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4.14 VISUAL AND AESTHETIC RESOURCES

4.14.1 Setting

Visual Character of the Santa Ynez Valley

The Santa Ynez Valley is largely rural in character, with distinct compact urban communities
separated by rural agricultural lands. The Plan Area contains rugged mountains to gently
rolling hills and valley lowland areas. The Valley is bounded by the Santa Ynez Mountains on
the south, the San Rafael Mountains to the east and north, and the Purisima Hills on the west.
Visually important natural habitats in the area include oak woodlands, grasslands, and riparian
areas. In addition to these scenic natural features, the Santa Ynez River, along with numerous
streams and creeks and their tributaries wind throughout the region.

The majority of development is contained within the Cities of Buellton and Solvang, which are
not a part of the Community Plan Area, and within the townships of Santa Ynez, Los Olivos
and Ballard. The visual character of these three townships is described below. Much of the area
outside of these townships remains in rural agricultural, ranchette, or open space use, and the
Valley’s long tradition of diverse working agriculture has played a significant role in defining
and maintaining the area’s rural character. Residents and visitors to the Santa Ynez Valley
enjoy the rural, scenic qualities of the area, which are unique to this region of the state.

Similar to the quality of daytime views in the area, the relative lack of development and
associated light pollution in the rural areas of the Valley allow for spectacular views of
nighttime skies and provide unique opportunities for astronomical observations. The more
developed areas of the Valley contain sources of nighttime lighting, including lighting
associated with commercial uses, signage, streetlights, the high school stadium lights, the
airport facilities, the Buellflat Rock Quarry, and certain unshielded residential lighting, all of
which result in partially obstructed views of the nighttime sky in these more urbanized areas.

Scenic Corridors

The California Department of Transportation State Scenic Highway System includes a list of
highways eligible to become, or designated as, official scenic highways. The intent of the
California Scenic Highway System (as stated in Streets and Highways Code Section 260) is to
protect and enhance California's natural scenic beauty and to protect the social and economic
values provided by the State's scenic resources. The status of a State scenic highway changes
from eligible to officially designated when a local jurisdiction adopts a scenic corridor
protection program, applies to the California Department of Transportation for scenic highway
approval, and receives notification from Caltrans that the highway has been designated as a
scenic highway (Caltrans, Guidelines for the Official Designation of Scenic Highways, March 1996).
An official designation protects the scenic values of an area and requires a local jurisdiction to
enact a scenic corridor protection program that protects and enhances scenic resources.

Two of the three main highways crossing the Valley are recognized by the State of California as
scenic highways. The entire 32 mile length of Highway 154 is an officially designated state
scenic highway and Highway 101 is eligible for scenic designation pending approval of a
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corridor management plan. In addition to these highways, many of the region’s rural roads
provide panoramic scenic views of the area. Examples of scenic rural roads in the Community
Plan Area include:

e Baseline Avenue e Figueroa Mountain Road
e Foxen Canyon Road e Armour Ranch Road
e Alamo Pintado Road

In addition to resident and traveling motorists, pedestrians and bicyclists who utilize the Plan
Area’s recreational trails, also enjoy panoramic, and often unobstructed views of the area’s
natural beauty. There are two existing off-road trails within the Plan Area: one linking the
residents of Calzada Avenue to Numancia Avenue and another following Highway 246 (a Class
I bike path). There are also two existing on-road trails within the Plan Area: one along Refugio
Road and the other along a small section of Santa Ynez Avenue on the west side. In addition,
many major roadways have side shoulders for hikers, bicyclists, and equestrian use.

Some of the most important viewing areas of the Valley are those which can be seen from its
points of entry along major highways. These scenic gateways provide a physical and visual
distinction from surrounding areas and establish the Santa Ynez Valley as its own unique
region. Areas which are considered scenic gateways are:

e Southern entrance into the Valley via Highway 101, just south of Buellton

e Northern entrance into the Valley at the Highway 101 and 154 interchange

e Southern entrance into the Valley on Highway 154 near the Highway 246 intersection
e The inner-rural region to the west of the City of Buellton

Townships Visual Resources

Development is relatively confined to three unincorporated townships of Santa Ynez, Ballard,
and Los Olivos, each of which have distinct architectural styles and design elements that
differentiate the townships and provide a sense of unique community identity separated by
agricultural lands, scenic corridors and open space. The townships are home to most of the
residents and almost all of the commercial and industrial development in the planning area.
The Inner-Rural Area surrounds the townships and incorporated cities and serves as a buffer
between urban and rural uses. Development within the Inner-Rural Area is limited to
agricultural, recreational and ranchette-style residential uses. Parcel sizes in the Inner-Rural
area generally range from 5 to 40 acres. The Rural Area is characterized by larger parcels (40 to
several hundred acres), less development and larger scale agricultural uses. While most higher-
density residential development has been focused in the townships, some exceptions to this
pattern exist. Eight existing developed rural neighborhoods (EDRNSs) are scattered throughout
the Valley in otherwise rural or semi-rural locales. An EDRN is a neighborhood located in a
designated rural area that historically developed at a greater density than the surrounding area.
Parcels within the designated EDRNs are zoned AG-1 and E-1, and land uses include single-
family and rural ranchette.

Architectural styles in the commercial core of Santa Ynez are eclectic but generally tend toward
a rural, agricultural or Western feel. A few examples of Victorian or Spanish style architecture
are also present. The physical design of “downtown” Los Olivos and the variable styles of
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architecture contribute to the rural, small town character of the commercial zone. Ballard’s
commercial district also maintains a quiet, rural character.

A distinguishing characteristic of the Plan Area is the continued existence of separate,
identifiable communities, each with their own distinct character. This is due in large part to the
natural separation afforded by inner-rural lands, which mainly contain agricultural lands and
low-density residential development, and serve to separate urbanized areas. The importance of
these “community separators”, in allowing each community to keep its own identity is stated in
the following Land Use Element Goal:

“The beauty of the land should be preserved by limiting urban sprawl and creating buffer
zones to maintain the individual character at each town” (SB County LUE - Santa
Ynez Valley Area Goals).

Identified community separators are:

e The “Greenbelt” along Highway 246, between the incorporated Cities of Buellton
and Solvang;

¢ The southern portion of the Alamo Pintado Corridor separating Ballard from the
City of Solvang;

¢ The northern portion of the Alamo Pintado corridor separating the townships of
Ballard and Los Olivos; and

e Highway 246 between the City of Solvang and Santa Ynez Township.

AHOD Sites Visual Resources

AHOD Site A. This site is located at 3145 Highway 246 in Santa Ynez. Caesar’s Auto
Detailing and a car wash occupy the southeast portion of the property, and a single-family
residence is adjacent to this business. There are a few landscape trees near the residence, while
the rest of the site is undeveloped. Surrounding land uses include single-family residences to the
east, north and northwest. A Hotel on Site B borders this property to the west, and a gas station is
located on the southwest border on a separate parcel. The perimeter of the property’s border
along the gasoline station is lined with three industrial trailers, which serve as a wall, separating
these facilities. Highway 246 borders the property to the south, with rural residential uses located
across the highway. This site is approximately 1/4 mile east of the Santa Ynez Valley Union High
School (SYVUHS) and stadium, and 1/3 mile west of the Chumash Casino. A mobile home park,
school, and marketplace are located across Refugio Road on Highway 246 to the west. Existing
commercial and residential structures on this site are visible from Highway 246, as shown in the
site photos below. This site gradually slopes down from the north to south. The existing
residence and commercial facility are not significant sources of light or glare. However there are
several sources of nighttime lighting associated with the neighboring commercial and residential
uses, including the YMCA, the High School stadium, gasoline station, and various illuminated
signs. In addition, vehicle headlights from the highway are visible, and a beacon operates at the
nearby SY Valley Airport. Overall, nighttime views in the site vicinity are partially obstructed.

AHOD Site B. Site B is located at 3099 Highway 246 in Santa Ynez, adjacent to AHOD Site
A. The entire site is occupied by the Sanja Cota Motor Lodge, and associated parking and drive
areas. The Sanja Cota motel was built in 1962, and includes a 170 square foot “hay barn”, an
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office/residence, 23 guest rooms and associated parking. Surrounding land uses include single-
family residences to the north, and the YMCA and associated dual use play field/ detention basin
border the site to the west. Commercial and Residential uses on Site A borders this property to
the east, and a gas station adjoins the southeast corner. Highway 246 borders the property to the
south, with rural residential and agricultural uses located across the highway to the south and
southwest. This site is less than 1/4 mile east of the SYVUHS and stadium, and just over 1/3 mile
west of the Chumash Casino. A mobile home park, school, and a marketplace are located across
Refugio Road on Highway 246 to the west. As shown in the site photos below, existing structures
on this site are visible from Highway 246 and Refugio Road. This property is relatively flat.
Although the existing motel is not a significant source of light or glare, there are several sources of
nighttime lighting, associated with the neighboring commercial and residential uses, including
the YMCA, the SYVUHS stadium, gasoline station, and various illuminated signs. In addition,
vehicle headlights from the highway are visible, and a beacon operates at the SY Valley Airport.
Similar to AHOD Site A, nighttime views in this site’s vicinity are partially obstructed.

AHOD Site C. This site is located at 2700 Mission Drive (Highway 246) in Santa Ynez.
Approximately half of the property is an undeveloped field, and the remaining portion contains a
single family residence, surrounded by trees. Nearby land uses include the Janin Acres
Subdivision to the south and southwest, several religious institutions and the Meadow Lark Inn
across Marcelino Drive to the west, and rural residential uses on AHOD Site D to the east and to
the north across Highway 246. The SYVUHS and stadium, a mobile home park, private school,
and a marketplace are located farther along 246 to the east. A Class I bike path runs along the
northern portion of the Highway 246 right of way, and an equestrian trail is provided along the
southern portion of the right of way (and northern perimeter of this property). The existing
residence is well shielded from view from eastbound travelers on Highway 246 by mature trees,
as shown in the site photos below. The roadway for Highway 246 is cut an average of 6 to 8 feet
lower than the site, with the ensuing slope up to the site property acting like a berm and
providing some screening of views of the property. From high points along the northern
perimeter of the site, the property gradually slopes down towards the south and east, although
the existing residence is also located on a high point of the property. The existing residence is not
a significant source of light or glare, however there are several sources of nighttime lighting,
associated with the nearby commercial and residential uses most of which is low in scale and
provides a relatively dark environment. The exception is lighting from the SYVUHS athletic
fields and stadium, which produce visible spill-over effects during sporting events, the beacon
operated by the SY Valley Airport, and various illuminated signs. In addition, there is a
streetlight along the highway at the intersection of Marcelino Drive, and vehicle headlights from
the highway are visible. Overall, nighttime views in the site vicinity are partially obstructed.

AHOD Site D. Site D is located at 867 Sienna Way in Santa Ynez. The majority of the
property is an undeveloped field, the southeast occupied by a single family residence and
associated landscaping. Surrounding land uses include rural residential to the south, east, and
west (AHOD Site C), and to the north across Highway 246. The SYVUHS and stadium, a mobile
home park, school, and a marketplace are located farther along 246 to the east. A Class I bike path
runs along the northern portion of the Highway 246 right of way, and the equestrian trail that
runs along the northern perimeter of Site C continues along the northern perimeter of this
property. The northwest corner of this site is elevated approximately 8 feet above the cut of the
highway. As shown in the site photos, the existing residence is visible from Highway 246, and the
elevation of the highway near the northeast corner of the site allows the property to be visible for
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westbound travelers from this location. Both the northwest and the southeast corners of the
property gradually slope down towards a natural drainage which runs from the northeast to the
southwest corner of the site. Sienna Way is a private road that occupies the parcel’s eastern edge.
The existing residence is not a significant source of light or glare, however, there are several
sources of nighttime lighting, associated with the nearby commercial and residential uses most of
which is low in scale and provides a relatively dark environment. The exception is lighting from
the High School fields and stadium, which produce visible spill-over effects during sporting
event, and the beacon operated by the SY Valley Airport. In addition, while there are no
streetlights along the highway in this location, vehicle headlights from the highway are visible.
Similar to AHOD Site C, nighttime views in this site’s vicinity are partially obstructed.

Figure 4.14-1 shows photo locations, and photos contained in Figures 4.14-2a-e illustrate
existing characteristics of the proposed AHOD sites, and their visibility from public viewpoints.

Regulatory Setting

The Land Use Element (LUE) and Open Space Element of the County Comprehensive Plan
include policies to protect and enhance visual resources. New development must generally be
consistent with the Comprehensive Plan’s visual resource policies, and the Zoning Ordinance
contains height and size limits and requires architectural review for projects of specific types
and in specific areas of the County.

The LUE Hillside and Watershed Protection Policies, as well as the Hillside and Ridgeline
Protection Ordinance (Ordinance 3714), regulate development on slopes to minimize grading,
disruption of natural vegetation, and erosion. Visual Resource Policies of the LUE include
measures to ensure compatibility of structures with the surrounding natural environment
and/or existing community through structural design review and landscaping requirements,
limitations on signs which disrupt public views (also regulated by County Zoning Ordinance
Article I of Chapter 35), and requirements for undergrounding of new utilities (also regulated
by Public Works Department.)

The Open Space Element identifies the County's scenic beauty as a principal factor in the
attraction of residents and visitors, evaluates the visual quality of natural resources and travel
corridors, and emphasizes the importance of urban perimeters including Rural, Inner-Rural and
Townships Boundaries. A Scenic Values model in the Open Space Element includes intensity,
design, and arrangement of development, preservation of natural features, and variety in
natural or introduced vegetation as criteria for the protection of visual resources.

The Santa Barbara County Zoning Ordinance (Land Use Development Code, or LUDC) contains
provisions that regulate the design of future development, in some cases, through review of
project plans by the Board of Architectural Review (BAR). The purpose of the BAR is to
“encourage development that exemplifies the best professional design practices so as to
enhance the visual quality of the environment, benefit surrounding property values, and
prevent poor quality of design.” In November 2005, the Board of Supervisors created four
regional BARs to better serve local communities. In the Santa Ynez Valley the regional BAR is
the Central County Board of Architectural Review (CBAR). While not all projects require BAR
review, most discretionary projects involving construction of or additions to buildings and new
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or changed signs must be reviewed by the BAR. Projects on commercially zoned properties that
would result in new construction or exterior changes to an existing building would be reviewed
by the CBAR. Certain ministerial projects such as construction of single-family residences
within a given approved tract may also require CBAR review, if the tract approval was
conditioned to require this. Alternatively, a given tract may have design guidelines that are
reviewed and approved by the BAR such that the development of individual residences are
subject to design guidelines.

The thresholds for BAR review are set forth in the LUDC. The CBAR has review and approval
authority over the design of all new structures or alterations to existing structures within a
Design Control Overlay District, except those projects which are exempted by the LUDC. In the
Design Control Overlay District, the CBAR reviews project plans and BAR applications, and
evaluates the project design against the following conditions:

o Qverall building shapes, as well as parts of any structure (buildings, walls, fences,
screens, towers, or signs) shall be in proportion to and in scale with other existing or
permitted structures on the same site and in the surrounding property;

o Mechanical and electrical equipment shall be well integrated in the total design
concept;

o There shall be harmony of material, color, and composition of all sides of a structure
or building;

o A limited number of materials will be on the exterior face of the building or structure;

o There shall be a harmonious relationship with existing and proposed adjoining
developments, avoiding excessive variety and monotonous repetition, but allowing
similarity of style, if warranted;

o Site layout, orientation, and location of structures, buildings, and signs shall be in an
appropriate and well designed relationship to one another, and to the environmental
qualities, open space, and topography of the property;

o Adequate landscaping shall be provided in proportion to the project and the site with
due regard to preservation of specimen and landmark trees, exiting vegetation,
selection of planting which will be appropriate to the project, and adequate provision
for maintenance of all planting;

o Signs including their lighting, shall be well designed and shall be appropriate in size
and location; and

o The proposed development is consistent with any additional design standards
applicable to the project site.

The areas within the Valley in which the Design Control Overlay already exists include:

¢ Just north of the City of Solvang;
e Within and immediately west of Los Olivos township; and
e North of Highway 154 and east of Figueroa Mountain Road near Los Olivos.
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The County’s Land Use and Development Code (Section 35.30.120) contains the following
regulations regarding outdoor lighting in all zones shall comply with the following standards.

1. All exterior lighting shall be hooded and no unobstructed beam of exterior light shall
be directed toward any area zoned or developed residential.

2. Lighting shall be designed so as not to interfere with vehicular traffic on any portion
of a street.

4.14.2 Impact Analysis

Methodology and Significance Thresholds

The assessment of aesthetic impacts involves qualitative analysis that is inherently subjective in
nature. Different viewers react to viewsheds and aesthetic conditions differently. This
evaluation measures the existing visual resources against the proposed Santa Ynez Valley
Community Plan’s policies/programs, land use changes, and potential AHOD site
development, analyzing the nature of the anticipated change and its compatibility with the
visual character of the area. The County Comprehensive Plan was reviewed for policies
relating to visual resources and design policy.

Pursuant to Appendix G of the State CEQA guidelines, potentially significant impacts would
result if the proposed Community Plan buildout, policies/programs, land use changes, or
AHOD development would result in any of the following:

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

e Hawve a substantial adverse effect on a scenic vista;

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

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

The Visual Aesthetic Impact Guidelines of the County of Santa Barbara Environmental Thresholds
and Guidelines Manual (Manual) identify three specific landscapes of particular value to the
County that are found within the Plan Area; these include mountainous areas, urban fringe
areas, and travel corridors. In addition, the following questions contained in the Manual are
intended to provide information to address the criteria in Appendix G of the State CEQA
Guidelines:

o Does the project site have significant visual resources by virtue of surface waters,
vegetation, elevation, slope, or other natural or man-made features which are publicly
visible?

- Ifso, does the proposed project have the potential to degrade or significantly
interfere with the public’s enjoyment of the site’s existing visual resources?
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o Does the project have the potential to impact visual resources of the Coastal Zone or
other visually important area (i.e., mountainous area, public park, urban fringe, or
scenic travel corridor)?

- If so, does the project have the potential to conflict with the policies set forth in
the Local Coastal Plan, the Comprehensive Plan or any applicable community
plan to protect identified views?

e Does the project have the potential to create a significantly adverse aesthetic impact
through obstruction of public views, incompatibility with surrounding uses,
structures, or intensity of development, removal of significant amounts of vegetation,
loss of important open space, substantial alteration of natural character, lack of
adequate landscaping, or extensive grading visible from public areas?

Affirmative answers to the above questions indicate potentially significant impacts to visual
resources.

Project Impacts and Mitigation Measures

The impact analysis evaluates both programmatic impacts associated with Plan buildout as well
as project-level impacts of the development of the AHOD sites. Programmatic impacts include
buildout of the Plan area, proposed land use and zoning changes, policy changes, and programs
proposed as part of the Santa Ynez Valley Community Plan. Project-specific analysis would
still be needed for any individual future projects proposed under the amended programs or
policies. In addition, for the AHOD sites, potential site-specific impacts and mitigation
measures are described and evaluated. The project level analysis for the AHOD sites is
intended to serve as the project environmental review for possible future projects on these sites,
therefore additional environmental review of any future development proposal on an AHOD
site would not be required as long as the proposal is consistent with applicable Code
requirements and restrictions.

Impact VIS-1 Visual Character Changes

Programmatic Impacts of the Plan

Plan Buildout and Rezones

The 20-year buildout and rezoning actions under the proposed Community Plan would result
in 516 new primary residential units, 132 new residential second units, 24 new agricultural
employee units, and 149 new mixed-use residential units, as well as up to 115 additional
primary residential units on the four AHOD sites. In addition, 20-year buildout conditions
would result in 555,334 square feet (sf) of additional commercial development. This represents
an approximate 19% increase in primary residential units and an approximate 44% increase in
commercial development compared to existing conditions (3,384 units and 1,239,202 sf,
respectively) throughout the Community Plan area. This additional residential and non-
residential development under 20-year buildout conditions would present a perceptibly denser
built environment and potentially alter the visual character of the Valley. As undeveloped and
underdeveloped areas become more urbanized, the rural ambiance of the Plan Area would be
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converted to a more built environment, and as new development is intermixed with existing
development, the quaint or historic character of the townships would potentially be impacted.

In addition, certain parcels within each township are considered “gateway parcels” which serve
as focal points for visitors and residents. Development on these highly visible and important
parcels could potentially impact the visual character of the township, if the project is not well
designed. Other parcels within the Plan Area serve as “Valley gateways” (listed above in
section 4.14-1 Setting) and development could similarly alter the rural aesthetic of these entry
points into the Valley. However, the proposed Design Control Overlay, discussed in more
detail below, would be applied to these gateway parcels, community separators, and other
visually-sensitive areas of the Valley to ensure protection of the visual character of each
township and the Valley as a whole.

The proposed rezoning of Highway Commercial properties along Highway 154 in Los Olivos
and Highway 246 in Santa Ynez to General Commercial would serve to restrict certain currently
allowed uses of these properties, which are in contrast with the rural character of these
townships. The application of the Mixed Use Overlay to a majority of these properties would
further restrict the types of development that would be allowed. Uses such as service stations,
auto-sales lots, lumber yards, and trailer and truck rentals would not be allowed under the
proposed rezoning and Plan policies. The preclusion of such uses, would serve to reduce
potential visual character impacts in these locations. This would be seen as a potentially
beneficial impact of the proposed plan.

The proposed Plan also contains numerous policies and development standards which seek to
prevent new development from altering the visual character of the Valley’s open agricultural
areas, and to keep development within the townships visually compatible with the existing
architecture. Nevertheless, loss of open space and alteration of the fundamental character of
large rural areas would be expected upon buildout, as undeveloped and underdeveloped
properties are developed or more fully developed. Careful review of design and siting of new
development in compliance with proposed policies and programs would reduce this impact but
would not avoid perceptible and significant changes to the rural character of the Plan Area.
Overall, at a program level, the impact on visual character under buildout conditions and with
the proposed rezones would be Class I, significant and unavoidable.

Mixed Use Overlay

Implementation of the proposed Mixed Use (MU) Overlay on the designated sites within the
commercial cores of Los Olivos and Santa Ynez would increase opportunities for centrally-
located, residential infill development. The proposed overlay includes provisions for reducing
parking and front setback requirements to provide design flexibility and promote a pedestrian-
oriented character of the Township centers. Other stated objectives of the overlay would be to
prohibit undesirable uses which conflict with the rural ambiance of the townships, such as: auto
sales lots, mini storage facilities, gas stations and contractors equipment storage yards. Mixed
use projects proposed under this overlay would require Board of Architectural Review (CBAR)
approval of all projects.

The effect of this overlay would be to generate additional opportunities for in-fill housing in the
township centers of Los Olivos and Santa Ynez. As discussed above in the buildout discussion,
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over the 20-year buildout period an increase of 200 new mixed use residential units is
anticipated. The proposed Mixed Use Overlay, the changes to parking standards associated
with mixed use projects (Policy LUT-SYV-4.1), and development of one or more community
parking lots in the Santa Ynez and Los Olivos (Action LUT-SYV-4.3) may facilitate the
development of mixed-use projects in these townships at a greater rate and to a greater degree
than under existing plans and policies.

As a result, while the effect of this overlay may result in intensified use and building on
properties subject to the overlay, the change in the built environment related to the application
of this overlay would occur in already urbanized areas. Furthermore, any new development
would be subject to CBAR review, with the result being that new development would be
visually compatible with adjacent existing development and in keeping with architectural
design themes specific to each township. While a greater degree of development may occur
with the proposed mixed use policies, overall aesthetics may improve with undeveloped and
underdeveloped sites being revitalized. The CBAR would ensure that future development and
upgrades to existing development within the MU Overlay is compatible with the existing
commercial core in terms of size, scale, type of use and architectural design. Impacts would
therefore be less than significant without mitigation (Class III).

Design Control Overlay

Revisions to Design Control (D) Overlay are proposed to protect scenic qualities, property
values, and neighborhood character on certain key sites and along certain key corridors, as
depicted on Figure 2-12. The proposed changes to this overlay include a substantial expansion
of the areas subject to this overlay and an exemption from CBAR review for agricultural
support structures of less than 1,000 square feet as well as any structures that are not visible
from public viewing areas (e.g., public streets, sidewalks, parks, etc.) The application of the
Design Control Overlay in the Santa Ynez Valley Community Plan will enable CBAR review of
discretionary or ministerial projects not exempted by the above criteria, including: single family
homes, duplexes, and any agricultural support structures larger than 1,000 square feet (barns,
sheds, stables, riding areas, etc.). Review of projects subject to CBAR review in the Design
Control Overlay would include consideration of the standards and requirements described in
the Regqulatory Setting section above.

The proposed exemptions to the Design Control Overlay mentioned above would not result in
significant impacts to the Plan Area’s visual character. Projects that would be exempt
(agricultural support structures of less than 1,000 square feet and livestock fencing, for example)
are small scale by nature and would be compatible with the rural character of the Plan Area.
Other structures that are, or would be visible from public viewing areas would not be exempt,
and would still require design review. The Design Control Overlay is intended to preserve or
enhance the visual character of the Plan Area; therefore negative impacts would not result, and
instead, the application of this overlay may have beneficial impacts on maintaining the rural
character of the Plan Area. Impacts would therefore be Class IV, potentially beneficial.

Heritage Sites Overlay

The proposed Heritage Sites (HS) Overlay would designate certain parcels in the Santa Ynez
Valley whose potential subdivision requires a higher level of scrutiny and careful consideration,
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as illustrated on Figure 2-13 in Section 2.0, Project Description. Many of these parcels are of an
acreage that would allow substantial subdivision under existing zoning and associated
minimum lot size. Objectives of this HS Overlay are: preserving the rural aesthetic at valley
and township gateway areas, maintaining separation between the townships, and providing
compatibility in lot size with neighboring parcels. The overlay has been placed on certain key
parcels whose location, visibility or other characteristics make them pivotal in maintaining the
Valley’s rural character. In addition, all parcels designated as Heritage Sites are located within
the Design Control Overlay, and are therefore subject to the requirements of the D Overlay. No
adverse impacts to visual character would result from implementation of this overlay; rather,
the HS Overlay may have beneficial impacts on maintaining the rural character of the Plan
Area. Impacts would therefore be Class IV, potentially beneficial.

Other Applicable Community Plan Policies, Programs, and Standards

Other policies and development standards that are proposed as part of the Community Plan
may have components which could affect the Valley’s visual character. Proposed land use
policy LUT-SYV-1.6 states that the approval of Residential Second Units (RSU) could help
satisfy the need for affordable housing, and contains the following action item:

Action LUT-SYV-1.7: Planning and Development shall work with other County
departments and special district service providers to reduce potential regulatory barriers
to RSUs while still ensuring neighborhood compatibility.

If regulatory barriers to the development of RSUs are reduced, the potential for these structures
to conflict with the visual character of the Valley is increased. Within the Design Control
Overlay zones (which cover many of the parcels visible from scenic corridors), RSUs would not
be exempt from CBAR review. However, outside of these zones, RSUs would potentially be
visible from public viewpoints, and if not properly designed, could degrade the site’s visual
character. The Plan contains several policies (discussed under mitigation measures below) which
would effectively minimize potential impacts of RSUs to a less than significant level.

Proposed land use policy LUA-SYV-3 states that new development shall be compatible with
adjacent agricultural lands, and contains the following action item:

Action LUA-SYV-3.3: The County shall consider approval of Agricultural Industrial
Owerlay areas on a case by case basis to ensure that adequate facilities for processing,
packaging, treatment and transportation of agricultural commodities exist in the Valley.

The addition of industrial facilities for agriculture may be necessary to the success of that
industry, however these structures could have the potential to conflict with the Valley’s existing
visual character, therefore mitigation would be required as described below.

Proposed land use policy LUT-5YV-4.1 allows reductions in the amount of parking required for
projects within the MU Overlay zones described above. This necessitates the establishment of
additional community parking elsewhere, as described in the following action item:

Action LUT-SYV-4.3: The County shall prepare separate parking inventory studies for
the Los Olivos and Santa Ynez mixed-use areas, and if warranted pursue acquisition and
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development of one or more community parking lots in the Santa Ynez and Los Olivos
mixed-use areas.

The location and design of these future parking lots could potentially conflict with the rural
visual character of these commercial areas. However, the proposed Plan contains policies for
visually compatible design, which along with CBAR review of proposed new parking lots,
would reduce the potential for this conflict to a less than significant level.

The proposed Plan contains the following circulation policy:

POLICY CIRC-SYV-2: The County shall maintain a minimum Level of Service (LOS) B
or better on roadways and intersections within the Santa Ynez Valley.

The rural roadways contribute of the Valley’s overall rural aesthetic. In meeting this required
LOS, intersections and roadways may need to be improved or widened in order to
accommodate future project-generated traffic in the Valley. This would potentially result in
impacts to the visual character of intersections and rural roads within the Plan Area. Many of
the intersections and roadways that would require improvements consistent with this policy
would be in areas that are already signalized or otherwise compromised aesthetically, but some
roadway segments may be in rural areas of more pristine character. Road widening or
intersections improvements in these areas would result in alteration of the existing visual
character along these roadways and could have aesthetic impacts.

However, the proposed Plan contains policies (discussed under mitigation measures below)
relating to roadway and intersection design and review, which along with CBAR review of
proposed improvement plans, would reduce the potential for this conflict to a less than
significant level.

Policy HA-SYV-3 seeks to encourage and support measures to educate residents and visitors
about the Valley’s historical resources, and contains the following action item:

Action HA-SYV-3.1: The County and Valley residents should pursue a monument sign
program to identify and educate the public about historic Valley sites and structures.

The emplacement of future monument signs would result in a minor but perceptible change to
the rural or historic visual character of these sites. However, design review by the CBAR would
be required and would reduce potential impacts to a less than significant level.

Overall, the Plan’s proposed policy changes could indirectly result in the alteration or
degradation of the Valley’s visual character through the development of new projects and
development promoted by these policies and actions. Compliance with existing and proposed
Plan policies including CBAR review of most new development would reduce but not eliminate
this impact, and additional mitigation measures are identified to ensure that visual character
impacts are mitigated to a less than significant level. For that reason, impacts from policy
changes to visual character would be Class 11, potentially significant but mitigable.
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Impacts Related to Development of AHOD Sites

Impact VIS-1(A) Visual Character Changes: Site A

The Community Plan proposes to rezone this 2.27 acre site, which currently has split zoning of
Highway Commercial/ CH and 1-E-1 (Single Family Residential/Estate-1 acre minimum lot
size), to General Commercial/C2 with an Affordable Housing Overlay of 20 units per acre/ DR
20. The effect of this overlay would be to allow the property owner the option of either
retaining the base commercial zoning, or developing up to 45 affordable housing units on either
the vacant portion of the property, or over the entire lot in place of existing commercial and
residential uses. No significant visual resources are located on the site (including surface
waters, vegetation, elevation, slope or other natural or man-made features). Existing structures
on this property are currently visible from public viewpoints including Highway 246 and Water
Mill Lane. Although the 45 potential residential units allowed under the proposed AHO would
be visible from Highway 246, the new structures would not obstruct views of significant visual
resources from this highway (refer to Impact VIS-2). Existing development on the site is not
cohesive or of high visual character, and surrounding uses such as the gasoline station, motel,
mobile home park and nearby commercial facilities, would be visually compatible with
multifamily housing units that may be developed on this site. Nevertheless, the overall rural
visual character of the Valley could be impacted if the development’s design is incompatible
with the community’s goals to maintain or enhance the region’s visual character. Design
requirements for future development would minimize this potential conflict, therefore impacts
would be Class 11, potentially significant but mitigable.

Impact VIS-1(B) Visual Character Changes: Site B

The proposed Plan would rezone this site from Highway Commercial/ CH to General
Commercial/C2 with an Affordable Housing Overlay of 20 units per acre/DR 20. This
property is 1.04 acres, which under this zoning, could allow development of up to 20 affordable
housing units. No significant visual resources are located on the site (including surface waters,
vegetation, elevation, slope or other natural or man-made features. The entire site is currently
developed with the Sanja Cota Motor Lodge, which was built in 1962, and includes a 170 square
foot “hay barn”, an office/residence, 23 guest rooms and associated parking. The architectural
style reflects the rural character of the area. Existing structures on this property are currently
visible Highway 246, however neither existing or new structures would obstruct views of
significant visual resources from this highway (refer to Impact VIS-2). Surrounding uses such
as the gasoline station, mobile home park and commercial uses would be visually compatible
with multifamily housing units that may be developed on this site. Nevertheless, the overall
rural visual character of the Valley could be impacted if the development’s design that is
incompatible with the goals of the community to maintain or enhance the region’s visual
character. Design requirements for future development would minimize this potential conflict,
therefore impacts would be Class 11, potentially significant but mitigable.

Impact VIS-1(C) Visual Character Changes: Site C

Under the proposed Plan, this site would maintain its current Residential 1.0 zoning, but with
an Affordable Housing Overlay allowing 12 units per acre (AHO Res12/DR 12). Under this
overlay, up to 24 affordable housing units could be developed on this 2.06 acre property. No
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significant visual resources are located on the site (including surface waters, vegetation,
elevation, slope or other natural or man-made features. The mature trees reduce visibility of the
existing residence from view for eastbound travelers as they approach the site on Highway 246.
The remaining vacant portion of the lot is visible from portions of the highway for travelers in
both directions. If future development on this site were to remove the existing mature trees,
then the site and development would be more visible from eastbound Highway 246. In
addition, if future development were to exceed two stories in height, the development would
constitute a significant change from the existing rural visual character of the site and its
surroundings, which are limited to one or two stories. Surrounding land uses include several
exceptions to the existing rural residential condition of the site. The Meadow Lark Inn is
located approximately 0.1 miles west on Highway 246, and larger buildings associated with the
religious uses immediately west of the site, along with commercial uses and the mobile home
park to the east would be visually compatible with a more dense, multifamily housing
development if it were to occur on this property. In addition, design and siting requirements
for future development would reduce potential conflicts with the area’s visual character.
Impacts would be Class 11, potentially significant but mitigable.

Impact VIS-1(D) Visual Character Changes: Site D

The Community Plan proposes that this property would maintain its current Residential 1.0
zoning, but with an Affordable Housing Overlay allowing 12 units per acre (AHO Res12/DR
12). Under this overlay, up to 26 affordable housing units could be developed on this 2.2 acre
property. No significant visual resources are located on the site (including surface waters,
vegetation, elevation, slope or other natural or man-made features. However, a natural
drainage occurs onsite, and bisects the property. This feature is not visually prominent from
public viewpoints, and does not exhibit a particular aesthetic quality. Future development of
affordable housing units on this site would be visible, and the dense multifamily development
would create a stark visual contrast from the existing rural visual character of the site and its
immediate surroundings. However, nearby land uses include several exceptions to the existing
rural residential condition of the site. The Meadow Lark Inn is located approximately 0.17 miles
west on Highway 246, and larger buildings associated with the religious uses located west of
the AHOD Site C, along with commercial uses and the mobile home park to the east would be
visually compatible with a more dense, multifamily housing development if it were to occur on
this property. In addition, design and siting requirements for future development would
reduce potential conflicts with the area’s visual character. Impacts would be Class II, potentially
significant but mitigable.

Mitigation Measures

Programmatic Mitigation

The following policies and development standards are included in the proposed Community
Plan, and would minimize buildout and policy change impacts to visual character in the Valley,
and within individual townships. These policies and standards are mitigative in nature, and
hence are discussed in this section.

POLICY LUG-SYV-3: The urban boundary line surrounding the townships of Santa
Ynez, Los Olivos and Ballard shall distinguish principally urban land uses from rural
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and/or agricultural uses. These boundaries shall represent the maximum extent of urban
area in the Santa Ynez Valley. These boundaries shall not be moved except as part of a
County-initiated update of the Plan.

POLICY LUT-SYV-2.2: New residential development surrounded by walls and/or with
gated access shall be discouraged.

POLICY LUT-SYV-3: All commercial projects shall minimize impacts to adjoining
residences, businesses and open space areas.

DevStd LUT-SYV-3.1: Rooftop mechanical structures (e.g., vents, air conditioning, etc.)
shall be minimized to the maximum extent feasible. Where they cannot be avoided
altogether, they shall be shielded from view from surrounding roadways and residences
through architectural design, camouflage housing, or other appropriate methods.

POLICY LUT-SYV-4.1: Reductions in the required amount of parking for projects
located within the Mixed-Use Overlay Zone shall be allowed pursuant to the Zoning
Ordinance in order to: allow improved site design, maintain the area’s pedestrian
character and ensure that future development is compatible with historic development
patterns in the area.

Action LUT-SYV-4.2: The County shall pursue installation of tree wells and street trees
in the Santa Ynez and Los Olivos Township commercial cores. In Santa Ynez, the new
sidewalk and street trees located on the north side of Sagunto Street between Edison and
Faraday shall serve as one potential model design for areas with diagonal parking.

DevStd LUT-SYV-5.1: New development on parcels along both sides of Highway 246
between Meadowvale Road and Cuesta Street in the Santa Ynez Township and along
both sides of Highway 154 between Foxen Canyon Road and Alamo Pintado Avenue in
Los Olivos shall not take access from the highways. Development sites shall be designed
to take access from frontage roads or interior streets of the townships.

DevStd LUT-SYV-5.2: New structural development on parcels along both sides of
Highway 246 between Meadowvale Road and Cuesta Street in the Santa Ynez Township
and along both sides of Highway 154 between Foxen Canyon Road and Alamo Pintado
Avenue in Los Olivos shall be set back a minimum of 35 feet from the edge of the highway
right of way.

DevStd LUT-SYV-5.3: New development on parcels along both sides of Highway 246
between Meadowvale Road and Cuesta Street in the Santa Ynez Township and along
both sides of Highway 154 between Foxen Canyon Road and Alamo Pintado Avenue in
Los Olivos shall provide and maintain a landscaped buffer area 30 feet in width from the
edge of the Highway 246 right of way. Due to the width of Railway Ave in Los Olivos,
property along the north and south segments shall have a buffer area of 20 feet in width
from the edge of Highway 246 right of way. Landscaping shall be with drought tolerant,
native species and include at least one native oak tree for every 30 feet of Highway
frontage.

Action LUT-SYV-5.4: The County shall work with the community to develop and adopt
township-specific design guidelines that may be used by P&D and the BAR in reviewing
future development in the townships.

Action LUT-SYV-5.5: The County shall work with the community to consider the
feasibility of establishing design review committees for each of the three townships.
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POLICY LUT-SYV-5.6: All development projects within the Mixed Use - Santa Ynez
Valley (MU-SYV) overlay zone shall be subject to review and approval by the Board of
Architectural Review or when established, the appropriate Valley-specific or township-
specific design review board.

Action LUT-SYV-5.7: The County shall pursue a utility undergrounding program for
Sagunto Street between Tyndall and Meadowvale Streets in Santa Ynez and for Grand
Avenue between Highway 154 and Hollister Street in Los Olivos.

POLICY CIRC-SYV-7: Traffic signals are not considered compatible with the semi-rural
character of the Santa Ynez Valley Community Plan Area, and should only be considered
when no other form of intersection improvement is feasible, or when warranted to protect
public safety. Signals shall not be installed until community workshops have been held so
that community concerns can be discussed and addressed to the maximum extent feasible.

POLICY CIRC-SYV-11: The County shall balance the need for new road improvements
(including road widening) with protection of the area’s semirural character. All
development shall be designed to respect the area’s environment and minimize disruption
or alteration of the semi-rural character.

POLICY HA-SYV-2: Historic resources shall be protected and preserved to the
maximum extent feasible.

POLICY VIS-SYV-2: All plans for new or altered buildings and structures within the
Design Control Overlay shall be reviewed by the County Board of Architectural Review.

In addition, the following mitigation measure is required to ensure that agricultural industrial
structures are compatible with the Valley’s visual character:

VIS-1.1  Agricultural Industrial Structures. If a process for allowing the
Agricultural Industrial Overlay is implemented, the siting, design,
scale and character of agricultural industrial structures shall be
compatible with the rural visual character of the area. Natural
building materials and colors compatible with surrounding terrain
(earth tones and non-reflective paints) shall be used on exterior
surfaces of all structures.

Plan Requirements and Timing: The applicant shall submit
architectural drawings of the project for review and approval by the
Central Board of Architectural Review (CBAR) prior to approval of
Land Use Permits. Grading plans, if required, shall be submitted to
P&D concurrent with or prior to CBAR plan filing. Materials shall be
denoted on building plans, and structures shall be painted prior to
occupancy clearance. Monitoring: Planning and Development shall
inspect prior to occupancy clearance.

The following mitigation measures are required for all discretionary development projects
located outside of the proposed Design Control Overlay areas, to ensure that future
development is consistent with the visual character of the area:
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VIS-1.2  Architectural Guidelines. The design of future discretionary
development shall, at minimum, include the components listed
below. The project’s architectural guidelines shall be included as
notes on the project plans.

e Roofing and Feature Color and Material. Development shall
include darker, earth tone colors on structure roofing and other
on-site features to lessen potential visual contrast between the
structures and the natural visual backdrop of the area, as
applicable. Natural-appearing building materials and colors
compatible with surrounding terrain (earth tones and
non-reflective paints) shall be used on exterior surfaces of all
structures, including fences.

o Compatibility with Adjacent Uses. The design, scale, and
character of the project architecture shall be compatible with the
scale of existing development adjacent to the site, as applicable.

e Masonry Walls and Sound Walls. All masonry walls, including
sound walls, shall provide color in tones compatible with
surrounding terrain, using textured materials or construction
methods that generate a textured effect. Clinging vines and/or
native vegetation planting shall be provided directly adjacent to
any walls to soften the visual effect. Vegetation that is planted
along walls adjoining habitable structures shall be consistent with
the requirements of an approved fire/vegetation management
plan.

Plan Requirements and Timing. The project’s architectural
guidelines shall be submitted to Planning and Development for
review and approval prior to approval of building permits. For
guidelines included with CC&Rs, the guidelines shall be recorded
with the final map. Monitoring. Planning and Development shall
review and approve the guidelines prior to approval of building
permits. Permit Compliance shall conduct site inspections.

VIS-1.3  Entrance Monuments. Project entrance monuments that may be
provided shall be visually compatible with surrounding
development, shall be consistent with the natural character of the
area, and if illuminated, shall adhere to the Santa Ynez Valley
Outdoor Lighting Ordinance.

Plan Requirement and Timing. Entry monument designs shall be

submitted to Planning and Development and CBAR for review and
approval prior to issuance of a building permit. Structures shall be
installed prior to occupancy clearance. Monitoring. Planning and

Development shall inspect prior to occupancy clearance.
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Mitigation Related to Development of AHOD Sites

The policies and development standards listed above, that are included in the proposed
Community Plan, would reduce potential impacts. In addition, the Plan proposes the following
development standards for the AHOD sites, which would also reduce impacts to visual
character:

AHOD Site A

1. New development should be no more than 2 stories along the street frontage and
along the side and rear property lines. The development of 3 story structures may be
considered in the center of the property, subject to BAR approval.

2. Mixed use development shall be encouraged along the frontage of Hwy 246.

AHOD Site B

1. New development should be no more than 2 stories along the street frontage and
along the side and rear property lines. The development of 3 story structures may be
considered in the center of the property, subject to BAR approval.

AHOD Site C

1. New development shall be no more than 2 stories.

2. New development shall provide a landscaped highway buffer and residential
neighborhood buffer.

AHOD Site D
1. New development shall be no more than 2 stories.
2. New development shall provide a landscaped highway buffer and residential buffer.

Mitigation measures VIS-1.2 and VIS-1.3 above would also be applied, and would further
reduce potential impacts to visual character. In addition, the following mitigation is required
for future development projects within the proposed AHOD sites, as specified, to reduce visual
character impacts and to limit visibility from public viewing areas, including Highway 246.

VIS-14  Renderings or Depictions. Future development on AHOD Sites A-D
shall require submittal of renderings and/or installation of story poles
to illustrate potential scale of proposed structures.

Plan Requirements and Timing. Future applicants shall submit
renderings along with architectural plans or install and photo-
document story poles on the project site prior to consideration by the
CBAR. Monitoring. Planning and Development shall be in receipt of
appropriate plans prior to CBAR review.

VIS-1.5  Setback Requirements. Future development on AHOD Sites C and
D shall adhere to a minimum setback requirement of 20 feet from the
property’s northern perimeter to reduce visibility from Highway 246.

Plan Requirement and Timing. Future applicants shall submit
architectural plans to the Board of Architectural Review for review
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and final approval prior to issuance of a building permit. Monitoring,.
Planning and Development shall be in receipt of appropriate plans
prior to CBAR review.

VIS-1.6  Screening of Structures Using Landscaping. The landscaping of
AHOD Sites A-D shall incorporate plantings and other landscape
features that help screen structures from public view and help blend
the proposed development into the surrounding area. Substantial
landscaping such as rows of trees, including oak trees and/or other
native trees suitable to site conditions, in addition to shrubs and
groundcovers, shall be used.

Plan Requirements and Timing: Landscape plans shall be submitted
for review and approval by Planning and Development and CBAR
prior to approval of building permits. Monitoring: Permit
Compliance shall conduct site inspections.

VIS-1.7  Retention of Existing Trees at AHOD Site C. All mature trees and
shrubs on the northwest portion of AHOD Site C shall be retained, or
equivalent vegetative screening provided to help screen any future
development on the site from public viewpoints.

Plan Requirements and Timing: Landscape plans shall be submitted
for review and approval by Planning and Development and CBAR
prior to approval of building permits. Monitoring: Permit
Compliance shall conduct site inspections

Significance After Mitigation: Programmatic Impacts of the Plan

Alteration of the fundamental character of rural portions of the Plan Area cannot be avoided
given the degree of residential development anticipated in 20-year buildout conditions. Careful
review of design and compliance with proposed policies and programs would reduce but not
eliminate the impact related to visual character change. At a program level, no mitigation
measures are available to fully address this impact, which would remain significant and
unavoidable (Class I).

Significance After Mitigation: Impacts Related to Development of AHOD Sites

Although AHOD Sites A-D are located where they are visible from travel corridors, they do not
contain significant visual resources by virtue of perennial watercourses, vegetation, elevation,
slope or other natural or man-made features. In addition, mitigation measures VIS-1.2 to VIS-
1.7 described above would help ensure that the development of the AHOD sites would include
screening and incorporate siting considerations to minimize visual impacts and to maximize
compatibility with the visual character of the Plan Area. The proposed mitigation measures
effectively minimize impacts to visual character to a less than significant level.
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Impact VIS-2 Alteration of Scenic Views

Programmatic Impacts of the Plan

Plan Buildout and Rezones

The 20-year buildout and rezoning actions under the proposed Community Plan would result
in 516 new primary residential units, 132 new residential second units, 24 new agricultural
employee units, and 149 new mixed-use residential units, as well as up to 115 additional
primary residential units on the four AHOD sites. In addition, 20-year buildout conditions
would result in 555,334 square feet (sf) of additional commercial development. This represents
an approximate 19% increase in primary residential units and an approximate 44 % increase in
commercial development compared to existing conditions (3,384 units and 1,239,202 sf,
respectively) throughout the Community Plan area. With the buildout proposed in the Plan,
scenic views of presently undeveloped areas throughout the Valley would potentially be
impacted.

Construction activities on properties located along Highway 101, Highway 246, Highway 154
associated with new development could create potentially significant, but short-term, visual
impacts to these important visual corridors. These would include:

e Blockage of views by construction equipment and staging areas
e Disruption of views by temporary signage
e Exposure of slopes and removal of vegetation

With regard to long-term impacts to scenic views, new and enlarged buildings, signage,
roadways, parking, and accessory facilities have the potential to result in significant impacts.
The degree of these impacts is heavily dependent on the siting and design of these features
relative to important scenic viewsheds and/or features. For example, development adjacent to
a particularly scenic natural feature, such as a riparian corridor or ridgeline could, by its
location, obstruct, impair, or alter views of the feature and potentially degrade the scenic
quality of that feature. Policies contained within the proposed Plan are intended to reduce this
potential impact, and are described below.

In addition, the proposed Community Plan encourages infill development in areas already
developed within the townships, and the surrounding inner-rural areas. Commercial buildout
in the Plan Area would be focused in the downtown areas of the three townships and along
Highway 246 in the vicinity of Santa Ynez High School and the Chumash Casino, and along the
south side of Highway 154 through Los Olivos. The Plan also seeks to preserve and contain the
existing scale of development in EDRNs. Infill development can reduce the pressure to develop
on the edges of the developed communities which could have impacts on surrounding scenic
resources. Future development under the proposed SYVCP would result in increased
urbanization along the viewing corridors identified above, however the proposed Plan contains
policies and development standards which seek to minimize this impact. The Plan has also
identified parcels that serve as “community separators”. Development on these parcels would
potentially lead to urban sprawl, and a reduced scenic quality of these areas. However, the
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proposed Design Control Overlay would be applied to these community separators as well as
the proposed Heritage Sites Overlay for certain of these sites.

The proposed rezoning of Commercial Highway properties along Highway 154 in Los Olivos
and Highway 246 in Santa Ynez to General Commercial would serve to restrict certain currently
allowed uses of these properties, which are in contrast with the rural character of these
townships, and thereby degrading the scenic quality of the area. The application of the Mixed
Use Overlay to a majority of these properties would further restrict the types of development
that would be allowed. Uses such as service stations, auto-sales lots, lumber yards, and trailer
and truck rentals would not be allowed under the proposed rezoning and Plan policies. The
preclusion of such uses, would serve to reduce potential impacts to the scenic views from the
Highway 154 and 246 view corridors. Properties along Highway 154 are especially sensitive to
development, as this has been designated as a Scenic Highway by Caltrans. This rezoning
would be seen as a potentially beneficial impact of the proposed plan.

Overall, while future development would have the potential to substantially alter scenic views,
compliance with existing and proposed Plan policies, would effectively minimize this impact,
as protection of scenic views is a key goal of the existing and proposed policies, and findings
that important scenic views are not significantly compromised would need to be made before
approving proposed developments subject to CBAR review. Therefore, impacts from Plan
buildout to scenic views would be Class 111, less than significant.

Mixed-Use Overlay

Implementation of the proposed Mixed Use (MU) Overlay would, by its nature, occur in
designated commercial zones limited to the downtown areas of Los Olivos and Santa Ynez.
Scenic views are predominately found outside of the developed urban areas of the Valley,
however, and therefore the proposed MU Overlay has little potential to impact scenic views.
Impacts would be Class 111, less than significant.

Design Control Overlay

The proposed expansion of the Design Control Overlay Zone would increase the role of the
CBAR in review of developments along scenic view corridors. The expansion of the Design
Control Overlay would apply to development on sites that are currently not subject to CBAR
and would help ensure protection of aesthetic resources including scenic views. These proposed
policies would result in an enhancement of review of new development and construction,
which would be expected to lead to improved design, siting, and screening of new construction.
The evaluation, avoidance, and mitigation of potential impacts on views would take place to a
greater extent than under existing policies. Hence, application of new policies from the
proposed Community Plan would likely lead to reduced impacts regarding alteration of scenic
views under buildout conditions. The proposed Design Control Overlay would therefore result
in potentially beneficial impacts, (Class IV).

Heritage Sites Overlay

The proposed application of the Heritage Sites Overlay would increase the role of the Valley
Plan Advisory Committee (VPAC) or similar local advisory board in the review of proposed
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land subdivisions within the HS Overlay. The potential alteration of scenic views as a result of
new land subdivisions would be considered prior to approving the subdivision. The HS
Overlay’s stated objectives are to preserve the rural aesthetic at valley and township gateway
areas, to maintain separation between the townships, and to provide compatibility in lot size
with neighboring parcels. In addition, all designated “Heritage Sites” would fall under the
proposed Design Control Overlay, described above. The policies of and findings required for
both overlays would reduce development along scenic corridors, if such development would
significantly impact scenic views. These proposed policies would result in an enhanced review
process for new development and construction, which would lead to improved design, siting,
and screening of new construction and would evaluate and address potential impacts on views
to a greater extent than under existing policies. The HS Overlay would serve to help protect
scenic views, and therefore would result in potentially beneficial impacts (Class IV).

Other Applicable Community Plan Policies, Programs and Standards

Other policies and development standards that are proposed as part of the Community Plan
and may have components that could impact scenic views. Policy CIRC-SYV-5 encourages
development of alternate modes of transportation, and includes the following action item:

Action CIRC-SYV-5.2: The County shall coordinate with Caltrans to incorporate park
and ride facilities (including bike lockers, transit stops, and benches) near planned
highway interchange improvement projects.

As discussed under Impact VIS-1, proposed land use policy LUA-SYV-3 contains the following
action item:

Action LUA-SYV-3.3: The County shall consider approval of Agricultural Industrial
Owerlay areas on a case by case basis to ensure that adequate facilities for processing,
packaging, treatment and transportation of agricultural commodities exist in the Valley.

Establishment of the park and ride facilities, or industrial facilities for agriculture listed above
could impact scenic views from designated scenic corridors by either degrading the quality of
the viewshed or creating a blockade for the viewer; mitigation would be required to reduce
potential impacts.

Overall, new development associated with proposed policy changes could result in the
alteration or degradation of scenic views within the Valley. Compliance with existing and
proposed Plan policies and identified mitigation measures would effectively minimize this
impact, particularly through review of new development by the CBAR. For that reason,
impacts from policy changes to scenic views would be Class 1II, potentially significant but
mitigable.

Impacts Related to Development of AHOD Sites

Impact VIS-2(A) Alteration of Scenic Views: Site A

Although Highway 246 is not officially designated as a State scenic highway, views from this
highway do contain important scenic resources, therefore this view corridor is sensitive to
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alteration from development. However, the portion of Highway 246 in the vicinity of AHOD
Site A is not particularly scenic, and contains a combination of both commercial and residential
development on both sides, reflecting a more urban visual quality. Structures in the vicinity of
this site are both one and two stories in height, thus future development on this property would
not further limit or obstruct scenic views from public viewing corridors, as they have already
been compromised by development within the township. Furthermore, the proposed AHOD-
specific development standards discussed under Impact VIS-1, above would limit building
heights along this corridor. In addition, future development on this AHOD site would require
CBAR review and approval, and potential view blockages and the appropriate siting and scale
of new buildings would be a component of CBAR review. Impacts to scenic views would
therefore be Class 11, less than significant.

Impact VIS-2(B) Alteration of Scenic Views: Site B

The portion of Highway 246 in the vicinity of AHOD Site B is not scenically pristine, and
contains a combination of both commercial and residential development on both sides,
reflecting a more urban visual quality. Although not officially designated as a State Scenic
Highway, other portions of this highway within the Valley do contain important scenic
resources; therefore this view corridor is sensitive to alteration from development. The existing
motel, and other structures in the vicinity of this site are both one and two stories in height, thus
potential future development on this property of a similar scale would not further limit or
obstruct scenic views from public viewing corridors, as they have already been compromised
by existing development. The proposed development standards discussed under Impact VIS-1,
above, would limit building heights along this corridor. If redevelopment under the AHOD
were to occur, it would require CBAR review and approval, and potential view blockages and
the appropriate siting and scale of new buildings would be a component of CBAR review.
Impacts to scenic views would therefore be Class 111, less than significant.

Impact VIS-2(C) Alteration of Scenic Views: Site C

AHOD Site C is located in an area of Santa Ynez which is less densely developed. Existing
structures on-site and in the vicinity are setback substantially from the Highway and or
partially shielded by trees or the natural topography, in such a way that the scenic quality of the
area is maintained. Although Highway 246 is not an officially designated State Scenic
Highway, portions of the highway provide good views and scenic resources. The portion of the
Highway 246 view corridor adjacent and near Site C, however, is less pristine than other
sections of the highway and would not be characterized as having particular visual and scenic
importance. Other properties in the vicinity of the site contain larger commercial or residential
structures that are one to two stories in height, and more dense development of a similar scale
exists within a quarter mile in either direction on the highway.

In addition, the proposed development standards discussed under Impact VIS-1, above would
limit building heights along this corridor, and require landscaping as a buffer along the
highway. These standards, along with CBAR review of the siting and scale of new
development, would minimize view blockages. Taking into consideration both the less than
pristine nature of existing views in this location and the standards and CBAR review that
would limit view blockage, impacts to scenic views would be Class III, less than significant.
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Impact VIS-2(D) Alteration of Scenic Views: Site D

As with AHOD Site C, Site D is located in an area of Santa Ynez which is less densely
developed. Although not officially designated as a State Scenic Highway, portions of Highway
246 remain sensitive to alteration from development. Similar to AHOD Site C, views along this
section of Highway 246 would not be characterized as particularly pristine. Because of the lack
of high value scenic resources in the vicinity any impacts on public views from the development
of this site would not be considered significant. Nevertheless, potential view blockages would
be considered during CBAR review of any AHOD housing development. In addition, the
proposed development standards discussed under Impact VIS-1, above would limit building
heights along this corridor, and minimize view blockages from the highway. Taking into
consideration both the less than pristine nature of existing views in this location and the
standards and CBAR review that would limit view blockage, impacts to scenic views would be
Class 111, less than significant.

Mitigation Measures

Programmatic Mitigation

The following policies and development standards are included in the proposed Community
Plan, and are intended to minimize buildout and policy change impacts to scenic views in the
Plan Area:

POLICY VIS-SYV-1: Development of property should minimize impacts to open space
views as seen from public roads and viewpoints and avoid destruction of significant
visual resources.

DevStd VIS-SYV-1.1: Development and grading shall be sited and designed to avoid or
minimize scarring of the landscape and minimize the bulk of structures visible from
public viewing areas. Mitigation measures may be required, including but not limited to
increased setbacks, reduced structure size and height, reductions in grading, extensive
landscaping and proper siting of driveways, unless those measures would preclude
reasonable use of the property or pose adverse public safety issues.

DevStd VIS-SYV-1.2: Development, including houses, roads and driveways, shall be
sited and designed to be compatible with and subordinate to significant natural features
including prominent slopes, hilltops and ridgelines, mature trees and woodlands, and
natural drainage courses.

DevStd VIS-SYV-1.3: Development shall not occur on ridgelines if suitable alternative
locations are available on the property. When there is no other suitable location,
structures shall not intrude into the skyline or be conspicuously visible from public
viewing places. Additional measures such as an appropriate landscape plan and limits to
building height may be required in these cases.

DevStd VIS-SYV-1.4: Consistent with applicable ordinances, policies, development
standards and the Constrained Site Guidelines, structures shall be sited and designed to
minimize the need for vegetation clearance for fuel management zone buffers. Where
feasible, necessary roads and driveways shall be used as or incorporated into fuel
management zones.
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DevStd VIS-SYV-1.5: In carrying out the Visual and Aesthetic Resources policies and
development standards of this Plan and the SYVCP Ouerlay District, the County shall
work with project applicants and designers, the Santa Barbara County Fire Department
to minimize excessive road/driveway construction and reduce or redesign fire buffers to
minimize the removal of natural vegetation and related visual impacts.

Action VIS-SYV-1.6: The County and the community should consider the application of
corridor design standards for the most scenic portions of planning area roadways.

Action VIS-SYV-1.7: The County should pursue State Scenic Highway designation for
Highway 101 through development of a corridor management plan.

POLICY BIO-SYV-2: The County shall encourage the dedication of conservation or open
space easements to preserve important biological habitats. Where appropriate and legally
feasible, the County shall require such easements.

POLICY BIO-SYV-4: Natural stream corridors (channels and riparian vegetation) shall
be maintained in an undisturbed state to the maximum extent feasible in order to protect
banks from erosion, enhance wildlife passageways and provide natural greenbelts.
Setbacks shall be sufficient to allow and maintain natural stream channel processes (e.g.
erosion, meanders) and to protect all new structures and development from such
processes.

POLICY BIO-SYV-8: Native protected trees and non-native specimen trees shall be
preserved to the maximum extent feasible. Non-Native specimen trees are defined for the
purposes of this policy as mature trees that are healthy and structurally sound and have
grown into the natural stature particular to the species. Native or non-native trees that
have unusual scenic or aesthetic quality, have important historic value, or are unique due
to species type or location shall be preserved to the maximum extent feasible.

POLICY BIO-SYV-11: Areas of chaparral shall be protected from development to the
maximum extent feasible.

POLICY BIO-SYV-12: Areas of native grasslands shall be preserved to the maximum
extent feasible.

In addition to the above policies, the following mitigation is required to reduce impacts related
to the policy changes mentioned above:

VIS-21  Park and Ride Locations. Any new or expanded Park and Ride
facilities located along scenic highway corridors shall be situated in
such a way that prevents or minimizes the obstruction of scenic views
from public viewpoints and avoids creating excessive glare or
lighting. Associated landscaping and signage shall be reviewed by
CBAR to ensure that the project is aesthetically pleasing and
compatible with the rural aesthetic of the area.

Plan Requirements and Timing: Landscape plans and visual
renderings of potential view blockage shall be components of the
application submittal, and such components shall be reviewed by
CBAR. Redesign or resiting of proposed structures and
improvements may be required as a result of CBAR review.
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Monitoring: Planning and Development shall verify that these
components are included in the application prior to scheduling the
item for CBAR review. Planning and Development shall review plans
prior to issuance of building permits. Permit Compliance staff shall
inspect for compliance prior to occupancy.

Mitigation Related to Development of AHOD Sites

In addition to those discussed under Impact VIS-1, the policies and development standards
listed above are included in the proposed Community Plan, and would reduce potential
impacts to scenic views along Highway 246 to a less than significant level. Mitigation measures
VIS-1.2 through VIS-1.7 would also be applied, and would further reduce potential impacts to
the alteration of scenic views within this corridor.

Significance After Mitigation: Programmatic Impacts of the Plan

Implementation of existing policies, proposed Community Plan policies and the above
mitigation measure would reduce potential programmatic impacts to a less than significant
level. With respect to any new or expanded Park and Ride facilities, the CBAR’s review of
development and landscape plans for such proposals would avoid or minimize potential
alterations of scenic views. Through CBAR review, impacts from glare and excessive lighting,
which could degrade or interfere with scenic views, would similarly be avoided or minimized.
Residual programmatic impacts of the Plan would be less than significant.

Significance After Mitigation: Impacts Related to Development of AHOD Sites

Although AHOD Sites A-D are visible from travel corridors, they do not contain significant
visual resources. Any impacts to views along this segment of Highway 246 would be adverse,
but policies and development standards included in the proposed Plan would reduce potential
impacts to a less than significant level. Although no additional mitigation measures are
required, measures VIS-1.4 through VIS-1.7, which pertain to siting of structures and
incorporation of screening to minimize visual character changes, would further reduce potential
view blockage impacts.

Impact VIS-3 Increased Light and Glare

Programmatic Impacts of the Plan

Plan Buildout and Rezones

Additional development in accordance with the proposed Community Plan buildout would
increase the ambient nighttime lighting throughout the Valley. Increased light would be
generated by streetlights and residential lighting; parking lot lights; new commercial, mixed-
use, and industrial buildings; and signage on business establishments or residential lighting.
Lighting could adversely affect adjacent properties as well as the overall nighttime lighting
levels of the Plan Area. As discussed below, future development would be subject to the
proposed “Outdoor Lighting Ordinance”, which would reduce potential lighting impacts to a
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less than significant level. Increased glare within the Plan Area, however, could potentially
occur as a result of new development containing building materials, roofing materials or
windows which would reflect sunlight, therefore mitigation is required.

Parks, particularly those that provide for sports activities and other active recreation
components, can be a source of excessive outdoor lighting and glare if fields or facilities are
operated in the evening and lighted. The residential buildout contemplated in the Plan would
require the development of expanded or additional parks and would present potential lighting
and glare impacts. The Plan includes proposals for one new park area of approximately five
acres, a two-acre expansion of the 2.5-acre (existing) Santa Ynez Park, and the rezone of the
Lavinia Campbell Park property in Los Olivos from C-2 to REC. Development of new parks or
installation of lighting in existing parks would be subject to the proposed “Outdoor Lighting
Ordinance” as described in the mitigation section below, and the application of this ordinance
would reduce potential impacts to a less than significant level.

The proposed rezoning of Commercial Highway properties to General Commercial would
serve to restrict certain currently allowed uses of these properties. The application of the Mixed
Use Overlay to these properties would further restrict the types of development that would be
allowed. Uses such as service stations, auto-sales lots, lumber yards, and trailer and truck
rentals would not be allowed under the proposed rezoning and Plan policies. The preclusion of
such uses, which often include substantial outdoor security and safety lighting, would serve to
reduce potential light and glare impacts in these locations. It should be noted that any
commercial development would be subject to the Outdoor Lighting Ordinance, as discussed
below. Nevertheless, the preclusion of certain light-intensive uses currently allowed in
Commercial Highway zoning would be seen as a potentially beneficial impact of the proposed
plan.

Overall, potential impacts related to increased light and glare from residential and commercial
buildout, and rezones throughout the Plan Area under 20-year buildout conditions would be
Class 11, potentially significant but mitigable.

Mixed-Use Overlay

Application of the proposed Mixed-Use Overlay would facilitate additional commercial and
residential development, which could increase the ambient nighttime lighting and daytime
glare throughout the Plan Area. The MU Overlay would be applied to designated areas within
the commercial cores of the Santa Ynez and Los Olivos townships, where existing urban
development has already partially compromised view of the nighttime sky, and contain sources
of daytime glare. As part of this overlay, front setbacks would not be required for mixed-use
development, which may increase the amount of lighting that spills onto the street. However,
as discussed above, future development would be subject to the proposed “Outdoor Lighting
Ordinance”, which would mitigate impacts from lighting. Mitigation is required, however, to
reduce potential impacts related to daytime glare. Impacts are therefore Class II, potentially
significant but mitigable.
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Design Control Overlay

The proposed expansion of the Design Control Overlay Zone would increase the role of the
CBAR in review of developments along scenic view corridors. The expansion of the Design
Control Overlay would apply to development on sites that are currently not subject to CBAR
and would help ensure that lighting and glare impacts are avoided. No additional
development would directly or indirectly result from application of this overlay, and the
application of the overlay would result in additional controls on proposed lighting and
potential glare for new development within the overlay. No adverse impacts from increased
light or glare would result, and the application of this overlay would potentially reduce such
impacts. Hence this impact would be potentially beneficial (Class IV).

Heritage Sites Overlay

The proposed application of the Heritage Sites Overlay would increase the role of the Valley
Plan Advisory Committee (VPAC) or similar local advisory board in the review of proposed
land subdivisions within the HS Overlay. This overlay would serve to protect designated
heritage sites, and no additional development would directly or indirectly result from its
application. Rather, the application of the overlay may result in additional controls on
proposed lighting and potential glare for new development within the overlay. No adverse
impacts from increased light or glare would result, and the application of this overlay would
potentially reduce such impacts. Hence this impact would be potentially beneficial (Class 1V).

Other Applicable Community Plan Policies, Programs, and Standards

The implementation of certain programs, policies, and development standards proposed as part
of the Community Plan may have components that could result in new lighting and glare.
Policy CIRC-SYV-5 encourages development of alternate modes of transportation, and includes
the following action item:

Action CIRC-SYV-5.2: The County shall coordinate with Caltrans to incorporate park
and ride facilities (including bike lockers, transit stops, and benches) near planned
highway interchange improvement projects.

As discussed under Impact VIS-1, proposed land use policy LUA-SYV-3 contains the following
action item:

Action LUA-SYV-3.3: The County shall consider approval of Agricultural Industrial
Owerlay areas on a case by case basis to ensure that adequate facilities for processing,
packaging, treatment and transportation of agricultural commodities exist in the Valley.

Establishment of the park and ride facilities, or industrial facilities for agriculture listed above
could have associated lighting or reflective materials that would lead to lighting and/or glare
impacts. New traffic improvements such as roadway widening or intersection modifications
could have temporary construction-phase related impacts, but would not be expected to result
in any significant long-term lighting or glare impacts. While the application of the proposed
Outdoor Lighting Ordinance, potential impacts from excessive or inappropriately designed
lighting would be avoided, mitigation would be required to reduce potential glare impacts. For
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that reason, lighting and glare impacts from the implementation of other proposed Plan policy
changes would be Class 1II, potentially significant but mitigable.

Impacts Related to Development of AHOD Sites

Impact VIS-3(A): Increased Light and Glare: Site A

Application of the Affordable Housing Overlay, would allow development of up to 45
affordable housing units on this site. Increased lighting associated with the development would
be generated, and could potentially impact neighboring properties, or affect views of the
nighttime sky. Currently, there are several sources of spillover nighttime lighting and glare
associated with the neighboring commercial and residential uses, including the High School
stadium a short distance to the northwest, and the gasoline station immediately south of Site A.
In addition, vehicle headlights from the highway are visible, and a beacon operates at the
nearby Santa Ynez Valley Airport. Overall, existing nighttime views in the site vicinity are
partially obstructed. However, to avoid further decline of these nighttime views, all future
development would be subject to the proposed “Outdoor Lighting Ordinance” which would
effectively mitigate any potential impacts resulting from increased light to a less than significant
level. Depending on the siting of and screening associated with future development, daytime
glare may result, and therefore, impacts are Class 11, significant but mitigable.

Impact VIS-3(B): Increased Light and Glare: Site B

Development of up to 20 affordable housing units would be allowed on this site under the
proposed Affordable Housing Overlay. Increased lighting associated with the development
would be generated, and could potentially impact neighboring properties, or affect views of the
nighttime sky. Currently, there are several sources of spillover nighttime lighting and glare
associated with the neighboring commercial and residential uses, including the High School
stadium, and the gasoline station. In addition, vehicle headlights from the highway are visible,
and a beacon operates at the nearby Santa Ynez Valley Airport. Overall, existing nighttime
views in the site vicinity are partially obstructed. However, to avoid further decline of these
nighttime views, all future development would be subject to the proposed “Outdoor Lighting
Ordinance” which would effectively mitigate any potential impacts resulting from increased
light to a less than significant level. Depending on the siting of and screening associated with
future development, daytime glare may result, and therefore, impacts are Class Il, significant but
mitigable.

Impact VIS-3(C): Increased Light and Glare: Site C

The proposed Affordable Housing Overlay, would allow development of up to 24 affordable
housing units on this site. Increased lighting associated with the development would be
generated, and could potentially impact neighboring properties, or affect views of the nighttime
sky. Currently, there are several sources of spillover nighttime lighting, associated with the
nearby commercial and residential uses, most of which is low in scale and provides a relatively
dark environment. The exception is lighting from the High School fields and stadium, which
produce visible spill-over effects during sporting events, and the beacon operated by the Santa
Ynez Valley Airport. In addition, there is a streetlight along the highway at the intersection of
Marcelino Drive, and vehicle headlights from the highway are visible. Overall, nighttime views
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in the site vicinity are partially obstructed. To avoid further decline of these nighttime views,
all future development would be subject to the proposed “Outdoor Lighting Ordinance” which
would effectively mitigate any potential impacts resulting from increased light to a less than
significant level. Depending on the siting of and screening associated with future development,
daytime glare may result, and therefore, impacts are Class II, significant but mitigable.

Impact VIS-3(D): Increased Light and Glare: Site D

Application of the Affordable Housing Overlay, would allow development of up to 26
affordable housing units on this site. Increased lighting associated with the development would
be generated, and could potentially impact neighboring properties, or affect views of the
nighttime sky. There are several sources of spillover nighttime lighting, associated with the
nearby commercial and residential uses most of which is low in scale and provides a relatively
dark environment. The exception is lighting from the High School fields and stadium, which
produce visible spill-over effects during sporting event, and the beacon operated by the Santa
Ynez Valley Airport. The lighting impacts from sporting activities are on an infrequent, rather
than daily, basis however. In addition, while there are no streetlights along the highway in this
location, vehicle headlights from the highway are visible. Overall, nighttime views in the site
vicinity are partially obstructed. To avoid further decline of these nighttime views, all future
development would be subject to the proposed “Outdoor Lighting Ordinance” which would
effectively mitigate any potential impacts resulting from increased light to a less than significant
level. Depending on the siting of and screening associated with future development, daytime
glare may result, and therefore, impacts are Class II, significant but mitigable.

Mitigation Measures

Programmatic Mitigation

The proposed SYVCP contains the following policy and development standard relating to
outdoor lighting within the Plan Area:

Policy VIS-SYV-3: The night sky of the Santa Ynez Valley shall be protected from
excessive and unnecessary light associated with new development and redevelopment.

Dev Std VIS-SYV-3.1: All new development and redevelopment in the planning area
shall be subject to the requirements of the Santa Ynez Valley Outdoor Lighting
Ordinance.

The proposed Plan’s outdoor lighting requirements would effectively mitigate any adverse
impacts associated with increased lighting from new development within the Plan Area. The
proposed “Outdoor Lighting Ordinance” includes the following general requirements:

1. All outdoor light fixtures installed after the effective date of this article and thereafter
maintained upon private property, public property, or within the public right-of-way
shall be fully shielded.

2. All replaced or repaired lighting fixtures requiring a permit shall be subject to the
requirements of this ordinance.
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3. Light trespass and glare shall be reduced to the maximum extent feasible through
directional lighting methods.

4. Externally illuminated signs, advertising displays and building identification shall
use top mounted light fixtures which shine downward and are fully shielded.

5. Outdoor light fixtures used for outdoor recreational facilities shall be fully shielded
except when such shielding would cause an impairment to the visibility required in
the intended recreational activity. In such cases, partially shielded fixtures and
downward lighting methods shall be utilized to limit light pollution, glare, and light
trespass to a reasonable level as determined by the Planning and Development
Department.

6. Illumination from recreational facility light fixtures shall be shielded to minimize
glare extending towards roadways where impairment of motorist vision might cause
a hazard.

With respect to impacts from daytime glare, implementation of mitigation measure VIS-1.2,
Architectural Guidelines would require the use of non-reflective roofing material and paints,
which would reduce potential impacts to a less than significant level. No further mitigation is
required.

Mitigation Related to Development of AHOD Sites

The proposed Plan’s outdoor lighting requirements described above would effectively mitigate
any adverse impacts associated with increased lighting from new development within the Plan
Area. With respect to impacts from daytime glare, implementation of mitigation measures VIS-
1.4 to VIS-1.7 would reduce potential glare impacts through siting and screening actions that
would reduce the visibility of any new structures. Furthermore, mitigation measure VIS-1.2,
Architectural Guidelines would require the use of non-reflective roofing material and paints,
which would reduce potential impacts to a less than significant level, no further mitigation is
required.

Significance After Mitigation: Programmatic Impacts of the Plan

Implementation of the proposed Community Plan policies, including the “Outdoor Lighting
Ordinance”, as well as mitigation measure VIS-1.2, Architectural Guidelines, which would require
the use of non-reflective roofing material and paints, would reduce impacts from increased light
and glare to a less than significant level. Residual programmatic impacts would be less than
significant.

Significance After Mitigation: Impacts Related to Development of AHOD Sites

Impacts related to lighting and glare from the proposed development of the AHOD sites is
considered a potentially significant impact. Implementation of the proposed Community Plan
policies, including the “Outdoor Lighting Ordinance”, as well as mitigation measure VIS-1.2,
and mitigation measures VIS-1.4 to VIS-1.7, which would require the use of non-reflective
roofing material and paints, and would provide for vegetative screening and review of
structure siting to reduce visibility and hence potential glare impacts. The implementation of
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these mitigation measures would reduce potential impacts from increased light and glare to a
less than significant level.

Impact VIS-4 Cumulative Visual Character Impacts

Cumulative development throughout the Plan Area and its vicinity would gradually alter the
visual makeup of the region from rural, semi-rural or suburban to a somewhat more suburban
or urban condition. Impacts of individual developments to visual character would be
addressed on a case-by-case basis both in determining consistency with pertinent
Comprehensive Plan or General Plan policies as well as part of any CEQA environmental
review. Although mitigation for visual and aesthetic impacts may be available, the cumulative
effect of the buildout of the area, including the Cities of Solvang and Buellton and within the
Chumash Reservation would lead to a substantial and noticeable intensification of
development.

The impacts of the program would be combined with cumulative impacts resulting from
development contemplated in the Buellton and Solvang General Plans, and within the
Chumash Reservation. Cumulative buildout would have some potential to facilitate additional
rural development in agricultural areas and areas of rural aesthetic character, and future
development has the potential to be visually incompatible with the Plan Area’s rural, sparsely
developed context. The combined effect of cumulative development is anticipated to result in
potentially significant impacts.

As discussed under Impact VIS-1, a number of existing regulations and review processes serve
to ensure that specific types of new development are designed, sited, and landscaped to be
compatible with surrounding development and the visual character of the area in which they
are proposed. These include development standards currently in place in the Land Use and
Development Code; adopted County policies calling for compatible development, and with
which all new projects must be found consistent; and required review and approval by the
Central Board of Architectural Review. However, due to the amount of structural development
under the 20-year buildout of the Santa Ynez Valley Community Plan, the program’s
contribution to the significant cumulative impact would potentially be cumulatively
considerable. Cumulative impacts to visual character would be Class 1, significant and
unavoidable.

Mitigation Measures

The Plan includes a number of proposed policies and standards that would help preserve the
visual character of area. CBAR review in many cases would help ensure visually and
aesthetically compatible development. In addition, Mitigation measures VIS-1.1,1.2,1.3 and 2.1
address visual character impacts. Mitigation Measure VIS-1.1 would additionally require
review of the design, scale and character of any new proposed agricultural industrial facilities
in the Plan Area. Mitigation Measure VIS-1.2 provides requirements to guide site design and
development of structures, and Measure VIS-1.3 includes requirements to ensure visual
compatibility of entrance monuments. Mitigation Measure VIS-2.1 requires that new park and
ride facilities are reviewed by CBAR to ensure that any such facilities be in keeping with the
rural aesthetic of the Valley. These policies and mitigation measures would reduce impacts to

County of Santa Barbara
4.14-40



Santa Ynez Valley Community Plan EIR
Section 4.14 Visual and Aesthetic Resources

the visual character of the greater Santa Ynez Valley, but not to a level that is less than
significant.

Significance After Mitigation

Standard conditions and policy consistency would address many visual concerns but would not
be able to adequately address the scale, number and distribution of all the proposed cumulative
development. Alteration of the fundamental character of large rural areas cannot be avoided by
additional urban and suburban development, even through careful review of design and
compliance with proposed policies and programs. The combined effect of cumulative
development would remain Class I, significant and unavoidable.

Impact VIS-5 Cumulative Impacts to Scenic Views

Cumulative development in the Santa Ynez Valley could result in potential impacts related to
view obstruction and degradation if future development were to occur in rural areas, or large-
scale agricultural support facilities, residential, commercial, or other development was to be
located along travel corridors or adjacent to public or private viewsheds, or located along a
State-designated scenic highway. The proposed Community Plan’s program-specific impacts
associated with obstruction or degradation of public scenic views are potentially significant but
mitigable (Class II), as discussed in Impact VIS-2, above, given the potential for view obstruction
or degradation associated with the development of new park and ride facilities. Other
development anticipated under the 20-year buildout of the Plan would not be expected to result
in significant impacts on scenic views, as existing and proposed policies and development
standards would avoid such impacts, and as only a small percentage of the cumulative
development would be visible from State-designated scenic highways. Impacts associated with
buildout in the Plan Area would be combined with cumulative impacts resulting from
development contemplated in the Buellton and Solvang General Plans, and within the
Chumash Reservation. Additional development in Buellton, Solvang and the Chumash
Reservation would be in already largely urbanized areas, and both the cities of Buellton and
Solvang have policies or development standards that protect important public scenic views.

Hence, the proposed Community Plan’s contribution to cumulative impacts associated with the
obstruction or degradation of public scenic views would be potentially significant, but mitigable,

Class II.

Mitigation Measures

As discussed under Impact VIS-2, a number of existing regulations and review processes serve
to ensure that specific types of new development are designed, sited and landscaped to avoid or
minimize obstruction or degradation of public scenic views and creation of offensive or
inconsistent views or conditions. These include development standards currently in place in
the Land Use and Development Code; adopted County policies that protect visual resources,
and with which all new projects must be found consistent; and required review and approval
by the appropriate regional Board of Architectural Review.
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Development under the proposed Santa Ynez Valley Community Plan would follow
requirements in mitigation measures VIS-1.1, 1.2, 1.3, 1.4, and 1.5, which address potential
impacts to visual character but would also limit impacts to scenic views. To avoid significant
impacts to scenic resources from the potential development of any park and ride facilities,
Mitigation Measure VIS-2.1, which requires siting and design to consider and avoid impacts on
important scenic views, would be applied.

Significance After Mitigation

Cumulative impacts to scenic views would be less than significant with mitigation, as
mitigation would prevent significant obstruction or degradation of public scenic views.

Impact VIS-6 Cumulative Light and Glare Impacts

With continued development related to buildout of the proposed Plan and buildout in the Cities
of Solvang and Buellton, and in the Chumash Reservation, the total amount of lighting and
glare in the greater Santa Ynez Valley area would be expected to increase. Projects in the Santa
Ynez Valley area, but outside of the Plan Area’s jurisdiction could result in additional sources of
glare and excessive lighting over the buildout period, as new development occurs throughout
the Valley. Additional sources of light and glare in urbanized areas would be expected with
additional development, but impacts would be lessened by existing lighting and glare policies
and development standards of these cities, and lighting and glare associated with new
development would not be expected to have significant spill-over impacts into the more rural
areas of the Valley.

Within these more rural areas, the potential scale and distribution or concentration of future
development could permanently alter the night sky. In addition to lighting associated with
additional residential or agricultural development, lighting for parking lots and signage
associated with commercial facilities could also result in visual lighting- and glare-related
impacts. CBAR review would consider potential lighting and glare impacts for such larger-
scale projects in the Plan Area, and standard conditions of approval addressing new sources of
light and glare would be applied, thus reducing their contribution to cumulative impacts.
Outside of the cities and townships, impacts from future cumulative development would
primarily be on a rural residential scale, and therefore small-scale in nature. Sites within the D
Control Overlay would be subject to CBAR review. Impacts from residential projects would
also be reduced by conformance with existing policies and standards, and would be widely
distributed, such that cumulative light and glare impacts would not be expected. With the
mitigative policies and standards proposed in the Community Plan, the Plan’s incremental
contribution to potential lighting impacts would be Class 111, less than significant, therefore no
additional mitigation is required.

Mitigation Measures

The Plan’s mitigative policies related to avoiding excessive lighting and glare would apply, as
discussed above. For example, the Plan would expand the Design Control Overlay area, which
would allow for additional CBAR review of proposed lighting. Furthermore, all new and
existing lighting within the Plan Area would be subject to the proposed Outdoor Lighting
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Ordinance, which would reduce potential spillover and other nighttime lighting impacts.
Although no additional mitigation measures are required, the following measure is
recommended to further reduce Valley-wide nighttime lighting levels:

VIS-6.1 Program to Retrofit Existing Sources of Nighttime Lighting. The
County of Santa Barbara should establish a program to retrofit
existing sources of excessive nighttime lighting in the Santa Ynez
Valley. The goal of this program would be to replace existing sources
of nighttime high voltage, or unshielded lighting associated with
commercial, agricultural, residential, or other uses in the Valley with
lower voltage, shielded lighting in order to reduce nighttime lighting
levels while providing for safe lighting level and to improve
nighttime views throughout the Valley in keeping with the rural
character of the area. This program would augment the design
standards and restrictions within the proposed Outdoor Lighting
Ordinance.

Plan Requirements and Timing: This program would provide
information on improved lighting equipment and design as well as
incentives for the replacement of high-voltage and unshielded
lighting with lower-voltage and shielded lighting throughout the
Valley. This program would be included as a new action into the
Final Santa Ynez Valley Community Plan.

Significance After Mitigation

No mitigation measures are required. Implementation of existing policies and the proposed
Community Plan policies and standards would ensure that cumulative lighting and glare
impacts remain less than significant (Class III). The above-recommended mitigation measure
would further reduce residual cumulative impacts related to lighting and glare.
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