4.1 Aesthetics

4.1 AESTHETICS

This EIR section analyzes the potential for adverse impacts on the existing character and visual quality of
the Beach Boulevard and Edinger Avenue Corridors resulting from implementation of the proposed
Specific Plan (also referred to as the proposed project). Issues scoped out from detailed analysis in the
EIR include impacts to scenic resources within a state scenic highway, as neither Beach Boulevard nor
Edinger Avenue have been designated as scenic highways. Data used to prepare this section were taken
from an evaluation of photographs, site reconnaissance, the Draft Beach and Edinger Corridors Specific
Plan, and various General Plan chapters. Full bibliographic entries for all reference materials are provided
in Section 4.1.5 (References) at the end of this section.

All comments received in response to the Initial Study/Notice of Preparation (IS/NOP) circulated for
the proposed project were taken into consideration during preparation of this Environmental Impact
Report, and if relevant, have been addressed in this section or others within this document.

4.1.1 Environmental Setting

M Project Location

The City of Huntington Beach is already an urbanized and nearly built-out community on relatively flat
land. The proposed Specific Plan area (also referred to as the project site) encompasses approximately
459 acres of built-out land along two of the City’s major commercial thoroughfares. The portion of the
Specific Plan centering on Edinger Avenue extends westward from the intersection of Beach Boulevard
to the Goldenwest Avenue intersection. The Beach Boulevard portion of the Specific Plan extends south
from Edinger Avenue to Atlanta Avenue.

B Visual Characteristics of Project Site

The project site is generally flat and does not contain any topographic features that are visual resources.
The Specific Plan area presently contains a mixture of low-scale commercial strip development and office
buildings. The existing buildings represent a mix of architectural styles, with no consistent architectural
style exhibited. Substantial building setbacks are common, as structures are typically set behind expansive
surface parking areas that front the thoroughfares, which tends to distance the buildings from the public
realm. This type of development has been driven by the desire for vehicular access and business visibility
where primacy is placed on signage visibility and availability of parking. The result is building coverage
that is inconsistent and significantly lacks definition. Vegetation is generally limited to landscape plantings
of common ornamental trees and shrubs in sidewalk planter strips and landscaped building setbacks.

For ease of analysis, the Specific Plan is divided into five different segments based on existing building
patterns and the intended development envisioned within each area. These segments are described below
and are illustrated in Figure 3-4 (Project Area Depicting Proposed Specific Plan Segments) in Chapter 3
(Project Description).
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Beach Boulevard Corridor

Overall, the visual character of the Beach Boulevard Corridor can be characterized as a linear pattern of
strip commercial buildings, typically low-rise with some visible exceptions, set back behind surface
parking lots and monument signs. Numerous automotive dealerships exist along either side of the
corridor; signage is very prevalent in these areas. Landscaping along Beach Boulevard consists of trees
and ornamental shrubs that are located along the edges of the retail/commercial centers and within the
center median of the Boulevard.

Residential Parkway

Residential uses are primarily contained within the southern-most segment of Beach Boulevard.
Residential developments are well protected and often concealed from view from the thoroughfare of
Beach Boulevard by landscaping buffers, intervening service lanes, and decorative walls. Most residential
uses front side streets and are not exposed to the arterial street.

Neighborhood Parkway

From the Adams Avenue intersection northward, the visual character is abruptly replaced by ageing
commercial strip development. Buildings are typically one-story developments that are surrounded or set
back behind surface parking lots, and there is little in the way of landscaping.

Five Points District

The 160,000-square-foot (sf) single-story Five Points Shopping Center represents the primary attraction
in this segment, with a mix of national and regional retailers. Similar to most development in the project
site, this commercial center is set behind an expansive surface parking area; however, mature landscaping
outlines the perimeter of the center, partially obstructing views of the parking lot. The area south of Main
Street is characterized by a more haphazard mix of uses and building types. Development is organized
into a few very long blocks that stretch from Main Street to Garfield Avenue without any opportunity to
circulate within the district.

Neighborhood Boulevard

The segment extending from Five Points to Warner Avenue is characterized by a significant amount of
ageing strip development. Development types are generally dominated by one-story, single-loaded
commercial buildings surrounded by—or set back behind—surface parking lots. A few exceptions to this
pattern exist, however. Hospital and medical uses within this segment tend to be larger in scale than the
standard strip malls, and in many situations building heights for these uses range from one- to four-
stories. In addition, there is an eleven-story office tower located on the southwest corner of Beach
Boulevard and Warner Avenue. There is little in the way of landscaping throughout this segment.
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Town Center Boulevard

From Warner Avenue to the intersection of Edinger Avenue, this segment of Beach Boulevard is
characterized by smaller and shallower properties. The consistency and stability of commercial uses,
however, is visibly improved when compared to the ageing strip development to the south.

Edinger Avenue Corridor

The Edinger Avenue Corridor extends from Beach Boulevard to Goldenwest Street, and is generally an
extension of the Town Center Boulevard segment identified on Beach Boulevard. Land uses along
Edinger Avenue primarily consist of general commercial/retail-otiented uses. Major developments along
Edinger Avenue include the Golden West College to the west and the Bella Terra Mall, both on the
northern portion of the street front. However, neither of these properties is included within the
boundaries of the project site.

As stated in the City’s General Plan, uses along Edinger Avenue have little physical or visual connection.
As a consequence, the corridor lacks an overall identity and strong physical anchors. However, this
condition is already beginning to change, particularly with the Bella Terra Mall and the recent approval of
the Amstar/Red Oak (formerly known as The Ripcurl) and The Village at Bella Terra projects. Both
projects, when implemented, would help enhance the visual character of the corridor.

A majority of the commercial/retail uses along the Edinger Avenue Corridor exhibit the standard strip-
mall development pattern. In this configuration, a row of multiple tenants occupy a single building
significantly set back from the street/sidewalk and surrounded by surface parking lots. Commercial
sighage is prevalent along the street front. LLandscaping along Edinger Avenue consists of trees and
ornamental shrubs that are located along the edges of the retail/commercial centers, and within the
center median of the Avenue.

M Existing Views

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 that has inherent scenic qualities and/or aesthetic values as
determined by those who view it. Views throughout the Specific Plan area consist of urban commercial
development (within the project site), and residential development (surrounding the project site). Views
of the Pacific Ocean are not available from the project site. Consequently, there are no significant
viewsheds that define or provide a backdrop to the project area.

Views of and within the project site are generally limited to immediately adjacent commercial, office, or
retail uses. Figure 4.1-1 (Viewpoint Locations) through Figure 4.1-8 (Viewpoints 13 and 14) provide a
representative sample of the views available from the project site, as well as short- and long-range views
of and through the project site from surrounding uses and the broader project vicinity. The general
character of each of these viewpoints is described below.
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FIGURE 4.1-1
Viewpoint Locations
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Source: PBS&J, 2008.

Viewpoint 2: Shopping Center at Adams Avenue

FIGURE 4.1-2

Viewpoints 1 and 2
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Viewpoint : he ewland ouse

Source: PBS&J, 2008.

Viewpoint 4: a ing south down ea h oulevard at llis Avenue
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Source: PBS&J, 2008.

Viewpoint : Commer ial uses north of llis Avenue

Viewpoint : ain Street ive oints area

FIGURE 4.1-4
Viewpoints and
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Viewpoint : Commer ial uses north of Slater Avenue

Viewpoint 10: oo ing south from ea h oulevard and arner Avenue

Source: PBS&J, 2008.
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Viewpoint 11: oo ing north from ea h oulevard and arner Avenue

Source: PBS&J, 2008.

Viewpoint 12: ea h oulevard and dinger Avenue

FIGURE 4.1-7
Viewpoints 11 and 12
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Viewpoint 13: Levitz

Source: PBS&J, 2008.

FIGURE 4.1-8
Viewpoints 13 and 14
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Chapter 4 Environmental Analysis

Viewpoint 1: Residential Parkway (Residential Uses)

This view is illustrative of the protected residential development prevalent south of Adams Avenue in the
Residential Parkway segment of the Specific Plan. As illustrated, landscaping is prevalent within this area,
in the median as well as the sidewalks. Mid-range views consist of the tops of residences in the medium-
density residential neighborhoods, as well as a continuation of the street and center median. Background
views consist of power lines, streetlights, landscaping, and open sky.

Viewpoint 2: Neighborhood Parkway (Shopping Center)

This view consists of a commercial property included in a neighborhood shopping center located north
of Adams Avenue and just east of Beach Boulevard. There are multiple structures located within this
development; however, the overall architectural quality is similar. Therefore, the photo captures only one
of the buildings in its entirety to illustrate the high level of quality development that this particular center
has attracted. While the building and associated surface parking dominate most of the photo, landscaping
can be seen throughout the setting. Additional properties of similar height and style are evident in the
background.

Viewpoint 3: Neighborhood Parkway (Newland House)

This view looks directly at the Newland House, a nearby historical resource just outside the boundaries
of the project site. The foreground consists of the hill upon which the house sits, as well as the fence
bordering the property. The house is flanked with foliage, with a palm tree on the left and other trees on
the right. The property is located within the same commercial development described in Viewpoint 2.

Viewpoint 4: Five Points District/Neighborhood Parkway (Commercial Development)

This viewpoint consists of a view facing south from the center divider of Beach Boulevard at its
intersection with Ellis Avenue (the Five Points District). This view is illustrative of the standard strip mall
development pattern that is prevalent along both sides of the street particularly in the segment between
Adams and Ellis. As illustrated, not much changes from the foreground to the background views, and
include the street and center median (which does end approximately midway into the photograph),
parking lots fronting the street on ecither side, street lights, heavy commercial signage, and low-rise
commercial development. The Huntington Beach “Surf City” flag is also visible on streetlights that
identify the corridor as a main City street; however the expansive corridor is generally nondescript.

Viewpoint 5: Five Points District (Commercial Development)

This view was taken on the east side of Beach Boulevard north of Ellis Avenue and illustrates the
generally non-descript commercial development within the area. The right side of the photo contains the
two-story Starlight Inn, with the sign for the building displayed prominently in the center of the picture.
In the background, additional one-story commercial strip mall uses can be seen.
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Viewpoint é: Five Points (Main Street)

This viewpoint consists of a view facing southwest down Main Street from its intersection with Beach
Boulevard in the Five Points District. The foreground views consist of the street, streetlights,
landscaping, and business signage. Middle ground and background views consist of similar features and
also include palm trees. The heavy landscaping on either side of this corridor provides buffering from the
street fronting parking lots. The palm groupings in the middle and background also provide visual relief
and interest as they give height and variety to the street. Although not entirely visible in the photograph,
the Five Points Shopping Center is located behind the expansive surface parking area, which is across the
street.

Viewpoint 7: Five Points (Senior Apartments)

This viewpoint contains a view of a senior apartment complex within the Five Points District. The three-
story complex is located on the south side of Main Street, directly across from the Five Points shopping
center. Palm trees are prominent landscape features along the fagade of the building along with grass and
shrubs. This photo is an example of the haphazard mix of uses currently in this area. The senior
apartment complex is surrounded by the multi-story Pacifica Community hospital to the south and a
two-story non-descript office building to the southwest. Structures are generally taller in this area than
along Beach Boulevard, but there appears to be no continuity to the uses or architectural styles within
this area.

Viewpoint 8: Neighborhood Boulevard (Huntington Beach Hospital)

This view contains the back-facing side of the Huntington Beach Hospital, located in the Neighborhood
Boulevard Segment. The brick facade looks out onto the parking lot, which is on the corner of Beach
Boulevard and Newman Avenue. The hospital building is the dominant figure in the image with
associated surface parking, and trees on either side of the entrance. There are a number of medical
facilities in the nearby area, with additional Huntington Beach Hospital buildings surrounding the one
featured in the photo. As the hospital buildings are significantly taller than nearby uses, this area
represents a visual distinction compared to the rest of Beach Boulevard.

Viewpoint 9: Neighborhood Boulevard (Commercial Development)

This view contains a broad selection of commercial uses located along the west side of Beach Boulevard
north of Slater Avenue. The photo contains a car dealership dominating the foreground of the picture,
with a hotel located in the middle ground. The multi-story office tower located at Beach and Warner is
visible in the background. Streetlights and commercial signhage dominate the sidewalk, with intermittent
palm trees fronting the car dealership. This is a typical representation of the visual character of
commercial developments within this segment.

Viewpoint 10: Neighborhood Boulevard (Guardian Tower)

This viewpoint consists of a view facing south down Beach Boulevard from just north of Warner on the
east side of Beach Boulevard, and illustrates the auto-dominated arterial and a lack of continuity in land
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uses. In the foreground are views of the street, sidewalk, a gas station, and streetlights. In the middle
ground is more of the same plus a 16-story building (i.e., the Guardian Tower) that is the exception to
the low-rise commercial development that dominates the corridor. Few trees adorn the building or the
streetscape on either side. In the background is a continuation of low-rise development, intermittent
trees, and open sky.

Viewpoint 11: Town Center Boulevard

This viewpoint consists of views to the north along Beach Boulevard from its intersection with Warner
Avenue. As illustrated, there is little to no distinction between this segment and the Neighborhood
Boulevard area to the south except that this portion is approaching the freeway to the north where traffic
is heavier. In the foreground are views of the street, sidewalk, bus stop, limited landscaping, a street
median, streetlights, and signage. In the middle ground is a view of McDonalds, limited landscaping, and
low-rise commercial development. There is no variation in building height as views extend into the
background and remain the same visually.

Viewpoint 12: Town Center Boulevard (Beach Boulevard and Edinger Avenue)

This photo shows commercial land uses located at the southeast corner of Beach Boulevard and Edinger
Avenue. The uses are located within Huntington Executive Park, and a BJ’s Brewery can be seen
occupying the left portion of the photo with Party City and Verizon Wireless occupying the right half.
Mature trees and other landscaping are located throughout the commercial development. This property is
representative of the more stable and visually improved commercial developments that are located closer
to the freeway.

Viewpoint 13: Town Center Boulevard (Levitz Furniture)

This view shows the vacant Levitz Furniture building located on the northeast corner of Gothard Street
and Edinger Avenue. As evidenced in the photo, the building has been closed for some time, with the
loading bays closed, debris stacked in the parking lot, spray paint on the building exterior, and no cars in
the parking lot.

Viewpoint 14: Town Center Boulevard (Edinger Avenue)

This viewpoint consists of a view facing east down Edinger Avenue, and is illustrative of the current
development pattern. As shown, the streetscape along Edinger Avenue dominates the foreground. A mix
of new and older commercial structures are visible with some of the newer structures located along the
street edge. Landscaping consisting of trees, grass, and ornamental bushes is located on the edge of the
street and in the median. Promotional signage attached to streetlights and commercial signage is also
visible. Midrange views consist of additional commercial structures while background views include
expanses of open sky.
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B Visual Character of Surrounding Areas

The Specific Plan boundaries are primarily defined by the irregular edges of the residential
neighborhoods that lie immediately to the east and west of the corridors. Along Edinger Avenue, a
variety of commercial and residential uses surround the project site. Surrounding uses have a wide variety
of architectural styles, and tend to be one to two stories tall. Figure 4.1-9 (Viewpoint 15) consists of a
view from the northeast corner of Beach Boulevard and Indianapolis Avenue facing east down
Indianapolis Avenue. This view is illustrative of the stable low- to medium-density residential
neighborhoods that exist to the east and west of Beach Boulevard, adjacent to the entire Specific Plan.

B Light and Glare

The project site and surrounding area currently have average ambient nighttime light levels for an
urbanized area. A variety of sources produce artificial light in the nearby vicinity, including street lights,
illuminated signs, automobile headlights, security lights associated with buildings and parking lots, and
interior and exterior lighting from commercial and office buildings.

Glare results from sharply reflected light caused by sunlight or artificial light reflecting from highly
finished surfaces such as window glass or brightly colored surfaces. The high-rise office and hotel uses
located northeast of the Edinger Avenue Corridor, adjacent to the I-405 Freeway and north of the Bella
Terra Mall, have the potential to generate glare due to the large facades of glass surfaces. The remaining
surrounding commercial/retail development and associated sutrface parking lots presents only limited
potential for glare, such as from light reflected off vehicle windows, and is typical of urban
environments.

The types of land uses that are typically sensitive to excess light and glare include homes, hospitals, senior
housing, and other types of uses where excessive light and glare may disrupt sleep. In addition, light and
glare may interfere with the vision of drivers.

B Shade and Shadow

The current low-rise buildings within the project site presently create limited shade and shadow patterns
that are contained within a close proximity to each low-rise building. A few exceptions exist including the
11-story office tower located on the southwest corner of Beach Boulevard and Warner Avenue, where
shadows cast by existing on-site development are more extensive.

4.1.2 Regulatory Framework

B Federal

There are no federal regulations related to aesthetics that apply to the proposed project.
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B State

The California Department of Transportation designates scenic highway corridors. The project site is not
visible from any existing designated (or eligible) scenic highways. The nearest eligible scenic highway is
the Pacific Coast Highway, located approximately one mile south of the southern boundary of the
project site.

M Regional

The County of Orange General Plan Land Use Element (2005) contains a Scenic Highway Plan.
However, the project site is not located within any designated Landscape or Viewscape Corridor within
this General Plan. The nearest designated Viewscape Corridor is the Pacific Coast Highway, located
approximately one mile south of the southern boundary of the project site.

B Local

The City of Huntington Beach addresses aesthetic considerations for development in the City in various
City documents. Specifically, the City of Huntington Beach General Plan contains policies relevant to the
visual quality and character of the proposed project.

Urban Design Element

GoalUD 1 Enhance the visual image of the City of Huntington Beach.

Objective UD 1.3 Strengthen the visual character of the City’s street hierarchy
(i.e., major, primary, etc.) in order to clarify the City’s
structure and improve Citywide identity.

Policy UD 1.3.1  Require a consistent design theme and/or
landscape design character along the
community’s corridors that reflects the
unique qualities of each district. Ensure
that streetscape standards for the major
commercial corridors, the residential
corridors, and primary and secondary
image corridors provide each corridor
with its own identity while promoting
visual continuity throughout the City.

Consistency Analysis

The proposed project extends along Beach Boulevard and Edinger Avenue, two of the City’s major
travel thoroughfares in its circulation network. While there is a strong architectural character in
Huntington Beach that generally draws from Tuscan/Spanish Mission and California Beach
Bungalow/Coastal Vernacular, few buildings along the cortridors strongly express this character. Most of
the structural development within the Specific Plan is dominated by auto-oriented “strip” development.
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These structures are reduced to the simplest, most economical form: usually tilt-up construction simply
massed buildings with a box-like appearance, and ornamentation across the facades is minimal, except
for signage.

Some buildings in the Specific Plan or in the vicinity build upon Huntington Beach character, notably the
residential development along Beach Boulevard south of Adams Avenue, and the renovated Bella Terra
mall. The Specific Plan aims to leverage and enhance the success of these areas through revitalizing and
building a strong character and community identity along the Beach and Edinger corridors. Section 1.1 of
the Specific Plan (Community Objectives), relates an objective to begin to express the City’s character
through its primary corridors and transform the character of Beach Boulevard from “’anywhere strip’ to
its proper role as the iconic gateway to and from the beach, and as the City’s most visible north-south
thoroughfare” (Objective No. 3). Similarly, the Specific Plan contains an objective for new buildings and
landscaping to “contribute to the emergence of an increasingly visible and memorable visual identity
appropriate to the unique history and character of the City” (Objective No. 10). Section 1.3 of the
Specific Plan (Revitalization Strategy) contains the strategy to coordinate land use policies contained in
the Beach-Edinger Corridors Specific Plan and the Bella Terra 11 Specific Plan to implement a singular, mutually
beneficial, community vision. Therefore, as the Specific Plan aims to enhance the character and
continuity and overall identity of these corridors through its landscaping and architecture,
implementation of the Specific Plan would not conflict with the policies identified in the Urban Design
Element of the General Plan.

Circulation Element

Goal CE 7 Maintain and enhance the visual quality and scenic views along designated
corridors.

Objective CE 7.1  Enhance existing view corridors along scenic corridors and
identify opportunities for the designation of new view
corridors.

Policy CE 7.1.4  Establish  landscape  and  urban
streetscape design themes for landscape
corridors, minor scenic urban corridors,
and major urban scenic corridors which
create a different character enhancing the
corridor’s surrounding land uses. For
example, the design theme for corridors
adjacent to residential neighborhoods
should be different than the design theme
for industrial or commercial uses.

Consistency Analysis

The Specific Plan assists the transition from linear strip to a pattern of centers and segments, each with
enhanced visual character and market focus, and with supportive (and differentiated) land use and
development policies. Landscape and urban streetscape design themes are created for each segment and
center. Landscaping would work in context with the segments and centers to enhance the surrounding
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land uses and contribute to its distinct character, while providing connectivity between segments and
centers along the Edinger and Beach corridors. Infill development on underutilized properties
responding to the broad framework of the Specific Plan would contribute to an emerging pattern of
coherent arrangements of buildings, streets, and blocks that were formerly lacking. Development
standards regulate landscaping, building scale, frontage and building placement, open space and other
standards to guide development towards achieving the vision desired for each center and segment. The
visual continuity of such development standards would help to establish and encourage related urban
design themes along the streetscape, which would help to enhance the visual quality along the Beach and
Edinger corridors in the Specific Plan area. The proposed project would therefore not conflict with the
intent of the policies identified in the Circulation Element of the General Plan.

4.1.3 Project Impacts and Mitigation

B Analytic Method

A qualitative assessment of visual impacts was prepared by evaluating the existing visual setting and
comparing it to visual conditions assumed to occur under the proposed project, as identified through the
Community Intent of the Specific Plan as well as the associated Development Code for each segment. It
is important to note that an assessment of visual impacts is not a quantitative analysis, but rather
qualitative and can be largely subjective. The project site and surrounding uses were observed, and
photographs were taken to determine the short- and long-term visual effects of the proposed project.

M Thresholds of Significance

The following thresholds of significance are based on Appendix G of the 2009 CEQA Guidelines. For
purposes of this EIR, implementation of the proposed project may have a significant adverse impact if it
would do any of the following:

m Have a substantial effect on a scenic vista

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

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

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

W Effects Not Found to Be Significant

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

The State of California Department of Transportation designates scenic highway corridors. The project
site is not within a state scenic highway; however, a small portion of the project site (Beach Boulevard) is
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visible from Pacific Coast Highway (PCH), which is listed as eligible to be a state scenic highway due to
its proximity to the Pacific Ocean and available views of the ocean from the highway. The project site is
located north of PCH and implementation of the proposed project would not impact views of the ocean
from PCH, nor would implementation of the proposed project impact views to PCH from within the
project site. The southern boundary of the Specific Plan is located approximately 0.6 mile east of PCH,
and the planning approach for the segment of Beach Boulevard with views of PCH is to preserve the
existing pattern of development. The proposed project would have no impact to scenic resources along
PCH including trees, rock outcroppings, and historic buildings and no further analysis of this issue is
required in the EIR.

B Impacts and Mitigation Measures

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

Impact 4.1-1 Implementation of the proposed project would not have an adverse effect
on a scenic vista. This impact is considered less than significant.

Scenic vistas may generally be described in two ways: panoramic views (visual access to a large
geographic area, for which the field of view can be wide and extend into the distance) and focal views
(visual access to a particular object, scene, setting, or feature of interest). Panoramic views are typically
associated with vantage points that provide a sweeping geographic orientation not commonly available.
Examples of panoramic views include urban skylines, valleys, mountain ranges, or large bodies of water.
Focal views are generally defined to include views of natural landforms, public art/signs, and visually
important structures, such as historic buildings.

Changes to a scenic vista would be considered substantial if the development permitted under the
Specific Plan results in obstruction of a publicly accessible scenic view, or removal, alteration, or
demolition of existing features or elements that substantially contribute to the valued visual character or
image of a neighborhood, community, or localized area as viewed from public vantage points.

On-Site Scenic Vistas

The Specific Plan is generally characterized by a linear pattern of low-rise commercial buildings, surface
parking lots, and monument signs. The undifferentiated commercial strip that currently dominates the
project site does not provide any panoramic views of scenic resources.

One historical resource—the Early Fire Station—is located in the project boundaries, on Beach
Boulevard south of Warner Avenue. The building no longer provides any fire-related services, and is
currently occupied by a Subway Restaurant. Although designated as a local landmark in the City's
General Plan, the structure is not considered part of a larger historic context or district due to the lack of
nearby historic resources of similar character and age. Further, due to the size and scale of the structure
in relation to surrounding commercial land uses, it does not represent a valued aesthetic character that
would be considered a scenic focal view. Consequently, the project site does not contain on-site scenic
vistas that would be affected by implementation of the proposed project.
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Off-Site Scenic Vistas

Panoramic views within the vicinity of the proposed project include the Pacific Ocean and Bartlett Park,
which is located between Yorktown Avenue and Adams Avenue on the east side of Beach Boulevard.
The southernmost end of the project site is located approximately one mile east of the ocean. Although
Beach Boulevard is above sea level, views in the direction of the ocean when traveling south along Beach
Boulevard are primarily of open expanses of sky. There may be limited views of the ocean from the
upper levels of buildings and on hilltops; however, there are no existing public vantage points of the
ocean. Bartlett Park is designated as a local historic resource as an archaeological site. The undeveloped
parkland is located adjacent to the Newland House Museum, which is described below. Views of the
park are not readily available from the project site due to existing development that abuts the park on the
west. As such, implementation of the proposed Specific Plan would not obstruct any existing off-site

panoramic views.

With respect to off-site focal views, the Newland House Museum (1898), which is located at 19820
Beach Boulevard, is listed on the National Register of Historic Places as a significant historic structure.
As shown in Figure 4.1-3 (Viewpoints 3 and 4), it is located on a high bluff overlooking the lowlands of
Huntington Beach and is the City’s best-preserved and most historically significant example of the late
Victorian period. Although the Newland House Museum is outside the project boundaries since it’s
technically located within Bartlett Park, the structure is immediately adjacent to (and within) an existing
commercial shopping center in the Neighborhood Parkway Segment. The Specific Plan’s revitalization
strategy for this particular area (designated as a Neighborhood Center) is to retain the existing
commercial uses while permitting a mixture of complementary uses and overall intensification with upper
level housing, office, and/or lodging. A portion of new buildings could be built up to the back of the
sidewalk to enhance the visibility of the center from the roadway and reduce the visibility of surface
parking. Streetscape improvements, such as palm trees and streetlights, would be located along the
sidewalk to increase identification of this segment with the one south of Adams Avenue.

The Newland House Museum is set back from Beach Boulevard but is visible when passing by due to
the access driveway that leads directly to the structure. Two existing commercial buildings flank the edges
of the Newland House Museum, which leaves a clear line of sight to the building. These existing
structures are located closer to Beach Boulevard, with shallow setbacks from the street. Therefore, it is
unlikely that future conditions on this portion of the Neighborhood Center would substantially alter the
visibility of the Newland House Museum from the street since the development standards call for similar
building placement regulations. In addition, any new development adjacent to the Newland House
Museum within this Neighborhood Center would be required to observe setback, height, scale, and
architectural treatment specifications required by the Specific Plan. Consequently, implementation of the
Specific Plan would not be expected to obstruct or remove existing focal views of the Newland House
Museum compared to current conditions.
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Summary

Because there are no scenic vistas located within the project boundaries, and because implementation of
the proposed project would not obstruct or otherwise degrade existing off-site scenic vistas, this impact
is considered less than significant.

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

Impact 4.1-2 Implementation of the proposed project would not degrade the visual
character or quality of the site but could result in shade/shadow impacts
on nearby light-sensitive uses. However, with implementation of
mitigation measures, this impact is considered less than significant.

Within the City’s General Plan, the majority of Beach Boulevard is identified as a major urban scenic
corridor and Edinger Avenue is identified as a minor urban scenic corridor. However, portions of both
corridors are identified as “visual weaknesses” in the City due to visual elements which “confuse, diffuse,
and weaken the community’s identity.” Specifically, the intersections of Beach/Ellis and Beach/Edinger
are said to “disorient the traveler.”” One of the issues listed in the Urban Design Element of the City’s
General Plan states that “the major commercial corridors of Beach Boulevard and Edinger Avenue have
insufficient contrast in character, and no identifiable thematic strengths. These should have their own
individual character and identifiable thematic strengths, contributing to a sense of orientation within the
City.” Another issue states that the “Beach Boulevard commercial corridor lacks continuity and has
multiple identities. This is attributable to inconsistent and extensive signage, varied development scale
and character, and widespread clutter.” The proposed project was developed to respond to the issues
facing the corridors and improve the existing visual character and quality of the project site and its
surroundings.

Visual Character Changes through Emerging Land Use Patterns

Through implementation of the proposed project, the corridors would begin a transformation from
commercial strip to a pattern of centers and segments. Whereas the commercial strip is
undifferentiated—a linear pattern of exclusively commercial buildings, typically low-rise (with some
visible exceptions), surface parking lots, and monument signs—the future corridors would be
increasingly characterized by an emerging structural differentiation that gradually increases in intensity
from south to north.

There would be clusters of shops, activity, mix, and intensity (referred to as centers); and there would be
longer linear portions distinguished by cohesive building types, frontage landscaping, and emerging
market focus (referred to as segments.) Whereas the commercial strip caters to a narrow segment of
market demand (the demand for motorist-oriented commercial goods and services), the emerging centers
and segments would have a much wider appeal. Town Centers would offer community services as well as
commercial goods and services that cater to the entire City in a setting of comfortable walking streets and
transit service, amidst a mix of homes, offices and hotel rooms above lively ground-level shopping and

4.1-22 City of Huntington Beach Beach and Edinger Corridors Specific Plan EIR



4.1 Aesthetics

entertainment venues. Neighborhood Centers would specialize in serving the needs of surrounding
neighborhoods within a short drive.

The overall scale and massing of development would gradually transition from the one- and two-story
scale of the existing residential community in the southern portion of Beach Boulevard to a high-density
town center adjacent to the I-405 at the northern boundary of the Specific Plan. The Parkway segments
in the southern portion of the project site would focus on preservation of existing residential uses and
revitalization of neighborhood shopping centers. The Five Points District, located in the center of the
Beach Boulevard Corridor, would be designated as a potential city center. Buildings would be taller and
development more compact in Five Points than in most other city neighborhoods, providing the
intensity and activity expected in a vibrant urban district. Although significantly smaller than downtown
or the Town Center district on Edinger Avenue, the Five Points District would likewise offer a higher
density mixed-use urban neighborhood. Mixed-use Town Center Boulevard and Neighborhood
Boulevard segments in the northern portion of the project site would focus on a synergistic mix of
workplace, commercial and high-density residential uses.

In order to realize the proposed changes within each segment and center of the project area, the Specific
Plan outlines specific strategies and development regulations to help implement and incentivize the
desired change. Strategies include providing greater development intensities in targeted areas, specifying
and requiring landscape improvements, expanding permitted land uses, and other tools. The Specific
Plan Development Code implements the proposed strategies by requiring new development and
redevelopment to progress in a manner that creates and preserves a high quality, sustainable and
coherent environment.

Infill development on underutilized properties within the segments would contribute to an emerging
pattern of coherent arrangements of buildings, streets, and blocks that were formerly lacking. Similarly,
the integrated design measures in the Specific Plan would foster architectural quality and variety,
community connections, landscape buffers, and pedestrian-oriented uses. A variety of massing and forms
would also be encouraged to introduce variety at the ground plane and skyline of the project site. New
street improvements would enhance the walking and driving environment as well as the visual identity of
the corridors.

New and renovated buildings would embody architectural characteristics that maintain the desired
human scale, rhythm, and character appropriate for the corridors. With the goal of strengthening
Huntington Beach’s “sense of place” and architectural identity in mind, the Specific Plan provides
guidance for architects and developers to make sensitive reference to, incorporate, and/or harmonize
with characteristics of predominant architectural styles such as (but not limited to) massing, horizontal
and vertical scale increments, facade composition, roof form, architectural elements, materials, and
colors.

One of the primary intents of the proposed Specific Plan is to guide new development that enhances the
overall image of the project site as an exciting destination for visitors and residents with a cohesive
identity. Pedestrian activity would be encouraged in key areas and new development would include
increased or improved landscaping and open space areas. New landscaping would occur as new
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developments are implemented throughout the project site and serve to soften and buffer views of the
proposed structures. Publicly accessible open spaces would be provided and built with the quality and
care necessary to ensure the development of a varied network of well-used, interconnected public spaces
that enhance the livability of the project site. The incorporation of new landscaping and other outdoor
amenities (such as decorative lighting and benches) would provide an additional visual enhancement to
the corridors.

Streetscape Improvements

To further stimulate and support the envisioned growth and change along the Beach and Edinger
corridors, the City intends to have capital improvements completed strategically as part of the Specific
Plan’s circulation plan. Phased streetscape improvements, which would be staged over time as financial
resources allow and with private development, would contribute significantly to the enhancement of the
visual appeal and identity of the corridors.

Streetscape improvements would be coordinated with development design throughout the project site,
and would be organized into three discrete segment improvement types: (1) “Classic Boulevard”
improvements along Edinger Avenue, (2) “Palm Tree Boulevard” improvements along Beach Boulevard
north of Main Street, and (3) “Parkway” improvements along Beach Boulevard south of Main Street. The
Classic Boulevard improvements would feature formal signature streetscape with multiple rows of trees,
parking for retail shops, a broad promenade sidewalk with street trees for shopping, outdoor dining,
strolling and special events. The Palm Tree Boulevard segment would feature wide sidewalks, ample
lighting, shop front visibility, and a palm tree-lined median to support business and mixed-use
development. Lastly, the Parkway segment improvements would consist of significant, informal
landscaping, which would create a garden-like environment appropriate for housing. The integration of
street design with building disposition and site improvements would result in the emergence of
increasingly cohesive and iconic city corridors.

Building Heights

Under the existing zoning regulations, height limits for Commercial General uses are 50 feet
(approximately four stories), while Commercial Office uses are limited to 40 feet (approximately three
stories). The majority of the project site consists of uses that are zoned Commercial General; however,
one significant area—Huntington Beach Hospital—is zoned for Commercial Office uses. Therefore, in
general, the project site currently has a height limit of four stories except for the Huntington Beach
Hospital, which has a height limit of three stories. Implementation of the proposed Specific Plan would
allow increased building heights in certain segments. Table 4.1-1 (Proposed Building Heights) shows the
general building height regulations envisioned for each segment.
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Table 4.1-1 Proposed Building Heights

Segment Min. Height Max. Height*

Residential Parkway n/a 4 stories
Neighborhood Parkway n/a 4 stories
Five Points

®  Town Center Core 3 stories; (A): 1 story 6 stories
®  Town Center Neighborhood 2 stories 6 stories
Neighborhood Boulevard 1 story 4 stories
Town Center Boulevard

B Beach and Edinger Avenues (majority of the corridors in this segment) 1 story 4 stories
®m Town Center Core (edge along Edinger Ave, south of Gothard) 3 stories; (A): 1 story 6 stories
m Town Center Neighborhood (north of Town Center Core) 2 stories 6 stories

SOURCE: Beach and Edinger Corridors Specific Plan, Public Review Draft, October 2008.
(A) Exceptions apply to anchor stores
* Special Building Height Limits also apply, which further restrict heights along certain street frontages in some segments.

Throughout a majority of the project site, the maximum building heights would be four stories, which is
the same as is currently allowed for uses zoned Commercial General. However, in the Five Points
segment and a portion of the Town Center Boulevard segment along Edinger Avenue, building heights
could increase up to six stories. With respect to the Neighborhood Centers that are identified in the
Residential Parkway, Neighborhood Parkway, and Neighborhood Boulevard segments, heights are
limited to between one and five stories. The increased heights in these areas are in keeping with the
vision of medium and high-density, mixed-use urban community centers within these specific areas.

The Specific Plan also includes special building height limits for certain exceptions. For example, the
height of development fronting Edinger Avenue, Beach Boulevard, and Main Street have setback
requirements in certain segments. For development included in the special height limit zone, heights
would be limited for a distance of 65 feet from the back-of-sidewalk, where it could then increase up to
the allowable maximum height. In the Parkway segments, this special building height limit is two stories,
whereas in the Town Center Core and Town Center Neighborhood portions of the Five Points and
Town Center Boulevard segments, the special height limit is four stories. Development within the
remaining portion of the Town Center Boulevard segment as well as the Neighborhood Boulevard
segment does not have special height limit requirements. In effect, this would allow a greater proportion
of buildings to be built closer to the sidewalk within these segments.

In addition, the height of new development on parcels adjacent to existing, approved, or zoned
residential buildings would not exceed a height of one floor above the height of the adjacent building’s
eave line. In addition, there are two specific residential transition zones that are identified in the Specific
Plan. The first is located in the Five Points segment, north of Ellis Avenue and west of Beach Boulevard,
generally adjacent to the residential uses along Pammy Lane. The second is located in the Town Center
Boulevard segment, south of Edinger Avenue adjacent to the residential uses on either side of
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Goldenwest Street. In these residential transition zones, buildings heights are limited to three stories.
Building scale regulations such as this would ensure maximum compatibility with existing residential uses.

With few exceptions (such as the high-rise building located at Beach and Warner), the current low-rise
buildings that dominate the project site presently create limited shade and shadow patterns that are
contained within a close proximity to each low- to mid-rise building. Future development of multi-story
buildings in the project site, generally within the Five Points and the Town Center Boulevard segments,
may create new sources of shading that could impact shadow-sensitive uses in the vicinities of new
development sites.

Due to the programmatic nature of this EIR, specific project-level design plans (including building
heights, positioning, and dimensions) are not available at this time and a complete assessment of shade
and shadow impacts of future development that could occur under the Specific Plan is not possible. In
the future when specific development projects are proposed, project design plans will be evaluated, as
necessary, to determine the extent of potential shade and shadow impacts upon adjacent light-sensitive
uses. Light-sensitive uses are those that depend upon light for their operation (e.g., solar panels) or for
which solar access is essential for their function (e.g., swimming pools). Light-sensitive uses also include
public parks and routinely useable outdoor spaces associated with residences and schools (e.g., yards and
playgrounds). Typically, a variety of criteria are used to determine the significance of a shadow impact,
including the following:

m Affected land use (criticality of direct sunlight for use)
Duration (hours per day in shadow)

Time of day (critical time period for direct sunlight)
Season (time of year use would be shadowed)

Extent (percentage of use that would be shadowed)
Type (solid or dappled shadow)

Preexisting condition (shadow condition due to existing buildings, landscaping, or other features)

With these criteria as a basis for shadow impact analysis, the following mitigation measure shall be
applied to future development in the Specific Plan in which City Planning officials believe may result in a
potentially significant shade/shadow impact on adjacent light-sensitive uses. In cases where new
development can clearly demonstrate that a project would have minimal effect on light-sensitive uses, no
mitigation would be necessary.

MM4.7-1 For projects that may result in a potential shade/ shadow impact on nearby light-sensitive uses, the
following mutigation measure shall be implemented at the City’s discretion:

Prior to issnance of a building permit, the Applicant shall be required to perform a shade and shadow
analysis that demonstrates that the project will not result in significant impacts according to the
Jfollowing criteria. Shadowing impacts in the Specific Plan boundary are considered significant when
shadows would be cast upon potentially sensitive uses during a substantial portion (greater than
50 percent) of the main daylight hours (9:00 A.M. to 3:00 P.M. during the fall, winter, and spring
seasons, and 9:00 A.M. to 5:00 P.M. [daylight savings time] during the summer season). 1.ight-
sensitive uses are those that depend upon light for their operation (e.g., solar panels) or for which solar
access is essential for their function (e.g., swimming pools). 1ight-sensitive uses also include public
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parks and routinely useable outdoor spaces associated with residences and schools (e.g., yards and
playgrounds).

Adherence to mitigation measure MM4.1-1 would require individual shade and shadow analyses, for
those projects where the City deems it necessary, to ensure that new buildings do not impact adjacent
properties. In many cases, it’s reasonable to assume that future projects wouldn’t require implementation
of MM4.1-1 due to shade and shadow effects from pre-existing conditions.

Summary

In general, while portions of the project area would change and intensify, development standards and
guidelines of the proposed project would ensure that future development includes proper site planning,
unique architecture, high-quality building materials, and extensive indoor and outdoor amenities.
Implementation of the Specific Plan would ensure that form, height, and treatment of buildings would
reinforce the prominence and role of major urban spaces within this portion of the City, and improve
those areas that are in need of revitalization. In general, future development would serve to improve the
aesthetic character of the project area and enhance the identity of the Beach and Edinger Corridors.
Although future development could result in taller buildings compared to existing uses, the overall
changes that are proposed would be designed to create visually attractive and compatible uses.
Consequently, future development that would be permitted under the proposed project would not
substantially degrade the existing visual character or quality of the site and its surroundings. Rather,
implementation of the proposed Specific Plan would ultimately improve the aesthetic image of the area
and reduce the existing “visual weaknesses” that are present within both scenic corridors. This impact
would be less than significant.

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

Impact 4.1-3 Implementation of the proposed project would introduce new sources of
light and glare into the project vicinity that could adversely affect day or
nighttime views in the area. However, with implementation of mitigation
measures, this impact is considered less than significant.

For the purposes of this analysis, light or glare effects evaluate the change in illumination level as a result
of project sources and the extent to which project lighting would spill off the project site and affect
adjacent light-sensitive areas. Implementation of the proposed project would result in greater intensity
and density of development over that which currently exists, which could result in a greater potential for
light and glare impacts.

Light

Future development that would be permitted under project implementation would increase overall
nighttime lighting in the project site. Artificial lighting would accompany all new development, including
exterior lighting for streetlights, parking lots, signs, walkways, and interior lighting which could be visible
from outside. Residential, commercial, and office uses surround the boundaries of the Specific Plan.

City of Huntington Beach Beach and Edinger Corridors Specific Plan EIR 4.1-27



_Chapfer 4 Environmental Analysis

Residential uses surrounding the project area would be considered light-sensitive receptors. In addition,
future residences could be located throughout the project site if developed under the Specific Plan; these
would also be considered sensitive receptors.

Night illumination can affect people in several ways. For example, where intense lighting is viewed
against a dark background, the contrast attracts the attention of the viewer and could be considered
annoying. Under low-light conditions, the human eye adjusts to the brightest light within the field of
view. If the range of light intensity to which the eye is exposed is large, the eye will be relatively
insensitive to the more dimly lighted areas within the field of view. In addition, increased illumination can
affect the suitability of sleeping areas, use of outdoor areas at natural light levels, and privacy. The degree
of impacts may be related to the degree of change from the illumination levels to which people have
become accustomed.

Due to the urbanized nature of the Beach and Edinger corridors, a significant amount of ambient
nighttime light currently exists, reducing the views of stars and affecting views of the nighttime sky.
Streetlights and headlights along Beach and Edinger provide a significant amount of existing ambient
light surrounding the project area. The proposed project would permit increased densities in targeted
segments and centers of the project site, which would introduce nighttime lighting directly onto the
project site, as well as into the project vicinity. Consequently, the surrounding uses could be exposed to
increased levels of exterior lighting associated with the proposed buildings; however, proposed
development standards addressing density, height, and scale are included for each segment to ensure that
future development is sited appropriately with respect to the character and surrounding land uses of the
area.

The Specific Plan contains special building height limits for new development across the street and
adjacent to housing, thus reducing the impact of new development on light-sensitive receptors.
Furthermore, as a standard condition of approval, the City requires that all outdoor lighting be directed
to prevent light spillage onto adjacent properties, with indication of such provision on the final site plans.
Some of the increase in nighttime lighting would also be masked by existing lighting and nighttime
vehicular traffic within the project site. While the proposed project would introduce mixed-use
development and permit residential uses onto Beach and Edinger along segments that currently are
developed with commercial uses, future residents would be making a conscious decision to live in a high-
density area where there could be increased light sources associated with the mixed-uses in the general
vicinity as compared to other areas in the City. Therefore, light impacts would be less than significant.

Glare

New development would generally range from one to three stories at a minimum, and from four to six
stories at a maximum permitted height, depending on the various segments. Buildings generally three or
more stories in height have the potential to include large building faces that could introduce reflective
surfaces (e.g., brightly colored building facades, reflective glass) that could increase existing levels of
daytime glare. The proposed project could, therefore, serve as a new source of light and glare in the area,
and impacts would be potentially significant. Implementation of mitigation measure MM4.1-2 would be
required.

4.1-28 City of Huntington Beach Beach and Edinger Corridors Specific Plan EIR



4.1 Aesthetics

MM4.1-2 Proposed new structures shall be designed to maximize the use of non-reflective fagade treatments, such
as matte paint or glass coatings. Prior to issnance of building permits for the proposed project, the
Applicant shall indicate provision of these materials on the building plans.

The Specific Plan Development Code also contains the following Fagade Requirements that would
minimize vast expanses of reflective surfaces:

m Mullions shall be used to break up glass into smaller typical window size increments to prevent
unrelieved glass surfaces.

The provision of non-reflective fagade treatments and the minimization of unrelieved glass surfaces
would reduce the reflective properties of the building materials employed on new developments, such as
glass, metal, or finished concrete. Therefore, glare impacts would be less than significant.

4.1.4 Cumulative Impacts

The geographic context for the analysis of cumulative aesthetic impacts includes areas with views of the
proposed project site. The analysis accounts for all anticipated cumulative growth within this geographic
area, as represented in Table 3-7 (Cumulative Projects) in Chapter 3 (Project Description). However, the
primary contributor to potential visual changes in this area of the City s the proposed project since it
encompasses neatly seven miles of commercial corridors. There are no other individual projects that are
currently planned or in process that would represent such a significant portion of the visual changes that
could occur in the immediate vicinity.

Scenic vistas within the City of Huntington Beach include panoramic views of the Pacific Ocean and
focal views of individual sites such as historic buildings or other visually important features in the City.
Views of the ocean are not readily available from most areas of the City due to existing development with
intervening structures and landscaping, as well as varied topography. Instead, the sweeping views are
generally only available when one is directly on the beach or traveling along Pacific Coast Highway.
Therefore, cumulative development would not block existing views of the ocean. Focal views are site-
specific (e.g., the Newland House Museum), and visual impacts are generally limited to the immediate
vicinity of a proposed project, where views of and from a project area are more likely to be experienced.
Although it is possible that structures could be built that would block individual focal views in the City,
the combination of existing regulations and local design review procedures, severely restrict the
possibility that future development would substantially block visually important features within the City.
Therefore, cumulative impacts to scenic vistas are considered less than significant. In addition, because
the anticipated development pattern within the Specific Plan is designed to mimic the pattern that already
exists within the shopping center that contains the Newland House Museum (the only focal view in the
vicinity of the project site that could be affected by future development), views of the historic building
would remain as-is. Therefore, the proposed project’s contribution would not be cumulatively
considerable, and the cumulative impact of the project would be less than significant.

Cumulative development within the surrounding areas would constitute further intensification of an
already urban and nearly built-out area of the City and would generally occur through redevelopment;
such projects are generally designed to enhance the existing character of a site. Design review would
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consider the types and placement of planned development throughout the City. Consequently, changes in
land use that would substantially degrade the area would generally not be permitted to occur, thereby
protecting and enhancing the visual character of these areas. Consequently, cumulative impacts are
anticipated to be less than significant. Moreover, the contribution of the proposed project to such
cumulative impacts would not be cumulatively considerable, because as described above, the proposed
project would not have a substantial adverse effect on the visual character or quality of the project area.
Instead, the proposed project is designed to enhance the overall aesthetic character of the Beach and
Edinger commercial corridors. In addition, shade and shadow impacts are site-specific effects of
individual projects on adjacent uses. It is possible that cumulative development could result in taller
buildings that may reduce the amount of available sunlight on adjacent sensitive uses. However, the
combination of existing regulations and local design review procedures would ensure that such potential
effects are reviewed and mitigated prior to development. In addition, as future development under the
Specific Plan would be required to adhere to significance criteria for shade impacts with respect to
sensitive land uses (MM4.1-1), cumulative impacts would not be cumulatively considerable. Therefore,
the cumulative impact of the project would be Jess than significant.

Huntington Beach is an urbanized City and contains numerous existing sources of nighttime lighting.
Cumulative development would constitute further intensification of an already urban and neatly built-out
area and would generally occur through redevelopment or infill development. Although cumulative new
development or redevelopment could include direct illumination of project structures, features, and/or
walkways, the increase in ambient nighttime lighting levels in these areas would only rise minimally
because a significant amount of ambient lighting currently exists due to the urbanized nature of the City
as a whole. Thus, increases in nighttime lighting that would occur under cumulative development would
not significantly affect nighttime views of the sky because such views are already limited. Cumulative
development, in combination with development under the proposed project, is not anticipated to result
in the creation of new sources of light that could negatively affect nighttime views. Therefore, cumulative
impacts associated with ambient nighttime lighting would be considered less than significant.

The cumulative context for spillover light would be other development that could add to the spillover
light effects of the project on properties in the adjacent residential neighborhoods. In general, spillover
light is a site-specific effect that could only be added to by other projects in the immediate vicinity of the
affected property. However, due to the size of the proposed project, the Specific Plan represents the
entirety of cumulative development in terms of spillover light, as future development that would be
permitted along Beach and Edinger corridors is surrounded by residential uses. Future development
would add lighting typical of mixed-use residential and commercial developments. This includes directed
lighting for architectural accents, sighage, landscape elements, and security lighting. Although residential
uses surround the project site, future development would be replacing existing commercial uses along the
corridors that already have nighttime lighting. New development may include additional lighting
compared to existing conditions; however, it would be incremental in nature considering the built-out
nature of the project site. In addition, the City requires that all outdoor lighting be directed to prevent
light spillage onto adjacent properties, with indication of such provision on the final site plans. Future
residents in the mixed-use projects that would be permitted throughout the project site would make a
conscious decision to live in an area that could include increased lighting due to the mix of uses
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proposed. Therefore, there would be less-than-significant cumulative impacts associated with spillover
lighting.

Cumulative development could result in some increase in glare, as specific building materials and
configurations are uncertain. However, these potential increases are likely to be minor and consistent
with the existing built environment due to limited development potential and existing City regulations.
Further, future projects would, in many cases, be subject to CEQA review and would require mitigation
for these effects, which would likely also reduce the impacts to a less-than-significant level.
Consequently, cumulative glare within the surrounding area would be less than significant. As
implementation of the proposed project would not, after MM4.1-2, result in a significant daytime glare
impact, the proposed project would not result in a cumulatively considerable contribution to this impact.
Therefore, cumulative impacts associated with glare would not be cumulatively considerable and would
be less than significant.
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