nighttime views in the area?
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Impact Analysis
Threshold AES-1

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

The City’s General Plan does not identify any scenic vistas in the City. The project would introduce
residential, office, personal services, lodging, and retail uses. Section 2 - Land Use and Urban Form of the
Specific Plan includes development standards for each district including building height, massing, and
setbacks. The design guidelines encourage variation in building heights and massing to avoid monolithic
structures. With the exception of the Gold Line District, all future development projects’ building heights
would be 50 feet or less (the maximum building height permitted in the Gold Line District is 60 feet) and
would be designed to be consistent with the existing structures in each district.
Future development associated with buildout of the Specific Plan would not result in the obstruction of
any public scenic vistas. Although the San Gabriel Mountains are visible throughout the specific plan
area, the low scale of the future developments would not result in continuous obstructed views of the
mountains, thus views of the San Gabriel Mountains would remain the dominant landscape feature after
buildout of the Specific Plan. 2 Impacts would be less than significant.

Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.

Level of Significance After Mitigation
Impacts would be less than significant.
Threshold AES-2

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

The specific plan area is not within a state scenic highway and does not contain any unique rock
outcroppings. As discussed in Section 4.3 Cultural Resources, 23 City designated historic properties and
a portion of the three City designated historic districts are located in the specific plan area, as well as one
2

The maximum height allowed under the specific plan is 60 feet. This height is allowed only in the Gold Line
District. The maximum height in all other districts is 50 feet or less.
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property which is included on the National Register of Historic Places list (see Figure 4.3-1). Impacts to
existing and potential historic structures could occur during construction activities associated with
buildout of the Specific Plan. While the potential to impact historic resources varies by location and
project type, in general, ground disturbing and demolition activities can result in damage, physical
demolition, destruction, relocation, or the alteration of historical buildings, landmarks, and/or districts.
These activities could result in substantial adverse changes to historically significant resources.
If historical resources cannot be completely avoided by an individual project’s design, impacts could
be significant.
Due to the programmatic nature of this EIR, a complete assessment of potential development under the
Specific Plan is not possible. In the future, when specific development projects are proposed, they would
be reviewed for consistency with the TOD Specific Plan, City’s General Plan policies, the City’s
Development Code, the Historic Preservation Ordinance and subject to project-level CEQA review and,
as necessary, evaluated for potential historic resource impacts. Mitigation Measure CR-3 requires
periodic site visits to monitor construction adjacent to historic structures to ensure that such activities
comply with the Secretary of the Interior’s Standard. Thus, with Mitigation Measure CR-3, impacts to
historic resources would be less than significant.
The project encourages the reuse of underutilized and vacant parcels within the specific plan area. It is
possible that parcels targeted for development and redevelopment could contain existing trees.
Therefore, buildout of the specific plan area could result in the removal of trees to accommodate new
development. The City has adopted a tree preservation ordinance (Azusa Municipal Code Article VI,
Tree Preservation, Section 62). Under this Ordinance, the Department of Public Works (Department) must
approve the removal of all parkway trees and may require a new tree (from the approved list of City
trees) be planted in the discarded tree’s place. In addition, construction activities associated with future
projects must not damage trees having a diameter at breast height of six inches or more. If trees must be
removed from a project site, the Director of Public Works (Director) would decide the number, size, and
planting location of the replacement trees. Although the City has established a 3:1 replacement ratio, the
required number of replacement trees may be increased at the discretion of the Director. Thus, future
projects that require the removal of trees would be required comply with the City’s tree preservation
ordinance and impacts would be less than significant.

Level of Significance Before Mitigation
Impacts to historic buildings would be potentially significant. All other impacts would be less than
significant.
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Mitigation Measures
Implementation of Mitigation Measure CR-3.

Level of Significance After Mitigation
With implementation of Mitigation Measure CR-3, all impacts would be less than significant.
Threshold AES-3

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

Change in visual character would occur with implementation of the Specific Plan, which would result in
(1) infill and compact development including additional housing opportunities, (2) the creation of an
efficient mobility network that includes a range of travel modes, and (3) pedestrian-oriented
development. The specific plan area is primarily developed with urban uses including single- and multifamily residential, commercial, institutional, recreational, lodging, and civic uses. The Specific Plan
provides direction and design guidelines for future projects in each of the six districts (see Specific Plan
Section 2.0 – Land Use and Urban Form), as well as addressing traffic, bicycle, and pedestrian
improvements, streetscape enhancements, (see Specific Plan Section 3.0 – Mobility, Complete Streets, and
Streetscape Improvements), sustainability, infrastructure, and architectural character (see Specific Plan
Section 4.0 – Infrastructure and Public Utilities).

Construction
Buildout of the specific plan area is anticipated to occur over a 20-year period (2015 to 2035). During that
time, construction activities associated with future projects would result in short-term visual impacts
including the presence of equipment and material storage, as well as grading and earthmoving activities.
In a visual sense, construction impacts from future projects could be obtrusive or out of character with the
surrounding landscape. The visual impacts would be created by mobile construction equipment
including construction trucks that enter and exit the project site, unfinished building pads, and
unfinished structures without the final building materials, colors, and landscaping. Construction
contractors would be responsible for screening the project sites from view with temporary fencing or
other means, to reduce visual intrusion on the neighborhood. While the construction truck trips would
result in a change in the visual character surrounding the neighborhood, these activities would be
temporary and end once the construction activities are complete. Although this impact could be adverse,
it would be short-term, and thus impacts would be less than significant.
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Operation
The specific plan area is characterized by a mix of uses. The Specific Plan includes standards, guidelines,
and uses designed to reinforce the six individual districts’ development patterns, character, and image;
thus, buildout of the plan would include a cohesive palate of street trees, landscaping, and street
furniture to ensure a unifying theme is established throughout the specific plan area. In addition, as a
variety of development types (including low and medium density uses) are located throughout and
adjacent to the specific plan area, new development would be subject to the “good neighbor standards”
outlined in the Specific Plan. These standards include setback, landscaping, lighting, and screening
requirements for future projects that are adjacent to low and medium density uses. As such, buildout of
the Specific Plan would improve the overall visual quality of the specific plan area. A description of each
district’s character (see Figure 3.0-3 for the boundary of each district) and proposed improvements is
below.
Gold Line District
The Gold Line District would be accessed by residents commuting to and from work and families visiting
the City (via the Gold Line). Aesthetic improvements including wayfinding signage, a welcome plaza,
and street furniture would encourage pedestrian activity within the district. Increased density and
mixed-use buildings would be permitted in this district, with a maximum building height of 60 feet (the
greatest building height within the specific plan area). Mixed-use developments would include retail
shops and cafes at the street level with multi-family units above, while structure parking lots would be
located away from public view and provide secure parking for patrons who choose to drive to the area.
An illustrative view of the welcome plaza is provided in Figure 4.1-2, Gold Line District Proposed
Welcome Plaza. The figure conveys uses that would be encouraged in the Gold Line District including
mixed-use buildings and landscaped areas. Additionally, Figure 4.1-3, Examples of Permitted Uses in
the Gold Line District, includes images of uses that would be encouraged throughout the district,
including open plazas, outdoor dining opportunities, and mixed-used buildings with retail and
restaurants at the street level to encourage pedestrian activity and a establish a lively downtown center.
Downtown District
The Downtown District encompasses the historic heart of the City of Azusa and is envisioned as a lively,
walkable, and attractive town center area. The Downtown District’s character and charm would be
highlighted through new two- and three-story mixed-use buildings that would coincide with the existing
scale of the historic character of Azusa’s downtown. The Downtown District is located directly south of
the Gold Line District and within walking distance to the future Azusa Downtown Gold Line Station.
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Pedestrian activity would be encouraged in this district by providing new outdoor dining and retail uses,
paseos, plazas, pedestrian scale lighting, and wide sidewalks. Pedestrian linkages between the Gold Line
District and Downtown District are proposed to ensure pedestrians can access both districts with ease.
Projects would be appropriately scaled to complement the district’s historic buildings and reflect the
character and identity of the City. The illustrative view included in Figure 4.1-4, Potential Plaza in the
Downtown District, illustrates a potential plaza located at the southeast corner of Azusa Avenue and
Foothill Boulevard that would add to the pedestrian experience in the district. Figure 4.1-5, Examples of
Permitted Uses in the Downtown District, displays several features permitted in this district to improve
the pedestrian experience; building frontages would include retail and restaurant uses as a means to
engage sidewalk activity, the development of paseos would be encouraged to provide pedestrian
connections between blocks and allow for outdoor dining, and mixed-use buildings would allow
residents living in the neighborhood to access the neighborhood’s amenities without use of a vehicle.
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Downtown Expansion District
While similar to the Downtown District in character, standalone residential uses, as well as scaled livework and mixed-use developments would be permitted in the Downtown Expansion District. Future
projects would be scaled to be complimentary to existing development. Structures taller than 35 feet and
located next to low and medium density zones would be required to meet a 20 foot minimum setback
from all abutting low and medium density property lines. Commercial uses would be encouraged to
provide local, neighborhood services and would be located within walking distance of the surrounding
residential development. Extension of the Downtown District landscaping, streetscape amenities, and
wide sidewalks along San Gabriel Avenue and Alameda Avenue would provide additional layers of
visual and physical linkages, while providing opportunities to expand the downtown area. Figure 4.1-6,
Examples of Mixed-Use Developments Permitted in the Downtown Expansion District, includes
images of residential units and mixed-use buildings with street level services which would be permitted
in this district. The mixed-use images display examples of upper stories that are recessed (to minimize
the overall scale of the building), and illustrate height transitioning to minimize impacts from shadows
and provide privacy to adjacent neighbors.
Route 66 District
Proposed commercial, retail, hospitality, and mixed-use developments would be focused along Foothill
Boulevard and Alosta Avenue within the Route 66 District. Particularly, thematic 1950s-style diners and
drive-thru restaurants, retail shops, and hospitality uses would be encouraged in this district. Standalone
residences would be sited off of Foothill Boulevard, allowing for appropriate buffering into adjacent
neighborhood areas. Project applicants would be encouraged to provide Route 66 themed public art and
signage along Foothill Boulevard and Alosta Avenue. A major component of the Route 66 District
includes significant improvements to the streetscape along Foothill Boulevard and Alosta Avenue to
provide a pleasant pedestrian experience while still accommodating the automobile, public transit, and
other non-motorized transit options. The illustrative view provided in Figure 4.1-7, Route 66 Streetscape
Illustrative View, illustrates the multi-modal transportation network that would be constructed under
buildout of the Specific Plan.
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Transition District
The Transition District would act as a buffer between the districts where increased densities are
permitted and the existing single-family residential neighborhoods located north and south of the specific
plan area. Existing single-family residences would be repurposed and used as professional office and
create studios, maintaining the residential character of the district, while creating new job opportunities
within the community. Proposed residential units would include detached courtyard units and attached
townhome units. A Neighborhood Market/Food Hall Overlay to the historic Packing House, at the corner
of 9th Street and Soldano Avenue, would allow for a neighborhood specialty market and food hall,
creating a regional destination for unique and healthy foods, as well as a local gathering space that
facilitates community interaction. Bicycle lanes and streetscape improvements within the district would
enhance pedestrian and bicycle mobility, creating a multi-modal transportation district. Figure 4.1-8,
Examples of Permitted Uses in the Transition District, includes an image of a single-family residence
that has been repurposed as a professional office and attached townhomes that have direct access to the
sidewalk. The repurposed single-family residence provides an example of uses that can be included to
create a successful transition between residential and commercial uses and the attached townhomes street
level frontage would help to create a lively neighborhood.
Civic District
The Civic District is mostly comprised of existing civic, cultural, and public service buildings and
facilities. Development in the Civic District would be both physically and visually complementary to the
existing public facilities including, City Hall, the public library, the senior center, and the police station. A
significant emphasis would be placed on improvements to existing park and open space areas located
within the district. Veteran’s Freedom Park and other open spaces would provide opportunities for
expanding active recreation and outdoor community events. Future incorporation of a community
amphitheater within Veteran’s Freedom Park would provide a central community gathering place for
hosting events for residents and visitors. In addition, closing portions of Alameda Avenue and Santa Fe
Avenue would allow for the creation of a welcome plaza. Figure 4.1-9, Existing Public and Recreation
Facilities in the Civic District, includes images of existing public buildings and recreation facilities
located in the Civic District. These existing buildings and facilities are the visual basis for the
development within the Civic District.
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Each district’s standards and guidelines are designed to reinforce the individual district’s desired
development pattern, character, and image. These tools would help achieve the Specific Plan’s overall
vision and ensure that future projects are compatible with the surrounding neighborhood character.
Therefore buildout of the Specific Plan would not substantially degrade the existing visual character or
quality of the specific plan area, and impacts would be less than significant.

Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.

Level of Significance After Mitigation
Impacts would be less than significant.
Threshold AES-4

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

Buildout of the project would allow for future development of residential and non-residential uses.
As previously discussed, the City is approximately 60 percent developed. Although future development
would be constructed on vacant sites and would introduce new light and glare sources, the specific plan
area is located in a developed portion of the City, characterized by high levels of ambient nighttime
illumination. Lighting sources could include interior and exterior lighting, illuminated signage, security
lighting, and headlights associated with motor vehicles accessing the developed site. Reflective building
materials, roofing materials, and windows could create new glare sources. These new sources of light and
glare could disturb visually sensitive viewers, such as nearby residents and/or recreationists (e.g.,
bicyclists, runners, and pedestrians), surrounding development, and/or motorists.
Lighting in the specific plan area would include street and pedestrian scale lights. The Specific Plan
includes district-wide policies to mitigate new sources of light and glare that would diminish day or
nighttime views in the area (see Specific Plan Section 2.0 – Land Use and Urban Form, Good Neighbor
Buffer Standards). Specifically:
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•

all exterior lighting shall be focused internally within a property to decrease light pollution onto
abutting residential properties, outdoor lighting shall be shielded to prevent a direct line between its
luminary and any property zoned low or medium density, and

•

buildings shall be sited to reduce light, glare, shadowing, and visual conflicts between commercial
and residential users, and landscaping shall be incorporated to reduce light and glare conflicts.

When appropriate the Specific Plan would be consistent with City’s Municipal Code lighting standards
(Section 88.31.030 Outdoor Lighting), which requires all on-site lighting devices be designed so as to limit
glare/spillover onto adjacent properties. Additionally, all future development projects would undergo
site plan review to ensure compliance with the development standards of the applicable zoning district.
As such, potential impacts associated with light and glare would be less than significant.
As discussed previously, development standards, including height restrictions, have been established for
each district (see Specific Plan Section 2.0 – Land Use and Urban Form). Future projects located in the
Gold Line District would be permitted to be 60 feet tall (the greatest building height allowed within the
specific plan area), while building heights in the remaining districts would be 50 feet or less. Individual
projects, specifically infill projects located on vacant or underutilized lots could create new shadows that
extend beyond the project site, resulting in a significant impact. Further, shadow sensitive uses, such as
residences, school playgrounds, and parks, are located within the specific plan area. Due to the
programmatic nature of this EIR, a complete assessment of potential development under the Specific Plan
is not possible. In the future, when specific development projects are proposed, they would be subject to
project-level CEQA review and, as necessary, evaluated for potential visual impacts, including shade and
shadow. Future projects with significant shade and shadow impacts would be required to mitigate the
impacts, if possible. Thus under buildout of the Specific Plan, impacts from light, glare, and shadow
would be less than significant.

Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.

Level of Significance After Mitigation
Impacts would be less than significant.
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4.1.4

CUMULATIVE IMPACTS

Cumulative impacts to visual resources are analyzed in terms of impacts within the City. While many of
the related projects and the project would be visible from public roads, trails and parks, the combination
of the related projects and the project is not anticipated to significantly obstruct existing public scenic
views in the immediate project vicinity. In particular, as new development would be limited to 60 feet,
scenic views of the San Gabriel Mountains would be maintained. Further, views of the future projects
would be limited by the relatively flat topography of the central and southern portions of the City and the
existing intervening buildings. With regard to changes to the visual character of the area, the project
would create a cohesive visual theme within the specific plan area and among the individual districts. As
discussed under Threshold AES-3 above, this consistent theme would enhance the visual character of the
specific plan area through pedestrian and streetscape improvements. As the overall impact would be
beneficial, the Azusa TOD Specific Plan would not contribute to a cumulative impact related to visual
character. As no designated scenic highways exist within the City, impacts would be less than significant.
With respect to potential light/glare impacts, development of related projects is expected to occur in
accordance with adopted plans and regulations and each related project would be required to determine
whether its development could result in impacts to these areas, and mitigation measures would be
adopted where necessary. In terms of the overall visual quality of the surrounding neighborhoods, each
of the related projects would be required to submit a landscape plan, lighting plan, and signage plan
(if proposed) to the Azusa Community Development Department for review and approval prior to the
issuance of grading permits. Therefore, cumulative impacts with respect to aesthetics would be less than
significant.

Level of Significance Before Mitigation
Impacts would be less than significant.

Mitigation Measures
No mitigation measures are required.

Level of Significance After Mitigation
Impacts would be less than significant.
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