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5.1 AESTHETICS 

5.1.1 INTRODUCTION 

This section describes and provides photographs of the existing aesthetic characteristics of the project 

site and surroundings, and analyzes project-related aesthetic impacts, in terms of visual character and 

qualities, scenic resources, scenic vistas and outdoor lighting, and consistency with the City’s Scenic 

Resources goals, objectives, and policies. Additionally, the proposed design principles and key design 

elements for the East Gateway Specific Plan are described, along with illustrations of the visions for each 

of the main block areas to be developed in the specific plan area. 

5.1.2 EXISTING CONDITIONS 

Photographs of the project area were obtained for the main transportation routes that abut and traverse 

this area, since these are the locations where the visual character is most prominent to the most number 

of people. Views from State Route (SR) 126, Telegraph Road, Ferris Drive and Whipple Road are shown 

in Figure 5.1-1, East Gateway Project Photo Locations, Figure 5.1-2, East Gateway Project Area 

Photographs, Figure 5.1-3, Triangle Piece Photographs (East Gateway Specific Plan Block 7), and 

Figures 5.1-4, Telegraph Road Area Photographs – A, 5.1-5, Telegraph Road Area Photographs – 

B, 5.1-6, Telegraph Road Area Photographs – C, and 5.1-7, Telegraph Road Area Photographs – D. 

These figures correspond to the three main East Gateway Project areas to be annexed. 

As shown in these photographs, the existing visual character of the project area is a mixture of developed 

and undeveloped landscapes, reflecting its transition from an agricultural heritage to suburban 

development. Throughout the project limits, the land is relatively flat and there is no discernible 

topographic relief. The sloping hillsides and ridgelines of the South Mountains to the south, and the 

foothills and higher slopes rising to Santa Paula Ridge to the north are prominent landforms that provide a 

natural backdrop to the Santa Clara River Valley and the project area. Building masses are low-scale, i.e., 

one and two-stories in height, and arranged in low densities where they occur. Built sites are more 

frequent along the southern side of SR 126 and are predominantly light industrial in visual character. 

Santa Paula Creek provides a distinctive linear open space feature in the western part of the project area, 

and this is most visible from the Telegraph Road bridge crossing the creek north of SR 126. It is 

channelized with a soft bottom in this area. 

As shown in Photos 1 and 2 on Figure 5.1-2, the undeveloped parcels located at the eastern edge of the 

project limits retain their historically agricultural character. However, they are now limited to a tilled, crop-

free ground surface, which provides clear views of natural hillsides in the background. This land is part of 
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the first view of the project area, as motorists enter the “eastern gateway” to the Santa Paula planning 

area when traveling westbound along SR 126.  

The triangular-shaped parcel (Block 7) within the East Gateway Specific Plan area on the north side of 

SR 126 and south of Telegraph Road appears as a flat paved area, raised above the level of the freeway, 

with views beyond the site of two-story buildings, pole lines and tree canopies (see Photo 3 on Figure 

5.1-2). 

Views of the developed, triangular-shaped ‘island’ on the south side of SR 126 that are a part of the 

reorganization area are partially obscured by trees along the highway edge; however, the outdoor storage 

character of that site is readily apparent (see Photos 4 and 5 on Figure 5.1-3).  

A mixture of scenes and visual character occurs throughout the “Telegraph Road Area,” as shown in 

Figures 5.1-4, 5.1-5 and 5.1-6. Santa Paula Creek, in a channelized/soft-bottom condition, is visible as a 

distinctive linear open space element from both sides of Telegraph Road, (see Photos 6 and 7 on Figure 

5.1-4). Mature tree canopies, low-scale buildings, poles and overhead lines and street pavement 

dominate the foreground view from the eastern side of the Santa Paula Creek Bridge (see Photos 8 and 9 

on Figure 5.1-5). Distant mountain views are prominent in the background to the north/northeast. A 

mixture of low-scale structural forms and textures, masses of trees and shrubbery, poles/overhead lines, 

street pavement, dirt ground surfaces and distant hillsides in the background are seen within the rural 

residential areas along Ferris Drive and Texas Lane (see Photos 10 and 11 on Figure 5.1-5). Views of 

low-scale/low-density residential and commercial development, tree canopies, street pavement and road 

shoulders, pole lines and open land dominate the foreground view along Telegraph Road, between 

Whipple Road and South Hallock Drive (see Photos 12-14 on Figure 5.1-6). Natural hillsides can be seen 

in the distant background along both sides of Telegraph Road. A remnant tree orchard, weed-strewn 

vacant land, poles/overhead lines and open fencing comprise the highway view of the land between SR 

126 and Telegraph Road (see Photos 15 and 16 on Figure 5.1-7). Along Whipple Road, the views are of 

residential front yards, pole lines, fencing and tree canopies on one side and of fencing, pole lines and a 

tree orchard on the other (see Photo 17 on Figure 5.1-7).  

Outdoor lighting in the project area consists mainly of streets and highway lighting fixtures, along with 

headlights of motor vehicles. Common low-intensity lighting, focused on immediate illumination of 

driveways, yards, parking, and outdoor storage areas, occurs on the developed residential and 

commercial properties. Building exteriors are finished with wood, concrete, and other non-reflective 

materials. A few small metal roofs occur on accessory structures in the Telegraph Road area, which may 

occasionally produce minor reflective glare during bright sunlight conditions. 
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5.1.3 REGULATORY SETTING 

Scenic resources in the overall Santa Paula planning area are identified in the Conservation and Open 

Space Element of the Santa Paula General Plan,1 and include both natural and developed resources. 

The aesthetic qualities of the City of Santa Paula vary as widely as the topography and the built 

environment. The proximity of the distinct landforms from the mountains to the river valley, the agricultural 

fields that border the City and the historic downtown buildings, provide an exceptional scenic 

environment.  

It is important to conserve both natural and developed land areas that are high in scenic value. This 

element serves not only to identify these resources, but also to recommend policies that will conserve and 

enhance the resources for future generations. 

The Conservation and Open Space Element2 of the General Plan identifies the following inventories: 

Natural Scenic Resources 

• Santa Clara River 
• Santa Paula Creek 
• Adams Canyon 
• Fagan Canyon 
• Santa Paula Canyon 
• Barrancas 
• Mountains to the north and south 
• Hillsides to the east 
• Agricultural lands 
 

Developed/Man-Made Scenic Resources 

• State Route 126 (eligible state scenic highway) 
• State Route 150 (eligible state scenic highway) 
• City scenic routes: Foothill Road, Highways 126 and 150, 12th Street south of the Highway 
• Historic districts 
• In-town scenic drive 
• Open spaces of agricultural land and city parks 
• Views of the town from the hillsides 

 

Opportunities and constraints identified with respect to scenic resources are focused on the 

unincorporated areas at both edges of the planning area, since they are both “gateways” to Santa Paula 

from SR 126. While SR 126 is considered eligible for designation as a state scenic highway, the segment 

                                                     
1  Santa Paula General Plan, Conservation Element. 
2  Ibid, pp. CO-27 to CO-28. 
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within the Santa Paula planning area has not been officially designated as such and there are no 

foreseeable plans at this time for any such designation.  

The Conservation and Open Space Element acknowledges good development opportunities for 

commercial or industrial land uses at the east and west end of the city (i.e. East Area 1 and 2 and West 

Area 2), and specifies application of special architectural standards to ensure that development is 

sensitive to the gateway locations and complements the existing small town character of the City. Careful 

consideration of building design, materials, and signage is required to achieve that objective. Protection of 

scenic resources throughout the Santa Clara River Valley is identified as a key conservation opportunity 

overall. Views of mountains and agricultural to the east of the East Area 1 expansion area and the East 

Area 2 planning area are specifically identified as a concern. 

The Conservation and Open Space Element notes that all of the Santa Clara River Valley may be 

considered a scenic resource.3 As previously noted, SR 126 is considered eligible state scenic highway. 

The Conservation and Open Space Element notes that east of Santa Paula, excellent views of the 

surrounding mountains as well as the agriculture contribute to the scenic quality of the area.  

Conservation and Open Space Element goals, objectives and policies for preservation of scenic 

resources include:4 

Goals 

Goal 10.1:  Scenic views and vistas, tree-lined streets, open spaces, natural areas, 

ridgelines, and landforms should be preserved. 

Objectives 

Objective 10(a): Use a variety of land use planning tools to preserve scenic resources. 

Policies 

Policy 10a.a: The mountains surrounding Santa Paula are an important asset that should 

be protected for the views and open space. 

Policy 10b.b: Preserve viewing opportunities in canyon areas as development proceeds. 

                                                     
3  Santa Paula General Plan, Conservation Element, CO-35. 
4  Santa Paula General Plan, Conservation Element, 1998, pp. CO-51. 
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5.1.4 THRESHOLDS OF SIGNIFICANCE 

In order to assist in determining whether a project would have a significant effect on the environment, the 

California Environmental Quality Act (CEQA) identifies criteria for conditions that may be deemed to 

constitute a substantial or potentially substantial adverse change in physical conditions. Specifically, 

Appendix G of the CEQA Guidelines (Environmental Checklist Form) lists the following thresholds, under 

which a project may be deemed to have a significant impact on aesthetics if it would: 

• Have a substantial adverse effect on a scenic vista? 

• Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and 

historic buildings within a state scenic highway? 

• Substantially degrade the existing visual character or quality of the site and its surroundings? 

• Create a new source of substantial light or glare which would adversely affect day or nighttime views 

in the area? 

5.1.5 PROJECT IMPACTS 

The environmental impact analysis presented below is based on determinations made in the Notice of 

Preparation (NOP) for issues that were determined to be potentially significant with mitigation 

incorporated, or for issues identified by reviewing agencies, organizations, or individuals commenting on 

the NOP that made a reasonable argument that the issue was potentially significant (see Responses to 

NOP, Appendix 1.0). 

5.1.5.1 Have a substantial adverse effect on a scenic vista? 

Impacts 

As previously discussed, views from SR 126 are considered to be “scenic vistas” throughout the City’s 

planning area, based on the language of the scenic resources issues and policies set forth in the Santa 

Paula General Plan Conservation and Open Space Element. Scenic aspects in the proposed annexation 

area include agricultural lands, Santa Paula Creek and open spaces in the foreground and middle-ground 

viewing zones, background views of the South Mountains to the south of the highway, and background 

views of foothills and slopes rising to Santa Paula Ridge on the north side of the highway. Impacts to 

scenic vistas along SR 126 could occur if scenic elements that contribute significant scenic value to a 

vista are removed or if something is constructed that obstructs parts or all of a scenic vista. 



5.1 Aesthetics 

Meridian Consultants 5.1-13 East Gateway Project 
007-002-12  September 2012 

The proposed annexation of the areas included within the reorganization areas would not lead directly to 

any changes in scenic vistas along SR 126. Reorganizing the jurisdictional boundaries (i.e., annexing 

developed areas of the Project area into the City of Santa Paula’s jurisdiction) would not have any direct 

environmental effect on existing scenic vistas available from SR 126.  

Near-term development of the project site is being planned only within the eastern edge of the East 

Gateway Project area where the proposed East Gateway Specific Plan area defines a ‘blueprint’ for 

development of a mixed-use light industrial and commercial center. This could be a regional retail 

commercial center or business park. The proposed East Gateway Specific Plan would replace the 

County’s existing zoning classification of Agricultural Exclusive, thus facilitating the conversion of this land 

to urbanized uses as prescribed in the specific plan. Development of commercial and industrial land uses 

in accordance with the East Gateway Specific Plan design standards would represent a substantial 

change from the current open space character to a fully urbanized character. Foreground views of the 

currently fallow agricultural parcels, which contribute to the scenic vistas along the south side of SR 126, 

would be replaced with views of buildings, parking and circulation areas and extensive landscaping. The 

plan envisions a range of smaller commercial buildings, organized around small patios and courtyards 

setback 35 feet from SR 126 followed by similar small commercial buildings, larger retail buildings or 

office/research and development buildings of various sizes within the interior portion of the site. The 

southern-most portion of the East Gateway Specific Plan Area would accommodate larger retail buildings 

with a maximum height of 55 feet. Buildings will be separated by natural open space, courtyards, dining 

patios and parking areas. Development as proposed by the specific plan, either as a retail center or 

mixed-use center, would change the character of the local area from agricultural to more urban; however, 

this change is considered to have a less than significant impact since this land contributes only a small 

portion of the scenic value to the broader vistas along the highway and is immediately adjacent to existing 

urban uses. This area quickly return to views of agricultural and open spaces as a motorist passes by and 

continues eastward at the railroad tracks and Haun Creek beyond the city’s edge.  

The triangular shaped parcel site (inclusive Block 7 of the East Gateway Specific Plan area) on the north 

side of SR 126 and south of Telegraph Road is vacant land with no scenic resources and does not 

contribute to any scenic vistas from the freeway. Development of this land with low-scale (maximum 35 

feet high) commercial buildings and landscaping would not adversely affect scenic views. 

Distant background views of the South Mountains would not be obstructed due to the low building scale, 

which will be required through specific plan restrictions that will limit building heights (to main roofline) 

along the freeway to 35 feet. This height limit is more restrictive than the City’s standards for a Highway 
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Commercial zone (3 stories/45 feet)5 or for Industrial zones (45 feet).6 Maximum building heights of 35 

feet must be maintained within the interior block areas, and to increase to 55 feet at the rear (south) edge 

of the specific plan area. While this exceeds current zoning standards by 10 feet, it would be allowable 

under the Specific Plan. Potential view-blocking effects of buildings decrease substantially with distance 

from the viewer. As a result, the potentially larger buildings that could be built at the southern edge of the 

East Gateway Specific Plan area and are more than 1,100 feet from the highway edge. As these 

buildings will be set back and located behind other structure that could be built, their increased height will 

be less noticeable as the buildings mass would be stepped or terraced with other future structures. As 

such, they would have a less than significant effect on scenic vistas from SR 126.  

A landscaped edge treatment is proposed along the SR 126 frontage, to soften and screen views of the 

new buildings and parking areas. Over the long-term, as this landscape edge grows, it is possible that 

trees and tall shrubs could grow taller than the buildings and potentially obstruct portions of the 

background mountain views from highway travelers. The potential exists for trees to grow to heights that 

could result in a loss of views from SR 126 and a significant impact on the scenic vista quality as a result 

of the loss of the mountain background.  

The “triangle island piece” along the southern side of SR 126 within the reorganization area is already 

developed as a light industrial/outdoor storage site, and there are no plans to change that land use as 

part of the proposed project. Annexation of this land would result in a change from the County’s existing 

zoning classification of Open Space (O) to the City’s zoning classification of Industrial/Industrial Park 

Overlay (I) (see Figure 2.0-10), which would be consistent with the actual existing land use. There is 

currently no development proposal for this area and future development would be subject to planning and 

design review, as well as existing zoning restrictions with regards to height. The proposed annexation and 

rezoning of this land would not result in a significant impact to scenic vistas from SR 126. 

The vistas from Telegraph Road are not recognized as “scenic” as defined in the Santa Paula General 

Plan Conservation and Open Space Element. Although there are scenic vistas of the Santa Paula Ridge 

along portions of Telegraph Road. In the Telegraph Road Area of the project, there are no development 

plans in process and none are proposed as part of this project. Most of the properties currently 

designated by the County as Limited Industrial (M-2) would be rezoned through the Project to the City’s 

Highway Commercial (C-H) zone district. This would allow future commercial development in this area 

that could result in a very different visual character than the existing conditions. Moreover, future highway 

commercial (C-H) land uses (i.e. automotive sales. discount stores and other uses oriented toward 

                                                     
5  Santa Paula Municipal Code, § 16.15.020, Land Use Permit Requirements, Table 15-2, Development Standards 

– Commercial Zones. 
6  Ibid, § 16.21.030, Development Standards, Table 21-2, Development Standards – Industrial Zones. 
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automobile traffic) would be quite different pursuant to the Project than the types of industrial uses 

currently allowed by the County M-2 land use (i.e. manufacturing, processing or fabrication). As a result, 

the project would have no near-term or direct effects on the visual character of this area or to any scenic 

vistas of Santa Paula Ridge in the distant background.  

Rezoning the existing Texas Lane residential neighborhood from the County’s Rural Exclusive (RE) 

district to the City’s Single Family Residential (R-1) district is not expected to result in any land use 

changes. The existing Texas Lane neighborhood does not contribute to scenic vistas from SR 126. There 

would be no effect on the existing visual character of that area as there would be no change of building 

styles or massing.  

The landscape and architectural characteristics along Telegraph Road do not contribute to scenic vistas 

from SR 126. The two largest parcels (APNs 107-0-042-010 and -035) in the Telegraph Road area 

consist of an orchard and vacant, former agricultural land, both of which provide open space qualities as 

viewed from SR 126 and Telegraph Road. The proposed City zoning for these lands as Agriculture is 

similar to the County’s existing Agricultural Exclusive zoning. The proposed project would not enable 

more intensive and more urbanized land use and development character compared to existing conditions. 

The project would not affect scenic vistas with respect to the proposed zoning of these two large parcels. 

Impacts would be less than significant. 

Mitigation Measures 

The following measures have been identified to mitigate the identified impacts: 

5.1-1  Before issuance of an occupancy permit for property developed within the proposed East 

Gateway Specific Plan Area, a property management association shall be created to 

provide for maintenance and trimming of the landscape edge along SR 126. Such 

maintenance efforts shall ensure that the landscape screening does not exceed 35 feet 

(proposed building height limit) so as to not obstruct views of the South Mountains for 

eastbound or westbound highway travelers along SR 126. 

Residual Impacts 

Residual impacts from the Project will be less than significant. 
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5.1.5.2 Substantially damage scenic resources, including, but not limited to, 
trees, rock outcroppings, and historic buildings within a state scenic 
highway? 

Impacts 

Neither SR 126 nor any of the local streets in the project area are classified as scenic corridors by the 

Santa Paula General Plan or other regulatory documents. There are no stands of native trees or 

woodlands, rock outcroppings or other scenic natural features within the proposed annexation area. As 

discussed in Section 5.5 of this Draft EIR, there are potential historic buildings within the reorganization 

areas (see Section 5.5). However, no development that would remove or alter any potentially eligible 

historic structure is currently proposed. The proposed annexation would not, therefore lead to damage to 

or removal of scenic natural or built resources within view from a state scenic highway.  

Agricultural land along the north side of SR 126 in the project area was phased out of agricultural 

production, except for an orchard area along the eastern side of Whipple Road. The fallowed land 

immediately east of that orchard area is a scene of weed and grassland covered open space and tilled 

ground surface, and is not considered to be scenic agricultural land. The proposed zoning designations 

(see Figure 2.0-10) provide for a continuation of this area to remain in agriculture, and as such there will 

be no change in land uses. Therefore, the proposed annexation would not significantly impact scenic 

resources on that part of the project site. The orchard is not considered to be a significant scenic 

resource, since it is a last remnant of a previously expansive orchard covered landscape. More extensive 

cultivated farmlands provide scenic qualities along SR 126, to the east. This orchard area, therefore, does 

not provide any unique scenic qualities that are not available elsewhere in Santa Paula or in the Santa 

Clara River Valley. Annexation of this remnant orchard land would not lead to removal of a significant 

scenic resource.  

Agricultural land on the south side of SR 126, at the eastern edge of the Project site that is part of the 

proposed east Gateway Specific Plan, is cultivated for row crop production. When entering this area from 

the east, this land provides limited agricultural visual character at the City’s eastern gateway before a 

change to an urbanized condition. When departing this area in the westbound direction, this piece of land 

appears as a small open agricultural use on the edge of an urbanizing area. This land is within the City’s 

CURB and has been planned as part of the East Area 2 planning area for future development in the 

General Plan. East of the City and beyond the CURB is an agrarian area is a comprehensive “greenbelt,” 

covered by active farmland that extends between Santa Paula and Fillmore that is and would remain as 

the most prominent agricultural scene along this segment of SR 126. The agricultural land on the project 

site, therefore, does not provide any unique scenic qualities of agricultural lands in the Santa Clara River 



5.1 Aesthetics 

Meridian Consultants 5.1-17 East Gateway Project 
007-002-12  September 2012 

Valley. Conversion of this land on the project site to a sensitively designed commercial and/or light 

industrial development would result in a loss of a distinctive agricultural scenic resource along SR 126; 

however, the City anticipated its conversion when the CURB was adjusted to include this area as a 

gateway. 

As there is no development proposed and given that the fact the proposed zoning is Agricultural (A-1), 

annexation of the area that includes the remnant orchard land would not lead to removal of a significant 

scenic resource. Impacts would be less than significant.  

Mitigation Measures 

No mitigation is required. 

Residual Impacts 

Impacts will be less than significant. 

5.1.5.3 Substantially degrade the existing visual character or quality of the site 
and its surroundings? 

Impacts 

Changes in the existing visual character and quality of the project site would not occur as a result of the 

proposed annexation into the City of Santa Paula. There are no current development proposals and any 

future development would be subject to City review before any change in existing land use although the 

land use designations and zoning may change. The project does not include any plans to redevelop or 

otherwise modify the existing development character of the triangular unincorporated island that is part of 

the reorganization area on the south side of SR 126. The proposed City zone district designation of Light 

Industrial/Industrial Park Overlay is consistent with the existing land use and is not expected to result in a 

substantial change in the visual character and quality of that site. In the Telegraph Road area, there are 

no plans for any near-term development. Therefore, the project would have no direct impacts on the 

existing visual character and quality of that land area. The proposed R-1 zoning for the existing Texas 

Lane residential area would retain the existing land use character. It is not expected to result in new 

development proposals that would substantially change the low-scale rural residential character of that 

neighborhood. The two largest open space parcels are proposed to be zoned Agriculture, consistent with 

existing County zoning and current land use character. Accordingly, no substantial change in the visual 

character and quality of that land area would result from this project. If there are future proposals to 

change the zoning to permit urbanized uses in accordance with the City’s General Plan Land Use 

Element designation of Mixed Use Commercial/Light Industrial, they would be subject to environmental 
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impact review at that time, including an assessment of the effects on the visual character and quality of 

those sites and their surroundings.  

Proposed Highway Commercial and Commercial-Light Industrial zoning for the rest of the Telegraph 

Road area would allow for future development that could be more intensive than the existing low-scale 

mixture of commercial, light industrial and residential uses that occur in a few concentrated areas. It could 

also involve conversion of currently vacant land to developed sites. Future development proposals would 

be required to conform to the City’s development standards established for these zones. This area was 

identified for the City’s eventual urban expansion since the Santa Paula General Plan was adopted in 

1998. It was identified as an Urban Reserve area by the County for a number of years, in recognition of 

the likely urbanization as an extension of the City of Santa Paula. Over the long-term, a gradual 

conversion to a more urbanized condition would be consistent with the long-range vision for this area as 

set forth in the City’s General Plan. In this context, the change in visual character and qualities would be 

noticeable and substantial. Impacts would be less than significant. 

Adoption of the East Gateway Specific Plan would authorize a plan for near-term development of a 

regional commercial center, a mixture of light industrial and commercial uses, or possibly a light-industrial 

employment center at the eastern edge of the City’s planning area. This would represent a substantial 

change from the existing open space character of this land area. The proposed visual character for the 

specific plan area is described below. 

Vision, form, and character of the East Gateway Specific Plan define the design principles to guide 

development of this area. Key principles are related to the core concept of providing a highway-oriented 

commercial and employment center of regional significance that defines the City’s eastern gateway. This 

Project would be in a setting that reflects Santa Paula’s small town image and character in a location 

within one of the state’s most important agricultural valleys. Main design principles include: 

• Create a physical framework that is organized around a network of pedestrian-oriented streets that 

form simple blocks 

• Accommodate a range of uses that are accessible by auto, bike or foot, and which generally share a 

common supply of parking integrated into the block structure 

• Buildings, whether retail, service commercial or research and development, are simple in their 

massing, details, and materials, face the internal streets with welcoming entries, and present a semi-

rural edge of town character to SR 126. 
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• Landscaping that is simple and rural in character, characterized by rows or clusters of large trees 

common to the rural landscapes of the region; walls, fences and pavement of rustic, natural materials; 

and drought-tolerant and native ground plantings that reinforce the rural landscape character. 

Block area configurations would vary somewhat with respect to location and design of main street entries, 

parking layouts and circulation, potential building footprints and landscaping treatments, depending on the 

specific land use program that is ultimately developed. Figures 2.0-11, 2.0-12, 2.0-13 and 2.0-14, 

illustrates the main concepts of organizing the fundamental development blocks for the four land use 

programs supported by the specific plan. The visual character and quality of the built environment would 

thus vary somewhat between programs, but this would not result in significant differences from the 

standpoint of the overall aesthetic impact, compared to existing conditions. For discussion purposes, the 

proposed visual form and character of the Regional Commercial program will be highlighted. Block 

layouts and design variations for other land use programs can be reviewed in the specific plan document.  

Regional Commercial Program-Visual Form and Character 

A. Heritage Highway Area (Blocks 1 and 2) 

The vision for blocks 1 and 2 (see Figure 2.0-11) along the SR 126 frontage is a composite of California 

traditions and simple design elements that combine to project the image of the edge of a California small 

town, organized to support the programmatic needs of modern retailers. These blocks are organized and 

defined by an entry point along SR 126 and another from Hallock Drive, with the intent of generating a 

semi-rural edge along the highway with smaller, individual buildings along the highway and/or fronting the 

private streets. Buildings in this area will be the smallest in the plan area, and will be separated by natural 

open space, courtyards, dining patios, and/or small parking areas. Architectural features include simple 

gabled roof forms and simple or rustic materials that recall the local and regional traditions of agricultural 

buildings, roadside stands, “main street” retail buildings and highway commercial businesses. Buildings 

will be designed with “4-sided architecture” to ensure attractive views from the highway. 

Distinct landscape themes will be established along the highway frontage, along the creek and greenbelt 

edge and for open spaces. Along the highway, a landscape edge will be characterized by native 

California plantings in an informal, rural composition of drought-tolerant ground covers and perennials. 

Large trees vertically define the highway edge, while providing clear views of buildings below their 

canopies. A bike path will be set back from the highway and aligned between the highway curb and the 

buildings. Buildings and parking areas will be set back varying distances; setbacks for buildings will range 

from 15 feet for side and rear of buildings to 20 feet for Hallock Drove and 35 feet for SR 126 (Heritage 

Valley Highway). Additionally, Setback from the Specific Plan boundary for any structure, including the 



5.1 Aesthetics 

Meridian Consultants 5.1-20 East Gateway Project 
007-002-12  September 2012 

creek along the east edge of the plan area, will be 15 feet. These areas will be planted with naturalistic 

native plantings within the creek corridor. Outdoor dining or rest areas may abut the creek corridor. 

Rectangular parking areas with large shade trees will separate buildings along the highway, and other 

open space elements will include outdoor dining areas, usable courts or gardens, and seating areas. 

Illustrations of the design concepts for the Heritage Highway blocks are presented in Figure 5.1-8, Vision 

and Form of Heritage Highway Blocks. 

B. Central Area (Blocks 3 & 4) 

The vision for the blocks 3 and 4 (see Figure 2.0-11) is that they are flexible in the buildings and uses 

that including retail, offices, limited industrial and service commercial activities. The design character will 

be substantially defined by their edges, as follows:  

• Buildings along Hallock Drive will be sited in relationship to the siting of buildings on the southwest 

corner of Block 1, to emphasize the entry from Hallock Drive.  

• Internal streets will be enhanced with sidewalks and street trees to define these primary circulation 

routes for drivers, bicyclists and pedestrians.  

• The articulated edge along the southwestern side of Block 3 is adjacent to industrial uses, and 

provides a useful “back” side for the block that is to be the location for major service and delivery 

access off Hallock Drive.  

• An interior street would provide retail frontages and addresses for a building or buildings within the 

western portion of the block.  

• An “edge” drive could provide access along the eastern side of these blocks. 

Buildings in blocks 3 and 4 would be at least as large as the buildings along SR 126. These could include 

additional ‘pad’ buildings similar to those in the Heritage Highway blocks, as well as parking lots for 

buildings located in other blocks. Block 4, in particular, might be developed with one or two buildings or 

perhaps none, to provide parking needed by larger buildings in adjoining blocks. In Block 3, larger retail 

buildings would likely be developed, along with parking to support those uses. Five distinct landscape 

themes would be established for Hallock Drive, internal streets, retail drives, an east edge drive, and 

service drives. 

Illustrations of the vision for the central blocks are presented in Figure 5.1-9, Vision and Form of 

Central Blocks. 
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C. River Edge (Blocks 5 and 6) 

The Project anticipates using the most southern blocks to accommodate the largest buildings in the plan 

area, while maintaining a link with the northerly four blocks and the adjacent river edge. In a regional retail 

center,7 a large number of retail businesses would be concentrated along the southern edge, with a retail 

drive connecting to the main entrance street providing direct access to shop fronts, galleries, and 

forecourts, and for outdoor display and merchandise. Blocks will be organized and defined by their edges. 

This will include internal streets with sidewalks and street tree plantings to define primary circulation 

routes for drivers, bicyclists and pedestrians, service drives, a an internal street system, and an eastern 

edge drive along the creek corridor. Large retail buildings would be sited along adjacent streets and 

possibly a retail drive, with parking areas located in front, behind or along the sides of the buildings. Four 

landscape themes would be established along the streetscapes, each characterized by trees on both 

sides and a sidewalk on one side, except for the service drive. 

Illustrations of the vision and form proposed for the River Edge blocks are presented in Figure 5.10-10: 

Vision and Form of River Edge Blocks. 

D. Vision and Form of Gateway Triangle Site (Block 7) 

The Project anticipates developing the triangular parcel (Block 7 of the Specific Plan) fronting the north 

side of SR 126 based on a traditional, small town California roadside commercial type, as conceptually 

illustrated in Figure 5.1-11, Vision and Form of Gateway Triangle Site (Block 7). Main elements would 

be comprised of simple, one-story gabled buildings that evoke images of agricultural sheds or fruit stands, 

with rustically landscaped parking areas. One or possibly two buildings could be sited here, with the main 

building at the west end to face westbound highway traffic and the parking area to the east. A second 

building might be located near the east end, to provide a backdrop for the City gateway sign and reinforce 

the image of this site as a roadside commercial establishment. Access is from Old Telegraph Road at the 

northwest corner. The highway frontage is defined by a drainage swale that will be landscaped with native 

plants, river rock and a low open fence to resemble a dry creek bed, and a unique sign will be placed at 

the point of the triangle (Block 7) to welcome visitors to Santa Paula. Large trees with high canopies will 

vertically define the highway edge while providing clear views of buildings below their canopies. A simple 

parking area with shade trees would provide a central open space element. Outdoor dining areas or other 

usable courts or gardens may be sited in this area, or adjacent to buildings, designed with shade trees, 

fruit trees and seating areas for outdoor dining. 

                                                     
7  A commercial retail center typically offers a wide range of larger retailers that include apparel, home 

improvement, furnishings, electronics, toys and/or sporting goods.  









Simple rustic buildings compatible with the rural environment to 
the east

Outdoor displays of locally produced merchandise are recommended

Vision and Form of Gateway Triangle Site (Block 7)

FIGURE  5.1-11
SOURCE:  Sargent Town Planning, East Gateway Specific Plan, July 2012
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Implementation of the East Gateway Specific Plan in accordance with the vision, form and character 

guidelines summarized above would result in substantial changes, compared to the existing open space 

character of the area. As proposed, the Specific Plan would replace the existing area of row crops and 

agricultural uses and create a low-scale, urbanized edge at the City’s eastern gateway. In doing so, the 

proposed project provides design principles tailored to respect the historic small town image and agrarian 

character of this area. As proposed, this would provide numerous building and landscaping features to 

provide visual linkages to this historic and present day character of Santa Paula. In doing so, the Plan 

would provide an extension of the existing built commercial area that exists along SR 126, and not 

substantially change the visual character of the area. The East Gateway Specific Plan would extend the 

transition of low rise development that currently exists in the area, and the entrance of the City to a couple 

of hundred yards east of the current development and terminate west of Haun Creek which creates an 

natural buffer and transition to the open agricultural fields to the east. 

Impacts would be less than significant. 

Mitigation Measures 

No mitigation is required. 

Residual Impacts 

Impacts would be less than significant. 

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

Impacts 

Since the East Gateway Specific Plan area is the only part of the proposed annexation area that is being 

planned for near-term development, the rest of the project area would not immediately change with 

respect to lighting characteristics. Over time, individual development projects may be proposed that could 

create new outdoor lighting sources. Any such plans would need to demonstrate compliance with the 

City’s existing outdoor lighting regulations, as set forth in the Santa Paula Municipal Code.8 These 

regulations limit the intensity of illumination, the orientation, height and placement of lighting fixtures and 

prohibit generation of glare onto adjoining properties, streets or into motorists’ lines of sight. Compliance 

with these existing lighting standards is sufficient to mitigate potentially adverse lighting impacts 

associated with future development in the annexation area. 

                                                     
8  Santa Paula Municipal Code § 16.042.050. 
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Development of commercial and/or light industrial uses, parking lots and streets within the East Gateway 

Specific Plan would result in a range of new outdoor lighting sources to provide illumination for motorists, 

pedestrians, bicyclists, some signs, and for security lighting around buildings. This would result in a 

substantial increase in nighttime illumination within and possibly adjacent to the undeveloped plan area. 

All lighting will conform to the City’s existing lighting standards described above, and also as set forth in 

the East Gateway Specific Plan, as follows:  

3.4.7A Site Lighting and Street Lighting 

• Site lighting must be shielded by permanent attachments to light fixtures to prevent offsite glare. 

• The position of a lamp along a sidewalk or other path being illuminated must be within 20 feet of 
the ground. 

• Street lighting must be provided along public sidewalks and parking areas through luminaries that 
provide a minimum of a 1-foot candle mounted on 14-to-20 foot tall poles spaced between 50 and 
75 feet. Such poles must be at least 18 inches away from the adjacent curb face. 

3.4.7B Building Lighting 

• Lighting fixtures cannot distract from, or obscure important architectural features of the building. 
Lighting fixtures must be a subordinate feature on the building unless they are incorporated into 
the overall design scheme of the building. 

• Lighting (uplighting and downlighting) that is positioned to highlight a building or outdoor artwork 
must be aimed at the object to be illuminated. 

• All flood lamps must be shielded so that the light sources are not visible from a public sidewalk or 
open space. 

3.5.2C Sign Lighting 

• Sign lighting must be designed to minimize light and glare on surrounding rights-of-way and 
properties. 

• External light sources must be directed and shielded so that they do not produce glare off the site 
or on any object other than the sign. 

• Colored lights shall not be used at a location or in a manner so as to be confused or construed as 
traffic control devices. 

• Neither the direct nor the reflected light from primary light sources shall create hazards for 
pedestrians or operators of motor vehicles. 

• For energy conservation, light sources must be hard-wired fluorescent or compact fluorescent 
lamps, or other lighting technology that is of equal or great energy efficiency. Incandescent lamps 
are prohibited, except when used in signs of historic character as part of the architectural design. 

• Neon lighting, when allowed to be used, must be exposed, decorative neon tubing in front of a 
decorative sign, in compliance with applicable signage type standards. 
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Compliance with these lighting restrictions would be ensured through the development plan review 

procedures established in the Santa Paula Municipal Code and would avoid significant light and glare 

impacts in and near the East Gateway Specific Plan area. 

Impacts would be less than significant. 

Mitigation Measures 

No mitigation is required. 

Residual Impacts 

Impacts would be less than significant. 

5.1.6 CUMULATIVE ANALYSIS 

Cumulative Impacts 

The East Gateway Project area is located in a rapidly urbanizing portion of southwestern Ventura County 

where changes to the aesthetic environment abound. Specifically, new development in the area would 

alter the natural terrain and result in artificial topography. 

Some of the proposed commercial and industrial development within the East Gateway Project Area 

would be visible to travelers looking south from SR 126 at the eastern edge of the City. However, 

development in this area would be fairly consistent with the existing visual character of the area, which 

already includes a mix of commercial and industrial uses. The general intensification of such uses could 

have adverse visual impacts, but is not expected to substantially alter the aesthetic character of the 

area.9  

Existing City policies regarding visual quality, such as protecting views of the surrounding mountains, 

canyons and open space areas, would work to ensure high aesthetic quality of future development.  

The Conservation and Open Space Element makes the following observations regarding scenic 

opportunities and constraints for Adams Canyon, Fagan Canyon and West Area 2. 

Adams Canyon.10 Adams Canyon is a scenic resource that currently is largely inaccessible to the 

general public. Currently, no public roadway serves the canyon. However, Adams Canyon is one of 

several canyons in the area that contribute to the scenic beauty of the Santa Paula area. The canyon's 
                                                     
9  Santa Paula General Plan Update EIR, February 1998, p. 4.2-4. 
10  Santa Paula General Plan, Conservation and Open Space Element, p. CO-39. 
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scenic qualities include excellent views of the surrounding hillsides, rock formations, and native oaks, in a 

pastoral setting. The basic character of the area would be changed in the event of urban development. 

However, most of this development would not be visible from the valley floor, or scenic roadways serving 

the area, such as Foothill Road or SR 126. The canyon's aesthetic qualities should be maintained in 

future development proposals. As development occurs, it should be sensitive to the natural amenities of 

the canyon, and should preserve views of the surrounding hillsides and natural vegetation. Clustering 

techniques, as described in the Land Use Element, can help in preserving scenic canyon areas. 

Fagan Canyon.11 Fagan Canyon is a scenic resource that it is largely inaccessible to the general public. 

No public roadway serves the canyon. However, Fagan Canyon is one of several nearby canyons that 

contribute to the scenic beauty of the Santa Paula area. The canyon's scenic qualities include excellent 

views of the surrounding hillsides and the native vegetation. Like Adams Canyon, the basic character of 

the area would be changed in the event of urban development. However, most of this development would 

not be visible from the currently developed portions of the City. The canyon's aesthetic qualities should be 

maintained through the general plan process. As development occurs, it should be sensitive to the natural 

amenities of the canyon, and should preserve views of the surrounding hillsides and natural vegetation. 

Clustered development is one technique that can assist in preserving views and is endorsed in this plan. 

West Area 2.12 All of the Santa Clara River Valley may be considered a scenic resource. SR 126 and SR 

150 are eligible state scenic highways. West of Santa Paula, excellent views of the surrounding 

mountains as well as the agriculture contribute to the scenic quality of the area. Good views of the Santa 

Clara River may also be obtained from the freeway. This resource should be maintained through 

Conservation Element policies. 

The proposed Project would facilitate urbanization of the project area more quickly than if it were to 

remain in unincorporated territory since the City’s infrastructure and municipal services are needed to 

support urban development in this area. The increasingly urbanized visual character of the project area 

would contribute to similar cumulative effects elsewhere in the City’s planning area. These effects include 

conversion of open lands to developed sites along SR 126, with images of modern buildings, introduced 

landscaping, parking areas and a variety of night lighting sources. This project’s effects involving 

urbanization of undeveloped former agricultural land and rural open land would be similar to and 

compatible with the approved East Area 1 Specific Plan, located immediately to the north, which is 

planned for a mixture of residential, commercial, recreation and public school uses that will also create an 

urbanized visual character in place of what has been an open, agricultural area for many years.  

                                                     
11  Santa Paula General Plan, Conservation and Open Space Element, CO-40. 
12  Ibid, p. CO-37. 
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The Santa Paula General Plan identifies the East Area 2 annexation area for eventual expansion of the 

Santa Paula city limits for many years and the proposed visual character and qualities within the East 

Gateway Specific Plan would implement the City’s General Plan vision for this gateway to the planning 

area. Because the proposed annexation area would be governed by the City’s land use policies and the 

development standards set forth in the applicable zone district regulations and the East Gateway Specific 

Plan, the changes in visual character in the project area would occur in a planned, orderly and efficient 

manner, with a visual coherence that relates to the existing community and the new community in East 

Area 1.  

Development allowed under the General Plan would result in increased urbanization along sensitive 

viewing corridors within East Area 2, West Area 2 and infill development within the City would all be 

visible to large numbers of travelers moving through the City. 

This future development allowed by the General Plan will unavoidably alter the small town character of 

the City of Santa Paula.13 Residential, commercial, and industrial development within East Area 2 and 

West Area 2 would be highly visible from public viewing corridors, particularly SR 126, the major east-

west highway serving the City and the Santa Clara Valley. Although the General Plan includes ample 

measures to ensure high quality development, protection of viewsheds, and maintenance of an attractive 

living environment, planned expansion would transform the peripheries of Santa Paula into a less rural, 

more suburban character. Proposed development in Adams and Fagan canyons north of the City would 

not be visible from existing roadways that serve the City. However, such development would change the 

open space and grazing land use patterns in those areas into a more suburban residential environment. 

The General Plan’s polices and implementation measures would effectively mitigate most potential visual 

impacts associated with development visible from existing viewing corridors.14 The design standards for 

the expansion areas and hillside areas include provisions for duster development, open space protection, 

the use of natural materials in flood control, and appropriate buffering and setbacks. These standards also 

protect views of ridgelines, and enhance the urban environment by promoting street trees and other 

landscape features. Impacts would be less than significant. 

Cumulative Mitigation 

No mitigation is required. 

                                                     
13  Santa Paula General Plan Update EIR, February 1998, p. 4.2-1. 
14  Ibid, p. 4.2-9. 
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Residual Impacts 

Cumulative impacts would be less than significant. 

5.1.7 REFERENCES 

5.1.7.1 Local Planning Documents 

Local planning documents referenced in the preparation of this section include the following: 

• City of Santa Paula, Open Space Element in the General Plan, adopted April 1998, updated through 

September 2010. 

• East Area 1 Specific Plan Final EIR, Aesthetics Section, TCB/AECOM, November 2007. 

5.1.7.2 Project Related Studies 

• Administrative Draft East Gateway Specific Plan, Sargent Town Planning, July 3, 2012. 
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