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Executive Summary

This Final Environmental Impact Report (FEIR) was prepared in compliance with the California
Environmental Quality Act (CEQA; California Public Resources Code [PRC] Division 13, Section 21000
et seq.) and CEQA Guidelines (14 California Code of Regulations [CCR] 15000 et seq.) to assist the
Port of Stockton (Port) in considering the approval of the proposed TC NO. CAL. Development
Warehousing and Distribution Facility Project (proposed project) in accordance with 22 CCR 66265 et
seq. The proposed project would occur on the Port’'s West Complex at a 102-acre parcel referred to
as Site 47. Under the proposed project, a new warehouse building and associated infrastructure
would be developed over approximately 60 acres of the site to receive, store, and distribute bulk
building products and consumer goods. The proposed project would also include remediation of
contaminated soils from past U.S. Navy activities associated with the entire 102-acre remedial site.
Under the proposed project, the Port would issue a lease to TC NO. CAL. Development to construct
and conduct operations within the 60-acre portion of the site identified for the warehouse. TC NO.
CAL. Development would sublease the warehousing facility to a commercial operator for distribution
services. The Port would be responsible for remedial activities in the remaining areas of the site.

The Port has principal responsibility for making a determination on the proposed project through
issuance of the lease and is the lead agency under CEQA (PRC 21151 et seq.) and the CEQA
Guidelines for Implementation (14 CCR 15081 et seq.). Under Sections 15088 and 15132 of the CEQA
Guidelines, a FEIR consists of the Draft Environmental Impact Report (DEIR); a list of commenters, as
well as the verbal and written comments received on the DEIR; responses to comments on
environmental issues received on the DEIR; and any information added to the document or any
changes made to the text of the DEIR in response to comments. The FEIR contains an updated
description of the proposed project in Chapter 1; a copy of responses to all comments on
environmental issues received on the DEIR in Chapter 2; and a description of all changes made to the
DEIR in Chapter 3.

This FEIR will support the permitting process of all agencies whose discretionary approvals must be

obtained for elements of the proposed project. The FEIR is intended to provide decision-makers and
the public with the most up-to-date information available regarding the proposed project, required

mitigation measures, and alternatives.
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Proposed Project

The 102-acre project site (Site 47) is located south of
The approximately 102-acre project site

comprises four distinct areas proposed for

California (Figure ES-1). The proposed project includes remediation and development:

construction and operation of a distribution warehouse * A60-acre area proposed for remediation

and TC NO. CAL. Development

warehouse development (“Warehouse

of contaminated soils from past Navy activities Development Area”)

throughout the project site. Remediation would occur in * AT-acre area to the west of the

Warehouse Development Area that would

be remediated and remain undeveloped

includes the proposed 60-acre area on which the (“Western Remediation Area”)

e A 9-acre area to the east of the
Warehouse Development Area that would

42 acres to the east and west. Under the proposed be remediated and remain undeveloped

project, the Port would issue a lease to TC NO. CAL. (“Eastern Remediation Area”)

e A 26-acre area to the west of the Western

] ] ) o Remediation Area that would be
WhICh WOU|d be bUI|t fO”OWIng remed'at'on Of the remediated using institutional controls

60-acre Warehouse Development Area. TC NO. CAL. and undergo necessary pavement repairs
("Western Warehouse Area”)

McCloy Avenue on the Port's West Complex in Stockton,

on a 60-acre portion of the project site and remediation

areas throughout the 102-acre project site, which

warehouse would be developed, as well as approximately

Development to construct and operate the warehouse,

Development would sublease the warehousing facility to
a commercial operator.

Remediation and construction would be phased as follows:

e Phase 1: Site Preparation and Remediation in Warehouse Development Area. Anticipated
to start in 2023 (8-month duration).

e Phase 2: Construction of Warehouse and Improvements in Warehouse Development
Area. Anticipated to occur between 2024 and 2025 (20-month duration with 1 month of
potential overlap with Phase 1).

¢ Phase 3: Remediation of Western and Eastern Remediation Areas and Western
Warehouse Area. Anticipated to occur in 2025 (2-month duration).

The Port prepared this FEIR using available technical information and incorporating potential
alternatives to the proposed project. As required by CEQA, the Port must evaluate the information in
this FEIR, including the DEIR, all comments received during public review, proposed mitigation
measures, and potentially feasible alternatives, before deciding whether to approve the proposed
project or an alternative.

Project Objectives

Pursuant to the CEQA Guidelines and 14 CCR 15124, a "statement of the objectives sought by the
proposed project” must be provided as part of the project description in an EIR. The goals of the
proposed project are to construct and operate a distribution warehouse facility to accommodate
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Port-bound cargo and to remediate Site 47. To accomplish this goal, the following key project
objectives must be accomplished:

¢ Remediate Site 47 per applicable regulations and standards.

e Initiate a lease between the Port and TC NO. CAL. Development consistent with the proposed
project.

e Provide modern warehouse space to meet the existing need for an on-demand logistical
model as the current growth in logistics has outpaced the availability of modern warehouse
space.

e Receive, store, and ship bulk building products and consumer goods in a manner that
promotes safe and efficient handling while ensuring environmental protection and controls.

¢ Increase the availability of building materials and supplies to the local area, region, and state.
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Summary of Project Alternatives

The CEQA Guidelines (14 CCR 15126) require that an EIR consider a range of reasonable alternatives
to the project or to the location of the project that would feasibly attain most of its basic objectives
but would avoid or substantially lessen any of the significant effects of the project. The alternatives
considered in the DEIR were the following:

e Alternative 1: No Project Alternative
e Alternative 2: Reduced Project Alternative
e Alternative 3: Alternative Site Locations

A complete evaluation of these alternatives—including their ability to meet the objectives of the
proposed project and their ability to avoid or substantially reduce significant environmental
impacts—is provided in Section 6 of the DEIR.

Alternative 1: No Project Alternative

The No Project Alternative, which is required for inclusion in an EIR by CEQA, represents what would
reasonably be expected to occur in the foreseeable future if the proposed project were not
approved. Under this alternative, no new warehouse building, or associated improvements would be
constructed, and there would be no change to operations on the site. Additionally, no remediation of
Site 47 would occur as part of the distribution facility construction, and a different remedial design
that meets cleanup goals would be selected through the RAP approval process.

Alternative 2: Reduced Project Alternative

The Reduced Project Alternative would consist of warehouse building construction and operation at
two-thirds the capacity of the proposed project. This alternative includes development of a
warehouse building and associated infrastructure (e.g., parking areas) over a 40-acre area at the
same location as the proposed project. With the smaller warehouse building, there would be a
commensurate reduction in throughput capacity. Because this alternative would still overlap with
Site 47, it is anticipated that the extent of remediation associated with this alternative would be the
same as that of the proposed project.

Alternative 3: Alternative Site Locations

This alternative considers locating the proposed TC NO. CAL. Development warehouse at another
site within the Port. It considers whether an available existing facility could be retrofitted to provide
warehousing or whether a separate parcel of land could be developed to meet project objectives. As
part of this alternative, no remediation of Site 47 would occur as part of the proposed project.
However, if any of the alternative sites also require remediation, the regulatory process governing
remediation would need to be completed specific to the selected site.
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Comments Received

The DEIR was released and distributed on January 11, 2022, for a 45-day review period, which ended
on February 24, 2022. The DEIR includes a full analysis and an Executive Summary that summarizes
the proposed project, alternatives, and findings.

The DEIR is available on the Port's website at https://www.portofstockton.com/cega-documents/. It is

also posted on the State Clearinghouse (SCH) website at https://ceganet.opr.ca.gov/ and can be
found by entering the SCH Number 2021080499 in the “search” window. Hard copies of the DEIR
and technical appendices are available upon request by contacting Jason Cashman by email
(cega@stocktonport.com) or phone at 209-946-0246.

The Port received comment letters on the DEIR from the following organizations:

e California Air Resources Board (CARB)

e California Department of Fish and Wildlife (CDFW)

¢ Central Valley Regional Water Quality Control Board (RWQCB)
e San Joaquin Valley Air Pollution Control District (S)VAPCD)

e Delta-Sierra Group of the Sierra Club (DSG)

e Adams Broadwell Joseph & Cardozo (ABJC)

e Catholic Charities (CC)

e Lozeau Drury, LLP (LD)

All comments and responses to comments are presented in Chapter 2 of the FEIR.

Summary of Impacts and Mitigation Measures

Table ES-1 presents a summary of the environmental impacts, proposed mitigation measures, and
residual impacts of the proposed project. With incorporation of mitigation measures, the proposed
project would result in significant and unavoidable project-level impacts in the following resource
areas: greenhouse gases (GHGs) and transportation. Less-than-significant project-level impacts
would occur in the following resource areas: aesthetics; biological resources; cultural resources;
energy; geology and soils; hazards and hazardous materials; hydrology and water quality; noise;
Tribal cultural resources; and utilities and service systems. Mitigation measures have been
incorporated where available and feasible. The proposed project would result in no impacts on the
following resources areas: agriculture and forestry resources; land use and planning; mineral
resources; population and housing; public services; recreation; and wildfire. Accordingly, these
resource areas are not addressed in DEIR or the FEIR. With implementation of mitigation, the
proposed project would result in in significant and unavoidable cumulative GHG and transportation
impacts. Less-than-significant cumulative impacts would occur in the following resource areas:
aesthetics; biological resources; cultural resources; energy; geology and soils; hazards and hazardous
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materials; hydrology and water quality; noise; Tribal cultural resources; and utilities and service
systems.

Full descriptions of the mitigation measures noted in Table ES-1 are provided in Table ES-2. The
mitigation measures identified in Table ES-2 are included in the Mitigation Monitoring and Reporting
Program (MMRP) that will be considered by the Port as part of the FEIR approval process.
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Table ES-1
Summary of Proposed Project Impacts and Proposed Mitigation Measures

Impact
Impact Mitigation Determination
Determination Measures After Mitigation
Aesthetics
AES-1: Would the project have a substantial adverse effect on a scenic vista? No Impact - No Impact
AES-2: Would the project substantially damage scenic resources? No Impact -- No Impact
AES-3: Would the project SL_JbstantiaIIy degrade the existing visual character or quality of public views No Impact N No Impact
of the site and its surroundings?
. - Less-than- .
AES-4: Would the project create a new source of substantial light or glare that would adversely affect S Less-than-significant
S ) . significant MM-AES-1
day or nighttime views in the area? Impact
Impact
Air Quality
MM-AQ-1
Significant MM-AQ-2 Less-than-significant
AQ-1: Would the project conflict with or obstruct implementation of the applicable air quality plan? 9 MM-AQ-3 9
Impact Impact
MM-AQ-4
MM-AQ-5
MM-AQ-1
AQ-2: Would the project result in a cumulatively considerable net increase of any criteria pollutant for - MM-AQ-2 N
. . L . . . . . Significant Less-than-significant
which the project region is non-attainment under an applicable federal or state ambient air quality Impact MM-AQ-3 Impact
standard? P MM-AQ-4 P
MM-AQ-5
MM-AQ-1
Less-than- MM-AQ-2 Less-than-significant
AQ-3: Would the project expose sensitive receptors to substantial pollutant concentrations? significant MM-AQ-3 9
Impact
Impact MM-AQ-4
MM-AQ-5
. . . . . Less-than- .
AQ-4: Would the project result in other emissions (such as those leading to odors) adversely affecting sianificant N Less-than-significant
a substantial number of people? 9 Impact
Impact
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Impact

Impact Mitigation Determination
Determination Measures After Mitigation
Biological Resources
BIO-1: Would the project have a substantial adverse effect, either directly or through habitat MM-BIO-1
modifications, on any species identified as a candidate, sensitive, or special status species in local or Significant MM-BIO-2 Less-than-significant
regional plans, policies, or regulations, or by the California Department of Fish and Wildlife or U.S. Fish Impact Impact
o . MM-BIO-3

and Wildlife Service?
BIO-2: Would the project have a substantial adverse effect on any riparian habitat or other sensitive
natural community identified in local or regional plans, policies, or regulations, or by the California No Impact -- No Impact
Department of Fish and Wildlife or U.S. Fish and Wildlife Service?
BIO-3: Would the project have a substantial adverse effect on state or federally protected wetlands - -
. . L . - Significant Less-than-significant
(including, but not limited to, marshes, vernal pools, coastal wetlands) through direct removal, filling, Impact MM-BIO-4 Impact
hydrological interruption, or other means? P P
§I0—4: V\{ou!d the p.roject itherfere SL.JbstantiaI.Iy with the movement of ar.1y r.1ative rgsident qr migratory Significant MM-BIO-1 Less-than-significant
fish or wildlife species or with established native resident or migratory wildlife corridors, or impede the

. - . Impact MM-BIO-3 Impact
use of native wildlife nursery sites?
BIO-5: Would the prOJec_t confl!ct with ar?y local policies or ordinances protecting biological resources, No Impact _ No Impact
such as a tree preservation policy or ordinance?
BIO-6: Would the project conflict with the provisions of an adopted habitat conservation plan, natural Significant MM-BIO-1 Less-than-significant
community conservation plan, or other approved local, regional, or state habitat conservation plan? Impact Impact
Cultural Resources
CHR-1: Would the project cause a substantial adverse change in the significance of a historical No Impact N No Impact
resource pursuant to Section 15064.5? P P
CHR-2: Would the project cause a substantial adverse change in the significance of an archaeological Significant MM-CHR-1 Less-than-significant
resource pursuant to Section 15064.5? Impact Impact
CHR-3: Would the project disturb any human remains, including those interred outside of formal Significant MM-CHR-1 Less-than-significant
cemeteries? Impact Impact
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Impact

Impact Mitigation Determination
Determination Measures After Mitigation
Energy
. . . - . . Less-than- L
ENE-1: Would the project result in potentially significant environmental impact due to wasteful, sianificant N Less-than-significant
inefficient, or unnecessary consumption of energy resources, during project construction or operation? ?mpact Impact
. . . Less-than- N
ENE-2: Would the project conflict with or obstruct a state or local plan for renewable energy or energy . Less-than-significant
. significant MM-GHG-1
efficiency? Impact
Impact
Geology/Soils
GEO-1: Would the project directly or indirectly cause potential substantial adverse effects, including
the risk of loss, injury, or death involving:
e Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the State Geologist for the area or based on other substantial evidence L'essjt'han- MM-GEO-1 Less-than-significant
of a known fault? S'?r:'f'::tnt MM-GEO-2 Impact
e Strong seismic ground shaking? P
e Seismic-related ground failure, including liquefaction?
e lLandslides?
GEO-2: Would the project result in substantial soil erosion or the loss of topsoil? Significant MM-GEO-3 Less-than-significant
Impact Impact
GEO-3: Would the project be located on a geologic unit or soil that is unstable or that would become Less-than- MM-GEO-1 Less-than-significant
unstable as a result of the project and potentially result in on-site or off-site landslide, lateral significant MM-GEO-2 im a?t
spreading, subsidence, liquefaction, or collapse? Impact P
. . . ) . . Less-than- L
GEO-4: Would the project be located on expansive soil, as defined in Table 18-1-B of the Uniform sianificant MM-GEO-1 Less-than-significant
Building Code (1994), creating substantial direct or indirect risks to life or property? ?mpact MM-GEO-2 Impact
GEO-5: Would the project have soils incapable of adequately supporting the use of septic tanks or
alternative wastewater disposal systems in areas where sewers are not available for the disposal of No Impact -- No Impact
wastewater?
GEQ—6: Would .the project directly or indirectly destroy a unique paleontological resource or site or No Impact N No Impact
unique geologic feature?
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Impact

Impact Mitigation Determination
Determination Measures After Mitigation
Greenhouse Gas Emissions
MM-GHG-1
MM-GHG-2
GHG-1: Would the project generate greenhouse gas emissions, either directly or indirectly, that may Significant MM-AQ-1 Significant and
have a significant impact on the environment? Impact MM-AQ-3 Unavoidable Impact
MM-AQ-4
MM-AQ-5
MM-GHG-1
MM-GHG-2
GHG-2: Would the project conflict with an applicable plan, policy, or regulation adopted for the Significant MM-GHG-3 Less-than-significant
purpose of reducing the emissions of GHGs? Impact MM-AQ-1 Impact
MM-AQ-3
MM-BIO-3
Hazards and Hazardous Materials
HAZ-1: Would the project create a significant hazard to the public or the environment through the Significant MM-HAZ-1 Less-than-significant
routine transport, use, or disposal of hazardous materials? Impact MM-GEO-1 Impact
HAZ-2: Would the project create a significant hazard to the public or the environment through L MM-HAZ-1 L
. L . . L Significant Less-than-significant
reasonably foreseeable upset and accident conditions involving the release of hazardous materials into Impact MM-HAZ-2 Impact
the environment? P MM-GEO-1 P
HAZ-3: Would the project emit hazardous emissions or involve handling hazardous or acutely No Impact N No Impact
hazardous materials, substances, or waste within 0.25 mile of an existing or proposed school? P P
HAZ-4: Would the project be located on a site that is included on a list of hazardous materials sites Significant MM-HAZ-1 Less-than-sianificant
compiled pursuant to Government Code Section 65962.5 and, as a result, would it create a significant ?m . MM-HAZ-2 im a?t
hazard to the public or the environment? P MM-GEO-1 P
HAZ-5: Would the project be located within an airport land use plan area or, where such a plan has not
been adopted, be within 2 miles of a public airport or public use airport, and result in a safety hazard No Impact -- No Impact
or excessive noise for people residing or working in the project area?
S - . . . . Less-than- -
HAZ-6: Would the project impair implementation of or physically interfere with an adopted emergency sianificant MM-GEO-1 Less-than-significant
response plan or emergency evacuation plan? 9 Impact
Impact
HAZ-7: W'ould the prOJ(_ect expose People qr structures, either directly or indirectly, to a significant risk No Impact _ No Impact
of loss, injury or death involving wildland fires?
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Impact

Impact Mitigation Determination
Determination Measures After Mitigation
Hydrology/Water Quality
MM-HAZ-1
HYD-1: Would the project violate any water quality standards or waste discharge requirements or Significant MM-HAZ-2 Less-than-significant
otherwise substantially degrade surface or groundwater quality? Impact MM-GEO-1 Impact
MM-GEO-2
HYD-2: Would the project substantially decrease groundwater supplies or interfere substantially with Less-than- Less-than-sianificant
groundwater recharge such that the project may impede sustainable groundwater management of the significant -- im a?t
basin? Impact P
HYD-3: Would the project substantially alter the existing drainage pattern of the site or area, including
through the alteration of the course of a stream or river or through the addition of impervious
surfaces, in a manner which would:
e Result in substantial erosion or siltation on or off site? Less-than- o
S . . . . Less-than-significant
¢ Substantially increase the rate or amount of surface runoff in a manner which would result in significant -- Impact
flooding on or off site? Impact P
e Create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff?
e Impede or redirect flood flows?
. . . . . Less-than- -
HYD-4: Would the project, in flood hazard, tsunami, or seiche zones, risk release of pollutants due to . g Less-than-significant
o . significant MM-HAZ-1
project inundation? Impact
Impact
. . . . . . Less-than- S
HYD-5: Would the project conflict with or obstruct implementation of a water quality control plan or sianificant N Less-than-significant
sustainable groundwater management plan? 9 Impact
Impact
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Impact

Impact Mitigation Determination
Determination Measures After Mitigation

Noise
NV-1: Would the project result in generation of a substantial temporary or permanent increase in Less-than- L

. . . s o . . . Less-than-significant
ambient noise levels in the vicinity of the project in excess of standards established in the local general significant -- Impact
plan or noise ordinance, or applicable standards of other agencies? Impact P

. . . . I Less-than- -
NV-2: Would the project result in generation of excessive groundborne vibration or groundborne sianificant N Less-than-significant
noise levels? 9 Impact
Impact

NV-3: For a project located within the vicinity of a private airstrip or an airport land use plan or, where
such a plan has not been adopted, within 2 miles of a public airport or public use airport, would the No Impact -- No Impact
project expose people residing or working in the project area to excessive noise levels?
Transportation
TRA-1: Would the project conflict with a program, plan, ordinance, or policy addressing the circulation Significant MM-TRA-1 Less-than-significant
system, including transit, roadway, bicycle, and pedestrian facilities? Impact MM-TRA-2 Impact
TRA-2: Would the project conflict or be inconsistent with CEQA Guidelines Section 15064.3, Significant Significant and

L MM-TRA-3 .
subdivision (b)? Impact Unavoidable Impact
TRA-3: Would the project substantially increase hazards because of a geometric design feature (e.g., Significant MM-TRA-1 Less-than-significant
sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)? Impact Impact
TRA-4: Would the project result in inadequate emergency access? No Impact -- No Impact
Tribal Cultural Resources
TCR-1: Would the project cause a substantial adverse change in the significance of a Tribal cultural Significant Less-than-significant

. . . . MM-CHR-1
resource, defined in Public Resources Code Section 210747 Impact Impact
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Impact

Impact Mitigation Determination
Determination Measures After Mitigation
Utilities
UTI-1: Would the project require or result in the relocation or construction of new or expanded water, Less-than- Less-than-sianificant
wastewater treatment or stormwater drainage, electric power, natural gas, or telecommunications significant -- Im a?t
facilities, the construction or relocation of which could cause significant environmental effects? Impact P
UTI-2: Would the project have sufficient water supplies available to serve the project and reasonably
. . No Impact -- No Impact
foreseeable future development during normal, dry, and multiple dry years?
UTI-3: Would the project result in a determination by the wastewater treatment provider which serves Less-than- Less-than-significant
or may serve the project that it has adequate capacity to serve the project’s project demand in significant - im a?t
addition to the provider's existing commitments? Impact P
UTI-4: Would the project generate solid waste in excess of State or local standards, or in excess of the
. . . . . . . No Impact -- No Impact
capacity of local infrastructure, or otherwise impair the attainment of solid waste reduction goals?
UTI-5: Would the project comply with federal, state, and local management and reduction statutes and
. . No Impact - No Impact
regulations related to solid waste?
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Table ES-2
Mitigation Measures and Project Conditions

Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

MM-AES-1: Lighting Plan. TC NO. CAL. Development will submit
for approval a lighting plan for the proposed warehouse and related
facilities prior to the start of construction. The lighting plan shall
demonstrate that project lighting is shielded from surrounding
areas, and that only the minimum amount of lighting required for
safety purposes is provided to avoid adverse effects on surrounding
areas. The lighting plan shall also include shielding that would be
installed to meet City and Port requirements. In general, lighting
fixtures shall be shielded downward and away from the adjacent
streets and properties. Construction of the warehouse and related
facilities shall be in conformance with the approved plan.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease. The Port shall review and
approve TC NO. CAL. Development's lighting plan
ahead of construction.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
develop a lighting plan that avoids excess lighting
and glare.

Prior to TC NO. CAL.
Development construction.

MM-AQ-1: Construction Idling Reductions. TC NO. CAL.
Development and the Port will require construction contractors to
minimize heavy-duty construction idling time to 2 minutes where
feasible. Exceptions include vehicles that need to idle to perform
work (such as a crane providing hydraulic power to the boom),
vehicles being serviced, or vehicles in a queue waiting for work. This
requirement will be included as a specification in construction
contracts.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease and into any applicable
construction contracts initiated by TC NO. CAL.
Development.

This measure shall be incorporated into any
applicable construction contracts initiated by the
Port to support Port-led remedial and
construction activities.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
include the mitigation measure requirements in all
construction contracts related to TC NO. CAL.
Development that include the use of land-based
construction equipment. Measures shall be
enforceable, and TC NO. CAL. Development shall
verbally inform contractors of requirements.

Prior to commencement of and
during all construction events.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

MM-AQ-2: Use of Clean Equipment and Clean Trucks During
Construction. All off-road engines less than 50 horsepower used to
construct the proposed project will be equipped with Tier 2 engines,
except for specialized equipment or when Tier 2 engines are not
available. All off-road diesel-powered heavy equipment exceeding
50 horsepower used to construct the proposed project will be
equipped with Tier 4 engines, except for specialized equipment or
when Tier 4 engines are not available. In place of Tier 4 engines for
equipment exceeding 50 horsepower, off-road diesel-powered
heavy equipment will incorporate retrofits such that emission
reductions achieved equal or exceed that of a Tier 4 engine. In
addition, all heavy-duty on-road trucks used during construction
shall be model year 2014 or newer, with a preference for zero-
emission trucks where available. These requirements will be included
as specifications in construction contracts. The contractor shall also
prioritize the use of zero-emission construction equipment.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development’s lease and into any applicable
construction contracts initiated by TC NO. CAL.
Development.

This measure shall be incorporated into any
applicable construction contracts initiated by the
Port to support Port-led remedial and
construction activities.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
include the mitigation measure requirements in all
construction contracts related to TC NO. CAL.
Development that include the use of land-based
construction equipment. Measures shall be
enforceable, and TC NO. CAL. Development shall
verbally inform contractors of requirements.

Prior to commencement of and
during all construction events.

MM-AQ-3: Operational Truck Idling Reductions. TC NO. CAL.
Development will require trucks to minimize idling time to 2 minutes
while on terminal. These requirements will be posted on site and
included as a contract provision. TC NO. CAL. Development shall
design the gate check-in so that the check-in point for trucks is well
inside the project site to ensure that there are no trucks queuing
outside of the facility.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
include gate design requirements in design
specifications.

TC NO. CAL. Development shall include the idling
requirements in all operational contracts related
to the warehouse and related facilities, and TC
NO. CAL. Development shall verbally inform
sublessors of requirements.

During warehouse designs
(prior to operations) and during
operations.

MM-AQ-4: Use of Clean Trucks During Operations. TC NO. CAL.
Development will require all cargo trucks entering the warehouse

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease.

Prior to and during operations.

The Level 3 electric charger shall
be installed within 9 months of
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

site to be model year 2017 or newer and encourage its customers to
use zero-emission trucks to transport cargo.

TC NO. CAL. Development will require all trucks be in compliance
with CARB air quality regulations for on-road trucks, including
CARB'’s Heavy-Duty (Tractor-Trailer) Greenhouse Gas Regulation,
Periodic Smoke Inspection Program (PSIP), and the Statewide Truck
and Bus Regulation. TC NO. CAL. Development will also educate
customers about the SJVAPCD Truck Replacement Program and
CARB's Advanced Clean Truck Program, including funding
opportunities, via direct or electronic mailings. TC NO. CAL.
Development will post a copy of the SJIVAPCD Truck Replacement
Program information currently available at
http://valleyair.org/grants/truck-replacement.htm and applicable
CARB regulations at the terminal. These requirements will be posted
on site and included as a contract provision.

In addition, TC NO. CAL. Development shall install at minimum one
Level 3 electric charger on the terminal in a place convenient for
heavy-duty truck access within 12 months of facility operations.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
require all cargo trucks entering the site to be
model year 2017 or newer, encourage its
customers to use zero-emission trucks to
transport cargo, and educate customers about the
Truck Replacement Program via direct or
electronic mailings, and post a copy of the Truck
Replacement Program information at the project
site. Compliance with CARB air quality regulations
shall be enforceable, and TC NO. CAL.
Development shall include requirements in any
and all subleases and verbally inform sublessors of
requirements.

TC NO. CAL. Development shall install at least one
Level 3 electric charger on the terminal in a place
convenient for heavy-duty truck access within

12 months of facility operations.

the effective date of the new
lease.

MM-AQ-5: Use of Clean Yard Equipment. TC NO. CAL.
Development will require terminal and yard equipment, including
yard hostlers, yard equipment, forklifts, and pallet jacks, to be the
cleanest available equipment (for future purchases). Considerations
for clean equipment will include a first preference for zero-emission
equipment, a second preference for near-zero equipment, and then
for the cleanest available equipment if neither zero nor near-zero
equipment are available or feasible. TC NO. CAL. Development will
ensure the proper infrastructure to support such equipment is
available. At a minimum, TC NO. CAL. Shall require at least 25 of the
forklifts be zero emissions. All remaining forklifts shall be low
emissions using alternative fuels.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
ensure at least 25 forklifts are zero-emission
electric or hydrogen. TC NO. CAL. Development
shall replace cargo-handling equipment with the
cleanest available equipment anytime new or
replacement equipment is purchased. TC NO. CAL.
Development shall include requirements in any
and all subleases and verbally inform sublessors of
requirements.

Within 1 year of the effective
day of the lease.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

MM-BIO-1: Obtain Coverage under the SJMSCP or Implement
Protective Measures for Nesting Birds, Swainson’s Hawk.
Western Pond Turtle, Giant Garter Snake, and Valley Elderberry
Longhorn Beetle. To avoid impacts on potentially present special
status species, the proposed project proponent will obtain coverage
under the SJIMSCP. For the 60-acre area, TC NO. CAL. Development
will submit an application for coverage to SJCOG within 60 days of
project construction. For the remedial activities in the remaining
areas of the site, the Port will submit an application for coverage to
SJCOG within 60 days of remediation activities. SJCOG will review
the proposed project, prepare a staff report, and submit the report
to the SJIMSCP Habitat Technical Advisory Committee, which
determines whether the proposed project will be covered under the
SJMSCP. Assuming the proposed project is approved for coverage, a
SJCOG biologist will conduct a site visit to determine which
incidental take minimization measures (ITMMs) included in the
SJMSCP are applicable to the project. SJCOG will then execute a final
summary of applicable ITMMs for the project. ITMMs would include
surveys, monitoring, and applying temporary construction buffers, if
determined appropriate by SJCOG. TC NO. CAL. Development and
the Port will implement all required ITMMs identified by the SICOG.
Ground disturbance will not occur until the ITMMs have been
satisfied.

If the proposed project is not able to obtain coverage under the
SJMSCP, TC NO. CAL. Development and the Port will implement
avoidance and minimization measures specific to nesting birds,
Swainson’s hawk, western pond turtle, giant garter snake, and valley
elderberry longhorn beetle as detailed below.

For nesting birds, alternatives to SIMSCP coverage will include
surveys and avoidance measures consistent with CDFW's standard
requirements. If equipment staging, site preparation, or other
project-related construction work is scheduled to occur between
February 1 and September 15, the nesting season of protected
raptors and other avian species, a CDFW-approved biologist will
conduct a pre-construction survey of the project area for active

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease. If the proposed project is
not able to obtain coverage under the SIMSCP,
the Port would be responsible for reviewing and
approving TC NO. CAL. Development's plan.

TC NO. CAL. Development Implementation
Responsibility: Approximately 60 days prior to
construction, TC NO. CAL. Development shall
prepare an application for obtaining coverage for
the proposed project under the SJIMSCP and
submit it to SJICOG.

If the proposed project is not able to obtain
coverage under the SIMSCP, TC NO. CAL.
Development will prepare a plan to implement
avoidance and minimization measures specific to
nesting birds, swallows, bats, and western pond
turtle, as outlined in the mitigation measure. The
plan would need to be approved by the Port prior
to commencement of construction.

All measures required by the SIMSCP shall be
included in all construction contracts. Measures
shall be enforceable, and TC NO. CAL.
Development shall verbally inform contractors of
requirements.

Prior to commencement of and
during construction.

TC NO. CAL. Development and
the Port shall comply with any
monitoring and reporting
requirements as required under
the SJIMSCP or Port-approved
plan.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

nests within 7 days prior to commencing project construction. The
minimum survey area will be 250 feet for passerines, 500 feet for
small raptors, and 1,000 feet for larger raptors. Surveys will be
conducted during periods of peak activity (early morning or dusk)
and be of sufficient duration to observe movement patterns. If a
lapse in project-related work of 15 days or longer occurs, another
survey will be performed before construction is reinitiated. If any
active bird nests are found, a buffer around the nest will be
established by the biologist in coordination with CDFW. The buffer
area will be fenced off from work activities and avoided until the
young have fledged, as determined by the biologist. The biologist
will monitor the active nest until the young have fledged for at least
2 hours per day when project activities are occurring to observe the
behavior of the nesting birds. If the birds show signs of disruption to
nesting activities (e.g., defensive flights/vocalizations directed
toward project personnel, standing up from a brooding position, or
flying away from the nest), the buffers will be expanded by the
biologist until no further interruptions to nesting behavior are
detectable.

For Swainson’s hawks, proposed project construction activities will
occur outside of the Swainson’s hawk breeding season (March 20 to
September 15). If proposed project construction activities are to be
conducted during breeding season, surveys for Swainson’s hawks
and their nests shall be conducted by a qualified biologist prior to
the beginning of proposed project-related activities at each phase of
the project site. Surveys shall be conducted in a manner consistent
with the Recommended Timing and Methodology for Swainson’s
Hawk Nesting Surveys in California’s Central Valley
(https://www.wildlife.ca.gov/Conservation/Survey-
Protocols#377281284-birds). Surveys shall cover a minimum of two
survey periods with the minimum number of surveys prior to
proposed project initiation as follows:

¢ January to March 20: survey for raptor nests over 1 day, with a
minimum of one survey.

Final Environmental Impact Report

ES-19

November 2023


https://www.wildlife.ca.gov/Conservation/Survey-Protocols%23377281284-birds
https://www.wildlife.ca.gov/Conservation/Survey-Protocols%23377281284-birds

Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

e March 20 to April 5: survey from either sunrise to 10:00 a.m. or
4:00 p.m. to sunset, with a minimum of three surveys.

e April 5 to April 20: survey from either sunrise to 12:00 p.m. or
2:30 p.m. to sunset, with a minimum of three surveys.

For western pond turtle, alternatives to SIMSCP coverage will
include establishing a buffer area of 300 feet between any nesting
turtle sites and the waters located near the nesting site. These
buffers shall be indicated by temporary fencing if construction has
or will begin before nesting periods are ended (the period from egg
laying to emergence of hatchlings is normally April to November).

For giant garter snake, alternatives to SIMSCP coverage will include
limiting construction activities that may disturb potential giant
garter snake habitat to between May 1 and September 30 to the
extent practicable. If construction activities are necessary in giant
garter snake habitat between October 1 and April 30, a qualified
biologist would conduct a survey within 24 hours prior to
construction and monitor construction activities to ensure that
individuals of giant garter snake encountered during construction
are avoided. If a giant garter snake is encountered during
construction activities, the biologist will have the authority to stop
construction activities until appropriate corrective measures are
completed or it is determined that the snake will not be harmed.
Giant garter snakes encountered during construction activities will
be allowed to move away from the construction area on their own. If
giant garter snakes are observed in burrows or other wintering
habitat, burrows will be flagged, and a 200-foot buffer will be
established and maintained until the biologist confirms that snakes
are no longer present. The project area will be reinspected by the
biologist whenever a lapse in construction activity of 2 weeks or
more has occurred.

For valley elderberry longhorn beetle, alternatives to SIMSCP
coverage will include conducting a survey of the project site to
confirm the presence of any elderberry shrubs. If elderberry shrubs
are identified on the project site and cannot be avoided, TC NO.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

CAL. Development and the Port will coordinate a removal and
replanting effort with the U.S. Fish and Wildlife Service.

MM-BIO-2: Obtain and Implement NPDES Construction
Stormwater General Permit. A NPDES Construction Stormwater
General Permit will be obtained for the proposed project, which will
require the development of a construction Stormwater Pollution
Prevention Plan (SWPPP). The construction SWPPP would include
BMPs including or similar to use of barriers (e.g., netting or
sandbags) to prevent pollutants from entering drainage channels,
equipment inspection for spills, and maintenance and
implementation of material spill prevention and cleanup plans. The
construction SWPPP would ensure that contaminants are not
accidentally introduced into the drainage channels.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease and permit requirements
shall be incorporated into applicable construction
contracts.

The Port shall obtain and implement the General
Permit for any Port-directed remediation and
permit requirements shall be incorporated into
applicable construction contracts.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
develop a construction SWPPP and apply for a
Stormwater General Permit.

Prior to commencement of and
during construction.

MM-BIO-3: Tree Replanting. TC NO. CAL. Development will plant a
minimum of 30 trees on the project Warehouse Development Area
in locations where future removal is not likely to be required.
If any trees are removed as part of the Port's remedial activities, the
Port will plant trees based on the ratios identified below at locations
where future removal is not likely to be required.
Only native species of trees adapted to the lighting, soil, and
hydrological conditions shall be replanted at the replanting site.
Each tree slated for removal that is 4 inches diameter at breast
height (DBH) or larger will be mitigated.
e For oaks 4 to 12 inches DBH to be removed, trees will be
replanted at a 3:1 ratio.
e For oaks 13 to 24 inches DBH, trees will be replanted at a 5:1
ratio.
e For other native trees, trees will be replanted at a 3:1 ratio.
e For non-native trees, trees will be replanted at a 1:1 ratio.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease.

If any trees are removed as part of the Port's
remedial activities, the Port will plant trees based
on the ratios identified in the mitigation measure.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
develop a planting plan that must be reviewed
and approved by the Port prior to planting.
Following approval, TC NO. CAL. Development
shall plant a minimum of 30 trees.

Prior to operations and after
construction at the 60-acre
warehouse development site.

After Port remediation at all
other areas.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

Replanted trees will consist of California native tree species,
including valley oak (Quercus lobata), interior live oak (Quercus
wizlizeni), coast live oak (Quercus agrifolia), box elder (Acer
negundo), western redbud (Cercis occidentalis), Oregon ash (Fraxinus
latifolia), red willow (Salix laevigata), or giant sequoia
(Sequoiadenron giganticum), or native pine trees. Other suitable
native tree species may be considered if necessary. TC NO. CAL.
Development is required to prepare a planting plan that must be
reviewed and approved by the Port prior to planting.

MM-BIO-4: Compensatory Wetland and Waters Mitigation. If
determined to be subject to CVRWQCB jurisdiction as waters of the
state, TC NO. CAL. Development will purchase appropriate wetland
mitigation credits at a minimum ratio of 1:1 to compensate for the
loss of state waters. Mitigation credits shall be purchased from an
agency-approved bank, potentially including Liberty Island
Conservation Bank, Elsie Gridley Mitigation Bank, or possibly the
National Fish and Wildlife Foundation in lieu fee program (Aquatic
Resource Service Area — San Joaquin River) at a minimum ratio of
1:1.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
purchase credits if area is determined to be within
CVRWAQCB jurisdiction as waters of the state or
subject to mitigation required by CDFW.

Following CVRWQCB's and
CDFW's determinations.

MM-CHR-1: Stop Work in the Area If Prehistoric or Historical
Archaeological Resources Are Encountered. A qualified
archaeologist will provide training materials to TC NO. CAL.
Development'’s contractor in identification of cultural resources, and
in the event that any artifact, or an unusual amount of bone, shell, or
non-native stone, is encountered during construction, work would
be immediately stopped and relocated to another area. The
contractor would stop construction within 10 meters (30 feet) of the
exposure of these finds until a qualified archaeologist can be
retained by the Port to evaluate the find (see 36 CFR 800.11.1 and 14
CCR 15064.5[f]). Examples of such cultural materials might include
concentrations of ground stone tools such as mortars, bowls,
pestles, and manos; chipped stone tools such as projectile points or
choppers; flakes of stone not consistent with the immediate

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease and into any applicable
construction contracts initiated by TC NO. CAL.
Development.

This measure shall be incorporated into any
applicable construction contracts initiated by the
Port to support Port-led remedial and
construction activities.

If an artifact is found, the Port shall retain a
qualified archaeologist to evaluate the find, and if
the find is determined to be of cultural
significance, the Port shall notify Native American
Tribes and the Office of Historic Preservation.

Prior to commencement of and
during construction.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

geology, such as obsidian or fused shale; a historic trash pit
containing bottles and/or ceramics; or structural remains.

Native American Tribes and the Office of Historic Preservation would
be notified of the find. If the resources are found to be significant,
they would be avoided or if avoidance is not possible, mitigated.
Mitigation would be developed in coordination with Native
American Tribes and could include development of a treatment plan
to guide data recovery and interpretation of results for the public.
This interpretation could include adding information on the
resources to the Port's website, which will include a history portal
site, developing informational brochures or signage on site or in the
Port administrative building, and/or providing material to the Tribes.

Tribal representatives will be invited to review and comment on the
training materials that are to be made available to construction
contractors prior to commencement of work. The construction
contractor must then inform and train construction workers that are
involved with land disturbance activities.

If any Tribal artifact or remains are identified, a paid Tribal
representative should be present during the unearthing. In addition
to the Office of Historic Preservation, the California Native American
Heritage Commission should be contacted as the primary
government agency responsible for identifying and cataloging
Native American cultural resources.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
include the mitigation measure requirements in all
construction contracts that include excavation or
other earth work. Measures shall be enforceable,
and TC NO. CAL. Development shall verbally
inform contractors of requirements.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

MM-GEO-1: Maintain, Update, and Implement Emergency
Response Plans. TC NO. CAL. Development will implement and
update as frequently as needed an emergency response plan,
Contingency Plan, and Emergency Action Plan. The Plan will identify
response procedures for chemical spills, fires, and earthquakes
involving hazardous materials and hazardous wastes and will
establish requirements and procedures needed to protect
employees from serious injury, property loss, or loss of life in the
event of fires, other emergencies, or major disasters.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
maintain, update, and implement emergency
response plans, including its existing California
Environmental Reporting System (CERS)
Consolidated Emergency Response/Contingency
Plan and Emergency Action Policy, OSHA
Operations.

Prior to commencement of and
during construction, as well as
during operations.

MM-GEO-2: As-Needed Implementation of Geotechnical
Recommendations. Recommendations from the Preliminary
Geotechnical Investigation (H&A 2020a) will be implemented as
needed, including use of materials and construction techniques
specifically addressing potential seismic and geologic hazards.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
implement geotechnical recommendations as
needed. Measures shall be enforceable, and TC
NO. CAL. Development shall verbally inform
contractors of requirements.

Prior to commencement of and
during construction.

MM-GEO-3: Implement Construction Best Management
Practices. Standard construction BMPs—including but not limited
to use of storm drain inlet filters, erosion control (e.g., straw wattles),
and maintenance of spill control kits—will be implemented during
construction to control or respond to spills or other potential
sources of construction-related pollution.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease into any applicable
construction contracts initiated by TC NO. CAL.
Development.

This measure shall be incorporated into any
applicable construction contracts initiated by the
Port to support Port-led remedial and
construction activities.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
implement geotechnical recommendations as

Prior to commencement of and
during construction.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

needed. Measures shall be enforceable, and TC
NO. CAL. Development shall verbally inform
contractors of requirements.

MM-GHG-1: Solar Requirements and Energy Audit. TC NO. CAL.
Development will install a 600 kW solar system as part of warehouse
construction. The warehouse operator will be required to use the
solar system at its maximum capacity.

In addition, within 6 months of the effective date of the new lease,
TC NO. CAL. Development will conduct an energy audit of
warehouse design plans to determine if there are additional energy
saving features that can be implemented as part of construction and
warehouse design and operations. The plan must be submitted to
the Port for review and approval. The plan will incorporate the
following measures at a minimum:

e Replace less-efficient lighting with energy-efficient lighting,
where applicable and in compliance with safety requirements,
on the premises and outdoors including the parking lot, loading
dock, security, and exit signs. High mast parking lot lighting will
use LED lighting or a technology with similar energy-saving
capabilities, and motion sensors will be installed where lighting
is not used for security.

¢ |Install ENERGY STAR qualified HVAC equipment and variable
frequency drives. When installing new equipment, ensure that
the system is not oversized for the building's heating and
cooling needs.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease. The Port shall review and
approve the plan.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
install a 600 kw solar system and conduct an
energy audit and develop a plan for reducing
overall terminal energy. TC NO. CAL. shall include
a lease provision for any sublessor that requires
the solar system be used.

Within 6 months of the effective
date of the new lease.

MM-GHG-2: Waste Reduction. Within 9 months of the effective
date of the new lease, TC NO. CAL. Development will perform an
audit of its waste stream to identify areas for total waste reduction,
including reductions of single use products and details for
transitioning to a procurement process that prioritizes recycled
goods and products. For resultant waste, TC NO. CAL. Development
will develop a plan to ensure waste is recycled where available.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease. The Port shall review and
approve the plan.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
conduct a waste reduction audit and develop a
plan for ensuring waste is recycled where

Within 9 months of the effective
date of the new lease.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

available. TC NO. CAL. Development shall include
a lease provision for any sublessor that requires
that the resultant plan shall be implemented.

MM-GHG-3: Construction Recycling. TC NO. CAL. Development
will require construction contractors to recycle construction and
demolition debris where feasible.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development’s lease and into any applicable
construction contracts initiated by TC NO. CAL.
Development.

This measure shall be incorporated into any
applicable construction contracts initiated by the
Port to support Port-led remedial and
construction activities.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
require construction contractors to include a
recycling provision for all construction materials as
feasible. Measures shall be enforceable, and TC
NO. CAL. Development shall verbally inform
contractors of requirements.

Prior to commencement of and
during construction.

MM-HAZ-1: Maintain and Implement Facility-Wide Site
Management Program. To address potential impacts to persons
and the environment from management of common industrial
materials, TC NO. CAL. Development will develop, implement, and
update as needed a Facility-Wide Site Management Program.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
implement, and update as needed the Facility-
Wide Site Management Program (SMP). TC NO.
CAL. Development shall also document
implementation of the BMPs listed in the SMP.

During operations.

MM-HAZ-2: Minimize Human and Environmental Exposure to
Potentially Hazardous Materials During Construction. Prior to
remedial activities, the Port and TC NO. CAL. Development will
develop a plan that ensures worker training and develop

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease and into any applicable

Prior to commencement of and
during construction, as well as
during operations.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

contingencies for responding to hazardous material conditions that
may be encountered on site consistent with the DTSC-approved
site-wide RAP and RDIP for the Warehouse Development Area.

construction contracts initiated by TC NO. CAL.
Development.

This measure shall be incorporated into any
applicable construction contracts initiated by the
Port to support Port-led remedial and
construction activities.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
complete a survey for potentially hazardous
materials and manage and dispose of any
hazardous materials in compliance with OSHA
regulations. TC NO. CAL. Development shall also
offer training of workers for responding to
hazardous material conditions that may be
encountered on site.

MM-TRA-1: Signal Timing. The Port and TC NO. CAL.
Development will work with the City and Caltrans to revise the signal
timing at the I-5 NB Ramps and Charter Way intersection to
accommodate proposed project traffic.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease. The Port shall coordinate
with the City and Caltrans.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
work with the Port, the City, and Caltrans.

Prior to operations.

MM-TRA-2: Accessible Parking. In order to comply with ADA
requirements, the TC NO. CAL. Development will install at least eight
accessible parking spaces, two of which must be van accessible.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
install at least eight accessible parking spaces, two
of which must be van accessible.

Prior to operations.
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Mitigation Measures

Measure

Responsible Party and Implementation

Timing and Monitoring

MM-TRA-3: Implement a Transportation Demand Management
(TDM) Plan. TC NO. CAL. Development would implement a TDM
Plan that includes the following components:

¢ Identification of locations along the project frontage on the
Port of Stockton Expressway/McCloy Avenue where bus stops
could be constructed with a pedestrian connection from the bus
stop to primary building entrances.

e Coordination with the San Joaquin Regional Transit District to
determine if transit services could be provided to the project
site and if service could be coordinated to accommodate future
shift changes.

¢ Implementation of a commute trip reduction program that
could include a carpooling/ride-matching program and/or
preferential carpool parking.

Port Implementation Responsibility: This
measure shall be incorporated into TC NO. CAL.
Development's lease. The Port shall review and
approve the TDM Plan.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
develop and implement a TDM Plan.

Prior to and during operations.

Project Condition 1: TC NO. CAL. Development and sublessor
cannot support Transport Refrigeration Units (TRUs) at the site
without prior Port approval.

Port Implementation Responsibility: This

measure shall be incorporated into TC NO. CAL.

Development’s lease. The Port shall review the
application and determine if additional CEQA
analysis or control measures are required.

TC NO. CAL. Development Implementation
Responsibility: TC NO. CAL. Development shall
submit an application to the Port if TRUs are

proposed to be used at the facility in the future.

Prior to and during operations.
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1 Introduction

1.1 FEIR Purpose and Organization

This Final Environmental Impact Report (FEIR) was prepared in compliance with the California
Environmental Quality Act (CEQA; Public Resources Code [PRC] Division 13, Section 21000 et seq.)
and the CEQA Guidelines (14 California Code of Regulations [CCR] 15000 et seq.) to assist the Port of
Stockton (the Port) in considering the approval of the proposed TC NO. CAL. Development
Warehousing and Distribution Facility Project (proposed project), in accordance with 22 CCR 66265
et seq.

1.1.1  FEIR Purpose

The purpose of an Environmental Impact Report (EIR) is to inform decision-makers and the general
public of the potential environmental impacts resulting from a project, as well as the mitigation
measures or alternatives that would avoid or minimize identified significant impacts. The Port has the
principal responsibility for approving the proposed project and, as the CEQA lead agency, is
responsible for the preparation and distribution of this FEIR pursuant to PRC 21067. The FEIR will be
used by the Port and other responsible agencies in conjunction with all approvals necessary for the
implementation of the proposed project.

This document, in conjunction with the Draft Environmental Impact Report (DEIR), collectively
constitutes the FEIR. As described in CEQA Guidelines Sections 15089, 15090, and 15132, the lead
agency must prepare and consider the information contained in a FEIR before approving a project.
Pursuant to CEQA Guidelines Section 15132, a FEIR comprises the following materials:

e The DEIR or a revision of the DEIR
¢ Comments and recommendations received on the DEIR.
e Alist of persons, organizations, and public agencies commenting on the DEIR

1.1.2  FEIR Organization

Chapter 1 presents background and introductory information for the proposed approval and
implementation of the proposed project. Chapter 2 presents information regarding the distribution
of and comments received on the DEIR as well as the responses to all comments received during the
public comment period. Chapter 3 presents a description of modifications to the DEIR.

1.2 Project Description

The 102-acre project site is located south of McCloy Avenue on the Port's West Complex in Stockton,
California (Figure 1). The proposed project includes remediation of contaminated soils from past
Navy activities throughout the project site and construction and operation of a distribution
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warehouse on a portion of the project site. The site is largely vacant except for five warehouses on a
26-acre parcel on the western side of the site.

Remediation would occur in areas throughout the
The approximately 102-acre project site

. ) comprises four distinct areas proposed for
60-acre site on which the warehouse would be remediation and development:

102-acre project site, which includes the proposed

developed, as well as approximately 42 acres to the east e A 60-acre area proposed for remediation
and TC NO. CAL. Development
warehouse development (“Warehouse
Development Area”)

and west. The remedial site is referred to as Site 47.

Under the proposed project, the Port would issue a lease
e A 7-acre area to the west of the

to TC NO. CAL. Development to construct and operate Warehouse Development Area that
the warehouse. Construction would begin following would be remediated and remain

. . undeveloped (“Western Remediation
remedial activities in the Warehouse Development Area. Area”)
TC NO. CAL. Development would sublease the e A 9-acre area to the east of the
warehousing facility to a commercial operator based on Warehouse Development Area that

would be remediated and remain
undeveloped ("Eastern Remediation

EIR. Construction elements include a 655,200-square- Area”)

foot (sf) warehouse, 293,951-sf outdoor storage area, * A26-acre area to the west of the Western
Remediation Area that would be
remediated using institutional controls

docks, rail service and spurs, detention ponds, water tank and undergo necessary pavement repairs
("Western Warehouse Area”)

lease terms established by the Port and analyzed in this

employee parking, trailer parking, trailer storage, truck

and pumphouse, guard house, and minor ancillary
structures on the existing vacant area. The warehouse
would be used for receiving, storing, and distributing bulk building products and consumer goods
(warehousing or wholesaling/distribution). Operations are expected to begin following warehouse
construction and would involve truck and rail deliveries of commercial building materials and

consumer home improvement goods.

Contaminants detected within various portions of Site 47 include arsenic, polycyclic aromatic
hydrocarbons (PAHSs), and organochlorine pesticides (OCPs) including DDT. The contaminants in soil
and sediment were determined to pose a risk to human health and wildlife and therefore require
remediation. Based on an assessment of human health and ecological risk, the primary drivers of risk
at Site 47 are the presence of arsenic in soil and OCPs in sediment.

The port is addressing hazardous substances at Site 47 as required under a July 30, 2003, consent
agreement between the Port, the California Department of Toxic Substances Control (DTSC), and the
Central Valley Regional Water Quality Control Board (CVRWQCB). DTSC is the lead regulatory
agency, and CVRWQCB is a supporting agency overseeing the Port's remediation within Site 47.
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Remediation requires the development and approval of the following Cleanup Decision Documents

as follows:

Remedial Investigation/Focused Feasibility Study (RI/FFS): The purpose of the Site 47 RI/FFS is
to assess site conditions and evaluate alternatives to the extent necessary to select a remedy
that will be documented in the Remedial Action Plan (RAP). The Site 47 RI/FFS presents the
current understanding of potential human health and ecological risks posed by soil and
sediment contamination within Site 47 and develops and evaluates remedial alternatives
(Geosyntec 2020). It is being developed by the Port and TC NO. CAL. Development, subject to
approval by DTSC and CVRWQCB.

RAP: The RAP, developed by DTSC and CVRWQCB, selects the remedial alternative based on
the RI/FFS. The RAP identifies and selects the remedy to address the contaminated soil
pursuant to Sections 3006 and 6001 of the Resource Conservation and Recovery Act (RCRA;
42 United States Code 6926 and 6961) and Division 20 of the California Health and Safety
Code (HSC; Chapters 6.5 and 6.8). Following a public comment period, DTSC will consider
approval of the Draft RAP. The CVRWQCB will also consider approval of the Draft RAP and
select the remedy pursuant to the Division 7 of the California Water Code, Division 20 of the
HSC (Chapters 6.67, 6.7, and 6.75), and the CCR. The remedy selected as part of the RAP may
not conform to the remedy proposed in the RI/FFS or evaluated in the DEIR. Provided the FEIR
adequately addresses the environmental impacts of the remedy selected in the Final RAP,
DTSC and CVRWQCB—as CEQA responsible agencies—will consider and rely on the
environmental analysis of the selected remedy in the FEIR to comply with CEQA.

Remedial Design Implementation Plan (RDIP): The RDIP is developed by the Port and TC NO.
CAL. Development to present construction details associated with implementing the selected
Site 47 remedy approved under the RAP. The RDIP is subject to DTSC and CVRWQCB
approval.
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1.3 Environmental Setting

1.3.1  Regional Setting

The project site is located within the City’s urban core, which is characterized as a mix of heavy
industrial uses with limited landscape features, older residential neighborhoods, neighborhood
commercial shopping centers, and a variety of other commercial and industrial parcels. The Port is
located south of the San Joaquin River and is an industrial port served by rail, trucks, and vessels. It
supports a mix of liquid and dry bulk storage and shipment, as well as warehousing. Several
communities are in close proximity to the Port, including the Southwest Stockton community, which
CARB selected in 2019 for community-specific air monitoring and the development of an air
emissions reduction plan pursuant to AB 617.

The project site is located on Rough and Ready Island, also known as the Port’s West Complex, which
is bordered to the north, south, and east by the San Joaquin River and to the west and south by the
Burns Cutoff. The West Complex is characterized by the presence of large warehouse buildings,
maritime terminals, railroad facilities, large storage buildings, and stockpiles of various commodities.
There are no residential communities on Rough and Ready Island; the closest residential receptors
are located north of the island across the San Joaquin River.

The City’'s 2040 General Plan (City 2018a) designates the project site as “Institutional,” and the zoning
district of the project site and surrounding parcels is “Port” (City 2021b). Port areas are designated
for the operation of Port facilities, including wharves, dockage, warehousing, and related facilities,
and the Port zoning district principally permits warehouse uses. While the City does not have
discretionary authority to approve, disapprove, or conditionally approve land uses at the Port, the
City's General Plan does cover the Port, and the City issues building permits and is responsible for
other infrastructure planning such as roadway intersections on City streets within and adjacent to the
Port.

The project site is also part of the area covered by the West Complex Development Plan (WCDP),
which identified the following types of Port-related land uses for development on Rough and

Ready Island: rail to dock; break-bulk; petroleum plant; commercial industrial park; automobile
facility and wharf upgrade; container shipping facility; expanded break-bulk, roll-on/roll-off, and
project cargo; container expansion and intermodal transfer; water-related future expansion area;
diversified land use; and a future Immigration and Naturalization Service facility (this property has
subsequently been transferred to the Port). As part of long-term planning for the West Complex, the
Port identified and considered the types of development and operations that could occur based on
existing infrastructure, approved land uses, and future regional consumer demand. The WCDP
assumed that commercial and industrial parks and other diversified land uses and infrastructure that
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support Port activities would be located on the undeveloped portion of Rough and Ready Island,
while marine terminals would be developed on the remaining 500-acre area. (Port 2004)

1.3.2  Project Setting

The approximately 102-acre project site contains a former . .

. . . . Ruderal vegetation are the plant species
model airplane landing strip and skeet/trap shooting range,  ihat colonize disturbed lands and are
abandoned buildings and sports courts, stormwater commonly fast-growing weeds.
drainage ditches, paved areas, paved and dirt roads, and a
section of railroad tracks. Most of the project site is unpaved. There are four distinct areas proposed

for remediation and/or development (Figure 2):

e A 60-acre area proposed for remediation and TC NO. CAL. Development warehouse
development (“Warehouse Development Area”)

e A 7-acre area to the west of the Warehouse Development Area that would be remediated and
remain undeveloped (“Western Remediation Area”)

e A 9-acre area to the east of the Warehouse Development Area that would be remediated and
remain undeveloped (“Eastern Remediation Area”)

e A 26-acre area to the west of the Western Remediation Area that would be remediated using
institutional controls (ICs) and undergo necessary pavement repairs (“Western Warehouse
Area”)

In addition to the four areas listed previously, the Port of Stockton Expressway is also subject to
remediation under the 2003 Consent Agreement. The remedial activites include maintaining the
roadway, which serves as the cover.

1.3.2.1 Warehouse Development Area

The 60-acre Warehouse Development Area is bordered to the north by McCloy Avenue and Port
railways; to the west by the Port of Stockton Expressway; to the south by the Ferguson Building
warehouse parking lot at 530 Port of Stockton Expressway, stormwater drainage ditches, and
undeveloped Port land; and to the east by the DR commercial facility and abandoned structures. As
noted, soils with elevated contaminants of concern are present in the Warehouse Development Area
due to historical activities prior to the Port’'s ownership of the Site 47 parcel.

The Warehouse Development Area is surfaced in ruderal vegetation and non-native grasses; trees,
including ltalian stone pine (Pinus pinea), white mulberry (Morus alba), northern hackberry (Celtis
occidentalis), and California palm (Washingtonia filifera); and a small area of remnant asphalt or
concrete paving. A narrow access road bisects the project site from north to south. Three stormwater
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drainage ditches are located within this portion of the project site (identified in Figure 2) and are
described as follows:

¢ Drainage Ditch 1 (“central ditch”): An open, channelized, earthen stormwater drainage
ditch bisects the center of the project site from east to west (WRA 2021). This approximately
0.80-acre and 2,139-foot-long ditch has been present on the project site since 1954, as
indicated by a line on a topographic map (NETR 2021). Water flows from east to west in this
central semipermanently inundated ditch, with sections of the ditch drying during the most
arid time of the year. Plant species found within the ditch include hardstem bulrush, alkali
bulrush, and cattail.

¢ Drainage Ditch 2: A second open, channelized, earthen stormwater drainage ditch is located
on the western edge of the Warehouse Development Area and connects to Drainage Ditch 1.
This approximately 0.17-acre and 529-foot-long drainage ditch is a linear feature confined to
a distinct channel with an ordinary high water mark (OHWM), which flows for a portion of the
year and generally dries out in sections during the most arid time of the year. It has also been
present since 1954, as indicated by a line on a topographic map (NETR 2021). Water within
this western ditch flows from north to south. At the southern end of this western ditch is a
large culvert and concrete catch basin where water flows into the project site from the Port's
larger storm drain system. Dominant plant species within the ditch are hardstem bulrush,
alkali bulrush, cattail, and other hydrophytic and ruderal species.

e Drainage Ditch 3: A third approximately 0.61-acre and 1,732-foot-long drainage ditch also
extends east to west on the southern edge of the project site immediately north of the
existing Ferguson Building warehouse at 530 Port of Stockton Expressway. This southern ditch
was excavated in 2006 to route water around the Ferguson Building warehouse (WRA 2021),
and it connects to the western ditch with no obstructions or culverts. This semipermanently
inundated ditch is a linear feature confined to a distinct channel with an OHWM and contains
water for a portion of the year, generally drying out in sections during the most arid time of
the year. The ditch is almost entirely vegetated, with only a few sections of unvegetated
channel. Unvegetated portions are presumed to be caused by long-term inundation. Water
within the southern ditch flows from east to west. Hardstem bulrush, common reed
(Phragmites australis), arroyo willow (Salix lasiolepis), alkali bulrush, cattail, and other
hydrophytic and ruderal species are the dominant plant species within this southern ditch.

These ditches are part of the Port’'s West Complex drainage system, which conveys stormwater and
surfacing groundwater to a single pump-controlled discharge point on the west side of the

West Complex. Stormwater that reaches this discharge point is held in a stormwater retention basin
on the western end of the West Complex. During years when the retention basin reaches a high level,
stormwater is pumped to the San Joaquin River.

Final Environmental Impact Report 7 November 2023



1.3.2.2  Western Remediation Area

The Western Remediation Area is an irregularly shaped, approximately 7-acre area west of and
across from the Port of Stockton Expressway and the Warehouse Development Area. The Western
Remediation Area is surfaced in ruderal vegetation with small areas of remnant barren concrete,
asphalt, or compacted dirt. A rail spur extends northeast to southwest across the area’s northern
portion. Ten London planetrees (Platanus x acerifolia) are located along the west side of the Port of
Stockton Expressway. The Western Remediation Area is bordered by Daggett Road, Port of Stockton
Expressway, and McCloy Avenue.

1.3.2.3  Eastern Remediation Area

The Eastern Remediation Area is a rectangular 9-acre area immediately east of and adjacent to the
Warehouse Development Area. The Eastern Remediation Area has three derelict abandoned
structures and degraded tennis and basketball courts associated with the West Complex’s former
Navy use. This area also includes asphalt or concrete surfacing, ruderal vegetation, ornamental grass
lawn, and mature native and non-native ornamental trees. It is bordered to the east by North Hooper
Street, to the north by McCloy Avenue, and to the south by a narrow strip of vegetation and an
asphalt-paved parking area.

1.3.24  Western Warehouse Area

The Western Warehouse Area is an approximately 26-acre area west of the Port of Stockton
Expressway and the Western Remediation Area. The Western Warehouse Area is composed of five
existing warehouses that are currently used for storage and logistics services. The Western
Warehouse Area is surfaced with asphalt or concrete with one mature ornamental tree located near
the western portion of the area. The Western Warehouse Area is bordered to the east by Port of
Stockton Expressway, to the south by Gillis Avenue, to the north by McCloy Avenue, and to the west
by Humphreys Street and a strip of compacted dirt and ornamental grass lawn.
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1.4 Proposed Project Overview

1.4.1  Project Objectives

Pursuant to the CEQA Guidelines and 14 CCR 15124, a “statement of the objectives sought by the
proposed project” must be provided as part of the project description in an EIR. The proposed
project’s goal is to construct and operate a distribution facility to accommodate Port-bound cargo
and to remediate Site 47 as identified in the 2003 Consent Agreement. To accomplish these goals,
the following key project objectives must be accomplished:

¢ Remediate Site 47 per applicable regulations and standards.

e Initiate a lease with the Port consistent with the proposed project.

e Provide modern warehouse space to meet the existing need for an on-demand logistical
model as the current growth in logistics has outpaced the availability of modern warehouse
space.

e Receive, store, and ship bulk building products and consumer home goods in a manner that
promotes safe and efficient handling while ensuring environmental protection and controls.

e Increase the availability of building materials and supplies to the local area, region, and state.

1.4.2  California Environmental Quality Act Baseline

CEQA Guidelines Section 15125 requires that an EIR include a description of the physical
environmental conditions in the vicinity of the proposed project as they exist at the time the Notice
of Preparation (NOP) is published, or if no NOP is published, at the time the environmental analysis is
commenced, from both a local and regional perspective. These environmental conditions are
referred to as the environmental setting. Further, CEQA Guidelines Section 15125(a) states that “the
environmental setting normally constitutes the baseline physical conditions by which a lead agency
determines whether an impact is significant.” The CEQA baseline is the set of conditions that
prevailed at the time this NOP is circulated. Per CEQA Guidelines Section 15125, the following
paragraph describes current conditions at the project site.

The 102-acre project site is surfaced in weeds, remnant barren concrete, asphalt, compacted dirt,
ornamental grass lawn, and mature native and non-native ornamental trees. Structures on the
project site include three stormwater drainage ditches, abandoned structures, rail spurs, and
degraded basketball and tennis courts. Soils in certain areas of the project site contain arsenic, PAHs,
and OCPs, including DDT. There are five existing warehouses that are currently used for storage and
logistics services on the Western Warehouse Area. Other than the five warehouses and associated
activities at those warehouses, no other industrial, commercial, or other uses occur under existing
conditions at the project site.
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1.4.3  Proposed Project Construction and Remedial Activities

Remediation and construction are anticipated to occur between 2023 and 2025. The proposed
project construction would occur in three phases that would generally occur sequentially, as follows:

¢ Phase 1: Site Preparation and Remediation in Warehouse Development Area. Anticipated
to occur in 2023 (expected 8-month duration)

¢ Phase 2: Construction of Warehouse and Improvements in Warehouse Development
Area. Anticipated to occur between 2024 and 2025 (expected 20-month duration with
1 month of potential overlap with Phase 1)

¢ Phase 3: Remediation of Western and Eastern Remediation Areas and Western
Warehouse Area. Anticipated to occur in 2025 (expected 2-month duration)

No removal of facilities and no major construction is planned at the Western Warehouse Area.
Activities within the Western Warehouse Area would be permanently managed by the Port using ICs
and the new Land Use Covenant (LUC) developed as part of the RAP. However, some areas of

existing damaged pavement would be fixed.

144  Phase 1: Site Preparation and Remediation in Warehouse
Development Area
Site preparation and remediation of the Warehouse Development Area would largely occur first,
prior to construction of the warehouse and associated improvements under Phase 2. Site preparation
activities include clearing and grubbing of vegetation, implementing best management practices
(BMPs) consistent with the SWPPP, and removing existing utilities. Following site preparation,
approximately 57,000 cubic yards of contaminated soil would be excavated throughout the
Warehouse Development Area. Building support columns will then be installed within the area of the
proposed building, outdoor storage area, and rail spurs.

Drainage Ditch 1 would be filled in with clean material sourced on site during the grading process.
Drainage Ditch 2 would be modified to accommodate the distribution facility and related
infrastructure, and a new drainage channel would be constructed along the northern boundary of
Site 47 (south of McCloy Avenue) and integrated into the Port’s drainage system. In the eastern and
western area of the project site, grading activities would also move contaminated soil away from
existing paved areas and building foundations to facilitate placement of a 2-foot clean soil cover in

unpaved areas next to these features.

All excavated contaminated soil would be consolidated on site, then placed in the footprint of the
new warehouse and outdoor storage area. Prior to placement, the top and lateral extent of the
contaminated soil and bottom of the cap would be surveyed, and a demarcation layer would be
installed above the contaminated soil. Following placement, contaminated soil would be covered
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with approximately 168,000 loose cubic yards of clean soil sourced from adjacent sites within the
Port. The clean fill would be compacted, treated with lime and cement, overlain by an aggregate
base, and covered with a concrete slab, which would serve as the foundation for the warehouse.

Other areas within the Warehouse Development Area but outside the foundation footprint would be
covered with a combination of clean soil and hardscape surfaces, including concrete sidewalks and
asphalt-concrete pavement. The new covers would be tied into the existing pavement and structures
where necessary. The final surface of the covers would be designed to slope at a slight grade to
promote surface water drainage. The durable covers would prevent future site users and wildlife from
contacting the underlying contaminated soil.

1.4.5  Phase 2: Construction of Warehouse and Improvements in
Warehouse Development Area

The proposed warehouse and associated improvements would be constructed immediately following
Phase 1 remediation and site preparation, with the potential for 1 month of construction overlap
between these phases. As described in Table 1, proposed improvements during this phase include
construction of a 655,200-sf, 36-foot clear height, concrete tilt-wall build-to-suit warehouse
structure; 293,951-sf outdoor storage area (exterior slab-on-grade); 418 car and trailer parking
spaces; trailer storage; truck docks; rail service via two rail spurs extended onto the project site and a
railcar storage track; water tank and pumphouse; guard house; and minor ancillary structures. The
warehouse and structures would meet all requirements of the 2019 California Green Building
Standards Code. Rail service would be extended into the Warehouse Development Area via the
existing Port rail network, entering the site from the northeast corner through a new gated crossing
off McCloy Avenue. TC NO. CAL. Development would also plant at least 30 trees. TC NO. CAL.
Development will plant only native species of trees, adapted to the lighting, soil and hydrological
conditions at the replanting site. For each tree slated for removal that is four inches diameter at
breast height or larger, the following minimum mitigation ratio would be used:

e For oaks 4 to 12 inches DBH to be removed, trees will be replanted at a 3:1 ratio.
e For oaks 13 to 24 inches DBH, trees will be replanted at a 5:1 ratio.

e For other native trees, trees will be replanted at a 3:1 ratio.

e For non-native trees, trees will be replanted at a 1:1 ratio.

California native tree species to be used in replanting shall include valley oak (Quercus lobata),
interior live oak (Quercus wizlizeni), coast live oak (Quercus agrifolia), box elder (Acer negundo),
western redbud (Cercis occidentalis), Oregon ash (Fraxinus latifolia), red willow (Salix laevigata) or
possibly giant sequoia (Sequoiadenron giganticum) or native pine trees. Other suitable native tree
species may be considered if necessary. Utility extensions would be required for gas, electricity,

water, wastewater, and telecommunications.
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1.4.6  Phase 3: Remediation of Western and Eastern Remediation Areas and
Western Warehouse Area

Remediation of the Western and Eastern Remediation Areas shown in Figure 2 would occur following
completion of Phase 2 warehouse and improvements construction. The Phase 3 remediation
construction sequence would be similar to Phase 1 remediation and is anticipated to include site
preparation activities, including surveying the top and lateral extent of the contaminated soil and
bottom of the cap, clearing and grubbing vegetation, removing the former tennis courts in the
Eastern Remediation Area, and preparing the site to receive fill by compacting the subgrade and
grading away from existing paved areas. It would also include installing a demarcation layer above
the contaminated soils, importing borrow fill material from adjacent sites in the West Complex for
the soil cover and fill areas, placing clean soil above the demarcation layer to achieve the bottom of
cap elevation, and compacting and grading soil cover and fill material.

Some existing infrastructure within the Western and Eastern Remediation Areas, including intact
paved surfaces and building foundations, would be integrated into the remediation design. In limited
areas of the Eastern Remediation Area, low-permeability asphalt would be installed between the
intact paved surfaces and building foundations to form a continuous engineered cover. All
engineered covers would be designed to slope away from buildings and paved surfaces and towards
existing stormwater infrastructure. Engineered covers would be inspected annually and repaired as
needed. All existing structures located in the Eastern Remediation Area, besides the tennis courts,
would remain in place. The intact rail line in the Western Remediation Area would be undisturbed
and left uncapped.

The Western Warehouse Area would be permanently managed by the Port using ICs and land use
restrictions. There would be no removal of facilities and no major construction in this area; however,
some areas of existing damaged pavement would be fixed.

1.5 Construction Schedule

The proposed construction schedule with proposed equipment list is presented in Table 1. There
would be no export of contaminated soils; all soils would be managed and consolidated on site. All
clean fill will be sourced from within the Port. Material used to cap soils would be scraped from
adjacent areas on the project site and obtained from existing dredge material stored on the West
Complex. During construction, traffic would be restricted to the Port of Stockton Expressway and
Navy Drive. Construction staging would be entirely within the footprint of the project site shown in
Figure 3, likely within the southern portion of the site.

Final Environmental Impact Report 14 November 2023



Table 1
Construction Schedule and Equipment List

Phase 1: Site Preparation and Remediation in Warehouse Development Area

o Site preparation activities Sweeper
. . . : : . . . Compactor
e Backfilling Drainage Ditch 1 and constructing a replacement drainage ditch and two detention basins Tractor Backhoe
e Over-excavating surficial contaminated soils, installing a demarcation layer above the contaminated soils, and Excavator Welder
placing clean soil above the demarcation layer Crane
. . . 8 Months Generator
¢ Installing drilled displacement columns Start: 2023 Grader s
L . . art: crapper
e Applying lime and cement treatment and compacting layers of clean soil, aggregate base, and concrete slabs Loader Roll p:)
. . . . : . . . oller/Paver
e Excavating clean soil and placing, compacting, and grading the soil cover and fill material Dozer B t/B (\j/
. . . . . at Be
¢ Placing and compacting aggregate base and constructing exterior concrete and asphalt slabs, driveways, Haul/Dump Truck
parking, and railroad spurs Truck
Phase 2: Construction of Warehouse and Improvements in Warehouse Development Area
e Constructing a 655,200 sf, 36-foot clear height, concrete tilt-wall build-to-suit warehouse structure Dozer Haul/ Dump
e Constructing a 293,951-sf outdoor storage area (exterior slab-on-grade), 418 car and trailer parking spaces, Flat Bed Truck Truck
trailer storage, and truck docks, water tank and pumphouse; guard house; and minor ancillary structures 20 Months Welder Generator
e Extending rail service via adding two rail spurs, a railcar storage track Start: 2024 Crane Water Truck
« Utility extensions (gas, electricity, water, wastewater, and telecommunications) Excavator DDC
Crane Tiller
Phase 3: Remediation of Western and Eastern Remediation Areas and Western Warehouse Area
e Site preparation activities, including surveying the top and lateral extent of the contaminated soil and bottom Sweeper
Compactor
of the cap Tractor Backh
e Clearing and grubbing vegetation Excavator acknoe
e Removing former tennis courts in the Eastern Remediation Area Crane Welder
. . . . . . 2 Months Generator
e Preparing the site to receive fill by compacting the subgrade and grading away from existing paved areas Start: 2025 Grader
. . . . art:
¢ Installing a demarcation layer above the contaminated soils Loader Scrapper
e Importing borrow fill material for the soil cover and fill areas Dozer Roller/Paver
¢ Placing clean soil above the demarcation layer to achieve the bottom of cap elevation Haul/ Dump Fl_?t Bid
ruc
e Compacting and grading soil cover and fill material Truck
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1.5.1  Proposed Project Operations

Operation of the proposed project could include wholesaling and distribution and warehousing of
building materials and commercial home goods. The distribution facility’s design and operational
throughput assumptions could accommodate any of these uses. For the purposes of this document,
it is assumed that the distribution facility would operate 365 days a year from 6:30 a.m. to 10:30 p.m.,
with truck operations occurring primarily Monday through Saturday.

It is anticipated that the distribution facility may initially be used for storage and bulk distribution of
building products and consumer home improvement goods to be identified based on customer
demand. Bulk materials would be nationally sourced and delivered to the project site by truck or rail;
sorted, batched, and stored on site; and exported from the project site by truck to the final off-site
delivery location within the local Stockton region. Occasional outbound shipments via rail may also
occur but would be sporadic and intermittent.

Facility throughput would be dependent on customer demand; a conservative estimate of maximum
annual truck and railcar trips associated with proposed project operations is presented in Table 2.

Table 2
Proposed Project Cargo Throughput (Maximum)
Mode' Maximum Annual Calls?
Inbound Truck Calls 32,287
Outbound Truck Calls 63,211
Total Truck Calls 95,498
Total Rail Calls? 2,053

Notes:

1. Cargo would be delivered to the facility by truck and rail. All cargo would be distributed from the facility by truck.
2. Calls are expressed in round trips. Each truck and train call makes two trips: one trip in and one trip out.
3. Rail cargo would be shipped via manifest rail.

Operations at the proposed facility are anticipated to require 100 employees working over two daily
shifts with a 30-minute overlap between shifts (6:30 a.m. to 2:30 p.m. and 2:00 p.m. to 10:30 p.m.).
Parking would be accommodated on site through the proposed employee parking. The site design
includes ingress and egress points and other design measures to accommodate the anticipated
volume of vehicular traffic, minimize queuing, and facilitate traffic flow within the boundary of the
project site and adjoining roadways. Industry-standard emergency procedures for operations would
be developed by the on-site management team, and all associates would be trained in those
procedures. A single emergency generator would be installed and operated as needed. Up to

56 forklifts and two power saws would operate at the site daily (7 days a week).
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Table 3 identifies operational utility demands, which would be comparable to similar warehouse
structures and accommodated by connections to existing utilities. Wastewater demand would be
limited to plumbing waste from employee use; no process or industrial wastewater would be
generated. Non-potable water demand would be limited to as-needed emergency fire controls. The
proposed improvements would be solar ready. Facility lighting, including appropriate shielding,
would be installed as part of the proposed project.

Table 3
Operational Utility Demand
Operations
Utility Annual Peak Daily
Gas 13,868 therms 42 therms
Electricity 3,316,962 kWh 9,500 kWh
Water (potable) 3,975 kgal 12 kgal

As described, the proposed project includes filling an existing drainage ditch, creating a replacement
drainage ditch alignment, and constructing two detention basins. The replacement drainage ditch
would provide stormwater filtration and conveyance to the existing Port drainage system. The
detention basins would limit discharge of post-construction stormwater runoff. Together, the
replacement drainage ditch and detention basins would restrict post-construction runoff to
pre-construction runoff rates, as required by the Port’'s Storm Water Development Standards

(Port 2009).

The Western and Eastern Remediation Areas are anticipated to remain vacant and unused for the
foreseeable future. The remedial engineered cover placed in Phase 3 would be protected from future
disturbance in accordance with existing LUC restrictions. Inspections of the engineered cover would
be conducted annually, with repairs as needed. These inspections would be documented on a 5-year
frequency at a minimum.

The Western Warehouse Area would be permanently managed by the Port using ICs and land use
restrictions, and there would be no operational changes associated with the proposed project. The
existing warehouse operations in this area would continue to operate at existing levels; therefore, no
operational changes are assessed for this area in the DEIR.

1.6 Project Alternatives

CEQA's requirements for an EIR to evaluate alternatives specifically requires that an EIR present a
range of reasonable alternatives to a proposed project, or to the location of a project, that could
feasibly attain most of the basic project objectives but would avoid or substantially lessen any
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significant effects of a project. Therefore, alternatives generally have fewer environmental impacts
than the proposed project by design. Pursuant to Section 15126.6(e)(2) of the CEQA Guidelines, an
EIR must also include an analysis of a No Project Alternative. This section presents brief descriptions
of the alternatives to the proposed project that were carried forward for analysis in the DEIR.

1.6.1 Alternative 1: No Project Alternative

The No Project Alternative, which is required by CEQA, represents what would reasonably be
expected to occur in the foreseeable future if the proposed project were not approved. Under this
alternative, no new warehouse building, or associated improvements would be constructed, and
there would be no change to operations on the site. Additionally, no remediation of Site 47 would
occur as part of the distribution facility construction, and a different remedial design that meets
cleanup goals would be selected through the RAP approval process.

1.6.2 Alternative 2: Reduced Project Alternative

The Reduced Project Alternative would consist of warehouse building construction and operation at
two-thirds the capacity of the proposed project. This alternative includes development of a
warehouse building and associated infrastructure (e.g., parking areas) over a 40-acre area at the
same location as the proposed project. With the smaller warehouse building, there would be a
commensurate reduction in throughput capacity. Because this alternative would still overlap with
Site 47, it is anticipated that the extent of remediation associated with this alternative would be the
same as that of the proposed project. While a warehouse of this size would not meet the project
objective of providing a modern warehouse for existing logistical needs, this alterative is being
analyzed based on comments received during public scoping.

1.6.3 Alternative 3: Alternative Site Locations

The Alternative Site Locations Alternative considers locating the proposed TC NO. CAL. Development
warehouse at another site within the Port. It considers whether an available existing facility could be
retrofitted to provide warehousing or whether a separate parcel of land could be developed to meet
project objectives. As part of this alternative, no remediation of Site 47 would occur as part of the
proposed project. No existing facility at the Port could be retrofitted to provide enough warehousing
space to accommodate as much bulk material as proposed as part of this project. There are two
vacant Alternative Site Locations on the West Complex that could be considered for this proposed
project (Site A and Site B)—one of which is slightly smaller than the project site (Site B); therefore, it
would result in a smaller warehouse footprint than the proposed project. If it is determined that
either of the alternative sites requires remediation, the regulatory process governing remediation
would be completed specific to the selected site.
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1.6.4 Comparison of Alternatives

Table 4 provides a summary comparison of the potential environmental impacts after
implementation of mitigation measures resulting from the proposed project and alternatives relative
to the topics analyzed in the DEIR. Table 5 presents a summary of the alternatives regarding their
ability to meet the project objectives.
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Table 4

Comparison of Potential Impacts from Proposed Project and Alternatives (with Incorporation of Mitigation)

Alternative 1: Alternative 2: Alternative 3: Alternative 3:
No Project Reduced Project Alternative Site Alternative Site
Resource Proposed Project Alternative Alternative Locations (Site A) Locations (Site B)
Aesthetics LTS NI LTS SU LTS
Air Quality LTS LTS LTS SU SU
Biological Resources LTS NI LTS LTS LTS
Cultural Resources LTS NI LTS LTS LTS
Energy LTS LTS LTS LTS LTS
Geology and Soils LTS NI LTS LTS LTS
GHG Emissions SU LTS SU SuU SuU
Hazards and Hazardous Materials LTS LTS LTS LTS SU
Hydrology and Water Quality LTS NI LTS LTS LTS
Noise LTS LTS LTS SU LTS
Transportation SU LTS LTS SuU SuU
Tribal Cultural Resources LTS NI LTS LTS LTS
Utilities LTS NI LTS LTS LTS
Notes:
LTS: less-than-significant impact
SU: significant and unavoidable impact
NI: no impact
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Table 5

Ability of Alternatives to Meet Project Objectives

Objective

Proposed Project

Alternative 1:
No Project

Alternative 2:
Reduced Project

Alternative 3:
Alternative Site Locations

Remediate Site 47 per applicable regulations and
standards.

Meets Objective

Does Not Meet
Objective

Meets Objective

Does Not Meet Objective

Initiate a lease with the Port consistent with the
proposed project.

Meets Objective

Does Not Meet
Objective

Does Not Meet
Objective

Does Not Meet Objective

Provide modern warehouse space to meet the
existing need for an on-demand logistical model as
the current growth in logistics has outpaced the
availability of modern warehouse space.

Meets Objective

Does Not Meet
Objective

Does Not Meet
Objective

Does Not Meet Objective

Receive, store, and ship bulk building products and
consumer goods in a manner that promotes safe
and efficient handling while ensuring environmental
protection and controls.

Meets Objective

Does Not Meet
Objective

Meets Objective to a
Lesser Extent than the
Proposed Project

Meets Objective to a Lesser
Extent than the Proposed
Project

Increase the availability of building materials and
supplies to the local area, region, and state.

Meets Objective

Does Not Meet
Objective

Meets Objective to a
Lesser Extent than the
Proposed Project

Meets Objective to a Lesser
Extent than the Proposed
Project
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2 DEIR Comments and Responses

2.1 DEIR Report Distribution

The DEIR was released and distributed on January 11, 2022, for a 45-day review period, which ended
on February 24, 2022. The DEIR includes a full analysis and an Executive Summary that summarizes
the proposed project, alternatives, and findings.

The DEIR is available on the Port’s website at https://www.portofstockton.com/cega-documents/. It is

also posted on the State Clearinghouse (SCH) website at https://ceganet.opr.ca.gov/ and can be
found by entering the SCH Number 2021080499 in the “search” window.

Hard copies of the DEIR and technical appendices are available upon request by contacting
Jason Cashman by email at ceqa@stocktonport.com or phone at 209-946-0246.

2.2 Comments on the DEIR

The Port received comment letters on the DEIR from the following organizations:

e California Air Resources Board (CARB)

e California Department of Fish and Wildlife (CDFW)

¢ Central Valley Regional Water Quality Control Board (RWQCB)
e San Joaquin Valley Air Pollution Control District (S)VAPCD)

e Delta-Sierra Group of the Sierra Club (DSG)

¢ Adams Broadwell Joseph & Cardozo (ABJC)

e Catholic Charities (CC)

e Lozeau Drury, LLP (LD)

2.3 Response to Comments on the DEIR

In accordance with Section 15088 of the CEQA Guidelines, the Port has evaluated the comments on
environmental issues received from interested parties and has prepared written responses to each
comment pertinent to the adequacy of the environmental analyses contained in the DEIR. In
addition, where appropriate, the basis for incorporating or not incorporating specific suggestions
into the proposed project is provided. In each case, the Port has expended a good-faith effort,
supported by reasoned analysis, to respond to comments.

The comment letters are provided in Section 2.5. Each comment letter is followed by tabulated
responses prepared by the Port for each comment received. In addition, there were several similar
comments that were provided by multiple commentors—specifically on zero-emissions equipment
and Port-wide emissions. Therefore, two master responses to these comments (Section 2.4) were
prepared in addition to specific responses to comments presented in Section 2.5.
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2.4 Master Responses

2.4.1 Master Response-1: Zero-Emissions Equipment

Several comments recommended requiring zero-emission terminal equipment, trucks, and rail. While
zero-emissions equipment have become more available, there remains commercial availability
questions for several classes of equipment, especially heavy-duty equipment. The largest source of
criteria pollutant and greenhouse gas (GHG) emissions are from delivery trucks followed by
locomotives.

There are two main classes of zero-emission trucks: trucks powered by batteries that need to be
charged (electric trucks) and trucks powered by fuel cells (fueled by hydrogen). While commercially
available, zero-emission trucks are not available at the level needed to fully support operations and
the area lacks the necessary infrastructure, including charging stations and hydrogen fueling stations,
to support operations. The California Air Resources Board's (CARB's) recent Advanced Clean Fleets
(ACF) rule will require a full transition to zero-emissions drayage truck operations by 2035 and
establish zero-emission truck purchase requirements for large commercial, federal, state, and
municipal fleets, beginning as early as 2024 and ramping up to a 100% zero-emission fleet
requirement in 2045, based on vehicle category. The ACF regulation applies to fleets performing
drayage operations (from ports); those owned by state, local, and federal government agencies; and
high priority fleets.! Specifically, between now and 2035, regulated entities will need to achieve zero-
emissions targets for 50% of long-haul trucks, 75% of work trucks and daily-route heavy trucks, and
100% of box trucks, delivery vans, and yard trucks. After 2036, all new commercial trucks sold in the
state must be zero-emissions, and by 2045, all fleets must be emissions-free.

In advance of that rule, many large companies in California are considering how best to meet
requirements, including whether to invest in electric or hydrogen fuel cell trucks based on battery
range, fuel availability, charging infrastructure, and cost. As there are still large questions regarding
availability and fueling/charging, companies will need time to transition. The Port supports this
statewide approach to transitioning to zero-emission trucks and equipment is working with tenants
to facilitate the process and, as discussed below, is requiring clean trucks (defined as model year
2017 or newer which are subject to USEPA Phase 1 GHG emissions and fuel economy standards).

In addition, the following mitigation measures (MM-AQ-1 through MM-AQ-5) have been modified
to encourage a quick transition to zero-emissions vehicles as well as begin planning for the

" High priority fleets are entities that own, operate, or direct at least one vehicle in California, and that have either $50 million or
more in gross annual revenues, or that own, operate, or have common ownership or control of a total of 50 or more vehicles
(excluding light-duty package delivery vehicles). The regulation affects medium- and heavy-duty on-road vehicles with a gross
vehicle weight rating greater than 8,500 pounds, off-road yard tractors, and light-duty mail and package delivery vehicles.
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necessary infrastructure to support such equipment. Underlined text denotes new text and eressed
out text denotes deleted text.

MM-AQ-1: Construction Idling Reductions. TC NO. CAL. Development and the Port will
require construction contractors to minimize heavy-duty construction idling time to 2 minutes
where feasible. Exceptions include vehicles that need to idle to perform work (such as a crane
providing hydraulic power to the a boom), vehicles being serviced, or vehicles in a queue

waiting for work. This requirement will be included as a specification in construction contracts.
MM-AQ-2: Use of-Tier4-Engines Clean Equipment and Clean Trucks During
Construction. All off-road engines less than 50 horsepower used to construct the proposed

project will be equipped with Tier 2 engines, except for specialized equipment or when Tier 2

engines are not available. All off-road diesel-powered heavy equipment exceeding

50 horsepower used to construct the proposed project will be equipped with Tier 4 engines,
except for specialized equipment or when Tier 4 engines are not available. In place of Tier 4
engines_for equipment exceeding 50 horsepower, off-road diesel-powered heavy equipment

will incorporate retrofits such that emission reductions achieved equal or exceed that of a

Tier 4 engine. In addition, all heavy-duty on-road trucks used during construction shall be
model year 2014 or newer, with a preference for zero-emission trucks where available. These

requirements will be included as specifications in construction contracts. The contractor shall

also prioritize the use of zero-emission construction equipment.

MM-AQ-3: Operational Truck Idling Reductions. TC NO. CAL. Development will require
trucks to minimize idling time to 2 minutes while on terminal. These requirements will be

posted on site and included as a contract provision. TC NO. CAL. Development will design the

gate check-in so that the check-in point for trucks is well inside the project site to ensure that

there are no trucks queuing outside of the facility.
MM-AQ-4: Use of Clean Trucks During Operations. TC NO. CAL. Development will require
all cargo trucks entering the warehouse site to be model year 2017 or newer and encourage

its customers to use elean—tmek&(deﬁned—aHneelel—yeaPZQﬂ—aneweé zero-emission trucks

Development will require all trucks be in compliance with CARB air quality regulations for on-

road trucks, including CARB's Heavy-Duty (Tractor-Trailer) Greenhouse Gas Regulation,
Periodic Smoke Inspection Program (PSIP), and the Statewide Truck and Bus Regulation. TC
NO. CAL. Development will also educate customers about the SJIVAPCD Truck Replacement

Program and CARB's Advanced Clean Truck Program, including funding opportunities, via

direct or electronic mailings. TC NO. CAL. Development will post a copy of the SIVAPCD Truck

Replacement Program information currently available at http://valleyair.org/grants/truck-

replacement.htm and applicable CARB regulations at the terminal. These requirements will be

posted on site and included as a contract provision. In addition, TC NO. CAL. Development
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shall install at minimum one Level 3 electric charger on the terminal in a place convenient for

heavy-duty truck access within 12 months of facility operations.
¢ MM-AQ-5: Use of Clean Yard Equipment. TC NO. CAL. Development will require terminal
and yard equipment, including yard hostlers, yard equipment, forklifts, and pallet jacks, to be

the cleanest available equipment (for future purchases). Considerations for clean equipment
will include a first preference for zero-emission equipment, a second preference for near-zero
equipment, and then for the cleanest available equipment if neither zero nor near-zero
equipment are available or feasible. TC NO. CAL. Development will ensure the proper
infrastructure to support such equipment is available. At a minimum, TC NO. CAL.

Development will require at least 25 of the forklifts be zero emissions. All remaining forklifts

shall be low emissions using alternative fuels.

Zero-emissions rail options are more limited. As discussed in the DEIR, because there are only two
mainline rail companies (UP and BNSF) that service the entire rail network as well as interstate
commerce, mainline locomotives are regulated by the federal and state governments. CARB is
addressing rail emissions through a statewide rail plan, which includes agreements directly with the
two mainline locomotive companies. The 2005 Statewide Railyard Agreement, which was completed
in 2015, included a statewide idle reduction program, maximized the use of state and federal ultra-
low-sulfur (15 ppm maximum) diesel fuel, and established a statewide visible emissions reduction
and repair program. The agreement also required the preparation of 17 railyard inventories and
Health Risk Assessments (HRAs). Requirements aimed at the two companies to upgrade equipment
is beyond the scope of a single Port project.

Switcher engines are also a source of emissions, and the Port has actively engaged the Port's
switching company, CCT, to upgrade equipment. CCT has recently upgraded several of its
locomotives, including upgrading gensets and adding a new ultra-low-emissions locomotive
purchased through USEPA's Diesel Emissions Reduction Program. To achieve further emissions
reductions would require purchases of new equipment or a move to electrification, which is beyond
the scope of one terminal project. The Port has applied for grant funding for addition electric
switchers which would be used Port-wide, including at this terminal.

In terms of yard (terminal) equipment, yard equipment emissions represent less than 1% of the
proposed project’s total emissions. Nevertheless, TC NO. CAL. Development will be required to use
low- and zero-emissions forklifts, which generate most yard equipment-generated emissions.

In addition to equipment specifications, the following mitigation measure (MM-GHG-1) has been
modified to require the facility to install enough roof top solar to meet daily electricity needs. This
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requirement will ensure that the electricity used to power electric equipment will be renewable.
Underlined text denotes new text and eressed-oeut text denotes deleted text.

¢ MM-GHG-1: Solar Requirements and Energy Audit (See also GHG-1 in Section 3.7.3.4,
“Impact Analysis”): TC NO. CAL. Development will install a 600 kW solar system as part of
warehouse construction. The warehouse operator will be required to use the solar system at

its maximum capacity.
In addition, within 6 Within-9-months of the effective date of the new lease, TC NO. CAL.
Development will conduct an energy audit of warehouse design plans to determine if there

are additional energy-saving features that can be implemented as part of construction and

warehouse design and operations. and-develop-aplanforreducing-overalt-terminalenergy
from202Hevels by-within-5-years-of the-effective date-of the-lease: The plan must be

submitted to the Port for review and approval. The plan will incorporate the following

measures at a minimum:

- Replace less-efficient lighting bulbs with energy-efficient lighting butbs, where
applicable and in compliance with safety requirements, —tighting-within-the-interiorof

buildings on the premises and outdoors including the parking lot, loading dock,
security, and exit signs. High mast parking lot terminal lighting will use bereplaced-with
LED lighting or a technology with similar energy-saving capabilities and motion sensors

will be installed where lighting is not used for security within2-years-afterthe-effective
date-of a-newlease.

— Install ENERGY STAR qualified HVAC equipment and variable frequency drives. When
installing new equipment, ensure that the system is not oversized for the building's

heating and cooling needs.

2.4.2 Master Response-2: Port-Wide Emissions

Several comments requested additional mitigation to reduce cumulative Port-wide emissions. While
the proposed project is a new project at the Port and therefore has not contributed to past or
present emissions, the proposed project has the potential to contribute to future emissions. As
discussed in the DEIR, criteria pollutant emissions would be less than significant after mitigation, and
therefore would not make a significant contribution to future emissions. However, as discussed in the
DEIR, the proposed project is within the planning area identified under Stockton’s community
reduction emissions plan (CERP). The CERP describes the sources of pollution impacting the
Southwest Stockton community. Strategies for reducing air pollution impacts and health risk
reduction from these sources were evaluated and selected as part of the public engagement process
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between the AB 617 Community Steering Committee, SIVAPCD, and CARB. The Port is an active
member of the AB 617 planning group for the Stockton area.

The Port has several port-wide programs aimed at reducing emissions throughout the Port. The Port
operates a Clean Truck Program, which helps to ensure that trucks used throughout the Port are
cleaner options. This program reduces Port-wide emissions and makes certain that tenant fleets are
up to date. The Port also requires tenants to route inbound and outbound truck traffic through an
internal Port route to minimize impacts on nearby communities. The Port has also committed to
modernizing its own truck fleet, including its purchase of electric vehicles to replace older, gasoline-
powered trucks, and retrofit of diesel-powered equipment with new emission control technologies.

The Port is seeking grants to buy zero-emissions equipment and help terminal operators secure
grants. The Port is seeking both grants for Port-owned equipment and can support its tenants by
helping them apply for grants as well. For the tenants, the Port will hold grant application workshops
for operators, issue regular updates on grant opportunities, provide guidance on grant management,
and could apply for funds directly, helping to defray the costs of assembling competitive
applications. One potential area of focus is to seek grant funds for the development and
demonstration of larger bulk-cargo equipment, such as bulldozers or loaders, for which there is very
little zero-emission advancement today.

The Port has made significant steps towards its goal to “green” its entire fleet of cargo-handling
equipment. In early 2018, the Port partnered with SIVAPCD and CARB to acquire two zero-emission,
multiuse DANNAR mobile power sources fitted with forklift, scissor lift, and dump capabilities. In
addition to these units, a zero-emissions railcar mover has also been acquired and is now operational
in the Port.

Working in tandem with the Ports of Long Beach and Oakland, the Port successfully competed for
grant funding as part of CARB's Zero and Near-Zero Emission Freight Facilities Program to receive an
additional 34 forklifts from XL Lifts, a company specializing in zero and low-emissions forklifts.

Recently, the Port was awarded a $50 million grant from CARB for a transformative demonstration of
a near-zero and zero-emissions supply chain. The larger START project also includes the Ports of
Oakland as well as more than 100 pieces of zero-emission terminal equipment.

The Port is also working with tenants and the SJVAPCD to repower and retrofit its existing cargo-
handling equipment with lower emission engines for improved air quality. Projects that have resulted
in direct emissions reductions, demonstrating the beginning of the Port’s longer-term emissions
plans and strategies, include the following:

e Replacing four older gasoline-powered trucks with new zero-emission electric vehicles for use
on docks and implementing more than 30 electrical vehicle charging stations.

Final Environmental Impact Report 27 November 2023



e Acquiring two zero-emission, multiuse DANNAR mobile power sources fitted with forklift,
scissor lift, and dump capabilities.

e Working in tandem with the Ports of Long Beach and Oakland, the Port was awarded grant
funding as part of CARB's Zero- and Near-Zero Emission Freight Facilities Program to receive
34 forklifts from XL Lifts, a company specializing in zero- and near-zero-emissions forklifts.

¢ Obtaining a zero-emissions railcar mover in late 2020.

Other measures include the following:

e The Port has installed shore-side electrical power for tugs, which significantly reduces tug
idling time and emissions.

¢ During dredging activities, port contractors operate an electric rather than diesel-powered
dredge. This reduces air emissions by using a clean, renewable energy source instead of
burning fossil fuels.

e The Port's Truck Traffic Control Plan has been finalized. The Port has installed signage on
Rough & Ready Island directing truck traffic to the Stockton Port Expressway. This will ease
congestion and reduce emissions in the nearby Boggs Tract neighborhood.

e The Port is also developing a comprehensive Clean Air Plan (CAP). The CAP strategies are
intended to guide the Port’s policy, land use, and procurement decisions to reduce air- and
climate-related community impacts. The strategies may be implemented in any number of
ways, including the following:

- New voluntary programs, such as incentive or recognition programs;

- Requirements in the tariff—the Port’s "rulebook”;

- Conditions in new leases or in existing leases that are under active renewal and
negotiations;

- Mitigation measures in environmental documents under CEQA, or through partnerships
with other agencies.

- For each strategy, the Port will assess the implementation options to figure out the
most effective approach, working with its many stakeholders every step of the way.

2.5 Responses to Individual Comments

This section presents the individual comment letters received on the DEIR with comments coded. It
also presents responses to the coded comments included in the letters.
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CARB-1

Gavin Newsom, Governor
C A L I F O R N I A Jared Blumenfeld, CalEPA Secretary

AIR RESOURCES BOARD Liane M. Randolph, Chair

March 1, 2022

Jason Cashman
Environmental Manager

Port of Stockton

2201 West Washington Street
Stockton, California 95203
ceqa@stocktonport.com

Dear Jason Cashman:

Thank you for providing the California Air Resources Board (CARB) with the opportunity to
comment on the T.C. NO CAL. Development Warehousing and Distribution Facility Project
(Project) Draft Environmental Impact Report (DEIR), State Clearinghouse No. 2021080499.
The Project site is located within the Port of Stockton (Port), California, which is the lead
agency for California Environmental Quality Act (CEQA) purposes.

The Project consists of the issuance of a lease to TC NO. CAL. Development that would allow
for the construction of a new 655,200 square foot warehouse building, 293,951 square foot
outdoor storage area, and contaminated soil remediation on approximately 60 acres of the
Port’s West Complex. The Port is expecting the warehouse building to be used by
commercial operators for distribution services. Uses may include wholesaling and
distribution, warehousing, or light manufacturing. Building products and consumer goods
would be received via rail or truck, unloaded, and then stored at the facility before being
shipped to local, regional, and state markets by truck and rail. The Project would result in a
cargo throughput of 32,287 annual inbound truck calls, 63,211 outbound truck calls and
2,053 inbound rail calls per year.

Industrial facilities, like the facility described in the Project, can result in high volumes of
heavy-duty diesel trucks, locomotive operations and operation of on-site equipment (e.g.,
forklifts and yard tractors) that emit toxic diesel emissions, and contribute to regional air
pollution and global climate change.' Governor Gavin Newsom signed Executive Order
N-79-20 on September 23, 2020. The executive order states: "It shall be a goal of the State
that 100 percent of in-state sales of new passenger cars and trucks will be zero-emission by
2035. It shall be a further goal of the State that 100 percent of medium and heavy-duty
vehicles in the State be zero-emission by 2045 for all operations where feasible and by 2035
for drayage trucks. It shall be further a goal of the State to transition to 100 percent
zero-emission off-road vehicles and equipment by 2035 where feasible.” The executive order
further directs the development of regulations to help meet these goals. To ensure that lead

1. With regard to greenhouse gas emissions from this project, CARB has been clear that local governments and
project proponents have a responsibility to properly mitigate these impacts. CARB's guidance, set out in detail
in the Scoping Plan issued in 2017, makes clear that in CARB's expert view, local mitigation is critical to
achieving climate goals and reducing greenhouse gases below levels of significance.
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CARB-1
(cont.)

Jason Cashman
March 1, 2022
Page 2

agencies, like the Port, stay in step with evolving scientific knowledge to protect public
health from adverse air quality and greenhouse gas impacts from the transportation sector,
which serves as the basis of the Governor’s Executive Order N-79-20, CARB staff urges the
Port and applicant to construct and operate the Project using the zero-emission technologies
recommended in this letter.

CARB submitted a comment letter, which is attached to this letter, on the Notice of
Preparation (NOP) for the DEIR released in August 2021. CARB’s comments, dated
October 1, 2021, highlighted the need for preparing a health risk assessment (HRA) for the
Project. The letter also encouraged the Port and applicant to implement all existing and
emerging zero-emission technologies to minimize exposure to diesel particulate matter
(diesel PM) and nitrogen oxides (NOx) emissions for all neighboring communities, and to
minimize the greenhouse gases that contribute to climate change. Since the Project is
located near the Stockton community, which has been designated as a disadvantaged
community under Assembly Bill (AB) 617 (C. Garcia, Chapter 136, Statutes of 2017)?, CARB's
comments on the NOP expressed concerns with the potential cumulative health risks
associated with the construction and operation of the Project. CARB reviewed the DEIR and
has the following concerns:

The Port Must Implement All Feasible Mitigation Measures to
Reduce the Project’s Potentially Cumulatively Considerable Impact
on Air Quality and Public Health

Chapter 3.2 (Air Quality) of the DEIR concludes that NOx emitted during Project operation
would exceed the San Joaquin Valley Air Pollution Control District's (SJVAPCD) significance
thresholds. To reduce the Project’s impact on air quality, the DEIR included five mitigation
measures summarized below.

MM-AQ-1: Require construction contractors to minimize heavy-duty construction equipment
idling time to 2 minutes when feasible.

MM-AQ-2: Use construction equipment equipped with Tier 4 engines.

MM-AQ-3: Require all trucks serving the Project to minimize idling duration to 2 minutes.
MM-AQ-4: Encourage customers to utilize 2017 or newer trucks to transport cargo.
MM-AQ-5: Require terminal and yard equipment to be the cleanest available equipment.

After implementing these measures, the Port concluded in the DEIR that the Project’s impact
on air quality would be reduced to a less than significant level. However, the DEIR

2. Assembly Bill 617, Garcia, C., Chapter 136, Statutes of 2017, modified the California Health and Safety Code,
amending § 40920.6, § 42400, and § 42402, and adding § 39607.1, § 40920.8, § 42411, § 42705.5, and
§ 44391.2.



CARB-2

CARB-3|

CARB-4

Jason Cashman
March 1, 2022
Page 3

acknowledges that Project is located near other past, present, and reasonably foreseeable
future industrial projects located around the Port. Because of this, the Port concluded in
Chapter 4.2.1 (Cumulative Impacts for Affected Environmental Resource Areas) that the
operation of the Project in conjunction with these projects would result in a cumulatively
significant impact on air quality and public health after mitigation.

Some of the mitigation measures presented in the DEIR, aimed to reduce the Project's air
quality impacts, lack enforceability. The operational mitigated air pollutant emissions shown
in the DEIR assumes all trucks serving the Project would be model year 2017 or later.
However, MM-AQ-4 would not require tenants to use model year 2017 trucks, but rather
would encourage tenants to use them. Based on CARB's review of the Project's air quality
analysis, unless all trucks were model year 2017 or later, the Project's air quality impacts
would likely remain significant even after all mitigation measures are applied. For MM-AQ-4
to be useful, the measure must require, rather than encourage, all customers to utilize 2017
or newer trucks to transport cargo. In addition, this measure must have some method of
enforcement. If there is no plan to enforce MM-AQ-4, the Port must re-model the Project's
operational mitigated air quality emissions conservatively assuming that MM-AQ-4 will not be
fully implemented.

Furthermore, MM-AQ-5 would require terminal and yard equipment to be the cleanest
available equipment with a first preference for zero-emission equipment, a second
preference for near-zero equipment, and then for the cleanest available equipment if neither
zero nor near-zero equipment are available or feasible. The Port does not provide criteria
used to determine how zero-emission equipment is available or feasible, leaving this criteria
to be determined by the tenants. Zero-emission yard equipment is widely available and can
be purchased using incentive funding from CARB’s Clean Off-Road Equipment Voucher
Incentive Project (CORE).?

Since the Project, in conjunction with existing and planned facilities at the Port, would result
in cumulatively considerable impacts on air quality and public heath, CARB staff urges the
Port and applicant to implement all feasible mitigation measures to reduce the Project’s
impact on public health. Even where impacts will remain significant and unavoidable after
mitigation, CEQA nevertheless requires that all feasible mitigation measures be incorporated
(see California Public Resources Code§ 21081; 14 CCR§ 15126.2(b)). To meet this
requirement, the Port must add the feasible emission reduction measures listed below in the
Final Environmental Impact Report (FEIR) to reduce the Project’s significant adverse air
quality impacts:

e In construction contracts, include language that requires all heavy-duty trucks entering
the construction site, during all construction phases, be model year 2014 or later.

3 Clean Off-Road Equipment Voucher Incentive Project. Accessible at: https://californiacore.org/how-
toparticipate/
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e Require all heavy-duty trucks entering or on the Project site to be model year 2014 or
later, expedite a transition to zero-emission vehicles, and be fully zero-emission
beginning in 2023. A list of commercially available zero-emission trucks can be
obtained from the Hybrid and Zero-emission Truck and Bus Voucher Incentive Project
(HVIP).* Additional incentive funds can be obtained from the Carl Moyer Program and
Voucher Incentive Program.®

e Include contractual language in tenant lease agreements that requires all service
equipment (e.g., yard hostlers, yard equipment, forklifts, and pallet jacks) used within
the Project site to be zero-emission.

e Include rooftop solar panels for each proposed warehouse to the extent feasible, with
a capacity that matches the maximum allowed for distributed solar connections to
the grid.

The FEIR Should Include a Feasible Mitigation Measure that
Ensures the Project Uses the Cleanest Switcher and Line-Haul
Locomotives Available

To meet the emission reduction targets established by Executive Order N-79-20, CARB is
presently developing regulatory concepts for the In-Use Locomotive Regulation to reduce air
pollutant emissions, toxic air contaminants and greenhouse gas emissions from locomotives
operating through California. These concepts would require locomotive operators to
mitigate diesel PM emissions by paying into an account used by the operators to develop or
purchase zero-emission locomotives. The proposed concepts would also prohibit the
operation of locomotives with an original engine build date that is 23 years or older starting
in 2030, limit locomotive idling durations to 30 minutes, and require operators to register
their locomotives with CARB. More information about the proposed In-Use Locomotive
Regulation and associated workshops can be obtained from CARB’s website:
https://wwZ2.arb.ca.gov/our-work/programs/reducing-rail-emissions-california.

Based on emerging technologies in batteries and hydrogen fuel cells, zero-emission
locomotives are becoming a reality and could be used in the near future to meet the needs
of the Project. CARB has sponsored, and continues to sponsor, demonstration projects to
accelerate the adoption of clean freight technologies and reduce air pollution caused by the
movement of goods throughout the State. CARB’s Zero and Near Zero-Emission Freight
Facilities Program successfully demonstrated batteries in locomotives that could be

4. Zero-Emission Truck and Bus Voucher Incentive Project. Accessible at: https://californiahvip.org/
5. Carl Moyer Program and Voucher Incentive Program. https://wwZ2.arb.ca.gov/carl-moyer-program-apply
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developed further and applied to the Project.® Although there are no demonstration projects
currently funded by CARB, there are demonstration projects presently underway that focus
on battery-electric and hydrogen zero-emission locomotive technologies. An example of
these demonstration projects is provided below.

e Lithium-ion Battery Technology. “Progress Rail, a Caterpillar company, has reached
an agreement with Pacific Harbor Line to supply its new EMD® Joule battery electric
locomotive for a demonstration project operating in the POLA and POLB, California.
The new, six-axle locomotive will feature the latest lithium-ion battery technology and
battery management system, alongside alternating current (AC) traction and
state-of-the-art electronics. The locomotive includes battery capacity of 2.4 megawatt
hours, for a run time of up to 24 hours, depending upon charging and utilization. It is
anticipated for delivery in the second half of 2021."7

e Hydrogen-Powered Locomotive Pilot Project. In December 2020, Canadian Pacific
(CP) has announced plans to develop line-haul hydrogen-powered locomotive
technology. The “[hlydrogen Locomotive Program will retrofit a line-haul locomotive
with hydrogen fuel cells and battery technology to drive the locomotive's electric
traction motors. Once operational, CP will conduct rail service trials and qualification
testing to evaluate the technology's readiness for the freight-rail sector.”®

¢ Ultium Battery and HYDROTEC Hydrogen Fuel Cell Technology. In June 2021,
Wabtec Corporation and General Motors (GM) announced develop and commercialize
GM's Ultium battery technology and HYDROTEC hydrogen fuel cell systems.?

With the development of locomotive technology presently underway, and the goals set by
Executive Order N-79-20, it is reasonable to expect that zero-emission switcher and line-haul
locomotives could be available by 2030. To this end, CARB staff urges the Port and applicant
to present a mitigation measure in the FEIR that requires all switcher and line-haul
locomotives serving the Project to be zero-emission.

6. California Air Resources Board (CARB), 2020. CARB’s Zero and Near Zero-emission Freight Facility Program.
Accessible at https://ww2.arb.ca.gov/news/carb-announces-more-200-million-new-funding-clean-freight-
transportation#: ~:text=The %20goal%200f%20CARB's%20Zero,commercialization %200f%20these %20technolo
gies%20statewide

7. Progress Rail, 2020. Progress Rail and Pacific Harbor Line Sign Agreement. Accessible at
https://www.progressrail.com/en/Company/News/PressReleases/ProgressRailAndPacificHarborLineSignAgreem
entForBatteryLocomotive.html

8. Canadian Pacific, 2020. CP announces hydrogen-powered locomotive pilot project. Accessible at
https://www.cpr.ca/en/media/cp-announces-hydrogen-powered-locomotive-pilot-project

9. General Motors, 2021. Wabtec and GM to Develop Advanced Ultium Battery and HYDROTEC Hydrogen Fuel
Cell Solutions for Rail Industry. Accessible at
https://plants.gm.com/media/us/en/gm/home.detail.html/content/Pages/news/us/en/2021/jun/0615-
wabtec.html
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The DEIR Does Not Specify if the Project Would be Used for
Cold Storage

In Chapter 2 (Project Description) of the DEIR, the Port does not specify if the Project would
include the operation of on-site cold storage uses. Consequently, air pollutant emissions
associated with cold storage operation were not included in the DEIR. Should the Project
later include cold storage uses, residences in the Stockton community near the Project-site
could be exposed to significantly higher levels of toxic diesel PM and nitrogen oxides (NOx),
and greenhouse gases when compared trucks, trailers, and rail cars without Transport
Refrigeration Units (TRUs). To ensure TRUs will not operate within the Project site without
first quantifying and mitigating their potential impacts, the Port must include one of the
following design features in the FEIR:

e A Project design measure requiring contractual language in tenant lease agreements
that prohibits tenants from operating TRUs within the Project-site; or

e A condition requiring a restrictive covenant over the parcel that prohibits the
applicant’s use of TRUs on the property, unless the applicant seeks and receives an
amendment to its conditional use permit allowing such use.

If the Port and applicant later chooses to allow TRUs to operate within the Project site, the
Port must re-model the Project’s air quality impact analysis and HRA to account for potential
health risk impacts. The updated air quality impact analysis and HRA should include the
following air pollutant emission reduction measures:

e Include contractual language in tenant lease agreements that requires all
loading/unloading docks and trailer or container spaces to be equipped with electrical
hookups for trucks with TRU or auxiliary power units. This requirement will
substantially decrease the amount of time that a TRU powered by a fossil-fueled
internal combustion engine can operate at the Project-site. Use of zero-emission
all-electric plug-in TRUs, hydrogen fuel cell transport refrigeration, and cryogenic
transport refrigeration are encouraged and can also be included in lease
agreements.®

e Include contractual language in tenant lease agreements that requires all TRUs
entering the project site to be plug-in capable.

10. CARB’s Technology Assessment for Transport Refrigerators provides information on the current and
projected development of TRUs, including current and anticipated costs. The assessment is available at:
https://www.arb.ca.gov/msprog/tech/techreport/tru_07292015.pdf.
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The Port Uses Modeling Assumptions Unsupported by
Substantial Evidence

The Project's operational mobile source air pollutant emissions may have been
underestimated in the DEIR by using trip lengths and operational durations unsupported by
substantial evidence. Chapter 3.2 (Air Quality) of the DEIR shows that the Project operational
emissions of NOx would exceed the SJVAPCD significance thresholds and would be reduced
to a less than significant level after the implementation of MM-AQ-1 through MM-AQ-5. The
Project's operational air pollutant emissions were estimated under the assumption that the
Project would not operate more than 313 days out of the year (see Table 21 in Appendix D
of the DEIR). However, this conflicts with the operating assumptions presented in Chapter
2.7 (Proposed Project Operations) of the DEIR, which assumes the Project would operate 365
days out of the year. The Port should revise the assumptions used to estimate the Project's
operational emissions to be consistent with those used in the Project's description and
present the updated unmitigated and mitigated air pollutant emissions in the FEIR.

The Port estimated the Project's operational air pollutant emissions using the assumption
that the heavy-duty trucks and trains serving the Project would travel a distance of 22 and 25
miles, respectively. There is a concern that these trip distances could be underestimated as
Project-related heavy-duty trucks and trains transporting goods could travel greater
distances, such as to the Port of Oakland or Port of Point San Pablo. Unless the Port restricts
the Project's truck and train trip distances to those specified in the Project's air quality
analysis, the Port must remodel the Project's air quality impacts assuming a trip distance
supported by substantial evidence.

Conclusion

CARB is concerned about the potential air quality impacts should the Port approve the
Project and the assumptions used to evaluate those impacts in the DEIR. The Project is
located within proximity to residences within the Stockton community, which has been
designated as a disadvantaged community under AB 617. The DEIR evaluates Project air
quality impacts assuming that unenforceable mitigation measures will be implemented once
the Project is operational. The DEIR does not include any mitigation measures to reduce the
air pollutant emissions generated by the switcher and line-haul locomotives serving the
Project. The DEIR may not have accounted for diesel PM emissions from trucks with TRUs or
accounted for TRUs on rail cars when evaluating the Project’s cancer risk impacts. Lastly, the
Port evaluated air quality using unsubstantiated truck and trail trip distances and inconsistent
annual operating days.

Given the breadth and scope of projects subject to CEQA review throughout California that
have air quality and greenhouse gas impacts, coupled with CARB's limited staff resources to
substantively respond to all issues associated with a project, CARB must prioritize its
substantive comments here based on staff time, resources, and its assessment of impacts.
CARB's deliberate decision to substantively comment on some issues does not constitute an
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admission or concession that it substantively agrees with the lead agency’s findings and
conclusions on any issues on which CARB does not substantively submit comments.

CARB appreciates the opportunity to comment on the DEIR for the Project and can provide
assistance on zero-emission technologies and emission reduction strategies, as needed.
Please include CARB on your list of selected State agencies that will receive the FEIR. If you
have questions, please contact Stanley Armstrong, Air Pollution Specialist via email at
stanley.armstrong@arb.ca.gov.

Sincerely,

Robert Krieger, Branch Chief, Risk Reduction Branch
Attachment

cc:  State Clearinghouse
state.clearinghouse@opr.ca.gov

Dillon Delvo, Executive Director, Little Manila Rising
dillon@littlemanila.org

Matt Holmes, Environmental Justice Director, Little Manila Rising
matt@littlemanila.org

Patia Siong, Supervising Air Quality Specialist, San Joaquin Valley Air Pollution Control
District
patia.siong@valleyair.org

Eric McLaughlin, Air Quality Specialist, San Joaquin Valley Air Pollution Control District
eric.mclaughlin@valleyair.org

Jonathan Pruitt, Environmental Justice Program Coordinator, Catholic Charities of the
Diocese of Stockton
jpruitt@ccstockton.org

Mary Elizabeth, Conservation Chair, Delta-Sierra Group,
mebeth@outlook.com

Mariah Looney, Campaign Coordinator, Restore the Delta
mariah@restorethedelta.org

Morgan Capilla, NEPA Reviewer, U.S. Environmental Protection Agency, Air Division,
Region 9
capilla.morgan@epa.gov

Stanley Armstrong, Air Pollution Specialist, Risk Reduction Branch



Gavin Newsom, Governor
C A L I F O R N I A Jared Blumenfeld, CalEPA Secretary

AIR RESOURCES BOARD Liane M. Randolph, Chair

October 1, 2021

Jason Cashman

Environmental and Regulatory Affairs Manager
Port of Stockton

2201 West Washington Street

Stockton, California 95203

cega@stocktonport.com
Dear Jason Cashman:

Thank you for providing the California Air Resources Board (CARB) with the opportunity to
comment on the Notice of Preparation (NOP) for the TC NO. CAL. Development
Warehousing and Distribution Facility Project (Project) Draft Environmental Impact Report
(DEIR), State Clearinghouse No. 2021080499. The Project site is located within the Port of
Stockton (Port), California, which is the lead agency for California Environmental Quality Act
(CEQA) purposes.

The Project consists of the issuance of a lease to TC NO. CAL. Development that would allow
for the construction of a new 655,200 square foot warehouse building, 293,951 square foot
outdoor storage area, and contaminated soil remediation on approximately 60 acres of the
Port’'s West Complex. The warehouse building is expected to be used by a commercial
operator for distribution services, which may include wholesaling and distribution,
warehousing, or light manufacturing. Building products and consumer goods would be
received via rail or truck, unloaded, and then stored at the facility before being shipped to
local, regional, and state markets by truck and rail. According to the NOP, the Project would
result in a cargo throughput of 32,287 annual inbound truck calls, 63,211 outbound truck
calls and 2,053 inbound rail calls per year.

Industrial development, such as the Project, can result in high daily volumes of heavy-duty
diesel truck and rail traffic and operation of on-site equipment (e.g., forklifts and yard
tractors) that emit toxic diesel emissions, and contribute to regional air pollution and global
climate change." The proposed warehouse building will be located approximately a half a
mile from the Stockton community. This community has been designated as a disadvantaged
community under Assembly Bill (AB) 617 (C. Garcia, Chapter 136, Statutes of 2017)? and

1. With regard to greenhouse gas emissions from this project, CARB has been clear that local governments and
project proponents have a responsibility to properly mitigate these impacts. CARB’s guidance, set out in detail
in the Scoping Plan issued in 2017, makes clear that in CARB’s expert view, local mitigation is critical to
achieving climate goals and reducing greenhouse gases below levels of significance.

2 Assembly Bill 617, Garcia, C., Chapter 136, Statutes of 2017, modified the California Health and Safety Code,
amending § 40920.6, § 42400, and § 42402, and adding § 39607.1, § 40920.8, § 42411, § 42705.5, and §
44391.2.
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therefore, CARB is concerned about localized air pollutant exposure at the neighborhood
level, as well as the Project’s regional air quality impacts.

The Project Would Increase Exposure to Air Pollution in
Disadvantaged Communities

The Project, in conjunction with the operation of the other industrial development within the
Port of Stockton, will expose the nearby Stockton community to increased levels of air
pollution. Addressing the disproportionate impacts that air pollution has on disadvantaged
communities is a pressing concern across the State, as evidenced by statutory requirements
compelling California’s public agencies to target these communities for clean air investment,
pollution mitigation, and environmental regulation. The following three pieces of legislation
need to be considered and included in the DEIR when developing a project like this near a
disadvantaged community:

Senate Bill 535 (De Ledn, 2012)

Senate Bill 535 (De Ledn, Chapter 830, 2012)3 recognizes the potential vulnerability of
low-income and disadvantaged communities to poor air quality and requires funds to be
spent to benefit disadvantaged communities. The California Environmental Protection
Agency (CalEPA) is charged with the duty to identify disadvantaged communities. CalEPA
bases its identification of these communities on geographic, socioeconomic, public health,
and environmental hazard criteria (Health and Safety Code, section 39711, subsection (a)). In
this capacity, CalEPA currently defines a disadvantaged community, from an environmental
hazard and socioeconomic standpoint, as a community that scores within the top 25 percent
of the census tracts, as analyzed by the California Communities Environmental Health
Screening Tool Version 3.0 (CalEnviroScreen).* This Project is located with the boundary of
the Stockton community. The maximum CalEnviroScreen score for the Stockton community is
in the top 1 percent, indicating that the area is home to some of the most vulnerable
neighborhoods in the State. The air pollution levels in the Stockton community routinely
exceed state and federal air quality standards. CARB urges the Port to ensure that the
Project does not adversely impact neighboring disadvantaged communities.

Senate Bill 1000 (Leyva, 2016)

Senate Bill 1000 (SB 1000) (Leyva, Chapter 587, Statutes of 2016)° amended California’s
Planning and Zoning Law. SB 1000 requires local governments that have identified

3 Senate Bill 535, De Ledn, K., Chapter 800, Statutes of 2012, modified the California Health and Safety Code,
adding § 39711, § 39713, § 39715, § 39721and § 39723.

4 "CalEnviroScreen 3.0.” Oehha.ca.gov, California Office of Environmental Health Hazard Assessment, June
2018, https://oehha.ca.gov/calenviroscreen/report/calenviroscreen-30

5 Senate Bill 1000, Leyva, S., Chapter 587, Statutes of 2016, amended the California Health and Safety Code, §
65302.
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disadvantaged communities to incorporate the addition of an environmental justice element
into their general plans upon the adoption or next revision of two or more elements
concurrently on or after January 1, 2018. SB 1000 requires environmental justice elements to
identify objectives and policies to reduce unique or compounded health risks in
disadvantaged communities. Generally, environmental justice elements will include policies
to reduce the community’s exposure to pollution through air quality improvement. SB 1000
affirms the need to integrate environmental justice principles into the planning process to
prioritize improvements and programs that address the needs of disadvantaged
communities.

Assembly Bill 617 (Garcia, 2017)

The State of California has emphasized protecting local communities from the harmful effects
of air pollution through the passage of AB 617. AB 617 requires CARB to develop the
process that creates new community-focused and community-driven action to reduce air
pollution and improve public health in communities that experience disproportionate
burdens from exposure to air pollutants. In response to AB 617, CARB established the
Community Air Protection Program with the goal of reducing exposure in communities
heavily impacted by air pollution. As part of its role in implementing AB 617, CARB must
annually consider the selection of communities for development and implementation of
community air monitoring plans and/or community emission reduction programs for those
communities affected by a high cumulative exposure burden. The Stockton community is one
of 15 communities statewide chosen thus far for inclusion in the Community Air Protection
Program.

The Stockton community was selected for the development of both a Community Air
Monitoring Plan and a Community Emissions Reduction Program (CERP) due to its high
cumulative exposure burden, the presence of a significant number of sensitive populations
(children, elderly, and individuals with pre-existing conditions), and the socioeconomic
challenges experienced by its residents. CARB approved the Stockton CERP in July 2021,
which describes strategies to achieve emissions and exposure reductions throughout this
community, including significantly reducing or eliminating emissions from heavy-duty mobile
sources and industrial stationary sources.

Health-harming emissions, including particulate matter (PM), toxic air contaminants, and
diesel PM generated from the proposed increase in warehouse development in the Project
area will negatively impact the community, which is already disproportionately impacted by
air pollution from existing freight operations as well as stationary sources of air pollution. Part
of the AB 617 process required CARB and the San Joaquin Valley Air Pollution Control
District (SJVAPCD) to create a highly resolved inventory of air pollution sources within this
community.
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The DEIR Should Quantify and Discuss the Potential Cancer Risks
from Project Operation

Since the Project is near a community that is already burdened by multiple air pollution
sources, CARB urges the Port and applicant to prepare a health risk assessment (HRA) for the
Project. The HRA should account for all potential operational health risks from Project-related
diesel particulate matter (diesel PM) emission sources, including, but not limited to, back-up
generators, on-site diesel-powered equipment, locomotives, and heavy-duty trucks. The HRA
should also determine if the operation of the Project in conjunction with past, present, and
reasonably foreseeable future projects or activities would result in a cumulative cancer risk
impact on nearby residences. To reduce diesel PM exposure and associated cancer risks,
CARB urges the Port and applicant to include all the air pollution reduction measures listed in
Attachment A.

Since the Project description provided in the NOP does not explicitly state that the proposed
industrial land uses would not be used for cold storage, there is a possibility that trucks and
trailers visiting the Project-site would be equipped with TRUs.® TRUs on trucks and trailers
can emit large quantities of diesel exhaust while operating within the Project-site. Residences
and other sensitive receptors (e.g., daycare facilities, senior care facilities, and schools)
located near where these TRUs could be operating, would be exposed to diesel exhaust
emissions that would result in a significant cancer risk impact to the nearby community. If the
Project would be used for cold storage, CARB urges the Port to model air pollutant
emissions from on-site TRUs in the DEIR, as well as include potential cancer risks from on-site
TRUs in the Project’s HRA. If the Project will not be used for cold storage, CARB urges the
Port to include one of the following design measures in the DEIR:

e A Project design measure requiring contractual language in tenant lease agreements
that prohibits tenants from operating TRUs within the Project-site; or

e A condition requiring a restrictive covenant over the parcel that prohibits the
applicant’s use of TRUs on the property unless the applicant seeks and receives an
amendment to its conditional use permit allowing such use.

The HRA prepared in support of the Project should be based on the latest Office of
Environmental Health Hazard Assessment’s (OEHHA) guidance (2015 Air Toxics Hot Spots
Program Guidance Manual for Preparation of Health Risk Assessments),” and CARB’s Hot
Spots Analysis and Reporting Program (HARP2 model). The Project’s mobile PM emissions
used to estimate the Project’s cancer risk impacts should be based on CARB’s latest 2021

6 TRUs are refrigeration systems powered by integral diesel engines that protect perishable goods during
transport in an insulated truck and trailer vans, rail cars, and domestic shipping containers.

7. Office of Environmental Health Hazard Assessment (OEHHA). Air Toxics Hot Spots Program Guidance
Manual for Preparation of Health Risk Assessments. February 2015. Accessed at:
https://oehha.ca.gov/media/downloads/crnr/2015guidancemanual.pdf.

4
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Emission Factors model (EMFAC2021). Mobile emission factors can be easily obtained by
running the EMFAC2021 Web Database: https://arb.ca.gov/emfac/.

The HRA should evaluate and present the existing baseline (current conditions), future
baseline (full build-out year, without the Project), and future year with the Project. The health
risks modeled under both the existing and the future baselines should reflect all applicable
federal, state, and local rules and regulations. By evaluating health risks using both baselines,
the public and planners will have a complete understanding of the potential health impacts
that would result from the Project.

The DEIR Should Quantify and Discuss the Potential Cancer Risks
from Project Construction

In addition to the health risks associated with operational diesel PM emissions, health risks
associated with construction diesel PM emissions should also be included in the air quality
section of the DEIR and the Project’'s HRA. Construction of the Project would result in
short-term diesel PM emissions from the use of both on-road and off-road diesel equipment.
The OEHHA guidance recommends assessing cancer risks for construction projects lasting
longer than two months. Since construction would very likely occur over a period lasting
longer than two months, the HRA prepared for the Project should include health risks for
existing residences near the Project-site during construction.

The HRA should account for all diesel PM emission sources related to Project construction,
including, but not limited to, off-road mobile equipment, diesel generators, and on-road
heavy-duty trucks. As previously stated in first section of this letter, the cancer risks evaluated
in the construction HRA should be based on the latest OEHHA guidance and CARB’s HARP2
model. The cancer risks reported in the HRA should be calculated using the latest emission
factors obtained from CARB'’s latest EMFAC (currently EMFAC 2021) and off-road models.

Conclusion

To reduce the exposure of toxic diesel PM emissions in disadvantaged communities already
impacted by air pollution, the final design of the Project should include all existing and
emerging zero-emission technologies to minimize diesel PM and NO, emissions, as well as
the greenhouse gases that contribute to climate change. CARB encourages the Port and
applicant to implement the measures listed in Attachment A.

Given the breadth and scope of projects subject to CEQA review throughout California that
have air quality and greenhouse gas impacts, coupled with CARB's limited staff resources to
substantively respond to all issues associated with a project, CARB must prioritize its
substantive comments here based on staff time, resources, and its assessment of impacts.
CARB's deliberate decision to substantively comment on some issues does not constitute an
admission or concession that it substantively agrees with the lead agency’s findings and
conclusions on any issues on which CARB does not substantively submit comments.
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CARB appreciates the opportunity to comment on the NOP for the Project and can provide
assistance on zero-emission technologies and emission reduction strategies, as needed.
Please include CARB on your State Clearinghouse list of selected State agencies that will
receive the DEIR as part of the comment period. If you have questions, please contact
Stanley Armstrong, Air Pollution Specialist via email at stanley.armstrong@arb.ca.gov.

Sincerely,
%/’/’f/

Robert Krieger, Branch Chief, Risk Reduction Branch

Attachment

cc:

State Clearinghouse
state.clearinghouse@opr.ca.gov

Dillon Delvo, Executive Director, Little Manila Rising
dillon@littlemanila.org

Patia Siong, Supervising Air Quality Specialist, San Joaquin Valley Air Pollution Control
District
patia.siong@valleyair.org

Jonathan Pruitt, Environmental Justice Program Coordinator, Catholic Charities of the
Diocese of Stockton
jpruitt@ccstockton.org

Mariah Looney, Campaign Coordinator, Restore the Delta
mariah@restorethedelta.org

Morgan Capilla, NEPA Reviewer, U.S. Environmental Protection Agency, Air Division,
Region 9
capilla.morgan@epa.gov

Stanley Armstrong, Air Pollution Specialist, Risk Reduction Branch



Attachment A
Recommended Air Pollution Emission

Reduction Measures for Warehouses and

Distribution Centers

The California Air Resources Board (CARB) recommends developers and government
planners use all existing and emerging zero to near-zero emission technologies during
project construction and operation to minimize public exposure to air pollution. Below are
some measures, currently recommended by CARB, specific to warehouse and distribution
center projects. These recommendations are subject to change as new zero-emission
technologies become available.

Recommended Construction Measures

1.

Ensure the cleanest possible construction practices and equipment are used. This
includes eliminating the idling of diesel-powered equipment and providing the
necessary infrastructure (e.g., electrical hookups) to support zero and near-zero
equipment and tools.

Implement, and plan accordingly for, the necessary infrastructure to support the zero
and near-zero emission technology vehicles and equipment that will be operating

on site. Necessary infrastructure may include the physical (e.g., needed footprint),
energy, and fueling infrastructure for construction equipment, on-site vehicles and
equipment, and medium-heavy and heavy-heavy duty trucks.

In construction contracts, include language that requires all off-road diesel-powered
equipment used during construction to be equipped with Tier 4 or cleaner engines,
except for specialized construction equipment in which Tier 4 engines are not
available. In place of Tier 4 engines, off-road equipment can incorporate retrofits, such
that, emission reductions achieved are equal to or exceed that of a Tier 4 engine.

In construction contracts, include language that requires all off-road equipment with a
power rating below 19 kilowatts (e.g., plate compactors, pressure washers) used
during project construction be battery powered.

In construction contracts, include language that requires all heavy-duty trucks entering
the construction site, during the grading and building construction phases be model
year 2014 or later. All heavy-duty haul trucks should also meet CARB’s lowest optional
low-oxides of nitrogen (NO,) standard starting in the year 2022."

1. In 2013, CARB adopted optional low-NOx emission standards for on-road heavy-duty engines. CARB
encourages engine manufacturers to introduce new technologies to reduce NOx emissions below the current
mandatory on-road heavy-duty diesel engine emission standards for model-year 2010 and later. CARB's

1



6. In construction contracts, include language that requires all construction equipment
and fleets to be in compliance with all current air quality regulations. CARB is available
to assist in implementing this recommendation.

Recommended Operation Measures

1. Include contractual language in tenant lease agreements that requires tenants to use
the cleanest technologies available, and to provide the necessary infrastructure to
support zero-emission vehicles and equipment that will be operating on site.

2. Include contractual language in tenant lease agreements that requires all
loading/unloading docks and trailer spaces be equipped with electrical hookups for
trucks with transport refrigeration units (TRU) or auxiliary power units. This
requirement will substantially decrease the amount of time that a TRU powered by a
fossil-fueled internal combustion engine can operate at the project site. Use of
zero-emission all-electric plug-in TRUs, hydrogen fuel cell transport refrigeration, and
cryogenic transport refrigeration are encouraged and can also be included in lease
agreements.?

3. Include contractual language in tenant lease agreements that requires all TRUs
entering the project-site be plug-in capable.

4. Include contractual language in tenant lease agreements that requires future tenants
to exclusively use zero-emission light and medium-duty delivery trucks and vans.

5. Include contractual language in tenant lease agreements that requires all service
equipment (e.g., yard hostlers, yard equipment, forklifts, and pallet jacks) used within
the project site to be zero-emission. This equipment is widely available and can be
purchased using incentive funding from CARB’s Clean Off-Road Equipment Voucher
Incentive Project (CORE).?

6. Include contractual language in tenant lease agreements that requires all heavy-duty
trucks entering or on the project site to be model year 2014 or later, expedite a
transition to zero-emission vehicles, and be fully zero-emission beginning in 2023. A
list of commercially available zero-emission trucks can be obtained from the the Hybrid
and Zero-emission Truck and Bus Voucher Incentive Project (HVIP).* Additional
insentive funds can be obtained from the Carl Moyer Program and Voucher Incentive
Program.®

7. Include contractual language in tenant lease agreements that requires the tenant to be
in, and monitor compliance with, all current air quality regulations for on-road trucks

optional low-NOx emission standard is available at: https://wwZ2.arb.ca.gov/our-work/programs/optional-
reduced-nox-standards .

2. CARB's technology assessment for transport refrigerators provides information on the current and projected
development of TRUs, including current and anticipated costs. The assessment is available at:
https://www.arb.ca.gov/msprog/tech/techreport/tru_07292015.pdf

3 Clean Off-Road Equipment Voucher Incentive Project. Accessible at: https://californiacore.org/how-to-
participate/

4 Zero-Emission Truck and Bus Voucher Incentive Project. Accessible at: https://californiahvip.org/

5 Carl Moyer Program and Voucher Incentive Program. https://wwZ2.arb.ca.gov/carl-moyer-program-apply



including CARB'’s Heavy-Duty (Tractor-Trailer) Greenhouse Gas Regulation,® Advanced
Clean Trucks Regulation,” Periodic Smoke Inspection Program (PSIP),® and the
Statewide Truck and Bus Regulation.?

8. Include contractual language in tenant lease agreements restricting trucks and support
equipment from idling longer than two minutes while on site.

9. Include rooftop solar panels for each proposed warehouse to the extent feasible, with
a capacity that matches the maximum allowed for distributed solar connections to the
grid.

10.Include contractual language in tenant lease agreements, requiring the installing of
vegetative walls™ or other effective barriers that separate loading docks and people
living or working nearby.

11.Include contractual language in tenant lease agreements, requiring all emergency
generators to be powered by a non-diesel fuel.

12.The project should be constructed to meet CalGreen Tier 2 green building standards,
including all provisions related to designated parking for clean air vehicles, electric
vehicle charging, and bicycle parking, and achieve a certification of compliance with
LEED green building standards.

6. In December 2008, CARB adopted a regulation to reduce greenhouse gas emissions by improving the fuel
efficiency of heavy-duty tractors that pull 53-foot or longer box-type trailers. The regulation applies primarily to
owners of 53-foot or longer box-type trailers, including both dry-van and refrigerated-van trailers, and owners
of the heavy-duty tractors that pull them on California highways. CARB's Heavy-Duty (Tractor-Trailer)
Greenhouse Gas Regulation is available at: https://wwZ2.arb.ca.gov/our-work/programs/ttghg

7 On June 25, 2020, CARB approved the Advanced Clean Trucks Regulation. The regulation requires
manufacturers to start the transition from diesel trucks and vans to zero-emission trucks beginning in 2024. The
rule is expected to result in about 100,000 electric trucks in California by the end of 2030 and about 300,000 by
2035. CARB is expected to consider a fleet regulation in 2021 that would be compatible with the Advanced
Clean Trucks regulation, requiring fleets to purchase a certain percentage of zero-emission trucks and vans for
their fleet operations. https://ww2.arb.ca.gov/our-work/programs/advanced-clean-trucks

8. The PSIP program requires that diesel and bus fleet owners conduct annual smoke opacity inspections of
their vehicles and repair those with excessive smoke emissions to ensure compliance. CARB’s PSIP program is
available at: https://www.arb.ca.gov/enf/hdvip/hdvip.htm

9. The regulation requires that newer heavier trucks and buses must meet particulate matter filter requirements
beginning January 1, 2012. Lighter and older heavier trucks must be replaced starting January 1, 2015. By
January 1, 2023, nearly all trucks and buses will need to have 2010 model-year engines or equivalent. CARB's
Statewide Truck and Bus Regulation is available at: https://www.arb.ca.gov/msprog/onrdiesel/onrdiesel.htm

10. Effectiveness of Sound Wall-Vegetation Combination Barriers as Near-Roadway Pollutant Mitigation
Strategies (2017) is available at: https://wwZ2.arb.ca.gov/sites/default/files/classic//research/apr/past/13-306.pdf



2.5.1 Response to the California Air Resources Board (CARB)

Comment
Code

Response

CARB-1

The Port thanks CARB for its comments on the DEIR. Please see Master Responses 1 and 2, and
Responses to Comments CARB-2 through CARB-5, which address the agency's specific comments. As
described in the Draft and FEIR, the Port is working with tenants to repower and retrofit its existing
cargo-handling equipment with lower emission engines for improved air quality Port-wide. The Port
appreciates the need for the transition to zero-emission equipment and vehicles and has
incorporated such strategies where equipment is available.

CARB-2

Please see Master Responses 1 and 2. As discussed in the DEIR, all feasible mitigation has been
applied to the proposed project. As detailed in Master Response 1, several mitigation measures have

been modified in response to public comment.

Regarding CARB’s comments on MM-AQ-4, the analysis assumes that all cargo delivery trucks meet
2017 emission standards. The Final Environmental Impact Report (FEIR) includes revisions to Section
3.2.3.4.2 to include more information on the assumptions used in the analysis and MM-AQ-4 has

been modified as follows to clarify the requirement for cargo trucks to be model 2017 or newer at a

minimum:

MM-AQ-4: Use of Clean Trucks During Operations. TC NO. CAL. Development will require all cargo

trucks entering the warehouse site to be model year 2017 or newer and encourage its customers to

use elean-trucks{defined-as-model-year2017-or-newer) zero-emission trucks to transport cargo.

Program-via-direct-orelectronic-mailings—tn-addition; TC NO. CAL. Development will require all trucks

be in compliance with CARB air quality regulations for on-road trucks, including CARB's Heavy-Duty

(Tractor-Trailer) Greenhouse Gas Regulation, Periodic Smoke Inspection Program (PSIP), and the

Statewide Truck and Bus Regulation. TC NO. CAL. Development will also educate customers about the

SJVAPCD Truck Replacement Program and CARB’s Advanced Clean Truck Program, including funding

opportunities, via direct or electronic mailings. TC NO. CAL. Development will post a copy of the

SJVAPCD Truck Replacement Program information currently available at
http://valleyair.org/grants/truck-replacement.ntm and applicable CARB regulations at the terminal.

These requirements will be posted on site and included as a contract provision.

In addition, TC NO. CAL. Development shall install at minimum one Level 3 electric charger on the

terminal in a place convenient for heavy-duty truck access within 12 months of facility operations.

CARB-3

Regarding CARB’s comments on AQ-5, MM-AQ-5 has been revised in the FEIR to specify the amount
of required zero-emission yard equipment. Specifically, the facility will be required to use at least 25
electric powered forklifts and at least 20 propane powered forklifts.

Final Environmental Impact Report 46 November 2023
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Comment

Code Response

CARB-4 Please see Master Response 1. As discussed in the DEIR and expanded upon in the FEIR, the
proposed project would result in less-than-significant impacts related to project-specific air
emissions. The DEIR included out-of-date text in the cumulative section. The proposed project's
emissions would not exceed applicable air thresholds and therefore, and impacts would not be
considered cumulatively significant under CEQA. However, the Port recognizes that the air quality in
the region has been impacted by a history of industrial operations and transportation sources,
including from Port sources. As discussed in Master Response-1, the Port has several port-wide
programs aimed at actively reducing emissions throughout the Port.

Several mitigation measures have been modified to address CARB’s comments on cumulative
impacts. For instances where a CARB proposed mitigation measure may not yet be fully feasible
specific to the proposed project, a discussion has been added regarding feasibility.

The Port has modified MM-AQ-2 to require all heavy-duty on-road trucks used during construction
to be model year 2014 or newer.

The Port has modified MM-AQ-4 to require all cargo trucks entering the site to be model year 2017
or newer. The Port cannot add the requirement for all cargo trucks to be zero emission by 2023.
While zero-emissions trucks are available, the number of trucks cannot yet meet the expected
number of trucks expected to call at the terminal. The Port understands that CARB is advancing its
ACF regulation, which will require all drayage trucks to be zero emissions by 2035. In anticipation of
this rule, the Port is working with several companies to test hydrogen fuel cell powered trucks and to
ensure hydrogen is available at the Port. The Port is also evaluating its electricity network to identify
the need for additional capacity to support electric trucks.

The Port has modified MM-AQ-5 to require a certain percentage of zero-emissions equipment.
Specifically, at least 25 of the forklifts must be zero emissions. All remaining forklifts shall be low
emissions using alternative fuels. The Port will continue to work with the applicant to identify other
equipment that can be zero emissions.

The Port has modified MM-GHG-1 to include the requirement to install a 600 kw solar system.
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Code

Response

CARB-5

As discussed in the DEIR, because there are only two mainline rail companies (UP and BNSF) that
service the entire rail network as well as interstate commerce, mainline locomotives are regulated by
the federal and state governments. CARB is addressing rail emissions through a statewide rail plan,
which includes agreements directly with the two mainline locomotive companies. The 2005 Statewide
Railyard Agreement, which was completed in 2015, included a statewide idle reduction program,
maximized the use of state and federal ultra-low-sulfur (15 ppm maximum) diesel fuel, and
established a statewide visible emissions reduction and repair program. The agreement also required
the preparation of 17 railyard inventories and HRAs. Switcher engines are also a source of emissions.
CCT has also recently upgraded several of its locomotives, including upgrading gensets and adding a
new ultra-low-emissions locomotive purchased through USEPA’s Diesel Emissions Reduction
Program. To achieve further emissions reductions would require purchases of new equipment or a
move to electrification, which is beyond the scope of one terminal project.

In terms of switching locomotives, the Port acquired and began using a battery electric locomotive
railcar mover in 2021. This is now being used throughout the Port. The Port is actively engaged in

obtaining funding to further invest in zero-emission railcar switching equipment.

CARB-6

As described in the DEIR, the proposed project is the construction and operation of a warehouse and
distribution facility for bulk building products and consumer goods. The are no designs or plans to
construct or support refrigerated units per the applicant’s proposal. To address this concern, the
following project condition has been added to the FEIR:

Project Condition 1: TC NO. CAL. Development or sublessor cannot support Transport Refrigeration

Units (TRUs) at the site without prior Port approval.

This project condition will be added as a lease measure.

CARB-7

The operational emissions inventory was revised to assume mobile sources operate 365 days per year
rather than 313 days per year (see Appendix D, Tables 21 [Revised], 24-26 [Revised], 34-35 [Revised],
and 40 [Revised]).

This revision results in a small increase in the annual emissions generated by employee (passenger)
vehicles (see Tables 34 [Revised] and 35 [Revised] in Appendix D). However, emissions remain below
significant.

The revision does not affect the annual emissions generated by delivery trucks or yard hostlers. As
shown in Tables 21 (Revised) and 24-26 (Revised), annual emissions from these sources are calculated
based on annual activity rates provided by TC NO. CAL. Development and are unchanged compared
to the original versions included in Appendix D of the DEIR. The number of days per year is used to
calculate average daily activity rates that are presented in these tables for informational purposes
only as SJVAPCD has not established daily emissions thresholds of significance under CEQA. Further,
the air dispersion model does not need to be revised as AERMOD was run with unit emission rates
and source-specific emission factors (EMISFACT) to account for the hours of the day in which a
source may operate. The HRA also does not require updating as the annualized gram-per-second

Final Environmental Impact Report 48 November 2023




Comment

Code Response

emission rates used in the HRA correctly average the annual emission rates over 365 days per year
and the source-specific number of hours per day (see Table 44 of Appendix D). For consistency with
Table 21 (Revised), an updated version of the trip rates table used for the HRA is included in this

response (see Table 40 [Revised]). Thus, no revisions to the air dispersion model or HRA are required.

CARB-8 The Port thanks CARB for its comments on the DEIR. Please see the Responses to Comments CARB-2
through CARB-7, which address the agency's specific comments. The Port will send CARB the FEIR

ahead of its consideration by the Board of Commissioners.

Please note, as stated in the DEIR, the comments in the attached October 1, 2021, letter from ARB on

the NOP was considered in development of the DEIR.
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State of California — Natural Resources Agency GAVIN NEWSOM, Governor
DEPARTMENT OF FISH AND WILDLIFE CHARLTON H. BONHAM, Director /&
Bay Delta Region

2825 Cordelia Road, Suite 100
Fairfield, CA 94534

(707) 428-2002
www.wildlife.ca.gov

February 24, 2022

Jason Cashman, Environmental Manager
Port of Stockton

2201 West Washington Street

Stockton, CA 95203
jcashman@stocktonport.com

Subject: T.C. NO. CAL. Warehousing and Distribution Facility Project, Draft
Environmental Impact Report, SCH No. 2021080499, City of Stockton,
San Joaquin County

Dear Mr. Cashman:

The California Department of Fish and Wildlife (CDFW) reviewed the draft
Environmental Impact Report (EIR) from the Port of Stockton for the T.C. NO. CAL.
Warehousing and Distribution Facility Project (Project) pursuant to the California
Environmental Quality Act (CEQA) and CEQA Guidelines.’

CDFW ROLE

CDFW is California’s Trustee Agency for fish and wildlife resources, and holds those
resources in trust by statute for all the people of the State. (Fish & G. Code, §§ 711.7,
subd. (a) & 1802; Pub. Resources Code, § 21070; CEQA Guidelines § 15386, subd.
(a)). CDFW, in its trustee capacity, has jurisdiction over the conservation, protection,
and management of fish, wildlife, native plants, and habitat necessary for biologically
sustainable populations of those species. (/d., § 1802). Similarly for purposes of CEQA,
CDFW is charged by law to provide, as available, biological expertise during public
agency environmental review efforts, focusing specifically on projects and related
activities that have the potential to adversely affect fish and wildlife resources.

CDFW is also submitting comments as a Responsible Agency under CEQA. (Pub.
Resources Code, § 21069; CEQA Guidelines, § 15381). CDFW expects that it may
need to exercise regulatory authority as provided by the Fish and Game Code. As
proposed, for example, the Project may be subject to CDFW'’s lake and streambed
alteration regulatory authority. (Fish & G. Code, § 1600 et seq.). Likewise, to the extent
implementation of the Project as proposed may result in “take” as defined by State law
of any species protected under the California Endangered Species Act (CESA) (Fish &

" CEQA is codified in the California Public Resources Code in section 21000 et seq. The “CEQA
Guidelines” are found in Title 14 of the California Code of Regulations, commencing with section 15000.

Conserving California’s Wildlife Since 1870
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G. Code, § 2050 et seq.), the Project proponent may seek related take authorization as
provided by the Fish and Game Code.

PROJECT DESCRIPTION SUMMARY
Proponent: Port of Stockton

Objective: The objective of the Project is to construct and operate a distribution
warehouse on a portion of the Project site and remediate existing contaminated soils
throughout the Project site. Primary Project activities include soil remediation of areas
throughout the 102-acre Project site called Site 47. The construction and operation of a
distribution warehouse will occur on 60 acres within the 102-acre Project site.
Construction elements include a 655,200-square-foot warehouse, 293,951-square-foot
outdoor storage area, employee parking, trailer parking, trailer storage, truck docks, rail
service and spurs, detention ponds, water tank and pumphouse, guard house, and
minor ancillary structures on the existing vacant area.

Three stormwater drainage ditches are located on the Project site. Drainage Ditch 1,
“central ditch,” is an open, channelized, earthen stormwater drainage ditch
approximately 0.80-acre and 2,139 feet long. Drainage Ditch 2, “western ditch,” is an
open, channelized, earthen stormwater drainage ditch approximately 0.17-acre and 529
feet long. The southern end of the western ditch has a culvert and concrete catch basin
where water flows into the Project site from the Port’s larger storm drain system.
Drainage Ditch 3, “southern ditch,” connects to the western ditch with no obstructions or
culverts. It is vegetated and approximately 0.61-acre and 1,732 feet long. The ditches
convey stormwater and surface groundwater to a single pump-controlled discharge
point on the west side of the West Complex. Stormwater is held in a retention basin until
it is pumped into the San Joaquin River. The central ditch will be filled, the western ditch
will be modified to accommodate the distribution facility and infrastructure, and a new
drainage channel will be constructed along the northern boundary of Site 47 (south of
McCloy Avenue) to be integrated into the Port’s drainage system.

Site preparation will generally include clearing and grubbing of vegetation, removing
existing utilities, removing contaminated soil, installation of building support columns,
moving contaminated soil away from existing paved areas, building foundations to
facilitate placement of a two-foot clean soil cover in unpaved areas, covering
contaminated soil with clean soil sourced from the Port, compacting the clean fill,
treating it with lime and cement, overlaying it with an aggregate base, and covering it
with a concrete slab.

Trees to be removed by Project activities will be replaced by 30 trees in undisturbed
areas of the Project site.
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Location: The Project is located in the City of Stockton, San Joaquin County. It is
located on the Port of Stockton’s West Complex. Rough and Ready Island is bordered
to the north, south, and east by the San Joaquin River and to the west and south by the
Burns Cutoff (a tributary to the San Joaquin River). The Project site is south of McCloy
Avenue and the nearest cross-street is the Port of Stockton Expressway, located at
latitude 37°56°47.192” N and longitude -121°21°'8.773” W (see Exhibit 1, Project Site
and Vicinity).

The Project has four distinct areas proposed for remediation and/or development (see
Exhibit 2, Development and Remediation Areas).

e Warehouse Development Area — a 60-acre area proposed for remediation and
warehouse development. It is bordered to the north by McCloy Avenue and Port
railways; to the west by the Port of Stockton Expressway; to the south by the
Ferguson Building warehouse parking lot at 530 Port of Stockton Expressway,
stormwater drainage ditches, and undeveloped Port land; and to the east by the
DR commercial facility and abandoned structures.

e \Western Remediation Area — a 7-acre area to the west of the Warehouse
Development Area that will be remediated and remain undeveloped.

e Eastern Remediation Area — a 9-acre area to the east of the Warehouse
Development Area that will be remediated and remain undeveloped.

e Western Warehouse Area — a 26-acre area to the west of the Western
Remediation Area that will be remediated and undergo pavement controls.

Timeframe: The Project construction and remediation is anticipated to occur between
2022 and 2024. Phase 1 includes site preparation and remediation within the
Warehouse Development Area (8 months). Phase 2 includes construction of warehouse
and improvements in the Warehouse Development Area (20 months duration with a
potential one-month overlap with Phase 1). The third phase includes remediation of the
Western and Eastern Remediation Areas and Western Warehouse Area (two months in
2024).

COMMENTS AND RECOMMENDATIONS

CDFW offers the comments and recommendations below to assist Port of Stockton in
adequately identifying and/or mitigating the Project’s significant, or potentially significant,
direct and indirect impacts on fish and wildlife (biological) resources. Editorial comments
or other suggestions may also be included to improve the document.
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Comment 1: Notification of Streambed Alteration Agreement Recommended

On page 84, in Section 3.3.1.2 Wetlands and Jurisdictional Waters, the draft EIR states
the following: “The stormwater ditches...do not meet the definition of a wetland under
the State Wetland Definition and Procedures for Discharges of Dredged or Fill Material
to Waters of the State that was adopted by the State Resources Water Quality Control
Board as the ditches are artificial (not a wetland created by modification of surface
waters of the state) and are subject to ongoing operation and maintenance... Per the
Procedures, the stormwater ditches are not waters of the state because they are
artificial wetlands that were constructed and are...maintained for settling if sediment;
detention, retention, infiltration, or treatment of stormwater runoff...; and treatment of
surface waters.” Please be advised that elements of the proposed Project may be
subject to Lake and Streambed Alteration (LSA) Notification. This includes impacts to
drainage systems that connect to tributaries of main stem creeks and tributaries that
occur within the Project site. CDFW requires an LSA Notification, pursuant to Fish and
Game Code section 1600 et. seq., for any activity that may substantially divert or
obstruct the natural flow; change or use material from the bed, bank or channel or
deposit or dispose of material where it may pass into a river, lake, or stream. CDFW
recommends that the Project submit an LSA notification so that CDFW may determine
whether project elements are subject CDFW’s LSA regulatory authority.

Comment 2: Wetland Mitigation

On page 95, Mitigation Measure BIO-4: Compensatory Wetland and Waters Mitigation,
the draft EIR says that if areas on the Project site are determined to be subject to the
Central Valley Regional Water Quality Control Board jurisdiction as waters of the state,
then TC NO. CAL. Development will purchase appropriate wetland mitigation credits at
a ratio of 1:1 to compensate the loss of state waters from the National Fish and Wildlife
Foundation in-lieu fee program. If the impacted ditches are determined to have wildlife
habitat per the LSA Agreement process discussed in Comment 1, and if mitigation is
deemed necessary during the permitting process, CDFW cannot accept in-lieu fees as
compensatory mitigation.

CDFW recommends that the draft EIR be revised to include an alternate compensatory
mitigation strategy, such as 1) creating mitigation on-site to protect it in perpetuity, and
funding the protection in perpetuity; or 2) putting a conservation easement on land with
wetland habitat of equal or greater conservation value, with written acceptance from
CFDW, including a management plan, and providing an endowment to manage the
easement in perpetuity. CDFW has recommended previously that the Port of Stockton
develop on-site or local compensatory mitigation options for development projects that
require habitat/species mitigation which is not covered through the San Joaquin County
Multi-Species Habitat Conservation Plan (SUIMSCP) process. There are currently no
CDFW-approved mitigation banks for wetlands that include the Project site within the
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banks’ service area. Accordingly, CDFW recommends that the draft EIR be revised to
include development of a robust mitigation plan that will reduce the impacts of the
Project to a level less-than-significant and provide benefits to local or on-site resources
and species.

Comment 3: Swainson’s Hawk Surveys

On page 97 of the draft EIR, Mitigation Measure BIO-1: Obtain Coverage under the
SJMSCP or Implement Protective Measures for Nesting Birds, Western Pond Turtle,
Giant Garter Snake, and Valley Elderberry Longhorn Beetle, it states that the Project
will obtain coverage under the SUIMSCP. If the Project cannot obtain coverage under the
SJMSCP, specific avoidance and minimization measures will be implemented to avoid
impacts to special-status species.

CDFW recommends adding the following avoidance and minimization measure to the
draft EIR for avoidance of impacts to Swainson’s hawk:

“CDFW recommends conducting Project activities outside of the Swainson’s hawk
breeding season (March 20 to September 15). If Project activities are to be conducted
during breeding season, surveys for Swainson’s hawks and their nests shall be
conducted by a Qualified Biologist prior to the beginning of Project-related activities at
each phase of the Project site. Surveys shall be conducted in a manner consistent with
the Recommended Timing and Methodology for Swainson’s Hawk Nesting Surveys in
California’s Central Valley (https://www.wildlife.ca.gov/Conservation/
Survey-Protocols#377281284-birds). Surveys shall cover a minimum of two survey
periods with the minimum number of surveys prior to Project initiation as follows:

e January to March 20 — survey all day for raptor nests a minimum of one survey.

e March 20 to April 5 — survey from either sunrise to 1000 or 1600 to sunset with a
minimum of three surveys.

e April 5 to April 20 — survey from either sunrise to 1200 or 1630 to sunset with a
minimum of three surveys.”

Comment 4: Giant Garter Snake Avoidance and Incidental Take Recommendation

On page 93, the draft EIR states that alternatives to SUIMSCP coverage will limit
construction activities between May 1 to September 30 (giant garter snake’s active
period, when snakes are able to move to avoid disturbance), that a survey will be
conducted 24 hours prior to construction activities necessary in giant garter snake habitat
between October 1 and April 30, that biologists will have stop work authority, giant garter
snakes will be allowed to move away from the construction area on their own, and if giant
garter snakes are observed in burrows, then burrows will be flagged, a 200-foot buffer will



DocuSign Envelope ID: 8C22BEF8-FAB5-4012-BBAD-4126E10FE211

CDFW-4
(cont.)

CDFW-5

CDFW-6

Jason Cashman
Port of Stockton
February 24, 2022
Page 6

be established until snakes are no longer present, and the project area will be inspected
by the biologist when a lapse in construction activity of 2 weeks or more has occurred.

If the Project does not participate in the SUIMCSP, CDFW recommends avoiding work in
potential giant garter snake habitat between October 1 and April 30 because it is likely
that, if giant garter snakes are in the Project area, they will be estivating in upland
burrows and unable to move away from Project construction. This could result in a
greater impact to giant garter snake. Please be advised that a CESA Incidental Take
Permit (ITP) must be obtained if the Project has the potential to result in take of species
of plants or animals listed or a candidate under CESA, either during construction or over
the life of the Project. Under CESA, take is defined as “to hunt, pursue, catch, capture,
or kill, or attempt to hunt, pursue, catch, capture or kill.” Issuance of an ITP is subject to
CEQA documentation. If the Project will impact CESA-listed species, early consultation
with CDFW is encouraged, as significant modification to the Project and mitigation
measures may be required in order to obtain a CESA Permit. If project work must occur
during the inactive period of giant garter snake without SUIMSCP coverage, then CDFW
recommends obtaining an ITP to avoid possible significant delays in construction.

Comment 5: Valley Elderberry Longhorn Beetle Consultation

On page 93, the draft EIR says an alternative to SUIMSCP participation coverage will
include surveying for elderberry shrubs and if elderberry shrubs identified on the Project
site cannot be avoided, then TC NO. CAL. Development will coordinate a removal and
replanting effort with CDFW. The Valley elderberry longhorn beetle is listed as
threatened under the Endangered Species Act, but is not listed as a threatened or
endangered species under CESA. CDFW recommends that coordination for a removal
and replanting effort is pursued with the United States Fish and Wildlife Service.

Comment 6: Tree Replanting Guidance

On page 93-94, the draft EIR states that TC NO. CAL. Development will plant a minimum
of 30 trees, including Patmore ash (Fraxinus p. ‘Patmore’), Chinese pistache (Pistachia
chinensis), redwood (Sequoia sempervirens), and multi-trunk chaste tree (Vitex agnus-
castus). CDFW recommends the draft EIR be amended to specify that only native
species of trees, adapted to the lighting, soil and hydrological conditions at the replanting
site, will be used. For each tree slated for removal that is four inches diameter at breast
height or larger, the following minimum mitigation ratio should be used:

e Oaks 4”to 12” DBH — 3:1 (replacement trees to each tree removed)
e Oaks 13" to 24” DBH - 5:1
e Other native trees — 3:1
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e Non-native trees — 1:1
ENVIRONMENTAL DATA

CEQA requires that information developed in environmental impact reports and
negative declarations be incorporated into a database which may be used to make
subsequent or supplemental environmental determinations. (Pub. Resources Code, §
21003, subd. (e)). Accordingly, please report any special-status species and natural
communities detected during Project surveys to the California Natural Diversity
Database (CNDDB). The CNNDB field survey form can be found at the following link:
http://www.dfg.ca.gov/biogeodata/cnddb/pdfs/CNDDB_FieldSurveyForm.pdf. The
completed form can be mailed electronically to CNDDB at the following email address:
CNDDB@wildlife.ca.gov. The types of information reported to CNDDB can be found at
the following link: http://www.dfg.ca.gov/biogeodata/cnddb/plants _and_animals.asp.

FILING FEES

The Project, as proposed, would have an impact on fish and/or wildlife, and assessment
of filing fees is necessary. Fees are payable upon filing of the Notice of Determination
by the Lead Agency and serve to help defray the cost of environmental review by
CDFW. Payment of the fee is required in order for the underlying project approval to be
operative, vested, and final. (Cal. Code Regs, tit. 14, § 753.5; Fish & G. Code, § 711.4;
Pub. Resources Code, § 21089).

CONCLUSION

CDFW appreciates the opportunity to comment on the draft EIR to assist Port of
Stockton in identifying and mitigating Project impacts on biological resources.

Questions regarding this letter or further coordination should be directed to

Andrea Boertien, Environmental Scientist, at (707) 317-0388 or
Andrea.Boertien@wildlife.ca.gov; or Michelle Battaglia, Senior Environmental Scientist
(Supervisory), at Michelle.Battaglia@wildlife.ca.gov.

Sincerely,

DocuSigned by:
B77E9AG6211EF486...
Erin Chappell
Regional Manager

Bay Delta Region

cc:  Office of Planning and Research, State Clearinghouse, Sacramento
Katie Chamberlin, Anchor QEA; kchamberlin@anchorgea.com
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Exhibits

Exhibit 1: Project Site and Vicinity Map
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Exhibit 2: Development and Remediation Area
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2.5.2 Response to California Department of Fish and Wildlife (CDFW)

Comment
Code

Response

CDFW-1

The Port thanks CDFW for its comments. TC NO. CAL. Development will submit a Lake or Streambed
Alteration Agreement (LSAA) notification so that CDFW may determine whether project elements are
subject CDFW'’s LSAA regulatory authority. Section 3.3.1.2 has been amended to clarify this point.

CDFW-2

Consistent with Comment CDFW-2, the Port has modified MM-BIO-4 to include mitigation and
conservation banks that have credits available and will be acceptable to CDFW. Should the proposed
project require a LSAA and need to provide CDFW-approved mitigation, the revised mitigation
measure will meet this need.

Separate from the proposed project, the Port is currently in the planning stages of developing a
mitigation bank site at Spud Island, a property owned by the Port on the San Joaquin River, to
mitigate impacts to wetlands and waters of the United States resulting from development at the Port.
Spud Island, locat