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would not be readily apparent, and the effect would be one of “leap-frog” type growth into rural
lands.

Mitigation Measure 4.3.6 reduces the effect of potentially incompatible commercial, residential, and
public (including the future fire station) architecture by stipulating allowed forms, dimensions,
exterior finish materials, and colors. Mitigation Measure 4.3.7 reduces the visibility of commercial
and residential development and overall loss of vegetated character by requiring screen planting in
specific areas on the Development project site. Mitigation Measure 4.3.9 would minimize commercial
signage impacts and ensure consistency with the San Miguel Community Design Plan. Taken
together, these mitigation measures would reduce the noticeability of project elements that visually
contrast with the setting. However, even with implementation of mitigation measures, the proposed
project would result in a significant impacts related to the loss of rural character.

Earthen Berm. As seen from the northbound lanes of US 101 in the area of the berm, the project
would alter the existing visual character in a different way. Along this section of US 101, the berm
would dominate views to the west (Figures 4.3.4, 4.3.5, 4.3.6, and 4.3.7). The berm, because of its
scale relative viewpoints on US 101, would be imposing. Unlike the large natural slopes and cut
slopes along US 101 south of the project, the berm would not appear as a likely or expected landform
seen in the natural environment. In spite of the berm’s slightly varied form, it would look like a large,
engineered earthwork feature. VViewers familiar with the corridor would likely consider the visual
change a significant one, and it is expected that even casual observers unfamiliar with the site would
recognize the berm as artificial rather than natural. It should noted that if the berm were removed, the
majority of the houses on the lots along Main Loop East and cul-de-sacs “H,” “I,” “J,” and “K” would
themselves be visible to motorists on US 101, would potentially block views of the SRA, and would
contribute to a significant impact related to degradation of the existing visual character of the site.
Therefore, removal of the berm would not reduce this impact to a less than significant level.

Earthwork. North of the berm, as seen from the northbound lanes, the roadway fill required where
Main Loop East Road crosses the ravine near the park would add to the engineered appearance of the
project (Figure 4.3.8). The undulating topography throughout the Development project site would
require substantial earthwork in order to create level building pads and roadways. Because of the
potential difficulty in revegetating disturbed slopes, the earthwork proposed by the project would be
visible for many years, affecting the natural character of the hillsides. Mitigation Measures 4.3.5 and
4.3.8 would reduce the noticeability of earthwork throughout the project site. Mitigation Measure
4.3.5 requires contour grading, slope rounding, and the inclusion of top soil to support vegetation on
cut and fill slopes, as applicable. Mitigation Measure 4.3.8 requires the minimization of earthwork on
commercial lots and subsequent residential development (e.g., the residential rural lots). Stepped
foundations and other methods that minimize visible grading and reduce hillside scarring are
recommended. Although implementation of Mitigation Measures 4.3.5 and 4.3.8 would reduce
impacts associated with earthwork to the extent feasible, impacts to scenic views resulting from
earthwork would remain significant after mitigation.

Parks. The community park would require substantial grading to create level areas suitable for
athletic fields. This grading would result in an unnatural, engineered landform adjacent to the ravine
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visible from US 101. Pocket Park Number 2 at the end of cul-de-sac “J” would be a vegetated green
spot on the side of the hill within the SRA. This landscaped area on the otherwise barren slope would
draw attention and would contrast with the existing rural and agricultural setting. Mitigation Measure
4.3.3 requires the relocation of Pocket Park No. 2 so that it is not visible from US 101. With
implementation of Mitigation Measure 4.3.3, the Pocket Park would no longer contribute to a
significant impact related to the degradation of the existing visual character or quality of the site.

Wastewater Treatment Plant Expansion. The Wastewater Treatment Plant expansion would be
seen from Mission Street and would generally be consistent with viewers’ expectations in the context
of the existing setting. However, the increased scale of the waste water plant however would add to
the industrial appearance of the facility unless screen planting were installed around the perimeter.
The associated sewer lines would be placed underground and would not be seen after project
completion. Mitigation Measure 4.3.10 requires screen planting at the Wastewater Treatment Plant
expansion site to reduce the industrial appearance of the facility.

Tree Removal. Approximately 33 percent of the existing native trees on the project site would be
removed or threatened in order to construct the project. Many of these trees are currently visible from
the US 101 corridor and provide substantial value in defining the natural character of the landscape.
Removal of these mature trees would dramatically affect the visual quality of the site.

Fire Station. Although no architectural plans are available for the proposed fire station at this time,
the prominent location of the fire station site indicates that it would be highly visible from US 101
and would be a major contributor to the visual character of the northern portion of the project. The
scale and style of the station would largely determine the extent and type of visual change. Because
no building pad elevation is known at this time, the maximum structure height cannot be determined.
Instead, a maximum sea level elevation provides the necessary information to prevent silhouetting.
Mitigation Measure 4.3.4 restricts the height of the future fire station based on sea level elevation.
Even with implementation of Mitigation Measure 4.3.4, however, the future fire station would
contribute to the overall alteration of the project site from one of rural character to one of more urban
character.

Fire Safety Plan. The required Fire Safety Plan would limit the ability to utilize vegetation as a
means of reducing project visibility throughout the project. The required 100 ft reduced fuel zone
would make it difficult to establish effective screen planting.

Fencing and Walls. The fencing plan proposes a mixture of solid and see-through style construction.
Fences surrounding the Residential Single Family and Residential Multi-Family lots would be 6 ft tall
solid wood. The lots fronting US 101 north of the proposed earthen berm would be constructed of
masonry in order to attenuate expected noise levels (refer to Section 4.10 for discussion of noise
impacts). Visibility of these solid fences would contribute to the suburban character of the project.
Split-rail and post and wire fencing elsewhere throughout the project would be less noticeable if not
painted with white, bright, or reflective finishes.
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Connections to Existing Roadways. Proposed roadway improvements at the Mission Street/US 101
overcrossing would be typical of the highway setting and would not adversely affect the visual
character of the project site or the surroundings.

The new roadway extension and connection to Tenth Street would not result in substantial grading or
vegetation removal and would not appear out of place along this local road setting.

Water Storage Tank. The proposed water tank would not be visible from off-site locations and
would not adversely affect visual character.

Potential Impact Summary: Class I. The project would substantially degrade the existing visual
character and quality of the site and its surroundings through a dramatic conversion of rural land to
suburban/commercial, interruption of hillside views, loss of undeveloped ridgelines, and highly
visible unnatural landforms, resulting in a significant adverse impact. Mitigation Measures 4.3.6—
4.3.10, in conjunction with Mitigation Measures 4.3.1-4.3.5 address impacts caused by degradation
of visual character and quality. Mitigation Measure 4.3.6 reduces the effect of potentially
incompatible commercial, residential, and public (including the fire station) architecture. Measure
4.3.7 reduces visibility of commercial and residential development and overall loss of vegetated
character by screen planting. Mitigation Measures 4.3.8 and 4.3.5 minimize visible grading and
earthwork. Measure 4.3.9 would minimize commercial signage impacts and ensure consistency with
the San Miguel Community Design Plan. Visibility of the Wastewater Treatment Plant expansion
would be reduced with Mitigation Measure 4.3.10. All these mitigation measures would partially
reduce the noticeability of project elements that visually contrast with the setting and would result in
visible elements somewhat more consistent with the rural aesthetic of the San Miguel community and
the gateway to northern San Luis Obispo County. However, in spite of mitigation measures, the
project would cause an unavoidable loss of rural character and an inherent conversion of visible land
use aesthetics. Even with implementation of Mitigation Measures 4.3.6—4.3.10, in conjunction with
Measures 4.3.1-4.3.5, project impacts related to the degradation of visual character and quality would
remain significant. As currently designed, there are no mitigation measures available to reduce project
impacts related to visual character to a less than significant level. Measures to reduce impacts to a less
than significant level would likely require substantial redesign of portions of the project site plan.
Potential project redesign of this scale would be infeasible as “mitigation.” Refer to Chapter 5 for a
discussion of alternative project designs.

Threshold 4.3.4  Would the project create a new source of substantial light or glare which
would adversely affect day or nighttime views in the area?

Currently no sources of light originate from the project site. As a result, the project would create a
new source of night lighting and glare in the US 101 corridor and in the proximity of Camp Roberts.
Without light, the ambient darkness at night could hide evidence of the project; however, numerous
lights visible throughout the landscape would be evidence of development and would reduce the
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sense of rural character. Although no comprehensive lighting plan is included as part of the project
plans at this time, the project description includes street lights at intersections, public area lighting,
and monument signage lighting. The project has the potential for extensive commercial signage and
lighting, parking lot security lighting, residential lighting, and vehicle headlight glare on the hillsides
of the internal roadway system. Because of the project’s highly visible location relative to the US 101
corridor, the potential exists for adverse impacts to nighttime views. In addition, lighting “spillover”
from the Development project site could adversely affect certain operations at Camp Roberts that rely
on dark nighttime conditions. Mitigation Measure 4.3.11 requires the development of a
comprehensive lighting plan that incorporates the best practices of the International Dark Sky
Association. Mitigation Measure 4.3.12 requires future residential development (e.g., on residential
rural lots) to also develop lighting plans that incorporate the best practices of the International Dark
Sky Association. Implementation of Mitigation Measures 4.3.11 and 4.3.12 would reduce potential
impacts related to nighttime light and glare to below a level of significance.

Potential Impact Summary: Class Il. The proposed project would create a new source of substantial
light and glare that would adversely affect nighttime views in the area by potentially introducing
hundreds of new unshielded light sources throughout the landscape, in addition to commercial
businesses, recreation areas, and street lights, resulting in a significant adverse impact. In addition,
lighting “spillover” from the Development project site could adversely affect certain operations at
Camp Roberts that rely on dark nighttime conditions. Light and glare as seen along the US 101
corridor and the surrounding area (including Camp Roberts) would be minimized by Mitigation
Measures 4.3.11 and 4.3.12. These measures, developed consistent with recommendations by the
International Dark Sky Association in conjunction with County lighting ordinances, would reduce the
visibility of point-source lights, spillover, and glare from the project site to the surrounding area and
the US 101 corridor. With implementation of Mitigation Measures 4.3.11 and 4.3.12, potential project
impacts related to nighttime light and glare are reduced below a level of significance.

Threshold 4.3.5  Would the project be potentially inconsistent with adopted agency plans or
policies concerning scenic vistas, scenic roadways, visual character, and
night lighting.

Project analysis provided above in conjunction with field analysis indicates that the project would be
potentially inconsistent with following adopted plans and policies. Refer to Section 4.1, Land Use, for
a detailed discussion of related plans and policies.

e San Luis Obispo County General Plan Agriculture and Open Space Element, regarding loss of
rural character, project silhouetting, and SRA impacts

o San Luis County General Plan Land Use Ordinance, regarding structure height within the
Highway Corridor Design Standard area, and ridgeline development

« County of San Luis Obispo Real Property Division Ordinance, regarding visibility of building
sites and silhouetting against the skyline

e San Luis Obispo County Design Guidelines, regarding visibility of new structures and
incompatible landforms
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Potential Impact Summary: Potentially Significant. The project would be inconsistent with the
County General Plan, Land Use Ordinance, Real Property Ordinance, and County Design Guidelines
concerning scenic vistas, scenic roadways, visual character, and night lighting. Inconsistency with
policies, ordinances, and design guidelines may not constitute a physical effect on the environment
and therefore, is not subject to a significance determination under CEQA. However, such
inconsistencies result from a physical change to the environment that would occur upon project
development and such inconsistencies are significant to the County’s land use planning process and
are therefore acknowledged as being potentially significant impacts of the project.

4.3.6 Cumulative Impacts

The cumulative section addresses visual quality in two ways: (1) the combined effect of each of the
visible project features when seen together as a single project; and, (2) how this project may
contribute to a change in visual quality when viewed along with other existing and reasonable future
development in the area (per State CEQA Guidelines, Section 15130). Refer to Table 4.1.E for other
development projects considered as part of the cumulative impacts discussion.

The individual project elements, when viewed together, would result in a highly visible built
development along US 101. Regardless of the mitigation measures recommended in this study, the
project would remain recognizable as a medium-high density residential and commercial
development. Earthen berms and screen planting are expected to reduce the visibility of some of the
residential structures, but the berm itself would block scenic views and be evidence of development.
Planting may take as long as 10 years or more to be effective and would never completely screen the
project. As a result, the project would not visually blend with the rural open space setting. From

US 101, visibility of the project would cause a permanent alteration of the existing rural ambiance of
the San Miguel community setting.

The US 101 corridor through northern San Luis Obispo County has undergone visual changes within
the last several years with new residential and commercial development (refer to Table 4.1.E for
development considered as part of the potential cumulative impacts discussion). These changes have
resulted in an increased built character through the corridor. The San Miguel area and the
northernmost limits of the truly rural highway corridor landscape represent the latest area to
experience this increased construction. Several other residential developments are under construction
or in the planning phases along US 101 between San Miguel and Paso Robles. The closest new
development to the project site is a residential subdivision at the north end of San Miguel east of the
highway.

The fundamental conversion of low-intensity agricultural land and open space to a new suburban
community would cause an irreversible alteration to the scenic character of the area. This change in
visual character, when experienced along with the other recent or planned projects in the area, would
result in an overall degradation of visual quality along the US 101 corridor through northern San Luis
Obispo County. The size and density of the project, combined with its ridgeline silhouetting
characteristics and inability to integrate into the natural landscape, would cause it to sharply contrast
with the scenic rural setting. This project would be the most noticeable development through this
section of US 101, and due to the SRA Designation and gateway setting is one of the most critical
locations. The visibility of this project would contribute greatly to an emerging perception that the
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US 101 corridor is undergoing a visual change from rural to developed, and would further blur the
distinction between communities.

Potential Cumulative Impact Summary: Class I. The combined appearance of each of the project
features when seen together, the project’s inability to visually integrate with the natural setting, and
its negative effect on the rural character of the US 101 corridor when seen in conjunction with other
existing development and proposed projects in the area, would result in a cumulative significant
adverse visual impact. In spite of implementation of Mitigation Measures 4.3.1-4.3.12, the project's
substantial alteration of aesthetic quality and its primary role in redefining the visual character of the
area would add a significant contribution to cumulative impacts.

4.3.7 Level of Significance Prior to Mitigation

Prior to mitigation the proposed project would result in significant adverse impacts to the visual
environment. These significant impacts would be the result of the following:

e The project’s adverse effect on the SRA

e The extent of silhouetting above primary ridgelines

e The loss of rural visual character at the northern gateway to San Luis Obispo County

e The appearance of visual sprawl-type growth outside of the Community of San Miguel

e The project’s creation of potentially hundreds of new sources of nighttime light and glare

e The project’s inconsistency with County visual policies and goals

4.3.8 Mitigation Measures

Mitigation Measure 4.3.1 Building Envelopes and Elevations. Prior to issuance of any
grading permit for each individual lot identified in this Mitigation
Measure (Lots 2, 3, 183, 184, and 188), the applicant shall submit
plans to the County Department of Planning and Building for review
and approval showing project design consistent with the
requirements in the chart below:

Required Mitigation Specific to Lots 2, 3, 183, 184, and 188

Lot Number(s) Required Mitigation
2 (Commercial) Limit highest point of buildings to 675 feet above sea
level
3 (Multi-Family) Limit highest point of buildings to 685 feet above sea
level
183, 184, 188 1. Restrict building envelop to lowest third of lot
(Residential) 2. Limit structure height to 25 feet above natural grade
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Mitigation Measure 4.3.2

Mitigation Measure 4.3.3

Mitigation Measure 4.3.4

Mitigation Measure 4.3.5

Mitigation Measure 4.3.6

Multi-use Path Relocation. Prior to issuance of any grading permit,
the applicant shall submit plans to the County Department of
Planning and Building for review and approval showing the multiuse
paths in the area between Main Loop East and Split Street realigned
to locations east of the ridgeline so that they are not visible from
United States Route 101 (US 101).

Pocket Park No. 2 Relocation. Prior to Tract Improvement Plan
approval for the first project phase, the applicant shall submit plans

to the County Department of Planning and Building for review and
approval, showing either that (1) Pocket Park No. 2 relocated to an |
area not visible on hillsides as seen from United States Route 101

(US 101), or (2) Pocket Park No. 2 has been redesigned with a more
passive design concept that would utilize native landscaping and
undulating grading to better blend with the natural landscape and
reduce visibility from US 101.

Fire Station Height Restriction. At the time of application for
construction permits for the future fire station, the applicant shall
submit plans and elevations to the County Department of Planning
and Building for review and approval. The plans shall show the
highest point of the fire station building at a height not to exceed 675
feet (ft) above sea level (Note: Since no building pad elevation is
known at the time of this report, the maximum structure height
cannot be determined. Instead, the maximum sea level elevation
provides the necessary information to prevent silhouetting).

Earthwork Minimization. Prior to issuance of any grading permit
for each phase of development, the applicant shall submit grading
plans to the County Department of Planning and Building for review
and approval. Plans shall show that visible grading and earthwork for
roadways, commercial and residential building pads, parks, and
public areas have been minimized through design and construction
techniques consistent with the following:

a. Cut-and-fill slopes shall be contour-graded and employ slope-
rounding to transition between adjacent slope angles.

b. Cut slopes shall be designed to include a minimum of 1 foot (ft)
of topsoil applied to the cut face prior to the application of
erosion control_for locations with trees and larger plant materials
and a minimum of 4 inches of topsoil in conjunction with
erosion fabric in areas where native grasses shall be established.

Commercial, Residential, and Public Architectural Design. Prior
to issuance of a conditional use/tract plan for each building or
residential phase of development, the applicant shall submit
architectural elevations of all proposed commercial, residential, and
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Mitigation Measure 4.3.7

public (including the fire station) structures, walls, and fences to the
County Department of Planning and Building for review and
approval. The following measure shall also apply to subsequent
residential and commercial development and shall be included in
project Covenant, Conditions, and Restrictions (CC&Rs) for all
commercial and residential development. The elevations shall show
forms, dimensions, exterior finish materials and colors, as follows:

a. Roofs that silhouette above the ridgeline shall be articulated and
generally follow the general shapes of the hills and avoid flat
planes that project against the background in long straight lines
or acute angles that may be considered intrusive to the existing
natural character of the hills and vegetation.

b. Building, retaining wall, and fence colors shall be similar to
surrounding natural colors and no brighter than 6 in chroma and
value on the Munsell Color Chart.

c. Structure exterior wall colors and retaining wall and fence colors
shall be limited to muted earth tones. White or off-white paint
shall be prohibited.

d. Roof colors shall be limited to deep earth tones, deep muted
greens, browns, and grays and no brighter than 6 in chroma and
value on the Munsell Color Scale Chart.

e. Retaining walls shall include landscaping to reduce visibility

Screen Planting. Prior to completion issuance of any grading
permits, the applicant shall submit landscape plans to the County
Department of Planning and Building for review and approval
showing the following:

a. Screen planting shall be included along the northern side of Lots
1, 2, 3, and the “Urban Cul-de-Sac.”

b. Screen planting shall be included along the sides of all
residential, commercial, and public structures visible from
United States 101 (US 101).

c. The planting density shall provide for a minimum of 80 percent
screening of adjacent structures within 5 years as seen from
United States Route 101 (US 101).

d. All screen planting shall be designed to appear as naturally
occurring vegetation and not as formal rows or groupings.

e. All trees within the screen planting areas shall be maintained
until fully established. Trees and shrubs within the screen
planting area that die shall be replaced.
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Mitigation Measure 4.3.8 Earthwork Minimization for Subsequent Commercial and
Residential Development. At the time of application for
construction permits for individual residential lots by subsequent
owners, the applicant for each individual lot shall submit grading
plans to the County Department of Planning and Building for review
and approval. Project Covenants, Conditions, and Restrictions
(CC&Rs) shall state that County review of grading plans is required.
Site grading on all residential lots shall be minimized to the greatest
extent possible. Stepped foundations and other methods shall be used
to minimize visible grading and reduce hillside scarring. Structure
floor elevations shall generally follow the natural landform.
Unavoidable grading shall be contour-graded where possible to
avoid engineered, angular landforms.

Mitigation Measure 4.3.9: Commercial Signage Minimization. At the time of application for
construction permits for commercial development on Lots 1 and 2 by
subsequent owners, the applicant for each individual lot shall submit
sign plans to the County Department of Planning and Building for
review and approval. Signs shall be consistent with the San Miguel
Community Design Plan. Signs for commercial development shall
not extend above the height of the adjacent building. Signs shall be
the minimum number and size necessary to serve their intended
function. Signs shall not be internally lighted.

Mitigation Measure 4.3.10:  Screen Planting for the Wastewater Treatment Plant Expansion.
Prior to issuance of a Conditional Use Permit (CUP), the San Miguel
Community Services District (CSD) shall submit landscape plans to
the County Department of Planning and Building for review and
approval showing the following:

a. Screen planting shall be included along the west and north sides
of the wastewater treatment facility expansion area.

b. The planting density shall provide for a minimum of 80 percent
screening of the treatment facility within five years as seen from
Mission Street.

c. All plants within the screen planting areas shall be maintained
until fully established. Plants within the screen planting area that
die shall be replaced.

Mitigation Measure 4.3.11:  Lighting and Glare from Project Development. Prior to issuance
of any construction permits, the applicant (and the San Miguel
Community Services District [CSD], as applicable to the Wastewater
Treatment Plant) shall submit a comprehensive lighting plan to the
County Department of Planning and Building for review and
approval. The lighting plan shall be prepared by a qualified engineer
who is an active member of the llluminating Engineering Society of
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Mitigation Measure 4.3.12:

North America. The lighting plan shall be prepared using guidance
and best practices endorsed by the International Dark Sky
Association. The lighting plan shall be prepared in consultation with
representatives from Camp Roberts. The lighting plan shall address
all aspects of the lighting, including but not limited to commercial,
residential, infrastructure, roadway, recreation, safety, signage, and
promotional lighting. The lighting plan shall also consider effects on
wildlife and Camp Roberts operations. The lighting plan shall
include the following in conjunction with other measures as
determined by the illumination engineer:

a. Direct views of all exterior lighting sources shall be directed
downward and shielded from view from public roads.

b. Lights shall be designed and constructed to reduce illumination
of the adjacent hillsides where applicable.

c. Hlumination levels shall be the minimum required by public
safety policies and ordinances.

d. The entry monument sign shall be illuminated with low-level
downward facing lights.

e. Required exterior lighting for all public buildings, maintenance
buildings, and the wastewater treatment expansion facility shall
be equipped with motion sensors for activation.

Lighting and Glare from Subsequent Development. At the time of
application for construction permits on subsequent individual
residential lots, each individual lot applicant shall submit an exterior
lighting plan to the County Department of Planning and Building for
review and approval. The lighting plan shall be consistent with the
comprehensive lighting plan required in Mitigation Measure 4.3.11.
Project Covenants, Conditions, and Restrictions (CC&Rs) for
residences shall state that county review of the lighting plans is
required and shall outline the parameters specified in the
comprehensive lighting plan and the following goals:

a. Direct views of all exterior lighting sources shall be directed
downward and shielded from view from public roads.

b. Lights shall be designed and constructed to reduce illumination
of adjacent hillsides where applicable.

4.3.9 Level of Significance after Mitigation

As identified in Section 4.3.5, prior to mitigation the proposed project would result in significant
adverse impacts to the visual environment related to:

4.3-44

P:\SLBO603\FEIR\4.3 Aesthetics draft final.doc «06/16/09»



COUNTY OF SAN LUIS OBISPO ENVIRONMENTAL IMPACT REPORT
JULY 2009 SAN MIGUEL RANCH |

e The project’s adverse affect on the SRA

e The extent of silhouetting above primary ridgelines

e The loss of rural visual character at the northern gateway to San Luis Obispo County

e The appearance of visual sprawl-type growth outside of the Community of San Miguel

e The project’s creation of potentially hundreds of new sources of nighttime light and glare

e The project’s inconsistency with County visual policy and goals

With implementation of Mitigation Measures 4.3.1-4.3.12, these adverse visual impacts would be
remain significant (CEQA Class 1), with the exception of nighttime lighting impacts, which would be
reduced to a less than significant level (CEQA Class I1). Mitigation measures would reduce the
adverse effects of the project, but because of the inherent scale and unavoidable visibility of the
development, the existing rural character and scenic values would be permanently altered.

Measures to relocate lots and/or limit structure heights would somewhat reduce the project’s adverse
effect on the horizon and ridgelines as seen from the US 101 corridor. Without the identified
mitigation measures, silhouetting would not only interrupt the scenic vistas, it would also make the
project more noticeable and further alter the rural, agricultural, and open space character of the
landscape. Even with mitigation, the earthen berm would, in the process of screening adjacent
development, also block views of the hillside and ridgeline of the SRA. Removal of the berm in order
to allow views to the SRA, however, would result in secondary impacts by substantially increasing
direct views to approximately 160 houses along the US 101 corridor.

As identified in the Salinas River Area Plan, San Miguel is a gateway to the county. The project as
currently designed would redefine this gateway landscape from one of rural agriculture and open
space to one of highway-serving commercial and dense suburban development. This significant
adverse alteration to the visual gateway character would be unavoidable, even with implementation of
the mitigation measures recommended in this section.

Short- and long-term impacts would occur as a result of project construction. With the mitigation
measures identified in this section, the long-term adverse impacts would remain significant (CEQA
Class ). Short-term impacts would be expected to occur for approximately the first seven years
following each phase of project construction, at which time the landscaping and screen planting
would provide marginal visual benefit. During this time of visible short-term impacts, the project
would be highly visible and would contrast with the rural aesthetic of the area. Measures such as
design control of building form and color, requirements for naturally appearing earthwork, and topsoil
placement would somewhat reduce project visibility; however, these short-term impacts would
remain significant (CEQA Class I).
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