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4.7

AESTHETICS

4.7.1

Introduction and Methodology

This section describes the existing conditions related to aesthetics at the project site and its
vicinity, identifies associated regulatory requirements, evaluates the potential for aestheticsrelated impacts, and identifies potential mitigation measures related to the proposed project.
The photometric study used in this aesthetics analysis was prepared in January 2014 (see
Appendix J of this environmental impact report (EIR)), and the shadow study referenced in this
analysis was prepared in March 2013 (see Appendix K). To understand the applicable regulatory
requirements associated with development of the proposed project site, City of Oceanside and
City of Carlsbad plans and policies were reviewed, as was information provided by
subconsultants and the applicant for the proposed project. The location of key observation points
(KOPs) from which to assess the anticipated aesthetic impacts of the proposed project were
identified by the project applicant and subconsultants in coordination with the City of Oceanside.
To accurately reflect the various viewer groups that would be afforded views of the proposed
project, KOPs consider multiple viewer groups in the surrounding area, including interstate and
local roadway motorists, nearby residents, and visitors to area shopping centers. The KOPs also
consider multiple viewing angles and distances. Nine KOPs were selected from which to depict
the anticipated visual changes to the landscape resulting from implementation of the proposed
project. Existing photographs were taken and visual simulations depicting post-construction and
proposed landscaping at full maturity were prepared for each of the selected KOPs.
Methods of Visual Resource Analysis
Visual Character
The descriptive attributes of a landscape (including natural and man-made features) contribute to
the visual character of an area or a view. Influenced by geologic, hydrologic, botanical, and
recreational features, as well as by roads, structures, utilities, and other urban features, the
perception of visual character can vary according to season and time of day as the elements that
compose the viewshed (i.e., weather, light, and shadow) fluctuate over time and work to either
obscure or highlight particular features. The fundamental pattern elements used to describe
visual character are form (i.e., bulk, mass, size, and shape), line, color, and texture, and the
appearance of a landscape is often described according to the dominance of these elements. For
example, the geometric lines and vertical forms of an urban setting can dominate the visual
landscape and produce very little contrast in terms of color and texture. On the other hand, a
natural setting composed of rolling hills; rough-textured vegetation; flat, rolling, and rugged
forms; and earth-tone colors could contribute to a visual character in which none of the pattern
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elements is particularly dominant. However, in the absence of viewer response to change in the
environment, neither landscape is considered to have a greater or higher-quality visual character.
Visual Quality
Visual quality is evaluated according to the vividness, intactness, and unity present in the
viewshed as it relates to public judgment/viewer sensitivity. The three criteria used to evaluate
visual quality are defined as follows:


Vividness is the visual power or memorability of landscape components as they combine
in distinctive visual patterns.



Intactness is the visual integrity of the natural and built landscape and its freedom from
encroaching elements. Intactness can be present in developed urban and rural landscapes,
as well as in natural settings.



Unity is the visual coherence and compositional harmony of the landscape considered as
a whole. Unity frequently attests to the careful design of individual built components in
the landscape.

While high-quality views are highly vivid, mostly intact, and highly coherent and visually
continuous, low-quality views are not particularly memorable and contain numerous contrasting
and encroaching elements that contribute to weak visual unity.
Viewer Response
Viewer response is composed of three elements: viewer sensitivity, viewer exposure and viewer
volume. These elements combine to form a method of predicting how the viewers might react to
visual changes brought about by a project. The concepts of viewer sensitivity and viewer
exposure are described below.
Viewer Sensitivity
Visual sensitivity is described in qualitative terms of high, medium, or low and is based on the
number of users and attitudes toward changes to the visual environment. Factors considered include
the number and types of viewers potentially affected, viewing distances, and documented public
concerns about visual changes. Viewer sensitivity is rated in terms of low, medium, and high.
Existing viewers of the project site include motorists along State Route 78 (SR-78) and local
roadways, pedestrians and bicyclists along local area roadways (primarily Jefferson Street),
residents located to the north and south, and visitors and employees at the Pacific Coast Plaza
and El Camino North Shopping Center (to the north) and the Westfield Carlsbad and North
County Plaza Shopping Centers (to the south).
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Although SR-78 is not a designated scenic highway, motorists on SR-78 would have a high
sensitivity to changes in the visual character of the area. While the highway generally supports
high speeds that provide motorists a passing view of the project site, the proposed project would
be located immediately adjacent to the highway right-of-way (ROW) on undeveloped flat land
where tall, intervening vegetation between the site and motorists is not available. Therefore, for a
brief period, motorists would be provided direct, unobscured views to the site. In addition, along
the eastbound SR-78 off-ramp at Jefferson Street, vehicle speeds would be reduced from that of
regular highway travel and motorists would be provided direct, open views to the proposed
project. While travel speeds would be low, motorists, pedestrians, and bicyclists on smaller local
roads, including, but not limited to, Jefferson Street and Vista Way, would have a moderate
sensitivity to changes in the view due to orientation to the project site, view distances, and the
presence of intervening vegetation, topography, and structures. The moderate sensitivity of
change to the visual environment associated with pedestrian and bicyclists can also be attributed
to the lack of dedicated bike lanes and sidewalk facilities along project area roadways adjacent to
the project site (i.e., Jefferson Street and Vista Way).
Residents in neighborhoods located north and south of the project area are considered to have a
high sensitivity to changes in the visual environment, as their views of the proposed project
would be permanent. However, due to distance and intervening topography, vegetation, and
structures, visibility of the project site would be variable and many of the residents in the area
would not be afforded views of the entire project site from their homes. Instead, residents in the
area are more likely to have partial views of the project site and visibility would ultimately be
dependent on a variety of factors, including, but not limited to, elevation of residences in
comparison to the project site and intervening features. For example, residences located north of
the project site on Williams Lane would have a superior viewing angle to the site and existing
vegetation and structures would not fully screen the site. On the other hand, residences located
south of the site are at a higher elevation but have limited, screened views of the site due to
existing topography, development setbacks along the ridgeline, and the tall form and dense
spacing of intervening eucalyptus trees (Eucalyptus sp.).
Visitors to and employees of shopping centers in the area are considered to have a low sensitivity
to changes in the visual environment. Views to the project site would be brief and partially
screened by shopping center structures and ornamental vegetation, and off-site areas would not
be the focal point of these receptors. Visitors to and employees of commercial centers would
have the highest potential to see the project site from higher-elevation areas in relation to the site
(such as from the Pacific Coast Plaza), where intervening vegetation and structures are limited.
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Viewer Exposure
In addition to the visual factors described previously, the visual resources analysis considered
viewer exposure. The elements of viewer exposure help to define viewer perceptions resulting
from a dynamic experience with the landscape and related visual resources. Viewer exposure
varies depending on the angle of view (i.e., normal, inferior, or superior viewing angles), view
distance (foreground, middleground, and background), relationship to sun angle (backlighting
versus front or side lighting), the extent of visibility (i.e., whether views are panoramic or limited
by vegetation, topography, or other land uses), and viewer screening conditions (e.g., whether
the project facilities would be skylined on ridgelines, backscreened by topography and/or
vegetation, or screened by structures or vegetation in the foreground). Viewer exposure also
considers the duration of view based on viewer activity (e.g., travel, residential use, recreation)
and often relates to speed of travel (pedestrian, vehicular, or stationary). Viewer exposure is
considered long term for residents, short term for travelers along roadways, and moderate for
users of public trails.
Viewer Volume
Viewer volume is the number of potential viewers from any given point. Viewer volume can
be defined by the average daily traffic on a roadway, the number of residents in a
development, consumers at a large commercial center, or the users of a recreational area.
Although viewer volume does not directly translate to viewer sensitivity and viewer
exposure, it can influence these factors by taking into consideration the number of potential
viewers at a given observation point.

4.7.2

Existing Conditions

Overview
The proposed project site is located in an urban setting and is surrounded by existing
development and major transportation corridors. SR-78 and commercial uses, including the
Home Depot Garden Center and various tenants in the Pacific Coast Plaza and El Camino North
Shopping Center, are located to the north; Buena Vista Creek is located to the east; and Buena
Vista Creek’s southern embankment and commercial uses (North County Plaza Shopping Center
and the parking lot for the Westfield Carlsbad Shopping Center) are located to the south. The
Buena Vista Lift Station (a sewer pump station), Jefferson Street, and Buena Vista Lagoon are
located to the west. Residential uses are located to the south and north of the site beyond the
limits of existing commercial development and transportation corridors (refer to Figure 2-4,
Existing Land Uses, in Chapter 2 of this EIR).
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As discussed in Section 4.1, Land Use and Planning, the project site is currently undeveloped
and previous on-site development has not been documented. However, despite the lack of
building activity, much of the site has been disturbed as a result of separate grading operations,
including, but not limited to, construction of the SR-78 and Jefferson Street interchange and the
realignment and dredging of Buena Vista Creek. The site is relatively flat and is covered by a
mixture of non-natural and natural vegetation (the majority of the site is classified as disturbed
land; see Section 4.3, Biological Resources, of this EIR, for detailed quantification of on-site
vegetation communities and land covers).
Project Viewshed
A useful analytic tool to aid in the identification of views and viewers that could be affected by
development of the project site, a viewshed comprises all the surface areas visible from an
observer’s viewpoint. The limits of a viewshed are defined as the visual limits of the views
located from the proposed project and a viewshed typically includes the locations of viewers
likely to be affected by visual changes brought about by project features.
The viewshed of the proposed project is depicted on Figure 4.7-1. The viewshed (which does not
take into account existing buildings and vegetation in determining visibility to the project site from
a particular location) was determined by a computer analysis of the scale of the proposed
development and the topography within the project site and in the surrounding area. It should be
noted that views of the project site from the ridgetop residential neighborhood located to the south
would be limited due to topography, intervening residential structures, and existing vegetation
(primarily eucalyptus trees). Similarly, views to the project site from the residential neighborhoods
to the north (north of SR-78) would be limited due to a combination of factors, including distance,
existing vegetation, and intervening residential structures. To reiterate, the project viewshed
depicted on Figure 4.7-1 is an approximation and indicates where views may be available without
consideration given the screening effects of existing structures and vegetation.
Existing Visual Resources
The approximately 12.5-acre site has a relatively flat form (elevation is approximately 22 feet
above mean sea level and the site slopes gently to the north) and is located immediately north of
Buena Vista Creek and the Westfield Carlsbad and North County Plaza Shopping Centers, east
of Jefferson Street, and south of SR-78. In addition, Buena Vista Lagoon is located west of the
project site and west of Jefferson Street; however, due to the gently sloping topography of the
site, vegetation, and the lower elevation of the lagoon area, views of the lagoon are limited from
the project site. While the majority of the site (approximately 9 acres) is identified as disturbed
land and is characterized by light- to dark-gray, granular-textured sands, clay, and debris land
cover, the variable green hues and moderate height of riparian and waters/wetlands vegetation, as
well as the brown, gray, and yellow hues and coarse texture of upland scrub vegetation are also

The Inns at Buena Vista Creek EIR
June 2020

6556
4.7-5

4.7 – AESTHETICS

present and contribute to the visual quality and character of the project site. Additional
vegetation in the immediate area includes a relatively straight line of eucalyptus trees located
south of the project site (north of the North County Plaza Shopping Center) and a small cluster of
trees surrounding an existing sewer pump station located west of the project site.
In addition to the natural characteristics of the site, a number of man-made elements contribute to
the visual quality and character of the immediate project area. For example, the rectangular form,
tan and white façade, and red roofs of buildings at the North County Plaza Shopping Center to
the south of the site as well as the expansive black, asphalt surface of the shopping center
parking lot contribute to the visual character of the surrounding area. In addition, the movement
of eastbound and westbound vehicles on SR-78, as well as northbound traffic on Jefferson Street
is constant and visible from the project site, as is an existing 6-foot-tall chain-link fence
separating the SR-78 ROW and the northern boundary of the project site. Also, indiscriminate
rectangular forms of commercial development and the silhouettes of distant trees are visible to
the north of the site, beyond SR-78. To the west, the tall forms of traffic signals and an existing
distribution line are silhouetted against the sky. Lastly, rolling, eucalyptus-covered hills
dominate the visual landscape to the south (the tall forms and green foliage of Washington fan
palms (Washingtonia robusta) are evident in the middleground but are not overly dominant
against the backdrop of eucalyptus canopies).
Key Observation Point Locations
Figure 4.7-2 shows the location of the KOPs in the project area. A listing of the KOPs and a brief
discussion regarding the general location, view orientation, and viewer groups associated with each
KOP is provided herein. In addition, this section describes the visual character and quality of each
of the selected observation points. Also, photographs from key project area locations are used for
visual simulations of the proposed project to illustrate the potential modifications to the existing
project area. Table 4.7-1 provides a summary of the following descriptions of each KOP.
Table 4.7-1
Summary of Existing Visual Conditions – KOPs
KOP
KOP 1
KOP 2
KOP 3
KOP 4
KOP 5
KOP 6
KOP 7
KOP 8
KOP 9

Vividness
Moderately Low
Moderate
Moderately Low
Moderately Low
Moderate
Moderately Low
Moderately High
Moderate
High

Visual Quality
Intactness
Moderate
Moderate
Moderate
Moderate
Moderately Low
Moderately Low
Low
Moderately Low
Moderate
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Unity
Moderate
Moderate
Moderately Low
Moderately Low
Low
Moderate
Moderate
Moderately Low
Moderate

Viewer Sensitivity
Moderately High
Moderate
Low
Low
Low
Low
Moderately Low
Moderately Low
Moderately High

Viewer Response
Viewer Exposure
Moderate
High
Low
Low
Moderate
Moderately High
Moderately High
Moderate
Moderately High

Viewer Volume
High
Low
Low
Moderate
Moderately Low
High
High
Low
Low
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Key Observation Point 1 – Eastbound SR-78
Location and Orientation
KOP 1 is located on the eastbound SR-78 Jefferson Street off-ramp, approximately 0.15 mile
west of Jefferson Street. From KOP 1, the eastbound travel lanes and vehicles on SR-78 are
visible, as is the concrete median divider and highway striping. From this location, the low form
of dry grasses as well as the green to gray color and patchy texture of scrub vegetation is visible
to the right (south) and the tall forms of streetlight structures and transmission line poles are
visible and skylined in the center of the view (to the east). An existing transmission line travels
in a north–south direction along Jefferson Street and the Jefferson Street Bridge spanning SR-78
and westbound SR-78 on-ramps are also visible in the distance. Several clumps of tall, broad
eucalyptus trees adjacent to Jefferson Street and the SR-78 westbound on-ramp lanes are also
visible from KOP 1. Distant topography (a descending hill) is visible in the distance to the right
of the eastbound SR-78 Jefferson Street off-ramp. Lastly, from KOP 1, the relatively low horizon
defined by topography, trees, and transportation elements produces an expansive and prominent
white- to blue-colored sky.
Visual Character
The foreground of KOP 1 is composed of existing SR-78 and the vegetated/natural area between
the eastbound SR-78 off-ramps at Jefferson Street and Vista Way. (Vista Way is not visible in
the existing photograph from KOP 1.) The continuity of the asphalt roadway is broken by both
solid and dashed, straight, symmetrical lines that define the width of off-ramps, roadway
shoulders, and travel lanes. As stated previously, vegetation in the foreground exhibits a
generally low form and exudes earth-tone colors of tan to green-gray; however, several shrubs
exhibiting a mounding form and moderate height are also evident in the off-roadway vegetated
area. Distant visual elements in the landscape include the relatively tall and spreading forms of
eucalyptus trees and the tall, vertical forms of streetlight and transmission line structures. In
addition, the visible transmission line contributes a grayish-colored, horizontal yet sagging line
to the KOP 1 visual landscape. The visual character of the visible landscape is primarily urban
and defined by the SR-78 transportation corridor; however, vegetation adjacent to the KOP 1
location and associated with the Buena Vista Lagoon contributes natural elements to the view.
Visual Quality
The vividness of the KOP 1 landscape is moderately low, as the juxtaposition of urban and
natural elements in the visual landscape is commonplace for viewers along eastbound SR-78
(Buena Vista Creek and associated native vegetation is located adjacent to the highway between
Interstate 5 (I-5) and North Melrose Drive, approximately 5 miles east of the project site). In
addition, the elements visible in the landscape are not particularly memorable and the urban and
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natural elements do not create overly distinct and striking visual patterns. With the exception of
the tall forms of streetlight and transmission line structures, the scale of elements within the
landscape is relatively consistent and unobtrusive. (Streetlight structures are skylined; however,
their thin vertical profile and lack of visible detail from KOP 1 due to distance tend to decrease
the prominence of these features in the visual landscape.) Therefore, intactness is considered to
be moderate. Lastly, the visible landscape has moderate visual unity. While the asphalt surface
and regular line of the highway contrasts with the green-gray color, patchy texture, and rugged
lines of adjacent vegetation, natural land cover has been retained in the landscape, and the
overall visual pattern is relatively coherent. The inclusion of vegetation softens the prominence
of urban features in the landscape, and the limited number of skylined structures maintains the
overall integrity of the expansive sky, which contributes to the overall visual quality.
Viewer Response
Sensitive viewers associated with KOP 1 consist solely of eastbound motorists on SR-78 and
specifically, motorists exiting SR-78 via the Jefferson Street off-ramp, which results in a high
viewer volume. Due to prevailing speeds on roadways, motorists are typically afforded brief,
passing views of the visual landscape; however, due to possible queues on the Jefferson Street offramp, view durations of motorists at KOP 1 are likely to be longer than those of eastbound SR-78
motorists. In addition, the viewing angle afforded to KOP 1 motorists would be inferior
(modifications east of Jefferson Street would be skylined), and the project site would be in the
foreground viewing distance. Therefore, view exposure is anticipated to be moderate. Viewer
sensitivity is considered moderately high due to the viewing angle and distance to the project site.
Key Observation Point 2 – Ivy Road
Location and Orientation
KOP 2 is located approximately 0.5 mile north of the project site on Williams Lane, a narrow,
one-lane residential roadway located off Laurel Road. From KOP 2, views to the south across
residential and commercial development located north of SR-78 and towards the project site are
available. Due to intervening vegetation in the foreground and distance, the majority of the site is
screened; however, the exposed tan soils and sparsely vegetated southern extent of the site is
visible. Existing commercial development and parking lots at the North County Plaza are visible
from KOP 2, as are the roofs of commercial development at the El Camino North Shopping
Center, a short segment of Jefferson Street (including the light-colored freeway span), and the
southern extent of the Buena Vista Lagoon waters. Lastly, as viewed from KOP 2, the distant
horizon consists of a long, slightly descending, eucalyptus-covered hillside.
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Visual Character
The curving form of Williams Lane, the rough textures of residential landscaping, and the
angular lines of private residences compose the foreground of KOP 2. Various trees and shrubs
dot the foreground of the landscape, and the roofs of several private residences are visible as the
topography slopes downward towards the El Camino North Shopping Center. Vegetation
becomes denser and broader as the slope descends and land uses north of SR-78 are not overly
apparent as a result of the screening effect. From KOP 2, the flat form and long expanse of the
Westfield Carlsbad Shopping Center parking and the rectangular, boxy form of department
stores southeast and south of the project site are prominent in the middleground viewing
distance. Lastly, the topography of the eucalyptus-covered hillside creates a bold form in the
landscape, which contributes muted gray colors and patchy textures to the overall visual pattern.
Visual Quality
The unity of KOP 2 is moderate. The vegetation composing the view is relatively coherent and
quite dense overall; however, the vegetation continuity is broken by the linear expanse of SR-78
and the Westfield Carlsbad Shopping Center. Visual intactness is similarly moderate. From the
superior viewing angle afforded to viewers at KOP 2, there are no vertical elements that would
be considered visually encroaching features; however, man-made development (i.e., the
Westfield Carlsbad Shopping Center) encroaches on the visual setting and creates visible
contrast in color and texture with the surrounding vegetation. Lastly, although the view from
KOP 2 is expansive and provides opportunity for wide, long views, the view is not overly
striking, and visual elements in the landscape are generally muted and rather common for this
region. Therefore, the vividness of KOP 2 is considered moderate.
Viewer Response
KOP 2 viewers are residents with homes accessible from Williams Lane. As there are only eight
residences with driveways off Williams Lane, viewer volume is low; however, viewer exposure
is high due to the duration of the views. Due to the presence of existing commercial development
in the immediate project area, visual sensitivity is moderate, as residents are assumed to be
somewhat conditioned to views of large, prominent developments from KOP 2.
Key Observation Point 3 – Westbound SR-78/El Camino North Shopping Center (East)
Location and Orientation
KOP 3 is located in the El Camino North Shopping Center parking lot near the Outback
Steakhouse restaurant, approximately 60 feet north of the westbound lanes of SR-78. Both
westbound and eastbound travel lanes, as well as the raised central median and vehicles on
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SR-78, are visible. In addition, the tall, wide form of vegetation adjacent to the Buena Vista
Creek corridor as well as existing low-lying vegetation on the project site and parallel to SR-78
can be seen from this location. Informational highway signs and light structures are also
apparent, as is the curving line of the eastbound SR-78 on-ramp at Jefferson Street. In addition to
the roof of the Buena Vista Lift Station and the north-facing portion of commercial structures
associated with the North County Plaza, a broken line of eucalyptus trees (which define the
horizon) and distant, less prominent palm trees can also be seen from KOP 3.
Visual Character
The foreground views from KOP 3 consist of the linear form and regular horizontal line of SR78. In addition, the broad form and green color of vegetation of moderate height adjacent to
Buena Vista Creek contributes natural features to the character of the view, as does (albeit to a
lesser extent) the green to yellow color of low-growing vegetation located in the state route
ROW north and south of the state route. Additional visual elements in the landscape include the
relatively tall and spreading forms of eucalyptus trees and the tall, vertical forms of streetlight
and transmission line structures. The visual character of KOP 3 is primarily urban and defined by
the SR-78 transportation corridor; however, vegetation adjacent to the Buena Vista Lagoon
contributes natural elements and rough textures to the overall visual composition.
Visual Quality
The unity of KOP 3 is moderately low. The juxtaposition of natural vegetation adjacent to Buena
Vista Creek, the flat and sparsely vegetated project site, and the linear and wide form of SR-78
weaken the overall integrity of the visual pattern. The forms of natural and urban visual elements
tend to contrast with one another, and encroaching features (roadway signs) are visible from
KOP 3. Vividness is also moderately low as the mix of urban land uses adjacent to the natural
vegetation associated with the creek is commonplace along SR-78. Also, while the horizon is
low, there is a lack of distinguishing/striking visual elements in the middleground or background
viewing distance that would make this view particularly memorable. Finally, the intactness of
KOP 3 is considered to be moderate because with the exception of several relatively low-profile
route information signs, encroaching elements are minimal.
Viewer Response
Viewers of KOP 3 are visitors to the El Camino North Shopping Center. Given the specific
location of KOP 3 (in the southern extent of the shopping center), viewer volume is anticipated
to be low, and these viewers would have low exposure (views would be brief) and low sensitivity
(KOP 3 would not be experienced regularly by visitors to the shopping center) to the surrounding
visual environment.
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Key Observation Point 4 – Buena Vista Creek/Westfield Carlsbad Parking Lot
Location and Orientation
KOP 4 is located near Buena Vista Creek in the northeastern portion of the Westfield Carlsbad
Shopping Center Parking Lot, facing in a northwesterly direction towards the project site. The
foreground of KOP 4 largely consists of low-lying wetland vegetation associated with Buena Vista
Creek. Beyond the riparian vegetation, the generally flat existing project site is visible. Portions of
SR-78 infrastructure that can be viewed from this location include the slightly curving eastbound
Jefferson Street on-ramp and the Jefferson Street Bridge that crosses in a north–south direction over
SR-78. Portions of the Buena Vista Lift Station’s building façade and roofline are also visible. The
varying horizon is punctuated by distant tall trees and utility poles, as viewed from KOP 4.
Visual Character
The foreground and middleground views from KOP 4 consist of the linear form and regular
horizontal line of the low-lying vegetation surrounding Buena Vista Creek and the flat project
site. This horizontal line is occasionally broken by larger riparian shrubs that protrude beyond
the heights of the surrounding vegetation. This green vegetation contributes to a natural
landscape foreground view from KOP 4. The flat project site appears barren and is covered by a
mix of light sandy-colored soils and scattered grass growth. Additional visual elements in the
landscape include the relatively tall and spreading forms of trees that line the Jefferson Street
interchange and the hills in the distance, and the tall, vertical forms of streetlight and
transmission line structures. The visual character of KOP 4 is a mix of natural vegetation and
urban land uses with the domination of Buena Vista Creek in the foreground transitioning to the
undeveloped project site and portions of SR-78 below the horizon.
Visual Quality
The unity of KOP 4 is moderately low due to the immediate and abrupt transitions between the
vegetation surrounding Buena Vista Creek, the flat and relatively barren project site, and small
portions of the SR-78 infrastructure in the background. The visible urban elements are more subdued
due to their presence in the background of KOP 4. The majority of the Jefferson Street Bridge is
screened by existing tall trees and landscaping. The existing tall utility poles contrast the rest of the
landscape that is generally more flat and horizontal. Overall, KOP 4 lacks substantial visual unity. As
the primary visual elements of KOP 4 are direct views of the existing flat and sparsely vegetated
project site and common, low-lying riparian vegetation that is found along the entire Buena Vista
Creek bed, vividness is moderately low. The visual intactness is considered moderate. Although the
barren project site encroaches upon the surrounding vegetation of Buena Vista Creek, the scattered
grass and plants on site lessen these visual encroachments. Generally, the urban and natural visual
elements do not substantially encroach upon each other, and each area is relatively intact.
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Viewer Response
Viewers of KOP 4 are visitors to the Westfield Carlsbad Shopping Center. As KOP 4 is located
within the northwestern portion of the Westfield Carlsbad Shopping Center Parking Lot, near the
Monroe Street ring road around the shopping mall, viewer volume may be moderate. However,
Monroe Street is lined with existing landscaping along the perimeter that screens views towards
the project site; as such, viewers would have low exposure and sensitivity due to brief gaps in the
existing landscaping that permit views and the temporary nature of parking lot usage.
Key Observation Point 5 – Hosp Grove Park Trail
Location and Orientation
KOP 5 is located southeast of the project site within Hosp Grove Park in the City of Carlsbad.
Large eucalyptus trees immediately surround KOP 5 and are visible throughout the foreground.
KOP 5 is approximately 60 feet higher in elevation than the North County Plaza and project site
to the northeast in the middleground. SR-78 is visible as a horizontal line through the middle of
this view, separating the visible project site and the El Camino North Shopping Center. Distant
rolling hills are visible in the background with a mix of urban elements and existing trees.
Visual Character
The foreground is dominated by the existing mature eucalyptus trees of Hosp Grove Park that
surrounds KOP 5. These existing trees provide shade in the immediate area around KOP 5,
distinguishing the foreground from the middleground and background via changes in lighting.
The quick change in elevation (approximately 60 feet vertically over the course of approximately
350 feet) from KOP 5 to Jefferson Street adds greater visual setback, reducing the scale of the
North County Plaza Shopping Center in the middleground. The urban elements are generally of
the same off-white sandy color, except for the contrasting dark asphalt parking lot and roadways.
The middleground is also characterized by tall palm tree landscaping, though these existing trees
tend to fade into the colors of the North County Plaza building color and grass parking lot
planters. The distant background urban visual elements are also of the same light coloration as
the closer North County Plaza Shopping Center. The horizon is generally uniform and appears as
rolling vegetated hills with pockets of building rooflines.
Visual Quality
The unity of KOP 5 is low due to the sudden juxtaposition of the existing tall vertical eucalyptus
trees that screen much of the distant views of the mix of urban and natural elements to the northwest.
However, the unity of the middleground and background views of KOP 5 are much more uniform if
the foreground eucalyptus is ignored due to similar color, landscaping, and low horizontal scale of
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urban development. For similar reasons, intactness would be considered moderately low when
considering KOP 5 as a whole. Vividness of KOP 5 would be considered moderate. While views are
available of the distant rolling hillside along the horizon, no striking landforms are present; instead,
the hillside is a mix of urban visual elements and mature landscaping.
Viewer Response
Viewers of KOP 5 are visitors to Hosp Grove Park. Viewer volume is anticipated to be
moderately low due to potential viewers being sporadic park visitors (park usage, while
potentially frequent, does not normally entail large groups of people at once). These park visitors
would have direct views of the project site at certain points along Hosp Grove Trail and due to
the slow walking pace or stationary activities (e.g., picnics) of likely park visitors, viewer
exposure is considered moderate. However, due to the surrounding existing tall mature trees,
distance, elevational difference, and existing direct views of North County Plaza, viewer
sensitivity is considered moderately low.
Key Observation Point 6 – Buena Vista Creek/Edge of North County Plaza Shopping Center
Location and Orientation
KOP 6 is located immediately south of the southwest corner of the project site within the
northeast corner of the North County Plaza Shopping Center. KOP 6 is just east of the existing
Citibank along the north edge of the parking lot (in the planter area just south of the property
fence line) south of Buena Vista Creek. Immediately visible from KOP 6 are the tall grasses
south of Buena Vista Creek. The middleground has visible scattered taller brush, also associated
with Buena Vista Creek, as well as portions of the flat project site. Taller wetland bushes and
landscaped trees are visible to the east of KOP 6. While SR-78 is not fully visible from this KOP,
the downward sloping Jefferson Street eastbound on-ramp divides the middleground from the
background views of El Camino North Shopping Center. The horizon is defined by existing trees
that is occasionally broken by taller existing eucalyptus and palm trees in the distance. Utility
lines and streetlights are also visible in the background. Lastly, a portion of the existing Buena
Vista Lift Station’s building façade is visible behind existing medium-sized trees and shrubs that
screen the majority of the station.
Visual Character
Much of the foreground views of KOP 6 are influenced by the tall grasses south of Buena Vista
Creek that are a mix of darker green that fades to white in some patches. The existing vegetation
surrounding Buena Vista Creek that defines this view in the foreground and middleground is
both low-lying and relatively flat. As such, much of the barren project site is screened by taller
wetland shrubs and bushes. The urban elements visible from KOP 6 are all generally horizontal
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in scale and size and tend to blend together as a result of similar light gray and white exterior
finishes. As a result of the general lack of verticality of urban and natural visual elements from
KOP 6, the horizon becomes defined by the green trees and vegetation of higher elevation hills
further north of El Camino North Shopping Center. The horizon is generally uniform with the
exception of sporadic tall utility poles and distant tall palm trees.
Visual Quality
Despite KOP 6 having direct views of El Camino North Shopping Center across SR-78 to the
north, the majority of the views from KOP 6 would be influenced by the existing landscaping
and vegetation. With few exceptions, there is a general lack of vertical visual elements; the most
prominent vertical elements being landscaping trees immediately to the right or left of the viewer
(not in the direct viewshed of KOP 6) and distant utility poles and taller distant palm trees.
However, portions of the landscape contrast with one another, as various visual elements, such as
the Buena Vista Sewer Lift Station and the sudden juxtaposition of the tall wetland grasses when
compared to the visible portions of the barren project site and the more distant urban elements,
do not contribute to an overall cohesive visual environment. As such, the intactness of KOP 6
may be considered moderately low, while the unity may be considered moderate. Vividness
would be considered moderately low. Views are available of distant vegetated hillsides;
however, the majority of KOP 6 is defined by wetland vegetation and middleground commercial
structures that are found throughout much of the area.
Viewer Response
Viewers of KOP 6 are visitors and employees of North County Plaza; due to the location, visitors
are likely to be those of the existing Citibank and the existing restaurant in the northwest portion
of the shopping center. Though KOP 6 is not located in the main portion of the North County
Plaza, viewer volume may be high due to the nature of the existing nearest commercial use
(Citibank). While viewers of KOP 6 would have direct views of the project site, viewer
sensitivity is considered low as all views would be temporary. Visitors to this portion of the
parking lot would have moderately high view exposure due to general lack of intervening
structures, relatively short view distance, and direct views of the project site.
Key Observation Point 7 – Westbound SR-78/El Camino North Shopping Center (West)
Location and Orientation
KOP 7 is located north of the northeast corner of the project site across SR-78 along the southern
edge of the El Camino North Shopping Center Parking Lot. The immediate foreground includes
low landscaping vegetation and light poles within the SR-78 ROW. SR-78 encompasses the
majority of the foreground and middleground views as all four travel lanes, the westbound
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Jefferson Street off-ramp, the eastbound Jefferson Street on-ramp, and the Jefferson Street
Bridge are all visible from KOP 7. Beyond SR-78, the project site is visible behind the low
landscaping vegetation along the southern edge of the SR-78 ROW. Background views consist of
two elements: the visible backs of the North County Plaza buildings with associated tall trees
that partially screen views, and the higher elevation Hosp Grove Park further in the distance.
Visual Character
The foreground and middleground views are dominated by the dark-gray paving of SR-78. The
barren, light sandy-colored project site is not as prominent due to similar elevations of KOP 7.
With the exception of light poles, the foreground, middleground, and portions of the background
follow a horizontal line. As SR-78 encompasses foreground and middleground views, Hosp
Grove Park dominates the horizon, as it is of much higher elevation than KOP 7 and the other
visible land surrounding the project site. The horizon is much taller in appearance south of the
project site, while it flattens out towards the west. Views from KO P 7 consist of a generally
even mix of urban and natural visual elements.
Visual Quality
The unity of KOP 7 is moderate. The combination of SR-78, the flat project site, and horizontal
scale of the North County Plaza buildings contribute to an overall horizontal and uniform line.
However, the mix of SR-78 landscaping, the barren dirt and sparsely vegetated project site,
wetland vegetation around Buena Vista Creek, tall eucalyptus trees in the distance, and light
poles, reduce the visual unity of KOP 7. Vividness of KOP 7 is moderately high due to views of
Hosp Grove Park. The elevation and tall trees of Hosp Grove Park in the distance acts as a
striking landform juxtaposed with the relatively flat surrounding land. Several elements appear to
visually encroach upon different portions of KOP 7. Notably, light poles that line SR-78 can
appear substantially higher than Hosp Grove Park in the distance due to their location in the
immediate foreground. The light poles cut across all elements of the view. Additionally, the very
light-colored structures in the North County Plaza starkly contrast with the existing vegetation in
both color and form. Therefore, intactness is low.
Viewer Response
Viewers of KOP 7 would be visitors and employees of El Camino North Shopping Center and
would result in a high viewer volume. Viewers from KOP 7 would have one of the most direct
and uninterrupted views of the project site. Visitors and employees of El Camino North
Shopping Center would have superior viewing angles and a moderate view distance as the
project site is highly visible from KOP 7. However, due to the temporary nature of these views,
viewer sensitivity would be considered moderately low. As influenced by viewer sensitivity,
viewer exposure would be moderate to moderately high.
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Key Observation Point 8 – North of SR-78/East of Jefferson Street
Location and Orientation
KOP 8 is located north of the western portion of the project site, opposite of SR-78. KOP 8 is
just north of the westbound Jefferson Street off-ramp in the southwestern corner of the former
commercial parking lot. The fence line separating the former commercial property from the SR78 ROW is visible in the immediate foreground. Scattered vegetation surrounding the westbound
off-ramp is also visible. Just beyond the visible off-ramp, the middleground is scattered with tall
eucalyptus trees, including a small dense pocket in the southeast quadrant of the Jefferson Street
and SR-78 ramp intersection. Freeway directional signage and utility lines are also visible along
Jefferson Street. The project site is only partially visible, as it is low-lying compared to the
sloping eastbound Jefferson Street on-ramp. Wetland vegetation surrounding Buena Vista Creek
is visible, along with the rear of the North County Plaza buildings. While the primary roadway of
SR-78 is not visible, vehicles travelling along the highway can be seen. Hosp Grove Park is
highly visible due to the difference in elevation and changes in land cover.
Visual Character
KOP 8 presents a mix of urban and natural visual elements. The existing trees generally present
darker greens and browns relative to the low-lying shrubs and scattered grasses. The SR-78 ramp
(both the westbound off-ramp in the foreground and the eastbound on-ramp in the middleground)
generally lack complete and consistent vegetation cover. Instead, the slopes of these ramps appear
covered with a mixture of scattered grass (both alive and dead), weeds, and various other plant life.
The urban elements are generally cohesive as North County Plaza exhibits similar light earth-toned
exterior finishes along all structures. The overall visual environment of KOP 8 is highly varied. SR78, the project site, and North County Plaza generally follow a horizontal line while the more visible
elements of the natural environment (e.g., tall trees and Hosp Grove Park) tend to be more vertical.
The horizon is at a much closer distance as it is defined by the hills of Hosp Grove Park.
Visual Quality
Both the unity and intactness of KOP 8 are moderately low. The landscaping vegetation
associated with SR-78 is not consistent and, primarily along the slopes of the ramps, appears
barren and disjointed. As the landscaping associated with SR-78 is the primary visual element
of both foreground and middleground views, the overall visual quality is affected. Despit e a
jumbled visual environment, the background is heavily influenced by the higher elevation of
the hills of Hosp Grove Park. Because of the change in the elevation relative to the low-lying
land just north of Hosp Grove Park, the hills become the horizon and make it appear much
closer to KOP 8. As such, when accounting for the foreground and middleground views, KOP
8 has a moderate vividness.
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Viewer Response
As KOP 8 is located in a currently vacant and fenced-off former commercial parking lot, it is
unlikely that any potential viewers would exist at this time. However, should this property
become an active commercial land use in the future, viewers would be employees and visitors.
While viewers from KOP 8 would have a superior viewing angle and generally uninterrupted
view of the project site, the location of KOP 8 within the property (southwest corner away
from old foundations) suggests that viewer volume would be low. Additionally, views would
be temporary in nature. As such, viewer sensitivity is considered moderately low while
exposure is considered moderate.
Key Observation Point 9 – Buena Vista Lagoon
Location and Orientation
KOP 9 is located approximately 0.25 mile west of the project site within Buena Vista Lagoon,
south of Lagoon View Drive. As the elevation is relatively flat, the majority of the foreground
and middleground views consist of the wetland tall grasses of Buena Vista Lagoon. Jefferson
Street and the bridge that crosses Buena Vista Creek are visible, along with the utility lines along
the roadway. The Buena Vista Lift Station and the westernmost buildings of the North County
Plaza are visible and are surrounded by existing tall eucalyptus trees that surround both
properties. Taller urban and natural visual elements define the horizon. To the north are utility
poles, streetlights, and hills; to the east and the south are tall eucalyptus and palm trees that
generally create a jagged horizon with the hills of Hosp Grove Park. In the far distance, the
outline of the San Marcos Mountains is visible.
Visual Character
While the visual environment is a mix of urban and natural visual elements, the dominant
elements are that of grasses, trees, and distant landforms. The short and middle-distance views
consist of cohesive, flat, green, tall grass land cover. The view from KOP 9 is divided
horizontally by Jefferson Street. Jefferson Street acts as a division between the horizontal
elements of the lagoon and the vertical urban and natural elements (utility lines, tall trees, and
hills). The visible structures are complementary to the surrounding natural green and brown
colors of the trees and other land cover through use of light earth-toned exterior finishes. The
horizon appears higher than the foreground due to its being defined by tall trees and distant hills
and mountains. However, the horizon is punctuated by the utility lines and several tall eucalyptus
trees surrounding the Buena Vista Lift Station and the North County Plaza.
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Visual Quality
The unity and the intactness of KOP 9 are moderate. The horizontal and vertical visual elements
visible from KOP 9 are generally cleanly divided by Jefferson Street. Most of the urban elements
are visually subdued in comparison to the taller dark-leaved trees and green grasses of Buena
Vista Lagoon. As a result, views appear heavily influenced by the natural landscape. Vividness is
moderately low. Only the grasses surrounding the lagoon are visible in the immediate
surroundings. Generally, views to Buena Vista Lagoon would be considered to have high
vividness. Additionally, while a small portion of the San Marcos Mountains ridgeline is visible, a
combination of the distance (which fades the mountains to blend with the sky) and visible urban
development reduces the visibility of this landform.
Viewer Response
Viewers of KOP 9 would be visitors and those using the lands surrounding Buena Vista Lagoon for
recreation. Additionally, KOP 9 could be part of the envisioned Waterfalls to Waves trail that could
run along Buena Vista Creek. While viewer volume would generally be low, exposure and sensitivity
would be moderate to moderately high due to the direct and generally uninterrupted line of sight
towards the project site (though the ground of the project site is not visible from KOP 9).
Regulatory Setting
City of Oceanside
City of Oceanside General Plan Environmental Resources Management Element
The Environmental Resources Management Element is a program designed to conserve the City
of Oceanside’s natural resources, including recreation and scenic areas. With regard to scenic
areas, the objective of the element is to encourage the preservation of significant visual open
spaces when such preservation is in the best interest of the public health, safety, and welfare
(City of Oceanside 1975). In addition, the Environmental Resource Management Element
includes an inventory of present open space and scenic areas (the nearest inventoried areas to the
project site, Buena Vista Lagoon and the Hosp Grove Park area, are identified Visual Open
Spaces). There are no further policies regarding the protection of visual resources in the City of
Oceanside. It should be noted that while the Environmental Resources Management Element
inventoried Hosp Grove Park, the park is located within the City of Carlsbad boundary and is
therefore considered a City of Carlsbad facility.
City of Oceanside Municipal Code – Chapter 39 Light Pollution Regulations
Chapter 39 of the City of Oceanside Municipal Code restricts the permitted use of certain light
fixtures that emit undesirable light rays into the night sky (City of Oceanside 1991). This section
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of the municipal code regulates the usage of lighting intended for general illumination (Class II
lighting) and the usage of decorative lighting, including building façade and landscape lighting
(Class III lighting). For general illumination of parking lots, roadways, and security, lowpressure sodium lights are permitted as are other lights of 4050 lumens or less (similar lamp
types are permitted for Class III (decorative) lighting). For all use types, permitted lighting shall
be fully shielded where feasible and partially shielded in all other cases, and shall be focused to
minimize light that would affect the night sky. Lastly, as stated in Section 39.8(c), all Class II
lighting may remain illuminated all night and pursuant to Section 39.8(d), all Class III lighting
shall be off between 11:00 p.m. and sunrise.
SR-78 Urban Design Guidelines
The Urban Design Study focuses on the visual experience of the freeway traveler on SR-78
between its intersection with I-5 in the west and North Broadway in the east (in the City of
Escondido). The study provides the means to preserve or enhance the visual quality that
encompasses the freeway corridor. The study includes landscape concepts and an urban design
plan, as well as design guidelines for the properties adjacent to the SR-78 ROW (SANDAG 1998).
City of Carlsbad
City of Carlsbad General Plan Open Space, Conservation, and Recreation Element
The following policies (City of Carlsbad 2006) pertain to the protection of visual resources and
are therefore applicable to the development of the proposed project:


4-P.2: Designate for preservation as open space those areas that provide unique visual
amenities within the urban form, such as agriculture, hillsides, ridges, valleys, canyons,
beaches, lagoons, creeks, lakes and other unique resources that provide visual and physical
relief to the cityscape by creating natural contrasts to the built-up, manmade scene.



4-P.18: Require that, at the time of any discretionary approval, any land identified as
open space for its habitat or scenic value shall have an appropriate easement and/or land
use and zoning designation placed on it for resource protection.



4-P.36: Assure that, where feasible, developments near or adjacent to bodies of water
provide open space that has public access to and views of the water.

City of Carlsbad Citywide Trails and Park
The City of Carlsbad’s Hosp Grove Trails (adjacent to Hosp Grove Park) are located in north
Carlsbad and compose one of the most extensive trail networks in the City’s system. Located
southeast of Westfield Carlsbad and south of Marron Road, the Hosp Grove Trails are enjoyed
by hikers, picnickers, and nature enthusiasts. The West Grove Trail rises more than 100 feet in
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elevation, providing views of the adjacent Buena Vista Lagoon. The main entrance, parking
lot, and trailhead to the west Hosp Grove area and trails are located off Jefferson Street, across
from the lagoon.

4.7.3

Thresholds of Significance

The significance criteria used to evaluate the project impacts to aesthetics was based on
Appendix G of the California Environmental Quality Act (CEQA) Guidelines (14 CCR 15000 et
seq.). According to Appendix G of the CEQA Guidelines, a significant impact related to
aesthetics would occur as a result of project implementation if the project would:
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 in the area.

4.7.4
1.

Environmental Impacts
Would the project have a substantial adverse effect on a scenic vista?
As depicted on Figure 4.7-1, the project viewshed consists largely of the SR-78
transportation corridor and adjacent uses such as residential and commercial
development, segments of Buena Vista Creek, Buena Vista Lagoon, and a large
eucalyptus grove (Hosp Grove) located south of the project site. Upon review of relevant
City of Oceanside and City of Carlsbad planning documents (i.e., the General Plans),
there are no designated scenic vistas in the project area; however, as discussed in Section
4.7.2, the Hosp Grove Trails are located south of the project site and trails within the west
grove are located at an elevated position (approximately 130 feet above the project site)
from which views of the project site would be available. While views of the proposed
project would be available to users of these trails, the boxy, wide forms and light colors
of the proposed buildings and structures would not substantially contrast with that of
existing commercial development in the area (in particular, the boxy form and white
color of buildings within the Westfield Carlsbad Shopping Center located southeast of the
project site). Furthermore, the scale of existing and proposed structural development
would be similar. The proposed vegetation and landscaping would be harmonious with
existing vegetation located in the Buena Vista Creek corridor. In addition, the project
would not substantially obstruct, interrupt, or detract from existing northwest- and westoriented views of Buena Vista Lagoon from the west grove trails but rather, the project
would occupy undeveloped land to the northeast and north within the same landscape
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setting as the Westfield Carlsbad, North County Plaza, and El Camino North Shopping
Centers and would replicate existing features in this landscape. Therefore, the project
would not have a substantial adverse effect on a scenic vista, and impacts would be less
than significant.
2.

Would the project substantially damage scenic resources, including, but not limited to,
trees, rock outcroppings, and historic buildings within a state scenic highway?
There are no designated state scenic highways in the immediate project vicinity. The
segment of SR-78 within the project viewshed has not been designated by either the
City of Oceanside or the City of Carlsbad as a scenic route and as such, the segment
is not eligible for state scenic designation. Therefore, no impacts to scenic resources
within a state scenic highway would occur. There are no existing rock outcroppings
or historic buildings on the project site. Therefore, impacts to these resources would
not result from implementation of the proposed project.
Trees within the project site are limited to ornamental (eucalyptus) trees along the
southwestern boundary, adjacent to the development of the Buena Vista Sewer Lift
Station. The proposed project would not remove these trees. Off-site improvements
associated with the widening of Jefferson Street would result in the removal of two
eucalyptus trees along Jefferson Street, near the driveway for the existing Buena Vista
Lift Station. The two trees proposed for removal would be replanted with 36-inch box
planter trees consisting of either white alder (Alnus rhombifolia), madrone (Arbutus
menziesii), or Monhews desert willow (Chilopsis linearis). The existing eucalyptus trees
do not constitute scenic resources and are not located within a scenic highway.
Furthermore, the project would incorporate landscaping throughout the project site that
would include a mix of native drought-tolerant and riparian species that would be sitespecific and ecologically appropriate. Therefore, impacts would be less than significant.

3.

Would the project substantially degrade the existing visual character or quality of the
site and its surroundings?
Construction
Construction of the proposed project would result in incremental changes to the visual
character of the site and surrounding areas. Heavy equipment would be staged on -site,
particularly during grading activities. Bulldozers, backhoes, cranes, and cement tr ucks
would likely be used at various times throughout the construction phase. The presence
of this equipment and the grading and construction activities associated with the
project would alter the visual character and quality of the site, and would be visible
from surrounding areas. Total construction would last approximately 23 months, and
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all equipment would subsequently be removed from the site. While construction
would last 23 months, visual effects associated with the visibility of construction
equipment and personnel would be temporary. In addition, the visual change resulting
from development of the currently vacant and primarily disturbed site into a multiple
hotel building development would be transitory as building frames and other
components would rise from the site and progress daily. Over time, these features
would begin to reflect the completed project.
Operation
Upon completion of construction and the start of operation, new landscaping installed
during the construction phase would require time to reach maturity. It is understood
that during the planting establishment period, there would be reduced visual screening
from the proposed landscaping. Therefore, at installation, project landscaping would
appear less tall, dense, and broad as that depicted in visual simulations from Key
Observations Points 1 through 9 and as referenced in the analysis below.
Key Observation Point 1
As shown in Figure 4.7-3, the west- and north-facing façades of the westernmost hotel
building (Hotel Building 1) would be visible from KOP 1. Due to the topography of the
site and the SR-78 Jefferson Street off-ramp, only a portion of the westernmost hotel
building (i.e., the upper four floors and roofline of the six-story structure) and the
entryway sign off Jefferson Street would be visible from KOP 1. A new project entry
driveway would be constructed immediately south of the informational sign on Jefferson
Street. As described in Chapter 3, Project Description, Hotel Building 1 would be
approximately 75 feet tall, and the façade would be painted in earth-tone colors (paint
finishes depicted in Figure 4.7-3 include a light, sand-color brown and a muted white).
The dark-colored concrete shake roofs and the wood finish eaves would also be apparent
from KOP 1 because of the distance to the proposed project (details regarding the
project’s architectural design would be evident in the immediate foreground viewing
distance). In addition, relatively linear plantings of new trees parallel to Jefferson Street
and SR-78 would also be visible from KOP 1 (see Figure 4.7-3).
Changes to Visual Character/Quality
From KOP 1, implementation of the project would constitute a moderate change in visual
character and quality of the site. While the introduction of a six-story hotel building and
vegetation on a previously undeveloped site would be visibly noticeable from the inferior
viewing angle afforded to motorists at KOP 1 (Hotel Building 1 would become part of
the skyline and would define a portion of the eastern horizon), the resulting visual
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contrast would not be overly strong. Hotel Building 1 would not be dominant in the
landscape, and the scale of the building would be similar to that of an existing small
clump of eucalyptus trees located adjacent to the Jefferson Street off-ramp (see Figure
4.7-3). In addition, the straight lines represented by building façades would be similar to
that of the straight, regular line of SR-78, and the soft, earth-tone colors of the building
façade would mimic those of tan grasses in the foreground and the muted white
background sky. Also, while the angular roofline of Hotel Building 1 would not be
consistent with that of the slightly rolling line of the distant horizon in the existing
landscape setting, the dark color of roofing materials would be compatible with the dark
greens and gray of scrub vegetation located in the foreground. Incorporation of proposed
landscaping would partially screen specific portions of the west- and north-facing façades
of Hotel Building 1 and would strengthen the broken line of vegetation currently visible
along Jefferson Street. With project implementation, the overall visual character of the
landscape visible from KOP 1 would shift towards an overall more developed scene;
however, given the proximity of the project to existing large-scale commercial
developments, the project would be consistent with surrounding land uses and would not
substantially degrade the existing character of the site and its surroundings. As such,
impacts would be less than significant.
Key Observation Point 2
As depicted in Figure 4.7-4, Hotel Buildings 1, 2, and 3 would be visible from the
superior viewing angle afforded to viewers at KOP 2. Existing vegetation in the
foreground of the landscape would partially screen views of project components;
however, the uppermost three stories of the approximately 75-foot-tall Hotel Building 1
would be visible, and the variation in building façade coloring would also be apparent. In
addition, the color contrast between dark-colored windows and earth-tone building façade
finishes would be noticeable, and the tall form and patchy texture of project landscaping
in the eastern and western project extents would be detectable from KOP 2. Due to the
scale of visible structures, project amenities located south of Hotel Buildings 1, 2, and 3
would not be visible from KOP 2.
Changes to Visual Character/Quality
From KOP 2, implementation of the project would represent a moderately low visual
change. While the boxy, angular form of Hotel Buildings 1, 2, and 3 would effectively
result in development being located closer to this viewing location, the form and color of
proposed structures would be similar to the form and color of existing commercial
development at the Westfield Carlsbad and El Camino North Shopping Centers. The
project would screen views of the Westfield Carlsbad Shopping Center from KOP 2.
Implementation of the proposed landscaping plan would increase the occurrence of
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vegetation on site and would create a near-seamless transition between existing and
proposed vegetation (differentiation of project landscaping from natural vegetation
associated with the Buena Vista Creek corridor is difficult to discern from this location).
From KOP 2, the angular lines associated with the ornamental eaves of Hotel Buildings
1, 2, and 3 would be visually similar to the angular lines of pitched residential roofs
located in the foreground viewing distance. Furthermore, the color of hotel building roof
materials would tend to blend with that of the dark-colored foliage of eucalyptus trees
located on the background hill. In addition, the horizontal line created by proposed
rooflines and building façades would be consistent with that of existing commercial
development and the associated expansive asphalt-paved parking lots. From KOP 2, the
project would not substantially degrade the visual character or quality of the site and its
surroundings, and, as such, impacts would be less than significant.
Key Observation Point 3
From the superior viewing angle afforded at KOP 3, a large portion of proposed
landscaping in the eastern extent of the project site would be visible, as would portions of
Hotel Buildings 1, 2, and 3 and the four-story parking structure located in the northern
extent of the project site (see Figure 4.7-5). From this location, the visual effect of
proposed landscaping would be most apparent, and the proximity of project development
to SR-78 would be evident. With implementation of the project, the currently
undeveloped site would be populated with landscaping similar in form, texture, and color
to that occurring within the Buena Vista Creek corridor and with the associated buildings
of the proposed project. From KOP 3, development would appear to be concentrated
closer to Jefferson Street as opposed to the riparian habitat associated with Buena Vista
Creek. In addition, from this viewing angle, the scale of the five- and six-story buildings
(the garage structure would be four stories) would be large; however, project structures
would not be silhouetted against the sky.
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Changes to Visual Character/Quality
Implementation of the project would increase vegetative continuity in the visual
landscape. The introduction of ecologically appropriate plantings in the eastern extent of
the project site would complement and enhance the existing site and surroundings, and
the upright form, patchy texture, and dull- to bright-green colors of proposed landscape
trees would be consistent with the form, texture, and color of existing vegetation east of
the project site. Proposed landscaping would soften and ease the transition from natural,
vegetated areas to developed areas.
Regarding proposed structures, the angular lines created by rooflines would be
consistent with the lines associated with commercial development in the Westfield
Carlsbad Shopping Center to the southeast and distant residential development to the
west. The muted-green color of building façades would complement existing green
colors associated with on-site, low-growing grasses, and the dark gray to black colors
of roofing materials would be of a similar value as distant eucalyptus tree foliage.
Due to the screening effect of proposed landscape vegetation, the scale of proposed
buildings, and the use of earth-tone finishing colors, the form of the proposed
development would not be overly bold. Rather, the bulk and scale of proposed
buildings would not dominate the project site or the landscape as viewed from KOP 3
(the scale of development would be consistent with the scale of existing commercial
development located north and south of SR-78). In addition, from KOP 3, the scale of
proposed development would not be so great as to obstruct the existing horizon line
(the form of distant eucalyptus trees would continue to define the western horizon
line). Therefore, with consideration given to the visual effects of proposed
landscaping and structures, the project would not substantially degrade the visual
character or quality of the site and its surroundings. As such, impacts would be less
than significant.
Key Observation Point 4
The lack of intervening visual elements provides superior views and uninterrupted line of
sight of the proposed project. All three hotel buildings and the four-story parking
structure, along with the proposed bridge (with decorative lighting elements and signage)
would be visible from KOP 4, as shown on Figure 4.7-6. The scale of development would
be the most apparent, and the height of the proposed hotel buildings and parking structure
would become the dominant visual elements. As such, the scale of development would
appear large. Proposed landscaping within and near Buena Vista Creek would be of
similar form, texture, and color as existing vegetation.
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Changes in Visual Character/Quality
From KOP 4, development of the proposed project would result in a high visual change.
Because the existing views from KOP 4 do not contain many large or highly visible
structures, the introduction of the multistory hotel buildings and parking structure would be
a drastic change. The proposed project would introduce development to an existing view of
the Buena Vista Creek vegetation and the empty project site. The proposed structures
would completely screen the existing background views and horizon from KOP 4, which
includes visible portions of SR-78 infrastructure and tall distant trees. As described earlier,
views from KOP 4 lack overall visual quality due to the disjointed visual elements of the
Buena Vista Lagoon vegetation, SR-78, utility poles, and the barren project site. Therefore,
while the proposed project would result in a drastic change in the visual environment, it
would introduce more cohesive visual elements within the project site and surrounding
development (e.g., North County Plaza Shopping Center and the Buena Vista Sewer Lift
Station). The proposed development would have similar exterior finishes (light earth-tones
with darker accents) as nearby development. Additionally, the project would introduce
additional landscaping and plant species to the northern portion of Buena Vista Creek,
enhancing the views when compared to the barren and sparsely vegetated project site.
Therefore, due to the visual cohesiveness with surrounding land uses, impacts would be
less than significant.
Key Observation Point 5
As shown in Figure 4.7-7, views of the proposed project from KOP 5 would be of the
southern building facades of Hotel Buildings 1 and 2, as well as the four-story parking
structure. The rooflines of all hotel buildings and the parking structure would be visible;
the darker colors of the proposed rooflines would contrast with surrounding commercial
development where such accents are not present. Additionally, the proposed landscaping
around Buena Vista Creek would be seen beyond the North County Plaza Shopping
Center structures. Due to the relative elevations (KOP 5 being a higher elevation than the
project site) and distance, the bulk and scale of the proposed project would not be as
apparent. The proposed pavilion, bridge, and other internal development would not be
visible from KOP 5.
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Changes to Visual Character/Quality
The proposed project would result in a moderately low visual change as viewed from KOP
5. Existing views of SR-78 and El Camino North Shopping Center commercial
development to the north would be screened by the proposed project, with some of the El
Camino North Shopping Center rooflines still visible. Due to elevation differences and
distance between KOP 5 and the project site, the bulk and scale of the proposed hotel
buildings and parking structure are substantially lessened. Additionally, the proposed
project would be separated from the closer North County Plaza Shopping Center by Buena
Vista Creek and proposed landscaping (that would be consistent in form and color with
existing vegetation), reducing apparent bulk and density. The exterior light building façade
finishes would be similar to the visible building of North County Plaza Shopping Center, El
Camino North Shopping Center, and the scattered development in the distance. While the
darker accented rooflines would contrast with existing development, it would complement
the darker greens and browns when viewed against the background hills from KOP 5.
Views from KOP 5 currently have direct views of existing commercial development.
However, the tall trees of Hosp Grove Park provide a substantial amount of visual
screening from KOP 5. Because the proposed project appears to be of similar bulk and
scale as existing commercial development, and because the existing barren project site
currently contrasts with surrounding land uses, impacts to the visual character would be
less than significant.
Key Observation Point 6
As shown in Figure 4.7-8, from KOP 6, the proposed pavilion, Hotel Building 1, Hotel
Building 2, the four-story parking structure, and proposed landscaping along Buena Vista
Creek would be visible. The proposed landscaping, of similar form, color, and species as
existing vegetation, would partially screen the parking structure and portions of the two
visible hotel buildings. Due to the relatively close distance of KOP 6 to the project site,
the apparent scale of the project (especially Hotel Building 1) is very large. The
differences in color and texture of the primary exterior finishes would be visible.
Changes to Visual Character/Quality
The proposed project, when viewed from KOP 6, would result in a large change in the
visual environment, primarily due to the distance to the project site. The apparent scale of
the project site would be large, as no other objects of similar height exist in the view from
KOP 6. SR-78 and most of the background development and hillsides would be screened
by the project. The horizon line would be drastically altered and punctuated by the
rooflines of the proposed hotel buildings and parking structure. As described previously,
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the overall visual quality of the existing environment from KOP 6 is considered moderately
low to moderate due to the urban elements, natural elements, and the barren project site,
which contribute to a disjointed visual environment. The proposed project would
aesthetically complement the surrounding land uses. The landscape plan would introduce
plantings of similar color, form, and texture as existing wetland vegetation that surrounds
Buena Vista Creek. The proposed structures would be of similar color and tone as the
nearby Buena Vista Sewer Lift Station and the North County Plaza Shopping Center.
Further, the existing barren project site visually detracts from the existing views from KOP
6. Therefore, impacts to visual character from KOP 6 would be less than significant.
Key Observation Point 7
As shown in Figure 4.7-9, all three hotel buildings and the four-story parking structure would
be visible from KOP 7. The proposed landscaping that would line the northern edge of the
project site would partially screen the different building facades. As Hotel Building 3 would
be nearest KOP 7, the differences in texture, color, and tone of the exterior building finishes
would be most apparent. The heights and scale of the proposed structures would also be
highly visible. Hotel Building 1 would appear taller than all other structures on the project
site. The scale relative to SR-78 would make the proposed structures appear very large.
Additionally, from this viewing angle, the project would appear to have horizontal mass and
bulk due to lack of substantial visual breaks between buildings.
Changes to Visual Character/Quality
From KOP 7, the proposed project would represent a highly drastic change in the visual
environment, primarily due to the scale and mass of the proposed development relative to
the existing land uses. Overall, the existing visual character from KOP 7 follows a
horizontal line set by SR-78, the existing flat project site, and North County Plaza
Shopping Center buildings. The introduction of the project’s hotel buildings and parking
structure would introduce large vertical elements that are not currently present in the
visual environment. The project would entirely screen views of the rear building façades
of North County Plaza and some of Hosp Grove Park in the distance. As described
earlier, Hosp Grove Park enhances the vividness of views from KOP 7. While the project
would introduce several vertical elements that would be visible from KOP 7, the upper
portion and tree canopy lines of Hosp Grove Park would be visible and generally define
the horizon. The darker earth-toned color roof accents would blend with the dark green
and brown vegetation that covers the hills of Hosp Grove Park. Additionally, the existing
barren project site detracts from the overall existing visual quality. Further, the
introduction of landscaping along the north edge of the project site would enhance the
visual quality of the SR-78 corridor. For these reasons, impacts to visual character would
be less than significant.
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Key Observation Point 8
As shown in Figure 4.7-10, from KOP 8, the majority of the north face of Hotel Building
1 as well as the four-story parking structure and the roofline of Hotel Building 2 would be
visible. Proposed landscaping that would line the northern edge of the project site would
also be visible and partially screen the lower portions of the project’s structures. The
differences between the textures, colors, and tone of exterior finishes of Hotel Building 1
would be very apparent from KOP 8, along with the contrast between the windows and
exterior walls. Additionally, differences between the colors and tone of the primary
exterior finishes and accent finishes would be apparent for the parking structures.
Changes to Visual Character/Quality
The proposed project would result in a moderately high change to the visual environment
as viewed from KOP 8. When compared to the existing visual environment, the project
would largely screen views to the rear of North County Plaza Shopping Center and portions
of Hosp Grove Park. The roofline of Hotel Building 1 would punctuate the horizon created
by the hills of Hosp Grove Park. As both the unity and intactness of KOP 8 is moderately
low due to the existing disjointed land cover and incongruent mix of urban and natural
elements, the project would contribute to a visual cohesiveness to the environment when
viewed from KOP 8. While views of Hosp Grove Park would be affected, it should be
noted that currently there would likely be minimal viewers from KOP 8 due to its location
(former commercial land uses that are not currently active) and lack of pedestrian access.
Motorists traveling on the westbound Jefferson Street off-ramp would have potential to
have a similar viewing angle as KOP 8; however, these would be extremely temporary.
Due to this, the already moderately low visual quality as viewed from KOP 8, and the
visual cohesiveness of the proposed project, impacts would be less than significant.
Key Observation Point 9
As shown in Figure 4.7-11, from KOP 9, the western face of Hotel Building 1 and
proposed landscaping surrounding the surface parking lot would be visible. Due to the
distance from the project site, the exterior finish colors would tend to blend and the
accent finishes would not substantially contrast with the rest of the building. The
proposed landscaping treetops that would be visible would be of similar form and color
as existing vegetation. Due to the viewing angle, no other portion of the project would be
visible from KOP 9.
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Changes to Visual Character/Quality
The proposed project would represent a moderately high visual change when viewed
from KOP 9 due to the contrast between the natural habitat of the lagoon and urban
development. However, the visible Hotel Building 1 would aesthetically complement
the visible portions of the Buena Vista Sewer Lift Station and the western building of
the North County Plaza Shopping Center. The darker accented roofline would also be
consistent with visible development from KOP 9. While the project would result in a
tall vertical element, it would be consistent with other vertical visual elements, as
viewed from KOP 9. As described earlier, Jefferson Street generally divides the
horizontal and vertical visual elements. When viewed from KOP 9, the height of Hotel
Building 1 would be similar to that of the existing lines created by the hillsides, tall
eucalyptus and palm trees, and the distant ridgeline of the San Marcos Mountains. The
project would not substantially contribute to a jagged horizon line, as existing utility
poles and tall eucalyptus trees would appear taller from KOP 9. Additionally, the
project would not substantially block the distant mountain ridgeline or the tall trees that
screen views to Westfield Carlsbad Shopping Center that contribute to the overall
influence of the natural landscape on the visual environment from KOP 9. Therefore,
impacts would be less than significant.
Summary
Construction of the project would last 23 months and the visual effects associated with
the visibility of construction equipment and personnel would be temporary. In addition,
the visual change resulting from development of the currently vacant and primarily
disturbed site into a multiple hotel building development would be transitory. Over time,
these features would begin to reflect the completed project. While the project would be
visible from the surrounding area and would introduce scale, density, and development,
the site has been previously disturbed. In addition, the visual elements of the project
would generally be cohesive with surrounding shopping center development. In addition,
the project would introduce new landscaping and plant species to the northern portion of
Buena Vista Creek. New landscaping would enhance the visual quality of the previously
disturbed and sparsely vegetated project site. OverallBased on the analysis of changes to
visual character/quality presented above, impacts to visual character and quality resulting
from construction and operation of the project would be less than significant.
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4.

Would the project create a new source of substantial light or glare in the area?
Lighting and Glare
As indicated in Chapter 3, Project Description, lighting would be provided around the
hotel buildings, pavilion, and parking structure. No new lighting is proposed within the
City of Carlsbad. These lighting features would consist of low-pressure sodium lights (or
other lights of 4050 lumens or less) that would be fully shielded and directed downward
to minimize light trespass onto surrounding properties and lighting impacts on the night
sky. In addition, outdoor lighting would be provided along the pedestrian walkways, the
pool/spa/lounge area, and the proposed recreational trail at the southern extent of the
project site. These lighting fixtures would also consist of low-pressure sodium lights (or
other lights of 4050 lumens or less) and would be directed downward. Outdoor lighting
and lighting affixed to building façades and pavilion areas will be fully shielded, and all
lighting would be located at least 80 feet from Buena Vista Creek. It should be noted that
some bridge lighting would be located directly above Buena Vista Creek (see discussion
below regarding bridge lighting). General illumination lighting (i.e., lighting for parking
lots, roadways, and security) would remain illuminated all night while decorative lighting
(building façade and landscaping, freeway signs, advertisements on parking structures)
would be turned off between 11:00 a.m. and sunset (in accordance with Chapter 39 of the
City of Oceanside Municipal Code).
A photometric study of the proposed project was conducted to determine the area that
would be illuminated by the proposed lighting elements of the project. The photometric
study (provided in Appendix J of this EIR) assessed lighting type and placement. The
standard measurements of luminous intensity measure illuminance (light falling on a
surface area) or luminance (light reflected from a surface area). The primary measure of
light intensity is the foot-candle, i.e., 1 foot-candle falling on a 1-square-foot area. The
City of Oceanside does not have a foot-candle threshold. The County of San Diego’s
threshold of 0.2 foot-candle measured 5 feet onto the adjacent property was used for the
purpose of this analysis.
According to the photometric study, all foot-candles would be below 0.2, measured 5 feet from
the property line. There would be no light spilling into the biological buffer, including along the
proposed bridge. A mix of pole lighting and rail lighting would be used on the bridge, which
would result in no light spillage into the buffer (i.e., 0.0 foot-candles).Therefore, impacts would
be less than significant.
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In addition, the use of reflective building materials and finishes, reflective lighting
structures, and metallic surfaces would be minimized to the extent feasible so as to
impede the creation of project-generated glare.
Shade and Shadowing
At the direction of City of Oceanside staff, a shade and shadow study was prepared for
the proposed project (see Appendix K of this EIR). While Appendix G of the CEQA
Guidelines does not explicitly address shadows resulting from the development of a
project, shadows are associated with changes in lighting. Additionally, because this
discussion involves new sources of shade and shadows resulting from the project,
Threshold 4 was determined to be the most appropriate section for the analysis.
Because the City of Oceanside, the City of Carlsbad, and other nearby jurisdictions do
not have adopted guidelines or methodologies for assessing shadow impacts, the analysis
of shade and shadow impacts is taken in the context of lighting; in other words, the extent
of which project-generated shadows would be cast beyond the project property line and if
that trespass would be considered significant. As shown in Appendix K of this EIR,
shadows cast by the proposed project would be the greatest during summer and winter
evenings when the sun is setting (the largest shadows would be during winter) and would
represent the worst-case scenario for new sources of shadow. The massing of the
proposed structures would contribute to large, unbroken shadows. During winter sunsets,
a large shadow, primarily due to Hotel Building 1, would be cast across SR-78 and would
encroach upon the El Camino North Shopping Center Parking Lot. During summer
sunsets, a large shadow would encroach upon Buena Vista Creek and the northwestern
portion of the Westfield Carlsbad Shopping Center Parking Lot. The other time of the
year in which large shadows would extend beyond the project site is winter mornings
when shadows encroach upon SR-78 (see Appendix K of this EIR).
The context in which these potential large shadows would be considered significant
would be by receptors within SR-78, El Camino North Shopping Center, and Westfield
Carlsbad Shopping Center, as these receptors would be directly affected by potential
shadows. As previously discussed, visitors to and employees of shopping centers in the
area are considered to have a low sensitivity to changes in the visual environment. This,
coupled with the largest shadows potentially cast by the proposed project falling onto
surface parking areas, would result in minimal adverse impacts caused by shadows cast
into the surrounding commercial development.
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The greatest potential for an adverse impact resulting from project-generated shadows
would be to motorists travelling along SR-78 during the early mornings and evenings in
winter. As previously discussed, motorists on SR-78 would have a high sensitivity to
changes in the visual environment. Due to the massing and scale of the proposed project,
there is potential for large and vast shadows to be cast on SR-78. Motorists travelling
westbound in winter evenings and eastbound in winter mornings would be subject to
changes in the lighting environment due to more direct lighting from the sun (rising and
setting) and project-generated shadows within motorists’ line of sight. However, due to
high travel speeds, motorists would be affected by project-generated shadows for a
minimal amount of time. As such, shadow impacts on SR-78 would be minimal.
Overall, while the project has the potential to cast large shadows during certain times of
the year, due to the proposed structure’s mass and scale, receptors to the changes
resulting from the shadows would not be adversely impacted. Therefore, impacts from
project-generated shadows would be less than significant.

4.7.5

Mitigation Measures

All impacts would be less than significant, and no mitigation measures are required.

4.7.6

Level of Significance After Mitigation

As stated in Section 4.7.4, the project as proposed would result in less than significant impacts as
relates to impacts on scenic vistas, scenic resources within a state scenic highway, the existing
visual character and quality of the site and its surroundings, and light and glare. Therefore,
impacts would be less than significant.
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