MINUTES
TRACY CITY PLANNING COMMISSION
REGULAR MEETING
MAY 28, 2025, 7:00 P.M.
CITY OF TRACY COUNCIL CHAMBERS
333 CIVIC CENTER PLAZA

CALL TO ORDER

Vice Chair Penning called the meeting to order at 7:00 p.m.
PLEDGE OF ALLEGIANCE

Vice Chair Penning led the pledge of allegiance.

ROLL CALL

Roll Call found Commissioner Atwal, Commissioner Boakye-Boateng, and Vice Chair Penning
present. Commissioner Orcutt present via WebEx. Commissioner English was absent. Also
present were; Matthew Summers, Interim Assistant City Attorney; Scott Claar, Planning Manager;
Craig Hoffman, Senior Planner; Al Gali, Associate Engineer; Gina Peace, Executive Assistant; and
Jennifer Lucero, Administrative Ass;stant

MINUTES

Vice Chair Penning introduced the Regular Meetlng Minutes from the May 14, 2025 Planning
Commission Regular Meeting.

ACTION: It was moved by Commissioner Atwal and seconded by Commissioner Boakye-
Boateng to approve the May 14, 2025 Planning Commission Regular Meeting Minutes.
A voice vote found Commissioner Atwal, Commissioner Boakye-Boateng, Vice Chair
Penning, and Chair Orcutt in favor. Commissioner English absent. Passed and so
ordered; 4-0-1-0.

DIRECTOR’S REPORT REGARDING THIS AGENDA
None. |

ITEMS FROM THE AUDIENCE
None. |

1. NEW BUSINESS

A. STAFF RECOMMENDS THAT THE PLANNING COMMISSION CONDUCT A PUBLIC
HEARING, AND UPON ITS CONCLUSION, RECOMMEND THAT THE CITY
COUNCIL TAKE THE FOLLOWING ACTIONS (1) APPROVE A ZONING TEXT
AMENDMENT ADDING ARTICLE 9.5, SMALL LOT RESIDENTIAL ZONE, TO
CHAPTER 10.08 OF TITLE 10 OF THE TRACY MUNICIPAL CODE, SECTIONS
10.08.1471 THROUGH 10.08.1479 (2) APPROVE A REZONE OF THE PROJECT
SITE FROM LIGHT INDUSTRIAL TO SMALL LOT RESIDENTIAL FOR FOUR
PARCELS TOTALING APPROXIMATELY 22.6 ACRES IN SIZE (3) APPROVE A
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ACTION:

VESTING TENTATIVE SUBDIVISION MAP FOR 275 RESIDENTIAL LOTS AND
SEVERAL COMMON AREA PARCELS (4) APPROVE A DEVELOPMENT REVIEW
APPLICATION FOR THE DEVELOPMENT OF 324 HOMES OF MIXED HOUSING
TYPES (5) DETERMINE THAT THE ZONING TEXT AMENDMENT IS EXEMPT FROM
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) PURSUANT TO CEQA
GUIDELINES SECTION 15061(B)(3) AND THE TRIWAY PROJECT IS
CATEGORICALLY EXEMPT FROM CEQA PURSUANT TO CEQA GUIDELINES
SECTION 15183, PROJECTS CONSISTENT WITH THE CERTIFIED TRACY
GENERAL PLAN ENVIRONMENTAL IMPACT REPORT.

Craig Hoffman, Senior Planner, presented staff report and intreduced Julia Adams with
Brookfield Re3|dent1al Properties, representing the Applicant, who presented a
PowerPoint presentation. Ms. Adams introduced the Project architect, Jill Williams, from
KTGY, who also presented slides to the Commlssmn

Commission asked clarifying questions.

Vice Chair P'er_ming opened the Public Hearing at 7:30 p.m.

Rosario Patrick, Tracy Hills resident, addressed the Commission.

Vice Chair Penning closed the Public Hearing at 7:34 p.m.

Additional questions and discussion amongst the Commission followed.

Michael Freitag, Landscape Architect for the Project addressed questions from the
Commlssmn

It was moved by Commissioner Atwal and seconded by Commissioner Boakye-
Boateng that the Planning Commission move to recommend that the City Council:

1. INTRODUCE AND ADOPT AN ORDINANCE THAT:
(A) APPROVES A ZONING TEXT AMENDMENT ADDING ARTICLE 9.5, SMALL LOT

RESIDENTIAL ZONE, TO CHAPTER 10.08 OF TITLE 10 OF THE TRACY MUNICIPAL
CODE, SECTIONS 10.08.1471 THROUGH 10.08.1479; AND

(B) DETERMINES THAT THE ZONING TEXT AMENDMENT CREATING THE SMALL

LOT RESIDENTIAL (RSL) ZONE IS EXEMPT FROM THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT (CEQA) PURSUANT TO CEQA GUIDELINES
SECTION 15061(B)(3) IN THAT PROJECTS WITH NO POTENTIAL FOR CAUSING A
SIGNIFICANT EFFECT ON THE ENVIRONMENT NEED NO FURTHER
ENVIRONMENTAL REVIEW.

2. INTRODUCE AND ADOPT AN ORDINANCE THAT:
(A) APPROVES A REZONE OF THE TRIWAY PROJECT SITE FROM LIGHT

INDUSTRIAL TO SMALL LOT RESIDENTIAL FOR FOUR PARCELS TOTALING
APPROXIMATELY 22.6 ACRES IN SIZE; AND

| ~(B) DETERMINES THAT THIS PROJECT IS CATEGORICALLY EXEMPT FROM

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) PURSUANT TO CEQA
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‘GUIDELINES SECTION 15183, PROJECTS CONSISTENT WITH THE CERTIFIED
TRACY GENERAL PLAN ENVIRONMENTAL IMPACT REPORT.

3. ADOPT A RESOLUTION THAT:

(A) APPROVES A VESTING TENTATIVE SUBDIVISION MAP FOR 275 RESIDENTIAL
LOTS AND SEVERAL COMMON AREA PARCELS; AND

(B) APPROVES A DEVELOPMENT REVIEW PERMIT FOR THE DEVELOPMENT OF 324
HOMES OF MIXED HOUSING TYPES; AND :

(C) DETERMINES THAT THIS PROJECT IS CATEGORICALLY EXEMPT FROM
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) PURSUANT TO CEQA
GUIDELINES SECTION 15183, PROJECTS CONSISTENT WITH THE CERTIFIED
TRACY GENERAL PLAN ENVIRONMENTAL IMPACT REPORT.

(D) MODIFIES THE CONDITIONS OF APPROVAL (Exhibit B)
a. Text amendment to dedicate the park to the City of Tracy instead of HOA.

b. Per Memorandum dated May 28, 2025, Staff recommended Condition
Modifications to C.1, C.3.13, C.3.14 and C.3.15, C.4.21, C.7.2 and F.2(3)

A roll call vote found Commissioner Atwal, Commissioner Boakye-Boateng, Vice Chair
Penning, and Chair Orcuitt all in favor. Commissioner English absent. Passed and so
ordered; 4-0-1-0. '

Commissioner English entered the dais at 8:04 p.m.

B. STAFF RECOMMENDS THAT THE PLANNING COMMISSION CONDUCT A
PUBLIC HEARING, AND UPON ITS CONCLUSION, ADOPT A RESOLUTION
(1) RECOMMENDING CITY COUNCIL ADOPTION OF THE 2023-2031 HOUSING
ELEMENT.

Craig Hoffman, Senior Planner, presented staff report and introduced Veronica Tam,
from Veronica Tam & Associates, who addressed the Commission via WebEx.

Vice Chair Penning opened the Public Hearing at 8:50 p.m.

Christan Santos, Building Industry Aséociation, addressed the Commission, in
opposition of adopting the 2023-2031 Housing Element.

Vice Chair Penning closed the Public Hearing at 8:53 p.m.

ACTION: It was moved by Commissioner Atwal and seconded by Commissioner Boakye-
Boateng that the Planning Commission recommend the City Council:

(1) DETERMINE THAT THE 2023-2031 HOUSING ELEMENT IS EXEMPT FROM REVIEW
UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY ACT ("CEQA") (CALIFORNIA
PUBLIC RESOURCES CODE SECTION 21000, ET SEQ.), PURSUANT TO STATE CEQA
REGULATION §15061(B)(3) (14 CAL. CODE REGS. § 15061(B)(3)), THE COMMON-
SENSE EXEMPTION COVERING ACTIVITIES WITH NO POSSIBILITY OF HAVING A
SIGNIFICANT EFFECT ON THE ENVIRONMENT.
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(2) DIRECT THE CITY MANAGER TO FILE A NOTICE OF EXEMPTION WITH THE COUNTY
CLERK RECORDER FOR THE 2023-2031 HOUSING ELEMENT AFTER EXECUTION,
AND TOGETHER, THIS WILL COMPLETE THE ENVIRONMENTAL DOCUMENT
PROCESS FOR THE PROJECT, IN COMPLIANCE WITH CEQA.

(3) ADOPT THE 2023-2031 HOUSING ELEMENT, AVAILABLE AND ON FILE IN THE CITY
CLERK'S OFFICE.

(4) DIRECT THE CITY MANAGER TO FILE A COPY OF THE 2023-2031 HOUSING
ELEMENT AND ADOPTION ORDINANCE WITH THE CALIFORNIA DEPARTMENT OF

HOUSING AND COMMUNITY DEVELOPMENT FOR DOCUMENT CERTIFICATION AND
FORMAL APPROVAL.

A roll call vote found Chair Orcutt, Vice Chair Penning, Commissioner Atwal,

Commissioner Boakye-Boateng, and Commissioner English all in favor. Passed and so
ordered; 5-0-0-0.

C. STAFF RECOMMENDS THAT THE PLANNING COMMISSION CONDUCT A
PUBLIC HEARING, AND UPON ITS CONCLUSION, ADOPT A RESOLUTION -
RECOMMENDING THAT THE CITY COUNCIL TAKE THE FOLLOWING
ACTIONS (1) INTRODUCE AND ADOPT AN ORDINANCE APPROVING AN
AMENDMENT TO THE TRACY HILLS SPECIFIC PLAN RELATED TO MAXIMUM
BUILDING HEIGHT IN THE LIGHT INDUSTRIAL ZONE AND THE ADDITION OF
APPENDIX E — DESIGN GUIDELINES FOR THE TRACY HILLS COMMERCE
CENTER, APPLICATION NUMBER SPA21-0004 (2) ADOPT A RESOLUTION
APPROVING A DEVELOPMENT REVIEW PERMIT FOR THE TRACY HILLS
COMMERCE CENTER PROJECT, WHICH INCLUDES CONSTRUCTION OF
SEVEN INDUSTRIAL WAREHOUSE BUILDINGS RANGING IN SIZE FROM
APPROXIMATELY 117,907 SQUARE FEET TO APPROXIMATELY 355,116
SQUARE FEET, TOTALING APPROXIMATELY 1.73 MILLION SQUARE FEET,
AND ASSOCIATED PARKING AND LANDSCAPING AREAS, LOCATED AT
29592 S. CORRAL HOLLOW ROAD, ON APPROXIMATELY 97.45 ACRES AT
THE SOUTHWEST CORNER OF CORRAL HOLLOW ROAD AND THE DELTA
MENDOTA CANAL, ASSESSOR’S PARCEL NUMBER 253-020-23,
APPLICATION NUMBER D21-0012 (3) ADOPT A RESOLUTION APPROVING A
VESTING TENTATIVE SUBDIVISION MAP TO CREATE 16 PARCELS AND A
DESIGNATED REMAINDER PARCEL LOCATED AT THE SOUTHWEST
CORNER OF CORRAL HOLLOW ROAD AND THE DELTA MENDOTA CANAL,
TOTALING APPROXIMATELY 193.72 ACRES, ASSESSOR’S PARCEL
NUMBERS 253-020-23, 253-020-22, 253-020-21, AND 253-020-20, APPLICATION
NUMBER TSM21-0003; AND (4) DETERMINE THAT BASED ON THE
ENVIRONMENTAL IMPACT REPORT THAT WAS CERTIFIED BY THE CITY
COUNCIL ON APRIL 5, 2016, FOR THE TRACY HILLS SPECIFIC PLAN, AND
THE CONSISTENCY ANALYSIS AND ENVIRONMENTAL CHECKLIST
PREPARED BY THE CITY FOR THE TRACY HILLS COMMERCE CENTER
PROJECT IN ACCORDANCE WITH THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT (CEQA) AND THE CEQA GUIDELINES, NO FURTHER

ENVIRONMENTAL REVIEW IS REQUIRED, PURSUANT TO CEQA GUIDELINES
SECTIONS 15162 AND 15168(C)(2).
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Scott Claar, Planning Manager presented staff report and addressed guestions from
the Commission.

Steve Arthur, Ridgeline Property Group, Applicant, addressed the Commission and
provided a PowerPoint presentation.

Vice Chair Penning opened the Public Hearing at 9:56 p.m.

Troy E. Jones, Jr., Stockton resident, Labor Union member; Rosa Martinez, Laborers
Union; Rafael Gonzalez, 25-year Tracy resident; Liz Sutton, Local 104 sheet metal
worker; Raul Hernandez, Stockton resident, Labor Representative/Organizer for various
Union Organizations; Ron McFarland, Tracy resident and IEW Apprentice with Local
595: Manuel Zapata, lifelong Tracy resident, Andrea Mandal, Tracy Hills resident;
Stephanie Pedro, Tracy Hills resident and local union member; Leanne Staas, lifelong
Tracy resident, Narayanan, Tracy Hills resident; Nishant Patel, Tracy Hills resident; Mr.
Patel, Tracy Hills resident; Ajith Subramoni, Tracy Hills resident; Maurice Francis, Tracy
resident; Shiv, Tracy Hills resident; Ritwick, Tracy Hills resident; Rosario Patrick, Tracy
Hills resident; and via WebEx, Jaswinder Singh, Tracy Hills resident; Bharat Dhillon,
Tracy Hills resident; Jithender, Tracy Hills middle school student; Vishal, Tracy Hills
resident: Hardeep Obhi; Tracy Hills resident; Charles; Tracy Hills resident; Jay Heer;
Tracy Hills resident; Laxmikant, Tracy Hills resident; Jose Lopez, Tracy Hills resident;
Sri P., Tracy Hills resident; Sai V., Tracy Hills resident; Raj; Mike E, Tracy resident;
Deep Sldhu Pradeep; Rajya Iakshm| Tracy Hills resident; Suparn, Tracy Hills resident;
Sree, Tracy Hills resident; Mueali; Vanita, high school student; Gangi, Tracy Hills
resident; Bhaskar; Raj, Tracy Hills resident; Ajay; Madhu; Tara, Tracy Hills resident;
Rajasri, Tracy Hills resident; each addressed the Commission about the Project.

Tracy Union Members submitted a letter to the Commission supporting responsible
construction in Tracy Hills.

Vice Chair Pennihg closed the Public Hearing at 11:28 p.m.

ACTION: [t was moved by Commissioner Atwal énd seconded by Commissioner Boakye-

Boateng that the Planning Commission recommend the City Council:

INTRODUCE AND ADOPT AN ORDINANCE THAT:

(A) APPROVES AN AMENDMENT TO THE TRACY HILLS SPECIFIC PLAN RELATED TO

MAXIMUM BUILDING HEIGHT IN THE LIGHT INDUSTRIAL ZONE AND THE
ADDITION OF APPENDIX E — DESIGN GUIDELINES FOR THE TRACY HILLS
COMMERCE CENTER, APPLICATION NUMBER SPA21-0004; AND

(B) DETERMINES THAT BASED ON THE ENVIRONMENTAL IMPACT REPORT THAT

WAS CERTIFIED BY THE CITY COUNCIL ON APRIL 5, 2016, FOR THE TRACY
HILLS SPECIFIC PLAN, AND THE CONSISTENCY ANALYSIS AND
ENVIRONMENTAL CHECKLIST PREPARED BY THE CITY FOR THE TRACY HILLS
COMMERCE CENTER PROJECT IN ACCORDANCE WITH THE CALIFORNIA.
ENVIRONMENTAL QUALITY ACT (CEQA) AND THE CEQA GUIDELINES, NO
FURTHER ENVIRONMENTAL DOCUMENT IS REQUIRED, PURSUANT TO CEQA
GUIDELINES SECTIONS 15162 AND 15168(c)(2); AND
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2. ADOPT A RESOLUTION THAT:

(A) APPROVES A DEVELOPMENT REVIEW PERMIT FOR THE TRACY HILLS
COMMERCE CENTER PROJECT, WHICH INCLUDES CONSTRUCTION OF SEVEN
INDUSTRIAL WAREHOUSE BUILDINGS RANGING IN SIZE FROM
APPROXIMATELY 117,907 SQUARE FEET TO APPROXIMATELY 355,116 SQUARE
FEET, TOTALING APPROXIMATELY 1.73 MILLION SQUARE FEET, AND
ASSOCIATED PARKING AND LANDSCAPING AREAS, LOCATED AT 29592 S.
CORRAL HOLLOW ROAD, ASSESSOR’S PARCEL NUMBER 253-020-23, ON
APPROXIMATELY 97.45 ACRES AT THE SOUTHWEST CORNER OF CORRAL
HOLLOW ROAD AND THE DELTA MENDOTA CANAL, APPLICATION NUMBER D21-
0012;

. (B) APPROVES A VESTING TENTATIVE SUBDIVISION MAP TO CREATE SIXTEEN
PARCELS AND A DESIGNATED REMAINDER PARCEL LOCATED AT THE
SOUTHWEST CORNER OF CORRAL HOLLOW ROAD AND THE DELTA MENDOTA
CANAL, TOTALING APPROXIMATELY 193.72 ACRES, ASSESSOR’S PARCEL
NUMBERS 253-020-23, 253-020-22, 253-020-21, and 253-020-20, APPLICATION
NUMBER TSM21-0003; AND

(C) DETERMINES THAT BASED ON THE ENVIRONMENTAL IMPACT REPORT THAT
WAS CERTIFIED BY THE CITY COUNCIL ON APRIL 5, 2016, FOR THE TRACY
HILLS SPECIFIC PLAN, AND THE CONSISTENCY ANALYSIS AND
ENVIRONMENTAL CHECKLIST PREPARED BY THE CITY.FOR THE TRACY HILLS
COMMERCE CENTER PROJECT IN ACCORDANCE WITH THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT (CEQA) AND THE CEQA GUIDELINES, NO
FURTHER ENVIRONMENTAL DOCUMENT IS REQUIRED, PURSUANT TO CEQA
GUIDELINES SECTIONS 15162 AND 15168(c)(2).

A roll call vote found Chair Orcutt and Commissioner Atwal in favor. Commissioner Boakye-
Boateng, Commissioner English, and Vice Chair Penning opposed. Motion failed; 2-3-0-0.

D. ITEMS FROM THE AUDIENCE
Noné.
E. DIRECTOR’S REPORT

Scott Claar informed the Commissioners that they were given new City of Tracy Planning
- Commission business cards, and City of Tracy e-mail addresses would be provided soon.

F. ITEMS FROM THE COMMISSION

None.
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G. ADJOURNMENT

ACTION: It was moved by Vice Chair Penning and per voice vote all were in favor to adjourn.

Time: May 26 at 12:09 a.m.

" STAFF LIAISON

ATTACHMENTS:

e ltem 1.A - Memorandum — Staff requests to modify the Triway Project.

e [tem 1.A - Letter from Steven J. Hassing, Attorney at Law with the Law Offices of Steven J.
Hassing

e Item 1.A - Letter from Paul Campos, Sr. V.P. of Governmental Affairs with Building Industry
Associates ’

e ltem 1.A - Email from Wahid Tadros

e ltem 1.B - Letter from John R. Beckman, Chief Executive Officer with the Bunldmg Industry
Association of the Greater Valley

o ltem 1.C - Email from Andrea Mandal

e ltem 1.C - Email from Joy Ann Jessop

e |tem 1.C - Email from Cherie & Raymond Levasseur

e [tem 1.C - Letter with supporting documents from the Sierra Cub

e Item 1.C — Letter from Tracy Union Members
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Public Comment - Received 05.28.25 City of Tracy

RE: Planning Commission Meeting 05.28.25 333 Civic Center Plaza

Item 1.A The Triway Project Tracy, CA 95376
R24-0001, ZA25-0001, TSM24-0001, D24-0003

COMMUNITY AND ECONOMIC

DEVELOPMENT DEPARTMENT

MaIN 209.831.6000

rax 209.831.6120

www.cl.tracy.ca.us

Memorandum
DATE: May 28, 2025
TOPIC: The Triway Project »
Rezone (R24-0001), Zoning Code Amendment (ZA25-0001), Tentative
Subdivision Map (TSM24-0001), and Development Review Application
(D24-0003)
FROM: Scott Claar, Planning Manager

SUBJECT: Condition Modifications to C.1. C.3.13, C.3.14 and C.3.15, C.4.21,

C.7.2 and F.2(3)
' - N

Planning Commissioners, staff requests the following condition modifications for the
Triway Project.

C.1.

Technical Analysis incorporated into these Conditions.

Subject to the approval of the City, the Developer shall comply with the
applicable recommendations of the technical analyses/reports prepared for the
Project listed as follows:

a) “The Triway:2"d Submittal Vesting Tentative Map Traffic Review Comments
Memorandum prepared by Kimley Horn, dated March 28, 2025 (“Traffic
Analysis”), or as updated by minor deviation.

b) “Hydraulic and Hydraulic Analysis for the Proposed Triway Development
Project” prepared by West Yost Consulting Engineers, dated April 1, 2025
("SD System Analysis”).

C.3.13. The Developer-shall-merge-the existing four (4) parcels (APN 246-130-030,

APN 246-130-040, APN 246-130-060, APN 246-130-270}-into-one-parecel as

shown on Sheet TMO02 of the said vesting tentative subdivision map shall be
resubdivided into the and-then-subdivide-the-entire-subdivision-inte 275

residential lots as shown on sheetTMO03, TM04 and TMO5 of the said vesting

tentative map as part of the final map for the project.

Think Inside the Triangle™ 4\



RE: Planning Commission Meeting 05.28.25
Iitem 1.A The Triway Project
R24-0001, ZA25-0001, TSM24-0001, D24-0003

April 30, 2025
Page2of2

C. 3.14. Prier-to-approval-of-the firstfinal-map; The Developer shall submit a final

map offering to dedicate 155,768-square-feet public park parcel A to the City
of Tracy HOA, and a 49,503-square-feet drain basin parcel B to the City of
Tracy HOA.

C.3.15 Priorto-approval-of-thefirst-finalmap, The Developer shall submit a final

map offering to dedicate landscape parcels C, E, FF, HH, K, M, O, Pand Z as
shown on sheet TMO5 of said tentative map to the HOA.

C.4.21 The developer shall rough and final grade the project and the adjacent City

F.2

regional Det 2B storm drain basin in accordance with the City approved
improvement plans “Detention basin 2B expansion (CIP no 76066)” prepared by
Stantec, dated 7/12/2019 for Det 2B regional basin. The excavation and grading
of this regional basin shall be completed prior to installation of the subdivision
storm drain system. Det 2B basin is required to be operational prior to occupying

the flrst buﬂdmg W|th|n the subdlwsmn Jih&develepemm-y—reeewe-fee-ﬂedﬂs

II'E' I I'l l' III ructi FII'I The
developer may receive development impact fee credits for thls work in
accordance with Title 13 of the City of Tracy Municipal Code. The
Developer will need to enter into an Improvement Agreement in order to
receive fee credits.

Neighborhood Park

3. The Developer is required to enter into a park-specific Subdivision
Improvement Agreement. The developer may receive development
impact fee credits for this work in accordance with Title 13 of the City of
Tracy Municipal Code. The Developer will need to enter into an
Improvement Agreement in order to receive fee credits.

Please let us know if you have any questions.

Think Inside the Triangle™ 4\



Public Comment - Received 05.22.25
RE: Planning Commission Meeting 05.28.25
e —--———— @M 1.A The Triway Project
, R24-0001, ZA25-0001, TSM24-0001,
LAaw O FFICES p24.0003

OF

Steven J. Hassing

ALLSC LICENSZED AND PﬂALTICIN"' "y 425 CALABRIA COURYT
WASHINGTON ROSEVILLE, CALIFORNIA 95747

ARIZOMNA
TELEFHONE: (916) 677-1776

FACSIMILE: (916) 677-1770

C-MAIL: slh@hassinglaw.com

May 20, 2025
To Whom It May Concern;

| am writing to support the Brookfield project on Valpico Road and the updated zoning
standards for small lot developments. Tracyis in desperate need of missing middle housing
and small lot projects like this one are lacking in our community. By allowing homes on
smaller lots, Tracy will enable Tracy residents to stay in Tracy by making single family homes
accessible. The three different types of proposed housing will allow Tracy residents to have
options while providing these crucial missing middle housing types. Additionally, the
massive public investment by the project into open space, like the 3.5 acre public park, will
catalyze glevelopment in the southeast part of town that is prime for growth.

Please/%te yes on the Valpico Road project and the small lot development standards.
W

/

7/

i

(P

7
S!;f%v n J,-i(?‘;!assing

Aftomey/at Law

;

President of Hacienda Ranch Homes, Inc
‘An area property owner




Public Comment -- Received 05.24.25

RE: Planning Commission Meeting 05.28.25
Item 1.A The Triway Project

R24-0001, ZA25-0001, TSM24-0001, D24-0003

B IA BAY AREA

BUILDING INDUSTRY ASSOCIATION

May 24, 2025

City of Tracy
Planning Commission

Via email to: craig.hoffman@cityoftracy.org

Re: Support for Small Lot Residential Zone Ordinance

Dear Members of the Tracy Planning Commission:

The Building Industry Association (BIA) of the Bay Area writes to express strong support for the proposed
ordinance to add Article 9.5, Small Lot Residential Zone to Chapter 10.08 of Title 10 of the Tracy
Municipal Code.

BIA Bay Area advocates for an adequate supply of quality homes for people of all income levels in and
around the region. The addition of a Small Lot Residential Zoning Code creates a path for “missing
middle” housing that is characterized by being walkable to amenities and offering a range of affordability.

The type of housing that is facilitated by the proposed ordinance is relatively smaller than what has been
offered in other nearby new home communities, with a broader range of affordability options to current
and future Tracy residents. This type of housing can be both semi-attached duet and single-family homes,
ranging in size from 1,587-2,376 sq. ft.

While many have talked about the importance of offering viable pathways to “missing middle” housing,
Tracy is taking steps to make it a reality and BIA strongly commends it for doing so.

Best regards,

2

Paul Campos
Sr. V.P, of Governmental Affairs
pcampos@biabayarea.org




Public Comment -- Received 05.27.25
RE: Planning Commission Meeting 05.28.25
item 1.A The Triway Project

From: Craig Hoffman R24-0001, ZA25-0001, TSM24-0001, D24-0003
To: Jennifer Lucero

Cc: Scott Claar

Subject: FW: Brookfield project on Valpico Road

Date: Tuesday, May 27, 2025 3:28:01 PM

Jennifer

Please provide to the Planning Commissioners.

Thank you,

Craig Hoffman | City of Tracy

Senior Planner

Community and Economic Development — Planning Division
333 Civic Center Plaza | Tracy, CA 95376

Office: (209) 831.6426 | Craig.Hoffman@cityoftracy.org

Qég, T?ACY

Fhing teeide the Tr z;ﬂgh

From: Wahid Tadros <wtadros@cecmain.com>
Sent: Tuesday, May 27, 2025 3:18 PM

To: Craig Hoffman <craig.hoffman@cityoftracy.org>
Subject: Brookfield project on Valpico Road

% Yo dontoften get email from wiadros _cecmain.com. Legmw y; is is impol ;tgm

I

autlon ThIS is a‘n extemal'ema:l Please take care when clxckmg lmks or openmg
at’tachments R I e . i L : -
ay 27, 2025

i
g
M

To Whom It May Concern;

We are writing to support the Brookfield project on Valpico Road and the updated zoning standards for
small lot developments. Tracy is in desperate need of missing middle housing and small lot projects like
this one are lacking in our community. By allowing homes on smaller lots, Tracy will enable Tracy
residents to stay in Tracy by making single family homes accessible. The three different types of
proposed housing will allow Tracy residents to have options while providing these crucial missing middle
housing types. Additionally, the massive public investment by the project into open space, like the 3.5-
acre public park, will catalyze development in the southeast part of town that is prime for growth.




Please vote yes on the Valpico Road project and the small lot development standards.

Regards,
Wahid Tadros
Owner

APN - 246-130-030-000
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Public Comment -- Received 05.28.25

May 28, 2025 RE: Planning Commission Meeting 05.28.25
. Item 1.B Housing Element
VIA E-mail GPA22-0001

Chair Orcutt and Commissioners

of the City of Tracy Planning Commission
333 Civic Center Plaza

Tracy, CA 95376

Re. Agenda Item 1,B. 2023- 2031 Housing Element

Chair Orcutt, the BIA previously was opposed to the certification of your Housing
Element, but due to changes in city staff and several changes in the processing of
development, the BIA wrote a letter to HCD supporting the 2023 2031 Housing
Element.

Regretfully, city staff has returned to its ways of unnecessarily delaying the
production of housing. Specifically in the Ellis project the city has required the
developer to include a CFD for the project. But the city has continually delayed the
processing of the CFD without explanation. Housing units in the Ellis project are
needed to meet the RHNA requirements and the city is imposing a governmental
constraint by requiring a CFD that it is unwilling to process. This is the definition
of a governmental constraint that must be removed for the Ellis units to be included
in the RHNA calculations.

The BIA is seeking a resolution of this matter by either; 1) delaying the adoption of
the Housing Element until this situation is resolved; 2) removing the requirement
for a CFD in the Ellis project; 3) directing staff to immediately process the CFD or;
4) removing the units from the Ellis project in the count towards achieving the
RHNA numbers.

Without one of these changes the BIA will have to resume its opposition to
certification of the 2023 — 2031 Housing Element.

Respectfully,

ohn R. Beckman
Chief Executive Officer




Public Comment -- Received 05.28.25
RE: Planning Commission Meeting 05.28.25
Item 1.C Tracy Hills Commerce Center

From: Andrea Mandal (triliana) SPA21-0004, TSM21-0003, D21-0012
To: Tracy City Council; Planning Admin

Subject: Distribution center at Tracy hills

Date: Wednesday, May 28, 2025 5:14:55 PM

[Some people who received this message don't often get email from triliana@gmail.com. Learn why this is

important at https://aka.ms/I earnAboutSenderIdentification ]

Caution: This is an external email. Please take care when clicking links or opening attachments.

Hello,
1 have contacted you numerous times about this issue. I am still against it for all the reasons I stated earlier.

Our kids don’t need this. Our city doesn’t need this. We need to build a community not tax havens for wealthy
outsiders,




Public Comment - Received 05.27.25

RE: Planning Commission Meeting 05.28.25
Item 1.C Tracy Hills Commerce Center
SPA21-0004, TSM21-0003, D21-0012

From: Joy Jessop

To: Planning Admin; Tracycitycouncil@cltyoftray.org
Subject: Opposition Letter to The Tracy Commerce Project
Date: Tuesday, May 27, 2025 7:27:47 PM

I would like to express my opposition to the proposed Tracy Commerce Project on Corral Hollow.
This project will negatively impact our quality of life through increased traffic, noise, deterioration of
roads, pollution and displacement of wildlife that make the orchards and fields in that area their
home. The property that this project will occupy is prime agricultural land and should remain as
such. My once small town agricultural community has turned into a city with poor roads, traffic jams
and increased crime, The Tracy area has seen too much growth in both warehouses and residential
housing without the accompanying improvements in roads. There are many warehouses in the Tracy
area that remain unoccupied. The warehouses in the International Parkway Area have caused many
truck traffic problems for the residents in the area. The problems caused by truck traffic in the
Hansen Road area became so severe the road has been closed off at the overpass to prevent truck
traffic on their resident streets. The interchange at International Parkway and Highway 205 has been
improved, but the interchange at Patterson Pass/International Parkway and Highway 580 has yet to
see any improvements other than some traffic lights, which at commute times cause major backups
(especially if there has been an accident on the Altamont). On Corral Hollow there has been a
widening of the road in front of each residential subdivision and traffic lights added, but as soon as
you are passed the subdivision the roadway narrows back down causing bottleneck traffic and
accidents. Just as these streets cannot currently handle the increase in traffic, the on/off ramps and
overpasses at this freeway interchange is in a deplorable state. We have seen increased truck traffic
on Chrisman Road coming from warehouses on Grant Line Road trying to avoid the 205 traffic and |
foresee even more truck traffic impact Chrisman Road (which is also in a deplorable state) if this
project is in approved. Interstate 580, with 2 lanes for each direction cannot handle the increased
traffic from all of these warehouses, not only in the Tracy area, but also Manteca and Patterson. As
to the supposed jobs this project will create, | say the minimum wage warehouse jobs that will come
after the build out of this project, will barely even support a single person leaving on their own in the
Tracy area, let alone a family. Another concern is in regards to water. Where is the water going to
come from? We are constantly under the threat of drought and water rationing.

Enough is Enough, Stop the Tracy Commerce Project! No More Warehouses!
Preserve Agricultural Land and the Agricultural Way of Life!

Sincerely,

Joy Ann Jessop

34619 Bernard Road




Tracy, CA 95377

Par Country Estates



Public Comment -- Received 05.28.25
RE: Planning Commission Meeting 05.28.25
Item 1.C Tracy Hills Commerce Center

From: Cherle Levasseur SPA21-0004, TSM21-0003, D21-0012
To: Tracy City Coundil; Planning Admin

Subject: No more warehouses

Date: Wednesday, May 28, 2025 1:17:57 PM

[You don't often get email from cherielev@sbcglobal.net. Learn why this is important at

https://aka.ms/LearnAboutSenderldentification ]

Caution: This is an external email. Please take care when clicking links or opening attachments.

To whom it may concern, [ am opposed to the new warehouses planned to be developed between Tracy Hills, Ellis,
and Midway.

Tracy does not need more warehouses!

In addition, you are bringing more traffic to the lower part of Tracy and the roads are unable to handle that type of
weight variance. As it’s clear that our roads aren’t even fit for local automobiles in. There would also be more noise

to this quiet community.
Let’s not lose our farming charm.

Cherie & Raymond Levasseur
1326 Poppy Hills Ln., Tracy




Public Comment -- Received 05.27.25

RE: Planning Commission Meeting 05.28.25
Item 1.C Tracy Hills Commerce Center
SPA21-0004, TSM21-0003, D21-0012

.43 SIERRA CLUB

DELTA-SIERRA GROUP
HAOTRER LODE CHARTER
May 26, 2025

Tracy Planning Commission
Via e-mail ,
publiccomment@cityoftracy.org
forrest.ebbs@cityoftracy.org

scott claar@cityofiracy.org

Re:  Additional Comments on the Proposed Tracy Hills Commerce Center Project
Members of the Planning Commission:

At the last Planning Commission hearing on April 9 on this application, the Commission
continued the item so that further information could be submitted by the applicant and city
planning staff to respond to specific concerns raised by the Commissioners and city residents.

The staff report for this meeting notes that

“Approximately 25 people spoke in opposition to the project and approximately four people
spoke in favor. Additionally, over 100 emails were submitted to the City in oppaosition to the
project. Primary concerns raised by the public were related to the warehouse land use, traffic,
air quality, safety, light, and noise. Following questions and comments by the Planning
Commissioners, the Planning Commission voted 4-0 to continue this matter to a future date to
allow more time to review the agenda materials. In response to concerns raised during the April
9th Planning Commission meeting, staff and the City’s planning consultants prepared a memo
for further clarification and to address a few key issues related to project design and lighting
effects, traffic analyses, and air quality and air emissions (Attachment A1 — Further CEQA

Clarifications Memo).”




We have read the very brief "Further CEQA Clarifications Memo.” The memo concludes
unconvincingly that “Staff is not recommending any new mitigation measures, as the existing
mitigation measures ensure the project remains in compliance with all previously established
environmental commitments.” In other words, the staff and the environmental consultant have
ignored all of the comments and questions that were raised at the hearing and have simply
reiterated their original arguments that the project does not need any additional mitigation,
beyond what was reguired in an environmental impact report (EIR) that was adopted almost 10
years agol

This is a ridiculous and unsupportable position for the city staff and planning consultant to take,
and it is not consistent with the requirements of CEQA.

The memo fails to address several issues that were raised by commissioners and members of
the public. To cite just a few of these issues that have been ignored, the memo fails to submit:

+ updated information about current traffic conditions on Corral Hollow Road;

s information about whether the project as proposed complies with the requirements of
Assembly Bill 98;

s information about how the project is in conformity with recent State air quality and
greenhouse gas (GHG) emission plans and guidelines;

» information about recent settlement agreements in Tracy (Costco) and elsewhere in the
county; and

» information about the status of ongoing city efforts to draft a warehouse ordinance.

As we argued in our letter of April 7, 2025 (attached), the project's outdated mitigation measures
originally adopted nine years ago fail to even come close to meeting a reduction in GHG and
toxic diesel truck emissions. The project must be required to incorporate numerous additional
measures recommended by the San Joaquin Valley Air Pollution Control District, the State
Attorney General, the California Air Resources Board and other regulatory agencies, hefore this
project can be considered for approval,

At a minimum, the approval of the project must include detailed, effective mitigation measures
designed to reduce air quality, GHG and climate impacts by accomplishing the following:

» sufficient solar panels to provide power for the project



« utilize a "clean fleet" of light vehicles/delivery vans/trucks (Class 2 through 6) at the
onset of business operations

o adopt standards to provide 100% electrification of all heavy-duty trucks (Class 7 and 8)
using the project site by end of 2025 or when commercially available for the intended
application, whichever date is later

« provide electric charging facilities on the project site sufficient to charge all electric trucks
and employee vehicles

NONE of these measures were required by the Tracy Hills Specific Plan EIR adopted in 20186.

The Sierra Club urges this Commission fo require the develaper to incorporate the mitigation
measures above and those agreed to by Costco into the project.

Sincerely,

s/s Margo Praus, Chair,

Eric Parfrey, member

Mary Elizabeth M.S., R.E.H.S., Conservation Chair
Delta-Sierra Group, Sierra Club

cc! Robert Swanson, California Attorney General's Office
Stanley Armstrong, California Air Resources Board
Patia Siong and Harout Sagherian, San Joaquin Valley Air Pollution Control
District
Aaron Isherwood and Joya Manjur, Sierra Club Environmental Law Program
Tracy City Council

Attachments:

A. Letter to Tracy City Council regarding Costco Seftlement Agreement

B. Settlement Agreement between the Sierra Club, the City of Stockton, and Greenlaw
Development, LLC (developer of the approved 203-acre Mariposa Industrial Park)

C. Attorney General ““Warehouse Projects: Best Practices and Mitigation Measures to Comply
with the California Environmental Quality Act”

D. Los Angeles Times, "Gavin Newsom signs controversial bill regulating California warehouse

development,” September 29, 2024; and text of AB 98




ATTACHMENT A
LETTER TO TRACY CITY COUNCIL
REGARDING COSTCO SETTLEMENT AGREEMENT




5 SIERRA CLUB

DELTA-SIERRA GROUP

NOTHER LOGE CHAPTER

March 3, 2025

Via Electronic Mail

Tracy City Council

City of Tracy

333 Civic Center Plaza

Tracy, CA 95376
tracycitycouncil@cityoftracy.org
cityclerk@cityoftracy.org
cm@cityoftracy.org

Re: City Council Consideration of the Costco Warehouse Project
Dear Mayor Arriola and Honorable Members of the City Council:

The Sierra Club submits the following letter and attached documents so that decision-makers and
members of the public have all relevant information needed to make an informed decision about this
proposed project.

We have read the staff report and are perplexed that the report contains no mention of the settlement
agreement and additional mitigation measures that were negotiated between the Sierra Club and
Costco.

To ensure that the record contains all relevant documents, we have attached the settlement agreement,
including the additional mitigation measures Costco has agreed to incorporate into the project. The
settlement agreement was included in the Planning Commission packet for their meeting on December
4, 2024, but the agreement does not appear to be included in this City Council staff report.

We appreciate the efforts by Costco to further mitigate the air quality, greenhouse gas, and other
impacts of their proposed warehouse project, beyond what the City was requiring. We expect that this
level of mitigation will become the standard for all future warehouse projects that are approved in the
City of Tracy, including pending projects such as the Banta warehouse and future Prologis projects in the
City and County.




Press Release

See hitps://www.sierraclub.org/press-releases/2024/12 /sierra-club-costco-settlement-secures-
groundbreaking-clean-truck

In December, 2024 the Delta Sierra Group announced a legal settlement with Costco, the third largest
retailer in the country. The agreement will require Costco’s proposed 1.7-million-square-foot warehouse
project in Tracy to transition to an electric truck fleet years ahead of state goals. The agreement also
requires on-site solar generation, charging infrastructure and other requirements to mitigate air
pollution and greenhouse gas emissions from the project (see attached press release).

Sierra Club’s Delta Sierra Group, together with its legal counsel Shute, Mihaly & Weinberger and
attorneys with the Sierra Club, negotiated with Costco for several months to incorporate these enhanced
mitigation measures into its project plans.

Additional mitigation measures included in the Settlement Agreement

The following is a partial list of the most important “enhanced measures” agreed to by Costco. The full
list of measures is included in Attachment A of the settlement agreement.

EM-1: Renewable Power: The Project applicant shall supply 100% of project electricity demand from
renewable sources. The Project applicant shall procure power from a combination of onsite solar
generation and direct source renewable purchased energy; however, at no time shall the Project site be
supplied with any greater than 3.4 megawatts of direct source renewable purchased energy. Upon
project opening, the Project applicant shall generate at least 3.8 megawatts of renewable electricity from
solar facilities located on site. Such facilities may include solar photovoltaic panels on the roofs of the
buildings or elsewhere on site (e.g., awnings, canopies or “solar trees” in parking area). The Project shall
be designed and constructed to allow future expansion of solar facilities on site as electricity demand
increases. The Project applicant shall, as part of the solar microgrid, install a battery storage system with
enough capacity to power the project’s basic building functions for 48 hours.

EM-6: Zero Emission Forklifts, Yard Trucks and Yard Equipment: The Project Applicant shall ensure that
all exclusively on-site vehicles owned and operated by Costco (i.e., forkiifts, yard goats, pallet jacks,
scissor lifts, etc.) shall be electric or zero-emission vehicles, and shall provide on-site electrical charging
facilities to adequately service such electric vehicles.

EM-7: Truck Idling Restrictions: The Project Applicant shall take reasonable measures to restrict truck
idling {during construction and operation) onsite to a maximum of two minutes, and in no instance shall
idling exceed five minutes. To achieve this limit, (a) trucks owned or operated by Costco that access the
project site must be equipped with engine idle shutdown timers and (b) developer will inform drivers
and operators of idling time limits by including highly visible signage at key points onsite, such as at
docks and delivery areas. The Project Applicant shall train managers and employees on efficient
scheduling and load management to minimize queuing and idling of trucks.

EM-8: Electric Charging: The Project Applicant shall provide electrical outlets for charging of employee
e-bikes. The Project Applicant shall install conduit as infrastructure for electric vehicle charging stations
onsite to allow for the Project to serve electric trucks in the future. Such conduit shall be provided on
the site to serve 50% of the number of truck docking stations, with the location of conduit at the
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discretion of the developer (e.g., truck trailer parking spaces or other locations). The Project Applicant
shall ensure that sufficient electric vehicle charging stations are installed when necessary to serve the
charging demands of electric trucks and vehicles domiciled at the Project site.

EM-14: Project Operations, Employee Trip Reduction: The Project applicant shall implement feasible
Transportation Demand Management (TDM) strategies, which would decrease the VMT generated by
the Project by 15 percent. Specific potential TDM strategies include, but are not limited to, the following:

. Emergency Ride Home (ERH) Program

. Existing, Agency-Run Employee Rideshare Program

. Employee Ride-Share Messaging and Promotion

. Designated Parking Spaces for Car Share Vehicles

. City Minimum or Fewer Parking Stalls

. Bicycle Parking at Front Entrance of Buildings: Secure, and Indoors or Covered
. Electrical Outlets for E-Bike Charging

. Lockers and Showers for Employees

. Onsite Food and Drink Service for Sale for Employees

J Enhanced Pedestrian Crossing Treatment within Site

The TDM Plan shall be submitted to the City for review, and the effectiveness of the TDM Plan shall be
evaluated, monitored, and revised, if determined necessary by the City. The TDM Plan shall include the
TDM strategies that will be implemented during the lifetime of the proposed Project and shali outline
the anticipated effectiveness of the strategies. The effectiveness of the TDM Plan may be monitored
through annual surveys to determine employee travel mode split and travel distance for home-based
work trips, and/or the implementation of technology to determine the amount of traffic generated by
and home-based work miles traveled by employees, which shall be determined in coordination with the
City. Additionally, should the initial TDM Plan submitted to the City for review be projected to fall short
of achieving a 15 percent decrease in VMT, the Project applicant shall pay any VMT banking fee in effect
at the time of building permit issuance to secure VMT credits of a total of 15 percent for the subject
building, taking into account the stated percent efficacy for the TDM measures above. Should the initial
TDM Plan submitted to the City for review be projected to fall short of achieving a 15 percent decrease
in VMT and a VMT banking fee is not in effect at the time of building permit issuance, the Project
applicant shall make a one-time contribution to the City of Tracy transit service provider, TRACER, equal
to the amount that would be calculated using the City’s draft VMT banking fee of $633.11 per VMT, as
documented in the Transportation and Circulation section of the Draft EIR, to enable opportunity of
transit services that would benefit the Tracy community in perpetuity and overcome the TDM Plan’s
shortfall in projected VMT reduction

EM-B: Zero Emission Heavy-Duty Trucks: The following mitigation measures shall be implemented
during all on-going business operations and shall be included as part of contractual lease agreement
language, if the facllity is leased in the future, to ensure the tenants/lessees are informed of all on-going
operational responsibilities.

The property owner/tenant/lessee shall ensure that a 72% of all heavy-duty (Class 7 and 8) truck trips
transporting goods from the Direct Delivery Center warehouse facility on the project site to the Market
Delivery Operations facilities (that 72% being the “MDO Trips”)are model year 2014 or later from start of
operations and shall expedite a transition to zero-emission vehicles, with the fleet making MDO Trips
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fully zero-emission by December 31, 2027 or when commercially available for the intended application,
whichever date is later.

A zero-emission vehicle shall ordinarily be considered commercially available if the vehicle is capable of
- serving the intended purpose and is included in California’s Hybrid and Zero-Emission Truck and Bus
Voucher Incentive Project, https://californiahvip.org/, or listed as available in the US on the Global
Commercial Vehicle Drive to Zero inventory, https://globaldrivetozero.org/. In order for such vehicles to
be considered are commercially unavailable, at least three (3) months prior to the deadline above, the
operator must submit documentation from a minimum of three (3) EV dealers identified on the
californiahvip.org website demonstrating the inability to obtain the required EVs or equipment needed
within 6 months.

In addition to the obligations above, the property owner/tenant/lessee shall ensure that, regardless of
commercial availability determinations, a minimum of the following percentages of heavy-duty trucks
(Class 7 and 8) making MDO Trips domiciled on the project site shall be zero-emission vehicles: 10% by
December 31, 2027; 25% by December 31, 2030; 50% by December 31, 2033; 75% by December 31,
2036; and 100% by December 31, 2039.

Zero-emission heavy-duty trucks which require service can be temporarily replaced with model year
2014 or later trucks. Replacement trucks shall be used for only the minimum time required for servicing
fleet trucks.

EM-C: Zero Emission Vehicles: The property owner/tenant/lessee shall utilize a "clean fleet" of
vehicles/delivery vans/trucks (Class 2 through 6) as part of business operations as follows: For any
vehicle (Class 2 through 6) owned by the property owner/tenant/lessee that travels to and from the
project site, the following "clean fleet" requirements apply: (i) 65% of the fleet will be zero emission
vehicles at start of operations, (ii) 80% of the fleet will be zero emission vehicles by December 31, 2025,
and (iv) 100% of the fleet will be zero emission vehicles by December 31, 2027.

Zero-emission vehicles which require service can be temporarily replaced with alternate vehicles.
Replacement vehicles shall be used for only the minimum time required for servicing fleet vehicles.

The property owner/tenant/lessee shall not be responsible to meet "clean fleet" requirements for
vehicles used by common carriers operating under their own authority that provide delivery services to
or from the project site.

EM-D: Compliance Report: For the first five (5) years following project approval, the Operator of the
warehouse facilities shall submit to the Sierra Club an annual compliance report within 30 days of
December 31 each year addressing compliance with EM-B and EM-C. If the Sierra Club asks the Operator
any clarifying questions or requests, the Operator shall respond to such inquiry in writing within thirty
(30) days. If the Operator has not fully complied with EM-B within 5 years, the Operator shall submit a
compliance report to the Sierra Club within 30 days of December 31, 2030, 2033, 2036, and 2039. Once
the Operator has fully complied with EM-B or EM-C by transitioning to 100% zero-emission vehicles, no
further reporting for that measure shall be required.




Prior to receipt of a final certificate of occupancy for each of the two phases of the Project (DDC building
and Annex building), Developer will submit to the Sierra Club a report demonstrating compliance with all
applicable measures in the MMRP and measures committed to in the agreement with the Sierra Club.
Developer will endeavor to provide the Sierra Club with at least thirty (30) days’ prior notice in advance
of submitting the reports. If the Sierra Club asks the Developer any clarifying questions or requests, the
Developer shall respond to such inquiry in writing within thirty (30) days.

EM-E: Lease Agreements and Future Owners: Any tenant lease agreements for the project site shall
include a provision requiring the tenant/lessee to comply with all applicable requirements of the MMRP,
a copy of which shall be attached to each tenant/lease agreement. All obligations of the Project
Applicant in these Tracy Costco Depot Annex Enhancement Measures shall apply to any future owner or
operator of the Project.

EM- H: Building Codes: Project construction shall be subject to all applicable City building codes,
including the adopted Green Building Standards Cade. Prior to the issuance of building permits, the
applicant/developer shall demonstrate (e.g., provide building plans) that the proposed buildings are
designed and will be built to, at a minimum, meet the Nonresidential Voluntary Measures of the
applicable California Green Building Standards code, Divisions A5.1, 5.2 and 5.5, including but not limited
to the Tier 2 standards in those Divisions, where applicable; provided, however, that the Tier 2 standards
relating to the electric vehicle parking space requirements (e.g., CalGreen sections A5.106.5.1.2,
A5.106.5.3.3, and A5.106.5.3.4) shall not pertain. Instead, Buildings 1 and 2 of the Project shall meet at
least the July 2022 Green Building Standards Code mandatory requirements (effective lanuary 1, 2023,
or the requirements of a later version of the Green Building Standards Code, if applicable) for the
number of employee and visitor parking stalls that shall be wired for electric vehicle charging (i.e., EV
capable spaces) and that shall be active EV charging parking spaces (i.e., spaces supplied with EV Supply
Equipment) upon the start of operation. Signage shall be installed at the parking stalls with EV wiring
that are not active at the start of operation to indicate that such parking spaces will be converted to EV
spaces once there is demand for such EV spaces. Beginning upon operation of the first building
constructed and ending upon five (5) years after the completion of construction of the second building,
the Project Applicant shall annually survey employees on their EV charging interest and demands and
accommodate demand with additional EV charging equipment to meet demand.

Conclusion

In conclusion, we are grateful that Costco has agreed to implement these very important enhanced
mitigation measures. The measures taken as a whole will go a long way to mitigate air quality and
greenhouse gas emissions generated by the project. We hope and expect that all future large
warehouse projects approved by the City of Tracy will also be required to implement these types of
measures in their projects. We also expect that any future warehouse ordinance considered by the City
will include these measures at a minimum.

k]

Very truly yours,

Margo Praus, Chair and Eric Parfrey, member
Delta-Sierra Group

Cc: Tracy City Manager (via email)




Tracy City Clerk (via email)
Attachments:

A. Press release from the Sierra Club
B. Settlement Agreement between Costco and the Sierra Club
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ATTACHMENT A
Sierra Club, Costco Settlement Secures Groundbreaking Clean Truck Requirements in Tracy
Measures are among the strictest ever imposed on a warehouse project in California
December 2, 2024
Contact
Sander Kushen, sander.kushen@sierraclub.org

TRACY, Calif. — The Sierra Club announced a legai settlement with Costco today that will require a
massive, 1.7-million-square-foot warehouse project in Tracy to transition to an electric truck fieet years
ahead of state mandates. The settlement, which resolves California Environmental Quality Act claims,
also requires on-site solar generation, charging infrastructure and other requirements to mitigate air
pollution and greenhouse gas emissions from the project.

“This settlement transforms what would have been business as usual diesel truck trips into a cutting
edge transition plan for zero-emission vehicles,” said Eric Parfrey, a long-time activist from Sierra Club's
Mother Lode Chapter. “These clean fleet requirements, along with Costco's mandate to supply 100% of
the project's electricity demand with renewable energy, will prevent toxic air pollution and save lives in
San loaguin County.”

Under the agreement, 72 percent of heavy-duty trucks transporting goods from the facility to market
delivery operations in other cities must be zero-emission by the end of 2027, Costco's on-site cargo
handling equipment must be fully electric at the start of operations, and trucks at the project site will
have to adhere to strict idling limits. The deal also requires Costco to power the project entirely with
100% renewable electricity and on-site solar generation.

The Costco settlement goes far beyond California's Advanced Clean Trucks Rule, which mandates only 11
percent of new heavy-duty truck sales be zero-emission by 2025. It represents the strongest clean fleet
requirements the Sierra Club has achieved in any warehouse deal to date.

“The residents of Tracy can now breathe a bit easier,” Parfrey added. “Warehouse projects like this have
the potential to benefit communities, but local government must proactively safeguard air quality from
warehouse trucks and operations. This settlement will save the lives of children, our elderly and our
other most vulnerable community members,”

The City of Tracy’s Planning Commission will meet at 7:00 on Wednesday, December 4, The Sierra Club
will be requesting that the city updates its Mitigation Monitoring and Reporting Program in order to
allow the city to track the measures in the settlement.
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ATTACHMENT B
Costco Settlement Agreement

See separate PDF file
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EXHIBIT 1 - Settlement Agreement

SETTLEMENT AGREEMENT AND RELEASE

This Settlement Agreement and Release of All Claims (“Agreement”) is entered into by
and between the Sierra Club, a California nonprofit public benefit association, the City of Stockton
(“City™), a municipal services corporation, and Greenlaw Development, LLC, a California limited
liability company (“Developer”), (collectively referred to as “Parties” or singulatly “Party”), to
terminate fully and finally all disputes concerning the matters set forth below.

RECITALS

WHEREAS, Developer, proposes to develop an approximately 203-acre site in the South
Stockton area commonly known as the Mariposa Industrial Park for light industrial land uses (the
“Project”). The conceptual site plan proposes construction and operation of 3,616,870 square
feet of warehouse and ancillary office uses, approximately 1,831 auto parking spaces, 1,107
truck and trailer parking spaces, and related infrastructure. Developer has applied to the City for
the following project approvals: (1) adoption of a Resolution certifying the Mariposa Industrial
Park Environmental Impact Report (SCH #2020120283) (“EIR”), including a Statement-of
Overriding Considerations, and adoption of a Mitigation Monitoring and Reporting Program
(“MMRP”); and (2) adoption of an Ordinance for the Pre-zoning of APNs 179-220-10; -11; -12;
-13;-16; -17; -18-; 19; and -24 (the “Property”) to Industrial, Limited (IL); and (3) adoption an
Ordinance for a Development Agreement; and (4) adoption of a Resolution authorizing the filing
of an annexation application with the San Joaquin Local Agency Formation Commission
(collectively the “Project Approvals”); and

WHEREAS, The Sierra Club and the California Attorney General submitted comments
on the EIR requesting that additional air quality and other mitigation measures be included in the
EIR and MMRP for the Project and that a fund to mitigate impacts on affected residents be
created; and

WHEREAS, the Parties wish to resolve fully and finally all disputes which may exist
between the Parties concerning the Project Approvals.

NOW, THEREFORE, based upon the foregoing recitals and the terms, conditions,
covenants, and agreements contained above and incorporated in full below, the Parties agree as
follows:

AGREEMENT

For good and valuable consideration, the receipt of which is acknowledged by each Party
hereto, the Parties promise and agree as follows:

1. If the City approves the Project, and (i) the certified EIR and adopted MMRP include all
of the Mitigation Measures in the attached Mariposa Industrial Project Enhanced
Measures, and (ii) the authorized Development Agreement includes all of the revised
terms in the attached Mariposa Industrial Project Enhanced Measures, then (iii) neither
the Sierra Club nor any of its affiliates will file any complaints, claims, grievances,
special proceedings or any other actions against the City or Developer with any state,
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EXHIBIT 1 - Settlement Agreement

federal, or local agency or court challenging the Project Approvals or the proposed
annexation of the Project site to the City of Stockton. If an affiliate of the Sierra Club is
determined to have made a challenge to the Project Approvals or the proposed annexation
of the Project site to the City of Stockton in violation of this Section 1, such violation
shall constitute a breach of this Agreement by the Sierra Club.

The City will draft and consider a comprehensive Warehouse Sustainability Ordinance
for future projects that establishes development standards for the construction of
industrial warehousing and distribution facilities that exceed 100,000 square feet subject
to periodic review for consistency with current regulatory agency recommendations
before December 31, 2023. The City may incorporate the addition of warechouse
sustainability requirements through its current Development Code revision/update
process, provided that the ordinance is considered before December 31, 2023. City staff
shall recommend adoption of the ordinance.

The City agrees that the Mitigation Measures in the attached Mariposa Industrial Project
Enhanced Measures are designed to mitigate potentially significant environmental
impacts of warehouse projects. If, prior to adopting the Warehouse Sustainability
Ordinance, the City considers approving a project that proposes to develop industrial
warehousing or distribution facilities that exceed 100,000 square feet, the City shall
include all such applicable measures from the Mariposa Industrial Project Enhanced
Measures in any Environmental Impact Report or Mitigated Negative Declaration for the
project and consider requiring the project to comply with them.

Developer agrees to comply with the attached Mariposa Industrial Project Enhanced
Measures and will comply with all applicable City building code requirements.

If the City approves the Project, the City will coordinate with the County of San Joaquin
to develop and install signage prohibiting non-emergency vehicle access to the project
site from Clark Drive or Marfargoa Road. Developer will be responsible for the costs of
signage determined to be appropriate by the City and the County.

Developer shall pay Sierra Club $34,350 as reimbursement for Sierra Club’s attorney’s
fees and costs incurred in the administrative phase of the Project Approvals. Payment
shall be made to the Shute, Mihaly & Weinberger LLP trust account. Developer shall
make this payment within ten (10) days of the expiration of the statute of limitations set
forth in Section 21167 of the Public Resources Code on actions or proceedings to attack,
review, set aside, void, or annul the City of Stockton’s determination of CEQA
compliance for the Project Approvals, provided that no such action or proceeding has
been initiated by the Sierra Club or its affiliates.

This Agreement shall be effective and binding upon the Parties only after the execution
of both (1) this Agreement by all parties, and (2) the execution of a Memorandum of
Understanding between the California Attorney General and the City relating to the City
considering an ordinance to establish development standards for industrial warehouse
land uses.




EXHIBIT 1 - Settlement Agreement

8. Miscellaneous.

a.

Exclusive Remedies. The Parties’ sole and exclusive remedy for breach of this
Agreement shall be an action for specific performance or injunction. In no event
shall any Party be entitled to monetary damages for breach of this Agreement. In
addition, no legal action for specific performance or injunction shall be brought or
maintained until: (a) the non-breaching Party provides written notice to the
breaching Party which explains with particularity the nature of the claimed
breach, and (b) within thirty (30) days after receipt of said notice, the breaching
Party fails to cure the claimed breach or, in the case of a claimed breach which
cannot be reasonably remedied within a thirty (30) day period, the breaching
Party fails to commence to cure the claimed breach within such thirty (30) day
period, and thereafter diligently complete the activities reasonably necessary to
remedy the claimed breach.

All notices and other communications required to be provided pursuant to this
Agreement shall be by electronic mail and by first class mail to the following
persons at the following addresses:

SIERRA CLUB:

Margo Praus
Delta-Sierra Group
P.O. Box 9258
Stockton, CA 95208
margopraus@msn.com

with copy to:

Sierra Club

Aaron Isherwood, Coordinating Attorney
2101 Webster St., Suite 1300

Oakland, CA 94612
aaron.isherwood@sierraclub.org

with copy to:

Shute, Mihaly & Weinberger LLP
Heather Minner

396 Hayes Street

San Francisco, CA 94102
minner@smwlaw.com




GREENLAW DEVELOPMENT, LLC:

Greenlaw Partners

18301 Von Karmen Avenue, Suite 250
Irvine, CA 92612

Attn: Rob Mitchell

Email: rob@greenlawpartners.com

with copy to:

Cochran Law Group

18301 Von Karman Avenue, Suite 270
Irvine, California 92612

Atin: Thia Cochran

Email: thia@cochranlawgroup.com

with copy to:

Law Office of Daniel P. Doporto
Daniel P. Doporto

3478 Buskirk Avenue, Suite 1000
Pleasant Hill, CA 94523

Email: ddoporto@doportolaw.com

CITY OF STOCKTON:

City Attorney’s Office

425 N. El Dorado Street
Stockton, CA 95202

City attorney@stocktonca.gov

with copy to:

City Manager’s Office

425 N. El Dorado Street
Stockton, CA 95202
City.manager@stocktonca.gov

EXHIBIT 1 - Settlement Agreement

Binding on Successors. The terms, covenants, and conditions of this

Agreement shall be binding upon and shall inure to the benefit of the heirs,
executors, administrators, successors and assignees of the respective Parties.
Developer shall record a copy of this Agreement against the Property. Developer
will provide a copy of the recorded Agreement to Sierra Club within fifteen (15)
days of such recording. The Parties shall give notice to all other Parties of any

successor or assignee to the Party.




EXHIBIT 1 - Settlement Agreement

Non-Admission of Liability. The Parties acknowledge and agree that this
Agreement is a settlement of disputed claims. Neither the fact that the Parties
have settled nor the terms of this Agreement shall be construed in any manner as
an admission of any liability by any Party.

Assistance of Counsel. The Parties each specifically represent that they have
consulted to their satisfaction with and received independent advice from their
respective counsel prior to executing this Agreement concerning the terms and
conditions of this Agreement.

Waiver. Failure to insist on compliance with any term, covenant or condition
contained in this Agreement shall not be deemed a waiver of that term, covenant
or condition, nor shall any waiver or relinquishment of any right or power
contained in this Agreement at any one time or more times be deemed a waiver or
relinquishment of any right or power at any other time or times.

Severability. Should any portion, word, clause, phrase, sentence or paragraph of
this Agreement be declared void or unenforceable, such portion shall be
considered independent and severable from the remainder, the validity of which
shall remain unaffected.

Governing Law and Venue., This Agreement is made and entered into in the State
of California, and shall in all respects be interpreted, enforced and governed under
the laws of said State without giving effect to conflicts of laws principles. Any
action to enforce, invalidate, or interpret any provision of this Agreement shall be
brought in San Joaquin County Superior Court.

Entire Agreement. This Agreement constitutes the entire agreement between the
Parties who have executed it and supersedes any and all other agreements,
understandings, negotiations, or discussions, either oral or in writing, express ot
implied between the Parties to this Agreement. No representation, inducement,
promise, agreement or warranty not contained in this Agreement, including, but
not limited to, any purported supplements, modifications, waivers, or terminations
of this Agreement shall be valid or binding, unless executed in writing by all of
the Parties to this Agreement.

Each of the signatories hereto represents and warrants that he or she is competent
and authorized to enter into this Agreement on behalf of the Party for whom he or
she purports to sign.

Counterparts. This Agreement may be executed in multiple counterparts, each of
which shall be considered an original but all of which shall constitute on
agreement.

[SIGNATURES COMMENCE ON FOLLOWING PAGE]




IN WITNESS W HEREOF, the undersigned execute this Settlement
Release, and hereby agree to all terms and condition herein, on the dates set

SIERRA CLUB
‘ —; -
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GREENLAW DEVELOPMENT, LLC
By: _ ¢

T

Name: R0l ke hielf
{tst ?VM\+ML04
pae: \! J20] 22

CITY OF STOCKTON

By:

Name:
Its:
Date:

APPROVED AS TO FORM

By: e

Name:
City Attomey
Date:

Attachment (1) Mariposa [ndustrial Project Enhanced Measures
1SES90R 7

éﬁﬁ?@ﬁﬁ?geﬁlement Agreement




-178f0.d ay3 Jo 3y 3y3 10§ ‘WI1sAs Builsixa ayl uieluieil ol

aNUIIUOI 10 ‘2INSe3U SIY] JO SlusWalnbal [euoliesado pue Aloeded ayl Suissw walsAs deljonoloyd mau e [jelsul j|eys
Jaumo Suipjing 8yl ‘pouiad Jeak-0z Y3 JO Pua 3Y3 1y "sieah gz Joj Jamod paied 3yl Jo %08 UeYl SS3] 10U 3e (S)walsAs
ay1 Suiuielulew 1o} sjqisuodsal aq ||eys JSUMo wialsAs djejjonoioyd ayl “Aujiin ayl wolj a1esddo 03 uojssiuitad
PaAIadal sey 11 USYM WalsAs 3yl Jo uopelado souawwod [jeys Jueusl Jo 13dojansp sy ‘paALle sey Juswdinba
Asessaosu ayy pue spwiad Suipping paaoldde sey AlD syl usym walsAs ayi ||e1sul jjeys pue uawdinba jje Japio Apwil
[leys 1ueuas Jo Jadojansp ay1 Aq paSesua Japiaoad Jejos payijenb Jo ‘queua) 1o j2doRA3p 3y (panunuod) T- HIV NNV

‘spodal paijddns ayl Aq a|qe1dadde palwaap 3sIMIBYI0 SSajun SUOIIB[ND|ed 3S3Y] WUy papn|axa

3g Aew 1USWBAOW YNl 3pIacid yaiym sealy *(*238 ‘sease Supjied ‘Jood “3-9) paziwixew uaaq sey adeds s|qejiene jje
Moy 33e11SUcWap [jeys juedldde ay} ‘asn samod palediilue Jo aseq s uoiesado ay3l adnpoid oy s|aued Jejos Jo Jaquunu
papa3au ay3 932pOoWWOddk 0} 10] 193[gNS 93 UO 3[E[IBAR 10U SI 3JBdS JUBIDILNS JUDAS BY3 U] :(panuiiucd) T- Y1V WINY

"3po7 splepueis Sulpjing elu10|E) J918| 10 70T Yl Aq paiinbal Juaixe

ay1 01 98e1no samod e 4O 1UIAS By} ul Alljide) 3yl 3AISS 03 WaisAs a8elols Aisiieq e apnjoul [[eys waisAs olejorojoyd
ay| "eoeds uoiejjeisul [pued Jejos 3|qe|leAr 3yl se [[am se Alpeded Suriessuas pue syuswalinbas Jamod pajoafosd
ay1 Jo sishjeue ay3 uodn paseq 12afoud Jejos ay1 Jo adods pue azis ay1 AJUBA [[BYs 4D :(paNURU0D) T- ¥IV NINY

‘uone|[eisul Jejos syl jo Ajoeded Sunjessuad

(q) pue ‘sauswalinbal ,183}4 ueap, 3y3 Jo uoneluawaldwi sy} 03 Sulpuodsallod sesealdul puewap Jamod aseq se pue
suonesado jo 1els ayl 1e syuswaanbal samod paosfoid (e) jo sisAjeue spnjoul jjeys Josuods 109[0ud "sasealoul puewsp
asn Jomod sseq se pue suofiesado Jo 1els 3yl 1e asn samod aseq s,uonesado syl Joy Jamod apinold 03 sjpued Jejos
LIS ‘vorzedrjdde ywaad Suipjing 9yl YUM apnjoul [[eys SIUBUS} JO S101e13d0 ‘SIBUMQ (J8MOd Je[os  T-HIV WINY

:SuImo|jo} Y] apn|Iul 01 PasIAaI aq [|Im sainseal] uoleSIIAl HIF [euld 3YL

SIUNSVIIN A3ONVHNI
123104d TVIYLSNANI VSOdIYYIN ‘
Juswealby Juswsines - | LIgIHX3



‘AlojuBAUl 0197 0 BALIQ BPIYSA [BIIISWIWOD [BGO[S Y3 UO SN 3Y3 U 3|qejieAe Se palsi| Jo /310 diayelulolied//:sdy
‘}9[0.d BAIIUBIU] JBYINOA SNg PUe JonJ] UOISSIWI-0197 Pue PLIGAH S Blulodje] Ul papnpul st pue asodind pspusiul
ay1 Suiniss Jo ajqeded si B2IYaA Y1 JI 9[GEJIEAR AJ|BIDISUIWIOD PAIBPISUOI 3 AJIRUIPIO [[BYS 3[DIUBA UOISSIWD-049Z

"J31E| S{ 91kp JaASYIIYM ‘uonedijdde

papualul 8yl 10} 3(gejieA. Aj[BIDI3WIOD UBYM 10 GZ0T ‘TE Jaquiadaq Aq UOISSIW-043Z Ajny 193} 341 YHMm

‘S9]21YDA UOISS|WS-049Z 0} UOIHSUEL] B 3UPadXa [[eys pue suoijesado Jo Ue3S Woly Jale| 0 10T 1294 [9pow aJle als
19foid ay1 uo pajIwWop (8 pue /£ sse[)) syonty Ainp-Aneay jje 1ey] a1nsus |[eys aassa|/iueual/isaumo Auadosd ayy

‘sali|igisuodsal jeuoniesado SuUl03-Uo (e jJo pawWIo)u; B1e SITSSD|/SIUBUD] BY]Y BINSUD
03} a3engdue| Juawaaide asea| [en1ded1uod Jo ued se papnjoul aq |[eys pue suonelado ssaujsng Sujos-uo |je Sulnp
pajuawsadwi aq [jeys sainseaw uonediyw Suimo||os Y] snd) AIng-AABaH 10} SpIepuURIS UOISSIWT  :7- HIV INIAY

‘[IIA uonenday Jo sjuswanbal 3yl YIM S2UBpIOII. U] UoIINIISuU0d SuluuiSaq oy Jouid jeaocsdde pue
MBIADL J0) AIdVAIS 341 01 pa11uiqns aq [|eYs Yalym ‘IJiA uoiie|nday Jo syuawsadinbal 3|qesijdde syl Suizesodiosu) ueld
j0JU0) Isn@ e 3pnjoul [jeys suoliesiydads pue sueid uooniisuo) adueljdwo) [{]A uoliejnsay addVATLS ‘Z-¥IV WINY

“SJ93JOM UOIIONIISUOD 10} Uollewloful Suileysapll pue Jsuell apiaoad
01 JojoeJiuod asinbal [jim suoneaynads pue suejd UoiONIISUOD 193[04d :UoRINPaY did] JBNIOAN UOIIDINIISUO) (E-HIV INIAY

‘Anied paiyy e Aq 811540 pajuled sjeia1eW JIA0 [0JIUO0T 3SIDI9X3 01 PIlIadxa J0U S|
lueus} Jo Jado[aAsg "1/3 OT> JO WIU0I JOA B YIM JUSISISUoD a4 [jeys aus 103foad ay3 uo pajjdde (sjuted ““§°8) sSuieod
3ouBUSIUIBW |BUISNPU] PUR [RIN3D9UYDIE 18yl a4inbal jjeys suejd uoipniisuo) :sSuileo) [ednioalyaly [T-41V WINY

‘sjuswaiinbas Ay) pue gIdVArS
Aq paiinbal se ‘suoissiws QTN PUB XON Y10q Ul YIMoLS 33npal 03 (MaIAaY 324n0S 19311pu]) 0TS6 2|0y dDdVATS 241 Yum
doueldwod aleiIsuowap jjeys tadojarap/ueadde ayy ‘Hwiad Suipjing 1541} 3Y3 JO 30UENSSE 3Y] 01 Jotd T-HIV ININT

SIUNSYIN GIDONVHNI
12370dd TVIMLSNANI VSOdIYVIA
Juswesiby uswess - | 1IgIHX3



*931s 399[04d ay31 wol} 10 01 $321A13S AIDAlBp aplaotd 1eyl Ajioyine umo Jiayl Japun Suiielado sIsIed UoOWW O Ag
pasn s3[21YaA 10} syuswalinbal 193|) uea|d,, 193w 03 3|qIsucdsal 3q 10U |jeys 99ss3|/aueusl/tsumo Auadoad ay|

'S32IY3A 133}) SuIdIAISS Jo) padinbad swil winwiuiw 8yl Ajuo Joj pasn 3 [jeys S3|21YyaA
1uswaoe|day "sa2IyaA s1eUIRljE YUM pade|dal Ajliesodwal 2q UEd 321AI3S 3IND3I YdIyMm S3|D1YDA UOISSILWD-0437

‘(assymasia 1day 1o payded Ji usas ays 1a9foad sy e Hels 1ey) (Jeah \_mvcw_mu
331 Sulnp) s33n0J N4l 9yl J0 %0/ UBYL 3J0W SE pauyap) s 193fosd ay3 01 paiedipap (1) Jo Je3A Jepua)es 3yl 4O %0/
ueyi a1ow 31is 199foad ay1 1e JySiusano 1doy| Jo paysed (1) Joylia SI 3|IIYIA 3yl ueaw |jeys ,a1s 10aloid ay) 18 pajdIWo(,,

2202 ‘TE 19qwia33Q Ag S9DIYDA UOISSILII

0J3Z 34 [[IM 193]433 JO %00T (Al) pPUB ‘GZ0T ‘TE 12quadaq Aq S3[D1YdA UOISS|WS 019Z 3 [[IM 193]} 343 JO %08 (111)
‘€707 ‘1€ 19quwiada AQ SO[IIUDA UOISSIWS 043Z 3q [[IM 133} 3yl JO %59 (1) ‘suoiielado Jo 1e3s 1e S9|3IYSA UOISS|WS 0432
3q |IIm 193Y) Y1 Jo %£¢ (1) :Ajdde sjuawaiinbai 3193} ues)o, Suimo|jo) syl ‘aus 199foud ayi 1e pajoiuop (9 ysnosya
T sse|D) ad1yan Aue o4 :smojjo) se suoljesado ssauisng o ued se (9 y3nouayl z ssepd) syonui/suea Alsaiap/sajoIyan
JO 193]} ues|o,, & 32|[11N jjeys 93ss3|/1urual/iaumo Aliadold ay] SIIIYIA UOISSIWT 0497  E-HIV NINY

*SyonJ3 199} udIAIS 1oy palsinbal awil wnwiuiw 3y Ajuo 1o} pasn aq [jeys sYanJl Juswade[day "syonil
J91e| 10 $TOZ JeaA [opow yum pade(dal Ajuesodwial 8q Ued 331AI3S aJinbal Yoiym syonJ1 Alnp-AAeay UOISSIUIB-0497

(araymasia 1day 1o payed ji uaas a11s Pafold syl 1. Liels 1eyl (Jead Jepuajed syl 3uunp)
$91N0J 32Nl 3yl JOo %0/ ueyl slow se pauljap) ails 109(oid syl o1 paresipap (i1) 10 JedA Jepus|ed 3yl Jo %0/ ueyl
alouws ays 1oloud ayi e ySiutano 1day 1o payded (1) JBYUS sI B[3IYaA BY UBaW [|eys als 333foid ay3 1e pajpdiwoq,

‘SYIUoW 9 ulyUMm papsau uawdinba 1o SAJ palinbal

ay3 uielqo o1 Ayljigeul sy Suizelisuowsp ausqam 810 dIAYeIUIOHED 3Y] UO paiIuapl sisjeap AJ (€) 994y3 Jo wnwiuiw

£ WOJ} UOoI1eIU3WnIop Huwgns 1snw 101esado ayl ‘s|qejieaeun Aj[e1aJaWuod 3. S3J2IYI3A Yyons 1ey] uoljeuiwialsp

e ayew 01 A1) 3yl JoJ J9pJo U "uoeulwlalap [eul} yons Supew aJojaq pJeoq Sa31nosay Jy eludoi[ed ayl yium

1jnsuod (01 paJinbail jou st 1ng) Aew pue ‘Spew S| UOIIRUILIBISP Y3 W} 3Y] 1B SBUBISWNIID PUB S108) 3y} |[B UO paseq
‘Alijiqe|ieA. [B[DJSUIWIOD JO UOIIBUIWIDISP |BUL Y] Jo) 3]qisuodsal aq |jeys AuD 3yl °/840°015z019A1p|eqo|8//:sd1y

STHNSVIW GIONVHNAI
1I3r0¥d TVYIHLSNANI VSOdIHVYIN
juswsalby Juswemas - | 11gIHX3



"33IAI9S POOJ 1UBISISUOI 3pinoid 03 siapinosd 33IA48S pooy yum alesadood
0] PUE SI3}JOM U0IIINIISUOI 03 32IAI3S JaNnJ1 Sulia1ed JO Pooj JOj SUOIIBIO| 3I0W 1O 3UO YSI|qe1sa 0 J01Ieijuod
3y3 aunbad jim suoneayyinads pue sue|d UOIIINIISUOD 103014 :SUOIIBUIISA( [BIIA UCIINIISUOD (panuiluod) #-y1v ININY

‘uoizedydde papuajul 3yl 10} 3[Ge[IRAR A[|EIDJBWIWOD SYINIL/SB[IIYBA

juspInsul 1o ucipdnisip Sulunidoenuew B U3 SBY 9J9Yyl Jayiaym SuIUIuIB1Sp Ul pleog $321nosay iy ejudojlje)

3Y1 JO UOI3EPUSWIWIOISS BY1 99 ABW J1R1S (D 9YL "SIudWaiinbal 199} UBS[D 3yl JapuUn UOIIBILIIIBIS %00T 104 Mmojje
01 AJBSS922U 2Wi} Jo poldad 1s8110Ys 3yl 01 pajwli| aq |[eys UCIHpuUod syl udwajdwi] 0] pajueld awil Jo UOISUIIX3
Auy -|eaocidde pue maiaal @) Jaye sainseaw pasodoud ayi wawajduwi [jeys JoleiadQ syl ((panuiluod) -4V ININY

'sa1jdwod Ajjn} 939559 /3UBUDL/IBUMO

ay1 |13un syuswaJinbal 199)} ueso ay3 Suirdsw Jou woly uljnsal suoissIWS Jo uonediw punod 10) punod aasiyde

01 AIeSS3I3U JUNCWE U Ul JeaA Yoea YYIA 9yl punj 03 3aNUIUOI [jeysS 93ss3|/iueual/iaumo Aladold eale uipunodins
pue UoIYI01S Y1Nos syl ul syafoid aziyoud {[BYS WHIA 3yl "Hoys uoneSiul |nisssions ayl Jo JaIjliaA pue spafosd
uo119NpPaJl UOISSIWS 3] JO JOlRIISIUIWIPE JO 3|04 B BUIAISS 1LISIF 11V 24l YyHm ‘s1oafold uoizonpal uolssiws sjuswa|duwl
pue ‘spuny ‘sdojaAap 1eyl ssoooud e _._m:.oEu A1) 2y Ag payiiuenb suolssiwe DHO pue ‘SJUBUIUBIUOD JlE J1X0] ‘Juelnjjod
e1J91149 3Y31 jo uonesiiw punod Joj punod Suipiroid (YHIA) Wawaal8y uoilonpay suolssiwy Alejun|op e juswajdw
lleys a9ssaj/iueual/ioumo Auadoud ayl 1uswalinbas 199y ues|s, e 199w 01 3uljie) JO SYIUOW ZT UIYLIMN "UOIIPpUOD SIYyl
JO uonedlyipow Aue woly Suinsal suolssiwa HHo pue uopnjjod Jie ayl Ajizuenb [jeys AlD sy (penuiiuod) ¢ Hiv ININY

“SYINI1/SIDIYIA 3|qejieAe Ajje1aiawiwod Jo Alljigejieagun 3y}
31epOoWIWOIIE 01 QD @Yl Aq 3jgissod se Ajjewiuiw se paisnipe aq Aew ,syuswalinbal 1939} ues)d, ays ‘uonediidde
papuaiui 3yl 1o} 3]qejieAe Aj[eI3J3UWILLIOD 10U 31E SHINI1/SaIIIYSA JEYL JUSAD 3] Uf ((panuiiuod) y-HIV WINY

1w Sujaq aJle syuswsadinbal 193]} uesp ajqedijdde syl 18yl ‘yels

ado o uoldejsiies 3yl 01 21LJISUOWSP [|eYs Jojesad( 3yl ‘Asuednado Jo sAep-0g UIYUAA “SA0ge (S3[21YBA 9 y3noldys

7 SSB|D J0}) €-HIV ININVY pue (s3[ai1yan g pue / ssep) J4o}) Z-HIV INIAY Ul sjuswadinbal 183}) uespd, 3yl 13auw o3
paJinbal s}onJ1/S3I31YaA UOISSIWa 019z 3y3 3zijnn jjeys (,Joiesado, ay31) Aujoe) ays Suitessdo Aped Jay3o 4o 93ss3)
“ueual ‘daumo Apuadoud quedydde ay] syuswalnbay 1994 ues|D Yyum adueijdwo) sjesisuowaqg  p-div ININY

STYNSYIN QIONVHNI
123r0¥d TVIYLSNANI VSOdINYIA
juswealby Juswemes - | LIgIHX3



ay1 1e Suizsod ajqisin-AjyBiy Aq paaJojua aq [jeys SUONIISaL BUllp| ‘910z AInr SIUaWa4nbaJs~ Bullpl 3[a1YyaA” |DI2IaLW0I
IUBWNDGP 23 Ul YYD Aq pauljap suolldasxs 01 393{gns ‘SaInuiW 331yl JO WNWIXEW e 01 31SU0 Juljpl yanJl 10u1sal
031 LoD 1534 Jj9y1l ayeul 03 palinbal 34 [|BYS SIUBUD] JO SI01I3dO ‘SISUMQ :SUOMDLIISY Buljp] ¥ondl  :/-YIV INIAY

swdinbs

pUE S3[21YdA J1393]3 301AISs Ajienbape 01 saijioe) SuiSieyd |e314193]S alIs-uo 3piaoLd [jeys Jueua] Jo Jolelado

19UMO 3Y] "UOISSIWD-013Z 10 pasamod Aj|ea1i109]3 aq 03 ‘D1is Y] uo pasn juawdinba saueusjutew Juidedspue| se

[[9Mm se ‘spoo3 pasnoyalem PUE SIS[IELL ‘SHINJ] O JUSWIAOW 3S-UO0 Jo) pasn Juawdinbs Jayio pue ‘syanuy pieAd ‘sippioyl
[|e @4Inbal |jeys sjueual Jo siojelado ‘s1aumQ :Juswdinb] pieA Pue SYONA] PIeA ‘SYIPIo] UoISSIWT 018z 19-4IV WIAY

1sanbau uodn o1jgnd ay3 01 3jgejieAE 3peWw 24 |[BYS Uoneuswnlop

SujAueduiodae pue suodal asueljdwos Sujod-uc ayj| "s1ep snp Suipadaid ayi jo Aiesisaluue seahk-991yl syl ‘ueyl
191e| 10U INg ‘JO sAep Q€ UM anp 3q [|eys Hodas asueldwod Sujo8-uo Juenbasqns yoe3] ‘Liodas saueldwod Sulo8
~U0 1511} 8Y3 104 31Ep NP 3y YsIjgelsa |{im gad ay1 ‘patuswsjdul) usaq sey juswalinbal 199}) uesd %00T 341 1eyl
SWIIIJU0D ) Wil 9Y3 1Y "Sjuswialinbal 183} uea|d ay3 Sunresw sj JojelsadQ 8yl 1yl AJlIaA 01 uolleluawniop Aressadsu
11 Suruieuod sieaA 2a1y3 Asans Hodsd soueljdwod Sulod-uo ue gg) syl 01 Jwgns jjeys JoilessdQ ay3 ‘aad

3y3 Aq pawuijuod pue paiusws|dwil usaq sey 1usawaliinbal 1394 UL %00T 941 91V {pPInuiluod) §-Hiv ININY

*‘3AIIS 1S1| UODDOIS MSY 3yl y8noiyl pue 3345 Pafoid 2yl J0 1893) 000‘T

uyam paieaoj saipadodd |e o3 papiaold 3q jjeys s8ulieay asoge ayl Jo 30110N “ydesSesed snoinaid ayl ul paquIsap
Se ‘S)YINJ1/s3foIysan d|qe|leAr A[|BIDI3WWLI0D o Alljige|ieAeun Jo uondnisip Sulinioeinuew syl s1epowinlodde

031 ddD 9Y1 Ag siuswalinbal ay3 01 syuswisnipe jewiuiw Aue Sutpnjaul ‘syuswalinbal 193] ues|d 3yl yum pajjdwod
sey JojesadQ ay3 Jaylaymauiwialap pue Sunesy oiqnd padiiou e 1e podal Juanbasgns yoes 1apisuod [jeys AlD

9yl -pearuswajdwli sl JuawWalinbal 193]} UB3|d %00T 3Y1 [13un JeaA Atans spodal Jusnbasqns ywigns |jeys JojeradQ
83Ul Uayl ‘/Z0T ‘TE 1aquiadaq Ag 1uawalinbal 193} uesd %00T Yoes 19w 10U sey JolesadQ ayi 4 ‘siuswaldinbal

199)} uea|d sjqedijdde ay3 yim paijdwod sey 101esadQ 3y Jaylaym aujwialap pue Suneay sljgnd pajnou

e 1k 3Jodal Yyoes Japisuod [jeys A1) sy "uswaainbal yses yim adueljduwod Sulleiisuowap Uoljeluswniop apnjoul
pue [easajul Lodal yaea je ajqedijdde siuswalinbal 193] uea)d auljIno |jeys Wodal 8yl "LZ0¢ ‘TE 18quadaq pue ‘S70T
‘T Jaqwiadad ‘€707 “T€ Jaquiada( :sa1ep Suimojjo) 8yl ‘uey) Ja1e| 10U Ing ‘o sAep gsuIlyum podas adueljdwod
jenoidde jo uoipuod e Jwgns |eys JoletadQ sy rpoday aoueldwo) panotddy Jo uoiipuo)  G-HIY ININY

SIYNSVIW G3IONVHNI
123r0¥d TVIYLISNANI VSOdRIVIA
uswaalby uswess - | LIgIHX3



ladojansp/iueaijdde ay3 ‘sywilad Sulpjing Jo aduenssi ay] 01 JOLd "193e[ 10 ZZ0Z ANf UOISISA ‘Bp0o7) spiepuels suip(ing
uaaJp pardope ay3 Bulpnjoul ‘sapod Suipjing Au) paldope |je 03 393[qns 39 [[BYS UOINIISUD 138[01d 19T ¥IV NINY

*aul| Ajsadousd 15a1e3U 3Y} WOL 1994 G7 1SED| 18 8Je Supjows
8uimoj[e sease J0OPINO AUE JBY]1 3INSUS [jBYS SJUBUS] 1O SJ0)EISdO ‘SIBUMQ Sealy Supjows pajeudisaq :ST-YIV WIAY

sassaulsng 9|qi81ja 1oy} wesdoud
Aeppliews ul syl sjeddijied pue [|oJua [jeys SJUBUS] 10 s103esado ‘SIBumQ (AR LIBWIS {{ponuuos) yI-yiv ININY

Juswasise
9se3|/lueual Yoes 031 paydene aq ||eys Yaiym Jo Adod e ‘dyININ SY1 Jo suswalinbau ajqgedjdde jje yum Ajdwod
01 93s59]/1ueua] 8yl Sulinbal uoisiacid e apnaul jjeys aus 10afoad 9yl Joj SjuaWIDITe 3Sed| JUBUBL [|V HT-HIV WAV

"SUOI1BINS3 [0J3U0D UOISSIWS gH YD JUSLIND YUM 1US1SISUOI PauleIueW pue “Ja3e| 10 TOZ JedA j[apow aq a1is 1sfoid ayi
1€ PI[IWOP SIS3|4 ¥INI1 40 SYINIY 1BYL DINSUD [[eysS SJULUS) JO s101eI3do ‘SISUMQ :[0JIU0D) UOISSIWT Yol ET-HIV WIAY

"SPJEPURIS UOISSIWR ¢ J31] S, 94VD
s}@aw 1ey3 (1Jv4q) ASojouyda] [043u0) 3|qe|lBAY 1sag dABY [{BYS SI01eJaUDS YaNns 9sed YdIym Ul ‘suoizeniis Aouasiawa
ui 3da0x? ‘s1031eI3Ua3 [3s3IP JO asn ay1 uqyoud jJeys slueuD} Jo siojesado ‘SIBuMQ (S10}elausy [353ld ZT-HIV WIAY

UoI1RIBU3E 1SNp DZIWIUIW
01 8uidsams eade 3upyled pue pied aipouad apinod [jeys syueusl Jo siojesado ‘sisumQ :Suideams piep TI-HIV INIAY

‘'saaho|dwa
1sduowe Sulieysapli aleulpiood pue ease Pafosd ay3 SUIAIBS SWBISAS UC UOITBUWIOUI 3jNPaYIs pUe a1nod isuel]
saahojdwsa apinold [jeys sjueua] Jo siojesado ‘sisumQ :uononpay diig askojdw ‘suoijesadQ 19alold 0T-YIV NNV

‘saaAojdwia
suojelado 01 831AI3S POO) JUSISISU0D apirold 01 s1apinold 331A19S Poo) YUM 31e1ado0d pue 301AI3S ani] Sulialed
10 po0j 10} SUOIIBIO| YsSI|qe1Sa |[BeyS S1UBUS] J0 510]1e13d0 ‘SISUMQ 1DI1AIDS POo4 ‘suoiiesadp afodd  6-HIV NINY

"911s 12a(o4d ay3 9sn 1ey1 $HONJ1 2141I3[3 ||B 0} B|ge|IEAR IPBW 34 ||BYS SIU|IDB} YINS pue US
9Y31 UOo pI|IRIWIOP SN IIIBYD f|e 981eyd 01 JuadYNS 31s 138foid syl Uo sajjide} Suidieyd o113} apincid 03 pasinbal
9q [[eys sjueus] Jo siojesado ‘sisumo ‘uoliesado 1sford Sulinp saw fje 1y :8uidiey) YonaL oUIIBT  Q-YHIV ININY

‘padinbal se uol1oe 13341p JUBUS] 10 J01eJado UBUMO pue [elIRlEW 3dueping
pue Sujuiel) aaAojdwa Ul Uoisn[aUl Snonaidsuod ‘SJBALIP 3onJl Aq pajuanbaly suoiledo| als-uo Jayio je Sunsod ‘Asjus ays

SFUNSYIN A3IDONVHNI

12370¥d TVIHLSNANI VSOdIYYIN
Juswealby Juswemies - | LIgIHX3



MSTASI [[BYS UOISSIUIWIO)) FUTue]J UOP[901S JO A1) QY} ‘9oueuIpI() JUsma1dy Juawdo[aAa 9Y1 JO 01 1°3Z1 91
uonosg op juensmd pue [°69g85g UONIIS IPO)) JUSWUISAOL) BIIofe)) Aq paxnbar sy ‘AJIAsy [(enuay  [°01

:SMO]|0} SB PasIAB 3q [|IM Y 3Y3 JO T°0T UOHIDS

‘JuouIsaIde oses[/Jueud)

[oed 0] oB9 0} payoene a4 [[eys Yorym Jo Adoo e ‘g'g UOIag SIY} UT SOINSESw a1} JO sjusuraxnbar ajqeordde

Ire yim A1dwos 03 99ss9]/pueue) oy Surnnbar uorsiaoid € a31s 302foxd oy 10y sjuourasiSe asee] JuLUa] J[B U

apnpout [jeys 1edoeas( €70z ¢ uo A1) o1 £q pasoxdde wrerSorg Sunroday/Suriojiuopy uone3nIN
9y} Ul paqLIOsap se Y1 JIA QY Ul saInseow uoneduruw ojqesrdde [1e yum pue ) IIqIYXH Se 0J2IaY Payorne
samseaw uoneduiw sqesridde e yum A[dwos [jeys pue o3 sa213e 10do[oAs(] ‘SOINSEIJA UORESHIJA  €°8

SMO||0} SE PasIAal 3q [[IM YQ 3Y3 JO €8 UOI1I3S

"891°9T J31dey) apo)

jedDiuniy UOI01S pue 19V ALljeND {BIUSWILOIIAUT BIUIOH]E) SYI JSPUN MBIAL 01 103[gNns aq pue Hw.ad asn jeuoiIpuod
e 1o} A1) 9y 01 uoizedydde ue “quawisally uswdojaasqg 3yl 01 UOIRIPOIA Jole|A e Se passadold pue pawasp

39 ||eys jeys uswaaldy JuawdojaAs 3yl 0] JURWIPUSLLE UE 34iNbaJ PINOM 91I5 Y] J9IUD 01 SMY | MO{|E 01 10 31S 3yl Uo
sal1l|10ef 25L101S PjOd 1oNJISU0I 01 jesodoud sininy Aue 1eyl spiaodd 1x83 YQ 9Y1 U] “31IS 3y J2Iua Jou Aew (SNYL) sHun
uonesadljal pYodsuell pue a1is 3yl uo pajiqiyold ate sajljioe) 98e101s pjod 1ey3 AjLie|d 01 ‘g UqIyX3 ul pue 1x31 yq syl uj

:3uimojjoj ay31 apino.d 0] JuswaaiSy uswdojanaq pasodoid ayl asinal [jim juedlddy pue A) 3yl

"AMD ay3 01 994 uonesN
puet jeinnaudy sy3 Aed |jeys 1o pue] uopesSiHwW jeinynai8e angiuod |jeys Auadoud 3yl Jo siadojanap ysiym
Japun ‘weidold uonesilin spuet [eannaudy s,AND ayl yum Ajdwod pue u) s1edpiped jjeys pafoid syl T-9v WINT

"¢ TS0 SV UOIIIIS JopUN pauljIno se sjuswaldinbau Asusdiye ASJaus pasueape

7 1911 3yl se yans xu_nmu__aam 219UM ‘SUOISIAIQ 9S0Y3} Ul SpJepue]s 7 1311 ay3 0} pajiwil] Jou jng Suipnjpul ‘g'q pue z'g
‘1°QY SUOISIAIQ “Spod splepuels Suipjing Uaado BIUIOI[ED 9YT JO S3UINSes|A AIBIUNJOA |RIIUSPISSIUON BY3 193w ‘wnwiujw
e 1e ‘01 }jIng 3q |{Im pue paudisap ate sSuipjing pasodosd ayi ey (suejd Suip|ing apiaoid “3'3) s1eiISUOWSP [[BYS

STINSVYIN Q3ONVHNAE
10310dd TVIILSNANI VSOdIYVIN
Juewaalby Juswepes - | LIgIHX3



JVAH ‘swaisAs uoiielyjl Jie awoy asinquiiad 1o puny Aew weidoid sy "peoy 98e3U0i4 66HS 3Y1 pue yaal) s,uyor

31317 ‘peoy esoduepy ‘Bnuany plojuniy Aq papunoq ease 2jydeiSoa8 syl UuiyUm ylm paledo| siusplsad Joj ‘suoliessdo
|BLIISNPUI pUE J144BJ1 JIN11 PUE S[DIYBA U101} BSIOU pUe SUOISSIWS 03 alnsodxa 9anpad 01 weadosd e punj o1 1012341g
juawdoppaag Alunwwo) s A1) ay3 Ag pasoidde Awuno) uinbeor ues jo syuspisad padeiueapesip Suinies uolleziuedio
1joid-uou e 01 000“00ZS apiroad jim uedljddy ay3 ‘HwJad Buipes e jo souenssi 3yl 03 Joud ‘1eyl apiaosd 01 1xa1 BY3 U|

"e@Je YIBGISS 1004-00€ 2Y3 01Ul yorosous Aew sSuip|ing Alossadoe/Asejjioue

10 sjj@amutels ay3 ‘SuloSaloy syl SulpuelSYHMION "9AL( M4e]D pue peoy eodielie|N 3uoje sajladold [Bluapisal

Jo aui| Aladoad ayl Wody 1934 00E 4O WNWIUIW B PI1eI0] BAJR YOL]1as B UIYHM Uol1oniisuod 3upjing uqiyold pue
Ajuap; os|e |jeys suejd uopaniisuos Juswaai8y Juawdojassq 2yl 01 g UgIYX3 Uo umoys pue Aq painbal aq jim
Yolym ‘auis ayi jo aulj 1sam ays jo yiSuaj anjua syl Suoje suoz Hanul ou,, 1004-09 e Ajiuspl os|e [jeys suejd uolpniisuo)
‘juswaa.8y awdojanad 3yl 01 g HGIYX3 U0 UMoys pue Ag paiinbal aq ||Im Yydiym ‘SALIQ YIe[D 4O Yyihos pue

yHou paledo] ‘@Us aY1 Jo auyj 158m ay1 4o suojod 1004 [B3UI-9TE T PUE 100] [eaul-188 24l Suoje {|em 100}-0T € apnjoul
osje ||eys suejd uotpnisuo) "1auYydle adedsspue] paiijenb e Ag pauiwialap se ‘Suiusalds [ensiA wnwixew apiaoad

01 s9aJ3 uaaid1ana Suimolis-1se} apnjouj [jeys wag ay3 jo Suidedspue] "JusWS3IBYy JuswdopAasg 9yl 01 g 2giyx3 uo
umoys pue Ag palinbal aq [jIm ya1ym ‘peoy eoSiepiei JO YINOS PUe YLou paleso] ‘9Us 9yl Jo aulf 1sam ay] Jo suoiniod
100} |eaUI|-E61 PUE 100} [E3U-£79 3yl Suoje wuaq padeaspue| 1004-69 Aq 1004-0T & spn|aul |jeys suejd uoippniisuo)

:8uimojjoy ay1 aunbal 03 1xs1 9yl y|

"Ajuno) ay3 pue Al ay3 Aq ajendoadde aq o3 paulwiaiap adeusis syl Jo s1502 3yl
Joy 9|qisuodsas aq |im uedijddy ay] ‘peoy eoSiepe|A JO AL e[ woly aus 1a9foad 9yl 03 ssedde 3dIYaA Adusdiswe
-uou Suilqiyoid a8eusis |je3sul pue dojaAap 01 AJUNG) 3yl YUM S1euipiood 0l AlD syl adinbal 03 ‘Ixa1 vy syl uj

Trouno) A Aq usxe oq

1SMW UOHBUIULIY} IO UOHRILJIPOW YONs SJBroa]Jo 03 UOLOR oY ‘MIIASY [eNuUy Yons Yilm TOI0auuos Ul JUSsaidy
STY} JO UOTJEUTULIS} JO UOBIIJIPOUI SPUSUIIIONa] UOISSTUNuo)) Suraue]d aY3 JuaAs oy u] -juatdoraasp j0afoig

JO snje)s 9y} JUSWNOOP OS[e [[BYS MIIASY [BNUUY Yoeqd JUsoaIdy SI} JO £'§ UONOSS Ul S2INSBIW UOLeIRIuL 9y}
g souerpdwod Surpn[our JuswesIdy STy JO SUORIPUOD IO /pUe SULIS) 97} Yjim souer[duwos yre) pood Jururuslsp
Jo sasodind a1 10] pajonpuos aq [[EYS MIIAIY [enuiry ay3 ‘A[[eoyroads ( MIIANY [BNUUY,)) JUSWIAITY

STY1 i souer[duroo yirey poos surunralep o} Surresy o1jqnd pastjou-Anp e je SIUoW (7]) SA]am] A19A9 109(01 2y
Jo juewdoreasp ayy 03 10adsar yim Juswea1Sy STy JO swIe) oy 03 Juensind usye) SUONOR [[B PUE JUSWITY SIYL

STINSVIN AIONVHNI
193104d TVIYLSNAN] VSOdIMVYIN
Juswsalby Juswess - L LIgIHX3



bTL6Y8ST

*(sJosua2
Jiyajding se yons) eiep awil [eal 3jgejieae Apijgnd yum siosuad Sunonuow Ayjenb Jie Jo/pue I(sjuoiels Suidieyd
3[31YIA d1I|D 3| qejteAe Apijgnd ‘syuswanosduwil Jejjwis 10 ‘Suiddiils Joylesm ‘siuswiade|das mopuim ‘suolleaiipow

STUNSYIIN AIDINVHNI
133roYd TVIHLSNANI VSOdIVIN
JuswsasIby Juswelss - | LigIHX3



ROB BONTA State of California
Attorney General DEPARTMENT OF JUSTICE

Warehouse Projects: Best Practices and
Mitigation Measures to Comply with the
California Environmental Quality Act




Table of Contents

BackgroUnd......c.cocovvvvmninieienininene e resesse e s esssens et ar s 1
Proactive Planning: General Plans, Local Ordinances, and Good Neighbor Policies ......... 3
Community Engagement ...................... ettt ettt e s s 4
Warehouse Siting and Design Considerations.............vveeviienierieereneersereressseseseesessssnens 5
Air Quality and Greenhouse Gas Emissions Analysis and Mitigation ...............evevevenene... 7
Noise Impacts Analysis and MItIZation.........ueeenrivneereiisieeesieeeeseeneees e seessesesesesenens 10
Traffic Impacts Analysis and MItIGALION .........cccveeriiieriierisieieeeiti e eereter e eesessesssens 11
Other Significant Environmental Impacts Analysis and Mitigation.........c..cooververesverennns 12
CONCIUSION cvovviviitiiiscrinietrcein et bbbt r b be sttt as et sonasseresesas 13




Updated September 2022

In carrying out its duty to enforce laws across California, the California Attorney
General’s Bureau of Environmental Justice (Bureau)! regularly reviews proposed warehouse
projects for compliance with the California Environmental Quality Act (CEQA) and other laws.
When necessary, the Bureau submits comment letters to lead agencies regarding warehouse
projects, and in rare cases the Bureau has filed litigation to enforce CEQA.? This document
builds upon the Bureau’s work on warehouse projects, collecting information gained from the
Bureau’s review of hundreds of warehouse projects across the state.? It is meant to help lead
agencies pursue CEQA compliance and promote environmentally-just development as they
confront warehouse project proposals.* While CEQA analysis is necessarily project-specific,
this document provides information on feasible best practices and mitigation measures, nearly all
of which have been adapted from actual warehouse projects in California.

I. Background

In recent years, the proliferation of e-commerce and rising consumer expectations of
rapid shipping have contributed to a boom in warehouse development.® California, with its
ports, population centers, and transportation network, has found itself at the center of this trend.
In 2020, the Ports of Los Angeles, Long Beach, and Oakland collectively accounted for over
34% of all United States international container trade.® The Ports of Los Angeles and Long
Beach alone generate about 35,000 container truck trips every day.” Accordingly, the South
Coast Air Basin now contains approximately 3,000 warehouses of over 100,000 square feet each,
with a total warehouse capacity of approximately 700 million square feet, an increase of 20
percent over the last five years.® This trend has only accelerated, with e-commerce growing to

I https://oag.ca.gov/environment/justice.

2 https://oag.ca.gov/environment/ceqa; People of the State of California v. City of Fontana
(Super. Ct. San Bernardino County, No. CIVSB2121829); South Central Neighbors United et al.
v. City of Fresno et al. (Super. Ct. Fresno County, No. 18CECG00690).

3 This September 2022 version revises and replaces the prior March 2021 version of this
document. » :

4 Anyone reviewing this document to determine CEQA compliance responsibilities should
consult their own attorney for legal advice.

3 As used in this document, “warehouse” or “logistics facility” is defined as a facility consisting
of one or more buildings that stores cargo, goods, or products on a short- or long-term basis for
later distribution to businesses and/or retail customers.

¢ Data from the Bureau of Transportation Statistics, Container TEUs (Twenty-foot Equivalent Units)
(2020), https://data.bts.gov/stories/s/Container-TEU/x3fb-aeda/ (Ports of Los Angeles, Long
Beach, and Oakland combined for 14.157 million TEUs, 34% of 41.24 million TEUs total
nationwide) (last accessed September 18, 2022).

7U.8S. Dept. of Transportation, Federal Highway Administration, FHWA Operations Support —
Port Peak Pricing Program Evaluation (2020), available at
https://ops.thwa.dot.gov/publications/fhwahop09014/sect2.htm (last accessed September 18,
2022).

8 South Coast Air Qual. Mgmt. Dist., Final Socioeconomic Assessment for Proposed Rule 2305 —
Warehouse Indirect Source Rule — Warehouse Actions and Investments to Reduce Emissions
(WAIRE) Program and Proposed Rule 316 — Fees for Rule 2305, at 7-8, 41 (May 2021).
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13% of all retail sales and 2021 being a second consecutive record year for new warehouse space
leased.” The latest data and forecasts predict that the next wave of warehouse development will
be in the Central Valley. '°

When done properly, these activities can contribute to the economy and consumer
welfare. However, imprudent warehouse development can harm local communities and the
environment. Among other pollutants, diesel trucks visiting warehouses emit nitrogen oxide
(NOx)—a primary precursor to smog formation and a significant factor in the development of
respiratory problems like asthma, bronchitis, and lung irritation—and diesel particulate matter (a
subset of fine particular matter that is smaller than 2,5 micrometers)—a contributor to cancer,
heart disease, respiratory illnesses, and premature death.!! Trucks and on-site loading activities
can also be loud, bringing disruptive noise levels during 24/7 operation that can cause hearing
damage after prolonged exposure.'? The hundreds, and sometimes thousands, of daily truck and
passenger car trips that warehouses generate contribute to traffic jams, deterioration of road
surfaces, and traffic accidents.

These environmental impacts also tend to be concentrated in neighborhoods already
suffering from disproportionate health impacts and systemic vulnerability. For example, a
comprehensive study by the South Coast Air Quality Management District found that
communities located near large warehouses scored far higher on California’s environmental
justice screening tool, which measures overall pollution and demographic vulnerability.!* That

? U.S. Census Bureau News, Quarterly Retail E-Commerce Sales 4th Quarter 2021 (February 22,
2022), https://www.census.gov/retail/mrts/www/data/pdf/ec_current.pdf (last accessed
September 18, 2022); CBRE Research, 2022 North America Industrial Big Box Report: Review
and Outlook, at 2-3 (March 2022), available at https://www.cbre.com/insights/repotts/2022-
north-america-industrial-big-box#download-report (last accessed September 18, 2022).

10 CBRE Research, supra note 9, at 4, 36; New York Times, Warehouses Are Headed to the
Central Valley, Too (Jul. 22, 2020), available at
https://www.nytimes.com/2020/07/22/us/coronavirus-ca-warehouse-workers.html.

! California Air Resources Board, Nitrogen Dioxide & Health,
hitps://ww2.arb.ca.gov/resources/nitrogen-dioxide-and-health (last accessed September 18,
2022) (NOx); California Air Resources Board, Summary: Diesel Particular Matter Health
Impacts, https://ww2.arb.ca.gov/resources/summary-diesel-particulate-matter-health-impacts
(last accessed September 18, 2022); Office of Environmental Health Hazard Assessment and
American Lung Association of California, Health Effects of Diesel Exhaust,
https://oehha.ca.gov/media/downloads/calenviroscreen/indicators/diesel4-02.pdf (last accessed
September 18, 2022) (DPM).

12 Noise Sources and Their Effects,
https://www.chem.purdue.edu/chemsafety/Training/PPETrain/dblevels.htm (last accessed
September 18, 2022) (a diesel truck moving 40 miles per hour, 50 feet away, produces 84
decibels of sound).

13 South Coast Air Quality Management District, “Final Socioeconomic Assessment for
Proposed Rule 2305 — Warehouse Indirect Source Rule — Warehouse Actions and Investments to
Reduce Emissions (WAIRE) Program and Proposed Rule 316 — Fees for Rule 2305” (May
2021), at 4-5.
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study concluded that, compared to the South Coast Air Basin averages, communities in the South
Coast Air Basin near large warehouses had a substantially higher proportion of people of color;
were exposed to more diesel particulate matter; had higher rates of asthma, cardiovascular
disease, and low birth weights; and had higher poverty and unemployment rates. 14 Each area has
its own unique history, but many of these impacts and vulnerabilities reflect historic redlining
practices in these communities, which devalued land and concentrated poverty, racial outgroups,
and pollution into designated areas.'

II.  Proactive Planning: General Plans, Local Ordinances, and Good Neighbor Policies

To systematically guide warehouse development, we encourage local governing bodies to
proactively plan for logistics projects in their jurisdictions. Proactive planning allows
jurisdictions to prevent land use conflicts before they materialize and direct sustainable
development. Benefits also include providing a predictable business environment, protecting
residents from environmental harm, and setting consistent expectations jurisdiction-wide.

Proactive planning can take many forms. Land use designation and zoning decisions
should channel development into appropriate areas. For example, establishing industrial districts
near major highway and rail corridors but away from sensitive receptors'® can help attract
investment while avoiding conflicts between warehouse facilities and residential communities.
Transition zones with lighter industrial and commercial land uses may also help minimize
conflicts between residential and industrial uses.

In addition, general plan policies, local ordinances, and good neighbor policies should set
minimum standards for logistics projects. General plan policies can be incorporated into existing
economic development, land use, circulation, or other related general plan elements. Many
jurisdictions alternatively choose to consolidate policies in a separate environmental justice
element. Adopting general plan policies to guide warehouse development may also help

1 1d. at 5-7.

15 Beginning in the 1930s, federal housing policy directed investment away from Black,
immigrant, and working-class communities by color-coding neighborhoods according to the
purported “riskiness” of loaning to their residents. In California cities where such “redlining”
maps were drawn, nearly all of the communities where warehouses are now concentrated were
formerly coded “red,” signifying the least desirable areas where investment was to be avoided.
See University of Richmond Digital Scholarship Lab, Mapping Inequality,
https://dsl.richmond.edu/panorama/redlining/#loc=12/33.748/-118.272 &city=los-angeles-ca (Los
Angeles), https:/dsl.richmond.edu/panorama/redlining/#loc=13/32.685/-117.132&city=san-
diego-ca (San Diego), https://dsl.richmond.edu/panorama/redlining/#loc=11/37.81/-
122.38&city=oakland-ca (Oakland),
https://dsl.richmond.edu/panorama/redlining/#loc=13/37.956/-121.326 &city=stockton-ca
(Stockton), https://dsl.richmond.edu/panorama/redlining/#loc=12/36.751/-119.86 &city=fresno-
ca (Fresno) (all last accessed September 18, 2022).

16 Tn this document, “sensitive receptors” refers to residences, schools, public recreation
facilities, health care facilities, places of worship, daycare facilities, community centers, or
incarceration facilities.
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jurisdictions comply with their obligations under SB 1000, which requires local government
general plans to identify objectives and policies to reduce health risks in disadvantaged
communities, promote civil engagement in the public decision making process, and prioritize
improvements and programs that address the needs of disadvantaged communities.!’

Local ordinances and good neighbor policies that set development standards for all
warehouses in the jurisdiction are a critical and increasingly common tool that serve several
goals. When well-designed, these ordinances direct investment to local improvements, provide
predictability for developers, conserve government resources by streamlining project review
processes, and reduce the environmental impacts of industrial development. While many
jurisdictions have adopted warehouse-specific development standards, an ordinance in the City
of Fontana provides an example to review and build upon.'® Good neighbor policies in
Riverside County and by the Western Riverside Council of Government include additional
measures worth consideration, !°

The Bureau encourages jurisdictions to adopt their own local ordinances that combine the
strongest policies from those models with measures discussed in the remainder of this document.

III.  Community Engagement

Early and consistent community engagement is central to establishing good relationships
between communities, lead agencies, and warehouse developers and tenants. Robust community
engagement can give lead agencies access to community residents’ on-the-ground knowledge
and information about their concerns, build community support for projects, and develop creative
solutions to ensure new logistics facilities are mutually beneficial. Examples of best practices
for community engagement include:

» Holding a series of community meetings at times and locations convenient to
members of the affected community and incorporating suggestions into the
project design.

* Posting information in hard copy in public gathering spaces and on a website
about the project. The information should include a complete, accurate project
description, maps and drawings of the project design, and information about how
the public can provide input and be involved in the project approval process. The

17 For more information about SB 1000, see https://oag.ca.gov/environment/sb1000.

18 hitps://oag.ca.gov/system/files/attachments/press-
docs/Final%20Signed%20Fontana%200rdinance.pdf (last accessed September 18, 2022).

1% For example, the Riverside County policy requires community benefits agreements and
supplemental funding contributions toward additional pollution offsets, and the Western
Riverside Council of Governments policy sets a minimum buffer zone of 300 meters between
warehouses and sensitive receptors. https://www.rivcocob.org/wp-
content/uploads/2020/01/Good-Neighbor-Policy-F-3-Final-Adopted.pdf (last accessed
September 18, 2022) (Riverside County);
http://www.wrcog.cog.ca.us/DocumentCentet/View/318/Good-Neighbor-Guidelines-for-Siting-
Warehouse-Distribution-Facilities-PDF?bidld= (last accessed September 18, 2022) (Western
Riverside Council of Governments).
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information should be in a format that is easy to navigate and understand for
members of the affected community. :

e Providing notice by mail to residents and schools within a certain radius of the
project and along transportation corridors to be used by vehicles visiting the
project, and by posting a prominent sign on the project site. The notice should
include a brief project description and directions for accessing complete
information about the project and for providing input on the project.

o Providing translation or interpretation in residents’ native language, where
appropriate.

e For public meetings broadcast online or otherwise held remotely, providing for
access and public comment by telephone and supplying instructions for access
and public comment with ample lead time prior to the meeting.

e Partnering with local community-based organizations to solicit feedback, leverage
local networks, co-host meetings, and build support.

o Considering adoption of a community benefits agreement, negotiated with input
from affected residents and businesses, by which the developer provides benefits
to the affected community.

e Creating a community advisory board made up of local residents to review and
provide feedback on project proposals in early planning stages.

o Identifying a person to act as a community liaison concerning on-site construction
activity and operations, and providing contact information for the community
liaison to the surrounding community.

s Requiring signage in public view at warehouse facilities with contact information

. for a local designated representative for the facility operator who can receive
community complaints, and requiring any complaints to be answered by the
facility operator within 48 hours of receipt.

IV. Warehouse Siting and Design Considerations

The most important consideration when planning a logistics facility is its location.
Warehouses located in residential neighborhoods or near sensitive receptors expose community
residents and those using or visiting sensitive receptor sites to the air pollution, noise, traffic, and
other environmental impacts they generate. Therefore, placing facilities away from sensitive
receptors significantly reduces their environmental and quality of life harms on local
communities. The suggested best practices for siting and design of warehouse facilities does not
relieve lead agencies’ responsibility under CEQA to conduct a project-specific analysis of the
project’s impacts and evaluation of feasible mitigation measures and alternatives; lead agencies’
incorporation of the best practices must be part of the impact, mitigation and alternatives
analyses to meet the requirements of CEQA. Examples of best practices when siting and
designing warehouse facilities include:
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o Per California Air Resources Board (CARB) guidance, siting warehouse facilities
so that their property lines are at least 1,000 feet from the property lines of the
nearest sensitive receptors.?’

¢ Providing adequate amounts of on-site parking to prevent trucks and other
vehicles from parking or idling on public streets and to reduce demand for off-site
truck yards.

* Establishing setbacks from the property line of the nearest sensitive receptor to
warehouse dock doors, loading areas, and truck drive aisles, and locating
warehouse dock doors, loading areas, and truck drive aisles on the opposite side
of the building from the nearest sensitive receptors—e.g., placing dock doors on
the north side of the facility if sensitive receptors are near the south side of the
facility.

* Placing facility entry and exit points from the public street away from sensitive
receptors—e.g., placing these points on the north side of the facility if sensitive
receptors are adjacent to the south side of the facility.

 Ensuring heavy duty trucks abide by the on-site circulation plans by constructing
physical batriers to block those trucks from using areas of the project site
restricted to light duty vehicles or emergency vehicles only.

 Preventing truck queuing spillover onto surrounding streets by positioning entry
gates after a minimum of 140 feet of space for queuing, and increasing the
distance by 70 feet for every 20 loading docks beyond 50 docks.

» Locating facility entry and exit points on streets of higher commercial
classification that are designed to accommodate heavy duty truck usage.

» Screening the warchouse site perimeter and onsite areas with significant truck
traffic (e.g., dock doors and drive aisles) by creating physical, structural, and/or
vegetative buffers that prevent or substantially reduce pollutant and noise
dispersion from the facility to sensitive receptors.

* Planting exclusively 36-inch box evergreen trees to ensure faster maturity and
four-season foliage.

¢ Requiring all property owners and successors in interest to maintain onsite trees
and vegetation for the duration of ownership, including replacing any dead or
unhealthy trees and vegetation.

 Posting signs clearly showing the designated entry and exit points from the public
street for trucks and service vehicles. :

¢ Including signs and drive aisle pavement markings that clearly identify onsite
circulation patterns to minimize unnecessary onsite vehicle travel.

e Posting signs indicating that all parking and maintenance of trucks must be
conducted within designated on-site areas and not within the surrounding
community or public streets.

2 CARB, Air Quality and Land Use Handbook: A Community Health Perspective (April 2005),
at ES-1, CARB staff has released draft updates to this siting and design guidance which suggests
a greater distance may be warranted in some scenarios. CARB, Concept Paper for the Freight
Handbook (December 2019), available at https.//ww?2.arb.ca.gov/sites/default/files/2020-
03/2019.12.12%20-%20Concept%20Paper%20for%20the%20Freight%20Handbook _1.pdf (last
accessed September 18, 2022).
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V.  Air Quality and Greenhouse Gas Emissions Analysis and Mitigation

Emissions of air pollutants and greenhouse gases are often among the most substantial
environmental impacts from new warehouse facilities. CEQA compliance demands a proper
accounting of the full air quality and greenhouse gas impacts of logistics facilities and adoption
of all feasible mitigation of significant impacts. Although efforts by CARB and other authorities
to regulate the heavy-duty truck and off-road diesel fleets have made excellent progress in
reducing the air quality impacts of logistics facilities, the opportunity remains for local
jurisdictions to further mitigate these impacts at the project level. Lead agencies and developers
should also consider designing projects with their long-term viability in mind. Constructing the
necessary infrastructure to prepare for the zero-emission future of goods movement not only
reduces a facility’s emissions and local impact now, but it can also save money as demand for
zero-emission infrastructure grows. In planning new logistics facilities, the Bureau strongly
encourages developers to consider the local, statewide, and global impacts of their projects’
emissions.

Examples of best practices when studying air quality and greenhouse gas impacts
include:

e Fully analyzing all reasonably foreseeable project impacts, including cumulative
impacts. In general, new warehouse developments are not ministerial under
CEQA because they involve public officials’ personal judgment as to the wisdom
or manner of carrying out the project, even when warehouses are permitted by a
site’s applicable zoning and/or general plan land use designation.?!

e When analyzing cumulative impacts, thoroughly considering the project’s
incremental impact in combination with past, present, and reasonably foreseeable
future projects, even if the project’s individual impacts alone do not exceed the
applicable significance thresholds.

e Preparing a quantitative air quality study in accordance with local air district
guidelines.

e Preparing a quantitative health risk assessment in accordance with California
Office of Environmental Health Hazard Assessment and local air district
guidelines.

e Refraining from labeling compliance with CARB or air district regulations as a
mitigation measure—compliance with applicable regulations is required
regardless of CEQA.

¢ Disclosing air pollution from the entire expected length of truck trips. CEQA
requires full public disclosure of a project’s anticipated truck trips, which entails
calculating truck trip length based on likely truck trip destinations, rather than the
distance from the facility to the edge of the air basin, local jurisdiction, or other
truncated endpoint. All air pollution associated with the project must be
considered, regardless of where those impacts occur.

21 CEQA Guidelines § 15369.
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Accounting for all reasonably foreseeable greenhouse gas emissions from the
project, without discounting projected emissions based on participation in
California’s Cap-and-Trade Program.

Examples of measures to mitigate air quality and greenhouse gas impacts from
construction are below. To ensure mitigation measures are enforceable and effective, they
should be imposed as permit conditions on the project where applicable.

Requiring off-road construction equipment to be hybrid electric-diesel or zero-
emission, where available, and all diesel-fueled off-road construction equipment
to be equipped with CARB Tier IV-compliant engines or better, and including
this requirement in applicable bid documents, purchase orders, and contracts, with
successful contractors demonstrating the ability to supply the compliant
construction equipment for use prior to any ground-disturbing and construction
activities.

Prohibiting off-road diesel-powered equipment from being in the “on” position
for more than 10 hours per day.

Using electric-powered hand tools, forklifts, and pressure washers, and providing
electrical hook ups to the power grid rather than use of diesel-fueled generators to
supply their power.

Designating an area in the construction site where electric-powered construction
vehicles and equipment can charge.

Limiting the amount of daily grading disturbance area.

Prohibiting grading on days with an Air Quality Index forecast of greater than 100
for particulates or ozone for the project area.

Forbidding idling of heavy equipment for more than three minutes.

Keeping onsite and furnishing to the lead agency or other regulators upon request,
all equipment maintenance records and data sheets, including design
specifications and emission control tier classifications.

Conducting an on-site inspection to verify compliance with construction
mitigation and to identify other opportunities to further reduce construction
impacts.

Using paints, architectural coatings, and industrial maintenance coatings that have
volatile organic compound levels of less than 10 g/L.

Providing information on transit and ridesharing programs and services to
construction employees.

Providing meal options onsite or shuttles between the facility and nearby meal
destinations for construction employees.

Examples of measures to mitigate air quality and greenhouse gas impacts from operation

include:

Requiring all heavy-duty vehicles engaged in drayage® to or from the project site
to be zero-emission beginning in 2030.

22 “Drayage” refers generally to transport of cargo to or from a seaport or intermodal railyard.

8
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Requiring all on-site motorized operational equipment, such as forklifts and yard
trucks, to be zero-emission with the necessary charging or fueling stations
provided.

Requiring tenants to use zero-emission light- and medium-duty vehicles as part of
business operations.

Forbidding trucks from idling for more than three minutes and requiring operators
to turn off engines when not in use. -

Posting both interior- and exterior-facing signs, including signs directed at all
dock and delivery areas, identifying idling restrictions and contact information to
report violations to CARB, the local air district, and the building manager.
Installing solar photovoltaic systems on the project site of a specified electrical
generation capacity that is equal to or greater than the building’s projected energy
needs, including all electrical chargers.

Designing all project building roofs to accommodate the maximum future
coverage of solar panels and installing the maximum solar power generation
capacity feasible.

Constructing zero-emission truck charging/fueling stations proportional to the
number of dock doors at the project.

Running conduit to designated locations for future electric truck charging stations.
Unless the owner of the facility records a covenant on the title of the underlying
property ensuring that the property cannot be used to provide refrigerated
warehouse space, constructing electric plugs for electric transport refrigeration
units at every dock door and requiring truck operators with transport refrigeration
units to use the electric plugs when at loading docks.

Oversizing electrical rooms by 25 percent or providing a secondary electrical
room to accommodate future expansion of electric vehicle charging capability.
Constructing and maintaining electric light-duty vehicle charging stations
proportional to the number of employee parking spaces (for example, requiring at
least 10% of all employee parking spaces to be equipped with electric vehicle
charging stations of at least Level 2 charging performance)

Running conduit to an additional proportion of employee parking spaces for a
future increase in the number of electric light-duty charging stations.

Installing and maintaining, at the manufacturer’s recommended maintenance
intervals, air filtration systems at sensitive receptors within a certain radius of
facility for the life of the project.

Installing and maintaining, at the manufacturer’s recommended maintenance
intervals, an air monitoring station proximate to sensitive receptors and the
facility for the life of the project, and making the resulting data publicly available
in real time. While air monitoring does not mitigate the air quality or greenhouse
gas impacts of a facility, it nonetheless benefits the affected community by
providing information that can be used to improve air quality or avoid exposure to
unhealthy air.

Requiring all stand-by emergency generators to be powered by a non-diesel fuel.
Requiring facility operators to train managers and employees on efficient
scheduling and load management to eliminate unnecessary queuing and idling of




Updated September 2022

trucks.

* Requiring operators to establish and promote a rideshare program that discourages
single-occupancy vehicle trips and provides financial incentives for alternate
modes of transportation, including carpooling, public transit, and biking.

* Meeting CalGreen Tier 2 green building standards, including all provisions
related to designated parking for clean air vehicles, electric vehicle charging, and
bicycle parking.

e Designing to LEED green building certification standards.

* Providing meal options onsite or shuttles between the facility and nearby meal
destinations.

» Posting signs at every truck exit driveway providing directional information to the
truck route.

¢ Improving and maintaining vegetation and tree canopy for residents in and around
the project area.

¢ Requiring that every tenant train its staff in charge of keeping vehicle records in
diesel technologies and compliance with CARB regulations, by attending CARB-
approved courses. Also require facility operators to maintain records on-site
demonstrating compliance and make records available for inspection by the local
jurisdiction, air district, and state upon request.

* Requiring tenants to enroll in the United States Environmental Protection
Agency’s SmartWay program, and requiring tenants who own, operate, or hire
trucking carriers with more than 100 trucks to use carriers that are SmartWay
carriers.

* Providing tenants with information on incentive programs, such as the Carl Moyer
Program and Voucher Incentive Program, to upgrade their fleets.

VI.  Noise Impacts Analysis and Mitigation

The noise associated with logistics facilities can be among their most intrusive impacts to
nearby sensitive receptors. Various sources, such as unloading activity, diesel truck movement,
and rooftop air conditioning units, can contribute substantial noise pollution. These impacts are
exacerbated by logistics facilities’ typical 24-hour, seven-days-per-week operation. Construction
noise is often even greater than operational noise, so if a project site is near sensitive receptors,
developers and lead agencies should adopt measures to reduce the noise generated by both
construction and operation activities.

Examples of best practices when studying noise impacts include:

* Preparing a noise impact analysis that considers all reasonably foreseeable project
noise impacts, including to nearby sensitive receptors. All reasonably foreseeable
project noise impacts encompasses noise from both construction and operations,
including stationary, on-site, and off-site noise sources.

e Adopting a lower significance threshold for incremental noise increases when
baseline noise already exceeds total noise significance thresholds, to account for
the cumulative impact of additional noise and the fact that, as noise moves up the
decibel scale, each decibel increase is a progressively greater increase in sound

10
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pressure than the last. For example, 70 dBA is ten times more sound pressure
than 60 dBA.

e Disclosing and considering the significance of short-term noise levels associated
with all aspects of project operation (i.e. both on-site noise generation and off-site
truck noise). Considering only average noise levels may mask noise impacts
sensitive receptors would consider significant—for example, the repeated but
short-lived passing of individual trucks or loading activities at night.

Examples of measures to mitigate noise impacts include:

« Constructing physical, structural, or vegetative noise barriers on and/or off the
project site. :

e Planning and enforcing truck routes that avoid passing sensitive receptors.

e Locating or parking all stationary construction equipment as far from sensitive
receptors as possible, and directing emitted noise away from sensitive receptors.

e Verifying that construction equipment has properly operating and maintained
mufflers.

e Requiring all combustion-powered construction equipment to be surrounded by a
noise protection barrier

¢ Limiting operation hours to daytime hours on weekdays.

e Paving roads where truck traffic is anticipated with low noise asphalt.

e Orienting any public address systems onsite away from sensitive receptors and
setting system volume at a level not readily audible past the property line.

VII. Traffic Impacts Analysis and Mitigation

Warehouse facilities inevitably bring truck and passenger car traffic. Truck traffic can
present substantial safety issues. Collisions with heavy-duty trucks are especially dangerous for
passenger cars, motorcycles, bicycles, and pedestrians. These concerns can be even greater if
truck traffic passes through residential areas, school zones, or other places where pedestrians are
common and extra caution is warranted.

Examples of measures to mitigate traffic impacts include:

 Designing, clearly marking, and enforcing truck routes that keep trucks out of
residential neighborhoods and away from other sensitive receptors.

o Installing signs in residential areas noting that truck and employee parking is
prohibited.

e Requiring preparation and approval of a truck routing plan describing the
facility’s hours of operation, types of items to be stored, and truck routing to and
from the facility to designated truck routes that avoids passing sensitive receptors.
The plan should include measures for preventing truck queuing, circling,
stopping, and parking on public streets, such as signage, pavement markings, and
queuing analysis and enforcement. The plan should hold facility operators
responsible for violations of the truck routing plan, and a revised plan should be
required from any new tenant that occupies the property before a business license

11
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is issued. The approving agency should retain discretion to determine if changes
to the plan are necessary, including any additional measures to alleviate truck
routing and parking issues that may arise during the life of the facility.
Constructing new or improved transit stops, sidewalks, bicycle lanes, and
crosswalks, with special attention to ensuring safe routes to schools.

Consulting with the local public transit agency and securing increased public
transit service to the project area.

Designating areas for employee pickup and drop-off.

Implementing traffic control and safety measures, such as speed bumps, speed
limits, or new traffic signs or signals.

Placing facility entry and exit points on major streets that do not have adjacent
sensitive receptors.

Restricting the turns trucks can make entering and exiting the facility to route
trucks away from sensitive receptors.

Constructing roadway improvements to improve traffic flow.

Preparing a construction traffic control plan prior to grading, detailing the
locations of equipment staging areas, material stockpiles, proposed road closures,
and hours of construction operations, and designing the plan to minimize impacts
to roads frequented by passenger cars, pedestrians, bicyclists, and other non-truck
traffic.

VIIL  Other Significant Environmental Impacts Analysis and Mitigation

Warehouse projects may result in significant environmental impacts to other resources,
such as to aesthetics, cultural resources, energy, geology, or hazardous materials. All significant
adverse environmental impacts must be evaluated, disclosed and mitigated to the extent feasible
under CEQA. Examples of best practices and mitigation measures to reduce environmental
impacts that do not fall under any of the above categories include:

Appointing a compliance officer who is responsible for implementing all
mitigation measures, and providing contact information for the compliance officer
to the lead agency, to be updated annually.

Creating a fund to mitigate impacts on affected residents, schools, places of
worship, and other community institutions by retrofitting their property. For
example, retaining a contractor to retrofit/install HVAC and/or air filtration
systems, doors, dual-paned windows, and sound- and vibration-deadening
insulation and curtains.

Sweeping surrounding streets on a daily basis during construction to remove any
construction-related debris and dirt.

Directing all lighting at the facility into the interior of the site.

Using full cut-off light shields and/or anti-glare lighting.

Requiring submission of a property maintenance program for agency review and
approval providing for the regular maintenance of all building structures,
landscaping, and paved surfaces.

Using cool pavement to reduce heat island effects.

12
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e Planting trees in parking areas to provide at least 35% shade cover of parking
areas within fifteen years to reduce heat island impacts.

e Using light colored roofing materials with a solar reflective index of 78 or greater.

e Including on-site amenities, such as a truck operator lounge with restrooms,
vending machines, and air conditioning, to reduce the need for truck operators to
idle or travel offsite.

o Designing skylights to provide natural light to interior worker areas.

e Installing climate control and air filtration in the warehouse facility to promote
worker well-being.

IX. Conclusion

California’s world-class economy, ports, and transportation network position it at the
center of the e-commerce and logistics industry boom. At the same time, California is a global
leader in environmental protection and environmentally just development. The guidance in this -
document furthers these dual strengths, ensuring that all can access the benefits of economic
development. The Bureau will continue to monitor proposed projects for compliance with
CEQA and other laws. Lead agencies, developers, community advocates, and other interested
parties should feel free to reach out to us as they consider how to guide warehouse development
in their area.

Please do not hesitate to contact the Environmental Justice Bureau at ej@doj.ca.gov if
you have any questions.
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Gavin Newsom signs controversial bill regulating California warehouse
development

A Walmart distribution center along Interstate 15 in Eastvale in the Inland Empire.

(Robert Gauthier/Los Angeles Times)
By Rebecca PlevinStaff Writer

Sept. 29, 2024 5:46 PM P

Gov. Gavin Newsom has signed a controversial bill that establishes siting and design standards for
industrial warehouses that, according to supparters, would better protect the health of nearby residents.

The legislation comes as developers have converted large swaths of property along inland Empire
freeways into a logistics corridor for e-commerce, connecting goods shipped into Southern California
ports with online shoppers across the nation. Although proponents of the developments say they bring
jobs and infrastructure improvements, many residents living in the shadow lament the pollution, traffic
and neighborhood disruption.

Beginning in 2026, Assembly Bill 98 will prohibit cities and counties from approving new or expanded
distribution centers unless they meet specified standards. New warehouse developments will need to be
located on major thoroughfares or local roads that mainly serve commercial uses. And warehouses will
need to be set back several hundred feet from so-called “sensitive sites” such as homes, schools and
healthcare facilities.

Advertisement




Additionally, if a developer demolishes housing to make way for a warehouse, the bill will require two
new units of affordable housing for each unit that is destroyed. The developer will have to provide
displaced tenants with 12 months’ rent.

Assemblymember Juan Carrillo (D-Palmdale), co-author of the legislation, previously described the
measure as a “very delicate compromise” that resulted from lengthy negotiations among a group that
included labor, health, environmental and business representatives.

While some labor organizations supported the bill, environmental, community and civic groups
statewide objected to the secrecy in which the bill was crafted in the final days of the session and said it
fails to hold warehouse developers to higher standards.

Advertisement

Several cities also opposed the legislation, which, according to an analysis by the Senate Appropriations
Committee, requires general plan updates that could result in one-time costs for cities and counties
ranging from tens of millions to potentially hundreds of millions of dollars.

The League of California Cities is committed to fixing this “costly, burdensome bill” during next year’s
legislative session, President Daniel Parra said in a statement Sunday.

“AB 98 is a massive unfunded mandate that will harm our cities, stifle job growth, and threaten the
economic lifeblood of communities throughout California,” he said.

Environmental advocates are especially concerned about the bill's setback requirements for projects
involving warehouses 250,000 square feet and larger that are within 800 feet of homes, schoals, parks or
healthcare facilities.

In those cases, the bill requires that truck loading bays are located at least 300 feet from the property
line in areas zoned for industrial use and 500 feet from the property line in areas not zoned for industrial
use. Warehouses would also need to comply with design and energy efficiency standards.

Advocates argued the bill would simply enshrine current warehouse development practices into law and
undermine local efforts to advocate for the much bigger setbacks recommended by state agencies.

In a 2022 report on best practices for warehouse projects under the state’s environmental laws, the state
attorney general’s office recommends locating warehouse facilities so that their property lines are at
least 1,000 feet from the property lines of sensitive sites such as homes and schools. It cites the state Air
Resources Board, which in 2005 estimated an 80% drop-off in pollutant concentrations at approximately
1,000 feet from a distribution center.

In a statement issued Sunday, environmental groups and community organizations called on the
governor and Legislature to work with them next year to get “real protections for our communities.”

“This is disappointing for our communities who will have to bear the brunt of weak standards,” said
Andrea Vidaurre, co-founder and policy analyst for the People’s Collective for Environmental Justice in
San Bernardino.
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Assembly Bill No. 98

CHAPTER 931

An act to add Section 65302.02 to, and to add Chapter 2.8 (commencing
with Section 65098) to Division 1 of Title 7 of, the Government Code, and
to add Sections 40458.5 and 40522.7 to the Health and Safety Code, relating
to land use.

[Approved by Governor September 29, 2024. Filed with
Secretary of State September 29, 2024.]

LEGISLATIVE COUNSEL’S DIGEST

AB 98, Juan Carrillo. Planning and zoning: logistics use: truck routes,

(1) Existing law, the Planning and Zoning Law, sets forth various
requirements relating to the review of development project permit
applications and the issuance of development permits for specified classes
of development projects.

This bill, beginning January 1, 2026, would prescribe various statewide
warehouse design and build standards for any proposed new or expanded
logistics use developments, as specified, including, among other things,
standards for building design and location, parking, truck loading bays,
landscaping buffers, entry gates, and signage. The bill would except from
those design and build standards certain existing logistics use developments,
proposed expansions of a logistics use development, and property currently
in a local entitlement process to become a logistics use, under prescribed
conditions. The bill would require a facility operator, prior to the issuance
of a certificate of occupancy, to establish and submit for approval by a city,
county, or city and county a truck routing plan to and from the state highway
system based on the latest truck route map of the city, county, or city and
county, as prescribed. The bill would require a facility operator to enforce
the plan. The bill would provide for the revision of the plan in specified
circumstances.

The bill would prohibit a city, county, or city and county from approving
development of a logistics use that does not meet or exceed the standards
outlined in the bill. The bill would require a city, county, or city and county
to condition approval of a logistics use on 2-to-1 replacement of any
demolished housing unit that was occupied within the last 10 years unless
the housing unit was declared substandard by a building official, as specified,
and payments to displaced tenants if residential dwellings are affected
through purchase, as prescribed. The bill would define terms for these
purposes.

(2) The Planning and Zoning Law requires the legislative body of each
county and city to adopt a comprehensive, long-term general plan for the
physical development of the county or city and specified land outside its
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boundaries that includes, among other specified mandatory elements, a
circulation element consisting of the general location and extent of existing
and proposed major thoroughfares, transportation routes, terminals, any
military airports and ports, and other local public utilities and facilities, all
correlated with the land use element of the plan, Existing law requires, upon
any substantive revision of the circulation element, that the legislative body
modify the element to address specified additional issues.

This bill would require a county or city, by January 1, 2028, except as
provided, to update its circulation element, as prescribed, including
identifying and establishing specific travel routes for the transport of goods,
materials, or freight for storage, transfer, or redistribution to safely
accommodate additional truck fraffic and avoid residential areas and
concentrations of sensitive receptors, as defined. The bill would establish
specific standards for truck routes. The bill would require a county or city
to provide for posting of conspicuous signage to identify truck routes and
additional signage for truck parking and appropriate idling facility locations.
The bill would require a county or city to make truck routes publicly
available and share maps of the truck routes with warehouse operators, fleet
operators, and truck drivers. The bill would authorize the Attorney General
to enforce these provisions, as provided, including by imposition of a fine
of up to $50,000 every 6 months if the required updates have not been made.

(3) Existing law provides for the creation of the South Coast Air Quality
Management District in those portions of the Counties of Los Angeles,
Orange, Riverside, and San Bernardino included within the area of the South
Coast Air Basin, as specified. Existing law provides that the south coast
district is governed by a board consisting of 13 members and requires the
district to adopt rules and regulations to carry out the south coast district
air quality management plan that are not in conflict with state and federal
laws and rules and regulations.

This bill would require the south coast district to establish a process for
receiving community input on how any penalties assessed and collected for
violation of the Warehouse Indirect Source Rule are spent, as specified. The
bill would require the south coast district, subject to an appropriation for
this express purpose, to, beginning on January 1, 2026, and until January
1, 2032, deploy mobile air monitoring systems within the Counties of
Riverside and San Bernardino to collect air pollution measurements in
communities that are near operational logistics use developments. The bill
would require the south coast district to use the data collected to conduct
an air modeling analysis to evaluate the impact of air pollution on sensitive
receptors from logistics use development operations and to submit its
findings to the Legislature on or before January 1, 2033. The bill would
also require the district to submit an interim report to the Legislature on or
before January 1, 2028, to evaluate the impact of air pollution on sensitive
receptors, as defined, from logistics use development operations in the
Counties of Riverside and San Bernardino, as provided.

(4) By modifying the duties of local agencies with regard to the approval
of logistics use development and requiring the revision of the circulation
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element of a general plan, the bill would impose a state-mandated local
program.

(5) The bill would include findings that changes proposed by this bill
address a matter of statewide concern rather than a municipal affair and,
therefore, apply to all cities, including charter cities. '

(6) The California Constitution requires the state to reimburse local
agencies and school districts for certain costs mandated by the state, Statutory
provisions establish procedures for making that reimbursement.

This bill would provide that no reimbursement is required by this act for
a specified reason.

The people of the State of California do enact as follows:

SECTION 1. Chapter 2.8 (commencing with Section 65098) is added
to Division 1 of Title 7 of the Government Code, to read:

Cuarter 2.8. WAarREHOUSE DESIGN AND BUILD STANDARDS

65098. Asused in this chapter;

(a) “21st century warehouse” means a logistics use that meets all of the
following:

(1) Complies with or exceeds all requirements of the most current building
energy efficiency standards specified in Part 6 (commencing with Section
100) of Title 24 of the California Code of Regulations and the California
Green Building Standards Code (Part 11 of Title 24 of the California Code
of Regulations), including, but not limited to, the following requirements
related to:

(A) Photovoltaic system installation and associated battery storage.

(B) Cool roofing.

(C) Medium- and heavy-duty vehicle charging readiness.

(D) Light-duty electric vehicle charging readiness and installed charging
stations,

(2) Has skylights in at least 1 percent of the roof area, or equivalent LED
efficient lighting.

(3) Provides conduits and electrical hookups at all loading bays serving
cold storage. Idling or use of auxiliary truck engine power to power climate
control equipment shall be prohibited if the truck is capable of plugging in
at the loading bay.

(4) Ensures that any heating, ventilation, and air-conditioning is
high-efficiency.

(5) (A) Ensures that all classes of forklifts used on site, pursuant to State
Air Resources Board’s Zero-Emission Forklifts regulation, as drafted, shall
be zero-emission by January 1, 2030, to the extent operationally feasible,
commercially off-the shelf available, and adequate power available on site.
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(B) (i) Ifnotoperationally feasible, commercially off-the shelf available,
or if there is inadequate power available on site, the cleanest technology
commercially available shall be used.

(ii) Cost shall not be a factor in determining operational feasibility
pursuant to this subparagraph,

(6) (A) Ensures that equipment used on site utilizing small off-road
engines shall be zero-emission, to the extent operationally feasible,
commercially off-the shelf available, and adequate power available on site,

(B) (i) Ifnot operationally feasible, commercially off-the shelf available,
or if there is inadequate power available on site, the cleanest technology
commercially available shall be used.

(ii) Cost shall not be a factor in determining operational feasibility
pursuant to this subparagraph.

(C) Should any equipment used on site utilizing small off-road engines
be contracted out, the logistics use facility shall preferentially contract for
services utilizing zero-emission small off-road engines.

(b) “Expansion of an existing logistics use” means the expansion of an
existing logistics use by 20 percent or more of the existing square footage.
Office space shall not be included as part of the existing square footage or
in the square footage for the 20-percent expansion threshold.

(c) “Heavy-duty truck” means a class 7 or class 8 truck. As used in this
subdivision:

(1) “Class 7 truck” means a truck with a gross vehicle weight rating of
26,001 to 33,000 pounds.

(2) “Class 8 truck” means a truck with a gross vehicle weight rating of
greater than 33,000 pounds.

(d) “Logistics use” means a building in which cargo, goods, or products
are moved or stored for later distribution to business or retail customers, or
both, that does not predominantly serve retail customers for onsite purchases,
and heavy-duty trucks are primarily involved in the movement of the cargo,
goods, or products. “Logistics use” does not include any of the following:

(1) Facilities where food or household goods are sold directly to
consumers and are accessible to the public.

(2) A building primarily served by rail to move cargo goods or product,

(3) (A) A Strategic Intermodal Facility.

(B) For purposes of this subdivision, “Strategic Intermodal Facility”
means a project that satisfies all of the following requirements:

(i) Logistics facilities, including warehousing and transloading facilities,
served by rail.

(ii) Intermodal freight transport services.

(iii) All facility structures and related rail operations are located within
a single site footprint.

(e) “Sensitive receptor” means one or more of the following:

(1) A residence, including, but not limited to, a private home, apartment,
condominium unit, group home, dormitory unit, or retirement home.

(2) A school, including, but not limited to, a preschool, prekindergarten,
or school maintaining kindergarten or any of grades 1 to 12, inclusive,
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(3) A daycare facility, including, but not limited to, in-home daycare.

(4) Publicly owned parks, playgrounds, and recreational areas or facilities
primarily used by children, unless the development of the park and recreation
areas are included as a condition of approval for the development of a
logistics use.

(5) Nursing homes, long-term care facilities, hospices, convalescent
facilities, or similar live-in housing,

(6) Hospitals, as defined in Section 128700 of the Health and Safety
Code.

() “Small off-road engines” means spark-ignition engines rated at or
below 19 kilowatts.

(g) “Tier 1 21st cenfury warchouse” means a logistics use that meets all
of the following:

(1) Complies with or exceeds all requirements of the most current building
energy efficiency standards specified in Part 6 (commencing with Section
100) of Title 24 of the California Code of Regulations and the California
Green Building Standards Code (Part 11 of Title 24 of the California Code
of Regulations), including, but not limited to, the following requirements
related to;

(A) (i) Photovoltaic system installation and associated battery storage.

(if) For purposes of the photovoltaic system installation requirement in
clause (i), all warehouse square footage should be considered conditioned
space.

(B) Cool roofing.

(C) Medium- and heavy-duty vehicle charging readiness.

(D) Light-duty electric vehicle charging readiness and installed charging
stations.

(2) Has skylights in at least one percent of the roof area, or equivalent
LED efficient lighting.

(3) Has a microgrid-ready switchgear system capable of supporting
distributed energy resources.

(4) Is advanced smart metering ready.

(5) Has a minimum of 50 percent of all passenger vehicle parking spaces
preinstalled with conduit and all necessary physical infrastructure to support
future charging of electric vehicles.

(6) Has a minimum of 10 percent of all passenger vehicle parking spaces
installed with electric vehicle charging stations.

(7) Provides conduits and electrical hookups at all loading bays serving
cold storage. Idling or use of auxiliary truck engine power to power climate
control equipment shall be prohibited if the truck is capable of plugging in
at the loading bay.

(8) Ensures that any heating, ventilation, and air-conditioning is
high-efficiency.

(9) (A) Ensures that all classes of forklifts used on site, pursuant to State
Air Resources Board’s Zero-Emission Forklifts regulation, as drafted, shall
be zero-emission by January 1, 2028, to the extent operationally feasible,
commercially off-the shelf available, and adequate power available on site.
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(B) (i) Ifnotoperationally feasible, commercially off-the shelf available,
or if there is inadequate power available on site, the cleanest technology
commercially available shall be used.

(ii) Cost shall not be a factor in determining operational feasibility
pursuant to this subparagraph.

(10) (A) Ensures that equipment used on site utilizing small off-road
engines shall be zero-emission, to the extent operationally feasible,
commercially off-the shelf available, and adequate power available on site,

(B) (i) Ifnotoperationally feasible, commercially off-the shelf available,
or if there is inadequate power available on site, the cleanest technology
commercially available shall be used.

(i1) Cost shall not be a factor in determining operational feasibility
pursuant to this subparagraph.

(C) Should any equipment used on site utilizing small off-road engines
be contracted out, the logistics use facility shall preferentially contract for
services utilizing zero-emission small off-road engines.

(h) “Warehouse concentration region” includes the Counties of Riverside
and San Bernardino and the Cities of Chino, Colton, Fontana, Jurupa Valley,
Moreno Valley, Ontario, Perris, Rancho Cucamonga, Redlands, Rialto,
Riverside, and San Bernardino. »

65098.1. (a) Commencing Jenuary 1, 2026, any proposed new or
expanded logistics use development 250,000 square feet or more where the
loading bay is within 900 feet of a sensitive receptor that is utilizing a site
zoned for industrial use or any site where an application was submitted to
the jurisdiction by September 30, 2024, to rezone as industrial and the rezone
to industrial was ultimately approved shall comply with all of the following;

(1) Include all Tier 1 21st century warehouse design elements described
in subdivision (g) of Section 65098.

(2) Orient truck loading bays on the opposite side of the logistics use
development away from sensitive receptors, to the extent feasible.

(3) Locate truck loading bays a minimum of 300 feet from the property
line of the nearest sensitive receptor to the nearest truck loading bay opening
using a direct straight-line method.

(4) Have a separate entrance for heavy-duty trucks accessible via a track
route, arterial road, major thoroughfare, or a local road that predominantly
serves commercial oriented uses.

(5) Locate truck entry, exit, and internal circulation away from sensitive
receptors. Heavy-duty diesel truck drive aisles shall be prohibited from
being used on sides of the building that are directly adjacent to a sensitive
receptor property line.

(6) Include buffering and screening to mitigate for light and noise, as
described in Section 65098.2.

(b) Commencing January 1, 2026, except as provided for in subdivision
(c), any proposed new or expanded logistics use development that is on land
that is not zoned industrial, whether developed or undeveloped, or land that
needs to be rezoned, where the loading bay is within 900 feet of a sensitive
receptor, shall comply with all of the following:
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(1) If the logistics use development is 250,000 square feet or more it
shall include all Tier 1 21st century warchouse design elements described
in subdivision (g) of Section 65098. If the logistics use development is less
than 250,000 square feet it shall include all 21st century warehouse design
elements described in subdivision (a) of Section 65098,

(2) Orient truck loading bays on the opposite side of the logistics use
development away from sensitive receptors, to the extent feasible.

(3) Locate truck loading bays a minimum of 500 feet from the property
line of the nearest sensitive receptor to the nearest truck loading bay opening
using a direct straight-line method.

(4) Have a separate entrance for heavy-duty trucks accessible via a truck
route, arterial road, major thoroughfare, or a local road that predominantly
serves commercial oriented uses.

(5) Locate truck entry, exit, and internal circulation away from sensitive
receptors. Heavy-duty diesel truck drive aisles shall be prohibited from
being used on sides of the building that are directly adjacent to a sensitive
receptor property line.

(6) Include buffering and screening to mitigate for light and noise, as
described in Section 65098.2.

(c) Commencing Janvary 1, 2026, any proposed new or expanded logistics
use development that is on land that is not zoned industrial, whether
developed or undeveloped, or land that needs to be rezoned, and is located
in the warehouse concentration region, shall comply with all of the following;

(1) If the logistics use development is 250,000 square feet or more it
shall include all Tier 1 21st century warehouse design elements described
in subdivision (g) of Section 65098. If the logistics use development is less
than 250,000 square feet it shall include all 21st century warehouse design
elements described in subdivision (a) of Section 65098,

(2) Orient truck loading bays on the opposite side of the logistics use
development away from sensitive receptors, to the extent feasible.

(3) Locate truck loading bays a minimum of 500 feet from the property
line of the nearest sensitive receptor to the nearest truck loading bay opening
using a direct straight-line method.

(4) Have a separate entrance for heavy-duty trucks accessible via a truck
route, arterial road, major thoroughfare, or a local road that predominantly
serves commercial oriented uses.

(5) Locate truck entry, exit, and internal circulation away from sensitive
receptors. Heavy-duty diesel truck drive aisles shall be prohibited from
being used on sides of the building that are directly adjacent to a sensitive
receptor property line.

(6) Include buffering and screening to mitigate for light and noise, as
described in Section 65098.2.

(d) Commencing January 1,2026, any proposed new or expanded logistics
use development less than 250,000 square feet where the loading bay is
within 900 feet of a sensitive receptor that is utilizing a site zoned for
industrial use or any site where an application was submitted to the
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Jjurisdiction by September 30, 2024, to rezone as industrial and the rezone

to industrial was ultimately approved shall comply with all of the following:
(1) Orient truck loading bays on the opposite side of the logistics use

development away from sensitive receptors, to the extent feasible.

(2) Locate truck entry, exit, and internal circulation away from sensitive
receptors. Heavy-duty diesel truck drive aisles shall be prohibited from
being used on sides of the building that are directly adjacent to a sensitive
receptor property line.

(3) Include buffering and screening to mitigate for light and noise, as
described in Section 65098.2.

(4) Complies with or exceeds all requirements of the most current building
energy efficiency standards specified in Part 6 (commencing with Section
100) of Title 24 of the California Code of Regulations and the California
Green Building Standards Code (Part 11 of Title 24 of the California Code
of Regulations), including, but not limited to, the following requirements
related to:

(A) Photovoltaic system installation and associated battery storage.

(B) Cool roofing.

{C) Medium- and heavy-duty vehicle charging readiness.

(D) Light-duty electric vehicle charging readiness and installed charging
stations.

(5) Provides conduits at loading bays equal to one truck per every loading
bay serving cold storage. Idling or use of auxiliary truck engine power to
power climate control equipment shall be prohibited if the truck is capable
of plugging in at the loading bay.

(6) Ensures that any heating, ventilation, and air-conditioning is
high-efficiency.

(7) Have a separate entrance for heavy-duty trucks accessible via a truck
route, arterial road, major thoroughfare, or a local road that predominantly
serves commercial oriented uses.

(e) (1) Except as provided in paragraph (2), on or before January 1, 2028,
a city, county, or city and county shall update its circulation element to
include truck routes, as specified in Section 65302.02.

(2) Onorbefore January 1, 2026, all cities and counties in the warehouse
concentration region shall update its circulation element to include truck
routes, as specified in Section 65302.02.

65098.1.5. (a) (1) Notwithstanding any other provision of law, any
existing logistics use development in existence as of September 30, 2024,
shall not be subject to the requirements described in paragraph (3) of
subdivision (a) of, paragraph (3) of subdivision (b) of, or paragraph (3) of
subdivision (¢) of Section 65098.1, as applicable, if a new sensitive receptor
is constructed, established, or permitted after the effective date of this
chapter.

(2) Notwithstanding any other provision of law, if, by September 30,
2024, a proposed expansion of a logistics use development is in a local
entitlement process, then the proposed expansion shall not be subject to the
requirements described in paragraph (3) of subdivision (a) of, paragraph (3)
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of subdivision (b) of, or paragraph (3) of subdivision (c) of Section 65098.1,
as applicable, if a sensitive receptor is constructed, established, or permitted
after the effective date of this chapter.

(3) Notwithstanding any other provision of law, if, by September 30,
2024, a property is currently in a local entitlement process to become a
logistics use, then the proposed logistics use development shall not be subject
to the requirements described in paragraph (3) of subdivision (a) of,
paragraph (3) of subdivision (b) of, or paragraph (3) of subdivision (c) of
Section 65098.1, as applicable, if a sensitive receptor is constructed,
established, or permitted after the effective date of this chapter,

(b) (1) Any new logistics use developments that require the rezoning of
land and must undergo a municipal entitlement process shall not be subject
to the requirements described in paragraph (3) of subdivision (a) of,
paragraph (3) of subdivision (b) of, or paragraph (3) of subdivision (c) of
Section 65098.1, as applicable, if the start of the entitlement process for the
logistics use began before any sensitive receptor started its own entitlement-
or permitting process, unless the proposed sensitive receptor was an existing
allowable use according to local zoning regulations,

(2) During a logistics use development’s entitlement process for a new
or expanded logistics use, if a new sensitive receptor is proposed or
established within the distances required by paragraph (3) of subdivision
(a) of, paragraph (3) of subdivision (b) of, or paragraph (3) of subdivision
(c) of Section 65098.1, as applicable, then those distance requirements shall
not apply to the logistics use development so long as the logistics use
development was not already subject to those requirements prior to the new
sensitive receptor being proposed or established.

(c) This chapter shall not apply to any logistics projects that were subject
to a commenced local entitlement process prior to September 30, 2024.

(d) The protection afforded by this section shall remain in effect from
the time of the initial application submission through the completion of the
entitlement process, including any necessary rezoning actions and through
the development period. If no development activity occurs within five years
of entitlement approvals, the protections shall be waived.

(e) This chapter shall not apply to a logistics project that received an
approval by a local agency prior to the effective date of this chapter. For
purposes of this subdivision, “approval” shall have the same meaning as
set forth in subdivision (a) of Section 15352 of Chapter 3 of Division 6 of
Title 14 of the California Code of Regulations.

65098.2. (a) Any new logistics use facility within 900 feet of a sensitive
receptor shall have a buffer as follows:

(1) If the logistics use development is subject to the requirements of
subdivision (a) or (d) of Section 65098.1, the buffer shall be 50 feet in width
measured from the property line of all adjacent sensitive receptors that fully
screen the project from the sensitive receptor.

(2) If the logistics use development is subject to either subdivision (b)
or subdivision (c) of Section 65098.1, the buffer shall be 100 feet in width
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measured from the property line of all adjacent sensitive receptors that fully
screen the project from the sensitive receptor.

(b) Buffer areas shall include a solid decorative wall, landscaped berm
and wall, or landscaped berm 10 feet or more in height, drought tolerant
natural ground landscaping with proper irrigation, and solid-screen buffering
trees as described in subdivision (c).

(c) Trees shall be used as part of a solid-screen buffering treatment and
planted in two rows along the length of the property line adjacent to the
sensitive receptor. Trees used for this purpose shall be evergreen, drought
tolerant, to the extent feasible, composed of species with low biogenic
emissions, of a minimum 36-inch box size at planting, and spaced at no
greater distance than 40 feet on center. Palm trees shall not be utilized.

65098.2.5. The eniry gates into the loading truck court for a new or
expanded logistics use facility shall be positioned after a minimum of 50
feet of total available stacking depth inside the property line. The stacking
depth shall be increased by 70 feet for every 20 loading bays beyond 50
loading bays, to the extent feasible.

65098.2.7. (a) The purpose of this section is to ensure that logistics use
developments, beginning January 1, 2026, are sited in locations that minimize
adverse impacts on residential communities and enhance transportation
efficiency. This is achieved by restricting logistics use development to
roadways that are suited to bhandle the associated traffic and that
predominantly serve commercial uses.

(b) (1) Any new logistics use development shall be sited on roadways
that meet the following classifications:

(A) Arterial roads.

(B) Collector roads.

(C) Major thoroughfares.

(D) Local roads that predominantly serve commercial uses.

(2) For purposes of this chapter, local roads shall be considered to
predominantly serve commercial uses if more than 50 percent of the
properties fronting the road within 1000 feet are designed for commercial
or industrial use according to the local zoning ordinance.

(c) A waiver may be granted where siting on the designated roadways
pursuant to subdivision (b) is impractical due to unique geographic,
economic, or infrastructure-related reasons. The waiver shall be approved
by the city, county, or city and county, provided that the applicant
demonstrates all of the following:

(1) There is no feasible alternative site that exists within the designated
roadways.

(2) A traffic analysis has been completed and submitted to the local
approving authority.

(3) The site is an existing industrial zone.

(4) The proposed site will incorporate mitigations to minimize traffic
and environmental impacts on residential areas to the greatest extent feasible,
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65098.3. (a) Anti-idling signs indicating a three-minute heavy-duty
truck engine idling restriction shall be posted at logistics use developments
along entrances to the site and at the truck loading bays.

(b) Signs shall be installed at all heavy-duty truck exit driveways directing
truck drivers to the truck route as indicated in the fruck routing plan, as
described in Section 65098.4, and in the state highway system.

65098.4. Prior to the issuance of a certificate of occupancy, a facility
operator shall establish and submit for approval to the planning director or
equivalent position for the city, county, or city and county a truck routing
plan to and from the state highway system based on the latest truck route
map of the city, county, or city and county. The truck routing plan shall
describe the operational characteristics of the use of the facility operator,
including, but not limited to, hours of operation, types of items to be stored
within the building, and proposed truck routing to and from the facility to
designated truck routes that, to the greatest extent possible, avoid passing
sensitive receptors. The truck routing plan shall include measures, such as
signage and pavement markings, queuing analysis, and enforcement, for
preventing truck queuing, circling, stopping, and parking on public streets,
The facility operator shall be responsible for enforcement of the truck routing
plan. A revised truck routing plan shall be submitted to the planning director
or equivalent position prior to a business license being issued by the city,
county, or city and county for any new tenant of the property. The planning
director or equivalent position shall have discretion to determine if changes
to the truck routing plan are necessary, including, but not limited to, any
additional measures to alleviate truck routing and parking issues that may
arise during the life of the facility.

65098.5. (a) A city, county, or city and county shall not approve
development of a logistics use that does not meet or exceed the standards
outlined in this chapter.

(b) This section shall not be construed to restrict the existing authority
of a city, county, or city and county to deny a logistics use facility altogether.

65098.6. A city, county, or city and county shall condition approval of
a logistics use on the following:

(a) Two-to-one replacement of any demolished housing unit that was
occupied within the last 10 years, unless the housing unit was declared
substandard by a building official, pursuant to Section 17920.3 of the Health
and Safety Code, prior to purchase by the developer. For each housing unit
demolished, regardless of market value of the unit, two units of affordable
housing for persons and families of low or moderate income, as defined in
Section 50093 of the Health and Safety Code, that are deed-restricted shall
be built within the jurisdiction. Funds from any fee imposed for the
replacement of demolished housing units shall be placed in a
housing-specific set-aside account and shall be used for housing within
three years of collection.

(b) Ifresidential dwellings are affected through purchase, the developer
shall be required to provide any displaced tenant with an amount equivalent
to 12 months’ rent at the current rate.
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65098.7. Nothing in this chapter shall be construed to supersede
mitigation measures required by the California Environmental Quality Act
(Division 13 (commencing with Section 21000) of the Public Resources
Code).

65098.8. The Legislature finds and declares that the movement and
storage of freight and the impact of this activity on public health and
communities across the state as set forth in this chapter is a matter of
statewide concern and is not a municipal affair as that term is used in Section
5 of Article X1 of the California Constitution. Therefore, this chapter applies
to all cities, including charter cities.

65098.9. The provisions of this chapter shall not apply to a logistics use
development if it meets both of the following:

(a) The logistics use development is a mixed-use development that may
create sensitive receptors on the site of the new logistics use development.

(b) There are no existing sensitive receptors within 900 feet of the loading
bay.
SEC. 2. Section 65302.02 is added to the Government Code, to read:

65302.02. By January 1, 2028, except as provided for in subdivision
(h), a county or city shall update its circulation element, as required by
subdivision (b) of Section 65302, to do all of the following:

(a) Identify and establish specific travel routes for the transport of goods,
materials, or freight for storage, transfer, or redistribution to safely
accommodate additional truck traffic and avoid residential areas and sensitive
receptors, as defined by Section 65098.

(b) Maximize the use of interstate or state divided highways as preferred
routes for truck routes. The county or city shall also maximize use of arterial
roads, major thoroughfares, and predominantly commercially oriented local
streets when state or interstate highways are not utilized. Truck routes shall
comply with the following:

(1) Major or minor collector streets and roads that predominantly serve
commercially oriented uses shall be used for truck routes only when strictly
necessary to reach existing industrial zones.

(2) Trucks shall be routed via transportation arteries that minimize
exposure to sensitive receptors.

(3) Onand after January 1, 2028, all proposed development of a logistics
use development, as defined in subdivision (d) of Section 65098, shall be
accessible via arterial roads, major thoroughfares, or roads that
predominantly serve commercially oriented uses.

(A) The purpose of this section is to ensure that logistics use
developments are sited in locations that minimize adverse impacts on
residential communities and enhance transportation efficiency. This is
achieved by restricting logistics use developments to roadways that are
suited to handle the associated traffic and that predominanily serve
commercial uses.

(B) For purposes of this section, local roads shall be considered to
predominantly serve commercial uses if more than 50 percent of the
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properties fronting the road within 1000 feet are designated for commercial
or industrial use according to the local zoning ordinance.

(c) The county or city may consult with the Department of Transportation
and the California Freight Advisory Committee for technical assistance.

(d) The county or city shall provide for posting of conspicuous signage
to identify truck routes and additional signage for truck parking and
appropriate idling facility locations.

(e) The county or city shall make truck routes publicly available in
geographic information system (GIS) format and share GIS maps of the
truck routes with warehouse operators, fleet operators, and truck drivers.

(f) The city or county shall provide opportunities for the involvement of
citizens, California Native American Indian tribes, public agencies, public
utility companies, and civic, educational, and other community groups
through public hearings and any other means the planning agency deems
appropriate, consistent with Section 65351.

(g) The city or county shall make a diligent effort to achieve public
participation of all economic segments of the community in the development
of the changes required pursuant to this section.

(h) The warehouse concentration region, as defined in Section 65098,
shall implement the provisions of this section by January 1, 2026.

(i) The Attorney General may enforce this section.

(1) The Attorney General may impose a fine against a jurisdiction that
is in violation of this section of up to fifty thousand dollars ($50,000) every
six months if the required updates have not been made.

(2) Upon appropriation by the Legislature, any fines collected shall be
distributed by the Attorney General and returned to the local air quality
management district in which the fine was imposed and be used for the
district’s efforts to improve air quality.

SEC. 3. Section40458.5 is added to the Health and Safety Code, to read:

40458.5. (a) Subject to an appropriation for this express purpose, the
south coast district shall, beginning on January 1, 2026, and until January
1, 2032, deploy mobile air monitoring systems within the Counties of
Riverside and San Bernardino to collect air pollution measurements in
communities that are near operational logistics use developments.

(b) The south coast district shall use the data collected pursuant to
subdivision (a) to conduct an air modeling analysis to evaluate the impact
of air pollution on sensitive receptors, as defined in Section 65098 of the
Government Code, from logistics use development operations in the Counties
of Riverside and San Bernardino, including relative pollution concentrations
from logistics use developments at varying distances from sensitive
receptors.

(¢) The south coast district shall submit its findings to the Legislature on
or before January 1, 2033. On or before January 1, 2028, the south coast
district shall submit an interim report to evaluate the impact of air pollution
on sensitive receptors, as defined in Section 65098 of the Government Code,
from logistics use development operations in the Counties of Riverside and
San Bernardino, including relative pollution concentrations from logistics
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use developments at varying distances from sensitive receptors. This report
shall be used to assess the effectiveness of setbacks on public health.

(d) (1) The requirement for submitting a report imposed pursuant to
subdivision (c) is inoperative on January 1, 2040, pursuant to Section
10231.5 of the Government Code.

(2) A reportto be submitted pursuant to subdivision (c) shall be submitted
in compliance with Section 9795 of the Government Code.

SEC. 4. Section40522.7 is added to the Health and Safety Code, to read:

40522.7. The south coast district shall establish a process for receiving
community input on how any penalties assessed and collected for violations
of the Warehouse Indirect Source Rule are spent. The south coast district
shall ensure a wide range of community groups are included in the process
and that groups represent the geographic areas where there ate high numbers
of warehouse facilities.

SEC. 5. No reimbursement is required by this act pursuant to Section 6
of Article XITI B of the California Constitution because a local agency or
school district has the authority to levy service charges, fees, or assessments
sufficient to pay for the program or level of service mandated by this act,
within the meaning of Section 17556 of the Government Code.
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Public Comment - Received 05.28.25

RE: Planning Commission Meeting 05.28.25
Item 1.C Tracy Hills Commerce Center
SPA21-0004, TSM21-0003, D21-0012

1o: Tracy Planning Commission and City Council:
Supporting Responsible Construction in Tracy Hills

As Tracy residents, we are asking you to support the Tracy Hills Commerce Center
project. It is important that projects which serve the greater interest of our City are not
sidelined by an anti-growth narrative,

The project is more than an appropriate fit, given the neighboring airport and heavy
industry. Good working-class jobs in logistics and skilled trades are the foundation of our
economy, making up close to 20% of the Tracy metro area’s employment. These jobs help
fund our schools, pave streets, and power responsible growth.

This project fits the forecasted land use outlined in our city’s General Plan. We would
be proud to help build this project and show the benefits of our skilled and trained workforce.
Please say yes to good jobs and more city revenue. '

In solidarity, signed on behalf of fellow Tracy Families by Proud Union Members

Kevin Kroll 95376 Andrew Martinez 95376
Edward Lopez 95304 Arthur Lopez 95377
Jorge Torres Ponce 95376 Joseph Taylor 95376
Jason Langlois 95376 Ruben Aranda 95376
Julius Quilalang 95377 Eduardo Perez 95376
Hung Thang 95376 Ronald McFarland 95376
Edgardo Aguayo 95391 Nicholas Clark 95376
Jonathon Cornejo 95112 Eliseo Torres Ponce 95376
Kim Blades 95304 Benjamin Rivera 95376
Shawn Fisher 95376 Brent Delahay 95377
Carlos Hernandez 95376 Jared Almason 95377
Alexander Chao 95377 Richard Corona 95377
Zack Nichols 95376 Ray Sanchez 95377
Sunnie Harmon 95304 Kurk Garro 95376
Alyssa Barajas 95377 Manuel Zapata 95377
Vicki Chao 95377 Aldo Sanchez 95376
Victor Chao 95377 Oscar Garcia-Ramos 95377
David Harmon 95304 Tony Vongvilay 95391
Damon Gan 95304 Matt Rollins 95376

Aaron Jestus 95304

Katrina Drumgo-Vongyvilay 95391




