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MITIGATED NEGATIVE DECLARATION NO. 1884-22

Project Title: Reference Application Numbers:
Batavia Self-Storage Project Major Site Plan Review No. 1089-22

Design Review No. 1089-22
Environmental Review No. 1884-22

Lead Agency: Contact Person and Telephone No.:
City of Orange Arlen Beck

300 East Chapman Avenue Associate Planner

Orange, CA 92866 Community Development Department

(714) 744-7272

Project Proponent and Address: Contact Person and Telephone No.:
SCIND Batavia Point, LLC Ricardo Rivas
11150 Santa Monica Boulevard, STE 700 (858) 531-2099

Los Angeles, CA 90025

Project Location:

The Project site is located at 630 Batavia Street in the City of Orange, Orange County, California (Figure
1, Regional Location). The Project site is adjacent to Batavia Street to the east and the Atchison, Topeka,
and Santa Fe Railway to the north.

Existing General Plan Designation: Existing Zoning Classification:
Light Industrial (Max FAR 1.0) Industrial Manufacturing (M-2)
INTRODUCTION

The applicant for the Batavia Self-Storage Project (Project) is requesting approval from the City of
Orange to demolish the existing structures on the Project site and to construct three self-storage buildings
totaling 133,372 square feet (SF). The Project would include a parking lot, ornamental landscaping, and
associated infrastructure.

The City has prepared this Initial Study/Mitigated Negative Declaration (IS/MND) to address and
disclose the potential environmental effects of project implementation in compliance with the California
Environmental Quality Act (CEQA) and the Guidelines for the Implementation of the California
Environmental Quality Act (CEQA Guidelines), Section 15000 et seq.

Consistent with CEQA Guidelines Section 15071, this IS/MND includes a description of the Project, an
evaluation of the Project’s potential environmental impacts, and findings from the environmental review.
This IS/MND determines whether there is substantial evidence the Project may have a significant effect
on the environment. The City is the Lead Agency under CEQA, and its Planning Commission is
responsible for the adoption of the environmental analysis and approval of the Project.

EXISTING SETTING

Regional Setting
The Project site is located at 630 Batavia Street, Orange, California, 92868. The site is within the United
States Geological Survey (USGS) Orange 7.5-Minute Series Quadrangle and can be identified within
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Township 4 South, Range 9 West, San Bernardino Base and Meridian. The Project site is approximately
28 miles southwest of Los Angeles and 7.9 miles northwest of Irvine.

Regional access to the Project site is provided by State Route 57 (SR-57) located approximately 0.8-mile
west of the site, State Route 55 (SR-55) located 1.78 miles east of the site, State Route 22 (SR-22) located
1.3 miles south of the site, and Interstate 5 (I-5) located 1.40 miles southwest of the site. Additionally,
State Route 91 (SR-91) is located 3.35 miles north of the site. The Project site is located northwest of
the intersection of Walnut Avenue and Batavia Street and a railroad runs along the northern perimeter
of the site. The regional location of the Project site is shown in Figure 1, Regional Location.

The Project site is bordered by Batavia Street to the east, north of Walnut Avenue, east of Main Street,
and south of Collins Avenue. The Project site consists of a single parcel encompassing 3.22 acres. The
parcel is identified as Assessor’s Parcel Numbers (APN) 386-542-01. Local access to the site is provided
by Batavia Street which is classified as a primary arterial. The Project site and the surrounding area are
shown in Figure 2, Local Vicinity.

Existing Site Conditions

The Project site encompasses a single parcel totaling approximately 3.22 acres. An aerial of the site is
provided as Figure 3, Aerial. The site is relatively flat with limited landscaping located along the northern
and eastern perimeters of the site. The site is currently developed with two vacant light manufacturing
buildings and a covered storage area. The existing buildings are 26,078 SF and 21,854 SF with a
combined total of 47,932 SF. The 26,078 SF westernmost building is two-stories with metal wall panels.
The 21,854 SF easternmost building has a brick and white stucco fagade along the street frontage and is
largely single-story with two-stories at the northeast corner. The buildings are located on the south end
of the property and the northern portion of the property is paved, generally flat, and is striped for parking.
Access to the site is provided via a single driveway at the northeast corner of the site along Batavia
Street. Existing site conditions are shown in Figure 4, Site Photos.

Existing Land Uses and Zoning Designation

The Project site has a General Plan land use designation of Light Industrial (LI) and zoning designation
of Industrial Manufacturing (M-2), as shown on Figure 5, Existing General Plan Designations, and
Figure 6, Existing Zoning Designations. The LI General Plan land use designation allows a floor area
ratio (FAR) of up to 1.0 and a 3-story building height limit. The General Plan states that LI land use
designation is intended for “Manufacturing, processing, and distribution of goods. Wholesale activities
associated with industrial operations, as well as small-scale, support retail, service commercial and office
uses may also be established in areas with ready access to major circulation routes.” Allowable uses
within the M-2 zone include but are not limited to autobody related services, parking structures,
warehouses, and self-storage as discussed in Section 17.13.030 of the Municipal Code.

Surrounding Land Uses
The Project site is an urban infill site located within a developed industrial area. The surrounding land
uses are described in Table 1.
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Table 1: Surrounding Existing Land Use and Zoning Designations

. e General Plan .

Existing Land Use Designation Zoning
The Atchison, Topeka, and Santa Fe

North | Railway is located directly north of the site LI M-2
followed by light industrial buildings.
An industrial facility occupied by

West | ReadyRefresh Contactless Delivery is LI M-2
located directly west of the site.
A business park with tenants such as Bridge

South | Associates and Site One Landscape Supply LI M-2
is located south of the Project site.
Batavia Street is located directly east of the

East site followed by an industrial building LI M-2
occupied by Show Fleet.
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Aerial View
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Existing structure viewed from Batavia St.
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PROJECT DESCRIPTION

Project Overview

The applicant for the Project is requesting approval from the City of Orange to demolish the existing
47,932 SF of existing structures and construct three new self-storage buildings totaling 133,372 SF,
measuring a maximum of 41-feet-4-inches in height and totaling a FAR of 1.0. The Project includes the
construction of associated parking, landscaping, and utility improvements to serve the site. The site plan
is shown on Figure 7, Conceptual Site Plan. The Project requests the approval of a Major Site Plan
Review and Design Review for consideration of the architectural design, conceptual landscaping, and
overall compliance with the City’s zoning regulations.

Project Features

Development Summary

The Project consists of three self-storage buildings totaling 133,372 SF. Building A would be
approximately 8,693 SF, Building 2 would be approximately 105,711 SF inclusive of 1,044 SF of office
space, and Building C would be approximately 18,968 SF.

Building A would be located along the northern end of the site and would be single-story. Building B
would be located at the center of the site and would be a 3-story building. The office would be attached
to the eastern end of Building B. Building C would be located along the southern and western ends of
the site and would also be single-story. As shown in Figures 8a-c, Elevations, Buildings A and C would
measure a maximum of 15-feet, 2-inches and Building B would measure a maximum of 41-feet, 4-
inches. The buildings would establish an architectural presence through an emphasis on building finish
materials and consistent material usage and color scheme. The buildings would be tan and grey with red
brick, black canopies, and green accents. The proposed building would be designed to draw from some
of the historic building themes within the City. As such, the building would incorporate brick as a key
decorative element which is seen in some of the early commercial buildings in the City.

Each building would contain a mix of non-climate-controlled and climate-controlled storage units
ranging from 5 feet by 4 feet to 20 feet by 21 feet and lockers ranging from 5 feet by 5 feet to 5 feet by

7 feet. A breakdown of the unit and locker mixes are shown in Table 2 below.

Table 2: Conceptual Unit Mix Tabulation

Building A Building B — 1% Building B — 2™ Building B — 37 Building C Total
Floor Floor Floor
Cl\lli(:llll; ¢ Climate Non- Climate Non- Climate Non- Climate Non- Climate All
o Control | Climate | Control | Climate | Control | Climate | Control | Climate | Control
Storage 33 10 54 116 0 318 0 318 52 95 996
Units
Lockers 0 0 0 270 0 0 0 0 0 0 270
Total 33 10 54 386 0 318 0 318 52 95 1,266
Non-Climate Control (Regular Units) 139
Climate Control Units 1,127
Total 1,266
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As shown on Figure 7, Conceptual Site Plan, an approximately 45-foot minimum setback would be
provided along Batavia Street, which exceeds the 20-foot minimum setback. The Municipal Code does
not require the proposed buildings to be set back from the rear and interior property lines, though the
proposed buildings would be set back from the north, south, and west property lines and would not sit at
the property lines.

Parking and Loading Summary

The Project would provide a total of 44 vehicle parking spaces including 5 standard parking stalls, 21
parallel parking stalls, 1 ADA-accessible stall, 1 electric vehicle ready stall, and 2 clean air stalls. The
Project would also include 6 loading zone stalls, 14 RV parking stalls, and 6 bike parking spaces. The
14 RV parking stalls could also be utilized as vehicle parking stalls for additional onsite parking when
not in use for RV parking. All proposed parking would be surface parking.

Landscaping

The Project would include ornamental landscaping along the street frontage and along the northern
perimeter of the site. As depicted in Figure 9, Conceptual Landscaping Plan, landscaping would include
24-inch box trees and 36-inch box trees, 1 to 15-gallon shrubs, and groundcover. The Project would
include a minimum of 20 feet of landscaping setback along the Batavia Street frontage.

Fencing and Walls

The Project would construct a 6-foot-high concrete masonry unit (CMU) wall along the northwest corner
of the site around the drainage equipment. To secure the storage units, 7-foot-high metal swing gates
would be located near the eastern ends of Buildings A and C. The gates would include a Knox padlock
to allow access for emergency vehicles.

Infrastructure Improvements

Water and Sewer Improvements

The Project applicant would install onsite water lines that would connect to the existing 2-inch diameter
domestic water line, 0.75-inch diameter irrigation water line, and 8-inch fire service line located at the
property line fronting Batavia Street as well as install an additional 8-inch fire service in Batavia Street,
providing a loop onsite to service the proposed fire hydrants. The Project would also install an onsite
sewer line, connecting to the existing 6-inch service line at the property line fronting Batavia Street.

Drainage/Water Quality Improvements

The Project proposes a private storm drain system on the site that would drain via gutter flow towards
the northwest corner of the site. Stormwater would be captured via grated inlets and stored in an
underground 48-inch high-density polyethylene (HDPE) storage pipe. The stormwater would then be
pumped to a Modular Wetland System for treatment where, once treated, it would be discharged to a
brow ditch along the northerly property line and ultimately drain to the northwest corner of the site in
accordance with City Low Impact Development (LID) requirements.

Construction

Construction activities would last approximately 13 months and are expected to begin in the 4™ Quarter
of 2023. Project construction would take place in one phase and include site preparation, demolition,
grading, building construction, architectural coating, and paving, as shown in Table 3. All off-road diesel
construction equipment greater than 50 horsepower (>50 HP) used for construction of the Project would

20
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be California Air Resources Board (CARB)-certified Tier 3 Final or higher, as verified through City
permitting for the Project.

Construction would occur within the hours allowed by City of Orange Municipal Code Section 8.24.050,
which states that construction shall occur only between the hours of 7:00 AM and 8:00 PM Monday
through Saturday, or between the hours of 9:00 AM and 8:00 PM on Sunday or a Federal holiday.

Table 3: Estimated Construction Schedule

Construction Phase Working Days

Demolition 15
Site Preparation 15
Grading 10
Building Construction 230
Paving 10
Architectural Coatings 115

Operation

The Project would be operated as three self-storage buildings with an ancillary office use. Typical
operational characteristics include employees traveling to and from the site and lessees traveling to and
from the site to deliver and retrieve belongings from their storage units. In order to provide a conservative
environmental analysis, storage operations were assumed to be 24 hours a day, 7 days a week.

Discretionary Actions
The following discretionary and ministerial approval, permits, and studies are anticipated to be necessary
for implementation of the Project:

City of Orange
e Major Site Plan Review
e Design Review
e Adoption of this Mitigated Negative Declaration
e Approvals and permits necessary to execute the Project, including but not limited to, demolition
permit, grading permit, building permit, etc.

Scheduled Public Meetings or Hearings:

This Initial Study/Mitigated Negative Declaration (MND) will be considered for adoption, along with
approval of the Project’s entitlements and schematic design plans, at a noticed public hearing, which will
be scheduled and noticed at a later date.
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