REVISED DRAFT
ENVIRONMENTAL IMPACT REPORT
for the
YANKS AIR MUSEUM & VISITOR SERVING

March 10, 1997

prepared for

COUNTY OF MONTEREY PLANNING &
BUILDING INSPECTION DEPARTMENT

prepared by
DENISE DUFFY & ASSOCIATES
546-A Hartnell Street

Monterey, California 93940
(408) 373-4341

Printed on Recycled Paper



TABLE OF CONTENTS

1.0INTRODUCTION ... ... . . i e 1-1
1.1 Authorizationand Purpose .............. ... .. . ..., 1-1
1.2Focusofthe EIR ....... ... ... .. .. . . .. 1-1
1.3UsesoftheEIR ......... ... ... .. 0 .. 1-2
1.4 Mitigation MonitoringProgram . ... ........... ... ... .. ...... 1-2

2.0 SUMMARY OF ENVIRONMENTAL IMPACTS ..................... 2-1
21 0ntroduction ... ... .. e 2-1
2.2 Summary of Project Description. .. ......................... 2-1
23Areasof Concern . ... ... i 2-2
2.4 Alternatives Evaluated inthisEIR .......................... 2-2
2.5 Environmentally Superior Alternative . . ... ................... 2-2
2.6 Unavoidable Significant Impacts .................. I 2-3
2.7 Summary of Mitigatable ProjectImpacts .. ................... 2-4

3.0 PROJECTDESCRIPTION .. ..... ... ... .. .. .. 3-1
S OvervieW .. 3-1
3.2ProjectLocation . ....... ... ... .. ... 3-1
3.3 ProjectBackground . ...... ... ... ... ... 3-1
3.4 Project Objectives . ........ ... .. .. i 34
3.5 Project Characteristics . . ........... ... ... ... ... ... ...... 3-4

3.5.1 Aircraft Flight Activity .. ........................... 3-7
3.5.2Circulation ........ ... . ... 3-7
3.5.3 Off-Street Parking Facilities . . ...................... 3-7
3.5.4 Landscaping and ExteriorDesign .................. 3-15
355WaterFeature ............. ... ... .. ... . .. 3-156
3.56 FarmingandOpenSpace ........................ 3-16
35.7Grading ... 3-16
3.58 Infrastructure .......... ... ... ... .. 3-16
3.5.9 Project Phasingand Schedule .. ................... 3-17
3.6 Required Permits and Approvals .......................... 3-18

4.0 ENVIRONMENTAL SETTING, IMPACTS & MITIGATION MEASURES .. 4-1

41 0rganization . ........ ... 4-1
4.1.1 Determination of Significance ...................... 4-1
42LandUseandPlanning ............... . ... 4-2
421 Introduction .......... ... ... ... 4-2
422 8etting ... 4-2
4.2.3 Impacts and MitigationMeasures ................... 4-9

Denise Duffy & Associates



Table of Contents

43 Airport Safety .......... ... . . 4-12
431 Introduction . ........ .. ... .. 4-12
4.3.2 Airport Characteristics . .......................... 4-12
433 AirportSafety .......... ... .. ... 4-15
4.4 Geological and Geotechnical Hazards ..................... 4-22
441 Introduction ......... ... ... .. 4-22
4428etting ....... . e 4-22
4.4.3 Impacts and Mitigation Measures .................. 4-26
45 Water Qualityand Supply ........ ... . i i 4-30
451 Introduction ....... .. ... .. . . 4-30
452 8etting ... e 4-30
4.5 .3 Impacts and Mitigation Measures .................. 4-35
4.6 Surface HydrologyandDrainage . . ........................ 4-46
46.1Introduction . ....... ... . ... . . ... 4-46
46.28etting . ... 4-46
4.6.3 Impacts and Mitigation Measures . ................. 4-47
47 Wastewater Disposal . ............ .. ... ... ... . . .. ... 4-52
471 Introduction . ........ ... ... 4-52
47.28etting . ... e 4-52
4.7.3 Impacts and MitigationMeasures . ................. 4-56
4.8 Trafficand Circulation . ............ ... . ... ... ... ... ... 4-65
48.1 Introduction ........... ... ... 4-65
4828etting ... .. 4-65
4.8.3 Impacts and Mitigation Measures . ................. 4-70
49 AIrQuality ........ .. 4-87
491 Introduction ......... ... ... .. 4-87
4928etting ........ . 4-87
4.9.3 Impacts and Mitigation Measures .................. 4-91
410NOISE . ... 4-101
4101 Introduction . ......... ... .. . . ... . o 4-101
41028etting ........ 4-101
4.10.3 Impacts and Mitigation Measures .. .............. 4-104
411 PublicServices ........... ... e 4-108
4111 Introduction ........... ... ... .. .. .. ... 4-108
411.2FireProtection ............ ... ... ... ... . . ... 4-108
4.11.3 Police Protection ................ ... ... ..... 4-109
411.4SolidWasteDisposal .......................... 4-110
412Human Health& Safety ............................ ... 4-111
4121 Introduction .......... .. .. ... 4-111
4122 8etting ....... .. 4-111
4.12.3 Impacts and Mitigation Measures ................ 4-112
4,13 Viewshed & Aesthetics ................. ... ... ....... 4-114

Denise Duffy & Associates



Table of Contents

4131 Introduction ........ ... ... . ... . o 4-114
41328etting . ... .. 4-114

4.13.3 Impacts and Mitigation Measures ................ 4-119

414 Cultural Resources ........... ... ., 4-122
4141 Introduction . ....... ... ... . . ... 4-123

4142 8etting ...... ... . 4-123

4.14.3 Impacts and Mitigation Measures ................ 4-123

QA ENeIgY ..ot e 4-123
4151 Introduction ............. ... . ., 4-123

4152 8etting ....... ... 4-123

4.15.3 Impacts and MitigationMeasures ................ 4-124

4.16 Biological Resources ................ ... ... 4-124
4.16.1 Introduction ............. ... ... ... 4-124
416.28etting ........ . 4-124

4.16.3 Impacts and Mitigation Measures . ............... 4-125

417 Employment . ... . e 4-125
4171 Introduction . ......... ... . ... 4-125

4.17.2 Employment Characteristics . . ................... 4-125

4.17.3 Potential Direct and Indirect Employment Impacts .. .. 4-127

5.0 CUMULATIVE IMPACTS . ... ... .. . i 5-1
51 0ntroduction .. ... ... 5-1

5.2 Cumulative Impacts in Project Vicinity . . ..................... 5-1

6.0 GROWTH INDUCEMENT . ....... ... ... .. . . . i 6-1
6.1 Introduction ... ... ... .. .. 6-1

6.2 Growth InducingImpacts ................ ... .. ... . . 6-1

7.0 PROJECT ALTERNATIVES ...... ... ... ... . . .. ., 7-1
7.1 0ntroduction . ... ... 7-1

7.2 Alternative Analysis . ......... .. ... .. 7-1
721NoProject ... ... ... . e 7-2

7.2.2 Wastewater Disposal/Domestic Water Supply Alternative 7-3
7.23ReducedParcel Size ............................. 7-4

7.2.4 Alternate Location .............. .. ... .. ... ... 7-5

7.2.5 Environmentally Superior Alternative . . .............. 7-10
8.O0REFERENCES .. ... ... ... . . . 8-1
8.1 ReportPreparation ............. ... . i, 8-1

8.1.1 Denise Duffy & Associates . . ....................... 8-1

8.1.2 Technical Subconsultants .. ....................... 8-1
82PersonsContacted .............. ... ... ... ... . . ... .. 8-1
8.3Bibliography ... ... ... . 8-2

Denise Duffy & Associates



-t
COXINOIOAWLN =

-
-

12a.

12b.
12c.

12.
13.
14,
18.
16.
17.
18.
19.
20.
21.
22.
23.
24.
25.
26.
27.

AN~

o o

Table of Contents

Viséd Draft EIR
EIGURES
Regional Location .......... ... ... .. .. . . . i 3-2
Vicinity Location . . . ...... ... . e 3-3
ProjectMasterPlan . ........... .. ... . ... . . . i 3-8
Museum FloorPlan .......... ... . ... 3-9
Museum ConceptElevations . ............................... 3-10
Winery Floor Plan .. ...... .. ... .. 3-11
Winery Concept Elevations . ............. ... .. ... ... ..... 3-12
RestaurantFloorPlan .............. ... ... ... . . . ... . ... 3-13
SurroundingLand Uses .............. . . . i 4-4
City of Greenfield Sphereof Influence . . ........................ 4-5
Properties Under Williamson Act Contract ... ................... 4-8
Airport Impact Area . ........... .. ... 4-19
Runaway ProtectionZone .............. ... ... ... .. ... ..... 4-20
Dimensions of RPZ & Approach Zones ........................ 4-21
CNEL Noise Contours (dBA) - Year 2010+ . .................... 4-23
Hydrology and Drainage Map - Undeveloped Condition ........... 4-48
Sewer Connection to City's TreatmentPlant . ................... 4-61
Existing Peak Hour TrafficVolumes .......................... 4-67
Pre-project Peak Hour TrafficVolumes . ....................... 4-69
Project Peak Hour Traffic Volumes-1996 . ..................... 4-73
Project peak Hour Traffic Volumes-2000 .. .................... 4-74
Post Project Peak Hour Traffic Volumes-1996 ... ............... 4-76
Post Project Peak Hour Traffic Volumes -2000.................. 4-77
USA Buildout Peak Hour TrafficVolumes .. .................... 4-82
Cumulative Peak Hour TrafficVolumes . ....................... 4-83
Key PublicVantage Points . ............................... 4-115
Views to the East from Southbound Highway 101 . .............. 4-116
Views to the East from Northbound Highway 101 ............... 4-117
Views to the East from the Highway 101 Overpass at Thorne Road . 4-118
Location of Cumulative Projects . ............... ... ... ... ..... 5-3
TABLES

Parking Requirements .......... ... .. .. i i 3-14
PercolationRate Summary ............... ... ... ... ... ..., 4-27
SummaryofFaultData ................. ... ... .. ... ... ... ... 4-28
Water Quality Data for Existing On-site Well

& Greenfield Municipal Supply Well ......................... 4-34
Wastewater Treatment & Quality CriteriaforReuse .............. 4-54
Comparative Ranking of Wastewater Alternatives ............... 4-62

Denise Duffy & Associates



7.
8.

9.
10.
11.
12.
13.

14.

15.

16.
17.
18.
19.

20.

Table of Contents

ad.Draft EIR

Level of Service - Existing Conditions (1994) ................... 4-68
Level of Service - Existing Conditions (1994) +

Pre-Project Conditions (1996) . ............ .. ... . ... ... ..., 4-70
Trip Generation Rates and Estimated Trip Generation ............ 4-72
Level of Service -- Post Project Conditions 1996 and 1997 ........ 4-85
Level of Service -- USA Buildout and Cumulative Traffic Conditions . 4-86
Federal and State Ambient Air Quality Standards .. .............. 4-89

Emission Factors for Heavy-Duty

Diesel-Powered Construction Equipment

(pounds per hour of operation) ............................. 4-95
Emission Factors for Heavy-Duty

Gasoline-Powered Equipment

(pounds per hour of operation) ............................. 4-96
Project Generated Mobile Source Emissions
(pounds perday) .........oiit e 4-99
CO Concentrations Over Background (PPM) . ................. 4-100
Land Use Compatibility for Exterior Community Noise ........... 4-103
Existing TrafficNoise . . ...... ... ... . 4-104
Job Creation - Yanks Air Museum

& Visitor Serving Facility .............. ... ... ... ... ..., 4-128
Cumulative Development

City of Greenfield and Sphere of Influence ..................... 5-2

APPENDICES

Initial Study

Proposed Building Square Footages

Erosion Control Best Management Practices

Sanitary Sewer Flows

Traffic Analysis Worksheets

Air Quality Worksheets/AMBAG Consistency Determination
Archaeological Records Search

OGMMOOwW>»

Denise Duffy & Associates



1.0 INTRODUCTION

1.1 Authorization and Purpose

This document is an Environmental Impact Report (EIR) prepared in accordance with the
Califomia Environmental Quality Act (CEQA) of 1970, and CEQA Guidelines, as amended.
The purpose of this EIR is to inform the public generally of the significant environmental
effects of the proposed Yanks Aircraft Museum and Visitor Serving Facility (the project),
identify possible ways to minimize the significant effects, and describe reasonable
altematives that support the objectives of the project. This EIR has been prepared by
Denise Duffy and Associates (DD&A) for the Monterey County Planning & Building
Inspection Department (County Planning Department) as the "Lead Agency", in consultation
with the appropriate local, regional and state agencies.

1.2 Focus of the EIR

CEQA Guidelines require preparation of an EIR when a Lead Agency determines that there
is evidence that a project may have a significant effect on the environment. The need to
prepare an EIR was established by the County Planning Department as a result of a
preliminary evaluation, or Initial Study, of the likely significant environmental effects of the
planning, construction and operation of the project. The project Initial Study was prepared
by LDM Associates for the applicant and is presented in Appendix A.

As defined by the CEQA Guidelines, Section 156382, "significant effect on the environment"
means:

.. a substantial, or potentially substantial adverse change in any of the physical
conditions within the area affected by the project including land, air, water, minerals,
flora, fauna, ambient noise, and objects of historic or aesthetic significance.

The EIR also identifies mitigation measures where necessary. CEQA Guidelines (Section
15370) defines varying degrees of mitigation as follows:

» avoiding the impact altogether by not taking certain actions or parts of an action;
*  minimizing impacts by limiting the degree of magnitude of the action;
« rectifying the impact be repairing, rehabilitating, or restoring the affected environment;

+ reducing or eliminating the impact over time by preservation and maintenance
operations during the life of the action; and

« compensating for the impact by replacing or providing substitute resources or
environments.

11 Denise Duffy & Associates



Monterey County - 1.0 Introduction
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The Initial Study identified several areas of concemn that should be discussed in the EIR
including: water quality and hydrology; geology; soils and seismicity; traffic; air quality; noise;
natural resources; viewshed; public health and safety; and growth inducement. In addition,
a Notlce of Preparatlon (NOP) was distributed to interested agencies and organlzatlons

1.3 Uses of the EIR

This Draft EIR will be circulated for agency and public review during a 45-day public review
period. Comments received by the County Planning Department on the Draft EIR will be
reviewed by the EIR consultant and the County Planning Department and responses to
comments will be addressed in the Final EIR. The Monterey County Board of Supervisors
must certify that it has reviewed and considered the information in the Final EIR and that the
Final EIR has been completed in conformity with the requirements of CEQA.

Itis not the purpose of an EIR to recommend either approval or denial of a project. CEQA
requires the decision makers to balance the benefits of a proposed project against its
unavoidable environmental risks. = Although the EIR does not control the lead agency's
ultimate decision on the project, the Monterey County Board of Supervisors must consider
the information in the EIR and respond to each significant effect identified in the EIR. If
significant adverse environmental effects are identified in the EIR, approval of the project
must be accompanied by written findings, as follows:

A. Changes or alterations have been required in, or incorporated into, such project that
mitigate or avoid the significant environmental effects thereof as identified in the
completed EIR.

B. Such changes or alterations are within the responsibility and jurisdictions of another
public agency and such changes have been adopted by such other agency, or can and
should be adopted by such other agency.

C. Specific economic, social or other considerations make infeasible the mitigation
measures or project alternatives identified in the EIR.

1.4 Mitigation Monitoring Program

A mitigation monitoring program will be prepared in compliance with Public Resources Code
(PRC) Section 21081.6 (AB 3180 of 1988). It describes the requirements and procedures
to be followed by the County and the Applicant to ensure that all mitigation measures
adopted by the Monterey County Board of Supervisors as part of this project will be
implemented as described in this EIR. The purpose of the monitoring program is to ensure
compliance with environmental mitigation during project planning, construction and
operation. The mitigation monitoring program will be included in the Final EIR.

1-2 Denise Duffy & Associates



2.0 SUMMARY OF ENVIRONMENTAL IMPACTS

2.1 Introduction

This summary provides a brief description of the proposed project, known areas of concern,
project altematives, and all potentially significant impacts identified during the course of this
environmental analysis. This summary groups impacts of similar ranking together. There
are no anticipated unavoidable significant impacts. All identified potentially significant
impacts can be mitigated. Responsibility for implementation of mitigation measures is with
the applicant unless otherwise noted.

This summary is intended as an overview and should be used in conjunction with a thorough
reading of the EIR. The text of this report, including figures, tables and appendices, serves
as the basis for this summary.

2.2 Summary of Project Description

The proposed Yanks Aircraft Museum and Visitor Serving Facility (the Project) consists of
a World War |l and "Golden Era" aircraft museum, public and pri air strip, and
associated commercial and visitor-serving facilities. In addition to the aircraft museum and
runway with supporting taxiway, the applicant intends to construct a winery with tasting
room, two gasoline stations, a 150 room hotel/motel and restaurant, space for Recreational
Vehicle (RV) parking, and a two-acre lake on the project site. A detailed description of
project characteristics is provided in Chapter 3.0, Project Description.

The project site is located in unincorporated Monterey County adjacent to the easterly side
of, and parallel with, U.S. Highway 101 and northerly of Thorne Road. The site is located
in the Central Salinas Valley approximately one-half mile north of the City of Greenfield.
The Assessor's Parcel Numbers for the property are 111-012-07-000 and 011-012-12-000.

The Project is proposed to be constructed on approximately 111 acres of a 430-acre
property currently in agricultural production. The remaining 329 acres will remain in
agricultural production. The site is generally level and is currently served by two active on-
site water wells. Vehicle access is from Highway 101 and Thorne Road.

21 Denise Duffy & Associates



2.0 Summary of Environmental Impacts

2.3 Areas of Concern

The Lead Agency has identified the following areas of concem based on the initial study and
the responses to the Notice of Preparation (refer to Appendix A). These concemns and
potential impacts are: geologic and soil hazards, drainage and control of runoff, an increase
in existing noise levels related to aircraft activity, safety risk of aircraft flights, reduction in
agricultural acreage, substantial alteration of an existing land use, an increase in traffic
volumes, an increase in demand for public services, an increase in demand for potable
water, and the provision of sanitary sewer treatment and disposal on the site.

This Draft EIR considers the full range of potential environmental impact issues. Each issue
has been analyzed against established standards of significance; mitigation measures have
been recommended to reduce the level of significance or an impact has been identified as
significant and unavoidable. The responsibility for mitigation is also identified. Therefore,
the environmental issues addressed in the EIR have been addressed in accordance with
CEQA at a level of detail corresponding with the level of detail of the proposal.

2.4 Alternatives Evaluated in this EIR

CEQA Guidelines specifically state that an EIR must include a discussion of alternatives to
the proposed project. The EIR must describe a range of reasonable alternatives which
could feasibly attain the basic objectives of the project. The four alternatives to the
proposed project that are analyzed in the EIR are summarized below:

e No Project

» Wastewater Disposal/Domestic Water Supply Alternative
Reduced Parcel Size

Alternate Location

2.5 Environmentally Superior Alternative

CEQA requires that an environmentally superior alternative to the proposed project be
specified, if one is identified. In general, the environmentally superior alternative is
supposed to minimize adverse impacts to the project site and surrounding environment while
achieving the basic objectives of the project.

The proposed project, as amended by mitigation measures recommended in this EIR
generally results in impacts which can be mitigated to a less-than-significant level. These
mmgatlon measures include connection to the City's sewer and water systems by agreement
), rather-than-through-annexation, increased
Iandscapmg, reduced signage, and circulation improvements to adjacent roadways and
freeway ramps. However, the project will result in the conversion of prime farmlands to
predominantly nonagricultural uses, resulting in an unavoidable adverse impact.

2-2 Denise Duffy & Associates
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Existing airports in Monterey County were reviewed. This would consolidate new
airport operatlons atan eXIstlng pubhc alrport and the air museum could be located nearer
our:alternative locations

Airfield) Monterey

2.6 Unavoidable Significant Impacts

Land Use and Planning

Impact: The project will result in the conversion of approximately 111 acres of agricultural
land to commercial and airport uses. As indicated by the Stories index ratings and soil
grades, soils on the site are classified as "prime" and are well suited for general intensive
farming. This is a significant unavoidable impact.

2-3 Denise Duffy & Associates
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2.7 Summary of Mitigatable Project Impacts

Geologic and Geotechnical Hazards

Impact: The project site will likely be subject to severe ground shaking in the event of a
major earthquake. The degree of potential property damage would vary with the magnitude
and duration of the seismic event. This is a significant impact that can be mitigated to a
less-than-significant level by implementation of existing Uniform Building Codes and the
following mitigation.

Mitigation

1. All engineering analysis and structural design shall incorporate the following design
seismic parameters: 0.50g mean peak horizontal ground acceleration; 0.35g repeatable
high ground acceleration; duration 31 seconds.

2. Incorporate recommendations conceming foundation design criteria included in the
geotechnical feasibility study prepared for the project by Haro, Kasunich & Associates
(Report # M4394),

Water Quality and Supply

Impact: The projected conce tration of percolating recharge water will be below the. drinking
, but slightly above the County’s target concentration of
6.0 mg/l This is a significant impact which can be reduced to a less-than-
significant level with implementation of the following mitigation measure.

24 Denise Duffy & Associates
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Mitigation

3. The applicant shall submit a landscaping plan subject to the review and approval of the
Monterey County Planning Department which describes the methods to be employed
to ensure that trees and plants that do not require high nitrogen-based fertilizer use are
maximized on the site, and that plants such as turf grass which require high fertilizer
use are minimized.

Impact: The water quality of the onsite wells is unacceptable for domestic uses. The
mineral content (e.g., TDS and sulfate) are in excess of secondary drinking water standards,
which are based on consumer acceptance criteria. More importantly, the nitrate
concentration of 92 mg/l in the well water exceeds the primary drinking water standard of
45 mg/l. The well water cannot be used for domestic supply unless the nitrate is removed
by treatment and the project includes no provision for water treatment. The applicant’s plan
to develop a new on-site water well with better quality has not, thus far, been proven
feasible. This is a significant impact that can be mitigated to a less-than-significant level by
implementation of the following mitigation.

Mitigation

4. - i e source of potable water for the pro;ect the apphcant a

Altematively, if the applicant elects not to obtain domestic water service from Greenfield
in favor of on-site groundwater, then additional investigations, testing and engineering
studies shall be completed to verify the ability to provide an on-site domestic water
supply that meets all applicable drinking water requirements. [f this option is pursued
it shall constitute a “future study” that would be subject to additional environmental
review in accordance with CEQA.

Impact: The total average annual water demand for the project (domestic supply, irrigation
water, and lake evaporation) is estimated to amount to 185.5 acre-feet. This represents a
reduction in ground water pumping of approximately 170 to 226 acre-feet/year as compared
with the present estimated agricultural use of water on the 111-acre project site of 277 to
333 acre-feet/year. The preceding estimate of net reduction in local ground water pumping
is applicable if the project obtains its entire water supply from on-site wells. This represents
a net positive effect on ground water in the immediate project area and the Salinas Valley
as a whole.

2-5 Denise Duffy & Associates
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Mitigation

5. Should the County require the use of an on-site wastewater treatment plant, the
applicant shall submit a wastewater treatment plant design subject to the review and
approval of the Monterey County Health Department and Public Works Department,
which provides for the safe and convenient use of reclaimed water on the adjacent
farmlands owned by the applicant, and the proposed vineyard.

6. Design of the proposed project facilities shall include provisions to minimize impacts on
the ground water basin by implementing water conservation practices. At a minimum,
these design considerations include:

« Use of low-flow fixtures, including shower heads with a maximum flow capacity of 2.5
gallons per minute and toilets using 1.5 gallons per flush.

« Use of low water use or native plant material and low precipitation sprinkler heads,
bubblers, drip irrigation system and timing devices.

7. Design of the proposed detention ponds shall include provisions to increase infiltration
rates for runoff such that detention ponds function as percolation ponds.

Impact: Construction related water use could total almost 0.65 acre-feet. While this is a
temporary, less-than-significant impact affecting relatively small volumes of water, the use
of non-potable water should be encouraged to ensure that domestic water supply impacts
are reduced to the greatest extent possible.

Mitigation

8. Water supplied for fill compaction and dust minimization shall be reclaimed or
subpotable where feasible.

Surface Hydrology and Drainage

Impact: While the drainage plan is adequate as proposed, no provision for maintenance
has been provided in the Master Plan. Since maintenance affects the long-term viability of
the proposed drainage system, this is a potentially significant impact which can be reduced
to a less-than-significant level with implementation of the following mitigation measure.

Mitigation

9. The applicant shall submit a comprehensive plan for drainage system maintenance,
subject to the review and approval of the Monterey County Public Works Department.
At a minimum, the plan should address the design features, personnel, equipment,
scheduling, and procedure for cleaning and maintenance of the infiltration basins to
prevent the development of nuisance conditions and to maintain the long-term
infiltration capacity of the basin soils.

2-6 Denise Duffy & Associates
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Impact: Storm water discharges associated with construction activities where clearing,
grading, and/or excavation of land occurs would have the potential for poliuting the waters
of the United States. This is a significant impact which can be reduced to a less-than-
significant level through implementation of the following mitigation measure.

Mitigation

10.  The applicant shall submit evidence of a General Construction Activity Storm Water
Permit obtained from the RWQCB to the Monterey County Planning and Building
Inspection Department.

Wastewater Disposal

Impact: Operation of the proposed wastewater treatment system could result in health and
safety impacts due to plant upset, failure or improper operation. This is a significant impact
that can be reduced to a less-than-significant level with implementation of the following
mitigation measures.

Mitigation

11.  The applicant shall prepare and submit, for review by the Monterey County Health
Department and Public Works Department, a comprehensive plan for operation and
maintenance (O&M) of the proposed wastewater treatment and disposal facilities.
This plan need not be detailed to the level of an O&M Manual, but it should provide
sufficient description of the required/planned maintenance personnel, activities,
equipment and procedures to assure that the proposed on-site treatment and
disposal system will be adequately operated for the protection of public health, The
plan shall identify the preferred operator of the plant, either a certified plant operator
under private contract, or a County Sanitation District or County Service Area.

The treatment plant capacity should be expanded to approximately 72,000 gpd, in
order to accommodate estimated peak winery wastewater flows during the “crush”
period. Any operational changes during the “crush” period should be evaluated and
identified in the O& M Manual.

As an alternative to completing the identified mitigation for an on-site treatment

2.7 Denise Duffy & Associates
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app

12. The applicant shall provide a revised wastewater facilities plan, for review and
approval be the Monterey County Health Department and the Public Works
Department, identifying and describing the means for complying with the County
requirements for 3-day short-term storage and 120-day long-term wastewater
storage.

13. The applicant shall supply supporting information, for review and approval by the
Health Department and Public Works Department, describing the plans for sludge
disposal, indicating the method of dewater and the available capacity at the receiving
facility.

Traffic and Circulation

Impact: Traffic generated by the proposed project will cause the intersection of the
overpass road of El Camino Real with the northbound ramps to the Highway 101 to drop
from LOS A under existing conditions to LOS D in the p.m. peak hour. This is a significant
impact that can be reduced to a less-than-significant level by implementing the following
mitigation measures.

Impact: Traffic generated by the project will substantially increase the turning movements
at the intersection of El Camino Real with the southbound on-ramp to U.S. 101 and the El
Camino Real overpass road. This is a significant impact that can be reduced to a less-
than-significant level by implementing the following mitigation measures.

14. The applicant shall submit detailed design plans to the Monterey County Public Works
Department that identifies the bridge configuration required to accommodate project
traffic. The design plans shall include the following items: widen the northbound off-
ramp to accommodate two lanes, one through lane and one through/nght lane, and
relocate the intersection approximately 100 to 150 fex
length of the off-ramp and its storage capability. |

15. The developer shall widen the south leg of the intersection to provi
and an added separate right turn lane into the project site. (I

2-8 Denise Duffy & Associates



17.

18.

19.

2.0 Summary of Environmental Impacts

trance opposite the relocated intersection
< and provide two inbound lanes and two
outbound lanes.

The developer shall realign and extend the-Cotnty's-accessroad
the properties south of the proj i i

the project access road

The applicant shall dedicate to the County of Monterey the |
road extension and the project access road between the-County
the freeway right of way.

The developer shall widen the overpass road on the southerly side, westerly of the
overpass structure without widening the structure itself, to provide a separate left turn
lane to the southbound on-ramp with a single through lane to El Camino Real to
accommodate both left and right turn movements at that intersection.

2-9 Denise Duffy & Associates
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20. The developer shall modify as necessary, the entrance of the southbound on-ramp to
accommodate the widening of the overpass road.

Air Quality

Impact: Construction of the air museum, runway and commercial facilities will generate
temporary emissions of fugitive dust from soil disturbance and combustion emissions from
on-site construction equipment and from off-site trucks moving dirt, delivering construction
materials, and from worker travel. This is a significant impact which can be reduced to a
less-than-significant level with implementation of the following mitigation measures.

Mitigation
21. Limit the area under construction up to 10 acres at any one time where feasible.

22. During construction, grading efforts shall seek to minimize dust generation through the
implementation of the following dust suppression techniques and applied as appropriate
(the following mitigation measures, when implemented, can reduce fugitive PM,, an
average of 50 to 90%):

« Water all active construction areas at least twice daily. Frequency should be based
on the type of operation, soil, and wind exposure;

» Apply chemical soil stabilizers on inactive construction areas (disturbed lands within
construction projects that are unused for at least four consecutive days),

 Plant vegetative ground cover per the specifications of a landscape plan approved
by the County of Monterey Planning & Building Inspection Department as soon as
possible;

* Prohibit all grading activities during periods of high wind (over 15 miles per hour);

» Cover inactive storage piles;

« Install wheel washers at the entrance to construction sites for all exiting trucks;

23. Post a publicly visible sign which specifies the telephone number and person to contact
regarding dust complaints. This person shall respond to take corrective actions within
48 |

2-10 Denise Duffy & Associates
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Miticati
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Public Services

Fire Protection

Impact: The development of the proposed buildings associated with the project will have
an impact on the demand for fire protection. The proposed buildings
compliance with the applicable uniform building and safety codes ;

This is a less-than-significant impact.

Mitigation

25. The applicant shall submit the project § circulation plan to the Greenfield

Fire Protection District for review and ap

Impact: Uses associated with the development of the airport landing strip may require
additional fire fighting equipment for the GFPD. General aviation airports that are not
certified as a FAR Part 139 air carrier airport, do not maintain and operate Airport Rescue
and Firefighting Facilities. The applicants insurance camer will require applicable firefighting
capabilities to be within reach of the airport. This is a significant impact that can be reduced
to a level of insignificance with implementation of the proposed mitigation measure.

Uses associated with the proposed project include: aircraft landings and takeoffs, helicopter
and uitra light aircraft rentals, flight instruction, glider operations, hot air balloon flights, sky
diving, radio controlled model aircraft, and occasionally, scheduled events such as air
shows, antique and experimental aircraft gatherings and fly byes.

Mitigation

26. The roject applicant shall consult with the volunteer chief and his consultant
ary design for the Greenfield Fire Protection District to rewew
pro;ect plans to determine the need for mitigation and ensure that adequate on site and
off site facilities are available to support the proposed airstrip based on proposed levels

of activity.

Police Protection

Impact: The development of the proposed project will have an impact on the demand for
police protection. This is a significant impact that can be reduced to a level of insignificance
with implementation of the proposed mitigation measure.

2-11 Denise Duffy & Associates
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The airport boundary will provide a 6 foot high chain link fencing on all sides of the airport
except where fencing is between adjacent buildings. Between buildings, all fencing will be
4 feet in height and consist of a mix of chain link, concrete block and wrought iron.

Security lighting will produce an average illumination of 10 candle power per square foot in
the vicinity of the building and parking areas (automobile and aircraft) and will be light
sensor activated. Lighting in the vicinity of aircraft movement areas must be shielded to not
create a visual distraction for arriving and departing aircraft.

The project applicant will implement private security patrols and install security‘lighting and
alarm systems into the project design.

Mitigation

27. Architectural concessions to decrease vulnerability to crime, such as improved lighting,
locks, landscaping, alarm systems, and video surveillance cameras shail be
implemented into the project. Architectural plans shall be reviewed by the Crime
Prevention Unit, Community Services Division, the Sheriff's Depart. prior to issuance
of the bldg permit.

Solid Waste Disposal

Impact: Development of the proposed project will create solid waste during construction
and after completion of new buildings and other facilities. The proposed project and impacts
are considered less-than-significant, although recycling will be required.

Mitigation

29. The applicant shall submit final plans which indicate specific areas where recycling
materials may be handled and stored. Recycling should be promoted at the airport and
at all other facilities in the project area.

Human Health & Safety

Impact: A source of potential groundwater contamination is the aviation fueling station
facility. The storage of fuel (either above or below ground), transfer of fuel from tank trucks
to storage tanks, from storage tanks into fuel trucks, and the transporting of fuel to various
points on the airfield represent a potential for fuel spills through leaks, carelessness, or
upset. Although the possibility of a major spill is deemed to be rather low, the amounts of
fuel which could be spilled is relatively high. This is a significant impact that can be reduced
to a level of insignificance with implementation of the proposed mitigation measures.

2-12 Denise Duffy & Associates
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Yanks Air Museum R

Mitigation

30.

31.

32.

33.

34.

35.

36.

37.

As a minimum, the proposed aviation fueling station will incorporate standard
engineering and monitonng techniques and measures for fuel storage, spill
containment, and cleanup as required by current federal, state, and local regulations.

In addition, construction of the fuel storage facility will require the use of state of the art
safety and spill diversion and containment systems. Such a system is controlled and
monitored by a microprocessor-based control system which would perform a variety of
safety and maintenance/record keeping functions. It would also monitor fire alarms,
notify appropriate fire suppression agencies in an emergency, monitor spill and leak
detection systems, and activate emergency shutoff valves as required. The system
would also activate external and built-in foam fire suppression devices, as well as air
and water pollution control measures.

Regular cleaning of fill stands and hard stands will be carried out to minimize potential
discharge of pollutants into surface runoff.

A spill prevention control and countermeasure (SPCC) plan will be adopted to provide
procedures for mitigating any fuel, lubricant, or hydraulic fluid spill which might occur
as a result of operating the aviation fueling station. The SPCC plan will also include
provisions for fueling personnel to be trained in the recovery of spilled substances.

Any underground fuel storage tanks would be subject to Monterey County permit
requirements, and would be of double wall construction with leak detectors between the
walls. Any underground tanks would also have external leak detection and monitoring
systems installed. '

Any above ground tanks would be constructed in accordance with American Petroleum
Institute (API) standards for Zone 4 earthquake potential (APl 650). The tanks will
employ set points for overflow protection that will be interlocked with associated filling
mechanisms through the microprocessor-based control system.

The principal means of controlling spillage or leakage from any above-ground tanks in
the fuel storage area will be by means of an earthen berm with an impervious concrete
liner with manual drain valves to direct any spillage to an oil/water separator. The drain
valves would be maintained in a closed position to prevent any inadvertent or premature
diversion of spillage or leakage to the oiliwater separator. The containment berm would
be designed to contain a complete failure of the largest tank.

Spill containment for the truck fill stands and truck unloading areas will be accomplished
by impervious diversion pads. These pads will be capable of accommodating a spill
from the largest truck, tender or lighter (i.e., small trucks used to transport fuel to aircraft
for fueling) using the facility.

2-13 Denise Duffy & Associates
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Viewshed & Aesthetics

Impact: Development of the project will result in a change in views to and from the project
site, particularly from public vantage points on Highway 101 and the Thorne Road overpass.
While the development will alter the rural character of the site, neither Highway 101 or
Thorne Road is a scenic route; therefore, the site is not considered a sensitive visual
resource. However, the intensity of development will differ from what exists in the
immediate vicinity. This is a potentially significant impact.

Mitigation

38. The applicant shall submit a landscape plan to the Monterey County Planning and
Building Inspection Department for review and approval. The plan shall provide for
landscape screening, appropriate to the surrounding climate and terrain (drought
resistant, native vegetation). Visual screening of the parking lots and buildings shall be
provided to integrate the project with the visual setting.

39. The applicant shall submit design guidelines that provide on-site advertising signs,
fences, walls, and entry gates consistent with applicable Monterey County Codes,
except as otherwise approved. The design guidelines shall include: a sign plan drawn
to scale, delineating the proposed site and the general location of all signs; drawings
or sketches indicating the exterior surface details of all buildings on the site on which
wall signs, directory signs, or projecting signs are proposed; drawings indicating typical
sign design, colors, faces and methods of construction. At a minimum, the sign plan
shall avoid clutter in the location and size of free standing signs.

Impact: Development of the site would resuit in an increase in external lighting. Night
lighting for advertising, security and street lighting could be perceived as intrusive to
surrounding residences because the site has not had intrusive night lighting in the past.
This is a significant impact. Because there is no clear criteria available to ascertain with
precision the level of impact night lighting represents, it is difficult to determine if available
mitigation measures can reduce the impact to a less-than-significant level.

Mitigation

40. The applicant shall use non-reflective materials, subdued colors, and lighting that does
not create off-site glare in all phases of project development subject to the approval of
the Monterey County Planning and Building Inspection Department.

41. The applicant shall provide a public space lighting plan subject to the review and
approval of the Monterey County Public Works Department, the Monterey County
Planning and Building Inspection Department and Caltrans, as necessary. The type,
height, and spacing of security lighting, parking lot lighting, and advertising lighting shall
conform to County guidelines. In particular, street lights shall be directed downward
and be of minimum intensity necessary for proper safety lighting.

2-14 Denise Duffy & Associates
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Cultural Resources

Impact: Based on the background research and surface reconnaissance, the project area
does not contain surface evidence of potentially significant cultural resources. This is a less-
than-significant environmental impact.

Mitigation

Because of the possibility of unidentified (e.g., buried) cultural resources being found during
construction, the following mitigation measures are recommended:

42. If archaeological resources or human remains are accidentally discovered during
construction, work shall be halted within 150 feet of the find until it can be evaluated by
a qualified professional archaeologist. If the find is determined to be significant,
appropriate mitigation measures shall be developed and implemented according to
Appendix K of CEQA.

2-15 Denise Duffy & Associates



3.0 PROJECT DESCRIPTION

3.1 Overview

The proposed Yanks Aircraft Museum and Visitor Serving Facility (the Project) consists of
a World War Il and "Golden Era" aircraft museum, air strip, and associated commercial and
visitor-serving facilities. In addition to the aircraft museum and runway with supporting
taxiway, the applicant intends to construct a winery with tasting room, two gasoline stations,
a 150 room hotel/motel and restaurant, space for Recreational Vehicle (RV) parking, and
a two-acre lake on the project site. A detailed description of project characteristics is
provided below.

The Project is proposed to be constructed on 111.29 acres of a 440.54-acre property
currently in agricultural production. The remaining 329 acres will remain in agricultural
production. The site is generally level and is currently served by two active on-site water
wells. Vehicle access is from Highway 101 and Thorne Road.

3.2 Project Location

The project site is located in unincorporated Monterey County adjacent to the easterly side
of, and parallel with, U.S. Highway 101 and northerly of Thorne Road. The site is located
in the Central Salinas Valley approximately one-half mile north of the City of Greenfield.
The Assessor's Parcel Numbers for the property are 111-012-07-000 and 011-012-12-000.
Refer to Figures 1 and 2 for the regional and vicinity location of the project site, respectively.

3.3 Project Background

The project site has historically been used for farming. In the early 1940's the ranch was
used as an alternate landing site for military aircraft that were used for the training of new
pilots’. Prior to 1988 the ranch was owned by Paul Masson Wine Incorporated. Paul
Masson used the site for vineyards until the late 1970's or early 1980's. The vineyards were
subsequently removed and the ranch laid fallow until 1988 when the applicant purchased
the site. Row crops have been grown on the property since 1988. Broccoli, cauliflower, .
mixed lettuces, and head lettuce are currently grown on the property. The two agricultural
wells, bams and other outbuildings associated with farming operations on the property are
located on the +111-acre project site.

! Yanks Air Museum Master Plan, LDM Associates

3-1 Denise Duffy & Assoclates
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Monterey County . 3.0 Project Description
Yanks Air Museum R .

3.4 Project Objectives

The existing site is designated in the Monterey County General Plan (Central Salinas Valley
Planning Area) as Agricultural Farmlands (40 acre minimum).” The applicant is requesting
that the General Plan be amended to designate approximately 111 acres of the project site
as “Commercial” land use or any other land use designation that will provide for the
proposed project. The remaining 329 acres will remain under the existing land use
designation and remain in agricultural production.

The applicant is also requesting a lot line adjustment to create the 111-acre parcel for the
air museum and commercial facilities. The remaining 329 acres will be established as a
separate parcel of land.

In addition, two easements will be created. One easement will provide access from the
frontage road to the easterly most parcel and the other easement will restrict land use
adjacent to the air strip on the east.

3.5 Project Characteristics

Figure 3 depicts the Master Plan. Appendix B includes tables which summarize the
proposed uses and square footages of each use. The Project, when completed, will contain
the following elements:

° Airstrip: The applicant proposes a privately owned public airstrip consisting of a single
runway 50'fe g 4;504-feet-long-and-35-feet-wide. It will be
used primaril

\ e use of the bfbpérty owner and his private collection of vintage
airplanes. A 3;350 4,506 foot taxiway is also proposed parallel to the runway.

The applicant estimates that the privately owned public airstrip will be used primarily for
the restoration and operations of the air museum. The establishment of a Fixed Base
Operator (FBO) is expected to coincide with the opening of the airport. Typically, an
FBO will provide fixed wing aircraft and may aiso include helicopter and uitra light aircraft
rentals. Additional service routinely includes flight instruction, delivery of aviation fuels
(80 octane, 10011 and Jet A fuels) from a combination of underground storage tanks
and refueller vehicles. Other activities may include glider operations, hot air balloon
flights, sky diving, radio controlled model aircraft, and occasionally, scheduled events
such as air shows, antique and experimental aircraft gatherings, and fly byes. Fhe

~ [~ (1 O Cl D - - v O & " S - vV »,

34 Denise Duffy & Associates



Monterey County 3.0 Project Description

Other services may be offered such as general engine repair and maintenance, airframe
repairs, aircraft instrument and electronic repair/installation, and paint removal and
application.

« Aircraft Museum: The museum building will house the aircraft display, repair and
restoration facilities, parts storage, general offices, meeting rooms, a theater, a gift shop
and a cafeteria. The building will be approximately 35 feet in height and will contain two
stories. The total floor area of the building will be approximately 181,000 square feet.
Figures 4 and 5 depict the Museum Floor Plan and Conceptual Elevations, respectively.

*  Winery: The winery will be a two-story building containing approximately 30,000 square
feet of floor area. The winery will contain a tasting room, storage area, production
facilities, a gift shop and a delicatessen. Outside picnic areas will be provided for guests
and patrons. The winery will be surrounded by vineyards and landscaped passive park
areas. Figures 6 and 7 depict the Winery Floor Plan and Winery Concept Elevations,
respectively.

* Hotel: The hotel/motel will be three-stories in height and will contain approximately 150
guest rooms. The facility will contain meeting rooms suitable for public and private
gatherings. A full service restaurant and bar will be included for guests and patrons.
Common supportive recreational facilities such as a swimming pool, jacuzzi, sauna,
tennis courts and exercise facilities will be part of this development. It is anticipated that
the building will contain approximately 135,000 square feet of floor area.

* Retail: The retail commercial building(s) will contain approximately 60,000 square feet
of floor area. The building(s) will be single-story and will be designed for traditional
tourist type retail establishments.

* Gasoline Service Stations: The gasoline service stations will be designed to share
certain common facilities and they will accommodate both automobile and commercial
truck traffic. Supportive retail commercial such as mini-marts will be included. No
automobile repair facilities will be included. The building sizes will be between 1,500
and 2,000 square feet.

35 Denise Dufty & Associates
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« Aircraft Storage Hangers: The aircraft hangers will be developed as a single building
that would be single-story, approximately 20-feet in height, and be designed to provide
temporary storage facilities for visiting small and medium sized aircraft, and maintenance
areas. The buildings will be prefabricated metal structures designed for the intended

-use. The hangers will be installed on permanent concrete footings located adjacent to
the aircraft taxiway for easy access.

The storage hangars will enclose approximately 75,000 square feet of building area and
will include public restrooms available to people renting space in the RV parking area.
Each restroom will include at least 4 water closets, four lavatory sinks, and three shower
stalls. A total of 800 to 1,000 square feet of floor area will be devoted to the
construction of the restroom facilities.

An aircraft fueling station equipped with a fuel spill retention area which would serve to
contain fuel spills will be constructed adjacent to the hangers.

+ Free-Standing Restaurant: The free-standing restaurant will be approximately 10,000
square feet in size and will be constructed to suit the needs of the future tenant. It is
anticipated that the building will not exceed a height of 25 feet and will be a wood frame
structure. The restaurant will be a full service eating establishment serving lunch and
dinner. A full service cocktail facility will be included. Figure 8 depicts the Restaurant
Floor Plan.

* Fast Food Restaurants: The site plan shows two fast food restaurants. Each of the
buildings will contain approximately 3,000 square feet of floor area. The fast food
restaurants will include seating and drive-through service.

e site is designated for RV parking.: T
‘“The RV parking area is located at the northerly end of the pro;ect
site adjacent to the hanger and museum storage area. Assuming that 15% of the
parking area would be used for travel isles and driveways, the remainder of the parking
area could accommodate 80 RVs. No RV sewage disposal is proposed. Electricity will

be provided as a hookup option. Fhe-onsite-manager-wittmonitor-thelength-of-stay-

Potable water would be provided onsite.

According to the applicant, projected occupancy of the RV parking facility is as follows:
- 10% occupancy 260 days per year, or an average of 8 vehicles per day.

- 40% occupancy 94 days per year, or 32 vehicles per day.

- 80% occupancy 11 days per year, or 64 vehicles per day.

3-6 Denise Duffy & Associates
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3.5.1 Aircraft Flight Activity

Flight activity can be estimated at 25,000 to 30,000 annual operations. "Operations" are
defined as either a take-off or landing. Highest activity levels will occur on weekends and
holidays. Under these circumstances, daily operations could reach 100 to 150 operations
daily with significantly increased weekend activity. Types of aircraft conducting operations
will closely resemble aircraft densities experienced by similar airports in the local area.
Typically, a general utility airport will experience a greater number of touch and go
operations as compared to the combined totals of arrivals and departures. Single engine
aircraft would account for the greatest percentage of operations. Multi-engine, turboprop
and other types of aircraft would account for less than 5% of aircraft operations. The
applicant has not established hours of operation of the airport.

3.5.2 Circulation

The private roads will be designed and constructed according to the standards set forth by
the County of Monterey. The circulation system will originate at Thorne Road at the
intersection of U.S. Highway 101. Additional improvements are proposed at the interchange
to accommodate the increased flow of traffic. The project proposes to install landscape
parkways at the entrance and exit to the freeway.

Additional circulation elements will be constructed throughout the project to provide
pedestrian/bicycle paths for the use of visitors to the museum, winery and hotel. This
landscaped and paved path will be designed to provide a connection to each of the facilities
and afford the opportunity to view the agriculture production.

3.5.3 Off-Street Parking Facilities
WIIWA«:&;L,AW'“&

The museum and the winery are proposed to share a common off-street parking area.
Initially, approximately 2 acres of parking will be provided. This will be sufficient to
accommodate approximately 250 vehicles. The parking area will be broken up with
landscape planters which will be planted with shade trees. The parking area will be
developed incrementally to serve demand generated by increased use of the facility and the
addition of new structures. Special parking spaces will be created to meet the needs of

handlcapped persons. Spaces targe-enough-to-accommodate-heavy-recreational-vehicles

ill also be provided.

3-7 Denise Duffy & Associates
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Monterey County 3.0 Project Description

Yarks Air Museum i

Parking requirements for the proposed uses are summarized in Table 1. Table 1
summarizes the difference between what is proposed in the Master plan for Yanks Air
Museum and specific requirements as identified in Title 21, the zoning code for the County
of Monterey. The number of proposed spaces shown in the Master Plan is not in strict
accordance with specific zoning requirements for individual uses, but overall there will be
approximately—1t45 more parking spaces provided for the project than are required. In
general, the Master plan is conceptual in character and does not identify the number of
seats or employees each particular use will have. For the purposes of the EIR, the site does
provide sufficient parking area to serve the proposed uses.

Spaces Spaces

Proposed Use Parking Requirements' Required Proposed?
Aircraft Museum (181,000 sf) 1 space / 200 sf 905 969
Gasoline Service Stations (2) 1 space / 500 sf floor area 8 10
Hotel (150 rooms, restaurant, 1 space / unit plus 2 spaces / 3 250
meeting rooms) employees on largest shift plus

other applicable requirements
Retail Commercial Area 1 space / 250 square feet 240 240
(60,000 sf)
Fast Food Restaurant (2) 1 space / 3 seats enclosed plus 3 46 56
(3,000 sf ea.) drive through spaces plus 3

employee spaces
Free Standing Restaurant 1 space / 4 seats. Where seating is 38 92
(150 seats) not fixed, 1 space / 50 sf of

seating, waiting or cocktail lounge

area
Winery/Wine 1 space / 500 sf (agricultural 80 93
Tasting/Delicatessen (30,000 processing); same as free standing
sf) restaurant for wine tasting, deli.
TOTAL 4,567-60 1,712.00

Notes: ¥

" Monterey County Code, Chapter 21.58.040
2 Yanks Air Museum Master Plan, November 1994
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3.0 Project Description

A Trip Reduction Plan will be prepared for the development subject to the review of the
governing jurisdiction. The trip reduction measures that will be considered in the
development of the project include items such as participation in a bicycle plan and such
other measures that will encourage the use of alternative modes of transportation. Bicycle
parking facilities will be provided. Shower and locker facilities will be provided for employees
that ride bicycles to work or walk to work. Certain preferential parking spaces will be
designated for ride-share vehicles. Bus pads and tumouts will be provide to accommodate
mass transit vehicles. An active program designed to identify and implement new trip
reduction policies will be used within this facility.

3.5.4 Landscaping and Exterior Design

The landscaping that will be installed surrounding the proposed development and located
in the off-street parking facilities will consist of drought tolerant plant material recommended
by the State of Califomia landscaping regulations. Local guidelines governing plant material
and irrigation systems will be adhered to. Landscape features will consist of entryways,
streetscapes and active and passive recreational areas.

Landscaping will be used to create a transitional effect between each use. Consideration
for shade, texture and color will be emphasized. Rolling berms will be used for visual relief.
The hardscape will reinforce the landscape theme by the use of enhanced paving materials
at strategic locations. Street furniture will be located in certain areas to encourage
gatherings at passive and active recreational areas, including picnic facilities, trails, walking
paths, pools and tennis courts. Lighting will be provided for security and enhancement of
the landscaping.

Freeway monumentation (e.g., signs) is proposed to provide project identification. Entry
monumentation will provide definition for the site and will serve to direct the motoring public
to the museum and support facilities. The entry monument for the site is proposed to be 10
feet high and 15 feet wide. Monuments are proposed to be located at the Highway
101/Thorne Road intersection.

Signs are proposed to be installed in accordance with all applicable' regulations of the
County of Monterey. The applicant proposes to submit a uniform sign program to the
County for review and approval. The applicant has not submitted a sign program at this
time.

3.5.5 Water Feature

Two acres of the site will be used to create an artificial lake located in the approximate
center of the project site that will: 1) serve as a design focal point for the landscaping effort;
2) provide an island display element for the antique aircraft; 3) be used as a water reservoir
for fire fighting equipment; and 4) be used as a integral element of the farmland and
landscaping irrigation system. The lake will range from three to five feet in depth.
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3.5.6 Farming and Open Space

The ranch has been in continual agricultural production since 1988. To accommodate the
proposed air museum and commercial facility, +111 acres of the existing property will be
tak t of f; duction. Th ining 329 ill continue to b d for farmi

¢ Within the +111-acre parcel
used for the museum and commercial facility, approximately 10 to 20 acres will be used as
vineyards. An additional 20 to 25 acres will be used for landscaping and green belts.
Additionally, two acres will be used for the lake. The applicant anticipates that less than
40% of the +111 acre parcel will be covered with buildings and impervious material.

3.5.7 Grading

The site has a one percent slope and the project engineer has indicated that slope is
adequate for drainage and the safe design of the aircraft landing and take-off facilities. The
building pads will be elevated to meet the local criteria for flood control. The site drains in
an easterly direction toward the Salinas River. Upon the completion of drainage studies, in
conjunction with the grading of the site, needed drainage devices will be designed and
installed in accordance with the local grading and erosion control ordinances.

The excavation for the private roads, parking facilities and the_private lake will provide
needed material to fill the site where needed. Approximately”22 000 cubic yards will be
moved for grading. The grading of the site will be phased to ac modate the construction

activity. w

3.5.8 Infrastructure

Electrical and Telephone: The site is served by electricity and telephone utilities via
overhead lines which are located approximately 2,000 feet north of Thorne Road and are
perpendicular to U.S. Highway 101. The overhead distribution facilities will be improved to
meet the increased demand for service.

Water: The site has two existing private wells that are each capable of producing 2,900
gallons per minute. The wells have been recently metered to determine the exact water
usage. Both wells are currently being used to irrigate the row crops grown on the 440-acre
site. Because of high nitrate levels in the existing wells, the applicant proposes to develop
a new, deeper well to supply the potable and fire flow requirements for the proposed project.
An option discussed in the EIR is for the project to connect to the City of Greenfield
municipal waster system. :

Wastewater. The wastewater generated on-site is proposed to be treated on-site by a
private disposal system. The sewage will be treated to a tertiary level and the reclaimed
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wastewater will be used to imgate crops on adjacent farmlands owned by the applicant and
the proposed vineyard. An option discussed in the EIR is for the project to connect to the
City of Greenfield municipal wastewater treatment system.

3.5.9 Project Phasing and Schedule

The applicant expects to complete the project over a period of 5 years in six phases as
follows: '

J «Phase I: The winery and vineyards will be constructed as quickly as possible. Interest has

‘é} been expressed in this location by several businesses. Off-street parking facilities, passive
recreational facilites and landscaping will be installed. The aircraft runway will be
constructed in this phase.

ol Phase lI: The museum building will be the focat element of the development. In

%| conjunction with the construction of the museum, the aircraft runway and taxiway will be

N improved to accommodate increased demand. Minor grading will be required to level the
site and create the building pad for the museum. Upon completion of the museum, the
antique aircraft that are currently stored at the Chino Airport located in Chino, California, will
be relocated to this facility. :

The Thome Road Off-Ramp at U.S. Highway 101 will be improved
to provide better access to the project site. A private on-site road system will
improved to provide access to the museum, winery and the runway. Off-street parking
will be created for visitors to the museum facility.

% Phase lll: Gasoline suppliers will be encouraged to locate at the Thorne Road off-ramps.
Supportive systems such as access roads, off-street parking and landscaping elements will
be constructed.

~ Phase |V: The hotel/motel will be constructed to meet the demand created by tourist trade
and the needs of private industry to use this retreat setting for training sessions. The site
will be marketed to established hotel firms. The exact design of the facility and supportive
amenities will be directed by the end user. The supportive commercial facilities will be
marketed in conjunction with this phase of the development.

“ Phase V: The free-standing restaurant will be constructed as a "Build To Suit" facility to meet
the demands of the future tenant. This portion will be designed to complement the other
elements of the project.

= Phase VI: The metal hangers and RV parking will be constructed in this final phase.
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3.6 Required Permits and Approvals

As indicated in the "Introduction”, the EIR is an informational document for decision makers.
CEQA requires decision makers to review and consider the EIR in their consideration of this
project. This EIR provides the environmental documentation required under CEQA and shall
apply to the following discretionary approvals by public agencies.

The proposed project will require a general plan amendment and commercial rezoning to
accommodate the Aircraft Museum and airport facilities. The hotel/motel, retail commercial
and gasollne serwce stations will also require commercial zoning, The winery and

appear-to-be-a-permitted-use-int+ isting-agric oning— The aircraft
runway and associated facilities will require the issuance of a Condltlonal Use Permit.

The applicant must file an application with the Federal Aviation Administration regarding the
construction and operation of the airport (Construction Form 7460-1).

The airport will be operated as a public use airport and in accordance with the provisions of
the California Public Utilities Codes. Prior to the start of construction, Yanks: Air Museum
must apply for a Caltrans Airport Permit and prowde airport operating procedures and
regulations.

The following permits will also be required:

¢ A National Pollutant Discharge Elimination (NPDES) pemit from the RWQCB,;

¢ Approval of service agreements by the Monterey County Local Agency Formation
Commission (LAFCO).

« A wastewater discharge permit for the Division of Environmental Health;

¢ A use permit for a sewage treatment plant from the Monterey County Planning
Department

¢ Possible service agreement from the City of Greenfield; and

¢ Approval of service agreements by the Monterey County Local Agency Formation
Commission (LAFCO).
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