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8.0  VISUAL RESOURCES 

This section of the Draft Environmental Impact Report (“Draft EIR;” “DEIR”) describes the 

existing visual features and characteristics of the Project site and surrounding area including 

significant visual resources such as scenic vistas, trees, rock outcroppings, and waterways; 

sources of nighttime lighting and daytime glare; and scenic highway corridors. This section also 

discusses the potential environmental impacts associated with implementing the proposed Project. 

The analysis focuses on the anticipated alteration of the visual landscape and visual resources 

within the Project site. Visual impacts were evaluated using a combination of site reconnaissance, 

aerial photos, visual simulations of the proposed Project, and geographic information systems 

(GIS). 

8.1 EXISTING SETTING 

Regional Setting 

The Project site is located in southeastern Placer County at the juncture of the Sacramento Valley 

and the Sierra Nevada mountain range (Sierras) (Figure 3-1). South Placer County is 

characterized by rolling topography, oak woodlands, the north and middle forks of the American 

River and other waterways, agricultural land, scattered rural residential development, and the 

urban centers of Rocklin and Roseville. Suburban and rural development at a variety of scales is 

also present in unincorporated areas such as the community of Granite Bay. 

Local Setting 

The Project site is undeveloped and is located in Placer County (see Figure 3-2) on the south side 

of Sierra College Boulevard between Nightwatch Drive and Ridge Park Drive. The Project site 

comprises a single parcel identified by two assessor’s parcel numbers (APN 046-050-006 and 

APN 046-050-008 of 69.1 acres and 5.1 acres, respectively) totaling 74.2 acres that abut the City 

of Rocklin along the northern property line and extend to Oak Hill Lane (off Cavitt Stallman 

Road) in Placer County to the south. Adjacent land uses include rural residential uses to the south 

and west (Cavitt Ranch Estates); a wholesale nursery located approximately 1,000 feet southeast 

of the Project site, commercial/professional uses and residential areas to the north in the City of 

Rocklin, and rural residential uses and the San Juan Water District reservoir to the east. 

The Project site is naturally vegetated, with the northwestern portion consisting of tall grasses and 

the southeastern portion sparsely to densely wooded, primarily with oaks. The site is relatively 

level in the northwestern portion but slopes generally downward toward the southeast with slopes 

reaching 35 percent (King Engineering, 2007). The northern portion of the site is primarily 

covered with annual grasslands and scattered vernal pools. In addition, approximately 1 acre of 

the northern Project site includes the paved Sierra College Boulevard. Predominant trees on the 

middle and southern portions of the site are blue and live oaks. The large majority of the site has 

moderate to steep slopes, and there is a vegetated embankment along the site’s eastern frontage 

on Sierra College Boulevard. There is an intermittent drainage that runs north–south through the 

site into a ±1-acre pond and continues to the southern portion of the Project site where there are 

several small wetlands and annual grasslands. The pond has a total volume of about 6 acre-feet 

and is impounded by a dam measuring 17 feet high and 300 feet long with a grass-lined earthen 

spillway. 



Amazing Facts Ministry EIR 

September 2011 Page 8-2  DEIR 

Scenic Resources and Viewsheds 

The northern ridge top and sloping topography of the middle portion of the Project site provides 

long-range views of the Granite Bay area and the southern Sierras. Close-range views to the north 

and northwest include Sierra College Boulevard which, in the area of the Project site, has 

transitioned from a two-lane rural highway to a six-lane limited access urban arterial. Sierra 

College Boulevard is a major travel corridor that provides a key connection between Highway 50 

and Interstate 80 and provides excellent views of the surrounding area for southbound motorists. 

Views from the north side of Sierra College Boulevard at street level are generally limited to the 

treetops just below the ridge. 

Across Sierra College Boulevard, and clearly visible from the site, is a two-story building in a 

four-building office complex adjacent to relatively dense residential development located within 

the Rocklin city limits. Close-range views to the west include relatively flat, grassy land with a 

few, large estate-style residences located along either side of Cavitt Ranch Place. Views to the 

east include more heavily wooded areas with steep slopes and rural residential development. 

Recent photographs showing views of the Project site from adjacent properties and from the air 

are provided on Figures 8-1a and 8-1b.  

Scenic Highways 

According to the California Scenic Highway Mapping System (Caltrans, 2009), there are no 

Officially Designated Scenic State or County Highways within Placer County and no Eligible 

State Scenic Highways within the Project area. Furthermore, there are no National Scenic 

Byways or All American Roads within the county. However, the Granite Bay Community Plan 

does encourage increased setbacks and landscaping for all parcels fronting on Sierra College 

Boulevard in order to provide a scenic corridor (Placer County, 1989, pg 27). Currently, 

foreground views to the south along the Project site’s frontage are unobstructed, and southbound 

views from Sierra College Boulevard to the Sacramento Valley are excellent. 

Light and Glare 

The nighttime sky in southern Placer County is affected by existing residential development, 

streetlights, and lighted commercial and parking areas. In addition, Interstate 80 and Highway 65 

are significant sources of light from traffic flows throughout the night. Due to the location of the 

Project site at the northwestern edge of the more rural Granite Bay area, nighttime lighting is less 

pronounced than in other more urban areas of the county.  

Uses north of the Project site are within the City of Rocklin and include an office park with 

parking lot lights, dense residential development with street and exterior lighting, and an 

elementary school with additional parking lot and security lighting. Uses west of the site include 

Cavitt Ranch Estates, which is partly built out with a few large rural estate homes having limited 

exterior lighting. Uses east and south of the site are limited, consisting of a reservoir and scattered 

rural residential units with very limited exterior lighting. 
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8.2 REGULATORY FRAMEWORK 

Local 

Placer County General Plan 

The Placer County General Plan Policy Document was adopted by the Placer County Board of 

Supervisors in 1994. Table 8-1 lists the General Plan policies that relate to visual resources, light 

and glare, and the proposed Project and provides an analysis of the Project’s consistency with 

these policies. While this EIR analyzes the Project’s consistency with the General Plan pursuant 

to State CEQA Guidelines Section 15125(d), the Placer County Board of Supervisors ultimately 

determines consistency with the General Plan. Environmental impacts associated with any 

inconsistency with General Plan policies are addressed under the impact discussions of this EIR. 

TABLE 8-1 
GENERAL PLAN CONSISTENCY ANALYSIS – VISUAL RESOURCES 

General Plan Goals  
Consistency 

Determination 
Analysis 

Section 1: Land Use – As shown on the visual simulations (Figures 8-2 through 8-4d), the proposed development would be 

partially visible to those properties located immediately south and east of the Project site due to its proximity to these 

properties. However, the dense tree canopies and vegetation along Cavitt Stallman Road would limit views of the Project 

from that road. In addition, the location and angle of the nearby ridgelines will also block most views of the Project. 

Policy 1.K.1: The County shall require that new 

development in scenic areas (e.g., river canyons, 

lake watersheds, scenic highway corridors, 

ridgelines and steep slopes) is planned and 

designed in a manner which employs design, 

construction, and maintenance techniques that: 

a. Avoids locating structures along ridgelines and 

steep slopes; 

b. Incorporates design and screening measures to 

minimize the visibility of structures and graded 

areas; 

c. Maintains the character and visual quality of the 

area. 

Potentially  

Inconsistent 

The Project would locate structures along a 

ridgeline; however, this was done to 

provide a larger buffer/setback from Sierra 

College Boulevard and to allow the main 

buildings to step down the eastern slope, 

allowing the buildings to be seen as two 

stories from the road and keeping the 

overall perceived height at a lower 

elevation. Other large structures are 

planned and/or have been constructed 

along the ridgelines as part of the Cavitt 

Ranch Estates development. The visual 

simulations of the Project shown from the 

south and east indicate that the proposed 

structures have limited visibility from the 

Granite Bay area. Properties below the 

ridgeline as well as portions of Barton and 

Cavitt Stallman roads will have views of 

the buildings (see Figures 8-2, 8-4c, and 

8-4d and Impact 8.2). Mitigation measure 

8-2 would require proposed building 

materials and colors to be neutral and to 

blend with the surrounding area, thereby 

minimizing impacts to views along the top 

of the ridgeline. 

The Project site contains steep slopes; 

however, the proposed development is 

primarily located at the northern end of the 

site where the topography is relatively flat, 

except where the buildings step down the 

upper portion of the slopes to minimize 

their perceived height and scale. There is 

no development currently proposed for the 
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General Plan Goals  
Consistency 

Determination 
Analysis 

remainder of the site.  

The buildings are significantly set back 

from the road and the site would be 

landscaped to enhance views and screen 

buildings and parking areas. 

Policy 1.K.2: The County shall require that new 

development in scenic areas be designed to utilize 

natural landforms and vegetation for screening 

structures, access roads, building foundations, and 

cut and fill slopes. 

Consistent Grading of the site would be done to help 

lower the parking from view and to 

minimize the perceived height and scale of 

the buildings. All natural drainage will 

essentially remain unchanged.  

Policy 1.K.3: The County shall require that new 

development in rural areas incorporates 

landscaping that provides a transition between the 

vegetation in developed areas and adjacent open 

space or undeveloped areas. 

Consistent The proposed Project includes extensive 

landscaping with mounding, where 

appropriate, including landscaped buffers 

between the proposed building sites and 

the southern portion of the Project site as 

well as the surrounding properties. The 

site’s Sierra College Boulevard frontage 

will also be landscaped to provide further 

screening. The proposed landscaping plans 

are shown in Figures 3-6a, 3-6b, and 3-6c. 

Policy 1.K.5: The County shall require that new 

roads, parking, and utilities be designed to 

minimize visual impacts. Unless limited by 

geological or engineering constraints, utilities 

should be installed underground and roadways and 

parking areas should be designed to fit the natural 

terrain. 

Consistent Views of the proposed parking areas would 

be minimized through the proposed 

grading and the use of landscaping. All 

utilities would be installed underground 

per County standards. 

Policy 1.O.1: The County shall require all new 

development to be designed in compliance with 

applicable provisions of the Placer County Design 

Guidelines Manual. 

Consistent The proposed Project has been designed 

and would be constructed in compliance 

with the Placer County Design Guidelines 

Manual. 

Policy 1.O.3: The County shall require that all 

new development be designed to be compatible 

with the scale and character of the area. Structures, 

especially those outside of village, urban, and 

commercial centers, should be designed and 

located so that: 

a. Roof lines and vertical architectural features 

blend with and do not detract from the natural 

background or ridge outline; 

b. They fit the natural terrain; and 

c. They utilize building materials, colors, and 

textures that blend with the natural landscape 

(e.g., avoid high contrasts). 

Consistent While the Project site is designated RE 

(Rural Estate), the Granite Bay 

Community Plan recognizes the urban uses 

from the adjoining areas of the City of 

Roseville and Sacramento County and 

provides for the transition of urban uses to 

rural uses under “Intensity of Use Policies 

– Policy 1” that specifically notes: 

The planning area shall have the low 

intensity of development which is 

appropriate to its location on the fringe of 

the urban areas of the City of Roseville 

and the County of Sacramento, and should 

provide a transition between the urban 

densities in the adjoining communities and 

non-intensive land uses to the north and 

west. 

As a result of the implementation of this 

policy, the eastern side of the Sierra 

College Boulevard corridor (from Old 

Auburn Road to Rocklin Road) consists of 

urban uses and densities that transition to 

rural conditions further east of Sierra 

College Boulevard (see Figure 3-2). 



8.0 Visual Resources 

DEIR Page 8-5  September 2011 

General Plan Goals  
Consistency 

Determination 
Analysis 

Furthermore, given the Project’s proposed 

setbacks and building placement, it will be 

compatible with the scale and character of 

adjacent development. The buildings have 

been designed in consideration of the 

character of the area including natural 

building colors and materials and the 

placement of the lower level below the 

existing grade to minimize building height 

and scale. The exterior will be a 

combination of masonry, stucco, and 

concrete, all in complementing natural 

earth tones. 

Policy 1.O.4: The County shall require that new 

rural and suburban development be designed to 

preserve and maintain the rural character and 

quality of the County. 

Consistent The proposed Project will maintain the 

rural character and quality of the county by 

developing the Project along a major 

corridor and adjacent to medium-density 

residential and office development. 

Furthermore, the southern portion of the 

Project site is not currently planned for 

development. 

Policy 1.O.9: The County shall discourage the use 

of outdoor lighting that shines unnecessarily onto 

adjacent properties or into the night sky. 

Consistent, with 

mitigation 

The proposed Project includes extensive 

indoor and outdoor lighting. Mitigation 

measure 8-5a below requires all lighting to 

be minimized and directed downward to 

avoid spillage and light pollution. 
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Figure 8-1a
Existing Views of Site from Surrounding Properties
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View from North (Sierra View Office Park) View from Northeast (San Juan Water District Property)

View from West (Cavitt Ranch Place) View from South



 



Figure 8-1b
Aerial Views of Site
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Site photo from South
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Granite Bay Community Plan 

Table 8-2 lists the GBCP goals and policies that relate to the proposed Project and visual 

resources and provides an analysis of the Project’s consistency with these policies. While this 

Draft EIR analyzes the Project’s consistency with the Community Plan pursuant to State CEQA 

Guidelines Section 15125(d), the Placer County Board of Supervisors ultimately determines 

consistency with the General Plan. Any environmental impacts associated with inconsistency 

with General Plan policies are addressed under the impact discussions of this DEIR. 

TABLE 8-2 
COMMUNITY PLAN CONSISTENCY ANALYSIS – VISUAL RESOURCES 

Community Plan Policies 
Consistency 

Determination 
Analysis 

Land Use Element 

Policy 15: Buildings shall be of a size and scale 

conducive to maintaining the rural residential 

atmosphere of Granite Bay. The architectural scale 

of non-residential buildings, as differentiated from 

size, shall be more similar to that of residential 

buildings than that of monumental buildings. 

Consistent, with 

Mitigation 

The “scale” of a particular project is 

subjective. The proposed land use is 

allowed by the Granite Bay Community 

Plan; however, the proposed Project, due 

to its size and design as a house of 

worship, would be more similar to a 

monumental building than to what is 

typically considered a rural residential 

atmosphere. Due to the size and scale of 

the adjacent estate residences currently 

built in Cavitt Ranch Estates, the proposed 

Project will not appear to be completely 

out of character. In addition, 

implementation of mitigation measures 

8-2, 8-5a, and 8-5b would minimize the 

visual impacts of the Project on 

surrounding uses and tie the proposed 

structures into the rural character of the 

community to the south by requiring the 

use of neutral colors and natural materials 

and by minimizing lighting. The proposed 

Project would be consistent in size and 

scale with the existing office complex in 

the immediate area, which consists of three 

single-story and one two-story office 

buildings directly north of and much closer 

to Sierra College Boulevard. 

Furthermore, the proposed Project would 

be required to be consistent with the Placer 

County Design Guidelines, and the final 

design would require approval by the 

Placer County Design Review Committee. 
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Community Plan Policies 
Consistency 

Determination 
Analysis 

Policy 4: Sites shall be landscaped attractively; 

trees and other plantings should be used to shield 

adjacent residential developments from activities 

on the properties; indigenous materials shall be 

used where practicable. In particular, parking 

areas shall be screened from view from roads and 

adjacent residential properties. 

Consistent The proposed Project includes extensive 

landscaping throughout the development 

area with mounding, where appropriate, 

including landscaping of the existing 

embankment along Sierra College 

Boulevard, within the parking areas, and 

surrounding the buildings. The southern 

portion of the site, approximately 58 acres 

with the same Community Plan 

designation and County zoning, is not 

currently proposed for development. 

Community Design Element 

Policy 5: Maintain the heavily vegetated corridors 

that exist along circulation corridors to preserve 

their rural nature. 

Consistent The portion of Sierra College Boulevard 

near the Project site is not considered to be 

heavily vegetated. It generally consists of 

native and non-native grasses. The 

proposed Project would include extensive 

landscaping with mounding, where 

appropriate, along the site’s Sierra College 

Boulevard frontage to provide screening 

and to help preserve the existing character 

of the area by replicating the more heavily 

vegetated corridors. 

Policy 7: Require development/projects to comply 

with the Placer County Landscape Guidelines and 

the specific design standards herein. 

Consistent The proposed Project would include 

extensive landscaping, all of which would 

be in compliance with the Placer County 

Landscape Guidelines. The entire Project 

would be consistent with the design 

standards contained in the GBCP. 

Policy 8: Where possible, preserve native trees 

and support the use of native, drought tolerant 

plant materials in all revegetation/landscaping 

projects. 

Consistent Most site work and development is 

proposed for the northern portion of the 

Project site where there are fewer trees. Of 

the total of approximately 3,000 oaks on 

the overall Project site, an estimated 375 

trees, or an estimated 6.35 acres of oak 

woodland habitat, will be removed or 

impacted for construction of the Project 

(see Figure 6-2 and Appendices 6.0-2 and 

6.0-10). The southern portion of the 

Project site is not proposed for 

development at this time.  

Policy 10: Where appropriate, encourage the use 

of greater setbacks to provide a scenic corridor for 

all parcels fronting on Douglas Boulevard, 

Auburn-Folsom Road, future Rocklin Road, 

Eureka Road and Sierra College Boulevard. 

Consistent The proposed structures would be set back 

from Sierra College Boulevard 

approximately 295 feet, with the proposed 

landscaping serving as an additional 

buffer. In addition, the Project has been 

designed to blend with the surrounding 

natural setting including natural materials, 

earth tones, and extensive landscaping. 
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Community Plan Policies 
Consistency 

Determination 
Analysis 

Policy 11: To the maximum extent possible, all 

structures, including residences, should 

complement and blend in with the natural setting 

of the planning area, and to this end the following 

principles shall be adhered to: 

a. The visual impact of the structure shall be 

mitigated either through reduction of building 

bulk, increased setbacks, or introduced 

screening such as landscaping. In general, 

hillside structures shall be designed to step 

down the natural hillside in order to achieve a 

low building profile and minimize grading. 

b. Structures may be located in existing tree 

covered areas to the extent possible and still be 

consistent with slope, geologic and related 

conditions, and the need to preserve natural 

terrain and locally unique or especially 

beautiful wooded areas. 

c.  Largely bare slopes and sparsely wooded 

ridges visible from large portions of the 

planning area should be kept free of structures 

to the maximum extent possible. 

d. If development does take place on highly 

visible barren, slopes or ridges, it must be 

unobtrusive and designed to maintain the 

character of the natural setting. 

Consistent The massing of the Phase I and II 

buildings would be reduced through 

placement of the lower levels below 

existing grades and out of sight from Sierra 

College Boulevard. The proposed 

buildings would be set back from Sierra 

College Boulevard approximately 295 feet, 

with the parking lots and landscaping 

providing additional screening. Extensive 

landscaping throughout the site is proposed 

including landscaping along the site’s 

Sierra College Boulevard frontage. 

The portion of the site proposed for 

development contains fewer trees. The 

southern portion of the site, which is 

heavily wooded in areas, is zoned and 

designated for rural and agricultural land 

uses and is not currently proposed for 

development. 

The Project would locate structures along a 

ridgeline; however, as shown on the visual 

simulations, the proposed development 

would only be partially visible to those 

properties located immediately south and 

east of the Project site due to its proximity 

to these properties, the dense tree canopies 

and vegetation along Cavitt Stallman 

Road, and the location and angle of the 

nearby ridgelines that will block most 

views of the Project (see Figures 8-2, 

8-4c, 8-4d, and 8-6 as well as Impact 8.2). 

Furthermore, mitigation measure 8-2 

would require proposed building materials 

and colors to be neutral and to blend with 

the surrounding area, thereby minimizing 

impacts to views along the top of the 

ridgeline. 

Policy 12: The use of natural materials (i.e. wood 

siding and field stone) is encouraged. Exterior 

colors shall blend with the surrounding natural 

landscape. The use of "earth tones" or natural 

finishes which blend with the natural background 

is encouraged. 

Consistent Exterior colors would be natural earth 

tones and would match the warmth and 

look of the rock outcroppings, grasses, and 

oaks on the surrounding terrain. 

Policy 13: Landscaping shall be used to reduce 

visual impact of all structures and fences. Natural 

vegetation should dominate where possible. The 

use of native plant materials is encouraged. 

Landscaping plans and raw materials provide an 

informal character and smooth transition between 

buildings, parking lots, adjacent roadways, and 

open areas. 

Consistent The Project site would be screened by 

landscaping to reduce visual impacts of the 

proposed improvements including 

extensive landscaping with mounding, 

where appropriate, along the Project site’s 

Sierra College Boulevard frontage. 

Existing trees are proposed for 

preservation where possible, including 10 

oaks to be preserved in an area west of the 

Phase I multi-use building. Native, 

drought-tolerant plant species will be 

planted (see Figure 3-6c). 
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Community Plan Policies 
Consistency 

Determination 
Analysis 

Policy 14: Large, bulky and unscreened structures 

shall be discouraged, particularly if they are 

visible from the road. 

Consistent The perceived size and height of the 

proposed Phase I multi-use building would 

be minimized by using increased setbacks 

(295 feet versus 50 feet) and placing the 

lower level below the existing grades. In 

addition, the multi-use and future worship 

buildings have been designed in a style 

reminiscent of the “Prairie Style,” using 

the juxtaposition of horizontal and vertical 

elements to impart balance. The taller 

elements of the buildings facing Sierra 

College Boulevard are surrounded with 

shorter articulated massing elements, 

which include different materials, a 

horizontal cornice line, and pedestrian-

scale elements such as awnings, canopies, 

and sunshades. Finally, the Project would 

be landscaped to screen and enhance the 

visual character of the site. 

Policy 15: Utility lines shall be installed 

underground to ensure minimum disruption to the 

environment and as little disturbance as possible 

to vegetation, particularly in scenic corridors. 

Consistent All utility lines installed as part of the 

proposed Project would be installed 

underground and in accordance with 

applicable County standards. 

Placer County Design Guidelines 

The Placer County Design Guidelines are a manual that contains discretionary guidelines and 

standards intended for use by developers, designers/architects, and the County itself to guide 

applicable development in the western portion of the county through the design review process in 

order to create a more positive community image which makes Placer County more cohesive and 

attractive to visitors and residents. The guidelines also include specific design guidelines for 

special districts within the county including Granite Bay. These specific guidelines are intended 

to recognize the unique environmental and architectural nuances of each special district (Placer 

County, 2003). The proposed Project would be subject to design review by the County and would 

require approval by the County’s Design/Site Review Committee to ensure compliance with the 

guidelines. 

Placer County Zoning Ordinance 

Chapter 17 of the Placer County Code contains the County’s Zoning Ordinance. This ordinance 

provides specific development standards intended to regulate the layout and visual character of 

development projects including minimum setback requirements, height limitations, maximum 

densities, and lot coverage.  

In addition to the specific height limitations for the Project site established in Article 17.10 Farm 

(F) District and Article 17.52 Building Site (-B), Section 17.54.020 provides further guidance on 

the County’s height restrictions. According to Section 17.54.020, building heights are to be 

measured as the vertical distance from the highest point of the structure to the average of the 

highest and lowest points where the exterior walls touch the natural grade (Placer County, 1998). 

The Project site is zoned Farm with a building site combining district (F-B-X 20-acre minimum). 

The maximum height within this zone is 36 feet or as otherwise provided by Section 17.54.020 



8.0 Visual Resources 

DEIR Page 8-13  September 2011 

(Height limits and exceptions). Section 17.54.020(4)a specifies that architectural features on 

buildings may be a maximum of 15 percent higher than the height limit of the applicable zone. 

Also according to Section 17.54.020, houses of worship in a zone district with a height limit of 

less than 50 feet, such as the Project site, may be erected to a maximum height of 50 feet, 

provided that all required setbacks shall be increased by one foot for each one foot of height that 

the building exceeds the normal height limit established by the zone (Placer County, 1998). The 

proposed site plan provides setbacks significantly greater than the minimum standards of the 

zoning district, allowing for the maximum height of 50 feet, with the exception of the proposed 

architectural elements, which can be 57.5 feet tall, as allowed by Section 17.54.020(4)a.  

8.3 IMPACTS 

8.3.1 Standards of Significance 

Based on Appendix G of the State CEQA Guidelines, visual resource impacts are considered 

significant if they would result in any of the following: 

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

2) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, 

and historic buildings within a state scenic highway. 

3) Substantially degrade the existing visual character or quality of the site and its surroundings. 

4) Create a new source of substantial light or glare which would adversely affect day or 

nighttime views in the area. 

8.3.2 Methodology 

The following analysis is based on field observations, aerial photography, and review of the 

topographic conditions from GIS maps for the Project site and surrounding area as well as the 

preliminary grading plans and visual simulations prepared for the proposed Project. It should be 

noted that any analysis of impacts to visual character is subjective by nature since the qualities 

that create an aesthetically pleasing setting will vary from person to person. For the purposes of 

this analysis, the field observations, aerial photos, and GIS maps were used to establish the 

existing visual character of the Project site, while the grading and site plans and visual 

simulations were used to determine how the proposed development would alter the existing 

character. The analysis further considers whether the anticipated alterations to the visual character 

of the site would constitute a significant adverse effect to existing views and scenic resources. 

For the visual simulations, balloons were flown on February 23, 2011, from points established at 

surveyed corners and finished building heights. Due to high winds and smaller balloon sizes, 

visibility was limited and variable. Aerial photos were taken that same day (see Figure 8-1b) and 

show the general location of these balloons along the northern edge of the tree line and ridge top. 

Consequently, larger balloons (5-foot diameter) were purchased, and set and flown on March 9, 

2011. Finished building elevations were calculated and set at the bottom of each balloon, and 

each building (and the proposed broadcast antenna) was depicted by a different balloon color. 

Photos were taken at a setting of 50 mm to approximate the normal view with the naked eye. 

Shots were taken using a tripod at Nightwatch Drive and Sierra College Boulevard (and Cavitt 

Ranch Place at Sierra College Boulevard) for the approximate street view and then put together 
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for a single panoramic view. Views were sought and photos were taken wherever balloons were 

visible along Sierra College Boulevard and Cavitt Stallman and Barton roads. 

These panoramas, photos, and visual simulations are shown in Figures 8-1b through 8-5c. As can 

be seen, the visual impacts of the Project buildings from Sierra College Boulevard (shown as 

phased, with and without mature landscaping) will be minimized by the setbacks, landscaping, 

and the use of the topography at the ridge to allow the buildings to step down the grade and give 

the appearance of two-story buildings. The views from Sierra College Boulevard, Cavitt Stallman 

Road, and Barton Road south and/or east of the site are limited due to the ridge formations and 

existing homes. Even though these photographs were taken early in the year before many of the 

trees had leafed out, the heavy vegetation (and ridges) generally blocked views from Cavitt 

Stallman and Barton roads except in a handful of locations as shown. Properties immediately 

south of and adjacent to the Project site will have views of the Phase I and II buildings and a 

portion of the retaining walls and lower parking area. In a similar fashion, many of the estate 

homes constructed on the Sierra College Boulevard ridge tops over the past few years are visible 

to properties below. 

8.3.3 Project-Level Impacts and Mitigation Measures 

IMPACT 8.1:  Damage Visual Resources within a Scenic Highway Corridor 

The Project site is not located in the vicinity of an officially designated scenic highway or any 

highway that is eligible for such designation. The proposed Project would comply with the 

County’s desire to create a scenic corridor along Sierra College Boulevard (see Community 

Design Element Policy 10 in Table 8-2) by providing a significant setback with landscaping 

along the site’s frontage. Buildings would be set back nearly 295 feet from the roadway, as 

compared to the County’s minimum 50-foot setback. The proposed parking lot with landscaping 

would provide a buffer (see Figures 3-6a and 3-6b). As such, this impact would be less than 

significant. No mitigation is required. 

IMPACT 8.2:  Adversely Affect a Scenic Vista 

Although there are no officially designated scenic vistas in the area, the Project site is at the top 

of a hillside from which are extensive views of rural and open space areas below and to the south. 

Some of these views extend for many miles, generally include natural vegetation and scattered 

residential development, and are considered an important component of the area’s visual 

character. 

Approval and implementation of the proposed Project would result in the phased construction of 

several large structures, with building heights ranging from 28 to 50 feet. The Project will be 

required to comply with the provisions of the County Zoning Code Section 17.54.020, which 

limits building heights to a maximum of 50 feet for the Project’s base zoning district. The 

architectural element that will be affixed to the exterior of the main building (see Figures 3-7a 

through 3-7e) is allowed for in Section 17.54.020(D)(1) and Section 17.54.020(D)(3)(a) which 

provides exceptions to height limits for the base zoning district. 

Figures 3-7a through 3-7c show the proposed building elevations for Phase I of the Project. As 

shown in these renderings, Phase I of the Project would include a three-level, multi-use building 

consisting of 106,800 square feet. Only the ground level and upper level would be visible from 

the north, east, and west. The lower level would be below grade and would not be clearly visible 

or a dominating visual feature from the south (see Figure 8-4d). Phase I would also include an 
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11,220-square-foot, single-level resource center building for supporting the ministry’s storage and 

shipping of CDs, tapes, and periodicals, etc. Figures 3-7d and 3-7e show the proposed building 

elevations for Phase II of the Project. This phase would include the construction of a 90,000-

square-foot building located between the two Phase I buildings. As can be seen from Figures 

3-7a through 3-7e, proposed exterior building materials include a combination of masonry, 

stucco, metal, and concrete panels, aluminum fronts/sunshades, and glass. All materials are 

proposed to be natural earth tones to complement the natural environment. A monument sign, 

proposed at the intersection of Nightwatch Drive and Sierra College Boulevard, would be 

constructed of materials and colors consistent with the exterior of the buildings (see Figures 8-4a 

and 8-4b). In addition, the proposed Project would include construction of approximately 900 off-

street parking spaces, a series of retaining walls to accommodate the lower-level parking areas, a 

southerly extension of Nightwatch Drive, landscaping along frontage areas, and a sound wall 

along the western property line. The sound wall is planned to have a natural appearance to tie into 

the surrounding landscape. Possible building materials for the sound wall include woodcrete, pre-

cast wood-appearing material, or masonry and would likely have screen plantings (e.g., vines, 

shrubs, etc.) to soften the appearance. Before the adjacent residential lot is built upon, a sound 

berm will be required on that lot along Sierra College Boulevard and will likely block the view of 

the wall from that road.  

Land located east of the site is undeveloped, with the exception of the San Juan Water District 

storage reservoir, and would therefore not be affected by a change in views to the west. Figure 

8-4c provides a visual simulation of views into the Project site from the south at Cavitt Stallman 

Road. As shown on this simulation, the proposed development would be out of view from those 

properties located south of the site due to its distance from these properties and the steep 

topography and dense vegetation of the southern portion of the site. The Project’s proposed use of 

landscaping on the Project site (see Figures 3-6a through 3-6c) would also partially obstruct 

views of the proposed buildings from surrounding uses and from the street frontage. However, 

construction activities (tree removal and grading during Phase I) would likely be a noticeable 

change in views from Cavitt Stallman Road and Sierra College Boulevard. This would be a 

temporary visual impact that would be addressed through site development and landscaping. 

All of the proposed buildings on the site would be clearly visible from the west and north, as well 

as from both west- and eastbound Sierra College Boulevard. Figure 8-4b shows a visual 

simulation of views into the Project site from the site’s frontage along Sierra College Boulevard. 

Due to the proposed locations and heights of the buildings, construction of the Project would 

partially block scenic views from the residential and office uses located north and west of the 

Project site as well as views from Sierra College Boulevard. This impact is considered 

potentially significant. 

Mitigation Measure 8-2 Use Neutral Colors and Natural Building Materials 

Prior to submittal of building plans and issuance of building permits, the applicant shall provide 

to the Planning Department color boards and building material samples for all proposed 

structures. Color boards shall include only neutral tones, and material samples shall include only 

natural materials such as stone, masonry, and stucco for buildings and the proposed monument 

and woodcrete, pre-cast wood-appearing material, or stone for the sound wall. 

SIGNIFICANCE AFTER MITIGATION 

Implementation of mitigation measure 8-2 would reduce impacts to existing scenic views by 

ensuring that building materials and colors blend with the surrounding rural environment. 




