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4.1 AESTHETICS 

 
INTRODUCTION 
 
This section analyses the existing visual character, views and vistas, scenic resources, and light and glare 
conditions of the proposed project and identifies the potential for the proposed project to result in 
significant impacts. 
  
EXISTING SETTING 
 
Visual Character 
 
This aesthetic analysis identifies potential impacts the proposed project could have on the existing visual 
character of the project site and its surroundings.  However, the concept of visual character is not 
explicitly defined in the CEQA Guidelines.  Visual character can be defined in terms of the overall 
impression formed by the relationship between perceived visual elements of the built, urban environment 
existing in the potentially impacted area.  Elements contributing to this impression include: 
 
$ The scale, nature and quality of buildings 
$ The compatibility between uses and activities within the built environment 
$ The quality of the streetscape, including roadways, sidewalks, plazas, parks and street furniture 
$ The nature and quality of private property landscaping that is visible to the general public 
 
Visual character functions as a point of reference in assessing whether a project’s features would appear 
compatible with the established environment.  In general, evaluation of visual character is determined by 
the degree of contrast that could potentially result between the proposed project and the existing built 
environment.  Contrast is assessed by considering the consistency of the following features of a proposed 
project with those of the existing built environment: 
 
$ Scale: includes the general intensity of development comprised of the height and setback of 

buildings 
$ Massing: includes the volume and arrangement of buildings 
$ Open space: includes setback of buildings, surface parking, parks and other pedestrian areas 
 
Downtown Redlands Specific Plan Area 
 
The project site contains approximately 280 acres of land area and is located approximately 60 miles east 
of Los Angeles.  The proposed project is located in the commercial Downtown area of the City of 
Redlands, adjacent and south of I-10. The project site is bounded by Pearl Avenue and the I-10 on the 
north, Texas Street on the west, Church Street on the east, and several streets on the south, including San 
Gorgonio Drive, Brookside Avenue, Vine Street, Eureka Street, Cajon Street, Olive Avenue, and Citrus 
Avenue. 
 
Downtown is characterized by small blocks around the historic State Street area and includes several 
shopping centers and an enclosed mall.  The architecture in Downtown ranges from late 19th century 
rectangular, brick commercial buildings with simple storefronts, to large-scale 19th and 20th century brick 
structures used as packing houses to the more modern shopping centers/strip malls and the large Redlands 
Mall.  The scale, massing, and open space of Downtown ranges from small-scale, pedestrian-oriented 
development to large-scale, commercial strip mall developments.   
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Small-scale, pedestrian-oriented development is characterized by one- to two-story buildings with 
minimal setbacks and building entrances oriented towards the sidewalk.  Large-scale, commercial strip 
mall development is characterized by taller, monolithic buildings with surrounding surface parking, and 
building entrances oriented towards automobile parking.   
 
The project site consists of a mix of land uses.  Commercial land uses dominate and are located along the 
major arterials. Three single-family residential neighborhoods are located in the north portion of the 
project site, centered on Lawton, Ruiz, Third Streets, and High Avenue. An additional single-family 
neighborhood is located in the southern portion of the project site centered on San Gorgonio Drive and 
Kendall Street.  Multi-family residential neighborhoods are located in the southwest and in the southeast 
portions of the project site.  The southwestern multi-family residential neighborhood extends south from 
State Street between San Gorgonio Drive and Kendall Street.  The southeastern multi-family residential 
neighborhood is centered on Central and State Streets, east of 9th Street.   
 
Manufacturing and industrial land uses are located to the north and south of Stuart Avenue.  Office land 
uses are located east of the Redlands Mall, and civic facilities are located south of Citrus Street and 
between Eureka and Cajon Streets.  The Burlington Northern Santa Fe (BNSF) Railroad crosses the 
project site in an east-west direction, approximately 600 feet north of Redlands Boulevard.  The Railroad 
was important to the City during the citrus industry boom starting in the 1800s resulting in development 
of the packing houses and other development.  The railroad is currently used only lightly by freight trains 
and is not in use east of Mountain View Avenue. . The Mission Zanja, a historic water feature (culvert), 
runs through the project site (near Redlands Boulevard) and is channelized above and below ground.  The 
Old City Hall is located directly across Cajon Street from the existing (new) City Hall anchoring the civic 
area. A small pocket park on State Street and the area around Old City Hall are the only official public 
open space areas within the project site. 
 
The visual character of the commercial and residential streets in the project site is described below in 
Tables 4.1-1 and 4.1-2.  Visual character components are described from north to south or east to west, 
depending on the orientation of the corridor. 
 
 

TABLE 4.1-1:  VISUAL CHARACTER OF COMMERCIAL STREETS 

Commercial Streets Visual Character Components 

North-South Commercial Streets 

Texas Street 

 One-story commercial buildings, a one-story residential building and multi-
story industrial feed mill 

 Small- and medium-scale commercial strip malls/centers, medium-scale 
industrial facility and small-scale Bungalow-style residence 

 Auto-related, home-finishing services, residence and feed mill 

 Few buildings over one story in height 

 Mature crape myrtle and white alder trees and minimally landscaped 
parkways 

 Mission Zanja runs above ground west of the project site and south from 
the southwest corner of the Redlands Boulevard/Texas Street intersection; 
it is mostly below grade through the project site 
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TABLE 4.1-1:  VISUAL CHARACTER OF COMMERCIAL STREETS 

Commercial Streets Visual Character Components 

Eureka Street-Cajon Street 

 One- to three-story commercial buildings 

 Medium- and small-scale commercial strip malls/centers, large-scale 
theater complex, large-scale commercial mall, medium-scale pedestrian-
oriented commercial center and medium-scale civic buildings 

 Restaurants, paint store, vacant properties, auto-related, theater, furniture 
sales, retail, beauty-care, surface parking and police station 

 Few buildings over two stories in height 

 Palms, ginkgos and weeping bottlebrush trees and landscaped parkways 

 Non-continuous landscaped median between Pearl Avenue and Redlands 
Boulevard 

Orange Street 

 One- to two-story commercial buildings 

 Medium- and small-scale commercial storefronts and large-scale strip 
malls/centers, medium-scale Classic Revival train depot and large-scale 
commercial mall 

 Restaurants, grocery stores, retail, furniture sales, office space, Fed Ex, 
banking, surface parking, City Hall, coffee shops, florist, churches and a 
theater 

 Several historic structures, including the Santa Fe Depot, Academy of 
Music, Old City Hall and the Fox Theater Building 

 Most buildings two stories in height 

 Palms and other mature trees and minimally landscaped parkways 

6th Street 

 One- to two-story commercial buildings and one- to two-story single- 
family residential buildings 

 Large- and small-scale commercial strip malls/centers, small-scale 
commercial storefronts and small-scale Bungalow-style residences 

 Game center, vacant properties, restaurants, shoe repair, pawn shop, 
banking, beauty-care, animal medical care, gas stations, professional 
offices, bookstore, house wares and public parking 

 Most buildings two stories in height 

 Palms and other mature trees and minimally landscaped parkways 

 Non-continuous landscaped median between Stuart Avenue and 
Redlands Boulevard 

East-West Commercial Streets 

Pearl Avenue 

 One- to two-story commercial buildings 

 Large- and medium-scale commercial strip malls/centers 

 Restaurant, vacant properties, truck rental, fast-food, banking and office 
supplies 

 Few buildings over one story in height 

 Mature trees and minimally landscaped parkways south side of Pearl 
Avenue, fully landscaped parkway north side of Pearl Avenue 

Stuart Avenue 

 One- to two-story commercial buildings and one-story single-family 
residential buildings 

 Large- and medium-scale commercial strip mall/centers, small-scale 
business centers and small-scale Spanish- and Bungalow-style 
residences 

 Residences, auto-related buildings, mobile home park, vacant properties, 
retail, home-finishing services, church and professional services 

 Two historic structures, the Old Family Services Building and the Second 
Baptist Church.   

 Few buildings over one story in height 

 Mature trees and some landscaped parkways 
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TABLE 4.1-1:  VISUAL CHARACTER OF COMMERCIAL STREETS 

Commercial Streets Visual Character Components 

Oriental Avenue 

 One- to two-story commercial buildings 

 Large- and medium-scale commercial buildings 

 Auto-related buildings, vacant properties, surface parking and firewood 
supply 

 Two historic structures, the Rondor Audi-Porsche Building and the 
Redlands Mutual Orange Company 

 Few buildings over one story in height 

 Mature trees and minimally landscaped parkways 

Redlands Boulevard 

 One- to two-story commercial buildings 

 Large- and medium-scale commercial strip mall/centers, large- to small-
scale commercial storefronts and large-scale commercial mall 

 Auto-related, retail, florist, car wash, surface parking, banking, mall, 
restaurants, Chamber of Commerce, retail, auto-related and liquor store 

 Few buildings over three stories in height 

 Mature trees and minimally landscaped parkways 

 Non-continuous, interspersed landscaped median 

State Street 

 One- to two-story commercial buildings, one six story building, and one- to 
two-story residential buildings 

 Medium- and small-scale commercial storefronts, medium- to small-scale 
Spanish- and Bungalow-style residences 

 Residences, dance studio, carpet sales, liquor store, printer, auto-related 
buildings, restaurants, thrift store, real estate sales, beauty-care, staffing 
services, travel agent, banking, church and cleaners 

 Several historic structures, including the Hubbard, Gregory and Buster 
Buildings 

 Few buildings over two stories in height 

 Large mature ficus trees and some landscaped parkways 

 Mission Zanja runs from approximately 250 feet west of Kendall Street to 
1st Street 

 One pocket park 

Brookside Avenue-Citrus 
Avenue 

 One- to six-story commercial and civic buildings  

 Small- to medium-scale adaptively reused residential buildings, medium-
scale civic buildings, large-scale commercial mall, small-scale commercial 
storefronts, large-scale office building and medium-scale commercial strip 
mall  

 Private medical practices, county services, mall, Verizon, retail, City Hall, 
restaurants, banking, fire station and auto-related buildings 

 One historic structure, the William Batty Building 

 Few buildings over one story in height 

 Large palms and other mature trees and landscaped parkways 

 Non-continuous, interspersed landscaped median  
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TABLE 4.1-1:  VISUAL CHARACTER OF COMMERCIAL STREETS 

Commercial Streets Visual Character Components 

Vine Street 

 One- to two-story commercial and civic buildings and two-story residential 
buildings 

 Small- and medium-scale commercial storefronts, medium-scale Victorian-
style residences and medium-scale civic buildings 

 Law firm, residences, church, police station, community development, 
café, beauty-care and medical offices 

 Three historic structures, including the Old Family Services Building and 
Old City Hall 

 Few buildings under two stories in height 

 Southern magnolias, palms and other mature trees and some landscaped 
parkways 

 One park 

Olive Avenue 

 One- to two-story commercial buildings and one-story residential buildings 

 Small- and medium-scale office buildings and small-scale Bungalow-style 
residences 

 Church, professional services, surface parking, water distribution 
company, residences and catering hall 

 Few buildings under two stories in height 

 Mature trees and landscaped parkways 
SOURCE: TAHA, 2009.  

 
 

TABLE 4.1-2:  VISUAL CHARACTER OF RESIDENTIAL STREETS 

Residential Streets Visual Character Components  

North-South Residential Streets 

Lawton Street 

 One-story commercial and residential buildings, one-story mobile home 
park 

 Small-scale commercial storefront, small-scale single-family Bungalow-
style residences, small-scale single-family mobile homes and medium-
scale Spanish-style commercial building 

 Lawnmower repair, residences and charitable organization 

 No buildings over one story in height 

 One historic structure, The House of Neighborly Service 

 Mature trees and landscaped parkways 

San Gorgonio Drive 

 One- to two-story residential buildings 

 Small- and medium-scale single-family residences, Bungalow- , Spanish-, 
and Ranch-style residences 

 Few buildings over one story in height 

 Large coast redwood trees and other mature trees and landscaped 
parkways  

Kendall Street 

 One- to two-story commercial and civic buildings and one- to two-story 
residential buildings 

 Small- and medium-scale commercial and civic storefront buildings, small- 
and medium-scale single- and multi-family Victorian- and Craftsman- style 
residential buildings 

 County services, professional services, residences, restaurants and 
beauty-care 

 Few buildings under two stories in height 

 Large coast redwood trees and other mature trees and landscaped 
parkways 
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TABLE 4.1-2:  VISUAL CHARACTER OF RESIDENTIAL STREETS 

Residential Streets Visual Character Components  

Ruiz Street 

 One-story residential buildings 

 Medium-scale Bungalow-style residential buildings 

 No buildings over one story in height 

 Few mature trees and minimally landscaped parkways 

3rd Street 

 One-story commercial and residential buildings 

 Small-scale commercial storefront buildings, large-scale warehouse, 
small-scale single-family Bungalow-style residences 

 Auto-related building, residences, vacant properties, flooring company, 
antique store and interior design 

 Palms and other mature trees and landscaped parkways 

9th, 10th and 11th Streets 

 One- to two-story commercial and residential buildings 

 Small- and medium-scale commercial storefront and strip mall/center, 
small- and medium-scale single- and multi-family Bungalow-, Craftsman- 
and Victorian-style residences 

 Auto-related buildings, residences, childcare and cleaners 

 Few buildings over one story in height 

 Large mature trees and landscaped parkways  

Church Street 

 One- to two-story commercial buildings and one- to two-story residential 
buildings 

 Medium-scale office park, large-scale warehouse facility, small- and 
medium-scale single- and multi-family Bungalow-, Victorian-, Spanish- 
and Craftsman-style residences 

 Few buildings over one story in height 

 Charitable organizations, warehouse and distribution, residences, school 
and auto-related buildings 

 Mature trees and landscaped parkways 

East-West Residential Streets 

High Avenue 

 One- to two-story residential buildings and one-story commercial buildings 

 Small- and medium-scale Bungalow-style residences, small-scale 
adaptively reused residential buildings and small-scale commercial 
storefronts 

 Residences, vacant properties, church, building supply and Southern 
California Edison 

 Several historic structures, 6th Street Church and Southern California 
Edison 

 Palms and other mature trees and minimally landscaped parkways 

Central Avenue 

 One- to two-story residential buildings 

 Small- and medium-scale Bungalow-, and Craftsman-style single- and 
multi-family residences 

 Few buildings under two stories in height 

 Large mature trees and landscaped parkways 
SOURCE: TAHA, 2009. 

 
 
Figure 4.1-1 shows the project site and the approximate locations of the photographs provided in Figures 
4.1-2 through 4.1-9.  Each photograph location on Figure 4.1-1 is represented by a letter, which 
corresponds to the photographs in Figures 4.1-2 through 4.1-9.  
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Views and Vistas 
 
Views refer to visual access to focal points or panoramic views from an area.  In general, views are 
closely tied to topography and distances from visual features and resources.  The project vicinity is an 
urbanized, primarily commercial and industrial area in the central portion of the City of Redlands.  The 
nearest natural features to the project site are the San Bernardino Mountains, located approximately five 
miles north, the Crafton Hills located approximately three miles east, and the San Timoteo Canyon Hills 
located approximately two miles south of the project site.   
 
The San Bernardino Mountains reach a maximum elevation of approximately 11,000 feet at the San 
Gorgonio Peak and comprise a background view for north-facing pedestrians and motorists along north-
south streets in the project vicinity.1  The Crafton Hills provide a backdrop for east-facing views from 
east-west oriented streets they reach up to 3,200 feet in height.2  The Crafton Hills are only moderately 
apparent from view points in the project site due to intervening buildings.  Typical smog and haze tends 
to obscure views of the surrounding topography.  Development on the hillsides is most visible on clear 
days.  Also visible from the project site, are the San Timoteo Canyon Hills located to the south in 
Riverside County.  South-facing views for pedestrians and motorists are available intermittently 
throughout the project site.  Figure 4.1-10 shows a photograph of the existing view corridors from 
Orange and Texas Streets. 
 
Scenic Resources 
 
According to the City of Redlands General Plan Circulation Element, the City Council has designated 
several streets within the City as scenic highways, drives, and historic streets including the following, 
which are located within or adjacent to the project site: 3  
 
 Brookside Avenue, from Lakeside Avenue to Eureka Street 
 Olive Avenue, from Lakeside Avenue to Cajon Street 
 Center Street, from Brookside Avenue to Crescent Avenue 
 Highland Avenue, from Serpentine Drive to Cajon Street 
 Sunset Drive, from Serpentine Drive to Edgemont Drive 
 Cajon Street  
 Mariposa Drive, between Halsey Street and Sunset Drive  
 Dwight Street, between Pepper Street and Mariposa Drive 
 
Several architectural, civic, and potentially historic buildings are located along these historically 
designated streets. Table 4.4-1 in Section 4.4 Cultural Resources lists the historic resources located in the 
project site.  In addition, the project site is located directly adjacent to two eligible, but not officially-
designated,4  California Scenic Highway Routes, State Route 38 (SR-38) and I-10.  The eligible scenic 
segment of SR-38 includes Orange Street from I-10 north to Lugonia Avenue, and Lugonia Avenue, east 
of Orange Street and continues east and then north, crossing over the San Bernardino Mountains crest at 
Onyx Summit.  SR-38 stretches for approximately 50 miles and eventually terminates at SR-18, adjacent 
to Big Bear Lake in the San Bernardino Mountains.  The eligible scenic segment of the I-10 stretches for 

                                                           
1United States Geological Survey, Geology of the San Bernardino Mountains, available at: http://geomaps. 

wr.usgs.gov/socal/geology; accessed on November 5, 2009. 
2United States Geological Survey, Feature Detail Report for: Crafton Hills, Available at: http://geonames .usgs.gov, 

Accessed November 5, 2009. 
3City of Redlands 1995 General Plan, As Amended December 12, 1997. 
4 California Department of Transportation, California Scenic Highway Program, Available at: 

http://www.dot.ca.gov/hq/LandArch/scenic_highways/scenic_hwy.htm, Accessed November 3, 2009. 
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approximately 24 miles from Orange Street, southeast to SR-111, ending at SR-62 near the Whitewater 
River in Palm Springs.5 
 
Light and Glare 
 
High ambient lighting levels are typically associated with street lighting on urbanized roadways and 
security and parking lot lighting for industrial and commercial buildings.  The project site contains retail, 
office, specialty, restaurant-entertainment, and pedestrian-oriented uses.  Consequently, ambient lighting 
levels within the project site are relatively low.  Existing lighting conditions consist of street lights as well 
as parking lot lighting, pedestrian-level lights strategically located to enhance pedestrian walkways and 
sidewalks, exterior lighting for security and decorative landscape lighting. 
 
Glare or perceived brightness is characterized as a diffused light, which is generated or reflected from a 
surface, often causing a nuisance to the viewer.  Glare may be a daytime occurrence caused by the 
reflection of sunlight or artificial light from highly polished surfaces, such as window glass and reflective 
cladding materials, and may interfere with the safe operation of motor vehicles on adjacent streets.  
Daytime glare is common in urban areas and is typically associated with mid- to high-rise buildings with 
exterior façades largely or entirely comprised of highly reflective glass or mirror-like materials.  
Nighttime glare is primarily associated with a viewer being within the line-of-sight of bright point source 
lighting that contrasts with existing low ambient light conditions.  The majority of existing structures 
within the project site are low-scale, and comprised of non-reflective materials, such as concrete, wood, 
and stucco.  During the daytime, parked vehicles can produce a glare from reflected sunlight. 
 
REGULATORY FRAMEWORK 
 
City of Redlands General Plan.  The City of Redlands General Plan City Design and Preservation 
Element, adopted in 1972 and last updated in 1995, includes a discussion of the existing neighborhood 
character, land forms, and scenic vistas in the City of Redlands.  Objectives and policies are included in 
this Element to ensure the retention of existing neighborhood character, natural terrain and landforms, 
unique site features, and public views.  The policies that are applicable to the proposed project are listed 
below: 
 
 Policy 3.10b:  Retain the character of the neighborhoods, streets, and buildings that established 

Redlands’ reputation as an ideal Southern Californian city. 
 
 Policy 3.10d:  Create new focal points that maintain the City's rich mix of urban delights. 
 
 Policy 3.10h:  Maintain the village-like character of Downtown Redlands. 
 
 Policy 3.10k:  Maintain adequate setbacks along major and minor residential arterial streets. 
 
 Policy 3.20a:  Identify, maintain, protect, and enhance Redlands' cultural, historic, social, 

economic, architectural, agricultural, archaeological, and scenic heritage. In so doing, Redlands 
will preserve its unique character and beauty, foster community pride, conserve the character and 
architecture of its neighborhoods and commercial and rural areas, enable citizens and visitors to 
enjoy and learn about local history, and provide a framework for making appropriate physical 
changes. 

 

                                                           
5California Department of Transportation, California Scenic Highway Program, Available at: 

http://www.dot.ca.gov/hq/LandArch/scenic_highways/scenic_hwy.htm, Accessed November 3, 2009. 
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 Policy 3.20d:  Encourage retention of the character of existing historic structures and urban 
design elements that define the built environment of the City's older neighborhoods. 

 
 Policy 3.20f:  Encourage preservation of and public access to significant scenic vistas, viewpoints 

and view corridors. 
 
 Policy 3.21h:  Establish design guidelines for parking lots and structures that reduce visual 

impacts on neighborhood and streetscape. 
 
 Policy 3.29b:  Identify existing agricultural areas, scenic views, vistas, and streetscapes, including 

mountain, canyon, and valley vistas, urban view corridors, focal points and focal buildings. 
 
 Policy 3.30b:  Permit densities, design, and uses that will help preserve the character and 

amenities of existing older neighborhoods. 
 
Redlands Redevelopment Plan. The City of Redlands has had an active redevelopment program since 
1972. The program was established as a means of addressing conditions of blight that were affecting 
residential, commercial, and public property in the City’s Downtown core and surrounding areas. In order 
to obtain the goals of the Redevelopment Plan, the City’s Redevelopment Agency created an 
Implementation Plan that is updated every five years. The current Implementation Plan (2010-2014) was 
adopted on April 6 2010.  
  
The primary aesthetic conditions that the Redevelopment Agency is tasked with identifying can be 
summarized as follows:6 
 
 Old, deteriorating, and obsolete structures, defective design and character of physical 

construction, mixed character and shifting of uses 
 Faulty exterior spacing 
 Parcels of irregular size and/or shaped 
 Inadequate provision for open space and recreational facilities 
 
The following goals and objectives are suggested in order to remove these aesthetically blighted 
conditions:7  
 
Goal #1. Provide a high-quality pedestrian oriented development character consistent with the Downtown 
area. 
 
 Objective 1.1 Encourage high-quality office, retail, entertainment and other related commercial 

uses. 
 Objective 1.3 Implement development standards and design guidelines that require new 

development projects to be consistent with the traditional pattern of downtown development. 
Buildings are to be located at or near the front property line, with parking to the rear or side 
screened from public view. 

 Objective 1.4 Discourage freeway-oriented land uses, drive-through uses, and other activities that 
generate high traffic volume. 

 

                                                           
6 City of Redlands Redevelopment Agency, Five-year Implementation Plan and Ten-year Housing Compliance Plan –

August 2, 2006. 
7 Ibid. 
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Goal #2. Provide opportunities for the expansion and development of small businesses that provide local 
services. 
 
 Objective 2.2 Adopt development standards and design guidelines to insure high-quality projects 

that are compatible with neighboring residential and commercial uses. 
 Objective 2.3 Prohibit large-scale manufacturing and assembly, warehousing-storage complexes, 

large-scale service yards and other land uses that generate significant noise, odor or truck traffic. 
Locate these activities elsewhere in the City, outside the Downtown area. The City and 
Redevelopment Agency shall work with existing businesses to locate suitable sites for expansion 
and relocation of these activities. 

 
Goal #3. Provide public improvements for traffic circulation, flood control, utility services and aesthetic 
amenities that will attract new private investment and economic development. 
 
 Objective 3.1 Improve collector and local streets as new development occurs. 
 Objective 3.2 Place emphasis on excellence in streetscape design. Provide high-quality sidewalks, 

street trees, pedestrian lighting and directional signage. 
 Objective 3.5 Complete pedestrian alley improvements in the 500 block of Orange Street. 
 Objective 3.6 Build a linear park along the Mission Zanja from Church Street to Ninth Street. 
 
Goal #4. Preserve historic buildings and sites. 
 
 Objective 4.1 Emphasize rehabilitation and adaptive reuse of historic buildings and contributing 

buildings to the Santa Fe Depot District, developing new activities that contribute to Downtown 
economic vitality. 

 Objective 4.2 Encourage adaptive reuse and rehabilitation of historic houses in the High Avenue 
area. 

 Objective 4.3 Encourage the preservation of other significant historic resources that exist 
throughout the plan area and have viable uses. 

 
Zoning Ordinance.  The Zoning Code designates, regulates, and restricts the location and use of 
buildings, structures and land, for agriculture, residence, commerce, trade, industry, or other purposes.  
The Zoning Code includes design standards that seek to regulate the physical alteration of streets, 
intersections, alleys, pedestrian walkways, and landscaping.   
 
1994 Downtown Redlands Specific Plan. The 1994 Downtown Redlands Specific Plan provides a 
comprehensive set of standards for land use, development design and public improvements for Downtown 
Redlands.  It includes property development standards and urban design and architectural design 
guidelines that seek to regulate the quality of site planning, architecture, landscape design and important 
details such as signage and lighting.  All development in the 1994 Downtown Redlands Specific Plan is 
subject to discretionary review by the Redlands Planning Commission. 
 
Redlands Historic and Scenic Preservation Ordinance. The Redlands Historic and Scenic Preservation 
Ordinance provides for a process by which the Historic and Scenic Preservation Commission places all 
potential resources on a “nominated resources” list. An application to alter the exterior of a nominated 
resource activates the designation procedure, thus ensuring protection of historic resources that the City 
has not yet been able to designate.  Once a property is designated, all significant exterior alterations are 
reviewed either by a staff preservation expert or by the Historic and Scenic Preservation Commission, 
using the procedures outlined in the Ordinance. 
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THRESHOLDS OF SIGNIFICANCE 
 
The proposed project would have a significant impact related to aesthetics if it would: 
 
 Substantially degrade the existing visual character or quality of the site and its surroundings; 
 Substantial adverse effect on a scenic vista; 
 Substantially damage scenic resources, including but not limited to trees, rock outcroppings, and 

historic buildings within a state scenic highway; and/or 
 Create a new source of substantial light or glare, which would adversely affect day or nighttime 

views in the area. 
 
IMPACTS 
 
Visual Character 
 
Impacts to visual character primarily involve perceived contrast between existing developments and a 
newly introduced project.  As previously mentioned, the key factors influencing contrast include scale 
(intensity, height and setback), massing (volume and arrangement) and open space (surface parking, 
pedestrian spaces and setbacks). 
 
The proposed project, including associated density bonuses for several parcels, provides guidance for 
scale, massing and open space within the project site.  Under the proposed project, taller buildings (up to 
65 feet) would generally be located towards the central core of the project site with the shorter buildings 
(less than two stories and 35 feet) located in the residential areas in the western, southwestern and eastern 
portions of the project site.   
 
Figure 4.1-11 illustrates the proposed distribution of building heights throughout the project site.  The 
proposed project divides the project site into seven Districts or zones (see Figure 3.4 in Project 
Description).  The zones organize the project site into areas with different urban form and regulations.  
Mandated building standards, including building height, density, lot coverage, setbacks and parking, are 
identified for each zone.   
 
Existing buildings within the project site are generally one- to two stories in height.  Buildings exceeding 
two stories are located in the southern portion of the project site around State and Eureka Streets and 
sections of Redlands Boulevard.  Under the proposed project, the majority of the buildings located within 
the project site would not be allowed to exceed five stories in height (64 feet).  Table 4.1-3 summarizes 
the maximum heights allowed in each project zone. Section 3.5 in the Project Description lists the exact 
location of each zone.   
 
 
TABLE 4.1-3: MAXIMUM BUILDING HEIGHTS 

Corridor 2 and the State Street District 3 stories (46 feet) 8 

Town Center, Corridor 3 East9 and West 5 stories (64 feet) 

Neighborhood 1 4 stories (55 feet) 10 

Neighborhood 2 2.5 stories (35 feet) 

SOURCE: Torti Gallas and Partners, 2009. 

 

                                                           
8Five stories may be permitted in Corridor 2 with a minimum six-foot additional setback above the 3rd floor.   
9Except when directly adjacent to Corridor 2, where maximum is three stories, not to exceed 45 feet.   
10Maximum height of 65 feet can only occupy up to sixty percent of a parcel. 





Downtown General Plan & Specific Plan No. 45 Amendments  4.1 Aesthetics 
Draft Program EIR 
 

taha 2006-027 4.1-23 

The proposed project identifies a number of building types. Figures 4.1-12 and 4.1-13 illustrate the 
suggested building types for the project site.  While overall allowable building heights would increase, 
these increases would occur incrementally over 20 years.  In addition, the purpose of the proposed project 
is to ensure new development maintains and enhances the existing visual character of the project area and 
includes guidelines to accomplish this.   
 
Currently, the Downtown area is expressive of a “village-like” character as stated in the General Plan 
Policy 3.10. As part of project, further definition of the concept of “village like” character will be 
expanded to include four and five story buildings consistent with this proposed project.   
 
Required setbacks would be similar to existing conditions in the project site; Town Center, Corridors 1, 2, 
3 East and West, would allow for a preferred 20-foot setback.  Where existing adjacent buildings are at a 
distance of less than 15 feet, new construction would require a minimum set back of 15 feet.  Where 
existing buildings are at distances of between 15 and 20 feet, new buildings would be required to align 
with existing buildings, thereby creating a constant setback and street frontage.  The State Street zone 
would require alignment with existing properties, preserving the existing form of State Street.  
Neighborhood 1 and 2 would require a 15- to 20-foot and 20 to 25-foot setback, respectively, thereby 
conforming to the existing setbacks of the residential neighborhoods.   
 
The proposed project envisions Downtown as a cohesive neighborhood with a well-defined hierarchy of 
blocks and streets, and a distinct historical urban form. Design features included as part of the proposed 
project would help achieve this goal and lessen any potential visual contrast with adjacent commercial 
and residential buildings within and outside the project site.  These features may include reduced building 
heights, and/or increased setbacks for the upper floors to ensure that projects are more visually consistent 
with adjacent development.   
 
Considering the height and setbacks proposed as part of the proposed project, and the emphasis on 
consistency in relation to adjacent buildings, differences in scale and massing of buildings in the project 
site would not significantly contrast with the existing buildings within and outside the project site.  The 
gradual transition of building heights from the center of the plan area (which would contain the taller 
existing buildings), out to the perimeter of the plan area (which would contain the shorter existing 
buildings) allows for a subtle transition between zones.  Therefore, the proposed project would result in 
less-than-significant impacts related to visual character. 
 
The proposed project would not significantly decrease the amount of open space in the project site when 
compared to existing conditions.  Rather, the proposed project encourages pedestrian-oriented 
development that includes streets with wide sidewalks and traffic calming measures, pedestrian level 
lighting, and expansion of the tree canopy to provide shade which is essential for pedestrian comfort 
during the hot dry months.  Prominent pedestrian spaces, such as State and Orange Streets, would remain 
with the implementation of the proposed project.  In addition, any new development under the proposed 
project would be required to include landscaping, which would add to the open space visual character of 
the area.  The proposed project also includes the provision for a linear park.  The Orange Blossom Trail 
would traverse Downtown from east to west along the BNSF rail line right-of-way or in close proximity 
it. A bicycle trail, along with pocket parks and amenities associated with the trail, will provide unique 
opportunities for open space through the Downtown. Therefore, the proposed project would result in less-
than-significant impacts related to visual character associated with open space. 







Downtown General Plan & Specific Plan No. 45 Amendments  4.1 Aesthetics 
Draft Program EIR 
 

taha 2006-027 4.1-26 

The proposed project would result in construction activities throughout the project site.  These activities 
would include demolition of existing buildings, excavation and grading to accommodate new building 
foundations, construction of new buildings, new landscaping, and application of architectural coating and 
paving of surfaces.  Visual impacts associated with construction activities include potentially unsightly 
exposed pads and staging areas for grading, excavation, and construction equipment.  In addition, 
temporary structures could be located within the project site during various stages of demolition or 
construction.   However, the altered visual conditions from construction would be temporary visual 
distractions typically associated with construction activities and commonly encountered in developed 
areas.  Therefore, the proposed project would result in less-than-significant impacts related visual 
character associated with construction. 
 
Views and Vistas 
 
Important views in the project area primarily consist of views of the San Bernardino Mountains that can 
be viewed intermittently from the streets in the project area. Under the proposed project, views of the San 
Bernardino Mountains, Crafton Hills and San Timoteo Canyon Hills could be further interrupted by the 
three- to five-story buildings allowed throughout the project site.  However, minimum setbacks 
established in the building standards would help preserve the existing view corridors by requiring 
buildings to conform to existing setbacks. Setbacks would minimize the obstruction of existing view 
corridors. Further, the allowed height throughout the project site under the 1994 Specific Plan is a 
maximum of 35 feet or three stories, the increase in height that would occur under the proposed project 
would be an incremental difference and minimal. The area south of Redlands Boulevard is currently 
zoned C-3 and does not have a maximum building height, but is instead regulated by a 4:1 floor area ratio 
(FAR). As a result, no physical change would be expected to take place south of Redlands Boulevard.   
The proposed project also includes a combination of setbacks and stepbacks for taller buildings that 
would help to preserve views. Nonetheless, this would be an increase in overall height that could 
potentially affect views and vistas. Therefore, without mitigation, the proposed project would result in 
significant impacts related to views and vistas.  
 
Scenic Resources 
 
As discussed above, the City Council has designated several streets within the City as scenic highways, 
drives and historic streets.  A portion of the Brookside Avenue scenic drive falls within the project site 
(from San Gorgonio Drive to Eureka Street).  Additionally, several historic buildings are located along 
these historically designated streets and throughout the project site.  The Historic and Scenic Preservation 
Ordinance establishes a process by which historic resources are designated, altered or rehabilitated.  The 
Historic and Scenic Preservation Commission is responsible for approval of all significant exterior 
alterations and issuance of a Certificate of Appropriateness.  In cases of severe hardship (not including 
loss of profit), the Ordinance allows for the possibility of demolition.  The proposed project seeks to 
preserve and rehabilitate historic structures and incentivize adaptive reuse where possible.  Goal C1 
encourages preservation of the Downtown’s historic resources through careful adaptation to modern uses, 
and sensitively integrating new development by encouraging compatible design elements that 
acknowledge existing buildings and neighborhood character.  However, it is reasonable to conclude at this 
programmatic level of analysis that impacts to scenic resources could occur with the proposed project.  
Therefore, without mitigation, the proposed project would result in significant impacts related to scenic 
resources within the project site. 
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The project site is located south of SR-38 and I-10 would, therefore, not obstruct north-facing scenic 
views of the San Bernardino Mountains.  South facing views from the I-10 include the San Timoteo 
Canyon Hills, located approximately two miles south of the project site.  I-10 is elevated approximately 
15 to 17 feet above-grade, under the proposed project, building heights could reach up to 65 feet in 
height, while these buildings would be visible they would not significantly obstruct south-facing views 
from the I-10.  Therefore, the proposed project would result in less-than-significant impacts related to 
scenic resources adjacent to the project site. 
 
Light and Glare 
 
The project site is located in a developed urban area that includes office, commercial, industrial, civic and 
residential uses.  The proposed project would provide for the development of additional commercial, 
residential, and mixed-use projects within the project site.  Lighting for all projects developed under the 
proposed project would be in compliance with local lighting standards, including security, parking lot, 
and parking structure lighting.  Existing lighting standards would continue to apply and require that 
lighting be arranged in a manner that will protect neighboring properties from direct spillover lighting or 
hazardous interference.  Therefore, the proposed project would result in less-than-significant impacts 
related to spillover lighting. 
 
The exterior building materials to be used for development in the proposed project is not regulated by the 
proposed project and, therefore, is not known at this time.  It is anticipated that exterior materials, such as 
concrete and plaster, would be used to be consistent with the existing development in the project site.  
Exterior building materials would be in compliance with all applicable local standards related to the use 
of non-reflective materials.  Due to the programmatic nature of this EIR, a complete assessment of glare 
cast by proposed development under the proposed project is not possible. In the future when specific 
development projects are proposed within the project site, they will be subject to project-level CEQA 
review. As part of the CEQA review process the planning commission reviews the project to determine 
whether the architectural elements are in conformance with Section 18.12.170 of the Redlands Municipal 
Code. In addition to site layout, height allowance and overall massing, the planning commission would 
also review a proposed project for glazing or reflective surfaces which are limited to a maximum 
reflective value of 25 percent.  Therefore, the proposed project would result in less-than-significant 
impacts related to glare.   
 
MITIGATION MEASURES 
 
The City of Redlands shall ensure the following mitigation measures are implemented as appropriate for 
individual development projects associated as part of the proposed project. 
 
Visual Character 
 
Impacts related to visual character would be less than significant.  No mitigation measures are required. 
 
Views and Vistas 
 
AE1 The City shall review project plans and evaluate the potential for obstruction of views and vistas. 

To the extent feasible, or to the satisfaction of the City, site design shall incorporate design 
features that preserve views and vistas including, utilizing a combination of varying setbacks and 
provision of landscaping and open space to enhance view corridors.   
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Scenic Resources 
 
AE2 The City of Redlands shall update its cultural resources inventory every five years.  At the 

discretion of the City, development that results from the proposed project shall consult with the 
City of Redlands Historic Preservation Commission during the planning and design phase.  Any 
structures that have become eligible for designation as historic resources by the time of project 
implementation shall be analyzed for inclusion in the City of Redlands historic resource 
inventory. 

 
AE3 To the extent feasible, the preservation, rehabilitation, restoration, reconstruction or adaptive 

reuse of known historic resources shall meet the U.S. Secretary of the Interior's Standards for 
Rehabilitation (Secretary’s Standards). Any proposal to preserve, rehabilitate, restore, reconstruct, 
or adaptively reuse a known historic resource in accordance with the Interior Secretary’s 
Standards shall be deemed to not be a significant impact under CEQA and, in such cases, no 
additional mitigation measures will be required. 

 
Light and Glare 
 
Although impacts associated with light and glare are considered to be less than significant without 
mitigation, the City shall incorporate the following measures into development projects associated with 
the proposed project: 
 
AE4 Lighting fixtures constructed as part of the proposed project shall be oriented and focused onto 

the specific on-site location intended for illumination (e.g., parking lots, driveways, and 
walkways) and shielded away from adjacent sensitive uses (e.g., schools, other residential 
properties) and public rights of way to minimize light spillover onto off-site areas 

 
AE5 Where appropriate and feasible, incorporate project design features to shield light and/or glare 

from vehicles entering or existing parking lots and structures that face sensitive uses by providing 
barriers so that light from vehicle headlights would not illuminate off-site sensitive uses. 

 
AE6 Where appropriate and feasible, incorporate project design features to provide landscaping, 

physical barriers, screening, or other buffers to minimize project-generated illumination from 
entering off-site areas and to prevent glare or interfere with vehicular traffic. 

 
AE7 Where appropriate and feasible, locate and orient driveways into parking lots, parking structures, 

and semi-subterranean garages in a manner that will not result in headlights from vehicles 
entering or exiting the parking areas directly lighting any off-site sensitive uses.  

 
AE8 Where appropriate and feasible, proposed new structures shall be designed to maximize the use of 

textured or other non-reflective exterior surfaces and non-reflective glass. 
 
LEVEL OF IMPACT AFTER MITIGATION 
 
Views and Vistas 
 
Implementation of Mitigation Measure AE1 would lessen impacts to view and vistas by incorporating 
design features that seek to maintain and enhance existing views corridors.  However, the proposed 
project would result in an overall increase of building heights throughout the project site.  Depending on 
the height, orientation, and location of buildings, the increase in buildings heights could obstruct existing 
views from the project site.  However, with appropriate design features, the change in overall height 



Downtown General Plan & Specific Plan No. 45 Amendments  4.1 Aesthetics 
Draft Program EIR 
 

taha 2006-027 4.1-29 

would be minimal and.  Therefore, implementation of Mitigation Measure AE1 would reduce the impacts 
to less than significant. 
 
Scenic Resources 
 
Implementation of Mitigation Measure AE2 would require that future development proposals coordinate 
with the Historic Preservation Commission to avoid or substantially lessen impacts related to historic 
resources, including historic buildings located along scenic highways.  Mitigation Measure AE3 would 
ensure that rehabilitation, restoration, reconstruction or adaptive reuse of known historic resources meet 
the Secretary’s Standards.  Therefore, implementation of Mitigation Measures AE2 and AE3 would 
reduce the impacts to less than significant. 
 
CUMULATIVE IMPACTS 
 
Visual Character 
 
The geographic context for the analysis of cumulative impacts to visual character is the City of Redlands.  
Currently, proposed development within the project area includes several projects, including 
commercial/industrial, institutional and residential uses, ranging from one- to four stories in height. As 
these projects are outside the project area, they would not be expected to comply with the design 
standards developed as part of the proposed project and, therefore, could be incompatible with the design 
guidelines and could contrast with existing development in Redlands. However, the proposed project is 
aimed at ensuring development that would occur if Downtown Redlands maintains its existing character 
and would not degrade the visual character of Redlands. Therefore, the proposed project would not result 
in a cumulatively considerable contribution to visual character impacts.  
 
Views, Vistas, and Scenic Resources 
 
New projects proposed under the Downtown General Plan and Specific Plan No. 45 Amendments, as well 
as cumulative development in other areas of the City and neighboring cities could block views and vistas 
and impact scenic resources.  Under the proposed project, the overall increase of building heights 
throughout the project site would increase.  Minimum setbacks established in the building standards 
would help minimize obstruction of existing view corridors and scenic resources by requiring buildings to 
conform to existing setbacks. It is possible that development outside the project area would obstruct 
views, vistas or scenic resources on an individual basis. Over time, this could result in a cumulative 
considerable impact. Projects under the proposed project would not result in a significant impact to views, 
vistas and scenic resources. Therefore, the proposed project would not result in a cumulatively 
considerable contribution to impacts on views, vistas, and scenic resources. 
 
Light and Glare 
 
New developments under the proposed project together with cumulative projects would result in an 
overall increase in ambient light within the City and general area.  Lighting for all projects in the City 
would be required to comply with lighting regulations, including those for security, parking lots, and 
parking structures, therefore, the project contribution is not anticipated to be cumulatively considerable. 
In addition, many communities are replacing outdated lighting with cut-off dark sky compliant, energy-
efficient fixtures that are anticipated to generally reduce urban lighting levels.  Therefore, cumulative 
impacts related to lighting are anticipated to be less than significant.   
 
An analysis of cumulative glare impacts is not possible at this programmatic level as it requires a site-
specific evaluation of project site design, building features, and off-site glare-sensitive uses. The location 
and design plans for specific development projects that would occur under the proposed project are 
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unknown and undeveloped at this time. Consequently, a detailed project-level cumulative analysis of 
glare impacts from site-specific development will occur in the future under separate environmental review 
when design plans are prepared for development sites within the project site.   


