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4.0 ENVIRONMENTAL ANALYSIS  

4.1 Aesthetics 

4.1.1 Introduction and Methodology 

This information and analysis in this section have been compiled based on the Visual Resources 
Technical Study prepared for the project by Dudek in 2005 (Appendix B). In addition, site visits 
were conducted and photos of the project area were reviewed. Also, review of the Encinitas 
General Plan and the Scenic Highways Element of the San Diego County General Plan was 
conducted to identify scenic corridors and roadways, key views, and sensitive visual receptors. 

4.1.2 Existing Conditions 

Visual Character of the Project Site 

Because the site is vacant with little onsite vegetation, there are no dominant visual features. The 
site faces east toward I-5, and as such, the freeway’s visual character and related noise dominate the 
onsite visual experience. Site elevations in the project vicinity are steep ranging from approximately 
118 feet AMSL in the northeast to 174 feet AMSL at the south central part of the site. As such, the 
topography affords visibility into the site from surrounding eastern areas, including I-5 and areas 
east of the freeway. There are no critical public viewsheds or vista points on or adjacent to the 
project site (City of Encinitas 1989). The most unobscured views of the project site are available 
along Ocean View Avenue to the west, Union Street to the north, and I-5 to the east.  

Interstate 5, located approximately 60 feet east of the project site, is located within the 
Scenic/Visual Corridor Overlay (S/VCO) in the Resource Management Element of the City of 
Encinitas General Plan. Also, I-5 has been listed as eligible for a State Scenic Highway 
designation but has not been officially designated by Caltrans (Caltrans 2006). An official scenic 
highway designation gives the State of California the ability to protect the scenic vistas in a 
given area. The site is visible from I-5 for a maximum of six seconds due to the high travel 
speeds along the freeway and due to intervening vegetation. 

As the site is vacant, there are no outdoor lighting sources. Streetlights are currently located 
along roadways adjacent to the project site.  

4.1.3 Significance Criteria 

The proposed project may have a significant impact if it would result in any of the following: 

1. A substantial view blockage of public views from designated open space areas, roads, or 
parks to significant visual landmarks or scenic vistas. 
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2. A substantial view blockage of a designated public view corridor as shown in an adopted 
specific plan, the City of Encinitas General Plan, or the Local Coastal Program. 

3. A physical loss, isolation or degradation of a scenic resource (a mature stand of trees or 
rock outcroppings, for example), community identification symbol or landmark which is 
identified in the General Plan or Local Coastal Program. 

4. A significant alteration to the natural (or naturalized) landform by: 

a. Disturbing steep (25% gradient or steeper) natural slopes in excess of that allowed by 
the General Plan or Municipal Code. 

b. Creating manufactured slopes higher than 10 feet or steeper than 2:1 (50%). 

c. Creating retaining or free-standing walls higher than 5 feet. 

4.1.4 Impacts 

The project proposes to construct a 4-lot subdivision includes for single-family residential units, 
with an average pad size of 7,800 square feet. The architectural theme of the proposed homes is 
an island style beach theme. However, from an aesthetics perspective, the most dominant visual 
feature of the project would be the proposed retaining and sound walls. As described in 
Section 2.4.2, the proposed retaining walls would consist of three individual keystone walls, each 
being 6 feet tall, for a total wall system height of 18 feet. The retaining walls would be a tan 
concrete color.  

Key Views 

Key observation points (KOPs) were selected based on the most probable sensitive viewer 
groups that may be affected by the project. KOPs can be established from stationary viewing 
sources, such as homes, business, and parks, or from mobile points, such as roadways, bike 
paths, and sidewalks where viewer impact can be quantified based on time of exposure. Visual 
changes or impacts caused by the construction of the proposed project were evaluated by 
viewing the existing visual character of the landscape from each KOP and assessing the degree 
to which each would change, or contrast, with those views. Generally, a substantially altered 
view, or a strong contrast visible to a sensitive viewer, was considered to have adverse visual 
impacts. Location and viewing directions of the two selected KOPs for the proposed project site 
are shown on Figure 4.1-1. 

KOP 1 is located east of the proposed project site, immediately east of I-5, and represents the 
view for passing motorists traveling northbound on I-5. KOP 2 is located at the west end of 
Union Street on the east side of I-5, east and north of the project site, and represents the view for 
motorists passing southbound along I-5.  
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KOP 1 – Northbound Interstate 5 
Views from passing motorists along northbound I-5 are considered sensitive due to the proposed 
project being located within the City’s S/VCO. Buildings in this designated area include City 
requirements related to visual impacts, and conditions or limitations on project bulk, mass, 
height, architectural design, grading, and other visual factors that may impact views in the area. 
Views of the project site for motorists traveling along northbound I-5 would consist of the 
houses located on Lots 2, 3, and 4, as well as the retaining walls and sound walls. As seen in the 
visual simulation shown in Figure 4.1-2 (young vegetation scenario), the view of the 18-foot-
high retaining walls and 8-foot sound barrier would be prominent visual features of the project 
and would substantially contrast with the surrounding environment. The initial contrast, 
immediately after construction of the walls, would be moderate to strong, given the bulk, height, 
and color of the proposed development. 

A motorist traveling along northbound I-5 would be approximately 300 feet from the retaining 
wall located furthest to the east. The proposed structures would add mass and bulk to the existing 
vacant hillside, creating a strong contrast. The view from the I-5 corridor would last a maximum 
of 5 to 6 seconds due to high freeway speeds, and clear views of the site would be interrupted by 
existing eucalyptus trees located along the eastern open space easement (Figure 4.1-2).  

Overall, because the project site is visible from I-5, which is located within the City’s S/VCO, 
and would result in a moderate to strong contrast when compared to existing conditions, impacts 
would be significant. 

A mitigation measure is included in Section 4.1.6 below to reduce impacts to a level below 
significance. As shown in Figure 4.1-2 (mature vegetation scenario), the proposed landscape 
plan would mitigate the visual impacts of the retaining and sound walls. Therefore, the visual 
contrast would be reduced to low to moderate. Potential visual impacts would be reduced with 
the planting of several large Photina, Coast Live Oak, California Sycamore and African Sumac 
trees along the retaining wall area that would screen views of the proposed project.  

KOP 2 – Southbound Interstate 5 
Similar to KOP 1, KOP 2 is located along I-5 and represents the view that a traveling motorist 
would encounter traveling southbound in the project vicinity. Views from southbound I-5 are 
considered sensitive due to their proximity to the project site and because I-5 is within the City’s 
S/VCO. The views from I-5 for a motorist traveling southbound would include Lots 3 and 4 and 
the proposed retaining and sound walls. Lots 1 and 2 are not visible due to existing mature 
eucalyptus trees that intervene with the direct line of sight from I-5 (Figure 4.1-3, young 
vegetation scenario). Because of high travel speeds and intervening vegetation, the maximum 
duration that the proposed project site would be viewed by a southbound motorist is 
approximately 3 to 4 seconds. 
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Figure 4.1-3 shows the view of juvenile trees where the majority of the keystone retaining walls 
and sound walls are visible for a motorist traveling southbound along I-5. Similar to the contrast 
for KOP 1, the contrast is considered moderate to strong. Impacts are considered significant due 
to the degree of contrast as viewed from a City-designated scenic highway.  

As described in detail in Section 4.1.6 below and as identified above for KOP 1, the project’s 
proposed landscape plan would reduce impacts to a level below significance. The fully mature 
landscape plan is shown in Figure 4.1-3 (mature vegetation scenario). Once the proposed 
vegetation included in the landscape plan is fully matured, the view of the retaining walls and 
sound wall would be of moderate contrast with the existing hillside and surrounding land uses. 
The vegetation that would be used along the wall would include trees, shrubs, vines and an 
assortment of ground covers, as described above for KOP 1. These trees will provide screening 
of the sound wall and retaining walls from passing motorists. The vegetation included in the 
landscape plan would allow soften views of the sound wall and retaining walls. Overall, with 
inclusion of the landscape plan as a mitigation measure as described below in Section 4.1.6, the 
impacts would be reduced to less than significant. 

View Blockage/Visual Landmarks 

The project would not result in a substantial view blockage of public views from designated open 
space areas, roads, or parks, since few open space areas or parks occur in the vicinity, and 
because no significant visual landmarks or scenic vistas occur onsite. Impacts would therefore be 
less than significant. 

Scenic Resources 

The project would not have an impact on the physical loss, isolation or degradation of a scenic 
resource as there are no mature trees, rock outcroppings, community identification symbols, or 
landmarks that would be impacted due to project implementation. 





 
 

O
ce

an
 V

ie
w

 E
st

at
es

 E
IR

 
 

 
4.

1 
A

es
th

et
ic

s 
   M

ar
ch

 2
00

9 
4.

1-
8 

47
06

-0
1 

IN
TE

N
TI

O
N

A
LL

Y
 L

EF
T 

B
LA

N
K

 





 
 

O
ce

an
 V

ie
w

 E
st

at
es

 E
IR

 
 

 
4.

1 
A

es
th

et
ic

s 
   M

ar
ch

 2
00

9 
4.

1-
10

 
47

06
-0

1 

IN
TE

N
TI

O
N

A
LL

Y
 L

EF
T 

B
LA

N
K

 



  Ocean View Estates EIR 
  4.1 Aesthetics 
 
 

 
March 2009 4.1-11 4706-01 

Landform Alteration 

The City’s significance criteria addresses steep slopes where there would be disturbance of steep 
slopes over 25% grade in excess of the City General Plan or Municipal Code provisions. The 
City’s Municipal Code Section 30.34.030 states that parcels with 75% or less of gross area in 
slopes of greater or equal to 25 greater grade are permitted a maximum encroachment of 10% 
into steep slopes. The project’s proposed grading and retaining walls would result in a total 
percentage of 9.89 encroachment into steep slopes 25% grade or greater (Shapouri & Associates 
2006). Therefore, Municipal Code requirements would be met and landform alteration impacts 
would be less than significant. 

Per the City’s significance thresholds, a project would have a significant impact to landform 
alteration if a project creates manufactured slopes higher than 10 feet or steeper than 2:1 and/or 
creates retaining or free-standing walls higher than 5 feet. The project proposes all manufactured 
slopes to be at a 2:1 slope, with a maximum height of 18 feet. The retaining and sound walls 
would exceed the 5-foot height criterion, since three 6-foot-high retaining walls are proposed, 
plus the 6-foot high sound wall. Therefore, the significance criteria for these two issues would be 
exceeded and impacts would be significant.  

As discussed for KOPs 1 and 2, impacts resulting from visual scarring due to creating 
manufactured slopes (i.e., retaining walls) would be mitigated to less than significant levels with 
the incorporation of a landscape plan to soften views for passing motorists along I-5.  

4.1.5 Significance of Impacts 

Project implementation would result in significant aesthetic impacts related to: 

• Impacts to motorists along I-5, a City-designated scenic corridor. 

• The proposed height of retaining and sound walls 

4.1.6 Mitigation Monitoring and Reporting Program 

The following mitigation measure would reduce significant aesthetics impacts related to scenic 
corridor, landform alteration, and the height of retaining and sound walls to a level below 
significance: 

AES-1:  Prior to building permit issuance, the project applicant shall submit a landscape plan 
that substantially shields the project’s retaining and sound walls, to the satisfaction of 
the Planning and Building Department Director. The landscape plan would include an 
assortment of trees, shrubs, vines and various ground covers. The proposed 
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landscaping for the keystone retaining walls would include Compact Xylosma 
(Xylosma congestum) and Glossy Abelia (Abelia grandiflora) shrubs planted in 5-
gallon planters located along each of the three terraces of the retaining wall system. 
There would also be 15-gallon African Sumac (Rhus lancea) and 15-gallon Photinia 
trees (Photinia fraseri) planted along the retaining walls. These trees would provide 
screening of the retaining walls from passing motorists as seen in Figures 4.1-2 and 
4.1-3 of the Draft EIR. The landscape plan would also include trees and shrubs to be 
planted along the southeastern portion of the project site that would further screen 
views of the home located on lot 4. The shrubs would include an assortment of Toyon 
(Heteromeles arbutifolia) and Lemonadeberry (Rhus integrifolia). The trees would 
include 15-gallon California Sycamore (Plantus racemosa), 15-gallon Coast Live 
Oaks (Quercus agrifolia) and 15-gallon African Sumacs. Over time and upon 
maturity, the vegetation proposed for the sound and retaining walls would allow 
minimal views of the bare walls and the mature trees and vegetation would provide a 
visual buffer to the homes.  

AES-2:  Prior to grading permit issuance, a bonded landscape monitoring and reporting 
program for the project’s landscape plan shall be submitted for review and approval 
by the Planning and Building Department. The program shall provide that landscape 
monitoring be conducted every three months, or as otherwise agreed to by the 
Planning and Building Department, until the plant material is established. A 
monitoring report shall be prepared and submitted to the Planning and Building 
Department following each monitoring visit. Monitoring reports shall include an 
assessment of the landscaped areas including reviewing and noting the following 
items: plant health and vigor, progress of seeding, presence of weeds, presence of 
plant pests or disease, soil moisture, and erosion. Monitoring reports shall include 
recommendations and remedial measures for any deficiencies or problems that would 
prevent implementation of the project’s landscape plan.  
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