Dana Reserve Specific Plan Environmental Impact Report
Section 4.1 Aesthetics

4.1 AESTHETICS

This sectiorassessethe DRSPprojech potential impacts relating to aesthetics and visual resources. It
incorporates information regarding the regulatory setting and analysis of viewsheds and visual resources
in andaround the community of Nipomo. A primgoyrpose of this analysis is to determine if a change

in the visual environment would occur, whether that change would be viewed as a positive or hegative
one, and the degree of any change relative to the existing setting. If the project has the potentsal t

visual impacts, thisextion specifically defines those impacts.

This analysis focuses on the potential for the proposed project components to result in impacts on visual
resources as seen from public locations and roadways. The baseline visual condition is analyzed, visual
resources are identified, and a baseline sogmaracter is established. The analysis methodology

evaluates the aggregate effect that the project may have on the overall visual character of the project site
and surrounding |l andscape. I f a changexpeited char act
sensitivity, and is reviewed for consistency with applicable County of San Luis ObispotyCand

State of Californiglanning policies. Levels of impact are determined according to CEQA definitions and
guidelines and County Thresholds of Significance guidance.

4.1.1 Existing Conditions

41.1.1 Regional Character

Theunincorporated @mmunityof Nipomois locatedalongU.S. Route101(US 101) between the cities
of Arroyo Grande and Santa Mariapproximatelyé milesinland from the Pacific Oceaifthe regional
landscape can be broadly defined as an ancient marine terrace betweasthadoth&emettate and
NewsomeRidgesto the eastSand dune complexes along the beazhsition to wide mesas inland.
Creeks and drainages in the regaften have an eastwvest orientdabn on their way to the oceafhe
Santa Maria River genehalbounds the region to the soulthe native landscag@imarily includescoast
live oakwoodland and coastal sage chaparral with ripariaridaye along the drainage way=ucalyptus
trees were introduced into the area as a forest crop and have since become establishedh of the
Nipomo MesaThe large stature of eucalyptus groves createsrndmt visual element throughout the
area landscape and along the skyline.

The Nipomo region has a generally résaburbarvisual character, with agriculture, open space, and
various density residential areas making up much ofath@ lise. The community of Niporserves aa
commercial centdoetween Arroyo Grande and Santa Malricthe past decade or 4be Nipomo area
has been recognized as one of the fegtewing areas of San Luis Obispo Coursgveral residential
subdivisions, including large golf resortgve been constructeebst of NipomoThis increased
developmenhas had an incremental effect on thet appearance of the regigkthough the region is
becoming somewhat more urbanized, the area still maintains-zegeitated visual character, due in
large part to the mature eucalyptus trees and the native oaks scattered throughoutRinpimsd. 11
through 4.18 provide an overview of the character of the community.
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Figure 4.1-2. View from Hill Street near Nellie Lane showing typical Nipomo rural residential visual
character.

—— i e ———~

Figure 4.1-3. View from Willow Road near Black Lake Road of golf resort development west of
Nipomo.
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TheNipomoOld Town centelandhistoric Dana Adobe arocated east df)S 101 This eastern side of
the communityalsoincludes a few relatively compact residential subdivismindifferent agesalong
with scattered agricultural production operatiansl Nipomo High SchooFarther to the east, the
topography rises into the foothills, and largesidential parcels andnchettesre seenAlong US 101,
the eastern frontage shows a mix of visual elemernitearily including freeway commercial, older
residential and greenhouses

Figure 4.1-4. View from Tefft Street near South Wilson Street of Old Town Nipomo east of US 101.

Thecentralbusinesdlistrict of the community follows Téf Street on each side UfS 101. Newer and

more dense commercial development occurs along West Tefft Sinéetevelopmernincludes
corporatetype developmerdandsmaller businesseblorth and South Frontage Raagktend from West
Tefft Street alondgJS 101. These roads are easily visible from the freeway and present a range of
developmentincluding freeway commercialesidentialsubdivisions, storage facilities, vehicle sales, and
a swap meet facility.

A,

Figure 4.1-5. View from Mary Avenue near West Tefft Street of the central business district along
West Tefft Street.
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The saithern portion of Nipomo ia combination of variedensity residentiareascloser to the
communitycenter that transition to agricultural croplamacher southNeighborhood commercial uses
are also scattered throughout this atesgerresidentiaparcelsandranclettes are common throughout
the western portion of the community. Thiestern side of Nipomo also includes three golf resartd
remnants of large eucalyptus groves tend to be more visually prdrtfinenghout this area.

Figure 4.1-6. View from Orchard Road north of Division Street showing mixed residential
development along the south side of the community.

Topographic varietys a primarycontributorto the visual character of tidipomo community Gradual
changes in elevation and low hitlan beseenthroughouthe areaThis landform variation can either
limit or increase distant viewdepending on the viewpoirthe Temettate Ridgapproximatef 3 miles
east ofUS 101is visually dominant androvides a highguality scenicbackdrop for much of the
community.

Figure 4.1-7. The scenic Temettate Ridge, as seen looking east from US 101.

Vegetation plays an i mpor t auality apdaharacteiMaturelaad i ni ng t h
forests and savannah can be gbeoughouthe area, botin the natural landscap@&@in many

developed locations. Large eucalyptus athetolarge trees, typically associated with development, are

also part of the setting, contributing to the visual quality of the region.
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Figure 4.1-8. View from Sandydale Drive near Cory Way showing a well-vegetated neighborhood
south of the project area.

4.1.1.2 Specific Plan Area

Theapproximately 28&creSpecific Plan Aeais generally bounded by Willow Road and Cherokee
Place to the nortiPomeroyRoad Sunnydale Driveandresidentiadevelopment to the soytHetrick
Road andesidentiaranchettes tthe westandUS 101 to the east he Specific PlanAreais

undeveloped and hésstorically beenutilized for seasonal cattle grazing and periodic seasonal dry
farming for feed over the past 100 yezars

There are no structures or other improvements on the site. No formakxistdsn the property, aIthough
unpaved ranch roaasossportions of thesite

Figure 4. 1 9. The Specific Plan Area, as seen from Cherokee Place looking southwest

The topography of th8pecific Plan Areaanges from approximately 340 feet above sea level at the
southwest cornaiising to approximately10feet in elevatioralong the ridgaear the center of thaain
parcel. The landform and landcover of the site are comprised of three visually distinct areas. The eastern
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portion of the project site closests 101 is relatively flat wittruderal grasses and few trees. The
second area is defined by an eatodlandcovered ridge oriented southwest/northeasgatedin the
mid-southern half of the sit®ecause of its elevatiohe ridgecontributes to the vegetated open space
character of the site agen from rach of the surrounding are@hethird visually distinct area iglong

the nortlernand northwegrn portiors of the site. This areia identified byundulating tpography with

large oak trees scattered among open grass addasugh the trees in this area are less dense than those
seen on the ridge, their overall size and humber help establish a vegpfaacancand at the same

time tend to limit views to the interior of the site as seen from commueitypdints to the west and

north.

Figure 4.1-10. The Specific Plan Area, as seen from Hetrick Road looking east.

Portions ofthesite can beasilyseen from much of the surrounding commuritgwever because of its

size, topographyand mature treethe entire site cannot be seen from any one viewpointoVéell site

is mostvisible from US 101and from Willow RoadSurrounding iewpoints to the south and west are

mostly limited to portions of the woodedi d ge and t hleecasseftitebvaningneaturie me t e r
trees, &ndform and residential development

.

Figure 4.1-11. Scattered ranchettes north of the Specific Plan Area, as seen from Willow Road.

4113 Primary View Corridors

Sceniccorri dors are view areas, or fAviewsheds, o0 from
outstanding scenic qualitieBrincipal travel corridors are important to an analysis of aesthetic features
because they define the vantage pointtierlargest number of viewershd& Californa Department of
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Transportatior{Caltrans)has not officially designated any routes witttie vicinity ofthe Specific Plan

Areaas scenic highwayslowever, the Caltrans Scenic Highways Map sho84.01asfi Egibleo for

designation as a scenic highwag.addition, theCounty ofSan Luis Obisp&eneral Planconsiders

US 101as a candidate scenic corridbhe County has adopted Highway Corridor Design Standards

along US101 that address residential and related developmagmrtion of the Specific Plalrea

frontagealog US 101 is mapped wi tridor Designstandatds arda$1916 s Hi g h
carries an average of approximately 65,000 vehicles per day through Nipomo and $psttfie Plan

Area(Caltrans 2017).

o

Figure 4.1-13. View along northbound US 101 approaching Tefft Street.

4.1.2 Regulatory Setting
In addition to their regulatory applicatiomet followingpolicies, ordinancesnd goalserve as indicators

of potential sensitivity to changes in the visual environment for purposes of assessing visual impacts
associated with implementation of theject

41.2.1 Federal

There are no federal regulations related to visual resources applicable to the project.
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4122 State

There are no state regulations related to visual resources applicable to the project.
4123 Local

41231 COUNTY OF SAN LUIS OBISPO GENERAL PLAN

Conservation and Open Space Element

TheCounty of San Luis Obispo General Plan Conservation and Open Space HE@ER) is a
comprehensive lorgange planning document that sets forth goals, policies, and actions to address the
conservation and preservation of public services, air quality, vegetation and wildlife, mineral resources,
and visual resources, historicdaarcheological resources, as well as energy (County of San Luis Obispo
2010).Chapter 9Visual Resourcesf the COSEprovidesthe followingguidance

Major Issues

The COSE(Figure VR1) identifies the Temettate Ridge east of Nipomo@8d.01 between Arroyo
Grande an®tate Route3R) 1 6 6 as A Ar e as PrBtectopStacdards$t o Sceni c

Scenic Corridors

The County has adopted Highway Corridor Design Standards di®d@1 that address residential and
related devel opment. Sceni c ,0c ofrrroind oprosp ualraer vpi uebw iacr
highways that have unique or outstanding scenic qualities. Inappropriate development or billboards can
intrude upon these viewsheds. Some examples are highly visible graded roads and pads, buildings that are
too close to aighway, and building designs that silhouette against the skyline, telecommunications

facilities, utilities, signage, and other structures that dominate rather than blend with a natural landscape.

Specific goals and policies in the COSE are evaluated in Tablke #low.
Land Use and Circulation Elements
Framework for Planning (Inland)

The County of San Luis Obispo Framework for Planning (Inla#tlof t he Countydés Land
Circulation El ements (LUCE), provides a comprehen
defines land use categories for all unincorporated areas within the county (County of San Luis Obispo

2015). The Framework fd?lanning (Inland) also explains the criteria used in applying land use

categories and combining designations to the land and the operation of the Resource Management
System.The Framework for Planning (Inland)cludes planning principles, policies, amghlementing

strategies to strengthen development toward strategically planned communities and to foster distinctive,
attractive communities with a strong sense of place.

South County Area Plan

The County Area Plans are i ncl Soth@ourdydnlamdairea |1 1 of
Planrefines the general land use policies of in@mework for Planning (Inlan@nd serves as a guide

for future development within the South County Inland Planning Area (County of San Luis Obispo 2014).
The South County Area Plan identifies where land use categories are applied within the planning area and
establishes policies andggrams for land use, circulation, public facilities, serviees! resourcethat
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apply areawide, in rural areas, andfounincorporated urban areas adjacent to cities. The South County
Area Plan provides the following guidance related to visual resources:

1.5 Vision for South County (South) SubArea

The vision for the South County (South) saea revolves around three significant

findings made during the studies leading to the evolution of this area: (1) the desire to
protect the essentially rural character of the area and protect the continuattomaric
agriculture; (2) the recognition that the current economic base is not capable of providing
the public services desired; and (3) the desire of the Nipomo community to-be self
governing. Further, the vision of this plan recognizes limited wasewurees that are
incapable of supporting unlimited growth.

The South County (South) s@bea in 2013 has achieved a successful economic climate
and yet maintained rural character. A relationship has evolved between an active
economy and an older natural ambience that is evident throughout thessuli
peacefukural atmosphere still prevails around and between Nipomo and the villages, as
illustrated in Figure 43. A unique combination of seclusion and activity is apparent along
the roads and streets in the srba.

Achieving the Vision
Rural Character

The separation of communities by open countryside gives them a basic identity, as shown
in Figure 14. Large agricultural areas between Santa Maria, Nipomo and Arroyo Grande
imbue that atmosphere. Rural character is also achieved by development in a rural
residential density which is the dominant land use on the Nipomo Mesa between the
urban and village areas. A combination of this overall low density and development

which is sensitive to this issue retains and maintains rural charm. New development fits
within a rural ambiance both through standard and clustered subdivision designs.
Development within rural villages and siensitive treatment in scenic areas further
enhances this quality of life.

CafiadaRanch Specific Plan Area

Canada Ranch Specific Plan Area. An expansion of the urban reserve line north of
Nipomo and west of Highway 101 should be evaluated to provide additional employment
and associated residential development that will improve the jobs/housing balance within
Nipomo. A specific plan should be prepared showing commercial retail, service
commercial and light industrial uses on the large Canada ranch property northwest of
Sandy Dale Drive and west of Highway 101.

The specific plan should determine the feasible extent of thggobrating uses as a first
priority. Residential uses should be considered only in support of employment
development. The property has a large oak woodland that should be evaluated for
presevation as a longerm habitat. Due to its size, the site is also a potential location for

a high school if feasible. A specific plan should be accompanied by market feasibility and
fiscal impact studies and an environmental impact report to determitogyited extent

and location of development.
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CafiadaRanch Objectives

1. Service commercial and light industrial uses designed as business or office parks
that have integrated site planning, architegtanel landscaping;

2. Commercial retail uses to serve travelers at an interchang® bd1 and an
extension of Willow Road, if the location is determined to occur on this property,
as a gateway to the community and employees and users of the area,;

3. Residential uses that are affordable to employees of the area, to be developed
concurrently or in later phases upon the success of the nonresidential uses.

[For identified sites in the South County Inland Planning Aigtandards in Article 9 of

the Land Use Ordinance require the preparation of specific plans, which have state
mandated content requirements, to identify the optimum types and intensity of these uses
in association with residential areas on anesa#. Prinary concerns for traffic impacts

and transportation alternatives are reflected within the standards. The environmental
impacts of the proposed specific plans will be evaluated during their preparation.

Prior to the adoption of any specific plans, any development of these larger holdings,
such as the Canada Ranch property, may cluster the allowed density into smaller parcels
to create neighborhoods within larger common open space areas. Suburban scale
clustered developments can maintain a rural character by fitting each project into the
landscape and minimizing its visibility from public collector and arterial roads and
highways.

Nipomo Community Plan

TheNipomo Community Plarnincluded in Part 11l of the LUCHs intended to provide a lortgrm guide
for land use anttansportatiorwithin the community of Nipomo (County of San Luis Obig8d4). The
Nipomo Community Plaprovides programs that are more specificafhyplicableto the community of
Nipomo. TheNipomo Community Plais consistent with other General Plan elemants$ provides the
following guidance related to visual resources

Chapter 4: Land Use
4.4 Land Use Concepts fddipomo

A strong public interest exists in retaining the open, suburban character of Nipomo.
Lower density development in a band of the Residential Sublahdnse category

surrounds most of the community. However, within the Residential Single Family and
Residential MultiFamily categories, greater densities will increase and reduce the
suburban character in exchangerfwre affordable and convenient housing. Some
elements of suburban character can be retained and encouraged with the inclusion of the
following guidelines:

1. The County Parks and Recreation Element should include the addition of small
parks in this area. Park fees that are generated from this region should be used in
the higher density areas in the urban core consistent with the parkland dedication
ordinance (@apter 9 of Title 21).

2. Suburban character can be enhanced through curvilinear street layout, wide and
varied building setbacks, dense landscaping, and-tms#tpaths along streets.
The street circulation in this area should be designed to connect neighborhoods
with shopping aras, parks and schools to provide a pedestrian environment.
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3. Open space can be retained by developing community drainage basins that detain
areawide storm water, or by installing smaller basins within new subdivisions to
reduce area flooding. Drainage basins should be designed to allow for multiple
uses when feadi.

4. As projects develop, attention to open uses should be evaluated to maximize the
quality of life.

4.5 Nipomo Land Use Categories

Commercial Service

Freeway Corridor. The area designated Commercial Service is generally adjacent to the
freeway along North and South Frontage Roads. An excellent opportunity is provided to
develop business parks and accommodate outdoor storage and manufacturing uses with
adequate screeninly will provide an excellent location and large properties for
development when access is opened between Tefft Street and the proposed Willow Road
interchange. This area also provides the "gateway" to the community, so consistently
well-designed structures that face the highway are of primary importance within

individual projects.

Because of the areads high visibility from the
special attention must be given to building siting, high quality design, signing, fencing

and landscaping. Any open yard uses should be fully screened from the fremaval, a

uses should be landscaped along the frontage road. The area should also be screened and
landscaped where it is adjacent to residential areas.

North Frontage Road Area.The area should be developed under planned development
concepts, since it is still under larger ownerships. This would make it possible to create
industrial park type complexes that would be an asset to the community. Appropriate uses
are small manufacturg shops, storage, service buildings and sales yards.

4.1.23.2  COUNTY OF SAN LUIS OBISPO INLAND LAND USE ORDINANCE
(TITLE 22)

TheCounty of San Luis Obispo Inland Land Use Ordinance (Titl€122]D) identifies the methods for
implementation of the County General Plgnides and manages the future growth of the coanty,

regulates land use in a manner that will encourage and support the orderly development and beneficial use
of land within the countyCounty of San Luis Obispo 2021lhe LUO minimizes adverse effects on the

public resulting from the inappropriate creation, location, use or design of buildings, land uses, parking
areas, or other forms of land development standards for development. The LUO sets regulations that
protect and enhance significant natural, historic, archaeolopgitdiscenic resources within the county

and assists the public in identifying and understanding regulations affecting the development and use of
land. The LUO provides the following guidance related to visual resources

Chapter 22.107 General Property Development and Operating Standards
22.10.0957 Highway Corridor Design Standards

The County LUO identifies standards to govern development of residential structures, residential
accessory buildings, residential access roads, specified agricultural accessory buildings and signs located
within the South County Highway Corridor Area. Taetandards are intended to expedite the permit
process for projecthatmaintain scenic views and the rural character ald8d 01, while providing
opportunities to use other desigriigmns through a discretionary review process to achieve scenic goals.
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Chapter 22.98 1 South County Planning Area

22.98.070 South County Subarea Standards

D. Open space preservation Cluster division incentive. This standard applies to land
where important physical, biological or historic resources are identified betteon
and on adjacent properties, to encourage cluster land divisions that will leave the
resources in open space areas. Clustered land divigiysitilize an open space
parcel area that is smaller than otherwise required by Chapter 22.22 where an
important biological habitat, such as an oak woodland or the Nipomo Creek corridor,
or land nar an historic site such as the Dana Adobe, is identified through the
application's review process. The size of the open space area may be determined by a
visual, biological or other applicable analysis of the area in question. The analysis
shall identifythe area that is necessary to maintain open space to preserve the
features of the applicable resource.

22.98.072 Land Use Category Standards for the South County Subrea

H. Residential Rural (RR). The following standards apply within the Residential Rural
land use category.

8. Canada Ranch property- Specific Plan requirement.A Specific Plan shall be
prepared for the Canada Ranch property shown in Figud® @fder the
guidance of the County upon the application and funding by the property
owner(s) prior to the approval of land division applications, although a clustered
landdivision proposed in compliance with the Residential Rural category,
Section 22.22.140, and other applicable provisions of this Title, may be approved
without Specific Plan preparation. The SpecificrPdhall be prepared in
compliance with Government Code Section 65450 to plan for the following:

a. Types of usesThe concept of a Specific Plan is for uses in the following
priority for acreage, scale and intensity:

(1) Open space uses within the oak woodlands;

(2) Industrial park(s) that will generafibasi® employment for the Nipomo
and south county area;

(3) Commercial service parks that do not conflict with downtown and
community shopping commercial uses within Nipomo;

(4) Retail uses to serve the daily shopping needs of employees and residents
of the site in compliance with purpose and character statements for
neighborhood shopping areas in Framework for Planninignd Area;

(5) Commercial retail uses that are in compliance with purpose and character
statements in Framework for Planninigland Area for highway
oriented retail;

(6) Residential areas to contain a mix of housing unit types, a portion of
which should be affordable to average employee incomes on the site,
timing to be concurrent with or following establishment and operation of
nonresidential uses, the timing to be deiaed by a market feasibility
study.

b. Oak habitat preservation. Designation of the existing oak forest habitat for

open space preservation, where limited recreational and open space uses may
be allowed.
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c. Pedestrianoriented site planning.Location of workplaces, shopping,
services, civic buildings and residences in close proximity to each other to
facilitate walking and alternative transportation to the private vehicle.

d. Architecture and landscaping.Guidelines for architecture atahdscaping
that respond to the rural character of the area.

4124 Applicable State, Regional, and Local Land Use Plans and
Policies Relevant to Visual Resources

Table 41-1 lists applicable state, regional, and local land use policies and regulations pertausnglto
resourceshat were adopted for the purpose of avoiding or mitigating an environmental effect and that are
relevant to the proposed project. A general overview of these policy documents is presented in Section
4.1.2, Regulatory Settingand Chapter Environmental SettingAlso included inTable 41-1is an

analysis of project consistency with identified policies and regulations. Where the sinatydudes the
proposed project would potentially conflict with the applicable policy or regulation, the reader is referred
to Section 4L.5, ProjectSpecific Impacts and Mitigation Measuyes Section 411, Land Use and

Planning for additional discussion.

Table 4.1-1. Preliminary Policy Consistency Evaluation

Intent of the Poalicy in
Relation to Avoiding or
Goals, Policies, Plans, Programs and Mitigating Significant
Standards Environmental Impacts Preliminary Consistency Determination

County of San Luis Obispo General Plan

Parks and Recreation Element

Policy 6.8. When maintaining park, recreation The intent of this policy is ~ Potentially Consistent. The project has the
and natural area facilities attempt to minimize to maximize the quality of  potential to provide new park and open space
signs and other structures that may impact the county park, recreation, areas that maximize visual quality.
aesthetics of the facility. and natural area

aesthetics.

Conservation and Open Space Element

Policy OS 1.1 Future open space protection. The intent of this policy is ~ Potentially Consistent. The project would
Continue to identify and protect open space to protect the natural preserve the existing scenic oak ridge and
resources with the following characteristics: scenic character of the proposed open space areas would

7 Recreation areas county. encompass approximately 49.8 acres_of the

. Specific Plan Area. Proposed pedestrian,

1 Ecosystems and environmentally bicycle, and equestrian trails would either
sensitive resources such as natural traverse open space areas or run along the
area preserves, streams and riparian edge of open space ar ¢
vegetation, unique, sensitive habitat, proposed open space and park amenities
natural communities, significant marine have been designed to maintain 17 acres of
resources coast live oak forest habitat, which is a

1 Archaeological, cultural, and historical biologically significant resource and provides
resources important native habitat for plants and wildlife.

1  Scenic areas

1 Hazard areas

1 Rural character

Policy VR 1.1 Adopt scenic protection The intent of this policy is  Potentially Consistent. The project would
standards. Protect scenic views and landscapes,  to preserve sensitive and not affect views of the Temettate Ridge to the
especially visual Sensitive Resource Areas scenic views and east and would preserve the existing scenic
(SRASs) from incompatible development and land resources within the oak ridge. The Specific Plan Area is not within
uses. county. a designated Sensitive Resource Area.
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Goals, Policies, Plans, Programs and
Standards

Intent of the Policy in
Relation to Avoiding or
Mitigating Significant
Environmental Impacts

Preliminary Consistency Determination

GOAL 2. The natural and historic character and
identity of rural areas will be protected.

The intent of this policy is
to preserve the rural and
historic visual character of
the county.

Potentially Inconsistent. Although the
project site is surrounded by existing
development in all directions and is planned
for growth in the Cout
Plan, t+he project would inherently change the
existing visual character of the site and
surroundings through the introduction of
commercial, institutional, and residential
development; the removal of approximately

4,000 mature oak trees; and substantial
landform alteration.

Policy VR 2.1 Develop in a manner compatible
with Historical and Visual Resources. Through
the review of proposed development, encourage
designs that are compatible with the natural
landscape and with recognized historical
character, and discourage designs that are clearly
out of place within rural areas.

The intent of this policy is
to preserve the rural,
scenic, and historic visual
character of the county.

Potentially Inconsistent. Although the
project site is surrounded by existing
development in all directions and is planned
for growth in the Cou!l
Plan, t+he project would be potentially
inconsistent with the existing rural visual
character of the site and surrounding natural
landscape through the introduction of
commercial, institutional, and residential
development; the removal of approximately

4,000 mature oak trees; and substantial
landform alteration.

Policy VR 2.2 Site development and
landscaping sensitivity. Through the review of
proposed development, encourage designs that
emphasize native vegetation and conform grading
to existing natural forms. Encourage abundant
native and/or drought-tolerant landscaping that
screens buildings and parking lots and blends
development with the natural landscape. Consider
fire safety in the selection and placement of plant
material, consistent with Biological Resources
Policy BR 2.7 regarding fire suppression and
sensitive plants and habitats.

The intent of this policy is
to preserve existing
natural landforms and
native vegetation to
maintain the rural, scenic,
and historic visual
character of the county.

Potentially Inconsistent. The Specific Plan
Areai s pl anned for grow
South County Area Plan. Although the project
site would preserve the existing oak ridge, it
would severely alter the existing native
vegetation and natural landforms of the
remainder of the site with the introduction of
commercial, institutional, and residential
development; the removal of approximately

4,000 mature oak trees; and substantial
landform alteration.

Goal 6. A cohesive visual character will be
maintained in urban areas.

The intent of this policy is
to encourage a positive
aesthetic relationship in
urban development.

Potentially Consistent. The project has the
potential to be visually cohesive with existing
development in the central business district.

Policy VR 6.1 Urban design. Ensure that new
multi-family residential, mixed-use, and
commercial or other non-residential development
in the urban and village areas is consistent with
local character, identity, and sense of place.

The intent of this policy is
to promote development
that respects existing
community character.

Potentially Consistent. The project has the
potential to be visually consistent with existing
proximate urban development.

Goal 7. Views of the night sky and its
constellations of stars will be maintained.

The intent of this policy is
to minimize adverse
effects to quality nighttime
views and vistas.

Potentially Consistent. The project proposes
measures that would minimize nighttime light
and glare and views of the night sky.

Policy VR 7.1 Nighttime light pollution. Protect
the clarity and visibility of the night sky within
communities and rural areas, by ensuring that
exterior lighting, including streetlight projects, is
designed to minimize nighttime light pollution.

The intent of this policy is
to minimize adverse
effects to quality views
and vistas.

Potentially Consistent. The project proposes
measures that would minimize nighttime light
and glare and views of the night sky.
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Goals, Policies, Plans, Programs and
Standards

Intent of the Policy in
Relation to Avoiding or
Mitigating Significant
Environmental Impacts

Preliminary Consistency Determination

Framework for Planning (Inland)

Planning Principles, Policies, and Implementing Strategies

Principle 1: Preserve open space, scenic natural
beauty, and natural resources. Conserve energy
resources. Protect agricultural land and
resources.

The intent of this policy is
to protect existing visual
quality and character.

Potentially Inconsistent. The Specific Plan

Area is p

|l anned for

gt

South County Area Plan. Although the project

would preserve the

existing oak ridge, the

project would inherently change the visual
character of the site and surroundings through
the introduction of commercial, institutional,

and residential development; the removal of

approximately

4,000 mature oak trees;

and substantial sensitive habitat loss and

landform alteration.

Policy 1. Maintain rural areas in agriculture, low-
intensity recreation, very low-density residential
uses, and open space uses that preserve and
enhance a well-defined rural character.

The intent of this policy is
to preserve the rural
character of the county.

Potentially Inconsistent. Although the
Specific Plan Area is planned for development

in the
South County Area

Countyods

Plan, and the project

would preserve the

existing oak ridge, the

project would inherently change the visual
character of the site and surroundings through
the introduction of commercial, institutional,

and residential development; the removal of

approximately

4,000 mature oak trees;

and substantial sensitive habitat loss and

landform alteration.

eand st i

Principle 2: Strengthen and direct development
toward existing and strategically planned
communities.

The intent of this policy is
to establish and maintain
strong community identity
and avoid development
sprawl.

Potentially Consistent. The project would
reduce the rural visual character of the site

and surrounding natural landscape resulting

somewhat in visual

sprawl. However, the

project has the potential to be visually
compatible with existing development in the

area, and the Specific Plan Area is identified

for future development in the existing General

Plan. Therefore, the project is part of planned

growth in the South County area.

Principle 3: Foster distinctive, attractive
communities with a strong sense of place.

The intent of this policy is
to establish and maintain
strong community
identify.

Potentially Consistent. The project would
reduce the rural visual character of the site

and surrounding natural landscape, resulting

somewhat in visual

sprawl. However, the

project has the potential to be visually
compatible with existing development in the

area.

Policy 1. Protect and restore the valuable history,
cultures, images and identity of communities and
rural areas. 2. Protect rural areas between
communities to achieve well-defined communities
within an attractive rural setting.

The intent of this policy is
to establish and maintain
strong community
identity.

Potentially Consistent. The project would
reduce the rural visual character of the site

and surrounding natural landscape, resulting

somewhat in visual

sprawl. However, the

project has the potential to be visually

compatible with existing development in the

area.

Policy 3. Establish and maintain a distinct edge
between urban and rural areas to enhance
community separation while allowing for
appropriate and compact urban expansion at the
urban edge.

The intent of this policy is
to establish and maintain
strong community
identity.

Potentially Consistent. The project would
reduce the rural visual character of the site

and surrounding natural landscape, resulting

somewhat in visual

sprawl. However, the

project has the potential to be visually

compatible with existing development in the

area.
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Goals, Policies, Plans, Programs and
Standards

Intent of the Policy in
Relation to Avoiding or
Mitigating Significant
Environmental Impacts

Preliminary Consistency Determination

Policy 4. Enhance the commercial identity and
viability of downtowns.

The intent of this policy is
to establish and maintain
strong community
identity.

Potentially Consistent. The project would
reduce the rural visual character of the site
and surrounding natural landscape, resulting
somewhat in visual sprawl. However, the
project has the potential to be visually
compatible with existing development in the
area.

Policy 5. Foster a strong local identity through
appropriate design of public spaces and buildings.

The intent of this policy is
to foster a strong local
community identity.

Potentially Consistent. Although the project
may appear as a separate development
outside of the core business district, it has the
potential to provide a strong visual identity
consistent with other development in the area.

County of San Luis Obispo Land Use Ordinance

22.10.095 i Highway Corridor Design Standards

D. 5. Project Design and processing i
Discretionary permit applications. Minor Use
Permit approval is required for projects subject to
Subsection D.4 that are unable to meet the
requirements for a Zoning Clearance in Standards
D.4.c through D.4.h. Minor Use Permit and any
Conditional Use Permit applications that may
otherwise be required by this Title shall include a
visual analysis that is prepared by a registered
architect, landscape architect, or other qualified
individual acceptable to the Environmental
Coordinator. The visual analysis shall be utilized
to determine compliance with the intent of D.4 and
the following:

a. Locate development, including access
roads, in the least visible portion of the
site consistent with the protection of
other resources, as viewed from
Highway 101, unless mitigated to
insignificant levels. Use existing
vegetation and topographic features to
screen development from view as much
as possible.

b.  Minimize grading for both structures
and roads that would create cut and fill
slopes visible from Highway 101.

¢c.  Minimize building height and mass by
using low-profile design where
applicable. Minimize the visual impacts
of buildings by using colors that blend
with surrounding natural colors and/or
screen the building from view.

d. Provide landscaping to screen and
buffer both road and building
development with native or drought-
resistant plants, including the extensive
use of trees and large-growing shrubs.

e. Use of minimal signage is encouraged.
Locate signs that are subject to a
discretionary land use permit so that
they minimize interference with
important public views from Highway
101, such as those listed in the
preamble to this section.

The intent of this policy is
to require visual impact
assessments for
residential development
within the US 101 corridor
for the purpose of
preserving visual quality
and character.

Potentially Inconsistent. Although the
project site is surrounded by existing
development in all directions and is planned
for growth in the Cout
Plan, t*he project would inherently change the
visual character of the site and surroundings
through the introduction of roads, commercial,
institutional, and residential development; the
removal of approximately 4,000 mature
oak trees; and substantial landform alteration
within highly visible locations as seen from US
101. Mitigation Measure AES/mm-3.1 would
require implementation of a Visual Screening
Zone along the length of the project site
adjacent to the required utility easement and
US 101, for the purpose of reducing visibility
of the development and minimizing visual
impacts to the vegetated visual character of
the site and its surroundings as seen from the
highway. The proposed landscaping would, by
necessity, be more urban in appearance and
would likely take several decades to provide
meaningful restoration of the vegetative
character and quality of the site.
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Goals, Policies, Plans, Programs and
Standards

Intent of the Policy in
Relation to Avoiding or
Mitigating Significant
Environmental Impacts

Preliminary Consistency Determination

D.6. Residential Land Divisions.

a. Clustering encouraged. Residential land
divisions are encouraged to be
clustered in compliance with Section
22.22.140, unless a standard
subdivision design can include
clustered residential building sites that
will be in equal conformity with
Subsection I.5. Application review shall
determine whether the proposed
parcels or building sites are designed
so that residential buildings, accessory
buildings and roads will comply with
Subsection 1.5, in addition to other
applicable standards.

b.  Open space parcel incentive. Cluster
divisions of land that are located within
the Highway 101 corridor design
standards may utilize an open space
parcel area that is smaller than required
by Section 22.22.140. The size of the
area may be determined by a visual
analysis of the area subject to the
Highway 101 corridor standards as part
of the subdivision review process. The
analysis shall identify the area that is
necessary to maintain open space
views of features identified in the
Highway 101 corridor design standards.

The intent of this policy is
to establish and maintain
strong community
identity.

Potentially Consistent. The project would
preserve the existing oak ridge, which would
be seen from US 101. The project would also
create public common areas and trails. These
areas would be mostly visible from within the
project and would have limited visibility as
seen from US 101.

South County Inland Area Plan

South County (South) Sub-area

Guideline: Retain land in open space in new land
divisions that will preserve oak woodlands,
riparian and other important biological habitats,
and historic place surroundings.

The intent of this policy is
to maintain the scenic,
historic, and biological
gualities of
open spaces.

Potentially Inconsistent. The Specific Plan
Area is planned for gt
South County Area Plan. Although the project
would preserve the existing oak ridge, the
project would inherently change the visual
character of the site and surroundings through
the introduction of commercial, institutional,
and residential development; the removal of
approximately 4,000 mature oak trees;
and substantial sensitive habitat loss and
landform alteration.

Primary Goals

4. The rural character and heritage of South
County with a strong sense of identity and place.

The intent of this policy is
to preserve the rural
visual qualities of the
South County planning
area.

Potentially Inconsistent. The Specific Plan
Area is planned for g1
South County Area Plan. Although the project
would preserve the existing oak ridge, the
project would inherently change the visual
character of the site and surrounding
landscape through the introduction of
commercial, institutional, and residential
development; the removal of approximately

4,000 mature oak trees; and substantial
landform alteration.
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Goals, Policies, Plans, Programs and

Standards

Intent of the Policy in
Relation to Avoiding or
Mitigating Significant
Environmental Impacts

Preliminary Consistency Determination

6. The long-term sustainability of natural
resources as growth occurs with sensitivity to the
natural and built environment.

The intent of this policy is
to maintain a long-term
balance between
development and the
natural environment.

Potentially Inconsistent. The Specific Plan
Area is planned for g1
South County Area Plan. Although the project
would preserve the existing oak ridge, the
project would inherently change the visual
character of the site and surrounding
landscape through the introduction of
commercial, institutional, and residential
development; the removal of approximately

4,000 mature oak trees; and substantial
landform alteration.

Supportive Goals

Community Planning. 1. Retain the open, low-
density character around and between population

centers.

The intent of this policy is
to promote compact
urban form and prevent
development sprawl
between communities.

Potentially Consistent. The project would
reduce the rural visual character of the site
and surrounding natural landscape resulting
somewhat in visual sprawl. However, the
project has the potential to be visually
compatible with existing development in the
area and is located in close proximity to other
existing urban development. The Specific Plan
Area would be incorporated into the Nipomo
URL and is identified for future development in
the existing General Plan. Therefore, the
project would result in new development
within an existing population center.

Environment. 1. Promote the protection of
natural resources and encourage the following in
new development proposals:

a.
d.

Retention of sensitive vegetation.

Blending of new structures into the
surrounding environment and minimal
visual impacts in areas considered to
be scenic.

Protection of cultural and historic
resources.

Separation of new residential
development from adjacent commercial
agricultural and industrial operations.

The intent of this policy is
to maintain high scenic
quality and character.

Potentially Inconsistent. The Specific Plan
Area is planned for g1
South County Area Plan. Although the project
would preserve the existing oak ridge, the
project would inherently change the visual
character of the site and surroundings by the
introduction of commercial, institutional and
residential development; the removal of
approximately 4,000 mature oak trees;
and substantial sensitive habitat loss and
landform alteration.

SLOCOG 2019 Regional Transportation Plan (RTP)

Policy Objective 6.2. Preserve aesthetic
resources and promote environmental
enhancements.

The intent of this policy is
to promote maintenance
of the existing visual
character of the region.

Potentially Consistent. The project would
preserve the existing oak ridge on-site and
would provide new park and open space
areas that maximize visual quality. In addition,
future development would have the potential
to be visually consistent with existing
development in the area.

Sustainable Communities Strategy

Context Sensitivity

18. Maintain and enhance quality aesthetic

experiences along transportation
corridors and surrounding landscapes
through mitigation planting, urban
streetscape improvements, removal of
billboards, and other visual
enhancements. (Ongoing)

The intent of this policy is
to preserve the high-
quality visual character
alongthecount yo6s
transportation corridors.

Potentially Consistent. The project may be
compatible with existing development in the
area, and the proposed design elements may
appear as urban enhancement; however, it
would also substantially reduce the scenic and
rural visual character of the site as seen from
uUS 101.
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Intent of the Policy in
Relation to Avoiding or
Goals, Policies, Plans, Programs and Mitigating Significant
Standards Environmental Impacts Preliminary Consistency Determination

San Luis Obispo County Inland Land Use Ordinance (Title 22)

22.98.072(H)(f) Siting of Buildings: Locate The intent of this policy is  Potentially Inconsistent. The Specific Plan

building envelopes that are subordinate to rural to encourage Area is planned for g1

character, such as by varying their elevation along  development that does South County Area Plan. The project would

hills and ridges, and where siting below the not dominate or diminish not affect existing public views of the

highest elevations takes advantage of wind- the rural character of Temettate Ridge to the east. The project

protected locations. scenic hills and would preserve the existing oak ridge within
ridgelines. the site. The locations, massing, and density

of future on-site development, however, would
dominate views along US 101 and limit views
of the oak ridge.

4.1.3 Thresholds of Significance

St ate CEQA Guidelines Section 15382 defines a fisi
fisubstanti al, or potentially substantial, adverse
affected by the project including land, air, wateinenals, flora, fauna, ambient noise, and objects of

historic oraesthetici gni fi cance. 0

The determinations of significance of project impacts are based on applicable policies, regulations, goals,
and guidelines defined by CEQA and tbeunty. In adition to comparing the project to relevant policies

and standards, the aesthetic resources assessment identified which specific criteria contribute most to the
existing quality of each view and if change would occuhtse criteriaas a result of the project. If a

change in visual criteria was identified, this change was analyzed for its paietialon the existing

scenic character. This analysis was combined with the potential number of viewers, their sensitivities, and
viewing duration in order to determine the overall level of impacts. Specifically, the project would be
considered to havesignificant effect on visual/aesthetic resources if the effects exceed the significance
criteria described below

a. Have a substantial adverse effect on a scenic vista.

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

c. Innonurbanizedareas, substantially degrade the existing visual character or quality of public
views of the site and its surroundings, or in an urbanized area, conflict with applicable zoning and
other regulations governing scenic quatity.

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

Each of these thresholds is discussed uBéetion 41.5, Project Specific Impacts and Mitigation
Measuresbelow.

The project set tuirnbga niisz ecdoon shi adseerde dowih mCGuEmQ Ad eSfeicrt @ 0 nfi LIi5BaBrvi zed a
city or a group of contiguous cities with a population of 50,000 or more, together with adjacent densely populatedrageas havi
population density of at least 1,000 persons per square mile.
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4.1.4 Impact Assessment and Methodology

The findings of this study are based on multiple field observations and reviews corukioteen

October 2021 and March 20Z2eld reviews includdthe project site as well as the areas in and around
thecommunity ofNipomo.Resource inventories were conducted botlfoohand from moving vehicles.
The Specific PlanAreawas viewed from potential public viewer group locations throughout the
surrounding area. Existing visual resources and site conditierespinotographed and recorded.
Assessment of potential project elements was based on a comprehensive review of ik $Raftd
Design Guidelineghe CountyGeneral Planthe South County Area Plathe Nipomo Community Plan
the CountyLUOQ, andothersupporting guidelines applicable t@tBpecific PlamAreaand the
community.Planning documents and approved studies relevant to the project and the surrounding area
were referenced for gaining an understanding of the project, applicable regulatory requirerdents, an
established aesthetic valug$e results of these field reviews were analyzed in order to consider the
existing community character amaldetermine the consistency of visual changes resulting from the
proposedRSPand related entitlementgth the surounding setting.

This sectiorof the EIRalso considers whether the alteration of visual character anticipated from the
proposedRSP, General Plan Amendmer@pnditional Use PermitQUP), Development Agreemenor
annexation into thélipomo Community Services DistridNCSD) service area, including all identified
off-site improvementsyould result in a significant adverse effect to ergtviews and scenic resources

The DRSPis required byCountypolicy to be consistent with ti@ountyGeneral PlanThe General Plan

was adopted and-midgigansdindger eddcamexndgl,f in that its
designed to mitigate or avoid impacts to the environment resulting from actions adhering to it.

Accordingly, the proposedRSPDesign Guidelinesontrolling development within th®pecific Plan

Areaarealso intended to mitigate potential visual impacts associated with projectiemntkgion|f the

DRSPandbr applicable General Plan objectives and policies were determined not to fully mitigate or

avoid impacts, then additional mitigation measures are provided. Each impact discussion includes a
determination as to whether the impacts would be mitigatedessthhnsignificant level or would

remain significant and unavoidable after implementation oDfR8Pobjectives and policies.

4.1.4.1 Visual Simulations

Visual simulations were prepared to quantify potential project visibility and to assess related visual
effects.Thelayout andappearance of structuraed other development featusdgwn in thevisual
simulationsarebased oronceptuatiesigns provided by the project applicartd as identified in the
projectdescriptionandassociated development standards arsiigshguidelines

Thevisualsimulation process began with carefully executed photographs in strategic public viewpoints of
the proposed project. The gaghsto compare existing conditions and vegetation to visual simootadf
thepotential proposed buidut ofthe Specific PlarArea The entiréSpecific PlanAreawasthree
dimensionally 8D) modeled in the computegrenerated software SketchUTrhe model ensisted of all
proposed lot layout®r the various proposddnduses,ncludingproposed changes in grading,

vegetation removaand vegetation screeninghotographsvereloaded into the model to create a scaled
photomatch simulation of thproject Each of theonceptuabuildingsmassed in eadlandusewas

modeled to represent the potentreximumdensityand maximum applicatioof the proposed

development standards for height and setbacks, while staying true to the allowed architectural styles.
These photonatches were then exported from ther8Bdel intoAdobePhotoshopo add photeaealism

To understand the potential visual effects offRSPimplementation over time, simulations were
prepared showing the projaeotmediatelyfollowing construction, and again at a tiperiod
approximately20 years later. This step in the process s@sductedo ensure the accurate disclosure of
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removed and proposed vegetation from each viewpeit time The landscape maturity and vegetation

typeshown in the visuaimulations is based on conceptual landscape plansified in theDraft DRSP
and related standards and guidelines.

Accuracy of the computarenerated modeling and viswsinulations wadield-verified using the known

heights and scale of esing site and context features in combination with selective refepiee
placement.

41.4.2

Because of th&pecific PlanAread proximity to established uses in the surrounding community and the
US 101 corridorthe potential for visibility of proposed improvements is high. Determining the extent of
s a cri

t he

Project Visibility

projectdés visibi

It

y i

t

cal step

conducted throughout the community to identify locationsfiehere the proposed project could be

reasonably seen. Emphasis was given to public areas and transportation corridors, both vaticular an
pedestrian. As a result of the visual inventory analgsiKey Viewing Areas (KVASs) were selected to
representhteextent of project visibility as well as illustrate the appeagasfaheproject as seen from the

surrounding community. Locations of these KVAs are listed below in #abi2 and shown on
Figure4.1-14. Visual simulations from these locations can be seen in Fguiel5 through4.1-20.

Table 4.1-2. Key Viewing Areas and Photo-Simulation Locations

Simulation
KVA View Location GPS Coordinates Figure Number
KVA-1 From US 101 looking northwest 35°2%20 , N0°29890 W 4.1-15
KVA-2 From US 101 looking southwest 35°3@0 , N0°29&%00 W 4.1-16
KVA-3 From North Thompson Ave. looking southwest 35°3d30 , N0°29d50 W 4.1-17
KVA-4 From Willow Road looking southeast 35°2800 , N20°30800 W 4.1-18
KVA-5 From Hetrick Avenue looking northeast 35°2840 , N0°300& W 4.1-19
KVA-6 From Pomeroy Road looking north 35°2@16 , N20°3021 0 W 4.1-20
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Dana Reserve
Specific Plan Area

Porferdy Rd!
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KEY: k Location and direction of Key Viewing Area (KVA) and visual-simulation.

Figure 4.1-14. Key Viewing Area (KVA) location map.

4.1.5 Project -Specific Impacts and Mitigation Measures

WOULD THE PROJECT HAVE A SUBSTANTIAL ADVERSE EFFECT ON A SCENIC
VISTA?

Specific Plan Area

AES Impact 1: The project would not have a substantial adverse effect on a
scenic vista. Impacts would be less than significant (Class llI).

A substantial adverse impact to a scenic vista would occur if the project would significantly degrade the
scenic landscape as viewed from public roads or from other public areas. The degree of potential impact
on scenic vistas varies with factors suchiasving distance, duration, viewer sensitivity, and the visual
context of the surrounding area.

Scenic vistas are often panoramic views that havedugiity compositional and picturesque value.
Scenic vistas from theommunity of Nipomaand the surrounding ar@aimarily include thequality
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viewshed composition dfills east ofUS 101, combined with natural and agricultuland uses in the
mid-ground.As seen from the more developed portiontheNipomo areamuchof the surrounding

scenic vista is somewhat blocked by intermgnstructures and landscapimgthose aregviews of the
easterrhills are sometimestill available along the axis of the public street or public open areas such as
paiks. From the perimeter dhe communitythe views of th& emettateRidge create a quality scemi

vista and provide an attractive backdrop for the community.

The CountyGeneral Plan identifies the importance of hadkural andagriculturalviewshedsThe COSE
defines scenic corri daqor sf raosm vpioepw |laarre apsu,b |oirc firvoi aedwss
unique oroutstanding scenic qualities. In addititime COSEidentifies the Temettate Ridge east of

Nipomo andJS 101 between Arroyo Grande aB®1 6 6 as an AArea Subject to &
Standard®

Implementation of th®RSPprojectwould have little to no effect oaxistingpublic views of the
TemettateRidge and the scenic vista to the eBstcause of the extensive mature tree caner
topographythroughout the nortrn, southerrand western portions of the site, many of the potential
views to the eastern hills aadreadysubstantially blocked as seen from adjacent streets and
neighborhoodsDue to viewangle and elevationjews to thelTemettateRidge from NipomaCommunity
Park south of th&peific PlanAreawould not be affected by implementation of ireposed projeciAs
seen fromimportant commercial corridorsuch asJS 101, Tefft Street, and North and South Frontage
Roadsyiews ofthe scenic hills to the east wouldtbe affected since the project sgeoriented in the
opposite viewinglirection, generally to the west.

Within the project site itself, the existing eatvered ridge contributes to the scenic vista as seen from
much of the surrounding area. T8pecificPlan proposes to save that landform and associated trees,
which would preserve the ri.dgebds benefit as part

Although portions of th&pecific PlarAreawould be visible from areas in and arouhd community,

the development wouldot visually encroach onto the most scenic, charalgéining elements of the
scenic backdrom the east-rommany viewpointsdue primarily to viewing distance and the associated
view angle, even the larger and more depes¢ of thedevelopment would not block views of the
TemettateRidgeto theeast.From many locations, ere visible buildout perthe proposedSpecific Plan
would be visually subordinate to the overall scenic quality ohikside community backdrop.

As seen from viewpoints outside of tBpecific PlarArea implementation of thprojectat the maximum
allowable building heightand densitydefined in theDRSPwould have minimal effect on views of the
surrounding scenic vias. From most offite vantage points, the viewing distance and \d@agle would

allow for quality views of the hills to remain above the neweligomentPreviously unavailable

suburban and commercikews would be created that inherently limit some views from the more densely
devdopedinternalstreetfrontages butvould also allow for views of the distant landscape along the street
axesand open areas

The untyhas adopted policies, ordinances and guidelines that specifically address visual quality and
protedion of surrounding viewshedsnplementation of th® RSPwouldinclude implementation of
DRSPLand Use and Development Standards, Design Guidelines, and other controlling docwimehts
arerequired to be consistent with and supportdtecepts of the General Plan.

Review of theDRSPindicates thaits implementatn in adherence tine requirements proposed the
following DRSPchapters and appendi¢es well as the associated development maps and plank
result in dessthan-significantimpacton scenic vistas and would be consistent with related County
plans, ordinances, guidelinemnd visual policies
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1 Chapter2. Land Use and Development Standards

1 Chapter3. Conservation, Open Space, and Recreation
1 Chapter. Circulation

1 Chapters. Infrastructure and Phasing

1 Appendix A DesignGuidelines

AES Impact 1 (Class IlI)

The project would not have a substantial adverse effect on a scenic vista.

Mitigation Measures

Mitigation is not necessary.

Residual Impacts

With adherence to the proposed standards and guidelines, residual impacts related to adverse effects on a scenic
vista would be less than significant (Class Ill).

Off-Site Improvements

AES Impact 2: Off-site improvements would not have an adverse effect on a
scenic vista. Impacts would be less than significant (Class IlI).

Off-site improvements visible from public viewing areas would primarily include modifications to local
roadways, water lineand water treatment facility expansion. Most of these improvements would be
either underground or near ground level. Signalization and wastewater treatment elements, although
aboveground, would not block or otherwise adversely affect availability ofcseistas as seen from
surrounding public viewpoint3.herefore, potential impacts would less than significant

AES Impact 2 (Class IlI)

Off-site improvements would not have a substantial adverse effect on a scenic vista.

Mitigation Measures

Mitigation is not necessary.

Residual Impacts

Residual impacts would be considered less than significant (Class Il1).

WOULD THE PROJECT SUBSTANTIALLY DAMAGE SCENIC RESOURCES,
INCLUDING, BUT NOT LIMITED TO, TREES, ROCK OUTCROPPINGS, AND
HISTORIC BUILDINGS WITHIN A STATE SCENIC HIGHWAY?

Specific Plan Area

This CEQA threshold does not apply becausddiR&Pprojectsite is not within the view corridor of any

Officially DesignatecState Scenic Highway)S101i s i denti fi ed as AEIigibleod
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Highway Programhowever this CEQA threshold applies only 8iate of Californidi Of f i ci al | vy
Designatedd Rout es.

Off-Site Improvements

This CEQA threshold does not apply because the DRSP projesiteofinprovements are not within the
view corridor of any Officially Designated State Scenic Highway.

IN NON-URBANIZED AREAS, WOULD THE PROJECT SUBSTANTIALLY
DEGRADE THE EXISTING VISUAL CHARACTER OR QUALITY OF PUBLIC VIEWS
OF THE SITE AND ITS SURROUNDINGS, OR IN AN URBANIZED AREA, WOULD
THE PROJECT CONFLICT WITH APPLICABLE ZONING AND OTHER
REGULATIONS GOVERNING SCENIC QUALITY?

Specific Plan Area

AES Impact 3: The project would substantially degrade the visual character of the
site and its surroundings. Impacts would be less than significant with mitigation
(Class II).

Projectrelated actions would be considered to have a significant impact on the visual character of the site
and surroundings if they altered the area in a way that substantially changed, detracted from, or degraded
the visual quality of the site. The degree tdalithat change reflects documented community values and
meets viewersb6 aesthetic expectations is the basi
and compatibility may be used as a measure of the potential impact that themagjéetve on the

visual quality of the site. If a strong contrast occurred where project features or activities attract attention

and dominate the landscape setting, this may be considered a potentially significant impact on visual
character or quality ohe site.

Although the Specific Plan Area itself is clearly rural, the existing visual context as seen from most
surrounding public viewpoints is a product of both built and natural elements. The Temettate Ridge and
foothills rising up east dfS 101 are primary contributors to the natural and rural visual quality and
character of the area. The visual quality and character of the project site is moderately high, due mostly to
its mature oak trees, undulating topography, and lack of developmeng &leUS 101 corrdor, the

project site provides value in defining the searial appearance of the community. Along the west side

of US 101, the large, undeveloped project site establishes a distinct visual boundary between the Nipomo
community and the generally open space and agricultural landscape seen to the north.

Existing development along théS 101 corridor has already established certain types of uses that would
be visually expanded with implementation of the DRSP. Residential, commercial retail, hospitality,
recreational, open space, and roadway infrastructure are currently seen in thevignigyal

Development of th&pecificPlan Area is envisioned in the County General Plan, and future development
in this area was determined to be consistent with the community aesthetichimiaver, to the casual
obsever implementation of the Specific Plan would have the visual effect of expanding the perimeter of
the community into a currently undeveloped area. This inevitanlenunityexpansion would inherently
alter the visual character of the site and its surroundings from that of open land to that of mixed
development.

Other than from along the freeway and from neighborhoods immediately adjacent to the perimeter of the
development, the project would not be easily seen from public viewpoints throughout most of the
surrounding community. The exception would be the exigialgcovered ridgewhich would remain

visible from many surrounding areas.
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As seen fromUS 101 the proposed commercial development along the highway would generally block
views to the interior and western portion of the project. The proposed landscape bufféhalogigway

would help reduce the urban character of the development and would help the project visually blend with
the overall rurakuburban character of the community.

The County has adopted policies, ordinanaes guidelines that specifically address visual quality and
protection of surrounding viewsheds. Implementation o2tR&Pwould be subject to those plans and
required to be consistent with and support the concepts of the General Plan. The i&#R&dong

with County policieswould ensure the orderly development and aesthetically appropriate physical form

of the site. Proposed land use policies, development standards, design guidelines, and othey regulator
requirements would substantially allow implementation oDRSPto visually fit the established

character of the towevelopment of the site would likely not be perceived as an unexpected extension

of community development patterns. The proposed phasing of development would reduce potential public
perception of sudden and inappropriate alteration of visual character.

Only conceptualevel landscaping and planting is shown in RSP, andho plan identifying specific

tree removal is included. Preliminary grading and layout plans show extensive tree removal along the
northern and southern perimeters of the project. OR8Palso shows no planting buffer in these areas,
resulting in a visually abrupt transition between the project and the adjacent residential neighborhoods. In
particular, DRSPNeighborhoods 3, 7, 9 and 10 would lack a gradual visual interface with Hueat]
community along Cherokee Place, Hetrick Avenue, and Sandydale Bawever, public views from

these locations are limited.

Alteration of visual quality and character would primarily be the result the presence of new development
combined with the overall loss of mature trees. DRSPDesign Guidelines provide architectural and

design standards that would likely create the framework for an attractive and cohesive built development.
Howevet the loss of so many large oak trees would compound the built appearance of the overall project,
remove a main charactdefining attribute of the site, and reduce visual continuity with tinesnding
community. In spite of preservation of the existing ridge near the middle of the site, the loss of a
substantial number of large native oaks elsewhere would inherently reduce the existing visual quality. The
proposed landscaping would by necgsbe more urban in appearance and would likely take several
decades to reestablish the vegetative character and quality of the site.

As a result of the loss of so many mature oak trees, implementationRSewould substantially
degrade the existing visual character and quality of the project site and its surroundings.

The project would have the greatest amount of public viewing exposurdJfgd1, with an average of
approximately 65,000 vehicles per day (Caltrans 2017) passing adjacent to the project frontage. Existing
views from US 101 are also very important in terms of visual quality and character of the highway
corridor and the communityf dNipomo. From this highway vantage point, thousands of mature oak trees,
rolling topography, and passive grazing land and open space can be easily seen and enjoyed by the
traveling public. The project proposes the remove8 843 of the existing 5,282 oak trees (equal

to approximately77%) from the site. As seen from US 101, this extensive loss of mature native
vegetation and fundamental alteration of this highly visible scenic landscape intedehgity

commercial suburban development would result in a permanent loss of visual quality and character.

The project proposes a-f@ot-wide landscape buffer along the highway frontage with oak trees planted
approximately 5@eet apart in a straight line. In addition2:@-foot-wide utility easement would be
maintainedn which only shrubs would be allowed. This combined planting buffer would provide little
value in terms of reducing the developed character of the project or visually blending the project with the
rural and natural scenic landscape. Alteration of visuality and character would primarily biee result

of the presence of new largeale development combined with the overall loss of mature trees and
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landform alteration. The loss of so many large oak trees would compound the built appearance of the
overall project, remove a main charaatefining attribute of the site, and reduce visual continuity with

the surrounding community. In spite of presemaibf the existing ridge near the middle of the site, the

loss of a substantial number of large native oaks elsewhere would inherently reduce the existing visual
quality. The proposed landscaping wqudgl necessitybe more urban in appearance and woikiely

take several decades to provide meaningful restoration of the vegetative character and quality of the site.

As a result of the loss of so many mature oak trees, extensive gradinigck of visual screening,
implementation of the DRSP would substantially degrade the existing visual character and quality of the
project site and its surroundingsd impacts would Hess tharsignificantwith mitigation

AES Impact 3 (Class Il)

The project would substantially degrade the visual character of the site and its surroundings.

Mitigation Measures

AES/mm-3.1 The Dana Reserve Specific Plan shall create a U.S. Route 101 Visual Screening Zone along the
length of the project adjacent to the utility easement and U.S. Route 101, for the purpose of
reducing visibility of the development and minimizing visual impacts to the vegetated visual
character of the site and its surroundings as seen from the highway. The U.S. Route 101 Visual
Screening Zone shall be a minimum width of 220 feet. The screening zone shall be in addition to
the minimum 2050-foot width of the utility easement, totaling a minimum width of 450 feet for the
U.S. Route 101 Visual Screening Zone. Existing trees in this zone shall be preserved.

Where no trees exist in this zone, oak trees and native shrubs shall be planted. This screening
zone shall be implemented as part of the first phase of project development. Plantings shall
achieve a minimum of 50% visual screening of the development as seen from U.S. Route 101
within 10 years of planting. Trees planted in this zone shall be subject to the following container
sized: 45% of the replacement trees shall be a minimum of 15-gallon container size, 45% of the
replacement trees shall be a minimum of 24-inch box container size, and 10% of the
replacement trees shall be a minimum of 48-inch container size.

AES/mm-3.2 Repl acement trees shalisilieoplpamtedtwibtoluinrd atr i
maximize their visibility from public roadways and common areas. Replacement trees shall be
planted from the following container sizes: 20% of the replacement trees shall be a minimum of
15-gallon container size, 20% of the replacement trees shall be a minimum of 24-inch box
container size, and 10% of the replacement trees shall be a minimum of 48-inch container size.
All replacement trees shall be maintained in perpetuity.

Residual Impacts

With implementation of Mitigation Measures AES/mm-3.1 and AES/mm-3.2, residual impacts to visual quality and
character would be less than significant (Class II).

Off-Site Improvements

AES Impact 4: Off-site improvements would not substantially degrade the visual
character of the off-site improvement areas and their surroundings. Impacts
would be less than significant (Class llI).

Off-site improvements visible from public viewing areas would primarily include modifications to local
roadways, water lineand wastewater treatment facility expansion. The propoiesite roadway
improvements would result in a minor contribution to the developed character@R8R This

character changéoweverwould appear as a logical component of growth in the area and would not
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result in a substantial impact to visual quality and character. The proposed underground water lines would
be generally unseen, and the water treatment improvements would be visually consistent with the existing
industrial facility, therefore, impacts would lbess than significant

AES Impact 4 (Class Ill)

Off-site improvements would not substantially degrade the visual character of the off-site improvement areas and
their surroundings.

Mitigation Measures

Mitigation is not necessary.

Residual Impacts

Residual impacts would be less than significant (Class IlI).

WOULD THE PROJECT CREATE A NEW SOURCE OF SUBSTANTIAL LIGHT OR
GLARE WHICH WOULD ADVERSELY AFFECT DAY OR NIGHTTIME VIEWS IN THE
AREA?

Specific Plan Area

AES Impact 5: The project would create a new source of nighttime lighting or
glare. Impacts would be less than significant (Class Ill).

The project would result in a significant impact if it subjected viewers from public areesidences to a
substantial amount of new poisburce lighting visibility at night, or if the collective lumination of the
project resulted in a noticeable spilfer effect into the nighttime sky, increasing the ambient light over
the region.

Currently, the Specific PlarAreais undeveloped a@hhas no lighting of any kind. Substantial night
lighting and glare is however found in the project vicinByistingcommercial lighting is seen along
Tefft Street, North Frontage Raaahd throughout the business district. Althoutyhet and other lighting
existsthroughout theommunity, manyesidential neighborhoachave no street lights.

Buildout under th&RSPwould inherentlyincrease the amount of light in tBgecific PlamAreadue to

street lighting, commercial and residential lights, lit signage, landscape and secuiitg lightomobile

headlights etc The DRSPcontairs specificobjectives and policies intended to mniize light and glare
impacts.DRSPDesign Guidelines includgtandards that addressmmercial, residentigand

norresidential outdoor lighting. THBRSPr e qui res al | Il ightingskhy®ign and
compliant, consistent with the International D&8ky Associatiorandbr County requirements.

Review of theDRSPindicates that its implementation in adherettcthese objectives and policiesd
requirements proposead the DRSPDesign Guidelinewould result in dess than significantmpacton
night lighting or glare, anthe DRSRwvould be consistent with related Coumptgns, ordinances,
guidelinesand visual policies.
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AES Impact 5 (Class IlI)

The project would create a new source of nighttime lighting or glare.

Mitigation Measures

Mitigation is not necessary.

Residual Impacts

With adherence to the proposed standards and guidelines, implementation of the DRSP would result in a less-
than-significant impact on night lighting and glare, and residual impacts would be less than significant (Class IlI).

Off-Site Improvements

AES Impact 6: Off-site improvements would create a new source of nighttime
lighting or glare. Impacts would be less than significant (Class III).

Proposed ofkite improvements include signalization at the new Willow Road/Collector A intersection.
For safety reasons, traffiignals are shielded to minimize view of the luminaire from areas other than the
intended roadway target. General intersection lighting, if requivedld be County standard downward
faci ngstiyxlodd af i xoff enclaswges.vds$ a résultctrafielated lighting would have

minimal to no lighttrespass and create no substantial glare to the surroundinfnaddition, the

proposed offsite wastewater improvements would not increase lighting beyond existingasadety

security usesTherefore, impacts would lbess than significant

AES Impact 6 (Class IlI)

Off-site improvements would create a new source of nighttime lighting or glare.

Mitigation Measures

Mitigation is not necessary.

Residual Impacts

Residual impacts would be less than significant (Class 1ll).

4.1.6 Cumulative Impacts

AES Impact 7: The project would contribute to cumulative aesthetic and visual
resource impacts. Impacts would be less than significant with mitigation
(Class II).

The discussion of cumulative impacts relates to the potential for the project to contribute to an aggregate
change in visual quality frorsurrounding public viewing areas, taking into consideration existiig

proposed developmem h e pr oj e ct @Ssl01mereases ipotential iofluencethe aesthetic
quaity and character of the arehis change in visual character, if experienced along etitar recent

and proposed projects, would potentially contribute to an emerging perception tt@nthenity of

Nipomois undergoing a visual change toward increasignization
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Other projects considered in conjunction with piheposed projedh terms of potential cumulative
effects on the visual environmeante identified in Chapter, Environmental Settingf thisEIR. The
DRSPproject description, site design, and architectural and landscape design guidelines include concepts
and measures intended to create an aesthetically pleasing development. Implementation of these concepts
and measure$n combination with the@isual quality protection policies found in tk®untyGeneral
Plan,LUO, and other guidelines, would substantially reduce potential visual impaidgionally, the

DRSP includes a set of detail@tjective Design Standar@@RSP Appendix A)These standards are
objective (not open to interpretation) and mandatory for all development within the Specific Plan Area.
Implementation and compliance witihesemandatoryObjective Design Standards combination with

the architectural and landscape design guidelines and visual quality protection policies in the County
General Plan, LUO, and other guidelines, would ensure future development within the Specific Plan Area
reduce cumulative impacts related to visual impaéis

Although implementation of the DRSP would some viewers
appear as a logical extension of community development patgwhsyould be required to adhecethe
DRSP&ds Object i v d&waddldalso lgerperceived asa aignificatieration of scenic
guality and loss of desired visual charatteother viewersTherefore, ie DRSP, evewith the
consideration of applicablgountyvisualprotection policies and implementationMitigation Measures
AES/mm3.1andAES/mm3.2 , would result in aignificantincremental contribution
to visual impacts.

AES Impact 7 (Class Il)

The project would contribute to cumulative aesthetic and visual resource impacts.

Mitigation Measures

Implement Mitigation Measures AES/mm-3.1 and AES/mm-3.2.

Residual Impacts

With adherence to Mitigation Measures AES/mm-3.1_and; AES/mm-3.2 , in combination with
DRSP Objective Design Standards, County policies and regulations, implementation of the proposed DRSP would
result in a less-than-significant cumulative effect on the visual environment (Class I1).
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Figure 4.1-15. Key Viewing Area 1: Existing view and visual simulations of the Specific Plan Area as seen from US 101 looking northwest.
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Figure 4.1-16. Key Viewing Area 2: Existing view and visual simulations of the Specific Plan Area as seen from US 101 looking west.
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Existing view

Figure 4.1-17. Key Viewing Area 3: Existing view and visual simulations of the Specific Plan Area as seen from North Thompson Avenue looking southwest.

4.1-33



Dana Reserve Specific Plan Environmental Impact Report
Section 4.1 Aesthetics

e g Adead e ‘4—'_7\..‘1‘;,\\, R R EIe e 08 %« o s st o s o ot : 3TN e Ty oh s e etV
RSy, oy D ,4'-/-'*, AR S S LA P AN N » C . i
P ” g » p b T N ¢ > . p ’ ’ N o 1 H 1
\ y =& XG5 Existing view
)

~ View of project showing proposed landscaping imm:

4 .

T S .
= P

howing proposed la:‘ndscapmg after

’

Figure 4.1-18. Key Viewing Area 4: Existing view and visual simulations of the Specific Plan Area as seen from Willow Road looking southeast.
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Figure 4.1-19. Key Viewing Area 5: Existing view and visual simulations of the Specific Plan Area as seen from Hetrick Avenue looking northeast.
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Figure 4.1-20. Key Viewing Area 6: Existing view and visual simulations of the Specific Plan Area as seen from Pomeroy Road looking north.
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