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1. INTRODUCTION

1.1 TYPE AND PURPOSE OF THE EIR

The Pacific Gateway Project Environmental Impact Report (EIR) has been prepared in
accordance with the California Environmental Quality Act (CEQA) of 1970, Public Resources
Code (PRC) Section 21000-21189, as amended, and the Guidelines for Implementation of the
California Environmental Quality Act, California Code of Regulations (CCR) Title 14, Section
15000-15387 (CEQA Guidelines). San Joaquin County is the lead agency for the environmental
review of the Pacific Gateway Project (proposed project) evaluated herein and has the principal
responsibility for approving the proposed project. As required by Section 15121 of the CEQA
Guidelines, this EIR will (a) inform public agency decision-makers, and the public generally, of
the environmental consequences of approving the proposed project, (b) identify possible ways to
minimize the significant adverse environmental effects, and (c) describe reasonable and feasible
project alternatives which reduce environmental effects. The public agency shall consider the
information in the EIR along with other information that may be presented to the agency.

As provided in the CEQA Guidelines Section 15021, public agencies are charged with the duty to
avoid or minimize environmental damage where feasible. The public agency has an obligation to
balance a variety of public objectives, including economic, environmental, and social issues.
CEQA requires the preparation of an EIR prior to approval of any project that may have a
significant effect on the environment. For the purposes of CEQA, the term “project” refers to the
whole of an action, which has the potential for resulting in a direct physical change or a reasonably
foreseeable indirect physical change in the environment (CEQA Guidelines Section 15378[a]).
With respect to the proposed project, the County has determined that the proposed development
is a “project” within the definition of CEQA, which has the potential for resulting in significant
environmental effects.

The lead agency is required to consider the information in the EIR along with any other available
information in deciding whether to approve the proposed project. The basic requirements for an
EIR include discussions of the environmental setting, environmental impacts, mitigation
measures, alternatives, growth inducing impacts, and cumulative impacts.

The CEQA Guidelines identify several types of EIRs, each applicable to different project
circumstances. San Joaquin County’s overall strategy for structuring the EIR will be to
comprehensively evaluate the potential physical environmental impacts of the proposed project
so as to minimize, and to the extent feasible, avoid, the need for future environmental review as
the proposed project builds out over time. This type of EIR is typically referred to as a project-
level EIR (CEQA Guidelines Section 15161). As stated in Section 15161 of the CEQA Guidelines,
a project-level EIR should focus primarily on the changes in the environment that would result
from a specific development project, and shall examine all phases of the project, including
planning, construction, and operation.

The proposed project includes project-level detail for the Initial Phase of the project. While a
comparable level of detail is not yet available for subsequent components of the Pacific Gateway
Specific Plan, San Joaquin County has provided meaningful and programmatic environmental
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review related to construction and operations of the balance of full project buildout, thus
minimizing the need for future phase-specific environmental review. As explained in Citizens for
a Sustainable Treasure Island v. City and County of San Francisco (2014) (227 Cal.App.4th 1036,
1047-1048), courts strive to avoid attaching too much significance to titles in ascertaining whether
a legally adequate EIR has been prepared for a particular project. The level of specificity of an
EIR is determined by the nature of the project and the “rule of reason,” rather than any semantic
label accorded to the EIR.

1.2 KNOWN RESPONSIBLE AND TRUSTEE AGENCIES

“Responsible agency” means a public agency that proposes to carry out or approve a project for
which a lead agency is preparing or has prepared an EIR or Negative Declaration. For the purpose
of CEQA, the term responsible agency includes all California public agencies other than the lead
agency that have discretionary approval power over the project or an aspect of the project. The
U.S. Army Corps of Engineers (USACE), U.S. Bureau of Reclamation, San Luis and Delta-
Mendota Authority, Department of Water Resources, San Joaquin Valley Air Pollution Control
District (SJVAPCD), Central Valley Regional Water Quality Control Board (CVRWQCB),
California Department of Transportation (Caltrans), City of Tracy, San Joaquin County Local
Agency Formation Commission (LAFCo), San Joaquin Council of Governments (SJCOG), San
Joaquin Airport Land Use Commission (SJALUC), and Byron-Bethany Irrigation District (BBID)
are identified as responsible agencies.

“Trustee agency” means a State agency having jurisdiction by law over natural resources affected
by a project, which are held in trust for the people of the State of California. The only known
possible trustee agency is the California Department of Fish and Wildlife (CDFW).

Although not subject to California law and, thus, outside the definitions of responsible agency or
trustee agency, the U.S. Army Corps of Engineers (USACE) and U.S. Fish and Wildlife Service
(USFWS) may also be called upon to grant approvals under federal law necessary for the
development of the proposed project. The above agencies do not have duties under CEQA but,
rather, are governed by a variety of federal statutes, such as the Clean Water Act, which governs
the dredging and filling of waters of the U.S. (e.g., wetlands), and the federal Endangered Species
Act, which requires USACE to consult with the USFWS as part of the review process for any
wetland or fill permits that may be required.

1.3 PROJECT SUMMARY

The following includes a discussion of the project background, as well as a summary of the
proposed project.

Project Background
A previous application was proposed for the Pacific Gateway Project to develop a 1,612.90-acre

site generally located east of Interstate 580 (1-580) and north of State Route (SR) 132 with a range
of warehousing, office, limited industrial, and commercial uses, along with a university and
Veterans of Foreign Wars (VFW) post.

The Pacific Gateway applicants, in response to community and staff feedback, withdrew the
previous application, and filed new applications on September 27, 2024, for a 1,576.70-acre site
located generally south of the lands part of the previous application. The applicants indicated their
primary intent in relocating the project was to address concerns about potential for extensive truck
traffic along Durham Ferry Road, as well as potential land use compatibility questions.
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The currently proposed project continues to include a range of warehousing, office, limited
industrial, and commercial uses, along with the university and VFW post, as discussed in further
detail below.

Proposed Project
The approximately 1,576.70-acre project site is located south of the City of Tracy in an

unincorporated area of San Joaquin County, California. The project site is generally located north
of I-5680 and SR 132. The site is identified by the 34 Assessor’s Parcel Numbers (APNs) listed
within Table 3-1 in Chapter 3, Project Description, of this EIR.

The project site is generally bound by Bird Road to the east; the Delta-Mendota Canal to the north;
Tracy Boulevard to the west; and the California Aqueduct and SR 132 to the south. South
Chrisman Road is a designated Surface Transportation Assistance Act (STAA) Truck Route and
provides north-to-south circulation within the area, while east/west access is limited to private,
unimproved farm roads. The project site is currently comprised of agricultural land and an
agricultural machinery manufacturing facility. Surrounding existing land uses include agricultural
land to the north, south, and east; rural single-family residences to the north; a gas station to the
southwest; and commercial and rural residential uses, as well as a surface mining operation and
Tracy Municipal Airport, to the northwest.

In addition, the Delta-Mendota Canal is located near the northern boundary of the Pacific Gateway
West, Central and East Specific Plan areas, the Banta-Carbona Irrigation District Canal runs north
of the project site through the University Center area of the proposed Pacific Gateway Specific
Plan, and the California Aqueduct is located adjacent to the southern boundary and north of the
Gateway Center area of the Specific Plan. Furthermore, the portions of the project site west of
South Chrisman Road are located within Airport Compatibility Zone 8 of the Airport Influence Area
(AIA) of Tracy Municipal Airport, which is located approximately 1.18 miles north of the project
site boundaries.

The County’s General Plan designates the majority of the site as General Agriculture (A/G). In
addition, APN 253-290-130, which represents approximately 19 acres located at the furthest
eastern point of the project site, is designated Resource Conservation (OS/RC), and a 1.09-acre
parcel in the southernmost portion of the site (APN 253-260-050) is designated Rural Service
Commercial (C/RS). The project site is zoned by the County as AG-40-acres (AG-40), with the
exception of APN 253-260-050, which is zoned Rural Service Commercial (C-RS).

The proposed project includes implementation of a Specific Plan that would result in construction
at project buildout of up to 24,675,000 square feet (sf) of limited industrial use, 160,000 sf of
general commercial use, 93,000 sf of industrial park use, a 66.5-acre university campus with 9.8
acres reserved for university expansion, a VFW post, a fire station, and various open space, park,
pedestrian, and bicycle facilities. This EIR will analyze the impacts of full buildout of the Specific
Plan at a programmatic level, and the Initial Phase will be evaluated at a project-level, with the
intent that this EIR will provide full environmental clearance for the project-level entitlements
associated with the Initial Phase, such that if the Board of Supervisors approves the requested
entitlements, the applicant could proceed with constructing the Initial Phase. The Initial Phase
would include development of approximately four million sf of industrial buildings situated on
181.26 net acres, a 25,000-sf university facility, the VFW post (Tracy Post 1537), and construction
of the necessary backbone infrastructure to serve the proposed Initial Phase.

Chapter 1 - Introduction
Page 1-3



Draft EIR
Pacific Gateway Project
November 2025

In general, the proposed project requests approval of a General Plan Text Amendment, General
Plan Map Amendment, Specific Plan, Administrative Use Permits, Zone Reclassification, Zone
Compliance at the site plan level, Subdivision Applications, Development Agreement, and
Williamson Act Contract Cancellations. The proposed project may also require annexation to
County Service Area 16 (CSA-16), subject to San Joaquin LAFCo approval.

The details of the proposed project, including required approvals, are described in further detail
in Chapter 3, Project Description, of this EIR.

1.4 EIR PROCESS

The EIR process begins with the decision by the lead agency to prepare an EIR, either during a
preliminary review of a project or at the conclusion of an Initial Study. Once the decision is made
to prepare an EIR, the lead agency sends a Notice of Preparation (NOP) to appropriate
government agencies and, when required, to the State Clearinghouse (SCH) in the Office of Land
Use and Climate Innovation (LCI), which will ensure that responsible and trustee State agencies
reply within the required time. The SCH assigns an identification number to the project, which
then becomes the identification number for all subsequent environmental documents on the
project. Commenting agencies have 30 days to respond to the NOP and provide information
regarding alternatives and mitigation measures they wish to have explored in the Draft EIR and
to provide notification regarding whether the agency will be a responsible agency or a trustee
agency for the project. The NOP completed for the proposed project was circulated to the public;
local, State, and federal agencies; and other known interested parties for a 30-day review period
from December 20, 2024, to January 21, 2025 (see Appendix A).

Upon completion of the Draft EIR, and prior to circulation to State and local agencies and
interested members of the public, a Notice of Completion (NOC) is filed with the SCH and a public
Notice of Availability (NOA) is published to inform interested parties that a Draft EIR is available
for agency and public review. In addition, the notice provides information regarding the location
where copies of the Draft EIR are available for public review and any public meetings or hearings
that are scheduled. The Draft EIR is circulated for a minimum period of 45 days, during which
time reviewers may submit comments on the document to the lead agency. The lead agency must
respond to comments in writing. If significant new information, as defined in CEQA Guidelines
Section 15088.5, is added to an EIR after public notice of availability is given but before
certification of the EIR, the revised EIR or affected chapters must be recirculated for an additional
public review period with related comments and responses.

A Final EIR will be prepared, containing public comments on the Draft EIR and responses to those
comments. The Final EIR will also include any changes to the Draft EIR text made as a result of
public comments, as warranted, as well as the Mitigation Monitoring and Reporting Program
(MMRP) prepared in accordance with PRC Section 21081.6. Before approving a project, the lead
agency must certify that the EIR (including both the Draft EIR and the Final EIR) has been
completed in compliance with CEQA and that the EIR has been presented to the decision-making
body of the lead agency, which has reviewed and considered the EIR. The lead agency must also
consider certifying that the EIR reflects the lead agency’s independent judgment and analysis.

The findings prepared by the lead agency must be based on substantial evidence in the
administrative record and must include an explanation that bridges the gap between evidence in
the record and the conclusions required by CEQA. If the decision-making body elects to proceed
with a project that would have unavoidable significant impacts, then a Statement of Overriding
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Considerations explaining the decision to balance the benefits of the project against unavoidable
environmental impacts must be prepared.

1.5 SCOPE OF THE EIR

An Initial Study has not been prepared for the proposed project, as the EIR addresses all CEQA-
required environmental topics identified in the CEQA Guidelines. The following environmental
issue areas are addressed in the EIR:

Aesthetics;

Agricultural Resources;

Air Quality, Greenhouse Gas Emissions, and Energy;
Biological Resources;

Cultural and Tribal Cultural Resources;
Geology and Sails;

Hazards and Hazardous Materials;

Hydrology and Water Quality;

Land Use and Planning;

Noise;

Public Services/Utilities and Service Systems;
Transportation;

Urban Decay; and

Wildfire.

The evaluation of effects is presented on a resource-by-resource basis in Chapters 4.1 through
4.14 of the Draft EIR. Each chapter is divided into the following four sections: Introduction, Existing
Environmental Setting, Regulatory Context, and Impacts and Mitigation Measures. Impacts that
are determined to be significant in Chapters 4.1 through 4.14, and for which feasible mitigation
measures are not available to reduce those impacts to a less-than-significant level, are identified
as significant and unavoidable. In addition to the foregoing resource areas, Chapter 5, Effects Not
Found to be Significant, has been prepared to present information regarding resource areas that
do not have the potential to be affected by the proposed project. Chapter 6 of the EIR presents a
discussion of growth-inducing impacts, summary of cumulative impacts, and significant
irreversible environmental changes associated with the project. Alternatives to the proposed
project are discussed in Chapter 7 of the Draft EIR.

1.6 DEFINITION OF BASELINE

According to CEQA Guidelines Section 15125, an EIR must include a description of the existing
physical environmental conditions in the vicinity of the project to provide the “baseline physical
conditions” against which project-related changes could be compared. In addition, CEQA
Guidelines Section 15126.2(a) states that an EIR shall identify and focus on the significant
environmental effects of the proposed project. The CEQA Guidelines, Section 15126.2(a), states:

An EIR shall identify and focus on the significant effects of the proposed project on the
environment. In assessing the impact of a proposed project on the environment, the Lead
Agency should normally limit its examination to changes in the existing physical conditions
in the affected area as they exist at the time the notice of preparation is published, or where
no notice of preparation is published, at the time environmental analysis is commenced.
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An NOP for the proposed project was published by the County on December 20, 2024. Therefore,
conditions existing at the time the NOP was published (December 20, 2024) are considered the
baseline against which changes that would result from the proposed project are evaluated.
Impacts could include both direct and indirect physical changes to the baseline condition. The
baseline condition for the project site is described in Chapter 3, Project Description, of this EIR.
The baseline conditions pertaining to each resource area are described in the “Existing
Environmental Setting” section of Chapter 4.1 through Chapter 4.14 of this EIR.

1.7 NOTICE OF PREPARATION AND SCOPING

In accordance with CEQA Guidelines Section 15082, an NOP was circulated to the public, local,
State, and federal agencies, as well as other known interested parties, for a 30-day public and
agency review period from December 20, 2024, to January 21, 2025 (see Appendix A of this EIR).
The purpose of the NOP was to provide notification that an EIR for the proposed project was
being prepared and to solicit public input on the scope and content of the document.

In addition, the County held an NOP scoping meeting during the NOP review period on January
9, 2025, for the purpose of receiving comments on the scope of the environmental analysis to be
prepared for the proposed project. Agencies and members of the public were invited to attend
and provide input on the scope of the EIR. All comments were taken into consideration during the
preparation of this EIR. A summary of the NOP comments received is provided in Section 1.8.

1.8 SUMMARY OF COMMENTS RECEIVED ON THE NOP

During the NOP public review period from December 20, 2024, to January 21, 2025, the County
received 43 comment letters and email messages. In addition, verbal and written comments were
received at the public scoping meeting held on January 9, 2025. A copy of each letter and written
comment is provided in Appendix B of this EIR. The comment letters received were authored by
the following representatives of public agencies and groups, as well as individual members of the
general public:

Agencies
o California Department of Conservation;

Central Valley Regional Water Quality Control Board;
Del Puerto Water District;

Pacific Gas and Electric Company (PG&E) (2);
SJCOG;

San Joaquin Farm Bureau Federation;

San Joaquin LAFCo (2);

SJVAPCD (2);

San Luis and Delta-Mendota Water Authority;

South San Joaquin County Fire Authority;

Stanislaus County Environmental Review Committee (3); and
State of California Department of Justice (2).

Groups
e Center for Biological Diversity; and

¢ United Auburn Indian Community (UAIC).
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Individuals

Adam Wipfli;

Alicia Wipfli;

Amy Krista;

Brian and Rebecca Jackman;
Danielle Fetterman Smith (2);
David Laird;

Dennis Colombo;

Diane Dance;

Donal and Susan Johnston;
George Curry;

Grant M. Davis;

Jenni Brandon;

Jose Chavez;

Justin Frazier;

Kelly Moran;

Marcina Moreno;

Margie Sainz;

Margo Little;

Marie Baretta;

Mark and Gayle Knize;
Mason Laird;

Melanie Frazier;

Michelle Colombo;

Miguel Contreras;

Nellie Baretta;

Randy Sainz;

Sheila Chartier;

Stefanie Adams;

Steve Little;

Ubbo Coty;

Vicki Huerta;

Wanda and James Lenhardt; and
Zachary Koster.
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The following list, categorized by issue, summarizes the concerns brought forth in the comment

letters and verbal comments received on the scope of the EIR:

Project Description Concerns related to:
(c.f. Chapter 3) e Long-term plans for limited industrial and commercial uses on-
site.

construction phases.

e The timing of the proposed development entitlements and

e Any annexation requests related to the City of Tracy.

Aesthetics Concerns related to:
(c.f. Chapter 4.1) e The visual impact of industrial faciliies on the existing
landscape.

4
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Agricultural Resources
(c.f. Chapter 4.2)

Concerns related to:

e Redesignation and rezoning of agricultural land to industrial and
commercial uses.

e Permanent conversion of prime farmland to non-agricultural
uses.

e Potential conflicts with Williamson Act contracts.

e Conflicts with existing County policies related to preserving
agricultural land.

e Use of buffer zones and setbacks to reduce conflicts between
agricultural and other land uses.

Air Quality, GHG
Emissions, and Energy
(c.f. Chapter 4.3)

Concerns related to:
e Increased air pollution as a result of increased traffic.
e Lack of existing infrastructure to support electric vehicles.
e Mobile emissions and resultant health effects upon sensitive
receptors.
e Construction emissions without sufficiently clean off-road
construction equipment.

e Preparation of a Health Risk Assessment (HRA).

e Incorporation of emission reduction strategies.

¢ Nitrogen oxides (NOx) emissions from heavy duty trucks.

e Incorporation of zero-emission technologies into vehicle fleets.

e Idling trucks contributing to localized emissions impacts.

e Char broiler emissions associated with the proposed
restaurants.

e \Vegetative barriers to reduce downwind pollutant
concentrations.

e Use of on-site solar and electric infrastructure.

e Consideration of all recommended mitigation measures outlined
by the California Attorney General's Office in “Warehouse
Projects: Best Practices and Mitigation Measures to Comply
with the California Environmental Quality Act.”

e Consistency with the State’s goal to be net-zero carbon
emissions by 2045.

e Exacerbation of climate change effects due to removal of trees.

e Nuisance odors due to industrial uses.

e Potential conflicts with SUIVAPCD rules and regulations.

Biological Resources
(c.f. Chapter 4.4)

Concerns related to:
e Impacts to threatened, endangered, and sensitive wildlife and
loss of wildlife habitat.
e Reduction in local biodiversity.
e Participation in the San Joaquin County Multi-Species Habitat
Conservation and Open Space Plan (SJMSCP).

Cultural and Tribal
Cultural Resources
(c.f. Chapter 4.5)

Concerns related to:
e Accidental discovery of cultural or tribal cultural resources
during ground-disturbing activities associated with the project.

Geology and Soils
(c.f. Chapter 4.6)

Concerns related to:
e Potential for groundwater wells to increase subsidence.
e Potential for subsidence to damage existing water conveyance
infrastructure, including the Delta-Mendota Canal.
e FErosion and sediment discharge into the Delta-Mendota Canal.

Hazards and Hazardous

Materials
(c.f. Chapter 4.7)

Concerns related to:
e Increased release of industrial waste.
e Appropriate abandonment of existing wells.

4
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Hazards and Hazardous
Materials
(c.f. Chapter 4.7)

Location of existing pipelines within the project site.
Conflicts with a local hazard mitigation plan or safety element of
the County’s General Plan.

Hydrology and Water
Quality
(c.f. Chapter 4.8)

Concerns related to:

Adequate surface water and groundwater supplies.

Increased severity of existing water shortages and rationing.
Increased potential flooding along existing local streets.
Impacts to groundwater levels associated with additional wells.
Release of contaminants into the aquifer located beneath the
proposed off-site basin.

Groundwater quality impacts resulting from development of
urban uses on-site.

Increased runoff into local waterways.

Sufficient on-site retention of runoff flows.

Water quality impacts from industrial runoff.

Impacts to groundwater recharge.

Potential impacts to drainage structures at the project site.
Erosion and sediment discharged into the Delta-Mendota Canal
during construction, and trash during operations.

Compliance with Senate Bill (SB) 610 and preparation of a water
supply analysis.

Potential conflicts with permitting requirements.
Potential conflicts with the Sustainable
Management Act.

Potential conflicts with the U.S. Bureau of Reclamation’s
guidelines related to the Delta-Mendota Canal.

Potential conflicts with the local Groundwater Sustainability
Plan.

Groundwater

Land Use and Planning
(c.f. Chapter 4.9)

Concerns related to:

Inconsistency with San Joaquin County General Plan policies.
Project conflicts with adjacent land uses.

Impacts associated with leapfrog development and urban
sprawl.

Potential effects on the City of Tracy’s boundaries, sphere of
influence, and planning area.

Regional fair share housing needs.

Noise
(c.f. Chapter 4.10)

Concerns related to:

Increases in noise levels from increased traffic.

Increased vibration at sensitive receptors from increased traffic.
Increases in noise levels associated with industrial operational
and loading activities.

Consideration of all recommended mitigation measures outlined
by the California Attorney General's Office in “Warehouse
Projects: Best Practices and Mitigation Measures to Comply
with the California Environmental Quality Act.”

Public Services/Utilities
and Service Systems
(c.f. Chapter 4.11)

Concerns related to:

Increased need for public parks and other public facilities.
Whether the proposed project would require new utility districts.
Decrease in police response times.

Lack of adequate public infrastructure to serve the project.
Sufficient funding for the proposed fire station.

Increased wear and tear on existing local infrastructure.

4
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Public Services/Utilities
and Service Systems
(c.f. Chapter 4.11)

e The provision of adequate fire flow.
e The provision of gas or electric easements on-site.
e Identifying maintenance entities for utilities and public services.

Transportation
(c.f. Chapter 4.12)

Concerns related to:

e Traffic increases associated with the proposed university.

e Impacts of increased traffic on smaller secondary rural roads.

e Traffic increases in the project vicinity, including on South
Chrisman Road, Durham Ferry Road, and on the State highway
system.

e The need for off-site roadway widening improvements along
South Chrisman Road.

e Increases in heavy truck traffic on the surrounding roads.

e More rapid deterioration of roadways due to increased traffic.

e Cumulative traffic impacts on the local and regional
transportation system.

e Conflicts with San Joaquin and Stanislaus County General Plan
circulation element policies.

e Increased need for bicycle and pedestrian trails.

e Increased potential for vehicle-pedestrian accidents, posing a
public hazard to residences and school zones, including the
nearby Jefferson Middle School.

e High vehicle miles travelled due to workforce commute and
delivery trips.

e Potential conflicts with the SICOG Regional Transportation
Plan/Sustainable Communities Strategy.

e Potential conflicts with planned transportation projects.

e Impacts to existing yards due to road widening improvements.

e Consideration of all recommended mitigation measures outlined
by the California Attorney General's Office in “Warehouse
Projects: Best Practices and Mitigation Measures to Comply
with the California Environmental Quality Act.”

Urban Decay
(c.f. Chapter 4.13)

Concerns related to:
e Lack of need for the proposed project, given existing warehouse
developments in the area.
e Expanding industrial zones and urban sprawl.
e Decreased property values.

Wildfire
(c.f. Chapter 4.14)

Concerns related to:
e The project site being located within or adjacent to a Very High
Fire Hazard Severity Zone.

Statutorily Required
Sections

(c.f. Chapter 6)

Concerns related to:
e Growth inducing impacts associated with the proposed project.

Alternatives Analysis
(c.f. Chapter 7)

Concerns related to:
e Inclusion of alternatives directing development away from prime
farmland sites.

Concerns related to the issues above are addressed in this EIR, in the relevant sections identified

in the first column.

1.9 DRAFT EIR AND PUBLIC REVIEW

This Draft EIR is being circulated for public review and comment for a period of 45 days. During
this period, the general public, organizations, and agencies can submit comments to the Lead

4
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Agency on the Draft EIR’s accuracy and completeness. Release of the Draft EIR marks the
beginning of a 45-day public review period pursuant to CEQA Guidelines Section 15105.

The public can review the Draft EIR on the County’s website at:

https://www.sjgov.org/department/cdd/planning/documents

or at the following address during normal business hours:

San Joaquin County Community Development Department
1810 East Hazelton Ave
Stockton, CA 95205

All comments or questions regarding the Draft EIR should be submitted in written form and
addressed to:

Brian Millar, Contract Planner

San Joaquin County Community Development Department
1810 East Hazelton Ave

Stockton, CA 95205

bmillar@sjgov.org

1.10 ORGANIZATION OF THE DRAFT EIR
The Draft EIR is organized into the following sections:

Chapter 1 - Introduction

The Introduction chapter of the EIR provides an introduction and overview describing the intended
use of the Draft EIR and the review and certification process, as well as summaries of the chapters
included in the Draft EIR and summaries of the issues and concerns received from the public and
public agencies during the NOP review period.

Chapter 2 — Executive Summary

The Executive Summary chapter of the EIR summarizes the elements of the project and the
environmental impacts that would result from development of the proposed project, describes
proposed mitigation measures, and indicates the level of significance of impacts after mitigation.
In addition, the Executive Summary includes a summary of the project alternatives and areas of
known controversy.

Chapter 3 - Project Description

The Project Description chapter of the EIR provides a detailed description of the proposed project,
including the project’s location, background information, objectives, technical characteristics, and
required entitlements and approvals.

Chapter 4 - Existing Environmental Setting, Impacts, and Mitigation
Contains project-level and cumulative analysis of environmental issue areas associated with the
proposed project. The section for each environmental issue contains an introduction and
description of the setting of the project site, identifies impacts, and recommends appropriate
mitigation measures.
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Chapter 5 - Effects Not Found to be Significant

The Effects Not Found to be Significant chapter of the EIR addresses the project’s effects that
were determined not to be significant. CEQA Guidelines Section 15128 requires a brief discussion
explaining why these effects were not found to be significant.

Chapter 6 - Statutorily Required Sections

The Statutorily Required Sections chapter of the EIR provides discussions required by CEQA
regarding impacts that would result from the proposed project, including a summary of cumulative
impacts, potential growth-inducing impacts, significant and unavoidable impacts, and significant
irreversible changes to the environment.

Chapter 7 — Alternatives Analysis

The Alternatives Analysis chapter of the EIR provides a comparative analysis of the alternatives
to the proposed project, their respective comparative environmental effects, and a determination
of the environmentally superior alternative. The alternatives are analyzed at a level of detail less
than that of the proposed project; however, the analyses include sufficient detail to allow for a
meaningful comparison of impacts.

Chapter 8 — References
The References chapter provides bibliographic information for all references and resources cited.

Chapter 9 - EIR Authors and Persons Consulted
The EIR Authors and Persons Consulted chapter of the EIR lists EIR and technical report authors
who provided technical assistance in the preparation and review of the EIR.

Appendices
The Appendices include the NOP, comments received during the NOP comment period, and
technical reports prepared for the proposed project.
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2. EXECUTIVE SUMMARY A

2.1 INTRODUCTION

The Executive Summary chapter of the EIR provides an overview of the proposed project (see
Chapter 3, Project Description, for further details) and provides a table summary of the
conclusions of the environmental analysis provided in Chapters 4.1 through 4.14. This Chapter
also summarizes the alternatives to the proposed project that are described in Chapter 7,
Alternatives Analysis, and identifies the Environmentally Superior Alternative. Table 2-1 contains
the environmental impacts associated with the proposed project, the significance of the impacts,
the proposed mitigation measures for the impacts, and the significance of the impacts after
implementation of the mitigation measures.

2.2 SUMMARY DESCRIPTION OF THE PROPOSED PROJECT

The approximately 1,576.7-acre project site is generally located north of Interstate 580 (I-580)
and State Route (SR) 132 in an unincorporated area of San Joaquin County, California. The site
is identified by Assessor's Parcel Numbers (APNs) as listed in Table 3-1 in Chapter 3, Project
Description.

The project site is generally bound by Bird Road to the east; the Delta-Mendota Canal to the north;
Tracy Boulevard to the west; and the southern boundary is formed by the California Aqueduct,
west of South Chrisman Road, and SR 132, east of South Chrisman Road. South Chrisman Road,
a designated Surface Transportation Assistance Act (STAA) Truck Route, provides north-to-south
circulation access through the Specific Plan area. East/west access is limited to private,
unimproved farm roads. The project site is currently developed with active agricultural land,
including almond and cherry orchards, and an agricultural machinery manufacturing facility (A.B.
FAB, Inc.).

The project site, at its nearest point, is approximately one mile from the southern boundary of the
City of Tracy and is generally located in an existing agricultural area with agricultural uses located
to the north (e.g., orchards, Crown Nut almond processing plant), to the south between the
Aqueduct and I-580, and to the east of Bird Road.

Several established surface mining operations are located to the northwest of the project site.
Finally, within the project site, two existing single-family homes front South Chrisman Road and
one parcel with three homes fronting on MacArthur Drive. The Tracy Municipal Airport is located
approximately one mile northwest of the project site.

The County’s General Plan designates the majority of the project site as General Agriculture
(A/G). In addition, APN 253-290-130, which represents approximately 19 acres located at the
furthest eastern point of the project site, is designated Resource Conservation (OS/RC), and a
1.09-acre parcel in the southernmost portion of the site (APN 253-260-050) is designated Rural
Service Commercial (C/RS). The project site is zoned by the County as AG-40-acres (AG-40),
with the exception of APN 253-260-050, which is zoned Rural Service Commercial (C-RS).

Chapter 2 - Executive Summary
Page 2-1



Draft EIR
Pacific Gateway Project
November 2025

The proposed project includes implementation of a Specific Plan that would result in up to
24,675,000 square feet (sf) of Limited Industrial use, 160,000 sf of General Commercial use,
93,000 sf of Industrial Park use, a 66.5-acre university campus plus 9.8 acres for future expansion,
a Veterans of Foreign Wars (VFW) post, and various open space, parks, a new fire station,
stormwater management basins, and pedestrian and bicycle facilities within the 1,576.7-acre
project site. The proposed project includes site plan level entitlements at this time to allow
development of an Initial Phase subsequent to EIR Certification and Specific Plan approval.

In order to guide the underlying land use planning and development patterns, the project applicant
team has developed a Specific Plan. The Pacific Gateway Specific Plan establishes site and
architectural design, includes backbone infrastructure to support the proposed development, and
provides for a mechanism to finance further site improvements to ensure the adequate provision
of necessary infrastructure in a timely manner. The Specific Plan area is divided into five distinct
development areas: University Center, Pacific Gateway West, Pacific Gateway Central, Pacific
Gateway East, and Gateway Center. Each development area would be connected by a network
of roads, and pedestrian and bike paths, which would provide alternatives to vehicle trips.

The University Center would include the parcels located north of the Delta-Mendota Canal to
provide for a new university campus, which would expand access to education and research
opportunities in the Central Valley. The University Center would also include a small business
park (Industrial Park zone), a new home for the VFW, and small commercial services and uses
that would front South Chrisman Road. These ancillary uses would provide service uses focused
on the university staff and students.

Pacific Gateway West is located south of the Delta-Mendota Canal, north of the California
Aqueduct, and between Tracy Boulevard and MacArthur Drive. This area makes up one of three
predominantly industrial development areas in the project. This region would be developed
primarily with industrial uses and also include mini-park uses, and the necessary road
improvements, and utility infrastructure.

Pacific Gateway Central is also located south of Delta-Mendota Canal, with MacArthur Drive to
the west, South Chrisman Road to the east, and the California Aqueduct to the south. This area
makes up the second of three industrial development areas in the project. This development area
would also include mini-park uses, and the necessary road improvements and utility
infrastructure. An approximately 11.87-acre Central Park would be located at the intersection of
South Chrisman Road and proposed A Street, which would include community amenities such as
open space gathering areas, picnic areas, sport courts (e.g., pickleball and basketball), and
parking spots for food trucks.

Pacific Gateway East includes the area east of South Chrisman Road, between the Delta-
Mendota Canal and SR 132. This area makes up the final industrial development area for the
project. This development area would also include mini-parks and the necessary road
infrastructure improvements. The “Initial Phase” of Limited Industrial development would be
located within the Pacific Gateway East development area, including the backbone infrastructure
needed to serve the project (e.g., water, wastewater, fire protection, and improvements for the
construction of treatment facilities and storage tanks). These treatment and storage facilities have
been sized to serve the Initial Phase, including the proposed university and VFW sites. As
development progresses, these facilities would be expanded to accommodate future
development.
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The Gateway Center development area is south of the California Aqueduct and east of South
Chrisman Road at the SR 132 interchange. This development area would consist of general
commercial and retail uses, smaller industrial and warehouse uses, a truck and auto EV charging
area, and a mini-park. Gateway Center would provide services to Pacific Gateway employees
and university students, as well SR 132 commuters and travelers.

With respect to off-site improvements, the Local Transportation Analysis (LTA) prepared for the
proposed project identifies a range of intersection and roadway improvements that would be
triggered by full buildout of the proposed project. These prospective intersection and roadway
improvements are under the control of various agencies (Caltrans, San Joaquin County, City of
Tracy). The feasibility of the improvements is unknown at this time for various reasons, which,
depending upon the improvement, may include (but not be limited to) extra territorial impacts, lack
of funding mechanism to ensure full funding is ultimately collected, right-of-way (ROW)
constraints, etc. Notwithstanding, this EIR will study the potential physical environmental effects
associated with the prospective improvements with the intent to provide environmental clearance
of said improvements should they be determined feasible by the agencies in whose jurisdiction
each improvement is located. The analysis of these prospective improvements will be conducted
at a programmatic level, as is appropriate given that the roadway improvements have not yet
been sufficiently designed and many require coordination with other agencies for purposes of
design and engineering.

San Joaquin County is the lead agency for the proposed project. In addition to certification of this
EIR and the associated Mitigation Monitoring and Reporting Program, the proposed project
requests approval of the following entitlements by the County:

General Plan Text Amendment No. PA-2400364;

General Plan Map Amendments No. PA-2400363;

Zone Reclassification No. PA-2400363;

Specific Plan No. PA-2400365;

Zoning Compliance Review (Site Plan Level Entitlements) Nos. PA-2400369, 2400371,

and 2400372;

e Subdivision Application Nos. PA-2400367 to subdivide the entire Project site into 27 lots
to create a master lotting configuration and PA-2400368 to create 12 parcels to facilitate
the Initial Phase of the Limited Industrial area and backbone infrastructure;

e Development Agreement No. PA-2400366; and

e Williamson Act Contract Cancellations No. PA-24-00500.

For the purposes of CEQA, the term “Responsible Agency” includes all public agencies (other
than federal agencies) beyond the Lead Agency that have discretionary approval power over the
Project (CEQA Guidelines Section 15381). Discretionary approval power may include such
actions as issuance of a permit, authorization, or easement needed to complete some aspect of
the Project. Responsible Agencies may include, but are not limited to, the following:

e U.S. Army Corps of Engineers (USACE);

e U.S. Bureau of Reclamation (Project Design Review and Approval, Temporary
Construction Permit related to future South Chrisman Road bridge replacement over the
Delta-Mendota Canal);

e San Luis & Delta-Mendota Authority (Project Design Review and Approval related to future
South Chrisman Road bridge replacement over the Delta-Mendota Canal);
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o California Department of Transportation (Caltrans);
Central Valley Regional Water Quality Control Board (CVRWQCB);

e Department of Water Resources (encroachment permit related to future South Chrisman
Road bridge replacement over the California Aqueduct);

e San Joaquin Valley Air Pollution Control District (SJVAPCD);

o City of Tracy;

e San Joaquin County Local Agency Formation Commission (LAFCo) (potential annexation
of project site into County Service Area [CSA] #16 for water service);

e San Joaquin Council of Governments (SJCOG);

e San Joaquin Airport Land Use Commission (SJALUC); and

e Byron-Bethany Irrigation District (BBID).

Please refer to Chapter 3, Project Description, of this EIR for a detailed description of the
proposed project and entitlements.

2.3 ENVIRONMENTAL IMPACTS AND MITIGATION MEASURES

Under CEQA, a significant effect on the environment is defined as a substantial, or potentially
substantial, adverse change in any of the physical conditions within the area affected by the
project, including land, air, water, mineral, flora, fauna, ambient noise, and objects of historic or
aesthetic significance. Mitigation measures must be implemented as part of the proposed project
to reduce potential adverse impacts to a less-than-significant level. Such mitigation measures are
noted in this EIR and are found in the following technical chapters: Aesthetics; Agricultural
Resources; Air Quality, Greenhouse Gas Emissions, and Energy; Biological Resources; Cultural
and Tribal Resources; Geology and Soils; Hazards and Hazardous Materials; Hydrology and
Water Quality; Noise; and Transportation. The mitigation measures required for the proposed
project, as presented in this EIR, will form the basis of the Mitigation Monitoring and Reporting
Program. Any impact that remains significant after implementation of mitigation measures is
considered a significant and unavoidable impact.

A summary of the proposed project impacts are identified for each technical chapter (Chapters
4.1 through 4.14) of the EIR is presented in Table 2-1 at the end of this chapter. In addition, Table
2-1 includes the level of significance of each impact, any mitigation measures required for each
impact, and the resulting level of significance after implementation of mitigation measures for
each impact.

2.4 PROJECT OBJECTIVES
The following project objectives have been developed by the project applicant:

1. Identify a site that would support an industrial and university-focused project with
supportive business, commercial, and recreational uses.

2. Establish development of a commercially sufficient scale to be self-supporting, in terms of
infrastructure and public service needs.

3. Accommodate a mix of industrial designated uses supporting future advanced
manufacturing, e-commerce, and related distribution opportunities.

4. Establish a four-year university campus serving the post-secondary educational needs of
residents within South San Joaquin County.

5. Create a mix of jobs that will contribute to economic development within the County.
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6. Establish site-specific wet and dry utility infrastructure, including water and wastewater
treatment infrastructure designed and developed to meet project demands at all phases
of development.

7. Locate on an established STAA-designated transportation corridor or established truck
route with access to a federal interstate and/or State highway system serving the Bay Area
and greater Central Valley communities.

8. Locate on a site that is sufficiently distant from the urban core to reduce the potential
impacts on sensitive receptors and other incompatible urban land uses.

9. Establish agricultural buffers and “right to farm” policies to protect existing agricultural
operations and Williamson Act designated lands outside of the project boundary.

10. Implement a range of sustainability measures aimed at conserving resources, decreasing
energy and water consumption, and reducing the impact on air quality, greenhouse gases,
and water pollution.

2.5 SUMMARY OF PROJECT ALTERNATIVES

The following section presents a summary of the alternatives evaluated in this EIR for the
proposed project, which include the following:

o No Project (No Build) Alternative;
o Reduced Project Alternative 1 (32 Percent); and
o Reduced Project Alternative 2 (56 Percent).

For a more thorough discussion of project alternatives that were evaluated in this EIR, including
alternatives considered but dismissed, please refer to Chapter 7, Alternatives Analysis.

No Project (No Build) Alternative

The No Project (No Build) Alternative assumes that the current conditions of the project site would
remain and the site would not be developed. As described in this EIR, the project site is currently
developed with active agricultural land, including almond and cherry orchards, and an agricultural
machinery manufacturing facility (A.B. FAB, Inc.). Under the No Project (No Build) Alternative, the
existing on-site agricultural operations would continue. As such, under the Alternative, the entire
project site is conservatively assumed to be subject to continuous disturbance through agricultural
activities such as planting and harvesting. The No Project (No Build) Alternative would not meet
any of the project objectives. Because changes would not occur to the project site under the No
Project (No Build) Alternative, impacts would not occur related to the majority of issue areas, and
mitigation would not be required. The following impacts could be greater than the project under
the Alternative, as follows:

e Impacts related to subsidence induced by groundwater pumping;

¢ Impacts related to groundwater pumping within the Tracy and Delta-Mendota Subbasins
and groundwater supplies; and

¢ Impacts related to water supplies.

Under the No Project (No Build) Alternative, all significant and unavoidable impacts would be
reduced or eliminated.
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Reduced Project Alternative 1 (32 Percent)

The Reduced Project Alternative 1 (32 Percent) would eliminate the entire Pacific Gateway West
Development Area and the far southeastern corner of the Pacific Gateway East Development
Area to reduce the project site size from approximately 1,576.70 acres to 1,283.22 acres. In
comparison to the proposed project, Reduced Project Alternative 1 would result in an
approximately 32 percent reduction in industrial building square footage, for a developed total of
approximately 16,704,335 sf of industrial building space (7,970,665 sf less than the proposed
project). Similar to the proposed project, this Alternative would include 93,000 sf of Industrial Park
space and 160,000 sf of General Commercial space, inclusive of the VFW post, hotel, and other
related uses, as well as Public Facilities uses, inclusive of the University and fire station.

This Alternative would also include similar utility systems to support development, inclusive of an
on-site wastewater treatment package plant, water treatment infrastructure, and an off-site
stormwater retention basin. Because the Reduced Project Alternative 1 would include
development of similar uses as the proposed project, albeit, at a reduced scale, the project
objectives would be met. The significant impacts that would be reduced under the Alternative are
as follows:

e Have a substantial adverse effect on a scenic vista or, in a non-urbanized area,
substantially degrade the existing visual character or quality of public views of the site and
its surroundings (public views are those that are experienced from publicly accessible
vantage point) (remains significant and unavoidable);

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

e Long-term changes in visual character associated with development of the proposed
project in combination with future buildout of San Joaquin County General Plan (remains
significant and unavoidable);

e Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural use, or conflict
with existing zoning for agricultural use, or a Williamson Act contract (remains significant
and unavoidable);

o Impacts related to the cumulative loss of agricultural land (remains significant and
unavoidable);

e Conflict with or obstruct implementation of the applicable air quality plan (remains
significant and unavoidable);

e Result in a net increase of any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air quality standard during project
construction;

e Result in a net increase of any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air quality standard during project
operation (remains significant and unavoidable);

o Expose sensitive receptors to substantial pollutant concentrations (remains significant and
unavoidable);

e Result in a cumulatively considerable net increase of any criteria pollutant for which the
project region is in non-attainment under an applicable federal or State ambient air quality
standard (remains significant and unavoidable);

e Generate GHG emissions, either directly or indirectly, that may have a significant impact
on the environment (remains significant and unavoidable);
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Have a substantial adverse effect, either directly or through habitat modifications, on
Swainson’s hawk and white-tailed kite;

Have a substantial adverse effect, either directly or through habitat modifications, on song
sparrow (Modesto population);

Have a substantial adverse effect, either directly or through habitat modifications, on
northern harrier;

Have a substantial adverse effect, either directly or through habitat modifications, on
Crotch’s bumble bee;

Have a substantial adverse effect, either directly or through habitat modifications, on
nesting songbirds and other raptors protected under the MBTA and CFGC;

Have a substantial adverse effect on State or federally protected wetlands (including, but
not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological
interruption, or other means;

Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors, or impede the
use of native wildlife nursery sites;

Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or State habitat conservation plan;
Cause a substantial adverse change in the significance of a historical resource pursuant
to CEQA Guidelines, Section 15064.5 (remains significant and unavoidable);

Cause a substantial adverse change in the significance of a unique archaeological
resource pursuant to CEQA Guidelines, Section 15064.5 or disturb human remains,
including those interred outside of dedicated cemeteries;

Cause a substantial adverse change in the significance of a tribal cultural resource as
defined in PRC Section 21074;

Directly or indirectly destroy a unique paleontological resource or site or unique geologic
feature;

Violate any water quality standards or waste discharge requirements or otherwise
substantially degrade surface or ground water quality during construction;

Violate any water quality standards or waste discharge requirements or otherwise
substantially degrade surface or ground water quality during operation;

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 result in substantial erosion or siltation on- or off-site or 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;
Generation of a substantial temporary increase in ambient noise levels in the vicinity of
the project in excess of standards established in the local general plan or noise ordinance,
or applicable standards of other agencies (remains significant and unavoidable);
Generation of a substantial permanent increase in ambient noise levels in the vicinity of
the project in excess of standards established in the local general plan or noise ordinance,
or applicable standards of other agencies (remains significant and unavoidable);
Generation of excessive groundborne vibration or groundborne noise levels;

Generation of a substantial permanent increase in ambient noise levels associated with
development of the proposed project in combination with future development (remains
significant and unavoidable);
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e Substantially increase hazards to vehicle safety due to a geometric design feature (e.g.,
sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)
(remains significant and unavoidable); and

o Substantially increase hazards to vehicle safety due to a geometric design feature (e.g.,
sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)
under cumulative conditions (remains significant and unavoidable).

Though the abovementioned significant and unavoidable impacts would be reduced under the
Reduced Project Alternative 1 (32 Percent), the associated mitigation measures would still be
required, and the impacts would remain significant and unavoidable. Overall, all other impacts
would remain similar to the proposed project under the Reduced Project Alternative 1 (32
Percent), including the other identified significant and unavoidable impacts.

Reduced Project Alternative 2 (56 Percent)
The Reduced Project Alternative 2 (56 Percent) would consist of buildout of approximately 659.66

acres of the 1,576.70-acre project site. In comparison to the proposed project, Reduced Project
Alternative 2 would result in a 56 percent reduction in industrial building square footage for a
developed total of 10,891,518 sf of industrial building space (13,783,482 sf less than the proposed
project). In general, this Alternative would achieve this reduction by eliminating the Pacific
Gateway West and Central Development Areas. The University Center Development Area and
VFW Post would be shifted south of the Delta Mendota Canal, such that this Alternative would be
located entirely “between the canals” (Delta Mendota and California Aqueduct), with the exception
of the Gateway Center Development Area. The new University location would result in a greater
buffer between the University and the existing agricultural lands to the north due to the intervening
Delta Mendota Canal. In addition, a new open space area would be located between the existing
residences fronting South Chrisman Road adjacent to the site and the new University location.

Similar to the proposed project, this Alternative would include 93,000 sf of Industrial Park space
and 160,000 sf of General Commercial space, inclusive of the VFW post, hotel, and other related
uses, as well as Public Facilities uses, inclusive of the University and fire station. This Alternative
would also include similar utility systems to support development, inclusive of an on-site
wastewater treatment package plant, water treatment infrastructure, and an off-site stormwater
retention basin.

Because the Reduced Project Alternative 2 (56 Percent) would include development of similar
uses as the proposed project, albeit, at a reduced scale, the project objectives would be met. The
significant impacts that would be reduced under the Alternative are as follows:

e Have a substantial adverse effect on a scenic vista or, in a non-urbanized area,
substantially degrade the existing visual character or quality of public views of the site and
its surroundings (public views are those that are experienced from publicly accessible
vantage point) (remains significant and unavoidable);

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

e Long-term changes in visual character associated with development of the proposed
project in combination with future buildout of San Joaquin County General Plan (remains
significant and unavoidable);

e Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
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Monitoring Program of the California Resources Agency, to non-agricultural use, or conflict
with existing zoning for agricultural use, or a Williamson Act contract (remains significant
and unavoidable);

Impacts related to the cumulative loss of agricultural land (remains significant and
unavoidable);

Conflict with or obstruct implementation of the applicable air quality plan (remains
significant and unavoidable);

Result in a net increase of any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air quality standard during project
construction;

Result in a net increase of any criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air quality standard during project
operation (remains significant and unavoidable);

Expose sensitive receptors to substantial pollutant concentrations (remains significant and
unavoidable);

Result in a cumulatively considerable net increase of any criteria pollutant for which the
project region is in non-attainment under an applicable federal or State ambient air quality
standard (remains significant and unavoidable);

Generate GHG emissions, either directly or indirectly, that may have a significant impact
on the environment (remains significant and unavoidable);

Have a substantial adverse effect, either directly or through habitat modifications, on
Swainson’s hawk and white-tailed kite;

Have a substantial adverse effect, either directly or through habitat modifications, on song
sparrow (Modesto population);

Have a substantial adverse effect, either directly or through habitat modifications, on
northern harrier;

Have a substantial adverse effect, either directly or through habitat modifications, on
Crotch’s bumble bee;

Have a substantial adverse effect, either directly or through habitat modifications, on
nesting songbirds and other raptors protected under the MBTA and CFGC;

Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors, or impede the
use of native wildlife nursery sites;

Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or State habitat conservation plan;
Cause a substantial adverse change in the significance of a historical resource pursuant
to CEQA Guidelines, Section 15064.5 (remains significant and unavoidable);

Cause a substantial adverse change in the significance of a unique archaeological
resource pursuant to CEQA Guidelines, Section 15064.5 or disturb human remains,
including those interred outside of dedicated cemeteries;

Cause a substantial adverse change in the significance of a tribal cultural resource as
defined in PRC Section 21074;

Directly or indirectly destroy a unique paleontological resource or site or unique geologic
feature;

Violate any water quality standards or waste discharge requirements or otherwise
substantially degrade surface or ground water quality during construction;

Violate any water quality standards or waste discharge requirements or otherwise
substantially degrade surface or ground water quality during operation;
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e 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 result in substantial erosion or siltation on- or off-site or 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 Generation of a substantial temporary increase in ambient noise levels in the vicinity of
the project in excess of standards established in the local general plan or noise ordinance,
or applicable standards of other agencies (remains significant and unavoidable);

e Generation of a substantial permanent increase in ambient noise levels in the vicinity of
the project in excess of standards established in the local general plan or noise ordinance,
or applicable standards of other agencies (remains significant and unavoidable);

o Generation of excessive groundborne vibration or groundborne noise levels;

Generation of a substantial permanent increase in ambient noise levels associated with
development of the proposed project in combination with future development (remains
significant and unavoidable);

e Substantially increase hazards to vehicle safety due to a geometric design feature (e.g.,
sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)
(remains significant and unavoidable); and

e Substantially increase hazards to vehicle safety due to a geometric design feature (e.g.,
sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment)
under cumulative conditions (remains significant and unavoidable).

Though the abovementioned significant and unavoidable impacts would be reduced under the
Reduced Project Alternative 2 (56 Percent), the associated mitigation measures would still be
required, and the impacts would remain significant and unavoidable. Overall, all other impacts
would remain similar to the proposed project under the Reduced Project Alternative 2 (56
Percent), including the other identified significant and unavoidable impacts.

Environmentally Superior Alternative
An EIR is required to identify the Environmentally Superior Alternative from among the range of

reasonable alternatives that are evaluated. Section 15126(e)(2) of the CEQA Guidelines requires
that an Environmentally Superior Alternative be designated and states, “If the Environmentally
Superior Alternative is the ‘no project’ alternative, the EIR shall also identify an Environmentally
Superior Alternative among the other alternatives.” In this case, the No Project (No Build)
Alternative would be considered the Environmentally Superior Alternative, because the project
site is assumed to remain in its current condition under the alternative. Consequently, the
significant impacts resulting from the proposed project would not occur under the Alternative.

The No Project (No Build) Alternative would not meet any of the project objectives. Because
Reduced Project Alternatives 1 and 2 would include development of portions of the project site
with the proposed uses, the project objectives would be met.

As discussed in detail in the Alternatives Analysis Chapter of this EIR and presented in Table 7-
5 therein, the Reduced Project Alternatives 1 and 2 would result in fewer impacts than the
proposed project in all of the CEQA topic areas for which the proposed project would have
significant impacts. None of the significant and unavoidable impacts identified for the proposed
project would be fully avoided by either Reduced Project Alternative, but many of them would be
substantially lessened. For example, the proposed project’s significant and unavoidable impact
regarding impacts to Prime Farmland would be reduced by approximately 20 percent for Reduced
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Project Alternative 1 and 38 percent by Reduced Project Alternative 2. Another example relates
to the reduction in trips associated with these alternatives — Reduced Project Alternative 1 would
reduce total daily trips by approximately 23 percent, which equates to a reduction of an estimated
12,115 daily trips, and Reduced Project Alternative 2 would reduce daily trips by approximately
40 percent, which equates to a reduction of an estimated 20,950 daily trips. Reduced Project
Alternative 2, in particular, could be considered to substantially lessen the relative intensity of the
significant transportation impact identified for the proposed project pertaining to substantially
increasing hazards to vehicle safety.

Because Reduced Project Alternative 2 would reduce identified impacts to a larger degree than
Reduced Project Alternative 1 due to the greater reduction in site acreage and industrial
development potential, Reduced Project Alternative 2 would be considered the Environmentally
Superior Alternative.

2.6 AREAS OF CONTROVERSY

The CEQA Guidelines, Section 15123(b), require that this EIR consider areas of controversy
known to the lead agency, including issues raised by agencies and the public. Areas of
controversy that were identified in NOP comment letters on the proposed project should be
considered, as well. The areas of known controversy for the proposed project relate to the
following:

Timing of proposed development entitlements and Specific Plan Buildout;
Impacts to scenic quality;

Conversion of agricultural land to non-agricultural uses;

Increases in air quality and greenhouse gas emissions;

Impacts to wildlife and plant habitats;

Impacts to water conveyance infrastructure;

Industrial waste and other hazards;

Impacts to water quality and drainage;

Sufficient water supply;

Impacts to adjacent land uses;

Growth-inducing impacts;

Inconsistencies with San Joaquin County General Plan policies;

Increase in noise levels associated with traffic and industrial operational activities;
Traffic increases along surrounding roadways;

Provision of emergency services;

Transport of students to schools;

Increase in vehicle miles traveled (VMT);

Vehicle safety hazards due to access along Chrisman Road and Durham Ferry Road;
Urban decay; and

Proximity to Very High Fire-Hazard Severity Zone.
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Table 2-1
ation Measures

substantial light or glare
which would adversely affect
day or nighttime views in the
area.

411 Substantially damage scenic LS Initial Phase, Off-Site Improvements Study Area LS
resources, including, but not None required.
limited to, trees, rock
outcroppings, and historic S Specific Plan Buildout Su
buildings within a State None feasible.
scenic highway.
41-2  Have a substantial adverse S Initial Phase, Specific Plan Buildout Su
effect on a scenic vista or, in None feasible.
a non-urbanized area,
substantially degrade the LS Off-Site Improvements Study Area LS
existing visual character or None required.
quality of public views of the
site and its surroundings
(public views are those that
are experienced from publicly
accessible vantage point).
41-3 Create a new source of S Initial Phase, Specific Plan Buildout LS

4.1-3 Prior to Improvement Plan approval for each building,
the project applicant shall submit a lighting plan for
the project to San Joaquin County Community
Development Department for review and approval,
demonstrating that proposed lighting is Dark-Sky
compliant as specified by the International Dark-Sky
Association. The lighting plan shall include, but not
necessarily be limited to, the following provisions:

e Shield or screen lighting fixtures to direct
the light downward and prevent light spill
on adjacent properties;

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable

V(e
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Table 2-1

Summary of Impacts and Mitigation Measures

e Place and shield or screen area lighting
needed for construction activities and/or
security so as not to disturb residential
areas;

e For public lighting, prohibit the use of
light fixtures that are of unusually high
intensity or brightness (e.g., harsh
mercury vapor, low-pressure sodium, or
fluorescent bulbs) or that blink or flash;
and

o Use appropriate building materials (such
as low-glare glass, low-glare building
glaze or finish, neutral, earth-toned
colored paint and roofing materials), and
appropriate signage to prevent light and
glare from adversely affecting adjacent
properties.

Off-Site Improvements Study Area
LS None required. N/A
4.1-4 Long-term changes in scenic CC/S None feasible. SuU
resources within a state
scenic highway, scenic vistas
and visual character
associated with development
of the proposed project in
combination with cumulative
development.
4.1-5 Creation of new sources of LS None required. N/A
light or glare associated with
N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1

Summary of Impacts and Miti

ation Measures

development of the proposed
project in combination with
cumulative development.
. 4.2AgriculturalResources |

4.21 Convert Prime Farmland, S Initial Phase, Specific Plan Buildout SuU
Unique Farmland, or 4.2-1 Consistent with the County’s Agricultural Mitigation
Farmland of  Statewide Ordinance, prior to issuance of grading permits for
Importance (Farmland), as each phase, the project applicant shall either pay for
shown on the maps prepared a farmland conservation easement to protect the
pursuant to the Farmland same number of acres proposed to be changed to a
Mapping and Monitoring non-agricultural use, as well as an administrative fee
Program of the California to cover the costs of administering, monitoring, and
Resources Agency, to non- enforcing the farmland conservation easement,
agricultural use, or conflict subject to review by the County Agricultural
with existing zoning for Technical Advisory Committee, or pay an in-lieu fee
agricultural use, or a in an amount determined by the County Board of
Williamson Act contract. Supervisors.

LS Off-Site Improvements Study Area N/A
None required.

4.2-2 Involve other changes in the LS None required. N/A
existing environment which,
due to their location or
nature, could result in
conversion of Farmland to
non-agricultural use.

4.2-3 Impacts related to the CC/s Initial Phase, Specific Plan Buildout SuU
cumulative loss of 4.2-3 Implement Mitigation Measure 4.2-1.
agricultural land.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable

V(e
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ation Measures

Off-Site Improvements Study Area
None required.

N/A

criteria pollutant for which
the project region is non-
attainment under an
applicable federal or state
ambient air quality standard
during project construction.

4.3-1  Conflict with or obstruct S Initial Phase, Specific Plan Buildout SuU
implementation ~ of  the 4.3-1(a)  Implement Mitigation Measures 4.3-2(a), 4.3-2(b),
applicable air quality plan. and 4.3-3(a) through 4.3-3(c).

Off-Site Improvements Study Area
4.3-1(b) Implement Mitigation Measure 4.3-2(c).
4.3-2 Resultin anetincrease of any S Initial Phase, Specific Plan Buildout LS

4.3-2(a) The following requirement shall be noted on project
improvement plans for all industrial warehouse
buildings: Only architectural coatings with a VOC
content of a maximum of 15 grams per liter (g/L) shall
be used for the interior and exterior of all industrial
warehouse buildings on the project site. Prior to
approval of improvement plans for each phase of the
proposed project, draft language shall be provided to
the San Joaquin County Community Development
Department for review and approval.

4.3-2(b) Prior to the initiation of ground disturbance for each
phase of development, the project applicant shall
show on project improvement plans via notation that
the contractor shall ensure that the heavy-duty off-
road vehicles (50 horsepower or more) to be used in
the construction of the proposed project, including
owned, leased, and subcontractor vehicles, shall be
Tier 4 final off-road construction equipment. In

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable

V(e
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Summary of Impacts and Mitigation Measures

addition, all off-road equipment operating at the
construction site must be maintained in proper
working condition according to manufacturer’s
specifications.

Idling shall be limited to five minutes or less in
accordance with the In-Use Off-Road Diesel Vehicle
Regulation as required by CARB. Clear signage
regarding idling restrictions shall be placed at the
entrances to the construction site.

Portable equipment over 50 horsepower must have
either a valid SUVAPCD Permit to Operate (PTO) or
a valid statewide Portable Equipment Registration
Program (PERP) placard and sticker issued by
CARB.

The aforementioned requirements shall be noted on
grading plans and submitted for review and approval
by the San Joaquin County Community Development
Department.

Off-Site Improvements Study Area

4.3-2(c) Prior to issuance of a grading permit associated with
any off-site improvement, the project applicant shall
retain a qualified air quality consultant to conduct an
analysis to quantify the off-site improvement’s
construction emissions and compare the emissions
to the applicable SJVAPCD thresholds of
significance.  Quantified emissions and identified

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Summary of Impacts and Mitigation Measures

reduction measures, if warranted, shall be submitted
to the San Joaquin County Community Development
Department for review and approval, or for roadway
improvement projects within the City of Tracy or
Caltrans jurisdiction, the respective agency in whose
Jjurisdiction the improvement project is located, shall
have review and approval authority. If emissions are
determined to be below the applicable SJVAPCD
thresholds of significance, further mitigation is not
required.

If emissions are determined to exceed the applicable
thresholds of significance, the qualified air quality
consultant shall identify measures sufficient to
reduce the project’s construction emissions to below
the SUVAPCD'’s thresholds of significance. Emission
reduction measures may include, but are not limited
to, use of heavy-duty off-road vehicles (50
horsepower or more) with late model engines, low-
emission diesel products, alternative fuels, engine
retrofit technology, after-treatment products, and/or
other options as they become available.

If on-site emissions reduction measures are not
sufficient to achieve a fleet-wide average reduction in
construction-related emissions to below the
applicable SIVAPCD thresholds of significance, the
project applicant shall pay a mitigation fee based on
the equivalent amount of the project’s contribution of
criteria pollutant emissions that exceeds the

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1

Summary of Impacts and Miti

ation Measures

applicable threshold of significance, as well as the
per ton cost-effectiveness identified by the CARB’s
most current Carl Moyer Program Guidance. The
final details of the mitigation fee shall be determined
in coordination with, and reviewed and approved by,
the SUVAPCD and San Joaquin County Community
Development  Department, or for roadway
improvement projects within the City of Tracy or
Caltrans jurisdiction, the respective agency in whose
Jurisdiction the improvement project is located, shall
have review and approval authority. Proof of payment
shall be submitted to the San Joaquin County
Community Development Department, City of Tracy,
or Caltrans, as applicable.

4.3-3

Result in a net increase of any
criteria pollutant for which the
project region is non-
attainment under an
applicable federal or state
ambient air quality standard
during project operation.

Initial Phase, Specific Plan Buildout

4.3-3(a)

4.3-3(b)

The following requirement shall be noted on any
Tenant/Lease Agreement and/or Purchase and Sale
Agreement for all on-site industrial warehouse
buildings: Only architectural coatings with a VOC
content of a maximum of 15 grams per liter (g/L) shall
be used for the interior and exterior of all industrial
warehouse buildings on the project site. Proof of
compliance with the above requirement shall be
provided to the San Joaquin County Community
Development Department for review and approval.

Prior to approval of any Improvement Plans for each
phase of development, the project applicant shall
provide proof of compliance with the following to the

SuU

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable

V(e
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ation Measures

satisfaction of the San Joaquin County Community
Development Department:

e The project applicant shall show on the
Improvement Plans via notation that all
forklift equipment and yard mules at all
industrial warehouse buildings greater than
300,000 sf shall be zero emission equipment.
Additionally, all landscape equipment used to
maintain individual on-site and all on-site
landscaping, parks, and open space shall be
zero emission equipment.

4.3-3(c) Implement Mitigation Measures 4.12-4(a) through

4.12-4(f).
LS Off-Site Improvements Study Area N/A
None required.
4.3-4 Expose sensitive receptors to LS Initial Phase N/A
substantial pollutant None required.
concentrations.
S Specific Plan Buildout Su

4.3-4 Prior to approval of project improvement plans for the
first phase of development subsequent to the Initial
Phase, the project applicant shall install a central
heating, ventilation and air conditioning (HVAC)
system or other air intake system at the maximally
exposed residences (see Figure 4.3-3 of this EIR),
that includes high efficiency particulate air (HEPA)

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable

V(e
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ation Measures

filters. The project applicant shall also prepare an
operation and maintenance manual for the HVAC
system and the filter. The manual shall include the
operating instructions and the maintenance and
replacement schedule. Proof of compliance with the
above requirements shall be submitted to the San
Joaquin County Community  Development
Department.
LS Off-Site Improvements Study Area N/A
None required.
4.3-5 Result in other emissions LS None required. N/A
(such as those leading to
odors) affecting a substantial
number of people.
4.3-6 Result in the inefficient or LS None required. N/A
wasteful use of energy, or
conflict with or obstruct a
State or local plan for
renewable energy or energy
efficiency.
43-7 Result in a cumulatively S Initial Phase, Specific Plan Buildout CC/su
considerable net increase of 4.3-7 Implement Mitigation Measures 4.3-3(a) through 4.3-
any criteria pollutant for which 3(c).
the project region is in non-
attainment under an Off-Site Improvements Study Area
applicable federal or State LS None required. N/A
ambient air quality standard.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable

V(e
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Summary of Impacts and Mitigation Measures

4.3-8 Generate GHG emissions, cC Initial Phase, Specific Plan Buildout CC/su
either directly or indirectly, 4.3-8(a)  Prior to approval of any Improvement Plans for each
that may have a significant phase of development, the project applicant shall
impact on the environment. provide proof of compliance with the following to the

satisfaction of the San Joaquin County Community
Development Department:

o The project applicant shall show on the
Improvement Plans via notation that solar PV
panels shall be incorporated for “Base
Building” energy needs for limited industrial
(I-L) zoned buildings. Additional forklift
charging anticipated as part of Mitigation
Measure 4.3-3(b) shall also be met by solar
PV.

4.3-8(b) Implement Mitigation Measure 4.3-3(b).

4.3-8(c) Implement Mitigation Measures 4.12-4(a) through

4.12-4().
LS Off-Site Improvements Study Area N/A
None required.
439 Conflict with an applicable cC Initial Phase, Specific Plan Buildout LCC
plan, policy, or regulation 4.3-9 Implement Mitigation Measures 4.3-8(a), 4.3-3(b),
adopted for the purpose of and 4.12-4(a) through 4.12-4(f).
reducing the emissions of
GHGs. LS Off-Site Improvements Study Area N/A

None required.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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4.3-10 Result in a cumulatively
considerable inefficient or
wasteful use of energy or
conflict with a State or local
plan for renewable energy or

4.41 Have a substantial adverse
effect, either directly or
through substantial habitat
modifications, on any plant
species identified as a
candidate, sensitive, or
special-status in local or
regional plans, policies, or
regulations, or by the CDFW
or USFWS.

LS

LS

Table 2-1

Summary of Impacts and Miti

ation Measures

None required.

enerii efficienci.

None required.

N/A

N/A

4.4-2 Have a substantial adverse
effect, either directly or
through habitat modifications,
on Swainson’s hawk and
white-tailed kite.

Initial Phase, Specific Plan Buildout

4.4-2(a)

Swainson’s hawk. Pursuant to subsection 5.2.4.11 of
the SUIMSCP, the project applicant shall consult with
a qualified biologist prior to any vegetation activities
or ground-disturbing work associated with each
phase of the proposed project to determine if any
known or potential nesting trees are located within
the project site boundaries. Known or potential
nesting trees can be either retained or removed from
the project site. If identified nesting trees are retained
and occupied during construction activities, then a
buffer of twice the dripline of the tree shall be
established until the nest is no longer occupied.

LS

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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LS

Table 2-1

Summary of Impacts and Miti

4.4-2(b)

ation Measures

However, nesting trees may also be removed while
trees are not occupied from September 1 to February
15. Proof of compliance with this measure shall be
provided to the San Joaquin County Community
Development Department.

White-tailed kite. Pursuant to subsection 5.2.4.19 of
the SIMSCP, prior to any vegetation clearing or
ground-disturbing activities associated with each
phase of the proposed project that would occur
during the nesting season (February 15 to
September 15), a nesting preconstruction survey
shall be conducted within and adjacent (as feasible)
to the project to determine the presence of nesting
white-tailed kites. If an active nest is identified as part
of the preconstruction survey, a 100-foot non-
disturbance buffer from the nesting area shall be
established and maintained until the nest has been
deemed inactive by the qualified biologist. Proof of
compliance with this measure shall be provided to the
San Joaquin County Community Development
Department.

Off-Site Improvements Study Area
None required.

N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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4.4-3

Have a substantial adverse
effect, either directly or
through habitat modifications,
on song sparrow (Modesto
population).

LS

Table 2-1

Summary of Impacts and Miti

ation Measures

Initial Phase, Specific Plan Buildout

4.4-3

Prior to commencement of construction activities that
occur during the nesting season (February 15 to
August 31) for each phase of the proposed project, a
qualified biologist shall conduct a nesting bird survey
to determine if any nests or nesting activity is present
within or adjacent to (as feasible) the project site.
Pursuant to the Migratory Bird Treaty Act (MBTA),
birds or their nests may not be harmed or disturbed if
observed within the project site. If nests are
observed, then a minimum 100-foot buffer shall be
established by the biologist that shall remain in effect
until the nest becomes inactive. Proof of compliance
with this measure shall be provided to the San
Joaquin County Community  Development
Department.

Off-Site Improvements Study Area
None required.

LS

N/A

4.4-4

Have a substantial adverse
effect, either directly or
through habitat modifications,
on northern harrier.

LS

Initial Phase
None required.

Specific Plan Buildout

4.4-4

Pursuant to subsection 5.2.4.17 of the SJMSCP,
prior to any vegetation activities or ground-disturbing
activities that occur within the proposed Gateway
Center Development Area, a nesting survey shall be
conducted by a qualified biologist consistent to
determine if any northern harrier nests or nesting

N/A

LS

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Summary of Impacts and Mitigation Measures

activity is present within the project site and a
surrounding 500-foot radius, as feasible. If nesting is
observed, then a 500-foot buffer shall be applied
during all vegetation activities or ground-disturbing
activities that occur during the nesting season
(February 15 — August 31). Proof of compliance with
this measure shall be provided to the San Joaquin
County Community Development Department.

LS Off-Site Improvements Study Area N/A
None required.
4.4-5 Have a substantial adverse LS Initial Phase N/A
effect, either directly or None required.
through habitat modifications,
on Crotch’s bumble bee. S Specific Plan Buildout LS
4.4-5 Prior to any ground-disturbing activities that occur

within the proposed Gateway Center Development
during the colony active period (April through August)
and when floral resources are present, focused
surveys shall be performed within both foraging and
nesting habitats by a qualified biologist pursuant to
the CDFW Survey Considerations for CESA
Candidate Bumble Bee Species protocols (June 6,
2023). If Crotch’s bumble bees or their nests are not
observed on-site, further mitigation shall not be
required. If Crotch’s bumble bees or their nests are
observed, then the project applicant shall consult with
CDFW. Such consultation may require an Incidental
Take Permit (ITP) if any bees are expected to be

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Summary of Impacts and Miti

ation Measures

harmed during project construction. Proof of
compliance with this measure shall be provided to the
San Joaquin County Community Development
Department.

effect, either directly or
through habitat modifications,
on nesting songbirds and
other raptors protected under
the MBTA and CFGC.

LS Off-Site Improvements Study Area N/A
None required.
4.4-6 Have a substantial adverse S Initial Phase, Specific Plan Buildout, Off-Site LS

Improvements Study Area

4.4-6

Consistent with the MBTA and CFGC, the following
measures shall be implemented prior to site
disturbance to avoid impacts to nesting raptors and
other birds on-site or within off-site improvement
study areas. All survey results shall be provided to
the San Joaquin County Community Development
Department.

e  Prior to commencing construction activities
for each phase of the proposed project and if
such activities would begin during the typical
nesting season (between February 1 and
August 31), a nesting bird survey shall be
conducted by a qualified biologist within the
project site and any off-site improvements
study areas for raptor and non-raptor specie

e If nesting birds are identified during the
preconstruction  survey, the qualified
biologist shall determine an appropriate
disturbance-free avoidance buffer between

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable

V(e
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Summary of Impacts and Mitigation Measures

100 and 500 feet, depending on the species
and as described in Subsections 5.2.4.16
through 5.2.4.22 of the SJMSCP. Buffer
zones shall be clearly demarcated in the field
for avoidance by construction activities.

The size of an established buffer may be
altered if the qualified biologist conducts
behavioral observations and determines the
nesting birds are well acclimated to
disturbance. If this occurs, the biologist shall
prescribe a modified buffer that allows
sufficient room to prevent undue
disturbance/harassment to the nesting birds.
If the buffer is reduced, the qualified biologist
shall remain on-site to monitor the behavior
of the nesting birds during construction to
ensure that the reduced buffer does not
result in take of eggs or nestlings.

e  Construction or earth-moving activities shall
not occur within the established nest
avoidance buffer until the qualified biologist
determines that the young have fledged and
have attained sufficient flight skills to avoid
project construction zones. If a qualified
biologist is not hired by the project applicant
or the contractor to monitor the active
nesting birds/raptors, then the full buffer(s)
shall be maintained in place from February 1
to August 31. The buffer may be removed

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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ation Measures

and work may proceed as otherwise planned
within the buffer on September 1.

4.4-7

Have a substantial adverse
effect on State or federally
protected wetlands (including,
but not limited to, marsh,
vernal pool, coastal, etc.)
through direct removal, filling,
hydrological interruption, or
other means.

Initial Phase, Specific Plan Buildout, Off-Site
Improvements Study Area

4.4-7(a)

4.4-7(b)

Prior to initiation of any ground disturbance activities
within each phase of development, including off-site
improvements study areas, containing aquatic
features identified in Figure 4.4-10 through Figure
4.4-17 of the EIR, the project applicant shall submit
to the Central Valley Regional Water Quality Control
Board (CVRWQCB) an application for Clean Water
Act Section 401 Water Quality Certification and/or
Waste Discharge Requirements for Projects
Involving Discharge of Dredged and/or Fill Material to
Waters of the State. The project proponent shall be
responsible for conducting all project activities in
accordance with the permit provisions outlined in the
applicable CVRWQCB permit. Written verification of
the 401 Water Quality Certification; or if a 401 Water
Quality  Certification is not required, written
correspondence from CVRWQCB to this effect, shall
be provided to the San Joaquin County Community
Development Department, prior to issuance of a
building and/or grading permit.

The CDFW maintains jurisdiction over the bed and
bank of the bed, channel, and banks of any river,
stream, or lake (Fish and Game Code Section 1602)
and impacts to these areas may require a Lake or
Streambed Alteration Agreement. Prior to initiating

LS

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1
ation Measures

construction activities within each phase of
development, including off-site improvements study
areas, containing aquatic features identified in Figure
4.4-10 through Figure 4.4-17 of the EIR, the project
shall notify CDFW of the intentions of the project to
determine if a Lake or Streambed Alteration
Agreement (LSAA) is required. If required, mitigation
may include restoration or enhancement of
resources on-site. Written verification of the Section
1600 LSAA; or if a LSAA is not required, written
correspondence from CDFW to this effect, shall be
provided to the San Joaquin County Community
Development Department, prior to issuance of a
building and/or grading permit.

4.4-8

Interfere substantially with
the movement of any native
resident or migratory fish or
wildlife species or with
established native resident
or migratory wildlife
corridors, or impede the use
of native wildlife nursery
sites.

LS

None required.

N/A

4.4-9

Conflict with the provisions
of an adopted Habitat
Conservation Plan, Natural
Community Conservation
Plan, or other approved local,
regional, or State habitat
conservation plan.

Initial Phase, Specific Plan Buildout, Off-Site

Improvements Study Area

4.4-9(a) Prior to commencement of any ground-disturbing
activities for each phase of the proposed project, the
project applicant shall participate in the SUMSCP and
obtain Incidental Take Minimization Measures

(ITMMs) from the San Joaquin Council of

LS

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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Governments (SJCOG). The project applicant shall
sign the ITMMs prior to any ground disturbance
within six months from receipt of the ITMMs. If ITMMs
are not signed within six months, the applicant shall
reapply for SUIMSCP coverage.

Upon receipt of signed ITMMs from project applicant,
SJCOG staff shall sign the ITMMs, creating the
effective date of the ITMMs.

1. Ground disturbance shall not occur without
compliance and satisfaction of the ITMMs.

2. Upon issuance of fully executed ITMMs and
prior to any ground disturbance, the project
applicant shall:

a. Post a bond for payment of the
applicable SUIMSCP fee covering the
entirety of the project acreage being
covered (the bond shall be valid for
a maximum of a six-month period);
or

b. Pay the appropriate SUIMSCP fee for
the entirety of the project acreage
being covered; or

c. Dedicate land in-lieu of fees, either
as conservation easements or fee
title; or

d. Purchase approved mitigation bank
credits.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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3. Within six months from the effective date of
the ITMMSs or issuance of a building permit,
whichever occurs first, the project applicant
shall:

a. Pay the appropriate SUIMSCP fee for
the entirety of the project acreage
being covered; or

b. Dedicate land in-lieu of fees, either
as conservation easements or fee
title; or

c. Purchase approved mitigation bank
credits.

Failure to satisfy the obligations of the mitigation fee
shall subject the bond to be called.

S Specific Plan Buildout, Off-Site Improvements Study

Area

4.4-9(b) Burrowing Owl. Within 14 days prior to the
commencement of any grading activities associated
with the proposed project subsequent to Initial Phase
development, a preconstruction clearance survey for
burrowing owl shall be conducted within the work
area and a 300-foot buffer, as accessible, to confirm
absence or presence of burrowing owl. The survey
shall be conducted by a qualified biologist with
experience in surveying for and identifying burrowing
owl signs and burrowing owl individuals. If
construction pauses for more than 14 days after
grading is complete, an additional preconstruction

LS

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considera
and Unavoidable

ble; SU = Significant
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clearance survey shall be conducted. Furthermore,
the project shall comply with Subsection 5.2.4.15 of
the SUMSCP, which provides guidelines for avoiding
impacts and protecting burrowing owls. The
guidelines state that burrowing owls may be
discouraged from entering a potential construction
site by preventing ground squirrels from creating
these burrows through planting or maintaining
vegetation covering the site at a height of
approximately 36 inches above the ground, discing
or plowing the project site to destroy any burrows,
and removing ground squirrels. Pursuant to the
current guidance from CFDW regarding how to
proceed if active burrows are located within and
around 150 meters of the work area (CDFW 2024),
project activities conducted during the breeding
(February 1 through August 31) and non-breeding
seasons should delineate a 150-meter protective
buffer with high-visibility material be established
around occupied burrows and burrow complexes
until the completion of the project when delineation
material can be removed. Furthermore, any
burrowing owl observed within the project site or
within 150 meters adjacent to the site shall be
allowed to leave on their own and any project
activities that could result in harm shall cease until
the owl has left the work area. The designated
biologist shall locate the burrow or burrow complex
and delineate using high-visibility material, as
previously described, until work in the area has

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable

Chapter 2 — Executive Summary
‘ Page 2-32




Draft EIR
Pacific Gateway Project
November 2025

Table 2-1

Summary of Impacts and Mitigation Measures

ceased. A designated biologist shall be present
during all project activities if active burrowing owl
complexes are observed within 150 meters of the
work area to conduct biological monitoring as
prescribed by CDFW (CDFW 2024) and determine if
burrowing owl behavior is affected during
construction activities. The designated biologist shall
have the authority to cease construction activities if
burrowing owl are being negatively affected by the
work and shall consult with CDOFW to determine
proper protocols before work activites may
recommence. All active burrowing owl complexes
shall be avoided unless the burrow location or ground
disturbing work pose a risk to individual burrowing
owls. However, if burrowing owl complexes are
located within an area of temporary disturbance and
are not active at the time of work (as determined by
the designated biologist), CDFW shall be consulted
and an approved exclusion object may be inserted
into the entrance of the burrow to ensure burrowing
owls do not occupy potential burrows within the
project site. If burrowing owls are found present on-
site or within 150 meters of project activities, and
such activities would result in direct impacts to
occupied habitat or burrowing owl individuals (as
determined by the designated project biologist),
CDFW shall be notified immediately to discuss
whether an Incidental Take Permit (ITP) would be
required prior to work. Any measures or
recommendations prescribed by CDFW to avoid and

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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ation Measures

minimize impacts to burrowing owl! shall be required.
Proof of compliance with this measure shall be
provided to the San Joaquin County Community
Development Department.

San Joaquin kit fox. In accordance with Section
5.2.4.25 of the SUIMSCP, a qualified biologist shall
conduct preconstruction surveys at least two
calendar weeks and at maximum 30 calendar days
prior to the commencement of ground-disturbing
activities associated with the proposed project
subsequent to Initial Phase development. If
individual kit foxes are observed during the survey,
then an additional protocol level survey shall be
conducted consistent with the USFWS Standardized
Recommendations for Protection of the Endangered
San Joaquin Kit Fox Prior to or During Ground
Disturbance protocol (January 2011).

Additionally, if dens with openings four inches in
diameter that open within two feet inside of the den
are observed on-site, then a qualified biologist shall
dust the opening of the den for tracks and monitor
the den for three calendar days to determine if the
den is occupied. If the den is occupied by a single
adult kit fox, then the den may be destroyed when
the fox either moves or leaves the den. If the den is
discovered to be a natal den, a 250-foot non-
disturbance buffer shall be maintained around the
den until the qualified biologist determines the den

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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has been vacated. Proof of compliance with this
measure shall be provided to the San Joaquin
County Community Development Department.

4.4-10

4.51

Cumulative loss of habitat for
special-status species.

Cause a substantial adverse
change in the significance of
a historical resource
pursuant to CEQA
Guidelines, Section 15064.5.

LCC

LS

None required.

Initial Phase
None required.

Specific Plan Buildout

4.5-1(a)

The proposed widening of the crossings of the
California Aqueduct and the Delta-Mendota Canal
shall be designed in keeping with the guidelines
outlined in The Secretary of the Interior’'s Standards
for the Treatment of Historic Properties with
Guidelines for Preserving, Rehabilitating, Restoring,
& Reconstructing Historic Buildings (2017). An
architectural historian shall review the design of the
crossings prior to approval of improvement plans
associated with such improvements to ensure that
the guidelines are met. The proposed crossings shall
also be reviewed by the State Historic Preservation
Officer (SHPO) prior to approval of plans associated
with such improvements to ensure that the
construction of the crossings would not have an
adverse effect on the structures.

In addition, any proposed development and
construction that encroaches adjacent to or within the

N/A

N/A

SuU
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Delta-Mendota Canal right-of-way shall meet the
requirements of the Engineering and Operations and
Maintenance (O&M) Guidelines for Crossings as
enforced by the San Luis & Delta-Mendota Water
Authority (SLDMWA). Any crossings shall be
designed in such a way to avoid adverse effects on
the NRHP eligibility of the Delta-Mendota Canal and
avoid affecting the character-defining features of the
Delta Mendota Canal, including the historical
alignment and ability to convey water as part of a
largescale water conveyance system. Pursuant to
the SLDMWA, the proposed bridge shall span the
Delta-Mendota Canal without affecting the alignment
or function. Pursuant to the Bureau of Reclamation’s
Guidelines, all new bridge crossings associated with
the proposed project shall fully span the Delta-
Mendota Canal. Final Delta-Mendota Canal bridge
design shall be subject to approval by the SLDMWA
and the San Joaquin County Department of Public
Works.

The California Department of Water Resources
(DWR) manages the California Aqueduct and
requires that an encroachment permit be obtained for
any crossing above or below the California Aqueduct.
The crossing shall avoid adverse effects on the
NRHP eligibility of the California Aqueduct and the
character-defining features of the California
Aqueduct, including the historical alignment and
ability to convey water as part of a largescale water

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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conveyance system. Typically, character
preservation is accomplished by creating a crossing
that spans the California Aqueduct and would not
affect the alignment or function. Final California
Aqueduct bridge design shall be subject to approval
by the DWR and San Joaquin County Department of
Public Works.

Proof of compliance with the aforementioned
standards shall be submitted to the San Joaquin
County Community Development Department for
review and approval.

S Off-Site Improvements Study Area

4.5-1(b) Prior to construction of the off-site improvements
within study areas identified in Table 4.5-2 of this
EIR, additional survey work shall be conducted on
the 32 buildings and structures within or abutting
such improvements to determine if the buildings and
structures would meet criteria for inclusion on the
CRHR. In addition, the buildings and structures shall
be subjected to an evaluation by an architectural
historian who meets the Secretary of the Interior’s
Standards.

Evaluation of the buildings and structures shall
include: the development of an appropriate historical
context applicable to the building/structure type and
potential period of significance; an examination of the
architecture or engineering of the building/structure;

SuU

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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and sufficient historical research about the property
to establish the potentially important people
associated with the building/structure. Once
completed, a determination of the building/structure’s
eligibility for inclusion on the CRHR shall be made,
as well as a determination of the building/structure’s
integrity. All work shall be overseen by an
architectural historian that meets the Secretary of the
Interior’'s Standards and shall be documented in a
report and on appropriate Department of Parks and
Recreation (DPR) 523 forms. All materials shall be
submitted to the San Joaquin County Community
Development Department as proof of compliance. In
addition, if the building/structure is located within
another agency'’s jurisdiction, the materials shall also
be submitted to the relevant agency.

If a formal evaluation finds that a building and/or
structure meets criteria for listing on the CRHR and
would be impacted by the off-site improvements, and
protection and/or preservation is not possible, then
mitigation shall include, but is not limited to:
relocation of the building/structure; intensive
documentation of the building prior to demolition,
such as documentation promulgated by the Historic
American Buildings Survey and the Historic
American  Engineering  Record; and  site
interpretation. Specific and appropriate mitigation
shall be developed by the architectural historian
relative to the specific project impacts.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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South Chrisman Road/Eastbound I-580 Ramp

4.5-1(c)

Roadway improvements located above the
underground San Joaquin Pipelines 1 and 2 of the
Hetch Hetchy Aqueduct shall be subject to the
guidelines outlined in The Secretary of the Interior’s
Standards for the Treatment of Historic Properties
with Guidelines for Preserving, Rehabilitating,
Restoring, & Reconstructing Historic Buildings
(2017). An architectural historian shall review the
design of the crossings prior to approval of
improvement plans to ensure that the guidelines are
met and the construction of the off-site improvements
would not have an adverse effect on the structures.
Final design of the roadway improvements shall be
subject to approval by Caltrans and the San Joaquin
County Department of Public Works. Proof of
compliance with this measure shall be submitted to
the San Joaquin County Community Development
Department.

SuU

4.5-2

Cause a substantial
adverse change in the
significance of a unique
archaeological resource
pursuant to CEQA
Guidelines, Section 15064.5
or disturb human remains,
including those interred
outside of dedicated
cemeteries.

Initial Phase, Specific Plan Buildout, and Off-Site
Improvements Study Area

4.5-2(a)

Pursuant to CCR Section 15064.5(f) of the CEQA
Guidelines, if archaeological resources are
discovered during project-related activities, all
ground-disturbing work shall be halted immediately
until a qualified archaeologist who meets the
Secretary of the Interior’s Professional Qualification
Standards can evaluate the find.

LS

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Construction may continue on other parts of the
project site while evaluation of the find is being made,
provided that ground-disturbing activities are
conducted at least 50 feet from the location of the
potential  archaeological resource while the
archaeologist is evaluating its importance. Should the
potential archaeological resource be determined
significant, then the archaeologist shall develop
appropriate mitigation measures specific to the
resource, which may include, but not be limited to,
measures similar to Mitigation Measure 4.5-2(c)
below.

The following language shall be noted on
Improvement Plans for any future development,
subject to review and approval by the San Joaquin
County Community Development Department or
another agency within whose jurisdiction the off-site
improvement study area is located:

If articulated or disarticulated human remains are
encountered within the proposed project site during
construction activities, excavation or disturbance of
the location shall be halted within 100 feet of the find.
The San Joaquin County Coroner shall be
immediately notified. If the Coroner determines the
remains are of Native American origin, the Coroner
shall notify the Native American Heritage
Commission (NAHC) within 24 hours. The NAHC
shall determine and notify a Most Likely Descendant

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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(MLD). Further actions shall be determined, in part,
by the desires of the MLD. The MLD shall be afforded
48 hours to make recommendations regarding the
disposition of the remains following notification from
the NAHC of the discovery. If the MLD does not make
recommendations within 48 hours, the owner shall,
with appropriate dignity, reinter the remains in an
area of the property secure from further disturbance.
Alternatively, if the owner does not accept the MLD'’s
recommendations, the owner or the descendant may
request mediation by the NAHC.

Specific Plan Buildout

4.5-2(c) Prior to construction activities within the areas of the
project site with high buried site potential, such areas
shall be subject to a subsurface investigation
conducted by a qualified archaeologist that meets
the Secretary of the Interior’'s Standards for
Archaeology to look for buried archaeological site
indicators. The subsurface study shall include the
excavation of soils to the maximum depth of
proposed disturbance or to a depth where soils
formed prior to the occupation of California is
reached to investigate the areas for the presence of
buried archaeological site indicators.

If buried archaeological site indicators are found and
would be impacted by the proposed development,
the preferred treatment of the resource is protection
and preservation. Protection and preservation shall

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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be achieved in one of two ways: direct avoidance
(i.e., not developing within the boundaries of the
archaeological site); or by protecting intact
archaeological deposits through the placement of
sufficient fill over the deposit during and after
construction.

If protection and preservation are not possible, then
a subsurface testing program shall be conducted to
determine if the archaeological site is eligible for
inclusion on the California Register. The subsurface
testing program shall be overseen by an
archaeologist who meets the Secretary of the
Interior's Standards and shall be outlined in a
Subsurface Testing Program Plan for Archaeological
Resources. The plan shall include the following: a
research design appropriate for the archaeological
site type; a discussion and rationale of the
investigation’s field and laboratory methods; and an
identification of the planned treatment and
disposition of any recovered -cultural materials,
including the steps that shall be followed in the event
of discovery of human remains. The identified steps
shall be consistent with Health and Safety Code
Section 7050.5. Following the completion of the
subsurface testing program, a report shall be
prepared that documents the methods of
investigation, the types of analyses conducted, and
a determination of the archaeological site’s eligibility
for inclusion on the California Register of Historic

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Resources (CRHR). The report shall include
completed appropriate Department of Parks and
Recreation (DPR) 523 forms for the archaeological
site.

If the testing program finds that an archaeological
site eligible for listing on the CRHR would be
impacted, and protection and preservation is not
possible, then data recovery of the impacted
locations shall be necessary. Data recovery shall be
performed by a qualified archaeologist that meets the
Secretary of the |Interior’'s Standards using
appropriate  archaeological techniques. Data
recovery shall include processing and analysis of
recovered cultural materials using appropriate
archaeological methods, as well as the preparation
of the recovered materials for permanent disposition
pursuant to the requirements of the Archaeological
Resources Treatment Plan. Monitoring may also be
recommended by the archaeologist, but the decision
to recommend monitoring as a mitigation measure
shall be dependent upon the findings of the testing
program.

Proof of compliance with the aforementioned
standards shall be submitted to the San Joaquin
County Community Development Department for
review and approval.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Off-Site Improvements Study Area

4.5-2(d) Prior to any proposed off-site intersection or roadway
improvements, with the exception of any
improvements at the South Corral Hollow Road/West
Linne Road intersection, a cultural resources study
shall be conducted to determine if any archaeological
sites are present. The study shall be conducted by a
qualified archaeologist that meets the Secretary of
the Interior’s Standards for Archaeology. In addition,
the locations of high buried site potential identified in
the Archival Research and Windshield Survey report
prepared for the proposed project by Tom Origer and
Associates (see Figure 4.5-2 of this EIR) shall be
subjected to a subsurface investigation to determine
the presence of buried archaeological site indicators
in the event that development is proposed. The
subsurface study shall include the excavation of soils
to the maximum depth of proposed disturbance or to
a depth where soil formed prior to the occupation of
California is reached. If the footprint of proposed
development at any of the intersections or roads
changes, the changes shall be reviewed by an
archaeologist who meets with the Secretary of the
Interior’s Standards for Archaeology to determine if
additional archaeological survey is necessary prior to
any proposed improvements. The subsurface study
shall be submitted to the San Joaquin County
Community Development Department, as well as to
other applicable agencies if the site is located within
another jurisdiction.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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If archaeological site indicators are found during any
of the studies recommended above and would be
impacted by the proposed improvements, the
preferred treatment of the resource is protection and
preservation. Protection and preservation shall be
achieved in one of two ways: direct avoidance (i.e.,
not developing within the boundaries of the
archaeological site); or by protecting intact
archaeological deposits through the placement of
sufficient fill over the deposit during and after
construction.

If protection and preservation are not possible, then
a subsurface testing program shall be conducted to
determine if the archaeological site is eligible for
inclusion on the California Register. The subsurface
testing program shall be overseen by an
archaeologist who meets the Secretary of the
Interior’'s Standards and shall be outlined in a
Subsurface Testing Program Plan for Archaeological
Resources. The plan shall include the following: a
research design appropriate for the archaeological
site type; a discussion and rationale of the
investigation’s field and laboratory methods; and an
identification of the planned treatment and
disposition of any recovered -cultural materials,
including the steps that shall be followed in the event
of discovery of human remains. The identified steps
shall be consistent with Health and Safety Code
Section 7050.5. Following the completion of the

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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subsurface testing program, a report shall be
prepared that documents the methods of
investigation, the types of analyses conducted, and
a determination of the archaeological site’s eligibility
for inclusion on the California Register of Historic
Resources (CRHR). The report shall include
completed appropriate Department of Parks and
Recreation (DPR) 523 forms for the archaeological
site.

If the testing program finds that an archaeological
site eligible for listing on the CRHR would be
impacted, and protection and preservation is not
possible, then data recovery of the impacted
locations shall be necessary. Data recovery shall be
performed by a qualified archaeologist that meets the
Secretary of the |Interior's Standards using
appropriate  archaeological techniques. Data
recovery shall include processing and analysis of
recovered cultural materials using appropriate
archaeological methods, as well as the preparation
of the recovered materials for permanent disposition
pursuant to the requirements of the Archaeological
Resources Treatment Plan. Monitoring may also be
recommended by the archaeologist, but the decision
to recommend monitoring as a mitigation measure
shall be dependent upon the findings of the testing
program.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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Proof of compliance with the aforementioned
standards shall be submitted to the San Joaquin
County Community Development Department for
review and approval. In addition, if the off-site
improvement study area is located within another
agency’s jurisdiction, the materials shall also be
submitted to the relevant agency for review and

approval.
4.5-3 Cause a  substantial S Initial Phase, Specific Plan Buildout, and Off-Site LS
adverse change in the Improvements Study Area
significance of a tribal 4.5-3 Implement Mitigation Measures 4.5-2(a) and 4.5-
cultural resource as 2(b).
defined in PRC Section
21074.
4.5-4 Cause a cumulative loss of LS None required. N/A

cultural resources.

4.6-1 Directly or indirectly cause LS None required. N/A
potential substantial
adverse effects, including
the risk of loss, injury, or
death involving rupture of a
known earthquake fault,
strong seismic ground
shaking, seismic-related
ground failure, including
liguefaction, or landslides.

4.6-2 Result in substantial soil LS None required. N/A
erosion or the loss of
topsoil.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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4.6-3 Be located on a geological
unit or soil that is unstable,
or that would become
unstable as a result of the
project, and potentially
result in on or off-site
landslide, lateral
spreading, subsidence,
liquefaction, or collapse, or
be located on expansive
soil, as defined in Table 18-
1B of the Uniform Building
Code.

Summary of Impacts and Miti

Table 2-1
ation Measures

Initial Phase, Specific Plan Buildout

4.6-3(a) The Improvement Plan submittal shall include a final
geotechnical engineering report produced by a
California Registered Civil Engineer or Geotechnical
Engineer for review and approval by the San Joaquin
County Community Development Department. The
report shall address and make recommendations on

the following:

A. Road, pavement, and parking area design;

B. Structural foundations, including retaining
wall design (if applicable);

C. Structural foundations, including retaining
wall design (if applicable);

D. Erosion/winterization;

E. Special problems discovered on-site, (i.e.,

open bodies of water, expansive/unstable
soils, etc.);

F. The presence of undocumented fill on-site;
and

G. Slope stability.

Once approved by the San Joaquin County
Community Development Department, a copy of the
final report shall be provided to the San Joaquin
County Community Development Department for its
use. It is the responsibility of the developer to provide
for engineering inspection and certification that
earthwork has been performed in conformity with
recommendations contained in the report.

LS
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ation Measures

Off-Site Improvements Study Area

4.6-3(b)

Prior to improvement plan approval for any roadway
improvements within the Off-Site Improvements
Study Area, the project applicant shall submit a site-
specific, design-level geotechnical report produced
by a California Registered Geotechnical Engineer to
the agency within whose jurisdiction the
improvement areas are located for review and
approval. The geotechnical report shall include, but
would not be limited to, an analysis of the on-site
geologic and seismic conditions, including soil
sampling and testing to determine appropriate
roadway design specifications.

4.6-4

Result in the loss of
availability of a known
mineral resource that
would be of value to the
region and the residents of
the State or of a locally
important mineral resource
recovery site delineated on
a local general plan,
specific plan, or other land
use plan.

LS

None required.

N/A

4.6-5

Have soils incapable of
adequately supporting the
use of septic tanks or
alternative wastewater
disposal systems where

No Impact

None required.

N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable

V(e

Chapter 2 — Executive Summary

Page 2-49



Draft EIR

Pacific Gateway Project

November 2025

sewers are not available for
the disposal of wastewater.

Table 2-1

Summary of Impacts and Miti

ation Measures

4.6-6

Directly or indirectly
destroy a unique
paleontological resource or
site or unique geologic
feature.

Initial Phase, Specific Plan Buildout, and Off-Site
Improvements Study Area

4.6-6

Should paleontological resources be discovered
during ground-disturbing activities, work shall be
halted in the area within 50 feet of the find. The
applicant shall notify the San Joaquin County
Community Development Department or other
appropriate agency within whose jurisdiction the
improvement area is located and retain a qualified
paleontologist to inspect the discovery. If deemed
significant under criteria established by the Society
for Vertebrate Paleontology with respect to
authenticity, —completeness, preservation, and
identification, the resource(s) shall then be salvaged
and deposited in an accredited and permanent
scientific institution (e.g., University of California
Museum of Paleontology [UCMP] or Sierra College),
where the discovery would be properly curated and
preserved for the benefit of current and future
generations. The language of this mitigation measure
shall be included on any future grading plans, utility
plans, and improvement plans approved by the San
Joaquin County Engineering and Surveying Division
or other appropriate agency within whose jurisdiction
the improvement area is located for the proposed
project, where excavation work would be required.
Construction may continue in areas outside of the
buffer zone.

LS
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4.6-7

Cumulative impacts to
geology and soils, mineral
resources, and

LS

Table 2-1

Summary of Impacts and Miti

ation Measures

None required.

paleontoloiical resources.

N/A

to the public or the
environment through
reasonably foreseeable
upset and accident
conditions involving the
likely release of hazardous
materials into the
environment.

4.7-2(a)

4.7 Create a significant hazard S Initial Phase, Specific Plan Buildout LS
to the public or the 4.7-1 Prior to the approval of any grading or building
environment through the permits, all plans shall identify designated work areas
routine transport, use, or for servicing vehicles or construction equipment.
disposal of hazardous Such work areas shall be clearly demarcated on-site
materials. and developed so as to prevent resource damage

from hazardous materials, such as motor oil or
gasoline.
4.7-2 Create a significant hazard S Initial Phase, Specific Plan Buildout LS

Prior to the approval of any grading permits for
development within the direct vicinity of the PG&E
gas transmission pipeline or the Phillips 66 petroleum
pipeline, as applicable, the construction contractor, a
representative from PG&E and/or Phillips 66, and a
representative from the San Joaquin County Public
Works Department shall meet on the project site and
the applicant shall prepare site-specific safety
guidelines for construction in the field to the
satisfaction of the San Joaquin County Public Works
Department Development Services staff. The safety
guidelines and field-verified location of the pipeline(s)
shall be noted on the Improvement Plans and be
included in all construction contracts involving the

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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project site, subject to review and approval by the
San Joaquin County Public Works Department.

Specific Plan Buildout

4.7-2(b) Prior to the initiation of construction of project
components within the Pacific Gateway Central
development area, a soil assessment of the stained
and discolored soil observed surrounding the existing
storage building and diesel aboveground storage
tanks shall be conducted to determine the presence
of potential soil contamination. Once the soils are
collected, the soils are to be tested for probable
contaminants of concern. If soil contaminates are not
found, further action is not required; however, if
concentrations of any contaminant are detected in
excess of established thresholds, the assessment
shall include appropriate measures, including, but not
limited to, soil remediation to an acceptable total
threshold limit concentration (TTLC) level according
to applicable State and federal requlations or proper
excavation and disposal of the soil at a licensed
landfill facility. All recommended measures shall be
implemented by the project applicant, subject to
review and approval by the San Joaquin County
Environmental Health Department.

4.7-2(c) Prior to the initiation of construction of project
components within the Off-Site Basin parcel, a soil
assessment of the stained and discolored soil
observed surrounding the aboveground storage tank

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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and waste oil drums shall be conducted to determine

the presence of potential soil contamination. Once
the soils are collected, the soils are to be tested for
probable contaminants of concern. If soil
contaminates are not found, further action is not
required; however, if concentrations of any
contaminant are detected in excess of established
thresholds, the assessment shall include appropriate
measures, including, but not limited to, soil
remediation to an acceptable total threshold limit
concentration (TTLC) level according to applicable
State and federal regulations or proper excavation
and disposal of the soil at a licensed landfill facility.
All recommended measures shall be implemented by
the project applicant, subject to review and approval
by the San Joaquin County Environmental Health
Department.

4.7-2(d) Prior to approval of any future improvement plans for
the project, the existing petroleum and gas pipelines
and associated easements shall be included on the
utility sheets. All proposed buildings shall be located
outside of existing easements and any applicable
pipeline operator setback specifications and
standards shall be met to the satisfaction of the San
Joaquin County Public Works Department.

4.7-2(e) Prior to issuance of a demolition permit by the County
for any on-site structures as part of buildout
subsequent to the Initial Phase, the project applicant

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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shall provide a site assessment that determines
whether any structures to be demolished contain
lead-based paint (LBP) or asbestos. If structures do
not contain LBP or asbestos, further mitigation is not
required; however, if LBP is found, all loose and
peeling paint shall be removed and disposed of by a
licensed and certified lead paint removal contractor,
in accordance with California Air Resources Board
recommendations and OSHA requirements. If
asbestos is found, all construction activities shall
comply with all requirements and regulations
promulgated through the San Joaquin Valley Air
Pollution Control District (SJVAPCD) Asbestos Dust
Mitigation Plan. The demolition contractor shall be
informed that all paint on the buildings shall be
considered as containing lead and/or asbestos. The
contractor shall follow all work practice standards set
forth in the Asbestos National Emission Standards for
Hazardous Air Pollutants (Asbestos NESHAP, 40
CFR, Part 61, Subpart M) regulations, as well as
Section V, Chapter 3 of the OSHA Technical Manual.
Work practice standards generally include
appropriate precautions to protect construction
workers and the surrounding community, and
appropriate disposal methods for construction waste
containing lead paint or asbestos in accordance with
federal, State, and local regulations subject to
approval by the San Joaquin County Environmental
Health Department.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Off-Site Improvements Study Area

4.7-2(f) If indicators of apparent soil contamination (soil
staining, odors, debris fill material, etc.) are
encountered within the Off-Site Improvements Study
Area during off-site roadway improvements, the
impacted area(s) shall be isolated from surrounding,
non-impacted areas. The project applicant shall hire
an environmental professional to obtain samples of
the potentially impacted soil for analysis of the
contaminants of concern and comparison with
applicable  regulatory  screening levels (ie.,
Environmental Screening Levels, California Human
Health Screening Levels, Regional Screening
Levels, etc.). The results of the soil sampling shall be
submitted to the San Joaquin County Environmental
Health Department. Where the soil contaminant
concentrations exceed the applicable regulatory
screening levels, the impacted soil shall be
excavated and disposed of off-site at a licensed
landfill facility to the satisfaction of the San Joaquin
County Environmental Health Department.

4.7-3 Emit hazardous emissions LS None required. N/A
or handle hazardous or
acutely hazardous
materials, substances, or
waste within one-quarter
mile of an existing or
proposed school.

4.7-4 Be located on a site which LS None required. N/A
is included on a list of

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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hazardous materials sites
compiled pursuant to
Government Code Section
65962.5 and, as a result,
would it create a significant
hazard to the public or the
environment.

Summary of Impacts and Miti

Table 2-1
ation Measures

4.7-5

For a project located within
an airport land use plan or,
where such a plan has not
been adopted, within two
miles of a public airport or
public use airport, would
the project result in a safety
hazard or excessive noise
for people residing or
working in the project area.

LS

None required.

N/A

4.7-6

4.8-1

Cumulative exposure to
potential hazards and
increases in the transport,
storage, and use of
hazardous materials.

Violate any water quality
standards or waste
discharge requirements or
otherwise substantially
degrade surface or ground
water quality during
construction.

LS

None required.

Initial Phase, Specific Plan Buildout, Off-Site

Improvements Study Area

4.8-1 Prior to issuance of grading permits for each
component of the proposed project, including off-site
improvements, the project applicant shall prepare
and submit to the Central Valley RWQCB a SWPPP

N/A

LS

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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detailing measures to control soil erosion and waste
discharges during construction. Each SWPPP shall
include an erosion control and restoration plan, a
water quality monitoring plan, a hazardous materials
management plan, and post-construction BMPs.
Specific BMPs shall be determined during the final
states of project design. However, each SWPPP
shall include specific practices to minimize the
potential that pollutants will leave the site during
construction. Such practices include, but are not
limited to, establishing designated equipment staging
and washing areas, protecting spoils and soil
stockpile areas, and identifying equipment exclusion
zones. The BMPs shall be maintained until all areas
disturbed during construction have been adequately
stabilized.

Prior to commencement of construction activities for
each component of the proposed project, including
off-site improvements within study areas greater than
one acre, such as grading, the project applicant shall
submit a Notice of Intent (NOI) to the SWRCB for
coverage under the General Construction Permit.

4.8-2

Violate any water quality
standards or waste
discharge requirements or
otherwise substantially
degrade surface or ground
water quality during
operation.

Initial Phase, Specific Plan Buildout, Off-Site

Improvements Study Area

4.8-2 Prior to approval of any grading, building or
encroachment permit, the project applicant shall
submit a Storm Water Quality Control Plan (SWQCP)
to the San Joaquin County Public Works Department
for review and approval, or for roadway improvement

LS

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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projects within the City of Tracy or Caltrans
jurisdiction, the respective agency in whose
jurisdiction the improvement project is located, shall
have review and approval authority. The SWQCRP for
the project and any off-site improvements within San
Joaquin County, shall meet the standards of the San
Joaquin County Storm Water Quality Control Criteria
Plan (SWQCCP). If located in another jurisdiction,
the SWQCP shall meet other applicable standards,
such as the San Joaquin County SWQCCP. Site-
design  measures, source-control  measures,
hydromodification management, and Low-Impact
Development (LID) standards, as necessary, shall be
incorporated into the design and shown on the
improvement plans
4.8-3 Substantially decrease LS None required. N/A
groundwater supplies or
interfere substantially with

groundwater recharge
such that the project may
impede sustainable

groundwater management
of the basin or conflict with
or obstruct implementation
of a water quality control

plan or sustainable
groundwater management
plan.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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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 result in
substantial erosion or
siltation on- or off-site or
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.

4.8-4(a) As part of the Improvement Plan submittal process
for the Initial Phase of the proposed project, a Final
Drainage Report shall be submitted to the San
Joaquin County Public Works Department. The Final
Drainage Report shall require more detail than that
provided in the preliminary report, and shall be
reviewed in concert with the Improvement Plans to
confirm conformity between the two. The report shall
be prepared by a Registered Civil Engineer and shall,
at a minimum, include: written text addressing
existing conditions; watershed maps; changes in
flows and patterns effected by the proposed
improvements; all appropriate calculations; and
proposed on- and off-site improvements to
accommodate post-development flows in the 100-
year, 10-day storm event for retention basin sizing;
and the 100-year, 24-hour storm to convey offsite
flows through the project site. The final drainage
report shall be prepared in conformance with the
requirements set forth by San Joaquin County at the
time of Improvement Plan submittal and shall be
approved by the San Joaquin County Public Works
Department.

Specific Plan Buildout, Off-Site Improvements Study

Area

4.8-4(b) In conjunction with submittal of any subsequent
development applications within the proposed

November 2025
Table 2-1
Summary of Impacts and Mitigation Measures
Level of Level of
Significance Significance
Prior to After
Impact Mitigation Mitigation Measures Mitigation
4.8-4 Substantially alter the S Initial Phase LS

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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Specific Plan area, or any off-site roadway
improvement plans related to the proposed project,
the project applicant shall submit, for review and
approval, a design-level drainage report to the San
Joaquin County Public Works Department, or for
roadway improvement projects, the agency (e.g.,

Caltrans, City of Tracy) within whose jurisdiction the

improvement areas are located. The report shall be

prepared by a Registered Civil Engineer and shall, at

a minimum, include: written text addressing existing

conditions; watershed maps; changes in flows and

patterns effected by the proposed improvements; all
appropriate calculations; and proposed on- and off-
site  improvements to accommodate  post-
development flows in the 100-year, 10-day storm
event for retention basin sizing; and the 100-year, 24-
hour storm to convey offsite flows through the project
site, unless a different design storm is specified by
the agency with review/approval authority. The final
drainage report shall be prepared in conformance
with the requirements set forth by San Joaquin

County, or for roadway improvements within another

Jurisdiction, the respective jurisdiction’s applicable

stormwater standards.

4.8-5 Substantially alter the LS None required. N/A
existing drainage pattern of
the site or area, including
through the alteration of
the course of a stream or
river or through the

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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addition of impervious
surfaces, in a manner
which would impede or
redirect flood flows, or in
flood hazard, tsunami, or
seiche zone, risk release of
pollutants due to project
inundation.

Table 2-1
Summary of Impacts and Miti

ation Measures

4.8-6

Cumulative impacts related
to the violation of water
quality standards or waste
discharge requirements,

groundwater quality,
management, and
recharge, and impacts
resulting from the

alteration of  existing

LCC

None required.

drainaie patterns.

N/A

environmental impact due
to a conflict with any land
use plan, policy, or
regulation adopted for the
purpose of avoiding or

4.9-1 Cause a significant LS None required. N/A
environmental impact due
to physically dividing an
established community.

4.9-2 Cause a significant LS None required. N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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mitigating
environmental effect.

an

Table 2-1
Summary of Impacts and Miti

ation Measures

4.9-3

4.101

Cause

policy,

a significant
cumulative environmental
impact due to a conflict
with any land use plan,
regulation
adopted for the purpose of
avoiding or mitigating an
environmental effect.

or

Generation of a substantial
increase in
ambient noise levels in the

temporary

vicinity of the

excess

of

established in
general plan
or applicable

ordinance,
standards
agencies.

of

project in

standards

the
or

local
noise

other

LS

None required.

Specific Plan Buildout
4.10-1(a)  Prior to the approval of any grading and/or building

permits,

the San Joaquin County Community

Development Department shall establish the
following as a condition of approval for any permit
that results in the use of construction equipment:

On-site construction occurring within 100
feet, or less, from existing residential uses
shall be shielded by a six-foot tall temporary
construction noise barrier, as shown in
Figure 4.10-3. The sound barrier shall
consist of ¥-inch plywood or minimum sound
transmission class (STC) 27 sound curtains.
The barrier shall be free from gaps, opening,
or penetrations to ensure maximum
performance.

N/A

SuU

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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Table 2-1

Summary of Impacts and Mitigation Measures

Initial Phase, Specific Plan Buildout

4.10-1(b)  Prior to the approval of any grading and/or building
permits, the San Joaquin County Community
Development Department, shall establish the
following as conditions of approval for any permit that
results in the use of construction equipment:

o  On-site construction activities shall be limited
to between 7:00 AM and 7:00 PM, unless
otherwise allowed within the Pacific Gateway
Specific Plan;

e All construction equipment powered by
infernal combustion engines shall be
properly muffled and maintained;

e Quiet construction equipment, particularly air
compressors, are to be selected whenever
possible;

o All stationary noise-generating construction
equipment such as generators or air
compressors are to be located as far as is
practical from existing residences. In
addition, the project contractor shall place
such stationary construction equipment so
that emitted noise is directed away from
sensitive receptors nearest the project site;

e Unnecessary idling of internal combustion
engines is prohibited; and

e The construction contractor shall, to the
maximum extent practical, locate on-site

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

equipment staging areas to maximize the
distance between construction-related noise
sources and noise-sensitive receptors
nearest the project site during all project
construction.

Off-Site Improvements Study Area

4.10-1(c)  Prior to the approval of any grading and/or building
permits, the project applicant shall prepare a
construction noise management plan that identifies
measures to be taken to minimize construction noise
on surrounding sensitive land uses and include
specific noise management measures to be included
within the project plans and specifications, subject to
review and approval by the San Joaquin County
Community Development Department, or other
appropriate agency within whose jurisdiction the
construction project is located. The noise
management measures may include, but are not
necessarily limited to, the following:

e Construction activities shall only take place
between the hours specified by the
applicable local ordinance;

o All heavy construction shall be maintained in
good operating condition, with all internal-
combustion, engine-driven equipment fitted
with intake and exhaust mufflers that are in
good condition;

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

e All mobile or fixed noise-producing
equipment used on the proposed project that
is regulated for noise output by a local, State,
or federal agency shall comply with such
regulations while in the project activity;

o Where feasible, electrically powered
equipment shall be used instead of
pneumatic or internal combustion powered
equipment;

o All stationary noise-generating equipment
shall be located as far away as possible from
neighboring property lines;

e Signs prohibiting unnecessary idling of
internal-combustion engines shall be posted;

e If deemed warranted by the construction
noise management plan, a minimum Six-
foot-tall temporary construction sound wall
shall be constructed along the construction
area boundary adjacent to existing noise-
sensitive receptors. The sound barrier
fencing should consist of ¥-inch plywood or
minimum STC 27 sound curtains placed to
shield nearby sensitive receptors. The
barriers should be free from gaps, openings,
or penetrations to ensure maximum
performance except where needed for
access. The temporary construction sound
wall shall be constructed prior to any
demolition or other ground disturbing
activities associated with construction and

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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Summary of Impacts and Miti

Table 2-1
ation Measures

remain in place until completion of
construction activities within 100 feet of
noise-sensitive receptors; and

e The wuse of noise-producing signals,
including horns, whistles, alarms, and bells
shall be for safety warning purposes only.

4.10-2

Generation of a substantial
permanent increase in
ambient noise levels in the
vicinity of the project in
excess of standards
established in the local
general plan or noise
ordinance, or applicable
standards of other
agencies.

Initial Phase

4.10-2(a)  To reduce traffic noise increases under Initial Phase
conditions, the project applicant shall install quiet
pavement overlays on the roadway segments shown
in Figure 4.10-5 prior to the cetrtificate of occupancy
for the Initial Phase of the proposed project. Quiet
pavement overlays shall follow industry best
practices as outlined by the California Department of
Transportation (Caltrans) (Quiet Pavement, Acoustic
Measurement and Performance, February 2018), or
a similar industry publication. Installation of quiet
pavement shall be noted on Improvement Plans
provided to the San Joaquin County Community
Development Department for review and approval.
For roadway improvement projects within the City of
Tracy or Caltrans jurisdiction, the respective agency
in whose jurisdiction the improvement project is
located, shall have review and approval authority.

Specific Plan Buildout

4.10-2(b) In conjunction with submittal of each future
subdivision application, the project applicant shall
submit a traffic noise analysis that determines which
quiet pavement improvement(s) on roadway

SuU

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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Table 2-1

Summary of Impacts and Mitigation Measures

segments shown in Figure 4.10-12 through Figure
4.10-16 are required by that particular phase to
ensure that traffic noise level increases attributable to
the proposed project shall not exceed the FICON
thresholds used in this EIR (see Table 4.10-9). The
quiet pavement treatment shall be installed prior to
certificate of occupancy for the first building within the
phase under evaluation. Quiet pavement overlays
shall follow industry best practices as outlined by
Caltrans (Quiet Pavement, Acoustic Measurement
and Performance, February 2018), or a similar
industry publication.

Installation of quiet pavement shall be noted on
Improvement Plans provided to the San Joaquin
County Community Development Department for
review and approval. For roadway improvement
projects within the City of Tracy or Caltrans
jurisdiction, the respective agency in whose
Jurisdiction the improvement project is located, shall
have review and approval authority.

4.10-2(c)  Prior to the approval of any grading or building
permits for any components of the Specific Plan
Buildout subsequent to the Initial Phase, the project
applicant shall construct eight- to 12-foot-tall sound
walls along portions of the project site boundaries to
shield the closest sensitive receptors from project
operational noise. Figure 4.10-12 shows the location
of the sound walls. If desired, sound walls may also

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1

Summary of Impacts and Miti

ation Measures

be placed off-site on adjacent property owner’s
property if preferred and agreed to by the property
owner. Alternative sound wall locations on affected
properties could be considered acceptable, as
determined by individual property owners. The sound
walls shall be noted on Improvement Plans, subject
to approval by the San Joaquin County Community
Development Department. Inclusion of the sound
walls may be waived if a future noise study prepared
by a qualified acoustical engineer, submitted to the
San Joaquin County Community Development
Department for review and approval, shows that such
walls are unnecessary based upon the proposed
future site layout(s).

4.10-3

LS Off-Site Improvements Study Area N/A
None required.
4.10-3 Generation of excessive LS Initial Phase, Specific Plan Buildout N/A
groundborne vibration or None required.
groundborne noise levels.
S Off-Site Improvements Study Area LS

If use of vibratory compactors is required within 25
feet or less of a residential structure, the project
applicant shall ensure that preconstruction crack
documentation and construction vibration monitoring
is conducted to verify that construction vibrations do
not cause damage to any adjacent structures.
Results of the preconstruction crack documentation
and construction vibration monitoring shall be

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Summary of Impacts and Miti

Table 2-1
ation Measures

provided to the San Joaquin County Community
Development Department and the San Joaquin
County Department of Public Works for review and
approval. For roadway improvement projects within
the City of Tracy or Caltrans jurisdiction, the
respective agency in whose jurisdiction the
improvement project is located, shall have review
and approval authority. Alternatively, use of hand
compaction equipment could be employed to
minimize ground vibrations.

4.10-4

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 two miles of a public
airport or public use
airport, expose persons
residing or working in the
project area to excessive
noise levels.

LS

None required.

N/A

4.10-5

Generation of a substantial
permanent increase in
ambient noise levels
associated with
development of the
proposed project in
combination with future
development.

LS

CC/s

Initial Phase, Off-Site Roadway Improvements

Study Area
None required.

Specific Plan Buildout
4.10-5 Implement Mitigation Measure 4.10-2(b).

N/A

CC/su

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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41141

Result in substantial
adverse physical impacts
associated with the
provision of new or
physically altered
governmental services
and/or facilities, the
construction of which
could cause significant
environmental impacts, in
order to maintain
acceptable service ratios,
response times, or other
performance objectives for
fire protection services.

Summary of Impacts and Miti

LS

Table 2-1
ation Measures

None required. N/A

4.11-2

Result in substantial
adverse physical impacts
associated with the
provision of new or

physically altered
governmental services
and/or facilities, the

construction of which
could cause significant
environmental impacts, in
order to maintain
acceptable service ratios,
response times, or other

LS

None required. N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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performance objectives for
law enforcement services.

Summary of Impacts and Miti

Table 2-1
ation Measures

adverse physical impacts
associated with the
provision of new or

physically altered
governmental services
and/or facilities, the

construction of which
could cause significant
environmental impacts, in
order to maintain
acceptable performance
objectives for parks or
other government services;
or result in an increase in

4.11-3 Result in substantial LS None required. N/A
adverse physical impacts
associated with the
provision of new or
physically altered
governmental services
and/or facilities, the
construction of which
could cause significant
environmental impacts, in
order to maintain
acceptable performance
objectives for schools.
4114 Result in substantial LS None required. N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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the use of existing
neighborhood and regional
parks or other recreational
facilities such that
substantial physical
deterioration of the facility
would occur or be
accelerated, or include
recreational facilities or
require the construction or
expansion of recreational
facilities which might have
an adverse physical effect
on the environment.

Table 2-1
Summary of Impacts and Miti

ation Measures

4.11-5

Require or result in the
relocation or construction
of new or expanded water,
wastewater treatment, or
storm water drainage,
electric power, natural gas,
or telecommunications
facilities, the construction
or relocation of which
could cause significant
environmental effects.

LS

None required.

N/A

4.11-6

Have sufficient  water
supplies available to serve
the project and reasonably
foreseeable future
development during

LS

None required.

N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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normal, dry, and multiple
dry years.

Table 2-1
Summary of Impacts and Miti

ation Measures

4.11-7

Result in a determination
by the wastewater
treatment provider which
serves or may serve the
project that it does not have
adequate capacity to serve
the project’s projected
demand in addition to the
provider’s existing
commitments.

LS

None required.

N/A

4.11-8

Generate solid waste in
excess of State or local
standards, or in excess of
the capacity of local
infrastructure, or otherwise
impair the attainment of
solid waste reduction
goals, or conflict with
federal, State, and local
management and reduction
statutes and regulations
related to solid waste.

LS

None required.

N/A

4.11-9

Cumulative impacts to
public services.

LS

None required.

N/A

4.11-10

Increase in demand for
utilities and service
systems associated with
the proposed project, in

LS

None required.

N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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combination with future
buildout of the San Joaquin

Counti

4121 Conflict with a program,
plan, ordinance, or policy,
except LOS, addressing the
circulation system during
construction activities.

S

Table 2-1

Summary of Impacts and Miti

ation Measures

Initial Phase, Specific Plan Buildout, Off-Site
Improvements Study Area

4.12-1

The Improvement Plans for each component of the
proposed project shall include a striping and signing
plan and shall include all on- and off-site traffic
control devices. Prior to the commencement of
construction within the County, a construction signing
and traffic control plan shall be provided to the San
Joaquin County Public Works Department for review
and approval. For roadway improvement projects
within the City of Tracy or Caltrans jurisdiction, the
respective agency in whose jurisdiction the
improvement project is located, shall have review
and approval authority. The construction signing and
traffic control plan shall include (but not be limited to)
items such as:

e Guidance on the number and size of trucks
per day entering and leaving the project site;

e [dentification of arrival/departure times that
would minimize traffic impacts;

e Approved truck circulation patterns only on
designated truck routes (i.e., not on Durham
Ferry Road);

e [ocations of staging areas;

LS

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1
Summary of Impacts and Miti

ation Measures

Locations of employee parking and methods
to encourage carpooling and use of
alternative transportation;

Methods for partial/complete street closures
(e.g., timing, signage, location and duration
restrictions);

If feasible, stage the construction of bridge
replacements over the California Aqueduct
and Delta Mendota Canal such that a
minimum of one travel lane remains open;
Criteria for use of flaggers and other traffic
controls;

Preservation of safe and convenient
passage for bicyclists and pedestrians
through/around construction areas;
Monitoring for roadbed damage and timing
for completing repairs;

Limitations on construction activity during
peak/holiday weekends and special events;
Preservation of emergency vehicle access;
Removing traffic  obstructions  during
emergency evacuation events; and
Providing a point of contact for County
residents and guests to obtain construction
information, have questions answered, and
convey complaints.

4.12-2

Conflict with a program,
plan, ordinance, or policy,
except LOS, addressing the

LS

Initial Phase
None required.

N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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circulation system,
including roadway bicycle
and pedestrian facilities,
during operations.

Summary of Impacts and Miti

LS

Table 2-1
ation Measures

Specific Plan Buildout

4.12-2 Prior to the issuance of a building permit for the first
building whose vehicle trips would use MacArthur
Drive north of the Specific Plan area, the project
applicant  shall  implement  the following
Transportation Demand  Management (TDM)
Strategy:

e Expand Bikeway Network — construct a
Class | off-street multi-use path on the west
side of MacArthur Drive or Class Il on-street
bike lane in each direction of MacArthur
Drive for the two-mile distance from the north
edge of the project site to Linne Road.

Off-Site Improvement Study Areas
None required.

LS

N/A

4.12-3 Conflict with a program,
plan, ordinance, or policy,
except LOS, addressing the

circulation system,
including transit, during
operations.

Initial Phase, Specific Plan Buildout

4.12-3 Prior to the occupancy of the first building within the
first phase of development, the project applicant shall
implement Transportation Demand Management
(TDM) Strategies 3 and 4 from Mitigation Measure
4.12-4(b), as follows:

o Strategy 3: Extend Public Transit Service to
Project Site — expand San Joaquin RTD
fixed-route bus service to the project site.

o Strategy 4: Operate a private employee
shuttle system during peak periods that

SuU

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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Table 2-1

Summary of Impacts and Miti

ation Measures

circulates within the site and off-site to the
Altamont Commuter Express (ACE) Station
located on Tracy Boulevard at Linne Road.

exceeds an applicable
threshold of significance,
except as provided in
CEQA Guidelines Section
15064.3, subdivision (b).

LS Off-Site Improvement Study Areas N/A
None required.
4.12-4 Result in VMT which S Warehouse and Office Uses (Initial Phase, Specific SuU

Plan Buildout)

4.12-4(a)

Prior to issuance of first certificate of occupancy for
each phase of development, the project applicant
shall comply with San Joaquin Valley Air Pollution
Control District (SJVAPCD) Rule 9410 (Employer
Based Trip Reduction), which requires major
employers to implement an Employee Trip Reduction
Plan (eTRIP). Employers must complete and submit
an Employer Registration form to the Air Pollution
Control Officer (APCQ) of the SUVAPCD within 180
days of becoming subject to the trip reduction
requirements of Rule 9410. According to Rule 9410,
eTRIP strategies are phased in over a period of three
years. An employer may submit a single eTRIP that
covers multiple worksites when those worksites are
using the same eTRIP measures. If worksites are
using differing eTRIP measures, then each worksite
shall have its own eTRIP.

In  compliance with Rule 9410 requirements,
employers shall collect information on the modes of
transportation used for each employee’s commute

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Summary of Impacts and Mitigation Measures

each day of the Commute Verification Period, which
is a period of at least one week (selected by the
employer) that is representative of typical work week
conditions. The employer shall submit its sampling
methodology to the District 120 days prior to the start
of the calendar year in which the employer intends to
use the method. The APCO shall notify employers of
its approval or disapproval of this method within 60
days of receipt.

By March 31st of each year, the employer shall
submit a report to the APCO containing the results of
the Commute Verification for the previous calendar
year (including number of forms distributed, the
number completed and returned, total number of trips
to and from work, and the total number of each
commute mode for the employees during the
Commute Verification period).

4.12-4(b)  Prior to occupancy of the first building of each
development phase, the project applicant shall
implement the following transportation demand
management (TDM) strategies, some of which may
overlap with strategies selected under Rule 9410, in
accordance with Mitigation Measure 4.12-4(a).

1. Implement a Voluntary Commute Trip
Reduction (CTR) program. Required
elements of the program include:

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Summary of Impacts and Mitigation Measures

o Commute Trip Reduction Marketing
— implements a marketing strategy
to promote the project site
employer's CTR program (which
includes a guaranteed ride home
program).

o Ridesharing Program — implements
a ridesharing  program  and

establishes a permanent
transportation management
association with funding

requirements for employers.

o Subsidized or Discounted Transit
Program - provides subsidized or
discounted, or free transit passes for
employees.

o End-of-Trip Bicycle Facilites -
installs and maintains end-of-trip
facilities (including bike parking, bike
lockers, showers, and personal
lockers) for employee use.

o Employer-Sponsored Vanpool -
implements an employer-sponsored
vanpool service for employee
groups of five to 15 people.

2. Implement Employee Parking Cash-Out
program — requires project employers to
offer employees the choice of foregoing their

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Summary of Impacts and Mitigation Measures

current subsidized/free parking for a cash
payment (in exchange for not driving).

3. Extend Public Transit Service to Project Site
— expand San Joaquin RTD fixed-route bus
service to the project site.

4. Operate a private employee shuttle system
during peak periods that circulates within the
site and off-site to the Altamont Commuter
Express (ACE) Station located on Tracy
Boulevard at Linne Road.

Proof of compliance shall be submitted to the County
Community Development Department and Public
Works Department for review and approval.

4.12-4(c)  Implement Mitigation Measure 4.12-2.

University Component (Initial Phase, Specific Plan
Buildout)
4.12-4(d  Implement Mitigation Measure 4.12-4(a).

4.12-4(e) Implement TDM Strategies 1, 3, and 4 from
Mitigation Measure 4.12-4(b).

4.12-4(f)  Prior to occupancy of the first University building, the
project applicant shall either implement TDM
Strategy 2 from Mitigation Measure 4.12-4(b), or
charge staff and students a fee to park.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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4.12-5

Substantially increase
hazards to vehicle safety
due to a geometric design
feature (e.g., sharp curves
or dangerous
intersections) or
incompatible uses (e.g.,
farm equipment).

Table 2-1

Summary of Impacts and Miti

ation Measures

Vehicle Queuing: Specific Plan Buildout Only

4.12-5(a)

In conjunction with submittal of each future
subdivision application, the project applicant shall
submit a transportation phasing analysis that
determines which geometric improvement(s) in the
below table and Figure 4.12-17 of the EIR is triggered
by the phase. The transportation phasing analysis
shall be submitted for review to the appropriate
agency within whose jurisdiction the improvements
are located.

The project applicant shall collaborate with that
agency to implement the identified improvement (or
alternative improvements that are equally effective).
Collaborative efforts, which are subject to County
review and acceptance, could include (but are not
limited to): establishing a multi-agency fee program
to fund identified improvements, contributing a fair
share payment to the jurisdiction serving as the lead
agency pursuing construction of said improvements,
or paying the applicable San Joaquin County TIMF
fee provided that said improvements are fully funded
through that fee program. The following performance
standards are to be made part of the project’s
Mitigation Monitoring Report requirements:

e Traffic does not queue back from the SR
132/South Chrisman Road interchange onto
the SR 132 mainline.

SuU

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
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ation Measures

Traffic does not queue back from the I-
580/South Chrisman Road westbound off-
ramp onto the 1-580 mainline.

Recommended Improvements to
Address Queuing Deficiencies -
Existing Plus Specific Plan Buildout
Conditions

Interchange Improvements

Reconstruct
with wider
(six-lane)

overcrossing
and ramp

widening and

SR 132/South | California | S'9nals at both

Chrisman Road | Department of | ramp
. intersections.
Interchange Transportation S
econdary
improvements
will likely
include a
deceleration
lane on
westbound SR
N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

132 at the
interchange,
on-ramp ramp
metering, and
widening of
the adjacent
South
Chrisman
Road
overcrossing
at I-580 (for
lane alignment
purposes).

Intersection Improvements
Signalize with
lanes shown

on Figure 21
of
Transportation
South Anelysi
Chrisman California Re }(; ot
Road/SR 132 | Department of port,
] operate with
Westbound Transportation
protected left-

Ramps turn phasing,

and provide a
deceleration
lane and a
two-lane off-
ramp

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable

Chapter 2 — Executive Summary
Page 2-83




Draft EIR

Pacific Gateway Project

November 2025

Table 2-1
Summary of Impacts and Miti

ation Measures

approaching
the
interchange
on westbound
SR 132.
Signalize with
lanes shown
in Figure 21 of
Transportation
Impact
Analysis
CI? (?Uth . . Report, widen
risman California eastbound SR
Road/SR 132 | Department of 132 on-ramp
Eastbound Transportation fo
Ramps
accommodate
two receiving
lanes, and
operate with
protected left-
turn phasing. |
South Widening of
Chrisman California existing
Road/I-580 Department of | overcrossing
Westbound Off- | Transportation | or construction
Ramp of second
South . , parallel
Chrisman Degzlrltfr?vrg/{:a; of overcrossing
Road/I-5680 Transportation likely needed
for lane

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

Eastbound On- alignment with
Ramp widened SR
132/ South
Chrisman
Road
interchange.
Notes:

The improvements described above are on the
State Highway System, which is owned and
operated by Caltrans. However, to complete those
improvements, certain County-owned roadway
segments adjacent to those facilities may also
need to be improved. Additional improvements
may be required on County-maintained roadways
to maintain consistency with General Plan LOS
policy goals.

Source: Fehr & Peers, 2025.

Geometric Design Features: Initial Phase, Specific

Plan Buildout

4.12-5(b)  Prior to approval of Improvements Plans for each
phase, the Improvement Plans shall show that
project access intersections along South Chrisman
Road are designed in accordance with San Joaquin
County standards. Additional considerations should
be made for the need to accommodate STAA trucks,
enhanced pavement structural sections, and
increased truck turn lane storage. To ensure that the
project roadway designs provide the necessary

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable

Chapter 2 — Executive Summary
( Page 2-85




Draft EIR
Pacific Gateway Project
November 2025

Table 2-1

Summary of Impacts and Mitigation Measures

infrastructure improvements to accommodate the
special needs of trucks, the following performance
standards are established:

o All street sections that would be constructed,
replaced, or widened by the project shall be
designed with the appropriate Traffic Index
(Tl) to ensure that the structural section is
capable of accommodating the added weight
of trucks for the street section.

o All left and right turn lanes constructed at
intersections along South Chrisman Road
and within the various project development
areas shall provide adequate vehicle storage
to accommodate the 95th percentile vehicle
queues (considering cumulative travel
demands and the effects of trucks on storage
requirements).

e Intersection designs shall consider curb
return radii requirements, width of receiving
travel lanes, placement of ftraffic control
equipment, and other design parameters to
ensure that trucks can perform left and right-
turns without encroaching onto oncoming
travel lanes, running over curbs, or colliding
with signal equipment or signs.

The roadway design review process, overseen by the
San Joaquin County Public Works Department, shall
ensure that the aforementioned performance
standards are met.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

Incompatible Land Uses on Durham Ferry Road:

Initial Phase

4.12-5(c) Prior to occupancy of the first industrial building,
the project applicant shall coordinate with San
Joaquin County to post a combination of either
“No Trucks Allowed” or “Local Trucks only” signs
on Durham Ferry Road between South Chrisman
Road and SR 33. The project applicant shall
conduct biennial monitoring of project-related
truck traffic on Durham Ferry Road, and within
one month of monitoring, a memo summarizing
the results shall be submitted to San Joaquin
County Public Works Department. Should the
volume of trucks exceed the totals shown in the
EIR and it is demonstrated that the added trucks
are either directly (i.e., have origins or
destinations at project site) or indirectly (i.e.,
rerouted due to project activities) associated with
the proposed project, enhanced measures shall
be instituted, such as additional or modified
signage, increased enforcement, levying
penalties on trucking companies for observed
violations, etc, with subsequent monitoring to
confirm required reductions.

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

Incompatible Land Uses at South Chrisman Road
and Linne Road Intersection: Specific Plan Buildout

Only

4.12-5(d)  The project applicant shall coordinate with the San
Joaquin County Public Works Department and
administrators at Jefferson School and Jefferson
School District to identify and construct a set of
improvements that minimize conflicts between
project trips and motorists entering/exiting Jefferson
School. Potential improvements to be considered
include (but are not limited to):

e Installation of traffic signal at Linne
Road/Jefferson School Easterly Driveway;

e  Construction of westbound left-turn lanes on
Linne Road at both Jefferson School
Driveways;

e Construction of southbound left-turn lane on
South Chrisman Road at Jefferson School
Southerly Driveway (including a guard rail or
cable barrier system along the South
Chrisman Road school frontage); and

e Speed feedback signs in each direction of
Linne Road approaching Jefferson School
and on northbound South Chrisman Road
approaching Jefferson School.

The following performance standards have been
established for this mitigation measure (presuming

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

the above or other equally effective physical
improvements are chosen for construction):

e School-related trips do not queue beyond
the storage provided in the left-turn lanes on
westbound Linne Road constructed as part
of this mitigation measure;

e School-related trips do not queue beyond
the storage provided in the southbound left-
turn lane at the Jefferson School southerly
driveway constructed as part of this
mitigation measure;

o The traffic signal at the Jefferson School
Easterly Driveway/Linne Road does not
cause undue delays (i.e., as measured by
more lengthy queues forming at the north
parking lot entrance) to school-related trips
exiting this driveway during peak school
hours; and

e The northbound South Chrisman Road
approach to Linne Road is redesigned (as
part of separate applicant required widening
to meet San Joaquin County General Plan
LOS policies) to accommodate U-turn
movements made by buses.

The improvements that are determined acceptable
by the Jefferson School District shall be completed
prior to occupancy of the first industrial building for

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1

Summary of Impacts and Miti

ation Measures

the second phase to the satisfaction of the San
Joaquin County Public Works Department.

Vehicle/Train Conflicts: Specific Plan Buildout Only

4.12-5(¢)

4.12-5(f)

Prior to occupancy of the first industrial building of the
second phase, the project applicant shall make a fair
share contribution to the City of Tracy to cover the
project’s proportionate cost to upgrade the South
Chrisman Road at Schulte Road at-grade railroad
crossing.

Prior to occupancy of the first industrial building of the
second phase, the project applicant shall work with
Union Pacific Railroad and California Public Utilities
Commission (CPUC) to determine the need for
appropriate upgrades to the South Chrisman Road
at-grade crossing north of Linne Road and to
implement such improvements during subsequent
phases beyond the Initial Phase.

4.12-6 Result in inadequate LS None required. N/A
emergency access.
4.12-7 Conflict with a program, CC/s 4.12-7 Implement Mitigation Measure 4.12-2 and TDM CC/suU

plan, ordinance, or policy,
except LOS, addressing the
circulation system,
including transit, roadway

bicycle, and pedestrian
facilities, during operations
under cumulative
conditions.

Strategies 3 and 4 from Mitigation Measure 4.12-
4(b).

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable

V(e
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Summary of Impacts and Miti

Table 2-1
ation Measures

hazards to vehicle safety
due to a geometric design
feature (e.g., sharp curves
or dangerous
intersections) or
incompatible uses (e.g.,
farm equipment) under
cumulative conditions.

4.12-8 Result in cumulative CC/s Warehouse and Office Uses CC/su
conflicts or 4.12-8(a) Implement Mitigation Measures 4.12-4(a) and 4.12-
inconsistencies with CEQA 4(b).

Guidelines Section
15064.3, subdivision (b). University Component
4.12-8(b) Implement Mitigation Measure 4.12-4(a) and
Mitigation Measure 4.12-4(b).
4129 Substantially increase CC/s Cumulative Conditions: Vehicle Queuing CC/SuU

4.12-9(a) In conjunction with submittal of each future
subdivision application, the project applicant shall
submit a transportation phasing analysis that
determines which geometric improvements in the
below table and Figure 4.12-19 of the EIR is triggered
by the phase. For those recommended
improvements that are only triggered by the project’s
incremental traffic in the cumulative condition (i.e.,
compare with Mitigation Measure 4.12-5(a)), the
applicant’s responsibility shall be limited to a fair
share payment. The transportation phasing analysis
shall be submitted for review to the appropriate
agency within whose jurisdiction the improvements
are located. This agency may identify other
measures of equal or greater effectiveness.

Recommended Improvements to
Address Queuing Deficiencies —
Existing Plus Specific Plan Buildout
Conditions

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable

V(e
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Table 2-1
Summary of Impacts and Miti

ation Measures

Interchange Improvements

SR 132/ South
Chrisman Road
Interchange

California
Department of
Transportation

Reconstruct
with wider
overcrossing
and ramp
widening at
each ramp
terminal
intersection
(see below for
specific
improvements
at each ramp
intersection).

Intersection Improvements

Install traffic

signal and
Ahern Road/SR widen
33/1-5 California westbound
Southbound Department of | and eastbound
Ramps/Lehman | Transportation | approaches to
Road consist of a

left-turn lane
and a shared

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable
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Table 2-1
Summary of Impacts and Miti

ation Measures

through/right
lane.?
South Same as
Chrisman California Existing Plus
Road/SR 132 | Department of | Specific Plan
Westbound Transportation Buildout
Ramps improvement.
South Same as
Chrisman California Existing Plus
Road/ SR 132 | Department of | Specific plan
Eastbound Transportation Buildout
Ramps improvement.
South Widening of
Chrisman California existing
Road/I-580 Department of | overcrossing
Westbound Off- | Transportation | or construction
Ramp of second
parallel
overcrossing
South likely needed
Chrisman California i for Iar;e ith
Road/l-580 | Department of | 2971
Eastbound On- | Transportation widened SR
Ramp 1 32/_South
Chrisman
Road
interchange.
Bird Road/SR California Signalize
132 Westbound | Department of intersection
Ramps Transportation with existing

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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Table 2-1

Summary of Impacts and Mitigation Measures

lane

configurations.

Notes:

! May require widening of at-grade railroad
crossing situated on Lehman Road west of SR
33.

Additional improvements may be required on
County-maintained  roadways to  maintain
consistency with General Plan LOS policy goals

Source: Fehr & Peers, 2025.

Cumulative Conditions: Incompatible Land Uses on

Durham Ferry Road
4.12-9(b)  Implement Mitigation Measure 4.12-5(c).

Cumulative Conditions: Incompatible Land Uses at

South Chrisman Road and Linne Road Intersection
4.12-9(c)  Implement Mitigation Measure 4.12-5(d).

Cumulative Conditions: Vehicle/Train Conflicts
4.12-9(d) Implement Mitigation Measures 4.12-5(e) and 4.12-

4.131 Cause the potential for LS None required. N/A
urban decay resulting from
significant adverse
physical impacts related to

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant
and Unavoidable
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economic and social
changes andl/or effects
associated with industrial

uses.

Table 2-1
Summary of Impacts and Miti

ation Measures

4.13-2

Cause the potential for
urban decay resulting from
significant adverse
physical impacts related to
economic and social
changes and/or effects
associated with hotel uses.

LS

None required.

N/A

4.13-3

Cause the potential for
urban decay resulting from
significant adverse
physical impacts related to
economic and social
changes and/or effects
associated with retail uses.

LS

None required.

N/A

4.13-4

Cause the potential for
urban decay resulting from
significant adverse
physical impacts related to
economic and social
changes and/or effects in
combination with
cumulative  development
associated with industrial
uses.

LS

None required.

N/A

4.13-5

Cause the potential for
urban decay resulting from

LS

None required.

N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable

V(e
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4.1441

significant adverse
physical impacts related to
economic and social
changes and/or effects in
combination with
cumulative  development
associated with hotel uses.

Substantially impair an
adopted emergency
response plan or
emergency evacuation
plan.

LS

Table 2-1
Summary of Impacts and Miti

None required.

ation Measures

N/A

4.14-2

Due to factors such as on-
site fuel sources, slope,
and prevailing winds,
exacerbate wildfire risks,
and thereby expose project
occupants to, pollutant
concentrations from a
wildfire or the uncontrolled
spread of a wildfire.

LS

None required.

N/A

4.14-3

Require the installation or
maintenance of associated
infrastructure (such as
roads, fuel breaks,
emergency water sources,
power lines or other
utilities) that may
exacerbate fire risk or that

LS

None required.

N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable

V(e
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may result in temporary or
ongoing impacts to the
environment.

Summary of Impacts and Miti

Table 2-1
ation Measures

attributable to the
proposed project, in
combination with
cumulative development.

4.14-4 Expose people or LS None required. N/A
structures to significant
risks, including downslope
or downstream flooding or
landslides, as a result of
runoff, post-fire slope
instability, or drainage
changes.
4.14-5 Increase in wildfire risk LS None required. N/A

N/A = Not Applicable; LS = Less Than Significant; LCC = Less Than Cumulatively Considerable; S = Significant; CC = Cumulatively Considerable; SU = Significant

and Unavoidable

V(e
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3. PROJECT DESCRIPTION A

3.1 INTRODUCTION

CEQA Guidelines Section 15125 requires an EIR to include a description of the physical
environmental conditions in the vicinity of the project, as they exist at the time the Notice of
Preparation is published, from both a local and regional perspective. Knowledge of the existing
environmental setting is critical to the assessment of environmental impacts. Pursuant to CEQA
Guidelines Section 15125, the description of the environmental setting shall not be longer than
necessary to understand the potential significant effects of the project and its alternatives.

The Project Description chapter of this EIR provides a comprehensive description of the Pacific
Gateway Project (proposed project), in accordance with the CEQA Guidelines. Please note that
this chapter provides an overall general description of the existing environmental conditions;
however, more detailed discussions of the existing setting as they relate to each given potential
impact area are included in each technical chapter of this EIR.

Pursuant to CEQA Guidelines Section 15124, an EIR is required to include a project description
that includes the following information: project location, project objectives, a general description
of the project’s technical, economic and environmental characteristics, and a statement briefly
describing the intended uses of the EIR, including a list of agencies expected to use the EIR, a
list of permits and other approvals required to implement the project, and a list of related
environmental review required by federal, state or local laws, regulations or policies. According to
CEQA Guidelines Section 15124, the project description is not required to supply extensive detalil
beyond that needed for evaluation and review of the environmental impacts.

3.2 PROJECT LOCATION

The approximately 1,576.7-acre project site is generally located east of Interstate 580 (I-580) and
north of State Route (SR) 132 in an unincorporated area of San Joaquin County, California (see
Figure 3-1). The site is identified by Assessor’s Parcel Numbers (APNs) as listed in Table 3-1.

3.3 PROJECT SETTING AND SURROUNDING LAND USES

The project site is generally bound by Bird Road to the east; the Delta-Mendota Canal to the north;
Tracy Boulevard to the west; and the southern boundary is formed by the California Aqueduct,
west of South Chrisman Road, and SR 132, east of South Chrisman Road (see Figure 3-2). South
Chrisman Road, a designated Surface Transportation Assistance Act (STAA) Truck Route,
provides north-to-south circulation access through the Specific Plan area. East/west access is
limited to private, unimproved farm roads. The project site is currently developed with active
agricultural land, including almond and cherry orchards, and an agricultural machinery
manufacturing facility (A.B. FAB, Inc.).

The project site, at its nearest point, is approximately one mile from the southern boundary of the
City of Tracy; yet the site is generally located in an existing agricultural area with agricultural uses
located to the north (e.g., orchards, Crown Nut almond processing plant), to the south between
the Aqueduct and 1-580, and to the east of Bird Road.

Chapter 3 — Project Description
Page 3-1



Draft EIR
Pacific Gateway Project
November 2025

Figure 3-1

Regional Location Map
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Table 3-1
Project Assessor Parcel Numbers

Development Area* APN
Pacific Gateway West 253-140-090
Pacific Gateway West 253-140-100
Pacific Gateway West 253-140-110
Pacific Gateway West 253-140-130
Pacific Gateway West 253-140-140
Pacific Gateway West 253-140-150
Pacific Gateway West 253-140-160
Pacific Gateway West 253-140-170
Pacific Gateway West 253-140-190
Pacific Gateway West 253-140-200
Pacific Gateway West 253-140-210
Pacific Gateway West 253-140-220
Pacific Gateway West 253-140-230
Pacific Gateway West 253-140-240
Pacific Gateway West 253-140-250
Pacific Gateway Central 253-180-020
Pacific Gateway Central 253-190-210
Pacific Gateway Central 253-190-220
Pacific Gateway Central 253-180-060
Pacific Gateway Central 253-180-110
Pacific Gateway Central 253-190-110
Pacific Gateway East 253-260-090
Pacific Gateway East 253-260-120
Pacific Gateway East 253-260-130
Pacific Gateway East 253-290-050
Pacific Gateway East 253-290-110
Pacific Gateway East 253-290-120
Pacific Gateway East 253-290-130
Gateway Center 253-260-050
Gateway Center 253-260-140
University Center 253-190-040
University Center 253-190-050
University Center 253-190-190
Off-Site Basin 253-200-190

* See Figure 3-3 for development area locations.
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Figure 3-2
Project Site Boundaries
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Several established surface mining operations are located to the northwest of the project site.
Finally, within the project site, two existing single-family homes front South Chrisman Road and
one parcel with three homes fronting MacArthur Drive. The Tracy Municipal Airport is located
approximately one mile northwest of the project site.

The County’s General Plan designates the maijority of the project site as General Agriculture
(A/G). In addition, APN 253-290-130, which represents approximately 19 acres located at the
furthest eastern point of the project site, is designated Resource Conservation (OS/RC), and a
1.09-acre parcel in the southernmost portion of the site (APN 253-260-050) is designated Rural
Service Commercial (C/RS). The project site is zoned by the County as AG-40-acres (AG-40),
with the exception of APN 253-260-050, which is zoned Rural Service Commercial (C-RS).

3.4 PROJECT OBJECTIVES
The following project objectives have been developed by the project applicant:

1. ldentify a site that would support an industrial and university-focused project with
supportive business, commercial, and recreational uses.

2. Establish development of a commercially sufficient scale to be self-supporting, in terms of
infrastructure and public service needs.

3. Accommodate a mix of industrial designated uses supporting future advanced
manufacturing, e-commerce, and related distribution opportunities.

4. Establish a four-year university campus serving the post-secondary educational needs of
residents within South San Joaquin County.

5. Create a mix of jobs that will contribute to economic development within the County.

6. Establish site-specific wet and dry utility infrastructure, including water and wastewater
treatment infrastructure designed and developed to meet project demands at all phases
of development.

7. Locate on an established STAA-designated transportation corridor or established truck
route with access to a federal interstate and/or State highway system serving the Bay Area
and greater Central Valley communities.

8. Locate on a site that is sufficiently distant from the urban core to reduce the potential
impacts on sensitive receptors and other incompatible urban land uses.

9. Establish agricultural buffers and “right to farm” policies to protect existing agricultural
operations and Williamson Act designated lands outside of the project boundary.

10. Implement a range of sustainability measures aimed at conserving resources, decreasing
energy and water consumption, and reducing the impact on air quality, greenhouse gases,
and water pollution.

3.5 PROJECT COMPONENTS

The proposed project includes implementation of a Specific Plan that would result in up to
24,675,000 square feet (sf) of Limited Industrial use, 160,000 sf of General Commercial use,
93,000 sf of Industrial Park use, a 66.5-acre university campus plus 9.8 acres for future expansion,
a Veterans of Foreign Wars (VFW) post, and various open space, parks, a new fire station,
stormwater management basins, and pedestrian and bicycle facilities within the 1,576.7-acre
project site. The proposed project includes site plan level entitlements at this time to allow
development of an Initial Phase subsequent to EIR certification and Specific Plan approval, as
discussed in detail below.

Chapter 3 — Project Description
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The following is a brief description of the entitlements being requested from San Joaquin County:

e General Plan Text Amendments for policies related to infrastructure development,
agriculture development, and the provision of community services within the context of
new employment-generating uses;

e General Plan Map Amendment from 1,556.61 acres of Agriculture, 19 acres of OS/RC,
and 1.09 acres of C/RS to 18.5 acres of General Commercial; 4.3 acres of Industrial Park;
1,375.8 acres of Limited Industrial; 76.3 acres of Public Facilities for university campus
uses, and 61.8 acres of Public Facilities for open space and parks;

e Zone Reclassification from AG-40 and C-RS to ensure conformance with the amended
General Plan land use designations;

o Pacific Gateway Specific Plan adoption;

Major Subdivisions: The first would subdivide the entire Project site into 27 lots to create
a master lotting configuration that will facilitate orderly development of the overall property;
and the second, a Vesting Tentative Map, would comprise the Initial Phase area and
create 12 parcels to facilitate the Initial Phase of the Limited Industrial area (comprised of
181.26 net acres), as well as the acreage required for backbone infrastructure;

e Zoning Compliance review for Initial Phase development of the 181.26-acre Industrial
Phase 1 area and the university campus Phase 1 area and VFW facility;

o Development Agreement; and

¢ Williamson Act Contract Cancellations. Approximately 789.85 acres of the project site are
subject to Williamson Act contracts. Notices of Nonrenewal have been filed for the
Williamson Act Parcels, and a Williamson Act Contract cancellation application was filed
separately on November 8, 2024.

Specific Plan

In order to guide the underlying land use planning and development patterns, the project applicant
team has developed a Specific Plan. The Pacific Gateway Specific Plan establishes site and
architectural design, includes backbone infrastructure to support the proposed development, and
provides for a mechanism to finance further site improvements to ensure the adequate provision
of necessary infrastructure in a timely manner. The Specific Plan is divided into development
areas, as discussed in further detail below.

Development Areas

The Specific Plan area is divided into five distinct development areas: University Center, Pacific
Gateway West, Pacific Gateway Central, Pacific Gateway East, and Gateway Center (see Figure
3-3). Each development area would be connected by a network of roads, and pedestrian and bike
paths, which would provide alternatives to vehicle trips.

University Center

The University Center would include the parcels located north of the Delta-Mendota Canal to
provide for a new university campus, which would expand access to education and research
opportunities in the Central Valley. The University Center would also include a small business
park (Industrial Park zone), a new home for the VFW, and small commercial services and uses
that would front South Chrisman Road. These ancillary uses would provide service uses focused
on the university staff and students.
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Figure 3-3
Development Areas Plan
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Pacific Gateway West

Pacific Gateway West is located south of the Delta-Mendota Canal, north of the California
Aqueduct, and between Tracy Boulevard and MacArthur Drive. This area makes up one of three
predominantly industrial development areas in the project. This region would be developed
primarily with industrial uses and also include mini-park uses, and the necessary road
improvements, and utility infrastructure.

Pacific Gateway Central

Pacific Gateway Central is also located south of Delta-Mendota Canal, with MacArthur Drive to
the west, South Chrisman Road to the east, and the California Aqueduct to the south. This area
makes up the second of three industrial development areas in the project. This development area
would also include mini-park uses, and the necessary road improvements and utility
infrastructure. An approximately 11.87-acre Central Park would be located at the intersection of
South Chrisman Road and proposed A Street, which would include community amenities such as
open space gathering areas, picnic areas, sport courts (e.g., pickleball and basketball), and
parking spots for food trucks.

Pacific Gateway East

Pacific Gateway East includes the area east of South Chrisman Road, between the Delta-
Mendota Canal and SR 132. This area makes up the final industrial development area for the
project. This development area would also include mini-parks and the necessary road
infrastructure improvements. The “Initial Phase” of Limited Industrial development would be
located within the Pacific Gateway East development area, including the backbone infrastructure
needed to serve the project (e.g., water, wastewater, fire protection, and improvements for the
construction of treatment facilities and storage tanks). These treatment and storage facilities have
been sized to serve the Initial Phase, including the proposed university and VFW sites. As
development progresses, these facilities would be expanded to accommodate future
development.

Gateway Center

The Gateway Center development area is south of the California Aqueduct and east of South
Chrisman Road at the SR 132 interchange. This development area would consist of general
commercial and retail uses, smaller industrial and warehouse uses, a truck and auto EV charging
area, and a mini-park. Gateway Center would provide services to Pacific Gateway employees
and university students, as well SR 132 commuters and travelers.

Land Use Plan

The Pacific Gateway Specific Plan would include zoning designations for Limited Industrial,
General Commercial, Industrial Park, and Public Facilities use types (see Figure 3-4). Each
designation is discussed in further detail below.

Limited Industrial (I-L)

The majority of the project site would be zoned Limited Industrial (I-L). Pursuant to the Pacific
Gateway Specific Plan, the I-L zone is intended to provide for warehouse, distribution, fulfillment
center, e-commerce, and other such limited industrial uses requiring large format buildings
essential to the supply chain, as well as buildings that accommodate light impact manufacturing
(such as assembly) and advanced manufacturing, including for the development and
manufacturing of robotics or electric vehicle components.
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Figure 3-4
Land Use/Zoning
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Building types in this zone would include standard industrial structures limited to 100 feet in height
west of South Chrisman Road within the Tracy Airport Land Use Compatibility Plan (TALUCP)
area and otherwise limited to 120 feet east of South Chrisman Road, which are beyond the
TALUCP Zone 8. The Pacific Gateway West, Central, East areas of the project, as well as the
Gateway Center area, are predominately zoned I-L.

General Commercial (C-G)

The General Commercial (C-G) designation provides for a variety of retail commercial uses and
business services designed to serve those working and learning within the Specific Plan area.
Priority would be given to restaurants, goods and services that support those using the industrial
and warehouse facilities, as well as the university. Commercial zoning immediately north of the
university consists of approximately 5.88 acres of commercial, including the 2.88-acre VFW site.
The Gateway Center development area, fronting SR 132 at the south end of the Specific Plan
area and the east side of South Chrisman Road, is comprised of approximately 11.5 acres of
commercial zoning at the southern entry to the project to provide convenient access to
restaurants, services, a gas station, and hotel. Typical retail building designs would include single-
story commercial structures with walk up storefronts, while the hotel is anticipated to be three to
five floors depending upon demand.

Veterans of Foreign Wars Facility

The VFW of the United States is a nonprofit veteran’s service organization comprised of eligible
veterans and military service members from the active, guard, and reserve forces. The VFW
provides a variety of programs and services that work to support veterans, service members and
their families, as well as the community. The project would include development of a new building
and associated parking for the new home of Tracy Post 1537. The facility would provide a meeting
space and offices for the administration of service and outreach to support the veterans. The
facility would be available for community events and gatherings such as weddings, receptions,
and school dances. The site would also allow for the short-term parking of recreational vehicles
by veterans traveling through the area.

Industrial Park (I-P)

The Industrial Park zone is intended to provide a business park environment consisting of smaller
buildings to be used for combined office/warehouse uses including research and development,
light impact manufacturing (such as assembly), HVAC contractors, electricians, plumbing
contractors and window installation and other service-related businesses. User spaces would
typically include limited warehouse area mostly serviced by grade level doors for delivery vehicle
access.

Public Facility (P-F)

The Public Facility (P-F) designation applies to a variety of land uses that would serve the Specific
Plan area generally or the greater public, including the university campus, open space, a central
park, a network of mini-parks, a new fire station, and stormwater management basins.

University

The university would expand access to higher education in the County and Central Valley regions,
which are historically underserved areas. The university would curate an educational program
and curriculum suited to the specific needs of the community. Over time, the university is
anticipated to offer studies and degrees in the following areas: Agricultural Economics, Innovation,
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and Entrepreneurship/Biotechnology; Business Administration — Supply Chain and Logistics;
Computer Science — Cyber Security and Artificial Intelligence; and Teacher Education.

The university campus would be designed to accommodate indoor and outdoor sports facilities
as well as student housing offering 1,000 beds. Student housing would be constructed in phases
over time depending on the needs of the campus population. The Specific Plan incorporates an
additional 9.8 acres of P-F zoning to the north and adjacent to the university campus for
“Expansion Area” to afford the university an opportunity for future growth. The Expansion Area
would accommodate an additional 115,000 sf of facilities and another 600 beds of student
housing. At full buildout, the campus is designed to accommodate a population of 5,000 students.

As part of the Initial Phase of development of the project, the first university building would
encompass approximately 25,000 sf of space to accommodate up to 400 off-campus students.
The building would include classrooms, administrative offices, as well as a student resource
center, and offer indoor and outdoor gathering areas, including a covered roof-top atrium.

Open Space

The proposed project would also provide open space areas and community amenities, as well as
recreational and park facilities throughout the project site (see Figure 3-5). Stormwater
management basins would be strategically located to capture storm runoff, provide flood control,
and water treatment. The parks and open spaces would be integrated throughout the project site
and would be connected by way of the proposed pedestrian and bicycle networks.

Fire Station

A fire station would be constructed within the Pacific Gateway East development area to provide
emergency services for the project and improve response times for South San Joaquin County.
The fire station would be centrally located to provide adequate emergency service coverage to
the project.

Overall Development Potential

As shown in Table 3-2 below, full buildout of the Specific Plan is anticipated to result in up to
24,675,000 sf of Limited Industrial use, 160,000 sf of General Commercial use, and 93,000 sf of
Industrial Park use. Additional components of Specific Plan buildout will include the university,
VFW Post, and several parks and detention basins.

Table 3-2
Projected Buildout Land Use Summary

Zoning Districts & Utilities Gross Acreage | Max Coverage | Square Feet
Limited Industrial (I-L) 1375.8 60% 24,675,000
Industrial Park (I-P) 4.3 50% 93,000
General Commercial (C-G) 18.5 30% 160,000
Public Facilities (P-F) 138.1 50% -

University (including Expansion) 76.3 1,379,150

Parks/Detention Basins 51.7 -

Utilities/Water and Sewer Treatment 101 )

Facilities/Fire Station '
Agriculture (AG) 40 }

Off-Site Stormwater Basin

Total 1,576.7 - 26,307,150

' University Beds = 1,000 with an additional 600 beds for Expansion

4
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Infrastructure Improvements

The proposed project has been designed and would be developed with infrastructure
improvements to serve both the initial stages of development and full project buildout. In addition,
long-term operation and maintenance of project infrastructure will be supported by a site-specific
Community Services District (CSD) and related financing mechanisms formed in accordance with
a project-wide public facilities financing plan developed in compliance with State planning laws
and regulations.

Water Infrastructure

It is intended that the proposed project’'s domestic water needs would be met primarily through
surface water supplied by Byron-Bethany Irrigation District (BBID), with supplemental use of
groundwater, if needed, through installation of one or more new wells. Treated water would be
provided by a new public water system created to serve the project and permitted through the
State of California, or through County Service Area 16 (CSA-16), if it is feasible to administratively
consolidate with that existing system. CSA-16 currently serves a residential and golf course
community immediately west of 1-580; consolidation with CSA-16 would require annexation to
CSA-16 service area to include the project, which is subject to San Joaquin Local Agency
Formation Commission (LAFCo) approval.

Surface water supplies would enter the development from existing turnouts off of the Delta-
Mendota Canal that currently serve the property. Domestic water storage capable of storing eight
hours of maximum day demand flow would be needed for the Initial Phase of the project. It is
anticipated that necessary facilities would be constructed to serve the entire pressure zone for
the Initial Phase and the proposed university and VFW sites. The potable water storage would be
expanded as the project builds out. The water supplies would be pumped to the treatment system
before the water enters the storage tank. The water would be pumped from the storage tank into
the distribution system, using the booster pump station. The above-described water treatment
and storage facilities would be located within the Pacific Gateway East development area on
Parcel 8 of the Vesting Tentative Map (see Figure 3-6) below.

Between domestic and fire storage requirements, approximately 1.3 million gallons per day of
water storage is anticipated. It may be possible to split this storage volume between pressure
zones, but booster pumps capable of meeting domestic and fire flow requirements would be
necessary at each tank location. The proposed location for the storage tank(s) and pump station
would be located within the Initial Phase boundaries, on Parcel 8 of the Vesting Tentative Map
(see Figure 3-6) below).

Wastewater Infrastructure

The proposed wastewater system for the project would be self-contained and not require service
from an outside agency. Wastewater produced by the proposed project would be treated and
disposed of on-site at a wastewater treatment facility (WWTP) located in the Pacific Gateway East
development area, specifically Parcel 10 of the Vesting Tentative Map (see Figure 3-6).

The wastewater generated on-site would be collected from each parcel through a traditional
wastewater gravity flow pipe system installed in roadway alignments. The gravity system would
be supplemented with sewer lift stations, as needed, and all wastewater would be routed to the
on-site WWTP.

Chapter 3 — Project Description
Page 3-13



Draft EIR
Pacific Gateway Project
November 2025

Figure 3-6
Initial Phase Vesting Tentative Map
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The WWTP is anticipated to be a prepackaged facility. An operating permit issued by the Central
Valley Regional Water Quality Control Board (CVRWQCB) would establish operating,
performance, and reporting requirements for on-site treatment and disposal facilities. The WWTP
would treat wastewater to tertiary standards, allowing treated wastewater to be used throughout
the project site for landscape irrigation. Generally, the WWTP would use membrane bioreactor
(MBR) technology in above-ground steel tank systems to produce treated wastewater suitable for
irrigation and waste activated sludge suitable for landfill disposal.

The irrigation system would consist of a recycled water storage tank and booster pump station,
located south of the WWTP (Parcel 11), with associated recycled water piping (“purple pipe”) to
deliver recycled water from the WWTP to landscaped areas throughout the project. Supplemental
irrigation wells may be used to offset demands in excess of recycled water capacity.

To serve the Initial Phase, the sewer collection system and package wastewater treatment facility
would be constructed, as would the recycled water storage and pump station. Any expansions to
the wastewater system over the years of project operations would be accomplished by the
addition of treatment package units.

Stormwater Infrastructure

Storm drainage for the project would consist of a system of storm drain inlets, piping, and bio-
treatment and retention basins. The retention basins would not include surface discharges, but
would allow treated stormwater to infiltrate underlying soils. The retention basins would be sized
for the 100-year, 10-day storm, and all conveyance piping would be sized for the 100-year, 24-
hour storm event. A total of 11 retention basins have been identified for the overall project, one of
which would be considered off-site. The off-site basin, known as Basin 4, would be the largest
retention basin and would be located north of Durham Ferry Road and west of South Chrisman
Road (see Figure 3-7).

The retention basins have been designed for on-site runoff and upstream non-diverted flows. The
site currently receives off-site drainage from the mountain areas, which discharge to existing
canals or flow eastward. These off-site flows would still be diverted or captured in the retention
basins.

Runoff from the various sites and proposed roadways would be collected by catch basins (i.e., a
curb, gutter, etc. constructed to collect and direct runoff to the underground pipelines) and a pipe
network for discharge into retention basins located throughout the project site. The basins would
be located to independently serve each of the five development areas as each phase of the project
proceeds. The Pacific Gateway East development area is designed to function independent of
the other development areas, although it may be connected to the Pacific Gateway Central area
should final design capacity require such. The Pacific Gateway West, Central and University
Center development areas would be served by individual retention basins that are constructed
and linked together to meet the needs of each successive phase. Once the capacity of the linked
basins is met, the off-site basin would be constructed to facilitate the most economically and
hydrodynamically efficient stormwater management system.

The Initial Phase of the project would install two retention basins (Basins 6 and 7) within the
northeastern corner of Pacific Gateway East development area (see Parcels 9 and 11 on Figure
3-6) and a storm drain pipe network to route flows to the basins.
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Figure 3-7

Master Tentative Map
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Access and Circulation

The project is situated near major transportation corridors with primary access off of South
Chrisman Road, a State designated STAA route."” South Chrisman Road provides direct
connectivity west to the Bay Area via 1-580, east to I-5 via SR 132, and south to I-5 via 1-580,
providing north and southbound connectivity with the California highway transportation system.

At full buildout, the following new roadways would be constructed to provide access to individual
areas of the plan (see Figure 3-8):

e South Chrisman Road: Widened to a four-lane major arterial along the project frontage.

o To accommodate project buildout, South Chrisman Road would be widened to
consist of three travel lanes in each direction from SR 132 north for a distance of
approximately 2,230 feet to B Street. North of B Street, two lanes would be
provided in each direction along the entire project frontage, which extends for
slightly greater than one mile north of B Street to just south of the Crown Nut
almond processing plant. In addition, left- and right-turn lanes would be required
at both signalized and unsignalized project access intersections along South
Chrisman Road.

With the Initial Phase of the project, the Pacific Gateway East development area’s
main access, B Street, would need to be signalized and include dedicated
southbound left-turn and northbound right-turn lanes on South Chrisman
Road. The university’s main driveway would operate acceptably with side-street
stop control but would require dedicated northbound left-turn and southbound
right-turn lanes on South Chrisman Road. The VFW driveway would be stop-
controlled and not require any widening along South Chrisman Road. The Initial
Phase of the project would not require any widening of South Chrisman Road
along the project frontage to maintain consistency with San Joaquin County level
of service (LOS) policies.

¢ North Street: This new two-lane local industrial street with free turning median lane would
extend east of Tracy Boulevard and terminate at MacArthur Drive, just north of the Pacific
Gateway West development area. The street would include a 12-foot Class | bicycle and
pedestrian path on its south side.

o MacArthur Drive: This segment of MacArthur Drive, from North Street to the Specific Plan
Boundary, would be improved with two lanes and a 14-foot landscaped median lane.

e West University Street: This new two-lane local industrial street would extend from
MacArthur Drive and provide secondary access to the university campus. The street
would include a 12-foot Class | bicycle and pedestrian path on one side.

e Three new two-lane local industrial streets, labeled alphabetically from A Street to C
Street, would be constructed within the Specific Plan area.

The internal two-lane local industrial streets would include two lanes with a 14-foot free turning
median lane. The proposed internal circulation network would provide for multi-modal uses and
accommodate vehicles and trucks, as well as pedestrians, bicycles, and public transportation, as
generally illustrated in Figure 3-9.

T STAA Truck Routes allow larger trucks to operate on certain primary routes collectively known as the National
Network. STAA trucks are longer than California legal trucks and therefore have a larger turning radius than most
local roads can accommodate.
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Figure 3-8
Roadway Improvement Plan
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Figure 3-9
Bicycle and Pedestrian Facilities
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A 12-foot Class | bicycle and pedestrian path will be included on one side of the project site’s
internal streets (including North Street, West University Street, A Street, B Street, C Street, South
Chrisman Road, and South MacArthur Drive) to provide for a separate pedestrian and bicycle
path from the travel lanes. A five-foot-wide sidewalk would be provided on the other side of the
proposed streets to encourage pedestrian circulation. In addition, an 8.5-foot landscaped strip
would be included within the right-of-way (ROW) to assist in screening the proposed industrial
buildings and truck parking areas. All industrial streets would be designed to STAA standards to
allow for truck traffic.

Other Utility Infrastructure

Electrical service would be provided by the Pacific Gas and Electric Company (PG&E). Overhead
electric lines would be placed underground within the proposed roadways during the Initial Phase
and any following construction phases. PG&E has sufficient existing facilities to serve the Initial
Phase of the development; however, as the proposed development expands, PG&E may need to
build additional substations. A typical substation would require five acres of land, and overhead
poles and lines would need to be extended to the new substation location(s).

In addition, natural gas would also be provided by PG&E through two natural gas pipelines north
and south of the proposed development. Connections to the existing pipelines would be extended
from both South Chrisman Road (to serve the Initial Phase) and South Tracy Boulevard.

Tracy Delta Solid Waste Management Inc. currently provides solid waste disposal services to the
southeastern portion of San Joaquin County and would continue to serve the proposed project.
Internet services would be provided to the proposed project by AT&T and Comcast, which have
existing facilities located along South Chrisman Road. Improvements to fiber communications
facilities would require installation in a joint trench.

Fire Station Site

With respect to fire and emergency medical services (EMS), the proposed project is located within
the jurisdiction of the South San Joaquin County Fire Authority, with fire and non-transport EMS
services provided by the Tracy Rural Fire Protection District and ambulance service provided by
American Medical Response. In conjunction with these services, the proposed project also
incorporates dedicated groundwater wells and storage infrastructure to meet the fire water
quantity and pressure needs for all phases of project development. Additionally, the project has
been designed to include land for the construction of a new fire station for South San Joaquin
County Fire Authority, centrally located within the site to meet the project’s fire response needs.

Project Phasing

The proposed Specific Plan would be developed in the Initial Phase and then subsequent
development based on market demand, as further discussed below (see Figure 3-10 below).
Market demand would guide building size and site configuration at the time of development and
follow Specific Plan and existing San Joaquin County requirements. In addition, subsequent
development would expand upon the Initial Phase’s street network and utility systems to ensure
vehicle access and utilities for the development of individual parcels.

The overall objective of the proposed project is to ensure that development proceeds in an orderly
and organized manner, consistent with County General Plan policies, to ensure that community
needs are adequately addressed for all phases of project development through full buildout.
Additional description is provided below.
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Figure 3-10
Initial Phase Conceptual Plan
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Initial Phase

Development of the Initial Phase of industrial buildings would consist of four Class “A” facilities
for a total of approximately four million sf (see Figure 3-11). The buildings would range in size
from approximately 157,000 sf to 1.3 million sf, situated on 181.26 net acres immediately east of
South Chrisman Road, within the Pacific Gateway East development area. The Initial Phase
would be comprised of rear-loading and cross dock facilities, with the appropriate auto and truck
trailer parking stalls. The Initial Phase is anticipated to be developed over five to six years, based
on market demand.

The Initial Phase of the Specific Plan would also include a 25,000-sf university facility within the
University Center development area, which would serve as Phase 1 of the university campus (see
Figure 3-12). The VFW facility would be developed concurrently with the Industrial and university
campus components of the Initial Phase (see Figure 3-13). The proposed project would include
a parcel for a new building and associated parking for the new home of Tracy Post 1537.

The Initial Phase would also include construction of the necessary backbone infrastructure to
serve the proposed Initial Phase development. Generally, this would include improvements to
South Chrisman Road as well as the following utilities improvements: installation of a potable
groundwater well and treatment facilities, construction of a pre-packaged WWTP, and
construction of a large stormwater retention basin. The water and wastewater facilities would be
designed to serve the project at full buildout by incorporating appropriate expansion land and
system capacity.

Subsequent Development/Long-Term Buildout

Based on historic industrial demand in northern California and the Central Valley, it is anticipated
that full buildout of the Industrial Project (Subsequent Development, or “Phase 2”) would occur
over a 25- to 30-year period. The university campus is anticipated to be developed over an
estimated 20-year period based on student demand. Finally, the Industrial Park and Commercial
zones would be developed based on demand generated from the Industrial and university
campus, anticipated to occur over a 10- to 12-year period and expected to commence around
completion of the Industrial Initial Phase.

The EIR will evaluate and identify the impacts and mitigation measures triggered by full buildout
of the Specific Plan, as well as those triggered solely by the Initial Phase. As noted above,
following the Initial Phase, it is anticipated that the balance of the Specific Plan would be built out
over multiple phases as part of Subsequent Development, based on market demand. At the time
of submittal for each phase, the development will be reviewed to ensure consistency with the
buildout assumptions in the EIR and to determine which of the full buildout mitigation measures
are necessary for each phase. It is anticipated that phases consistent with the Specific Plan and
EIR buildout would not require additional CEQA review.

With respect to full infrastructure improvements, buildout of the Specific Plan would require
additional roadway, water, sewer, and storm drainage improvements, including, but not limited to,
widening of South Chrisman Road to a four-lane major arterial, installation of on-site water, sewer,
stormwater, and dry utility backbone infrastructure, and construction of an off-site stormwater
detention basin and associated storm drain pipe north of the Specific Plan boundaries.
Wastewater treatment capacity would be added to the package plant, as necessary, to
accommodate additional phases.
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Figure 3-11
Initial Phase Industrial Site Plan
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Figure 3-12
Initial Phase University Site Plan
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Figure 3-13
Initial Phase VFW Site Plan
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Similarly, additional potable wells and associated wellhead treatment, if necessary, would be
installed to accommodate additional phases. Treated wastewater would provide an on-site source
for recycled water for use in landscape irrigation. Recycled water would be made available
through installation of “purple pipe” infrastructure, a distribution system specifically designed for
recycled water.

General Plan Amendments and Rezone

The proposed project would require amendments to the County’s existing General Plan to support
the proposed land uses. The proposed project is requesting General Plan Text Amendments to
address the potential for economic development opportunities in supply chain corridors in south
San Joaquin County in the areas proximate to |-580, I-5, and SR 132 that are served by an existing
STAA Route to support the efficient movement of goods to and from the Port of Oakland, Port of
Stockton, the Stockton Airport, and throughout the Sacramento Valley and San Joaquin County.
In addition, the proposed project would include a General Plan Map Amendment to redesignate
the site from 1,556.61 acres of Agriculture, 19 acres of OS/RC, and 1.09 acres of C/RS to
approximately 1,387.35 acres of Limited Industrial (I/L), 18.54 acres of General Commercial
(C/G), 86.13 acres of Public Facilities (P/F), 28.91 acres of Parks and Recreation (OS/PR), and
40 acres of A/G, with the remaining acreage allocated to roads (see Figure 3-14).

Additionally, as previously discussed, the project site is currently zoned General Agricultural and
C-RS. Approval of the proposed Rezone would ensure conformance with the amended General
Plan land use designations, as described above. The Rezone would result in 18.5 acres of
General Commercial; 4.3 acres of Industrial Park; 1,375.8 acres of Limited Industrial; 76.3 acres
of Public Facilities associated with the university campus uses; and 61.8 acres of Public Facilities,
including open space and parks.

Major Subdivision Applications
The proposed project includes two Major Subdivision Applications. Upon County approval, the

first application would subdivide the entire project site into 27 lots to create a master lotting
configuration that will facilitate orderly development of the overall property (see Figure 3-7); and
the second would create 12 lots within the Pacific Gateway East development area to facilitate
the Initial Phase of the 181.26-acre Industrial area (see Figure 3-6), as well as the acreage
required for backbone infrastructure, and the Initial Phase of the university campus.

Development Agreement
Although the County does not offer a Development Agreement application form, the applicant
intends to enter into a Development Agreement for the proposed improvements.

As defined in Division 13 of the County Code of Ordinances, the proposed Development
Agreement would allow the County and the applicant to enter into an agreement that the proposed
project would be completed in compliance with the plans submitted by the applicant, and assure
the applicant vested rights to develop the proposed project.

Given that development of the proposed project would be driven by economic conditions and
market demand over the course of decades, the Development Agreement would define funding
mechanisms to address overall project development and address community benefit issues
associated with the proposed project.
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Figure 3-14
General Plan Amendment Exhibit
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Williamson Act Contracts

Approximately 789.85 acres of the project site are subject to Williamson Act contracts (see Table
3-3 below). Notices of Nonrenewal have been filed for the Wiliamson Act Parcels, and a
Williamson Act Contract cancellation application was filed separately on November 8, 2024.

Table 3-3
Williamson Act Parcels
APN Acres Nonrenewal Filed
253-190-011 61.7 2024
253-180-060 4.47 2024
253-180-011 182.85 2024
253-260-009 119.46 2005 / 2024
253-260-120 119.46 2024
253-260-130 202.83 2024
253-260-140 59.1 2024
253-200-190 39.98 2005
Total 789.85 -

3.6 REQUIRED PUBLIC APPROVALS

San Joaquin County is the lead agency for the proposed project. In addition to certification of this
EIR and the associated Mitigation Monitoring and Reporting Program, the proposed project
requires approval of the following entitlements by the County:

General Plan Text Amendment No. PA-2400364;

General Plan Map Amendments No. PA-2400363;

Zone Reclassification No. PA-2400363;

Specific Plan No. PA-2400365;

Zoning Compliance Review (Site Plan Level Entitlements) Nos. PA-2400369, 2400371,

and 2400372;

e Subdivision Application Nos. PA-2400367 to subdivide the entire Project site into 27 lots
to create a master lotting configuration and PA-2400368 to create 12 parcels to facilitate
the Initial Phase of the Limited Industrial area and backbone infrastructure;

e Development Agreement No. PA-2400366; and

¢ Williamson Act Contract Cancellations No. PA-24-00500.

Review or Approvals by Other Agencies
For the purposes of CEQA, the term “Responsible Agency” includes all public agencies (other

than federal agencies) beyond the Lead Agency that have discretionary approval power over the
Project (CEQA Guidelines Section 15381). Discretionary approval power may include such
actions as issuance of a permit, authorization, or easement needed to complete some aspect of
the Project. Responsible Agencies may include, but are not limited to, the following:

e U.S. Army Corps of Engineers (USACE);

e U.S. Bureau of Reclamation (Project Design Review and Approval, Temporary
Construction Permit related to future South Chrisman Road bridge replacement over the
Delta-Mendota Canal);

e San Luis & Delta-Mendota Authority (Project Design Review and Approval related to future
South Chrisman Road bridge replacement over the Delta-Mendota Canal);
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o California Department of Transportation (Caltrans);

e Central Valley Regional Water Quality Control Board (CVRWQCB);

e Department of Water Resources (encroachment permit related to future South Chrisman
Road bridge replacement over the California Aqueduct);

e San Joaquin Valley Air Pollution Control District (SJIVAPCD);

e City of Tracy;

e San Joaquin County Local Agency Formation Commission (LAFCo) (potential annexation
of project site into County Service Area [CSA] #16 for water service);

e San Joaquin Council of Governments (SJCOG);

e San Joaquin Airport Land Use Commission (SJALUC); and

e Byron-Bethany Irrigation District (BBID).

3.7 OFF-SITE IMPROVEMENTS STUDY AREA

The Local Transportation Analysis (LTA) prepared for the proposed project by Fehr & Peers
evaluates the effects of the proposed project on traffic operations at potentially affected roadways
and intersections, which is outside the scope of CEQA as of July 1, 2020 (see CEQA Guidelines
Section 15064.3(a) and additional discussion in Chapter 4.12 of this EIR). Automobile delay and
LOS are no longer used as a performance measure to determine the transportation impacts of
proposed land developments and transportation projects under CEQA. Despite this, intersection
and roadway LOS has been analyzed “outside” of the CEQA process to understand how the
surrounding roadway system may be affected by the project, to determine needed infrastructure
upgrades, and to evaluate consistency with applicable General Plan policies related to LOS.

The LTA identifies a range of intersection and roadway improvements that would be triggered by
full buildout of the proposed project. These prospective intersection and roadway improvements
are under the control of various agencies (Caltrans, San Joaquin County, City of Tracy). The
feasibility of the improvements is unknown at this time for various reasons, which, depending
upon the improvement, may include (but not be limited to) extra territorial impacts, lack of funding
mechanism to ensure full funding is ultimately collected, ROW constraints, etc. Notwithstanding,
this EIR will study the potential physical environmental effects associated with the prospective
improvements with the intent to provide environmental clearance of said improvements should
they be determined feasible by the agencies in whose jurisdiction each improvement is located.
The analysis of these prospective improvements will be conducted at a programmatic level, as is
appropriate given that the roadway improvements have not yet been sufficiently designed and
many require coordination with other agencies for purposes of design and engineering.? Figure
3-15 illustrates the study areas associated with the intersection and roadway improvements
identified in Chapter 4.12, and Figure 3-16 shows the specific study areas associated with South
Chrisman Road. For a complete list of conceptual plans at each intersection, see Appendix C of
this EIR.

2 Pursuant to CEQA Guidelines Section 15126.4(a)(D):

If a mitigation measure would cause one or more significant effects in addition to those that would be caused
by the project as proposed, the effects of the mitigation measure shall be discussed but in less detail than
the significant effects of the project as proposed. (Stevens v. City of Glendale (1981) 125 Cal.App.3d 986.)

While the prospective intersection and roadway improvements identified in the LTA are no longer considered
mitigation measures given the shift to VMT for determining traffic impact significance under CEQA, the same
principle applies, meaning the potential physical environmental effects of the improvements may be evaluated in
less detail than the significant effects of the project as proposed.
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Figure 3-15

Off-Site Improvement Study Areas
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THIS PLOT WAS PREPARED FROM INFORMATION FURNISHED IN GUARANTEE FOR TITLE INSURANCES, PREPARED
BY FIRST AMERICAN TITLE INSURANCE COMPANY. NO LIABILITY IS ASSUMED FOR MATTERS OF RECORD NOT
STATED IN SAID PRELIMINARY TITLE REPORT THAT MAY AFFECT THE TITLE LINES, OR EXCEPTIONS, OR
EASEMENTS OF THE PROPERTY.

GUARANTEE NUMBER 5026900-6680754, DATED AUGUST 27, 2021

GUARANTEE NUMBER 5026900-6680763, DATED SEPTEMBER 08, 2021

GUARANTEE NUMBER 5026900-6680771, DATED SEPTEMBER 08, 2021

GUARANTEE NUMBER 5026900-6680757, DATED AUGUST 27, 2021

GUARANTEE NUMBER 5026900-6680773, DATED SEPTEMBER 23, 2021

GUARANTEE NUMBER 5026900-6680781, DATED AUGUST 27, 2021

GUARANTEE NUMBER 5026900-6680782, DATED SEPTEMBER 08, 2021

GUARANTEE NUMBER 5026900-6680801, DATED AUGUST 27, 2021

ALL DISTANCES AND ELEVATIONS SHOWN HEREON ARE IN FEET AND DECIMALS THEREOF.

UTILITY INFORMATION HEREON IS PROGRESS AT THIS TIME. A REQUEST WAS MADE TO THE RESPECTIVE
AGENCIES FOR INFORMATION REGARDING THE LOCATION OF THEIR FACILITIES ON THIS SITE. AS OF
10-21-2021, THEY HAD NOT RESPONDED WITH THIS INFORMATION. UNTIL WE RECEIVE THIS INFORMATION AND
ARE ABLE TO DELINEATE THESE FACILITIES, ALL PARTES SHOULD CONSIDER THIS SURVEY AS PRELIMINARY
WITH REGARDS TO IRRIGATION, GAS & WATER THE LOCATION OF UTILITY FACILITIES. UPON RECEIPT OF THIS
INFORMATION KIER & WRIGHT WL UPDATE THIS SURVEY AND REISSUE IT.

PHYSICAL ITEMS SHOWN ON THIS SURVEY ARE LIMITED TO THOSE ITEMS VISIBLE AS OF THE DATE OF THIS
SURVEY. SUBSURFACE STRUCTURES, IF ANY, ARE NOT SHOWN. SAID SUBSURFACE OBJECTS MAY INCLUDE,
BUT ARE NOT LIMITED TO, CONCRETE FOOTINGS, SLABS, SHORING, STRUCTURAL PILES, UTILITY VAULTS, PIPING,
UNDERGROUND TANKS, AND ANY OTHER SUBSURFACE STRUCTURES NOT REVEALED BY A SURFACE INSPECTION.

BENCHMARK:

NGS BENCHMARK HS0BO8 — ALONG CORRAL HOLLOW ROAD, IN TOP OF AND 15.1 FT SOUTHEAST OF THE
NORTHWEST END OF THE NORTH CONCRETE ABUTMENT WINGWALL OF THE ROAD BRIDGE SPANNING THE
CALIFORNIA AQUEDUCT, 18.0 FT WEST OF THE ROAD CENTERLINE, AND 1.0 FT ABOVE THE LEVEL OF THE
ROAD. NOTE-—THE MONUMENT IS ON THE ROAD RIGHT-OF-WAY.

ELEVATION= 252.01 FEET (NAVD 88)

BASIS OF BEARINGS:

THE BEARING OF NORTH 00* 31" 20" EAST TAKEN ON THE MONUMENT LINE OF MACARTHUR AS SHOWN ON
THAT CERTAIN PARCEL MAP FILED FOR RECORD ON DECEMBER 24, 2007, IN BOOK 24 OF PARCEL MAPS AT
PAGE 155, OFFICIAL RECORDS OF SAN JOAQUIN COUNTY WAS TAKEN AS THE BASIS FOR ALL BEARINGS SHOWN
HEREON.

THE AERIAL MAPPING WAS PREPARED USING COMPUTER ASSISTED, PHOTOGRAMMETRIC METHODS BY COOPER
AERIAL SURVEYS CO., IN PHOENIX ARIZONA. JOB TITLE GOLDEN STATE REV WITH LIDAR. IN AREAS OF DENSE
VEGETATION, ACCURACY OF CONTOURS MAY DEVIATE FROM ACCEPTED ACCURACY STANDARDS. DATE OF
PHOTOGRAPHY 10-17-2022, ORIGINAL COMPILED MAP SCALE 1"=40', CONTOUR INTERVAL 1 FOOT. THE GRID IS
BASED ON PHOTOGRAMMETRIC METHODS COMPILED ON DIGITAL STEREO WORKSTATIONS USING AERIAL
PHOTOGRAPHY. CONTROL SURVEY PERFORMED BY KIER & WRIGHT, LIVERMORE, CA.

THIS MAP HAD PRODUCED ACCORDING TO PROCEDURES THAT COMPLY WITH NATIONAL STANDARD FOR SPATIAL
ACCURACY (NSSDA) FOR A CONTOUR INTERVAL OF 1-FOOT AND A MAP SCALE OF 1°=40". CONTOURS WITHIN

VEGETATED AREAS AND SHADOW OUTLINED AREA MAY NOT MEET MAPPING STANDARDS AND SHOULD BE FIELD
CHECKED. DATE OF PHOTOGRAPHY 09-20-2021.

AS OF THE DATE OF THIS SURVEY, IT WAS OBSERVED THAT THE PROJECT SITE WAS ACTIVELY FARMED DURING
OUR FIELD SURVEY. PRIOR TO ANY MASS GRADING OPERATIONS AND AFTER DEMOLITION OR SITE CLEARING
AND GRUBBING, IT IS RECOMMENDED THAT AN ADDITIONAL TOPOGRAPHIC SURVEY BE PERFORMED FOR THE
PURPOSE OF REVIEWING QUANTITIES WHERE SOIL CAN EXPAND OR CONTRACT.
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4.0 INTRODUCTION TO THE ANALYSIS _

4.0.1 INTRODUCTION

The technical chapters of the EIR analyze the potential impacts of buildout of the proposed project
on a range of environmental issue areas. Chapters 4.1 through 4.14 of the EIR describe the
environmental setting related to each specific issue area, method of analysis, project-specific
impacts and mitigation measures, and a cumulative impact analysis for each issue area. The
format of each of the technical chapters is described at the end of this chapter. It should be noted
that all technical reports are either attached to this EIR, available by request from the County, or
available on the County’s website at:

https://www.sjgov.org/department/cdd/planning/documents

4.0.2 DETERMINATION OF SIGNIFICANCE

Under CEQA, a significant effect is defined as a substantial or potentially substantial adverse
change in the environment (Public Resources Code Section 21068). The CEQA Guidelines
require that the determination of significance be based on scientific and factual data. The specific
criteria for determining the significance of a particular impact are identified within in each technical
chapter, and are consistent with significance criteria set forth in the CEQA Guidelines or as based
on the professional judgment of the EIR preparers.

Significance Criteria

The CEQA Guidelines define a significant effect on the environment as “a substantial, or
potentially substantial adverse change in any of the physical conditions within the area affected
by the project, including land, air, water, minerals, flora, fauna, ambient noise, and objects of
historic and aesthetic significance.” In addition, the Guidelines state, “An economic or social
change by itself shall not be considered a significant effect on the environment. A social or
economic change related to a physical change may be considered in determining whether the
physical change is significant.” (CEQA Guidelines Section 15382).

As presented in Section 4.0.4 below, the level of significance of an impact prior to mitigation is
included at the end of each impact discussion throughout the technical chapters of this EIR. The
following levels of significance prior to mitigation are used in this EIR:

1) Less than Significant: Impacts that may be adverse, but that do not exceed the specified
thresholds of significance;

2) Significant: Impacts that exceed the defined standards of significance and require
mitigation;

3) Less than Cumulatively Considerable: Where cumulative impacts have been identified,
but the project’s incremental contribution towards the cumulative impacts would not be
considered significant; and

4) Cumulatively Considerable: Where cumulative impacts have been identified and the
project’s incremental contribution towards the cumulative impacts would be considered
significant.

Chapter 4.0 - Introduction to the Analysis
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If an impact is determined to be significant or cumulatively considerable, mitigation is included, if
available, in order to reduce the specific impact to the maximum extent feasible. A statement of
the level of significance of an impact after mitigation is also included in each impact discussion
throughout the technical chapters of this EIR. The following levels of significance after
implementation of mitigation are used in the EIR:

1) Less than Significant: Impacts that exceed the defined standards of significance but can
be eliminated or reduced to a less-than-significant level through the implementation of
feasible mitigation measures;

2) Less than Cumulatively Considerable: Where the project’s incremental contribution
towards cumulative impacts would be eliminated or reduced to a less than cumulatively
considerable level through the implementation of feasible mitigation measures; and

3) Significant and Unavoidable Impact: An impact (project-level or cumulative) that cannot
be eliminated or reduced to a less-than-significant or less than cumulatively considerable
level through the implementation of feasible mitigations measures.

Each environmental area of analysis uses a distinct set of significance criteria. The significance
criteria are identified at the beginning of the Impacts and Mitigation Measures section in each of
the technical chapters of this EIR. Although significance criteria are necessarily different for each
resource considered, the provided significance levels ensure consistent evaluation of impacts for
all resource areas evaluated.

4.0.3 ENVIRONMENTAL ISSUES ADDRESSED IN THIS EIR

The EIR provides the analysis necessary to address the technical environmental impacts of the
proposed project. The following environmental issues are addressed in the separate technical
chapters of this EIR:

Aesthetics;

Agricultural Resources;

Air Quality, Greenhouse Gas Emissions, and Energy;
Biological Resources;

Cultural and Tribal Cultural Resources;
Geology and Soils;

Hazards and Hazardous Materials;

Hydrology and Water Quality;

Land Use and Planning;

Noise;

Public Services/Utilities and Service Systems;
Transportation;

Urban Decay; and

Wildfire.

Chapter 5, Effects Not Found to be Significant, will address the project’'s effects that were
determined not to be significant, and, thus, were not discussed in detail in a technical chapter of
the EIR. See Section 6.3, Cumulative Impacts, of Chapter 6, Statutorily Required Sections, for
additional information on the scope of the cumulative impact analysis for each environmental
issue addressed in the EIR.

Chapter 4.0 - Introduction to the Analysis
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4.0.4 TECHNICAL CHAPTER FORMAT

Each technical chapter addressing a specific environmental issue begins with an introduction
describing the purpose of the section. The introduction is followed by a description of the project’s
existing environmental setting as the setting pertains to that particular issue. The setting
description is followed by the regulatory context and the impacts and mitigation measures
discussion, which contains the standards of significance, followed by the method of analysis.
The standards of significance section includes references to the specific checklist questions
consistent with Appendix G of the CEQA Guidelines. The impacts and mitigation measures
discussion includes impact statements prefaced by a number in bold-faced type (for both project-
specific and cumulative analyses). An explanation of each impact and an analysis of the impact’s
significance follow each impact statement. All mitigation measures pertinent to each individual
impact follow directly after the impact statement (see below). The degree of relief provided by
identified mitigation measures is also evaluated. An example of the format is shown below.

Project-Specific Impacts and Mitigation Measures
The following discussion of impacts is based on the implementation of the proposed project in

comparison with the standards of significance.
4.x-1 Statement of Project-Specific Impact

Discussion of impact for the proposed project in paragraph format. Impacts related to
the development of the Initial Phase, Specific Plan Buildout, and Off-Site
Improvements Study Area may be discussed under separate sub headers or may be
combined, as appropriate.

Statement of level of significance of impact prior to mitigation is included at the end
of each impact discussion. The following levels of significance are used in the EIR:
less than significant, significant, or significant and unavoidable. If an impact is
determined to be significant, mitigation will be included in order to reduce the specific
impact to the maximum extent feasible. Impacts that cannot be reduced to a less-than-
significant level with implementation of all feasible mitigation would be considered to
remain significant and unavoidable.

Mitigation Measure(s)
Statement of level of significance after the mitigation is included immediately
preceding mitigation measures.

4.x-1(a) Required mitigation measure(s) presented in italics and listed in
consecutive order.

4.x-1(b) Required additional mitigation measure, if necessary.

Cumulative Impacts and Mitigation Measures
The following discussion of cumulative impacts is based on implementation of the proposed
project in combination with cumulative development within the applicable area or region.

Chapter 4.0 - Introduction to the Analysis
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Statement of Cumulative Impact

Discussion of cumulative impacts for the proposed project in paragraph format. As
discussed above, impacts related to the development of the Initial Phase, Specific Plan
Buildout, and Off-Site Improvements Study Area may be discussed under separate
sub headers or may be combined, as appropriate.

As discussed in detail in Chapter 6, Statutorily Required Sections, of the EIR, the
cumulative setting for the proposed project is generally considered to be development
anticipated to occur upon buildout of the San Joaquin County General Plan.

Statement of level of significance of cumulative impact prior to mitigation is included
at the end of each impact discussion. The following levels of significance are used in
the EIR for cumulative impacts: less than significant, less than cumulatively
considerable, cumulatively considerable, or significant and unavoidable. If an impact
is determined to be cumulatively considerable, mitigation will be included in order to
reduce the specific impact to the maximum extent feasible. Impacts that cannot be
reduced to a less-than-significant or less than cumulatively considerable levels with
the implementation of all feasible mitigation would be considered to remain significant
and unavoidable.

Mitigation Measure(s)
Statement of level of significance after the mitigation is included immediately
preceding mitigation measures.

4.x-2(a) Required mitigation measure(s) presented in italics and listed in
consecutive order.

4.x-2(b) Required additional mitigation measure, if necessary.

Chapter 4.0 - Introduction to the Analysis
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4.1 AESTHETICS

4.1.1 INTRODUCTION

The Aesthetics chapter of the EIR describes existing aesthetic resources in the area of the
proposed project and the broader region, and evaluates the potential aesthetic impacts of the
project. CEQA describes the concept of aesthetic resources in terms of scenic vistas, scenic
resources (such as trees, rock outcroppings, and historic buildings within a State scenic highway),
and for non-urbanized areas, the existing visual quality or character of the project area. In addition,
pursuant to CEQA Guidelines, this chapter describes potential impacts related to light and glare.
The following analysis is based on information drawn from the San Joaquin County General Plan,’
the associated General Plan EIR?, and visual simulations prepared for the proposed project.

Pursuant to the court ruling in Preserve Poway v. City of Poway (2016) 245 Cal. App.4th 560 [199
Cal.Rptr. 3d 600], community character is separate and apart from aesthetic impacts and, thus,
is not a CEQA issue. Rather, the analysis of aesthetics should be limited to tangible, physical
evidence that a project is visually inconsistent with the surrounding community (rather than a
psychological “feel”). Therefore, where applicable, the analysis presented within this chapter
focuses on potential physical changes to the visual character or quality of the project site and
surrounding area, rather than overall community character.

4.1.2 EXISTING ENVIRONMENTAL SETTING

The following setting information provides an overview of the existing conditions of visual
resources in the project region and within the vicinity of the project site.

Visual Character of the Region

The regional area encompassing the proposed project is rural in character with prominent
geographic features, such as the Diablo Range foothills to the west across Interstate 580 (I-580).
The Diablo Range consists of extensive rolling foothills with elevations ranging from near sea
level to 1,652 feet above mean sea level (amsl). According to the General Plan EIR, the primarily
grass-covered hillsides in the southwestern portion of the County are visible from many locations
and add contrast to the predominantly level terrain associated with agricultural operations. Such
agricultural lands consist of large expanses of the County and include level lands that are irrigated
for row crops, vineyards, orchards, and field crops such as alfalfa. Depending on the time of year,
the agricultural lands take on different visual characteristics ranging from fallow lands in mid-
winter to vibrant fruit trees in bloom in early spring.

According to the General Plan, the natural, rural, and agricultural aspects of the County, as
experienced through views of the Delta and the agriculturally rich valley floor, as well as
panoramic views of the Coastal ranges and the Sierra Nevada foothills, when visibility conditions
permit, form the primary scenic resources within San Joaquin County. Because of the flatness of

San Joaquin County. San Joaquin County General Plan. Adopted December 2016.
2 San Joaquin County. San Joaquin County 2035 General Plan Environmental Impact Report. Certified October
2014.

Chapter 4.1 - Aesthetics
Page 4.1-1



Draft EIR
Pacific Gateway Project
November 2025

most of the County’s terrain and often poor air quality, most scenic views are limited to near- and
medium-range as provided by viewpoints such as public recreation areas and roadway.

The major scenic vistas in San Joaquin County are provided by east-west travel corridors that
provide views of the Sierra Nevada foothills while driving eastward and views of the Diablo Range
while driving westward. Less distant scenic vistas are also available while driving on two-lane
roads through rural portions of the County, including views of agricultural production and river
corridors. In addition to agricultural lands, hillsides, and river corridors, the General Plan EIR
identifies scenic resources within the County such as significant oak groves, parklands, and, in
the northwestern portion of the County, the Sacramento-San Joaquin River Delta. None of the
County roads in the project vicinity are considered scenic routes in the General Plan (see Figure
4.L-1 of the General Plan EIR).

The City of Tracy is located approximately 3.5 miles north of the project site. The County’s General
Plan identifies several Rural Communities, defined as generally more than 50 acres in size, and
have population between 100 and 1,000. Through General Plan policies, the County seeks to
maintain the character of rural communities and ensure a quality living environment by improving
the current state of the community. The nearest Rural Community to the project site is Chrisman,
located immediately south of 1-580, west of the intersection of State Route 132 (SR 132)/1-580.
The community includes the Tracy Golf and Country Club and the adjacent subdivisions of Par
Country Estates and Hillside Greens. Par Country Estates contains 36 homes on lots averaging
1.5 acres in size. Hillside Greens contains 14 new homes, built on 6,000 square-foot lots. The
Chrisman community boundary includes about 225 acres with a population of 184 people.

State Scenic Highways

The State of California has officially designated one scenic highway within San Joaquin County,
I-580, which crosses the County diagonally in the southwestern portion of the County. Motorists
traversing 1-580 through the County have views of the Diablo Range foothills, open agricultural
lands, and, on especially clear days, the Sierra Nevada foothills. The southwestern boundary of
the project site is parallel to 1-580, which is located approximately 500 feet away.? Although not
officially designated as a scenic highway by the State, the General Plan EIR considers I-5 to be
a scenic roadway. The eastern-most boundary of the project site is located approximately 1.5
miles from I-5. The General Plan EIR also identifies additional road segments that are considered
scenic roadways, none of which are located in the project vicinity.

Visual Character of the Project Site and Surrounding Area
The following information provides an overview of the physical conditions of the project site and

surrounding area in relation to visual character.

Project Site

The approximately 1,576.7-acre project site is located south of the City of Tracy in an
unincorporated area of San Joaquin County, California (see Figure 4.1-1). The project site is
generally bound by Bird Road to the east; the Delta-Mendota Canal to the north; Tracy Boulevard
to the west; and the southern boundary is formed by the California Aqueduct, west of South
Chrisman Road, and SR 132, east of South Chrisman Road.

3 California Department of Transportation. California State Scenic Highway System Map. Available at:
https://dot.ca.gov/programs/design/lap-landscape-architecture-and-community-livability/lap-liv-i-scenic-highways.
Accessed January 2024.
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Figure 4.1-1
Project Site Boundaries
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The project site is currently developed with active agricultural land, including approximately 1,568
acres of almond and cherry orchards and vineyards, an agricultural machinery manufacturing
facility (A.B. FAB, Inc.), and two existing single-family homes.

The project site is generally level with elevations ranging from approximately 200 feet amsl in the
western portion of the site to approximately 150 feet amsl in the eastern portion of the site. South
Chrisman Road, a designated Surface Transportation Assistance Act (STAA) Truck Route,
provides north-to-south circulation access through the Specific Plan area. East/west access is
limited to private, unimproved farm roads. In addition, the Delta-Mendota Canal bisects project
site, the Banta-Carbona Irrigation District Canal lies north of the Delta Mendota Canal and runs
northwest to southeast through the University Center of the project site. The California Aqueduct
is located adjacent to the western boundary of the site.

Surrounding Areas

The landscape adjacent to the project site to the north, south, and east consists of flat agricultural
lands. Other surrounding existing land uses include rural single-family residences to the northeast
along Durham Ferry Road; a gas station to the south of the California Aqueduct; two rural
communities, Par Country Estates and Hillside Greens, at the south end of Chrisman Road; the
Rural Community of Chrisman to the southwest, across 1-580 and northwest of the Tracy Golf
Club; and commercial and rural residential uses, as well as a surface mining operation and the
Tracy Municipal Airport to the northwest.

Public Versus Private Views

Travelers along nearby roadways, as well as the nearby residences located in the project vicinity,
would be considered sensitive visual receptors. However, it is important to distinguish between
public and private views. Private views are views seen from privately-owned land and are typically
viewed by individual viewers, including views from private residences. Public views are views that
are experienced by the collective public. In the case of the proposed project, public views would
consist primarily of views from roadways in the project vicinity, including 1-580, SR 132, South
Chrisman Road, and Bird Road.

CEQA (Public Resources Code [PRC] Section 21000 et seq.) case law has established that only
public views, not private views, are protected under CEQA. For example, in Association for
Protection etc. Values v. City of Ukiah (1991) 2 Cal.App.4" 720 [3 Cal. Rptr.2d 488] the court
determined that “we must differentiate between adverse impacts upon particular persons and
adverse impacts upon the environment of persons in general. As recognized by the court in
Topanga Beach Renters Assn. v. Department of General Services (1976) 58 Cal.App.3d 188 [129
Cal.Rptr. 739]: ‘[A]Jll government activity has some direct or indirect adverse effect on some
persons. The issue is not whether [the project] will adversely affect particular persons but whether
[the project] will adversely affect the environment of persons in general.”” Such a conclusion is
consistent with the thresholds of significance established in Appendix G of the CEQA Guidelines.
Therefore, it is appropriate to focus the aesthetic impact analysis on potential impacts to public
views, rather than private views.

Existing Conditions of Key Viewpoints

San Joaquin County, in coordination with the environmental consultant team for the project,
selected key public viewpoints that would most clearly display the proposed project’s potential
visual effects (see Figure 4.1-2).
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Figure 4.1-2
Key Public Viewpoints
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View 1: Views from the Eastbound Lane of I-580 (Looking East Toward
Project Site)

Views from the eastbound lane of 1-580 looking east toward the project site are shown in Figure
4.1-3. As shown in View 1, the view from the eastbound lane of I-580 looking east toward the
project site consists of a grassy median and the westbound lane in the foreground. Midground
views consist of a grassy berm along the California Aqueduct and the Aqueduct itself, as well as
undeveloped grassy fields. Background views consist of distant treetops, urban development, the
Sierra Nevada foothills, and open sky.

View 2: Views from the Westbound Lane of I-580 (Looking North
Toward Project Site)

Views from the westbound lane of [-580 looking north toward the project site are shown in Figure
4.1-4. As shown in View 2, foreground views consist of a barbed wire fence and orchards.
Midground views consist of the orchards extending into the distance and a limited number of
structures. Background views consist of distant treetops, urban development, and open sky.

View 3: Views from South Chrisman Road (Looking Northeast Toward
Project Site)

View 3 is located along South Chrisman Road, north of the California Aqueduct, within the
boundaries of the project site. The view looks northeast from the northbound travel lane (Figure
4.1-5). As shown in View 3, foreground views consist of the gravel shoulder, fenced-in utility
infrastructure, and utility poles. Midground views are dominated by orchards, and background
views consist of open sky.

View 4: Views from South Chrisman Road (Looking Southeast Toward

Project Site)

View 4 is from South Chrisman Road, within the project site boundaries, looking southeast
through the project site (Figure 4.1-6). As shown therein, View 4 consists of a paved roadway and
utility poles in the foreground with orchards dominating the midground. Background views consist
of the foothills of the Diablo Range and open sky.

View 5: Views from South Chrisman Road (Looking West Toward the
Project Site)

View 5 is from South Chrisman Road, within the project site boundaries, looking southwest
through the project site (Figure 4.1-7). Similar to View 4, this view from South Chrisman Road
looking west toward the project site consists of the gravel shoulder of South Chrisman Road in
the foreground, as well as a power line pole and orchards, which obscure potential midground
views. Background views consist of distant views of the Diablo Range foothills and open sky.

View 6: Views from South Chrisman Road (Looking Northwest Toward

the Project Site)

View 6 is from South Chrisman Road, north of the Delta-Mendota Canal, looking northwest
through the project site (Figure 4.1-8). As shown in View 6, foreground views consist of a paved
roadway and grassy shoulder in the foreground, a gravel access road that runs along the Delta-
Mendota Canal, and orchards that are lower in elevation than South Chrisman Road. Background
views consist of distant trees and urban development, as well as the Diablo Range foothills, some
of which are developed with wind turbines, and open sky.
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Figure 4.1-3
View 1: Existing View of Project Site from Eastbound I-580 Looking East
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Figure 4.1-4

View of Project Site from Westbound I-580 Looking North
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Figure 4.1-5
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Figure 4.1-6
Existing View of Project Site from South Chrisman Road Looking Southeast
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Figure 4.1-7

View of Project Site from South Chrisman Road Looking Southwest
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Figure 4.1-8
ect Site from South Chrisman Road Looking

View 6: Existing View of Proj Northwest
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View 7: Views from South Chrisman Road (Looking Southwest Toward
the Project Site)

View 7 is from South Chrisman Road looking southwest toward the northern boundary of the
project site, where the University would be located (Figure 4.1-9). As shown in View 7, the view
from South Chrisman Road looking southwest toward the project site consists of the gravel
shoulder of South Chrisman Road in the foreground, as well as a utility pole and orchards, which
obscure potential midground views. Background views consist of distant views of the Diablo
Range foothills and open sky.

View 8: Views from SR 132 (Looking North Toward Project Site)

View 8 is from the intersection of South Chrisman Road and SR 132, looking north toward the
project site (Figure 4.1-10). As shown in View 8, foreground views consist of a grassy
embankment and South Chrisman Road. Midground views consist of orchards, a 76 gas station,
utility poles, and undeveloped grassland. The majority of background views consist of distant
treetops and the on-site agricultural facilities, as well as distant urban development and the Sierra
Nevada foothills.

View 9: Views from SR 132 (Looking Northwest Toward Project Site)
View 9 is just east of the intersection of South Chrisman Road/SR 132 looking northwest toward
the project site (Figure 4.1-11). As shown in View 9, similar to View 8, foreground views consist
of a grassy embankment and South Chrisman Road. Midground views consist of orchards, a 76
gas station, utility poles, and undeveloped grassland. The majority of background views consist
of distant treetops and the on-site agricultural facilities, as well as the Diablo Range foothills and
open sky.

View 10: Views from Westbound SR 132 (Looking West Toward
Project Site)

View 10 is from westbound SR 132 looking west toward the project site (Figure 4.1-12). As shown
in View 10, foreground views consist of a vegetated ditch, a barbed wire fence, and vineyards
that extend into the midground. Background views consist of the Diablo Range foothills and open
sky.

View 11: Views from the Bird Road/SR 132 On-Ramp (Looking West
Toward Project Site)

View 11 is from the Bird Road/SR 132 on-ramp looking west toward the project site (Figure 4.1-
13). As shown in View 11, foreground views consist of the paved SR 132 on-ramp, the vegetated
shoulder, and a street lamp. Midground views consist of on-site agricultural land extending into
the distance, as well as the Delta-Mendota Canal. Background views consist of the distant Diablo
Range foothills, urban development, and open sky.

Light Pollution and Glare
Light pollution refers to all forms of unwanted light in the night sky, including glare, light trespass,

sky glow, and excessive illumination at an intensity that is inappropriate. Views of the night sky
can be an important part of the natural environment, particularly in communities surrounded by
extensive open space. Excessive light and glare can also be visually disruptive to humans and
nocturnal animal species.
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Figure 4.1-9

View of Project Site from South Chrisman Road Looking Southwest

V(e

Chapter 4.1 - Aesthetics
Page 4.1-14



Draft EIR
Pacific Gateway Project
November 2025

Figure 4.1-10

View 8: Existing View of Project Site from South Chrisman Road/SR 132 Looking North

Chapter 4.1 - Aesthetics
Page 4.1-15



View 9: Existing

Draft EIR
Pacific Gateway Project
November 2025

Figure 4.1-11

View of Project Site from South Chrisman Road/SR 132 Looking Northwest
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Figure 4.1-12

View of Project Site from Westbound SR 132 Looking West
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Figure 4.1-13

View of Project Site from the Bird Road/SR 132 On-Ramp Looking West

(&

Chapter 4.1 - Aesthetics
Page 4.1-18



Draft EIR
Pacific Gateway Project
November 2025

Currently, the project site is primarily comprised of unlit agricultural land (e.g., orchards and
vineyards) with the exception of the existing on-site agricultural facilities operated by Crown Nut
Company and A.B. FAB, Inc., which constitute existing sources of light and glare. Additional
sources of light and glare on-site include headlights from vehicles traveling on South Chrisman
Road, which crosses through the center of the project site. Off-site sources of light and glare in
the project vicinity include the rural single-family residences to the northeast, northwest, and west;
commercial uses to the west and northwest, and headlights from vehicles traveling on 1-580 and
SR 132.

Off-Site Improvements Study Area Characteristics
As discussed in Chapter 3, Project Description, of this EIR, the Local Transportation Analysis

(LTA) prepared for the proposed project by Fehr & Peers identifies a range of intersection and
roadway improvements that would be triggered by full project buildout. The analysis of these
prospective improvements will be conducted at a programmatic level, as is appropriate given that
they are not components of the proposed project, nor have improvements yet been designed.
The majority of the Off-Site Improvements Study Area consists of paved roadways and, thus,
contains minimal development and light sources.

4.1.3 REGULATORY CONTEXT
Applicable federal laws or regulations pertaining to the aesthetic quality of the project area do not

exist. The existing State and local laws and regulations applicable to the proposed project are
listed below.

State Regulations
The following is an applicable State regulation related to aesthetic resources.

California Scenic Highway Program

The State Scenic Highway System includes a list of highways that are either eligible for
designation as scenic highways or have been so designated. Such highways are identified in
Section 263 et seq. of the California Streets and Highways Code.

Local Regulations
The following local regulations are applicable to the proposed project.

San Joaquin County General Plan
The following aesthetics-related goals and policies of the San Joaquin County General Plan are
applicable to the proposed project.

Natural and Cultural Resources Element
Goal NCR-7 To protect and enhance the unique scenic features of San Joaquin County.

Policy NCR-7.1 Scenic Roadways. The County shall protect the visual
character of designated scenic roadways.

Policy NCR-7.2 Views from Public Lands and Roadways. The County
shall ensure that views of waterways, hilltops, and oak
groves from public land and public roadways are protected
and public access is provided to them whenever possible.
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Policy NCR-7.6

Policy NCR-7.7

Policy NCR-7.8

Land Use Element
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Designate Scenic Routes. The County shall preserve
scenic views from roadways by designating scenic routes
based on the following criteria:
e Leads to a recreational area;
e Provides a representative sampling of the scenic
diversity within the County;
¢ Exhibits unusual natural or humanmade features of
interest;
e Provides opportunities to view activities outside the
normal routine of most people;
e Provides a route for people to view the Delta
waterways; and
e Links two scenic routes or connects with scenic
routes of cities or other counties.

Visually Complementary Development. The County shall
require new development adjacent to scenic resources to be
sited and designed to visually complement those resources,
except in MR-Z designated areas.

Require Landscape Plans. The County shall require
landscape plans for new development along State- or
County-designated scenic routes.

Preservation of Ridgelines and Hill Tops. The County
shall ensure that ridgelines and major hill tops remain
undeveloped.

Reducing Glare and Light Pollution. The County shall
encourage project designs, lighting configurations,
complementary land uses, and operational practices that
reduce the potential for glare during daytime hours and
reduce nighttime light pollution to protect adjacent land uses
from light and glare and preserve views of the night sky.
(MMRP)

Underground Utility Lines. The County shall require all
new electric and communication distribution facilities
adjacent to scenic routes to be placed underground,
whenever feasible. Where overhead utility lines are
unavoidable, every effort should be made to reduce the
visual impact through elements of design.

Goal LU-3 Preserve and enhance the character and scale of San Joaquin County’s
communities and rural areas, including their architectural heritage and historic

character.

4
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4.1.4

Policy LU-3.1

Policy LU-3.3

Policy LU-3.10
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Contextual and Compatible Design. The County shall
ensure that new development respects San Joaquin
County’s heritage by requiring that new development
respond to its context, be compatible with the traditions and
character of each community, and develop in an orderly
fashion which is compatible with the scale of surrounding
structures.

Transitions in Scale. The County shall encourage a
balance of the scale and massing of new development to
the physical and visual character of adjoining uses to
provide appropriate transitions in building height and bulk
that are sensitive to the physical and visual character of
adjoining neighborhoods.

Visual Access. The County shall encourage new
development to maintain views of hillsides, creeks, and
other distinctive natural areas by regulating building
orientation, height, and bulk.

Promote the development of regional and locally-serving commercial uses in
communities and other areas of the unincorporated County.

Policy LU-5.4

Commercial Conflicts and Visual Impacts. The County
shall require new commercial development to address
potential land use conflicts and visual impacts through site
specific performance standards related to landscaping,
screening, lighting, access, signage, setbacks, and
architectural design.

Protect open space for its recreational, agricultural, safety, and environmental
value and provide adequate parks and open space areas throughout the County.

Policy LU-8.2

Open Space Character. The County shall require new
development in Resource Conservation designated areas to
be planned and designed to maintain the scenic open space
character of the surrounding area, including view corridors
from highways. New development should use natural
landforms and vegetation in the least visually disruptive
manner possible, and use design, construction, and
maintenance techniques that minimize the visibility of
structures.

IMPACTS AND MITIGATION MEASURES

This section describes the standards of significance and methodology used to analyze and
determine the proposed project’s potential impacts related to aesthetics. A discussion of the
project’s impacts, as well as mitigation measures where necessary, is also presented.

4
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Standards of Significance
Consistent with Appendix G of the CEQA Guidelines, an impact related to aesthetics is considered
significant if the proposed project would:

¢ Have a substantial adverse effect on a scenic vista;

e Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a State scenic highway;

¢ In a non-urbanized area, substantially degrade the existing visual character or quality of
public views of the site and its surroundings (public views are those that are experienced
from publicly accessible vantage point) or, in an urbanized area, conflict with applicable
zoning and other regulations governing scenic quality; or

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

Method of Analysis

The section below gives full consideration to the development of the proposed project and
acknowledges physical changes to the existing setting. Impacts to the existing environment of the
project area are to be determined by the contrast between the visual setting before and after
buildout of the proposed project. The standards of significance listed above are used to delineate
the significance of any visual alterations of the site, including alterations that would impact views
from public viewsheds in the project area. The standards are not based solely on a change in the
visual character or quality of the site and its surroundings, but whether the changes would
substantially degrade said visual character or quality.

HPA Architecture prepared 3D architectural renderings of the selected public viewpoints to aid in
the visual character evaluation of the proposed project. The renderings were reconciled with the
site elevations of each building site as determined by survey by Kier and Wright, the civil engineer
of record, to produce technically accurate depictions of the project based on the present intended
designs. HPA Architecture 3D modeled the project site with the completed development of the
Specific Plan based on project-specific information. HPA Architecture then overlayed photos of
the existing project site from each designated location and aligned each 3D model view to ensure
that the view angle and perspective matched the photos of the project site. The composition of
the photo simulations consists of the existing setting as the top layer, the completed development
(3D model) as the middle layer, and the background as the final layer. Landscaping shown is at
full maturity at final build out. As the project consists of a Specific Plan, which is programmatic in
nature, the post-project simulations represent conceptual designs that should not be considered
final.

Project-Specific Impacts and Mitigation Measures

The following discussion of impacts related to aesthetics is based on implementation of the
proposed project in comparison to existing conditions and the standards of significance presented
above.

4.1-1 Substantially damage scenic resources, including, but not
limited to, trees, rock outcroppings, and historic buildings
within a State scenic highway. Based on the analysis below,
due to the lack of feasible mitigation, the impact is significant
and unavoidable.
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As previously noted, I1-580 forms a portion of the western boundary of the project site
and is an officially designated State scenic highway located within San Joaquin County
with views of the Diablo Range foothills to the west and open agricultural lands, and,
on especially clear days, the Sierra Nevada foothills to the east. The following sections
evaluate the potential for the Initial Phase, Specific Plan Buildout, and Off-Site
Improvements to substantially damage scenic resources as viewed from [-580.

Initial Phase

As shown in Figure 3-3, Development Areas Plan, in Chapter 3, Project Description,
of this EIR, the majority of the Initial Phase of the proposed project would include
development of portions of the project site located north of the California Aqueduct,
between South Chrisman Road and Bird Road. While the Initial Phase of the proposed
project is comprised of agricultural land (e.g., orchards), which is considered a scenic
resource in the County General Plan, the Initial Phase is located approximately 0.5-
mile from the nearest point of I-580. Due to intervening vegetation (existing orchards)
and topography (canals and roadway infrastructure), the Initial Phase of the proposed
project would only be intermittently visible from 1-580. Because the Initial Phase would
only be intermittently visible from 1-580, the expansive agricultural views would not be
substantially impacted. As such, the Initial Phase would not substantially damage
scenic resources within proximity of a State scenic highway.

Specific Plan Buildout

Buildout of the Specific Plan would include development of the remainder of the project
site. In particular, the Pacific Gateway West, Pacific Gateway Central, and Gateway
Center development areas are located in close proximity to 1-580 and would include a
considerable amount of new industrial development. The current condition of these
proposed development areas is characterized by open agricultural lands (e.g.,
orchards and vineyards), which are considered a scenic resource by the County.
Impacts related to views of the project site from 1-580 are further discussed in Impact
4.1-2 below. The project at full buildout would significantly disrupt the visual quality of
the open agricultural landscape located east of 1-580. Based on the above, Specific
Plan Buildout would substantially damage scenic resources within view of a State
scenic highway.

Off-Site Improvements Study Area

Similar to the discussion related to the Initial Phase of the proposed project above, the
majority of the Off-Site Improvements Study Area is not located in close proximity to I-
580. Rather, the majority of the Off-Site Improvements Study Area are located
northeast of the project site, which places the potential future improvements even
further from a State scenic highway than the project site. In addition, the majority of
improvements would not include any vertical structures. However, as shown in Figure
3-15, Chrisman Road Study Area, of this EIR, potential improvements are identified to
address the project’s queuing effect on South Chrisman Road/I-580 Westbound Off-
Ramp. Improvements consist of widening of the existing 1-580 overcrossing or
construction of second parallel overcrossing likely needed for lane alignment with the
widened SR 132/South Chrisman Road interchange. The recommended
improvements (see Mitigation Measure 4.12-5[a] of Chapter 4.12) require approval
from Caltrans, and thus, it is not certain whether the project would ultimately construct
the improvements. In widening the vertical 1-580 overcrossing at South Chrisman
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Road, the extent that the Diablo foothills are partially visible from 1-580 beyond the
existing overcrossing at South Chrisman Road will be similarly extended. However,
given the average speeds along 1-580, the reduction in visibility of the Diablo foothills
would not substantially disrupt the visual quality of the Diablo foothills views for
motorists along 1-580. As such, future development within the Off-Site Improvements
Study Area would have a less-than-significant impact on scenic resources within a
State scenic highway.

Conclusion

Based on the above information, because the Initial Phase of the proposed project
would only be intermittently visible from [-580 due to intervening vegetation and
topography, the scenic resources, i.e. the expansive agricultural views, to the east
would not be substantially damaged, resulting in a less-than-significant impact.
Regarding the Off-Site Improvements Study Area, the widening of the vertical 1-580
overcrossing at South Chrisman Road would not substantially disrupt the visual quality
of views of the Diablo foothills for motorists along 1-580. However, Specific Plan
Buildout could substantially damage scenic resources, disrupting the visual quality of
the open agricultural landscape to the east of 1-580; therefore, and a significant
impact could occur.

Mitigation Measure(s)

Feasible mitigation does not exist to reduce the above impact to a less-than-significant
level. Due to the substantial damage to scenic resources, i.e., the expansive
agricultural views, within a State scenic highway, the impact associated with buildout
of the proposed Specific Plan would remain significant and unavoidable.

Have a substantial adverse effect on a scenic vista or, in a
non-urbanized area, substantially degrade the existing visual
character or quality of public views of the site and its
surroundings (public views are those that are experienced
from publicly accessible vantage point). Based on the analysis
below, due to the lack of feasible mitigation, the impact is
significant and unavoidable.

Given that the immediate vicinity of the site is primarily rural in nature, the analysis
within this chapter considers the project area to be non-urbanized. Thus, the relevant
CEQA threshold, pursuant to Appendix G, is whether the proposed project would
substantially degrade the existing visual character or quality of public views of the site
and its surroundings.

The proposed project includes implementation of a Specific Plan that would result in
up to 24,675,000 square feet (sf) of Limited Industrial use, 160,000 sf of General
Commercial use, 93,000 sf of Industrial Park use, a 66.5-acre University campus plus
9.8 acres for future expansion, a Veterans of Foreign Wars (VFW) post, and various
open space, parks, a new fire station, stormwater management basins, and pedestrian
and bicycle facilities within the 1,576.7-acre project site. Development of the Initial
Phase of industrial buildings would consist of four Class “A” facilities for a total of
approximately four million sf. The buildings would range in size from approximately
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157,000 sf to 1.3 million sf, situated on 181.26 net acres located immediately east of
South Chrisman Road, within the Pacific Gateway East development area. The Initial
Phase of the Specific Plan would also include a 25,000-sf university facility within the
University Center development area, which would serve as Phase 1 of the university
campus. The VFW facility would be developed concurrently with the Industrial and
university campus components of the Initial Phase. During the Initial Phase, necessary
backbone infrastructure would be constructed to serve the proposed Initial Phase
development. Generally, the necessary infrastructure would include improvements to
South Chrisman Road, as well as the following utilities improvements: installation of a
potable groundwater well and treatment facilities, construction of a pre-packaged
wastewater treatment plant (WWTP), and construction of a large stormwater retention
basin.

The proposed Specific Plan includes standards and regulations related to the
appearance and design of the proposed project, including maximum allowable building
heights, architectural design and materials, and landscaping. Pursuant to the
proposed Specific Plan, the portions of the project site zoned as General Commercial
(C-G), Industrial Park (I-P), and Public Facilities (P-F) would have a maximum
allowable building height of 60 feet; the portions of the project site zoned as Industrial
Limited (I-L) would have a maximum allowable building height of 100 feet west of
South Chrisman Road and 120 feet east of South Chrisman Road. With respect to
architectural design, the Specific Plan includes various design standards for the
different types of on-site development. For example, commercial uses would be
required to incorporate features that enhance the pedestrian experience, such as
covered walkways and windows, and would be designed with a consistent quality of
materials to create visual interest. Similarly, the proposed university would be
designed to maximize pedestrian and bicycle access, and would be designed to reflect
the rural character of the site and its agricultural history. Most light industrial buildings
will orient truck dock doors away from | 580, SR 132 and Chrisman Road. Where it is
not feasible to orient truck courts away from main circulation streets, such as A Street
and B Street, the docks would be screened by either landscaping, berming, a wall or
a combination of these screening elements. The buildings would be required to
incorporate colors and materials compatible with the architectural theme of the
Specific Plan. In addition, the proposed industrial buildings would be required to use a
variety of colors and materials that align with, or complement, the general palette of
the Specific Plan, and buildings with predominantly metal exteriors would not be
permitted. It is noted that, pursuant to Mitigation Measure 4.10-2(c), as established in
Chapter 4.10, Noise, of this EIR, sound walls would be installed along the specific
roadway segments shown in Figure 4.10-11 of this EIR and are discussed below for
views that would include those walls.

As discussed in the proposed Specific Plan, one goal of the proposed design
guidelines is to create a comprehensive landscape theme that establishes consistency
between the development areas. Sustainable landscape practices, such as planting
native vegetation and using recycled water, would be used to maintain large trees and
shrubs strategically planted to minimize visual dominance of structures. Landscape
setbacks, including fast-growing trees spaced in groupings to create visual massing
where needed, would be provided between parking, roads, and property line setbacks
to provide visual relief from large expanses of hardscape.
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Potential impacts to scenic vistas and the visual character and quality of public views
as a result of the proposed project are organized by the aforementioned key public
viewpoints and are discussed in detail below.

View 1: Views from the Eastbound Lane of I-580 Looking East
Currently, the view from the eastbound lane of I-580 looking east toward the project
site consists of a grassy median and the westbound lane in the foreground. Midground
views consist of a grassy berm along the California Aqueduct and the Aqueduct itself,
as well as undeveloped grassy fields and a limited number of structures. Background
views consist of distant treetops, urban development, the Sierra Nevada foothills, and
open sky.

Impacts upon View 1 related to the Initial Phase and Specific Plan Buildout are
discussed separately below.

Initial Phase

As shown in Figure 4.1-2, View 1 provides views from |-580 of the Pacific Gateway
West development area, which would not be subject to development during the Initial
Phase of the proposed project. The nearest portion of Initial Phase development would
be approximately two miles from [-580 at View 1. As such, buildout of the Initial Phase
of the proposed project would not result in any impacts to the scenic vistas of the Sierra
Nevada foothills, nor substantially degrade the visual character and quality of public
views available from View 1.

Specific Plan Buildout

The simulation of View 1 includes a conceptual rendering of the proposed industrial
buildings in the Pacific Gateway West development area. Figure 4.1-14 shows the
existing viewshed from View 1 as compared to the view with full project buildout.

As shown in Figure 4.1-14, the proposed industrial buildings would be visible from the
eastbound lane of I-580 looking east, behind the existing grassy berm that runs parallel
to the California Aqueduct. While the new industrial buildings would not be immediately
adjacent to the 1-580 right-of-way, but rather would be set back approximately 1,500
feet due to the intervening California Aqueduct, on-site open space, and a proposed
internal roadway, the proposed industrial development would nevertheless remove
existing open agricultural lands (e.g., orchards) and fully obscure existing views of the
Sierra Nevada foothills and the horizon. Overall, buildout of the Specific Plan would
substantially alter the existing agricultural landscape visible from View 1. As previously
discussed, the San Joaquin County General Plan considers agricultural lands to be a
contributing element to the scenic resources within the County. Therefore, buildout of
the Specific Plan would be considered to substantially degrade the existing visual
character or quality of public views of the site and its surroundings.

The scenic vista of the Sierra Nevada foothills is available from View 1. Buildout of the
proposed Specific Plan would obscure this scenic vista, resulting in a potentially
significant impact.
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Figure 4.1-14
View 1: Existing Versus Post-Project Conditions from the Eastbound Lane of I-580 Looking East
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View 2: Views from the Westbound Lane of I-580 Looking North
Currently, foreground views from View 2 consist of a barbed wire fence and orchards.
Midground views consist of the orchards extending into the distance and a limited
number of structures. Background views consist of distant treetops, urban
development, and open sky.

Impacts upon View 2 related to the Initial Phase and Specific Plan Buildout are
discussed separately below.

Initial Phase

As shown in Figure 4.1-2, View 2 provides views of Pacific Gateway West and Central
development areas, which would not be subject to development during the Initial
Phase of the proposed project. View 2 is oriented away from the Initial Phase, which
would be approximately 5,000 feet from 1-580 at View 2. As such, buildout of the Initial
Phase of the proposed project would not result in any impacts to scenic vistas nor
substantially degrade the visual character and quality of public views available from
View 2.

Specific Plan Buildout

The simulation of View 2 includes a conceptual rendering of the proposed industrial
buildings in the Pacific Gateway West and Central development areas. Figure 4.1-15
shows the existing viewshed from View 2 as compared to the view with full buildout of
the Specific Plan.

As shown in Figure 4.1-15, similar to View 1, the proposed industrial buildings would
be visible beyond the existing orchards and California Aqueduct (not visible in the
photo) in the foreground. In addition, although not included in Figure 4.1-15, pursuant
to Mitigation Measure 4.10-2(c) of this EIR, a 12-foot-tall sound wall would be installed
at the southern boundary of the project site, adjacent to South MacArthur Drive, which
could be visible from View 2, but would be part of the building complex and would not
add any additional visual impact. However, whereas Specific Plan Buildout would
eliminate all horizon views in View 1, development would not obscure background
views from View 2. While the new industrial buildings would not be immediately
adjacent to the I-580 right-of-way, but rather set back approximately 1,600 feet due to
the intervening orchards, California Aqueduct, and on-site open space and a proposed
internal roadway, the proposed buildings would replace existing views of undeveloped
agricultural portions of the project site. Overall, buildout of the Specific Plan would
substantially alter the existing open agricultural landscape visible from View 2.
Therefore, buildout of the Specific Plan would be considered to substantially degrade
the existing visual character or quality of public views of the site and its surroundings.

Similar to the discussion for View 1 above, scenic vistas, such as the Diablo Range
foothills, are not available from View 2; therefore, buildout of the proposed Specific
Plan would not result in any adverse effects to scenic vistas visible from View 2.
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Figure 4.1-15
View 2: Existing Versus Post-Project Conditions from the Westbound Lane of I-580 Looking North
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View 3: Views from South Chrisman Road Looking Northeast
Currently, the on-site view from South Chrisman Road, just north of the California
Aqueduct, looking northeast through the project site consists of the gravel shoulder,
fenced-in utility infrastructure, and utility poles in the foreground. Midground views are
dominated by orchards, and background views consist of open sky. The simulation
from View 3 includes a conceptual rendering of the proposed development within the
Pacific Gateway East. More specifically, the foreground includes a proposed on-site
park, east of which is the fire station site, though the fire station is just out of view in
the simulation. The park and fire station are not part of the Initial Phase. Beyond the
on-site park is proposed B Street and the industrial buildings of the Initial Phase. Figure
4.1-16 shows the existing viewshed from View 3 as compared to the view with buildout
of the Initial Phase and remaining buildout components. Impacts upon View 3 related
to the Initial Phase and Specific Plan Buildout are discussed separately below.

Initial Phase

As shown in Figure 4.1-16, existing orchards would be replaced with the Initial Phase
industrial buildings, which would be partially obscured by the on-site landscaping upon
maturity. The existing infrastructure with associated dilapidated fencing would be
removed as part of the Initial Phase. While the Initial Phase would substantially alter
the existing conditions visible from View 3, it is reasonable to conclude that such
alteration would not be considered a substantial degradation due to the existing utility
infrastructure that predominates this viewpoint. Therefore, buildout of the Initial Phase
would not be considered to substantially degrade the existing visual character or
quality of public views of the site and its surroundings.

Scenic vistas, such as the Sierra Nevada foothills, are not visible from View 3; as such,
the Initial Phase would not have a substantial adverse effect on scenic vistas available
from View 3.

Specific Plan Buildout

As shown in Figure 4.1-16, the entirety of View 3 would be altered by the development
of the proposed project. In the foreground, South Chrisman Road would be widened
from a two-lane road to a four-lane major arterial with a landscaped median as well as
pedestrian paths and landscaping trees on either side of the roadway. The existing
infrastructure with associated dilapidated fencing would be replaced with a park that
would improve the visual character of the foreground. Beyond the park, the Initial
Phase industrial buildings would be further obscured by the park landscaping upon
maturity. The currently available background views visible from View 3 would be
almost entirely obscured by the proposed development. Overall, while Specific Plan
Buildout would substantially alter the existing conditions visible from View 3, it is
reasonable to conclude that such alteration would not be considered a substantial
degradation due to the existing utility infrastructure that predominates this viewpoint.
Therefore, buildout of the proposed project would not be considered to substantially
degrade the existing visual character or quality of public views of the site and its
surroundings.
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Figure 4.1-16
View 3: Existing Versus Post-Project Conditions South Chrisman Road Looking Northeast
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Scenic vistas, such as the Sierra Nevada foothills, are not visible from View 3; as such,
buildout of the proposed project would not have a substantial adverse effect on scenic
vistas available from View 3.

View 4: Views from South Chrisman Road Looking Southeast
Currently, the on-site view from South Chrisman Road looking southeast through the
project site consists of a paved roadway and utility poles in the foreground with
orchards dominating the midground. Background views consist of the foothills of the
Diablo Range and open sky. The distant views of the Diablo Range foothills afforded
by View 4 are considered a scenic vista.

Impacts upon View 4 related to the Initial Phase and Specific Plan Buildout are
discussed separately below.

Initial Phase

The simulation from View 4 includes a conceptual rendering of the proposed
development within the Pacific Gateway East development area, which would be
developed during the Initial Phase of the proposed project. Figure 4.1-17 shows the
existing viewshed from View 4 as compared to the view with buildout of the Initial
Phase.

As shown in Figure 4.1-17, the entirety of View 4 would be altered by the development
of the proposed project. In the foreground, South Chrisman Road would be widened
from a two-lane road to a four-lane major arterial with a landscaped median as well
pedestrian paths and landscaping trees on either side of the roadway. Midground
views of orchards would be replaced with industrial buildings, which would be partially
obscured by the intervening landscaping upon maturity. Nonetheless, the proposed
buildings would be visible from South Chrisman Road. The currently available
background views of the Diablo Range foothills visible from View 4 would be almost
entirely obscured by the proposed development. Overall, the Initial Phase of the
proposed project would substantially alter the existing agricultural landscape (e.g.,
orchards) visible from View 4. Therefore, buildout of the Initial Phase of the proposed
project would be considered to substantially degrade the existing visual character or
quality of public views of the site and its surroundings.

With respect scenic vistas, the Initial Phase of the proposed project would result in the
development of buildings and the planting of landscape trees which would partially
obscure existing views of the Diablo Range foothills that are currently available from
View 4. Views of the Diablo Range foothills represent scenic vistas according to the
San Joaquin County General Plan. Thus, buildout of the Initial Phase of the proposed
project would have a substantial adverse effect on scenic vistas available from View
4.
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Figure 4.1-17
View 4: Existing Versus Post-Project Conditions from South Chrisman Road Looking Southeast
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Specific Plan Buildout

Because the portion of the Pacific Gateway East development area visible from View
4 would be fully developed during the Initial Phase of the proposed project, full buildout
of the Specific Plan would not result in any additional impacts related to having a
substantial adverse affect on a scenic vista or substantially degrading of the existing
visual character and quality of public views of the project site and its surroundings
beyond what would occur as a result of the Initial Phase of the proposed project, as
discussed above.

View 5: Views from South Chrisman Road Looking West

Currently, the on-site view from South Chrisman Road looking west through the project
site consists of the gravel shoulder of South Chrisman Road in the foreground, as well
as a power line pole and orchards, which obscure potential midground views.
Background views consist of distant views of the Diablo Range foothills and open sky.
Similar to View 4, the Diablo Range foothills are considered to be scenic vistas.

Impacts upon View 5 related to the Initial Phase and Specific Plan Buildout are
discussed separately below.

Initial Phase

As shown in Figure 4.1-2, View 5 provides views of the Pacific Gateway Central
development area, which would not be subject to development during the Initial Phase
of the proposed project. As such, buildout of the Initial Phase of the proposed project
would not result in any impacts to the scenic vista of the Diablo Range foothills or the
visual character and quality of public views available from View 5.

Specific Plan Buildout

The simulation of View 5 includes a conceptual rendering of the proposed industrial
buildings in the Pacific Gateway Central development area. Figure 4.1-18 shows the
existing viewshed from View 5 as compared to the view with full buildout of the Specific
Plan.

As shown in Figure 4.1-18, the entirety of View 5 would be altered by the buildout of
the Specific Plan. In the foreground, South Chrisman Road would be widened from a
two-lane road to a four-lane major arterial with a landscaped median as well pedestrian
paths and landscaping trees on either side of the roadway. Views of orchards would
be replaced with a parking lot, as well as the proposed industrial buildings, which would
be partially obscured by the intervening landscaping upon maturity. In addition,
pursuant to Mitigation Measure 4.10-2(c) of this EIR, an eight-foot-tall and a 10-foot-
tall sound wall would be installed adjacent to the western side of South Chrisman
Road. Nonetheless, the proposed buildings would be visible from South Chrisman
Road. The currently available background views of the Diablo Range foothills visible
from View 5 would be partially obscured by the proposed development. Overall,
Specific Plan Buildout would substantially alter the existing agricultural landscape
(e.g., orchards) visible from View 5. Therefore, Specific Plan Buildout would be
considered to substantially degrade the existing visual character or quality of public
views of the site and its surroundings.
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Figure 4.1-18
View 5: Existing Versus Post-Project Conditions from South Chrisman Road Looking West
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With respect scenic vistas, Specific Plan Buildout would result in the development of
buildings and the planting of landscape trees which would partially obscure existing
views of the Diablo Range foothills that are currently available from View 5. However,
unlike View 4, following Specific Plan Buildout, existing views of the Diablo Range
foothills would only be partially obscured, and would still be visible. Thus, from View
5, buildout of the Specific Plan would not have a substantial adverse effect on scenic
vistas.

View 6: Views from South Chrisman Road Looking Northwest
Currently, foreground views from View 6 consist of a paved roadway and grassy
shoulder, as well as a gravel access road that runs along the Delta-Mendota Canal.
Midground views consist of orchards that are lower in elevation than South Chrisman
Road such that the tops of the trees are nearly level with the roadway surface.
Background views consist of distant trees and urban development, as well as the
Diablo Range foothills, some of which are developed with wind turbines, and open sky.
Existing views of the Diablo Range foothills are considered scenic vistas.

Impacts upon View 6 related to the Initial Phase and Specific Plan Buildout are
discussed separately below.

Initial Phase

The simulation from this view consists of a conceptual rendering of the University
Center development area, which would be developed with a portion of the University
during the Initial Phase of the proposed project. Figure 4.1-19 shows the existing
viewshed from View 6 as compared to the view with buildout of the Initial Phase.

As shown in Figure 4.1-19, the entirety of View 6 would be altered by the development
of the proposed project. In the foreground, South Chrisman Road would be widened
from a two-lane road to a four-lane major arterial with a landscaped median and bicycle
and pedestrian paths, as well as landscaping trees, on either side of the roadway.
Midground views of orchards would be replaced with the initial phase of the proposed
university campus, which would be generally obscured by the intervening landscaping
upon maturity. The currently available background views visible from View 6 would be
completely obscured by the proposed development. Overall, the Initial Phase of the
proposed project would substantially alter the existing agricultural landscape (e.g.,
orchards) visible from View 6. Therefore, buildout of the Initial Phase of the proposed
project would be considered to substantially degrade the existing visual character or
quality of public views of the site and its surroundings.

With respect to scenic vistas, the Initial Phase of the proposed project would result in
the development of buildings and the planting of landscape trees which would obscure
existing views of the Diablo Range foothills that are currently available from View 6.
However, it is noteworthy that the foothills are not particularly prominent in the view.
Nevertheless, it is conservatively concluded that buildout of the Initial Phase of the
proposed project would have a substantial adverse effect on scenic vistas available
from View 6.
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Figure 4.1-19
View 6: Existing Versus Post-Project Conditions from South Chrisman Road Looking Northwest

Existing
Conditions

Post-Project
Conditions

Chapter 4.1 - Aesthetics
Page 4.1-37



Draft EIR
Pacific Gateway Project
November 2025

Specific Plan Buildout

Because the area of the project site visible from View 6 would be fully developed during
the Initial Phase of the proposed project, full buildout of the Specific Plan would not
result in any additional impacts related to having a substantial adverse effect on a
scenic vista or substantially degrading of the existing visual character and quality of
public views of the project site and its surroundings beyond what would occur as a
result of the Initial Phase of the proposed project, as discussed above.

View 7: Views from South Chrisman Road Looking Southwest
Currently, the view from South Chrisman Road looking southwest toward the project
site consists of the gravel shoulder of South Chrisman Road in the foreground, as well
as a utility pole and orchards which obscure potential midground views. Background
views consist of distant views of the Diablo Range foothills and open sky. Existing
views of the Diablo Range foothills are considered scenic vistas.

Impacts upon View 7 related to the Initial Phase and Specific Plan Buildout are
discussed separately below.

Initial Phase

View 7 provides views of the northern portion of the University Center development
area, which would be developed with the VFW post and commercial buildings within
the University Center development area.

The simulation includes transparent building outlines, illustrating that the VFW and
commercial buildings within the Initial Phase of the University Center would not be
visible due to the intervening orchards. Figure 4.1-20 shows the existing viewshed
from View 7 as compared to the view with buildout of the Initial Phase of the proposed
project.

As shown in Figure 4.1-20, South Chrisman Road would be widened from a two-lane
road to a four-lane major arterial with landscaping trees in the median. The existing
orchards in the foreground would be retained on-site, and would obscure views of the
proposed development. However, the proposed landscaping in the median would
partially obscure existing views of the Diablo Range foothills. The proposed VFW post
and university campus buildings would not be visible from View 7 because the existing
on-site orchards would be retained. Nonetheless, existing views of the Diablo Range
foothills, which are considered a scenic vista, would be affected by buildout of the
Initial Phase of the proposed project and, thus, a significant impact could occur.

Specific Plan Buildout

Because the area of the project site visible from View 7 would be fully developed during
the Initial Phase of the proposed project, full buildout of the Specific Plan would not
result in any additional impacts related to having a substantial adverse effect on a
scenic vista or substantially degrading of the existing visual character and quality of
public views of the project site and its surroundings beyond what would occur as a
result of the Initial Phase of the proposed project, as discussed above.
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Figure 4.1-20

Existing Versus Post-Project Conditions from South Chrisman Road Looking Southwest
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View 8: Views from SR 132 Looking North

Currently, foreground views from View 8 consist of a grassy embankment and South
Chrisman Road. Midground views consist of orchards, a 76 gas station, utility poles,
and undeveloped grassland. The maijority of background views consist of distant
treetops and the on-site agricultural facilities, as well as distant urban development
and the Sierra Nevada foothills in the distance.

Impacts upon View 8 related to the Initial Phase and Specific Plan Buildout are
discussed separately below.

Initial Phase

As shown in Figure 4.1-2, View 8 provides views of the southern portion of the
Gateway Center development area, which would not be subject to development during
the Initial Phase of the proposed project. The Initial Phase buildings, approximately
2,100 feet from the viewpoint, are partially visible but would not be a dominant feature
and would not impede scenic vista views of the Sierra Nevada foothills. At such
distance, buildout of the Initial Phase of the proposed project would not substantially
degrade the visual character and quality of public views available from View 8.

Specific Plan Buildout

As stated above, the simulation of View 8 includes a conceptual rendering of the
proposed industrial and commercial buildings in the Gateway Center development
area. Figure 4.1-21 shows the existing viewshed from View 8 as compared to the view
with full buildout of the Specific Plan.

As shown in Figure 4.1-21, South Chrisman Road would be widened from a two-lane
road to a four-lane major arterial with landscaping trees in the median.

The undeveloped grassland within the Gateway Center development area would be
replaced with the proposed hotel, as well as industrial buildings and associated
landscaping and parking lots; the existing power lines running parallel to South
Chrisman Drive would be removed and/or undergrounded. Overall, existing
foreground and midground views would be completely replaced with the proposed
development, permanently altering the existing open and agricultural landscape (e.qg.,
orchards) visible from View 8. Therefore, buildout of the proposed Specific Plan would
be considered to substantially degrade the existing visual character or quality of public
views of the site and its surroundings.

With respect to scenic vistas, views of the Sierra Nevada foothills from View 8 would
not be obscured by the project. Therefore, buildout of the proposed Specific Plan
would not have a substantial adverse effect on scenic vistas from View 8.
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Figure 4.1-21
View 8: Existing Versus Post-Project Conditions from SR 132 Looking North
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View 9: Views from SR 132 Looking Northwest

Similar to View 8, foreground views from View 9 consist of a grassy embankment and
South Chrisman Road. Midground views consist of vineyards, a 76 gas station, utility
poles, and undeveloped grassland. The majority of background views consist of
distant treetops and the on-site agricultural facilities, as well as the Diablo Range
foothills and open sky.

Impacts upon View 9 related to the Initial Phase and Specific Plan Buildout are
discussed separately below.

Initial Phase

As shown in Figure 4.1-2, View 9 provides views of the southern portion of the
Gateway Center development area, which would not be subject to development during
the Initial Phase of the proposed project. West of South Chrisman Road, this view
would continue to be characterized by the agricultural land south of the proposed
project boundaries (e.g., Pacific Gateway Central development area). As such,
buildout of the Initial Phase of the proposed project would not have a substantial
adverse effect on scenic vistas or substantially degrade the visual character and
quality of public views available from View 9.

Specific Plan Buildout

The simulation of View 9 includes a conceptual rendering of the proposed hotel
building in the Gateway Center development area, and on the west side of South
Chrisman Road, the distant industrial buildings within the Pacific Gateway Central
development area. Figure 4.1-22 shows the existing viewshed from View 9 as
compared to the view with full buildout of the Specific Plan.

As shown in Figure 4.1-22, South Chrisman Road would be widened from a two-lane
road to a four-lane major arterial with landscaping trees in the median and on either
side of the roadway. The undeveloped grassland within the Gateway Center
development area would be replaced with the proposed hotel, as well as associated
landscaping and parking lots; the existing power lines running parallel to South
Chrisman Drive would be removed and/or undergrounded. In addition, existing
background views of the on-site agricultural fields would be replaced with the proposed
industrial buildings in the Pacific Gateway Central development area.

However, the existing agricultural land located immediately west of South Chrisman
Road, within the midground view, would remain, as this area is located outside of the
project boundaries, between 1-580 and the California Aqueduct. Overall, existing
foreground and midground views east of South Chrisman Road would be completely
replaced with the proposed development, permanently altering the existing open and
agricultural landscape visible from View 9. Therefore, buildout of the proposed Specific
Plan would be considered to substantially degrade the existing visual character or
quality of public views of the site and its surroundings.

With respect to scenic vistas, Specific Plan Buildout would not obscure existing limited
views of the Diablo Range foothills visible from View 9. Therefore, buildout of the
proposed Specific Plan would not have a substantial adverse effect on scenic vistas
from View 9.
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Figure 4.1-22
View 9: Existing Versus Post-Project Conditions from SR 132 Looking Northwest
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View 10: Views from Westbound SR 132 Looking West

Foreground views from View 10 consist of a vegetated ditch, a barbed wire fence, and
vineyards that extend into the midground. Background views consist of the Diablo
Range foothills and open sky. Existing views of the Diablo Range foothills are
considered scenic vistas.

Impacts upon View 10 related to the Initial Phase and Specific Plan Buildout are
discussed separately below.

Initial Phase

As shown in Figure 4.1-2, View 10 provides views of the southern portion of the Pacific
Gateway East development area, which would not be subject to development during
the Initial Phase of the proposed project. As such, buildout of the Initial Phase of the
proposed project would not have a substantial adverse effect on scenic vistas or
substantially degrade the visual character and quality of public views available from
View 10.

Specific Plan Buildout

The simulation of View 10 includes a conceptual rendering of the proposed industrial
buildings in the Pacific Gateway East development area. Figure 4.1-23 shows the
existing viewshed from View 10 as compared to the view with full buildout of the
Specific Plan.

As shown in Figure 4.1-23, the existing vegetated ditch in the foreground would be
landscaped, and midground views of vineyards would be replaced with landscaping
trees, a two-lane roadway, and the proposed industrial buildings.

While the Diablo Range foothills would still be visible in the background, portions of
the foothills that are currently visible to the north would be blocked by the proposed
buildings. Overall, the existing on-site agricultural operations would be replaced by
industrial development, permanently altering the existing agricultural landscape visible
from View 10. Therefore, buildout of the proposed Specific Plan would be considered
to substantially degrade the existing visual character or quality of public views of the
site and its surroundings.

With respect to scenic vistas, as discussed above, existing views of the Diablo Range
foothills would be partially obscured by the proposed project from this view, though the
foothills would still figure prominently in the western portion of the view. Nonetheless,
existing views of the Diablo Range foothills, which are considered a scenic vista, would
be affected by buildout of the Specific Plan and, thus, a significant impact could occur.

View 11: Views from the Bird Road/SR 132 On-Ramp Looking West
Foreground views from View 11 consist of the paved SR 132 on-ramp at Bird Road,
the vegetated shoulder, and a street lamp. Midground views consist of on-site
agricultural land (e.g., vineyards) extending into the distance, as well as the Delta-
Mendota Canal. Background views consist of the distant Diablo Range foothills, urban
development, and open sky. Existing views of the Diablo Range foothills are
considered scenic vistas.
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Figure 4.1-23
View 10: Existing Versus Post-Project Conditions from Westbound SR 132 Looking West
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Impacts upon View 11 related to the Initial Phase and Specific Plan Buildout are
discussed separately below.

Initial Phase

As shown in Figure 4.1-2, View 11 provides views of the eastern portion of the Pacific
Gateway East development area, which would not be subject to development during
the Initial Phase of the proposed project. As such, buildout of the Initial Phase of the
proposed project would not have a substantial adverse effect on scenic vistas or
substantially degrade the visual character and quality of public views available from
View 11.

Specific Plan Buildout

The simulation of View 11 includes a conceptual rendering of the proposed industrial
buildings in the Pacific Gateway East development area, at the far eastern corner of
the project site. Figure 4.1-24 shows the existing viewshed from View 11 as compared
to the view with full buildout of the Specific Plan.

As shown in Figure 4.1-24, while the existing foreground views are not anticipated to
significantly change following Specific Plan Buildout, the existing agricultural
midground view would be completely replaced with a roadway, landscape trees, and
the proposed industrial buildings. Existing background views would be fully blocked by
the proposed industrial development. Overall, the existing on-site agricultural
operations would be replaced by industrial development, permanently altering the
existing open landscape visible from View 11. Therefore, buildout of the proposed
Specific Plan would be considered to substantially degrade the existing visual
character or quality of public views of the site and its surroundings.

With respect to scenic vistas, existing views of the Diablo Range foothills from this
location would be fully obscured by the proposed project. Therefore, buildout of the
proposed Specific Plan would have a substantial adverse effect on scenic vistas
available from View 11.

Off-Site Improvements Study Area

Future development within the Off-Site Improvements Study Area would consist of
improvements to existing roadways. Although specific improvements are not currently
proposed, any future development would be unlikely to include components that would
be substantial enough to adversely affect a scenic vista or result in the degradation of
the existing visual character or quality of views beyond what has already occurred,
with the exception of the potential improvements to the 1-580 overcrossing at South
Chrisman Road, which is addressed in Impact 4.1-1.

Conclusion

Based on the above, the proposed project would change existing public viewsheds of
the site from predominantly agricultural landscape to industrial and commercial
development. In addition, the proposed project would substantially interfere with
existing scenic vistas of the Diablo Range and Sierra Nevada foothills.
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Figure 4.1-24
View 11: Existing Versus Post-Project Conditions from the Bird Road/SR 132 On-Ramp Looking West
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The Initial Phase of the proposed project would not substantially degrade the existing
visual character of the site or its surroundings from the majority of the key public
viewpoints; only views from View 4 and View 6 would be impacted by the Initial Phase.
Nonetheless, with the exceptions of View 3 and View 7, full Specific Plan Buildout
could have a significant impact on the existing visual character of the site from public
viewpoints. Furthermore, existing views of scenic vistas would be substantially
affected by development of the proposed project from the majority of the key public
viewpoints.

The proposed Specific Plan includes development standards aimed at ensuring that
the proposed buildings are architecturally appealing and include a consistent design.
In addition, landscaping would be incorporated throughout the project site, which
would serve to partially obscure the proposed structures from public roadways and
would add aesthetic appeal to the development. Although future development within
the Off-Site Improvements Study Area would not have a substantial adverse effect on
a scenic vista and would not substantially degrade the existing visual character or
quality of views of the site and its surroundings, the proposed project could result in
impacts related to such. Thus, a significant impact could occur.

Mitigation Measure(s)

Feasible mitigation does not exist to reduce the above impact to a less-than-significant
level beyond the development standards included in the Specific Plan. Due to the
substantial adverse effects on a scenic vista and the substantial degradation of the
existing visual character and quality of public views of the project site, the impact
associated with buildout of both the Initial Phase of the proposed project and the full
Specific Plan would remain significant and unavoidable.

Create a new source of substantial light or glare which would
adversely affect day or nighttime views in the area. Based on
the analysis below, and with implementation of mitigation,
the impact is less than significant.

The following analysis addresses potential impacts of the Initial Phase of the proposed
project and full Specific Plan Buildout related to the creation of a new source of
substantial light or glare which could adversely affect day or nighttime views in the
area. In addition, a separate discussion of potential impacts associated with the Off-
Site Improvements Study Area is included below.

Initial Phase, Specific Plan Buildout

As noted previously, the majority of the project site is characterized by an
undeveloped, unlit landscape. Although the project site is developed with the A.B.
FAB, Inc. facility and five single-family homes, which constitute existing on-site
sources of light and glare, the facility and homes occupy only a small portion of the
project site. Thus, development of the project site with a substantial amount of
industrial uses, university campus, and limited business and commercial uses would
introduce additional sources of light and/or glare to a site where minimal sources
currently exist. While relatively few receptors are located in close proximity to the
project site, several existing single-family residences within the rural community of
Chrisman are located southwest of the Gateway Center development area.
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Commercial and industrial uses, as well as the proposed university and VFW post,
would introduce new sources of lighting, such as architectural accent lighting, motion-
activated security lighting, parking lot lighting, landscape lighting, and interior lighting
visible through windows. Lighting could also be interspersed along the proposed open
space areas, parks, and pedestrian and bicycle facilities for safety purposes. The
proposed university campus would also include multiple sports fields located in the
center of the University Center development area that would likely be illuminated with
lighting poles. The proposed project would be subject to compliance with all applicable
General Plan policies, including Policy NCR-7.7, which states that the County shall
encourage project designs, lighting configurations, and operational practices that
reduce light pollution and preserve views of the night sky. Furthermore, on-site lighting
would be required to comply with the design standards established in the Specific Plan
by ensuring that lighting shall have a 40-foot maximum height for a freestanding light
pole. In addition, all lighting fixtures shall be required to be fully shielded with cut-off
features to prevent light spillage and glare from being emitted onto adjacent properties
or above the lowest part of the fixture.

Off-Site Improvements Study Area

As discussed previously, any future development within the Off-Site Improvements
Study Area would consist of improvements to existing roadways. Although specific
improvements are not currently proposed, any future development would be unlikely
to introduce sources of light or glare to an area that is not already lit. One potential
exception would be the installation of street lights in a location that does not currently
contain one; however, such street lighting would be designed in compliance with local
shielding standards, and thus, would not be considered a substantial source of light or
glare.

Conclusion

Based on the above, future development in the Off-Site Improvements Study Area
would not create a new source of substantial light or glare which would adversely affect
day or nighttime views in the area, and a less than significant impact would occur.
However, because the types of lighting and the specific locations have not yet been
determined, the Initial Phase of the proposed project and Specific Plan Buildout could
increase the amount of light and glare generated on-site, which could be visible from
the nearby residential developments and roadways in the project vicinity, including
contributions to nighttime sky glow that deteriorate the “dark sky” setting of the project
site and surround environs. Therefore, the Initial Phase of the proposed project and
Specific Plan Buildout could be considered to create a new source of substantial light
or glare which would adversely affect day or nighttime views in the area, and a
significant impact could occur.

Mitigation Measure(s)

By requiring a lighting plan demonstrating Dark-Sky compliance and low-glare building
materials, implementation of the following mitigation measure would reduce the above
potential impact to a less-than-significant level.

Initial Phase, Specific Plan Buildout
4.1-3 Prior to Improvement Plan approval for each building, the project
applicant shall submit a lighting plan for the project to San Joaquin
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County Community Development Department for review and approval,
demonstrating that proposed lighting is Dark-Sky compliant as
specified by the International Dark-Sky Association. The lighting plan
shall include, but not necessarily be limited to, the following provisions:

e Shield or screen lighting fixtures to direct the light downward
and prevent light spill on adjacent properties;

e Place and shield or screen area lighting needed for construction
activities and/or security so as not to disturb residential areas;

e For public lighting, prohibit the use of light fixtures that are of
unusually high intensity or brightness (e.g., harsh mercury
vapor, low-pressure sodium, or fluorescent bulbs) or that blink
or flash; and

e Use appropriate building materials (such as low-glare glass,
low-glare building glaze or finish, neutral, earth-toned colored
paint and roofing materials), and appropriate signage to prevent
light and glare from adversely affecting adjacent properties.

Off-Site Improvements Study Area
None required.

Cumulative Impacts and Mitigation Measures

As defined in Section 15355 of the CEQA Guidelines, “cumulative impacts” refers to two or more
individual effects which, when considered together, are considerable, compound, or increase
other environmental impacts. The individual effects may be changes resulting from a single
project or a number of separate projects. The cumulative impact from several projects is the
change in the environment that results from the incremental impact of the project when added to
other closely related past, present, and reasonably foreseeable probable future projects.

Some types of impacts to aesthetic resources are localized and not cumulative in nature. For
example, the creation of glare or shadows at one location is not worsened by glare or shadows
created at another location. Rather these effects are independent, and the determination as to
whether they are adverse is specific to the project and location where they are created. Projects
that block a view or affect the visual quality of a site also have localized aesthetic impacts. The
impact occurs specific to a site or area and remains independent from another project elsewhere
that may block a view or degrade the visual environment of a specific site.

Three types of aesthetic impacts may be additive in nature and thus cumulative, including
degradation of scenic resources along a state scenic highway, night sky lighting, and overall
changes in the visual environment as the result of increasing urbanization of large areas. As more
development occurs along the corridor of a state scenic highway, the scenic resources visible to
passing motorists may become further and further obscured. As development in one area
increases and possibly expands over time and meets or connects with development in an
adjoining exurban area, the effect of night sky lighting experienced outside of the region may
increase in the form of larger and/or more intense nighttime glow in the viewshed. Similarly, as
development in one area changes from rural to urban, and this pattern continues to occur
throughout the undeveloped areas of a jurisdiction, the changes in visual character may become
additive and cumulatively considerable. The proposed project’s incremental contribution to night
sky lighting and changes in visual character are addressed below.
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The following discussion of impacts is based on the implementation of the proposed project in
combination with other proposed and pending projects in the region. Other proposed and pending
projects in the region under the cumulative context would generally include buildout of the project
site in conjunction with the cumulative development within the same viewshed, i.e., visible from
Views 1 through 11, as discussed above. As shown in Figure 4.1-25, cumulative development
within the same viewshed would consist of the Tracy Hills Specific Plan, anticipated to result in
the conversion of approximately 2,725 acres of farmland;* the Cordes Ranch Specific Plan,
anticipated to result in the conversion of approximately 1,700 acres of farmland;® and the Ellis
Specific Plan, anticipated to result in the conversion of approximately 320 acres of farmland.® For
more details regarding the cumulative setting, refer to Chapter 6, Statutorily Required Sections,
of this EIR.

4.1-4 Long-term changes in scenic resources along a State scenic
highway, scenic vistas, and visual character associated with
development of the proposed project in combination with
cumulative development. Based on the analysis below, the
project’'s incremental contribution to the significant
cumulative impact is cumulatively considerable and
significant and unavoidable.

The geographic setting for analysis of long-term cumulative changes in scenic
resources along a State scenic highway, scenic vistas and visual character associated
with the proposed project is cumulative buildout of the project site in conjunction with
all other development within the same viewshed. Cumulative development could
impact scenic resources along I-580, impact scenic vistas, and/or change the existing
visual character of the viewshed from predominantly vacant or minimally developed
land to more intensively developed areas. Based on the nature of the cumulative
analysis, the following discussion includes an analysis of potential cumulative impacts
associated with development of the full Specific Plan Buildout and off-site
improvement areas.

Specific Plan Buildout, Off-Site Improvements Study Area

As discussed above, I-580 is an officially designated State scenic highway from [-205
to I-5 with views of the Diablo Range foothills, open agricultural lands, and, on
especially clear days, the Sierra Nevada foothills. Similar to the proposed project, the
identified cumulative development would abut I-580 and may also significantly damage
the highway’s scenic resources. The cumulative impacts to scenic resources along a
State scenic highway could be significant.

4 City of Tracy. Tracy Hills Specific Plan: Recirculated Draft Subsequent Environmental Impact Report [pg. 4.2-1].
October 2015.

5 City of Tracy. The Cordes Ranch Specific Plan Draft Environmental Impact Report [pg. 4.2-7]. April 5, 2013.

6 City of Tracy. Modified Ellis Project Draft Revised Environmental Impact Report [pg. 4.2-1]. July 2012.
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Figure 4.1-25
Cumulative Development Within the Viewshed of the Proposed Project
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Surrounding existing land uses include agricultural land to the north, west, and east;
rural single-family residences to the north; a gas station, single-family residences, and
a golf and country club to the south; undeveloped land to the west, across 1-580; and
commercial and rural residential uses, as well as a surface mining operation and flight
school to the northwest. The existing agricultural uses in the project vicinity are not
anticipated to be converted to urban uses. Similar to the proposed project,
development of the identified cumulative development within the same viewshed as
the proposed project, identified in Figure 4.1-25, could impede existing public views of
the Diablo Range and Sierra Nevada foothills, which represent scenic vistas according
to the San Joaquin County General Plan. As such, the aforementioned foreseeable
developments could combine with the proposed project to have a significant adverse
effect on views of the Diablo Range foothills.

Although none of the aforementioned developments are known to be within the
viewsheds of the simulations presented above, due to the generally flat topography of
the project area, some of the simulations include wide-ranging areas. While it is not
possible to determine with certainty whether any of the foregoing cumulative projects
would be within the same viewshed as the proposed project, in order to provide a
conservative analysis, it is assumed that some of the aforementioned foreseeable
developments could combine with the proposed project to result in changes to visual
character and quality in the project vicinity.

According to the General Plan EIR, with compliance with applicable policies and
implementation of Mitigation Measure 4.L-1, which required a program requiring the
County to work with Caltrans to ensure that any road expansions of identified scenic
routes would minimize disruption of the elements that make the route scenic, impacts
related to having a substantial adverse effect on a scenic vista would be less than
significant. The General Plan EIR also evaluated potential impacts that could occur to
the existing visual character of the planning area through development facilitated by
the buildout of the General Plan, noting that development of a significant amount of
currently undeveloped land could result in a significant change to the visual character
and quality of the County. However, similar to the proposed project and future
development within the Off-Site Improvements Study Area, all future development
would be subject to a range of goals and policies in the General Plan that seek to direct
growth into already urbanized areas, support the visual quality and character of the
County, and achieve a balance between allowing new development and preserving
the County’s valued open spaces and scenic resources.

While cumulative buildout in the geographic area could result in a substantial change
in visual character of the project region, the General Plan EIR determined that
compliance with the General Plan’s goals, policies, and actions, combined with other
State and local regulations, would reduce project-level aesthetic impacts to a less-
than-significant level. However, the project would require a General Plan Amendment
as it was not anticipated for development, and as discussed under Impact 4.1-2, the
quality of scenic vistas and the existing visual character of the project site would be
significantly altered with implementation of the proposed project. Therefore, although
future development within the Off-Site Improvements Study Area was determined to
result in a less-than-significant impact, the proposed project’s incremental contribution
to the significant cumulative impact could be cumulatively considerable and
significant and unavoidable.
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Mitigation Measure(s)

Feasible mitigation does not exist to reduce the above impact to a less-than-significant
level. Due to the degradation of scenic resources along a State scenic highway,
substantial adverse effects on a scenic vista and the substantial degradation of the
existing visual character and quality of public views of the project site, the impact
associated with buildout of the Initial Phase of the proposed project and Specific Plan
Buildout in combination with cumulative development would remain cumulatively
considerable and significant and unavoidable.

Creation of new sources of light or glare associated with
development of the proposed project in combination with
cumulative development. Based on the analysis below, the
project’'s incremental contribution to the significant
cumulative impact is less than significant.

Based on the nature of the cumulative analysis, the following discussions include an
analysis of potential cumulative impacts associated with development of the full
Specific Plan Buildout and off-site improvement areas.

Specific Plan Buildout, Off-Site Improvements Study Area

Cumulative effects of lighting are visible over a wide area, due to the potential for
lighting from a number of projects to create sky glow. Cumulative development
throughout the southern portion of the General Plan planning area, particularly
conversion of currently vacant or agricultural sites to urban uses, would increase the
sources of light and glare. Such sources of light would be typical of existing industrial,
commercial, and residential development in the greater project vicinity, such as the
rural residences northwest of the project site. As shown in Figure 4.1-25, the
aforementioned Tracy Hills Specific Plan, Cordes Ranch Specific Plan, and Ellis
Specific Plan are proposed on what is currently agricultural land that is unlikely to
contain existing sources of light. As such, similar to the proposed project, cumulative
development would increase the sources of light and glare, which would have the
potential to contribute to sky glow in the area and result in a significant cumulative
impact.

However, cumulative development within the General Plan planning area, including
the proposed project and future development within the Off-Site Improvements Study
Area, would be subject to existing regulations and guidelines related to light and glare.
For instance, General Plan Policy NCR-7.7 states that the County shall encourage
project designs, lighting configurations, and operational practices that reduce light
pollution and preserve views of the night sky. Furthermore, those projects located
within the jurisdiction of the City of Tracy, such as the Cordes Ranch Specific Plan,
would be required to comply with all applicable City requirements related to lighting.
For example, Section 12.42.040(c) of the City of Tracy Code of Ordinances requires
that the subdivider shall install an on-site lighting system on all vehicular access ways
and along major walkways based on a lighting plan approved by the City; Section
12.40.040(d) defines similar requirements for residential uses, with the additional
requirement that lighting shall be directed onto walkways and driveways within the

Chapter 4.1 - Aesthetics
Page 4.1-54



Draft EIR
Pacific Gateway Project
November 2025

development and away from adjacent properties.” In addition, as described in Impact
4.1-3 above, the proposed project in particular would be required to submit a lighting
plan to the San Joaquin County Community Development Department for review and
approval prior to improvement plan approval (see Mitigation Measure 4.1-3). Mitigation
Measure 4.1-3 requires the project’s lighting to be Dark-Sky compliant as specified by
the International Dark-Sky Association.

Based upon the above analysis, cumulative development within the southern portion
of the General Plan planning area, including the proposed project and future
development within the Off-Site Improvements Study Area, would result in a less-
than-significant cumulative impact related to new sources of light or glare.

Mitigation Measure(s)
None required.

7

City

of Tracy. City of Tracy Code of Ordinances. Available at:

https://library.municode.com/ca/tracy/codes/code_of ordinances. Accessed January 2024.
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4.2 AGRICULTURAL RESOURCES

4.2.1 INTRODUCTION

The Agricultural Resources chapter of the EIR summarizes the status of the existing agricultural
resources within the boundaries of the project site and potential off-site improvement areas, using
the current State model and data, including, but not limited to, identification of any Prime
Farmland, Unique Farmland, or Farmland of Statewide Importance within the project boundaries.
The analysis addresses any conflicts with existing zoning for agricultural use. Documents
referenced to prepare this chapter include the San Joaquin County General Plan’ and the
associated General Plan EIR,? the U.S. Department of Agriculture (USDA) Natural Resources
Conservation Service (NRCS) Web Soil Survey,® and the California Department of Conservation’s
(DOC'’s) Important Farmland Finder.*

4.2.2 EXISTING ENVIRONMENTAL SETTING

The Existing Environmental Setting section describes current farmland and soil productivity
classification systems, as well as the extent and quality of the agricultural resources present on
the project site.

Farmland Classifications

The NRCS uses two systems to determine a soil’s agricultural productivity: the Land Capability
Classification System and the Storie Index Rating System. The “prime” soil classification of both
systems indicates the presence of few to no soil limitations, which, if present, would require the
application of management techniques (e.g., drainage, leveling, special fertilizing practices) to
enhance production. The Farmland Mapping and Monitoring Program (FMMP), part of the DOC’s
Division of Land Resource Protection, uses the information from the NRCS to create maps
illustrating the types of farmland in the area.

Farmland Mapping and Monitoring Program

The intent of the USDA Soil Conservation Service (USDA-SCS) was to produce agriculture maps
based on soil quality and land use across the nation. As part of the nationwide agricultural land
use mapping effort, the USDA-SCS developed a series of definitions known as Land Inventory
and Monitoring (LIM) criteria. The LIM criteria classified the land’s suitability for agricultural
production; suitability included both the physical and chemical characteristics of soils and the
actual land use. Important Farmland Maps are derived from the USDA-SCS soil survey maps
using the LIM criteria.

Since 1980, the State of California has assisted the USDA-SCS with completing mapping in the
State. The FMMP was created within the DOC to carry on the mapping activity on a continuing
basis, and with a greater level of detail. The DOC applied a greater level of detail by modifying

' San Joaquin County. San Joaquin County General Plan. Adopted December 2016.

2 San Joaquin County. San Joaquin County 2035 General Plan Environmental Impact Report. Certified October
2014.

3 U.S. Department of Agriculture, Natural Resources Conservation Service. Web Soil Survey. Available at:
http://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx. Accessed September 2023.

4 California Department of Conservation. California Important Farmland Finder. Available at:
https://maps.conservation.ca.gov/DLRP/CIFF/. Accessed October 2023.
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the LIM criteria for use in California. The LIM criteria in California utilizes the SCS and Storie Index
Rating systems, but also considers physical conditions such as dependable water supply for
agricultural production, soil temperature range, depth of the groundwater table, flooding potential,
rock fragment content and rooting depth.

The California DOC classifies lands into seven agriculture-related categories: Prime Farmland,
Farmland of Statewide Importance (Statewide Farmland), Unique Farmland, Farmland of Local
Importance (Local Farmland), Grazing Land, Urban and Built-up Land (Urban Land), and Other
Land. The first three types listed above are collectively designated by the State as Agricultural
Land for the purposes of CEQA (see Public Resources Code [PRC] Section 21060.1). Important
Farmland maps for California are compiled using the modified LIM criteria and current land use
information. The minimum mapping unit is 10 acres unless otherwise specified. Units of land
smaller than 10 acres are incorporated into surrounding classifications.

Each of the seven farmland types are summarized below, based on California DOC’s A Guide to
the Farmland Mapping and Monitoring Program.®

Prime Farmland

Prime Farmland is land with the best combination of physical and chemical features able to
sustain the long-term production of agricultural crops. The land has the soil quality, growing
season, and moisture supply needed to produce sustained high yields. The land must have been
used for the production of irrigated crops at some time during the two update cycles (a cycle is
equivalent to two years) prior to the mapping date.

Farmland of Statewide Importance

Farmland of Statewide Importance is land similar to Prime Farmland, but with minor shortcomings,
such as greater slopes or with less ability to hold and store moisture. The land must have been
used for the production of irrigated crops at some time during the two update cycles prior to the
mapping date.

Unique Farmland

Unique Farmland is land of lesser quality soils used for the production of the State’s leading
agricultural crops. The land is usually irrigated, but may include non-irrigated orchards or
vineyards, as found in some climatic zones in California. The land must have been cultivated at
some time during the two update cycles prior to the mapping date.

Farmland of Local Importance
Farmland of Local Importance is land of importance to the local agricultural economy, as
determined by each county’s Board of Supervisors and a local advisory committee.

Grazing Land

Grazing Land is land on which the existing vegetation, whether grown naturally or through
management, is suited to the grazing of livestock. The minimum mapping unit for the Grazing
Land category is 40 acres.

5 California Department of Conservation, Division of Land Resource Protection, Farmland Mapping and Monitoring
Program. A Guide to the Farmland Mapping and Monitoring Program. 2004.
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Urban Land

Urban and Built-up Land is occupied with structures with a building density of at least one unit to
one-half acre. Uses may include but are not limited to, residential, industrial, commercial,
construction, institutional, public administration purposes, railroad yards, cemeteries, airports, golf
courses, sanitary landfills, sewage treatment plants, water control structures, and other
development purposes. Highways, railroads, and other transportation facilities are mapped as
part of this unit, if they are part of a surrounding urban area.

Other Land

Other Land is land that is not included in any other mapping categories. The following uses are
generally included: rural development, brush timber, government land, strip mines, borrow pits,
and a variety of other rural land uses.

Project Site Farmland Classifications

According to the FMMP, approximately 1,454 acres of the 1,576.7-acre project site are mapped
as Prime Farmland and approximately 65 acres are mapped as Farmland of Local Importance;
the on-site agricultural machinery manufacturing facility is mapped as Other Land Specified as
Semi-agricultural and Rural Commercial Land (see Figure 4.2-1).

Land Capability Classification System

The Land Capability Classification System takes into consideration soil limitations, the risk of
damage when soils are used, and the way in which soils respond to treatment. Capability classes
range from Class | soils, which have few limitations for agriculture, to Class VIl soils, which are
unsuitable for agriculture. Generally, as the rating of the capability classification system increases,
yields and profits are more difficult to obtain. The NRCS presents a Land Capability Classification
for soils under irrigated conditions and non-irrigated conditions. A general description of soil
classification, as defined by the NRCS, is provided in Table 4.2-1.

Table 4.2-1

Land Capability Classification
Class Definition
| Soils have slight limitations that restrict their use.
Soils have moderate limitations that restrict the choice of plants or that require moderate
conservation practices.
Soils have severe limitations that restrict the choice of plants or that require special
conservation practices, or both.
Soils have very severe limitations that restrict the choice of plants or that require very

v
careful management, or both.
Vv Soils are not likely to erode but have other limitations; impractical to remove that limit their
use largely to pasture or range, woodland, or wildlife habitat.
Soils have severe limitations that make them generally unsuited to cultivation and limit
VI . . ;
their use largely to pasture or range, woodland, or wildlife habitat.
Soils have very severe limitations that make them unsuited to cultivation and that restrict
VIl d - .
their use largely to pasture or range, woodland, or wildlife habitat.
Vil Soils and landforms have limitations that preclude their use for commercial plants and

restrict their use to recreation, wildlife habitat, or water supply or to aesthetic purposes.
Source: USDA, Natural Resources Conservation Service. Web Soil Survey, Soil Data Explorer, Irrigated
Capability Class Available at: https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx, Accessed
January 2025.
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Figure 4.2-1
Project Site Farmlands
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Source: California Department of Conservation, Division of Land Resource Protection, Farmland Mapping and Monitoring Program, 2025.
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Storie Index Rating System

The Storie Index Rating system ranks soil characteristics according to suitability for agriculture
from Grade 1 soils (81 to 100 rating), which have few or no limitations for agricultural production,
to Grade 6 soils (less than or equal to 10 rating), which are not suitable for agriculture. Under the
Storie Index Rating system, soils deemed less than prime can function as prime soils when
limitations such as poor drainage, slopes, or soil nutrient deficiencies are partially or entirely
removed. Unlike the Land Capability Classification outlined above, the Storie Index Rating System
does not distinguish between irrigated and non-irrigated soils. The six grades, ranges in index
rating, and definition of the grades, as defined by the NRCS, are provided in Table 4.2-2, Storie
Index Rating System.

Table 4.2-2
Storie Index Rating System
Index
Grade Rating Definition
1 — Excellent 81 through 100 Few limitations that restrict their use for crops
Suitable for most crops, but have minor limitations that narrow the
2 — Good 61 through 80 . \
choice of crops and have a few special management needs
3 _ Fair 41 through 60 Suited to a few crops, or special crops, and require special
management
4 — Poor 21 through 40 | If used for crops, severely limited and require special management
5 — Very Poor 11 through 20 | Not suited for cultivated crops, but can be used for pasture/range
6 — Non-Agriculture | Less and 10 Soil and land types generally not suited to farming

Source: USDA NRCS, Web Soil Survey, 2025.

Project Site Land Characteristics
The irrigated and non-irrigated Land Capability Classification and Storie Index Grade for each soil
type present in the project site is presented in Table 4.2-3.

Table 4.2-3
On-Site Land Capability Classification and Storie Index Rating
Approximate

Soil Capability Soil Percentage
Classification Capability Storie of the
Soil Map Symbol (Non- Classification Index Project Site
and Name Irrigated) (Irrigated) Grade Area
Capay clay, 0 to 1 _
percent slopes, MLRA 17 v Il Grgiif 65.5

(Map Unit Symbol 118)

Capay clay, 1to 6
percent slopes, MLRA 17 W I Grade 3 — 1.0

(Map Unit Symbol 119) Fair
El Solyo clay loam, 0 to 2
percent slopes (Map Unit v Il Cé:iii;m_ 17.6
Symbol 156)
Reiff loam, 0 to 2 percent Grade 1 —
slopes (Map Unit Symbol \Y Il 2.0
Excellent
223)
Stomar clay loam, 0 to 2 Grade 1 -
Y Il 1.6
percent slopes Excellent

(Continues on next page)
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Table 4.2-3
On-Site Land Capability Classification and Storie Index Rating
Approximate
Soil Capability Soil Percentage
Classification Capability Storie of the
Soil Map Symbol (Non- Classification Index Project Site
and Name Irrigated) (Irrigated) Grade Area
Vernalis clay loam, 0 to 2 Grade 1 —
percent slopes (Map Unit v I Excellent 1.9
Symbol 268)
Zacharias clay loam, 0 to Grade 1 —
2 percent slopes (Map v I Excellent 7.5
Unit Symbol 281)
Zacharias gravelly clay
loam, 0 to 2 percent Y, I Grade 2 — 26
slopes (Map Unit Symbol Good '
282)
Water (Ma‘\’NL)’”'t Symbol Not Rated Not Rated Not Rated 0.1
Source: USDA NRCS, Web Soil Survey, 2025.

The Storie Index Ratings of the on-site soils range from Grade 1 — Excellent to Grade 4 — Poor.
Grade 1 soils have few limitations that restrict use and are suitable for most crops. Grade 2 soils
are suitable for most crops, but have minor limitations that narrow the choice of crops and have
a few special management needs, while Grade 4 soils are severely limited for crop use and
require special management. The locations of each soil type are shown in Figure 4.2-2.

Existing Agricultural Zoning

The entirety of the project site is zoned AG-40-acres (AG-40), with the exception of Assessor’s
Parcel Number 253-260-050, which is zoned Rural Service Commercial (C-RS), by San Joaquin
County. Pursuant to Chapter 9-203, Agricultural Zones, of the San Joaquin County Code of
Ordinances, the purpose of agricultural zones is to designate adequate land for animal raising,
crop production, and related agricultural services. More specifically, the AG zone is established
to preserve agricultural lands for the continuation of commercial agricultural enterprises.

Existing Agricultural Operations
The project site is primarily comprised of active agricultural land, including almond and cherry

orchards, which has generally been subject to agricultural use since at least 1937. The project
site also includes the A.B. FAB, Inc. manufacturing facility which designs and builds dust control
equipment for agricultural processing.

Williamson Act Contracts

The California Land Conservation Act of 1965, commonly referred to as the Williamson Act, has
been the State’s premier agricultural land protection program since the Act’'s enactment. The Act
creates an arrangement whereby private landowners contract with counties and cities to
voluntarily restrict land to agricultural and open space uses. The vehicle for the agreements is a
rolling term 10-year contract (i.e., unless either party files a “notice of non-renewal,” the contract
is automatically renewed annually for an additional year). In return, restricted parcels are
assessed for property tax purposes at a rate consistent with their annual use, rather than potential
market value.

Chapter 4.2 - Agricultural Resources
Page 4.2-6



Source: USDA NRCS, Web Soil Survey, 2025.

Draft EIR
Pacific Gateway Project
November 2025

Figure 4.2-2
Project Site Soils
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As summarized in Table 3-3, Williamson Act Parcels, in Chapter 3, Project Description, of this
EIR, eight parcels within the project site totaling approximately 789.85 acres are currently subject
to Williamson Act contracts. Notices of Nonrenewal have been filed for the Williamson Act
Parcels, and a Williamson Act Contract cancellation application was filed separately on November
8, 2024.

Off-Site Improvements Study Area Characteristics

As discussed in Chapter 3, Project Description, of this EIR, the Local Transportation Analysis
(LTA) prepared for the proposed project by Fehr & Peers identifies a range of intersection,
interchange, and roadway improvements that would be triggered by full buildout of the proposed
project. The analysis of these prospective improvements will be conducted at a programmatic
level, as is appropriate given that they are not components of the proposed project, nor have
improvements yet been designed.

The majority of the Off-Site Improvements Study Area consists of paved roadways; thus,
agricultural resources within the existing roadways were analyzed and addressed prior to
construction. Although portions of the Off-Site Improvements Study Area boundaries extend
outside of paved areas, protected farmland does not overlap with the proposed improvements.

4.2.3 REGULATORY CONTEXT

Federal laws or regulations pertaining to agricultural resources are not applicable for this analysis.
The existing State and local laws and regulations pertaining to such resources are listed below,
as applicable.

State Regqulations

The following are applicable State regulations related to agricultural resources.

California Land Conservation Act - Williamson Act

The California Land Conservation Act, better known as the Williamson Act, has been the State’s
premier agricultural land protection program since the act’s enactment in 1965. The California
Legislature passed the Williamson Act in 1965 to preserve agricultural and open space lands by
discouraging premature and unnecessary conversion to urban uses. The Act creates an
arrangement whereby private landowners’ contract with counties and cities to voluntarily restrict
land to agricultural and open-space uses.

The vehicle for these agreements is a rolling term 10-year contract (i.e., unless either party files
a “notice of nonrenewal,” the contract is automatically renewed annually for an additional year).
In return, restricted parcels are assessed for property tax purposes at a rate consistent with their
annual use, rather than potential market value.

Local Regulations
The following are the local government environmental goals and policies relevant to the CEQA

review process and applicable to the proposed project.

San Joaquin County General Plan
The San Joaquin County General Plan identifies the following goals and policies related to
agricultural resources.

( Chapter 4.2 - Agricultural Resources
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Direct most urban development towards cities and urban and rural
communities within the unincorporated county to promote economic
development, while preserving agricultural lands and protecting open space

resources.

Policy LU-1.5

Policy LU-1.7

Clear Boundaries. The County shall strive to preserve
agricultural and open space areas that contribute to
maintaining clear boundaries among cities and
unincorporated communities.

Farmland Preservation. The County shall consider
information from the State Farmland Mapping and
Monitoring Program when designating future growth areas
in order to preserve prime farmland and limit the premature
conversion of agricultural lands.

Promote efficient development and land use practices in new development that
provide for the protection of vital resources and enhancement of communities.

Policy LU-2.10

Policy LU-2.14

Policy LU-2.15

Soils Information. The County shall consider the soils
information from the Farmland Mapping and Monitoring
Program during review of proposed new development
projects.

General Plan Land Use Amendments. When reviewing
proposed General Plan amendments to change or modify
land use designations or the land use diagram or a zoning
reclassification, the County shall consider the following:

e consistency of the proposal with the Vision and
Guiding Principles and the goals and policies of the
General Plan;

e new physical, social, or economic factors that were
not present when the time of General Plan was
adopted;

e reasonable alternative sites in the vicinity that are
already planned for the use and can accommodate
the proposal,

e potential for an undesirable, growth-inducing
precedent or premature conversion of agricultural
land;

o the availability of infrastructure and services; and
the effect on the fiscal health of the County.

Agricultural Conversions. When reviewing proposed
General Plan amendments to change a land use diagram or
zoning reclassification to change from an agricultural use to
non-agricultural use, the County shall consider the
following:
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e potential for the project to create development
pressure on surrounding agricultural lands;

e potential for the premature conversion of prime
farmland, farmland of statewide importance, unique
farmland, farmland of local importance, and confined
animal agriculture;

e potential for impacts on surrounding farming
operations and practices;

e provision of infrastructure and services to the new
use and the potential impact of service demands or
on the surrounding area; and

e protecting habitat restoration opportunities.

Provide for the long-term preservation of productive farmland and to
accommodate agricultural services and related activities that support the
continued viability of the County's agricultural industry.

Policy LU-7.1

Policy LU-7.2

Policy LU-7.3

Policy LU-7.5

Policy LU-7.7

Protect Agricultural Land. The County shall protect
agricultural lands needed for the continuation of viable
commercial agricultural production and other agricultural
enterprises.

Agricultural Support Uses. The County shall require new
agricultural support development and non-farm activities to
be compatible with surrounding agricultural operations. New
developments shall be required to demonstrate that they are
locating in an agricultural area because of unique site area
requirements, operational characteristics, resource
orientation, or because it is providing a service to the
surrounding  agricultural area. @ The  operational
characteristics of the use may not have a detrimental impact
on the operation or use of surrounding agricultural
properties. Developments must be sited to avoid any
disruption to the surrounding agricultural operations.

Small Parcel Size Viability. The County shall not allow
further fragmentation of land designated for agricultural use,
except for the purpose of separating existing dwellings on a
lot, provided the Development Title regulations are met.

Right to Farm. The County shall strive to protect
agricultural land against nuisance complaints from
nonagricultural land uses though the implementation of the
San Joaquin County Right to Farm ordinance and, if
necessary, other appropriate regulatory and land use
planning mechanisms.

Agricultural Buffers. The County shall ensure non-
agricultural land uses at the edge of agricultural areas
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incorporate adequate buffers (e.g., fences and setbacks) to
limit conflicts with adjoining agricultural operations.

Policy LU-7.10  Agricultural Mitigation Program. The County shall
continue to require agricultural mitigation for projects that
convert agricultural lands to urban uses.

Policy LU-7.11  Agricultural Land Preservation Mechanisms. The
County shall support regulatory, incentive-based, and
financial mechanisms for the preservation of agricultural
land.

Policy LU-7.12  Agricultural Land Conversion Mitigation. The County
shall maintain and implement the Agricultural Mitigation
Ordinance to permanently protect agricultural land within
the County.

Policy LU-7.15  Williamson Act Contracts. The County shall continue to
administer the Williamson Act program and shall maintain
procedures for Williamson Act contracts consistent with the
policies in the General Plan.

Policy LU-8.1 Open Space Preservation. The County shall limit, to the
extent feasible, the conversion of open space and
agricultural lands to urban uses, and place a high priority on
preserving open space lands for recreation, habitat
protection and enhancement, flood hazard management,
public safety, water resource protection, and overall
community benefit.

San Joaquin County Code of Ordinances
The following provisions from the San Joaquin County Code of Ordinances relate to agricultural
resources and are applicable to the proposed project.

Chapter 9-701: Agricultural Mitigation

The County’s Agriculture Mitigation Ordinance is defined in Title 9, Chapter 9-701, of the County’s
Code of Ordinances. The purpose of the County’s Agriculture Mitigation Ordinance is to
permanently protect agricultural land in the County by mitigating the loss of agricultural land
resulting from: 1) A General Plan, Master Plan, or Specific Plan Amendment that changes the
designation of any land from an agricultural to a non-agricultural use; and 2) A Zoning
Reclassification that changes the permitted uses from agriculture to a nonagricultural use,
regardless of the General Plan designation. Pursuant to Section 9-701.101(b), the purpose of
Chapter 9-701 is also, in part, to coordinate with the San Joaquin County Multi-Species Habitat
Conservation and Open Space Plan (SJIMSCP) in order to achieve an optimal farmland protection
system. Mitigation is required in the form of an agricultural conservation easement that protects
the same number of acres proposed to be changed to a non-agricultural use, or greater (i.e., 1:1
ratio). If easement acquisition is determined to be infeasible after a good faith effort, a payment
in lieu may be allowed. Such in lieu fees would be used to acquire agricultural mitigation land.
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Division 9: Right to Farm

The County’s Right to Farm Ordinance is defined in Title 6, Division 9, of the County’s Code of
Ordinances. The Ordinance is designed to preserve, protect, and encourage the development
and improvement of agricultural land, and to reduce the loss to the County of agricultural
resources by limiting the circumstances under which agricultural operations or activities may be
deemed to constitute a nuisance. The Right to Farm ordinance protects farmland by requiring
disclosure to purchasers and users of property next to or near agricultural operations of the
inherent potential problems associated with living near actively farmed land.

San Joaquin County Multi-Species Habitat Conservation and Open

Space Plan

The SIMSCP is the County’s strategy for balancing conservation with the needs of development
while safeguarding agriculture; protecting land-owner rights; provide for the long-term
management of plant, fish, and wildlife species, especially special-status species and those listed
under the federal Endangered Species Act (FESA) or California Endangered Species Act (CESA);
provide and maintain multiple-purpose open space areas; and accommodate a growing
population. The SUIMSCP contains numerous goals, policies, and strategies to protect and/or
preserve biological and agricultural resources.

One of the core purposes of the SUIMSCP is to facilitate the mitigation for the conversion of
agricultural land to non-agricultural use. Pursuant to Section 4.1.2 of the SUIMSCP, it has been
determined that the conversion of Open Space lands classified as Natural Lands or Agricultural
Habitat Lands may result in Incidental Take, meaning to result in an adverse impact to a protected
species that is incidental to a project activity, which would necessitate compensation pursuant to
SJMSCP; Agricultural Habitat Land converted from Open Space use is required to be
compensated at a 1:1 ratio. Section 2.2.1.2 defines Agricultural Habitat Lands as including
perennial and annual row crops and some ruderal vegetation types. In contrast, pursuant to
Section 4.1.2 of the SUIMSCP, Multi-Purpose Open Space lands, which is defined in Section
2.2.1.3 as primarily consisting of orchards and vineyards, are of limited importance to SUIMSCP
covered species, would not be considered to result in Incidental Take, and would not trigger
requirements to add new preserve acres to the Preserve System. Rather, pursuant to CEQA, the
cumulative impact of eliminating Multi-Purpose Open Space lands is significant and adverse to
common plant and wildlife species, and, therefore, the SUMSCP requires conversion of Multi-
Purpose Open Space lands to share in the costs of enhancement, maintenance, and
administration of the SUIMSCP Preserve System.

The SIMSCP developed its classification system based on the land forms present at the time of
adoption. At that time, the project site corresponded to the Agricultural Habitat Lands. Under the
SIJMSCP, the project site is treated as Agricultural Habitat Lands for purposes of SUIMSCP
compliance.

4.2.4 IMPACTS AND MITIGATION MEASURES

The following section describes the standards of significance and methodology used to analyze
and determine the proposed project’'s potential impacts related to agricultural resources. A
discussion of the project’'s impacts, as well as mitigation measures where necessary, is also
presented.

r Chapter 4.2 - Agricultural Resources
Page 4.2-12



Draft EIR
Pacific Gateway Project
November 2025

Standards of Significance
Consistent with Appendix G of the CEQA Guidelines, a significant impact related to agricultural

resources would occur if the proposed project would result in any of the following:

e Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural use;

o Conflict with existing zoning for agricultural use, or a Williamson Act contract;

e Conflict with existing zoning for, or cause rezoning of, forest land (as defined in PRC
Section 12220[g]), timberland (as defined by PRC Section 4526), or timberland zoned
Timberland Production (as defined by Government Code Section 51104[g]) (see Chapter
5, Effects Not Found to be Significant);

¢ Resultin the loss of forest land or conversion of forest land to non-forest use (see Chapter
5, Effects Not Found to be Significant);

¢ Involve other changes in the existing environment which, due to their location or nature,
could result in conversion of Farmland to non-agricultural use; or

¢ Involve other changes in the existing environment which, due to their location or nature,
could result in conversion of forest land to non-forest use (see Chapter 5, Effects Not
Found to be Significant).

Issues related to whether the proposed project would result in any of the following impacts are
discussed in Chapter 5, Effects Not Found To Be Significant, of this EIR:

e Conflict with existing zoning for, or cause rezoning of, forest land (as defined in PRC
Section 12220(g)), timberland (as defined by PRC Section 4526), or timberland zoned
Timberland Production (as defined by Government Code Section 51104(g));

e Resultin the loss of forest land or conversion of forest land to non-forest use; and

¢ Involve other changes in the existing environment which, due to their location or nature,
could result in conversion of forest land to non-forest use.

Method of Analysis
Evaluation of potential impacts of the proposed project on agricultural resources is based on the

following: the San Joaquin County General Plan, the associated EIR, the NRCS Web Soil Survey,
and the FMMP online mapping system. Soil data from the FMMP was used to characterize the
amount of Prime Farmland, Farmland of Statewide Importance, Unique Farmland, and Farmland
of Local Importance within the project site boundaries. The proposed area of disturbance
associated with the proposed project was overlaid with the known on-site agricultural resources
to determine the overall impact to agricultural land that would occur during development of the
proposed project. Similarly, an analysis of the prospective improvements within the Off-Site
Improvements Study Area is conducted at a programmatic level; pursuant to CEQA Guidelines
Section 15126.4(a)(D), the prospective improvements are evaluated in less detail than the
proposed project. The standards of significance listed above are used to delineate the significance
of any potential impacts.

Project-Specific Impacts and Mitigation Measures

The following discussions of impacts related to agricultural resources are based on
implementation of the proposed project in comparison to the baseline conditions and the
standards of significance presented above.
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Convert Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance (Farmland), as shown on the maps
prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to non-
agricultural use, or conflict with existing zoning for
agricultural use, or a Williamson Act contract. Based on the
analysis below, even with the implementation of mitigation,
the impact is significant and unavoidable.

The footprints of the Initial Phase and Specific Plan Buildout are contiguous and
feature similar agricultural land and, thus, are addressed together. The following
discussion also addresses the Off-Site Improvements Study Area.

Initial Phase, Specific Plan Buildout

PRC Section 21060.1 defines “Agricultural land” as Prime Farmland, Farmland of
Statewide Importance, or Unique Farmland. As noted previously, according to the
FMMP, approximately 1,454 acres of the project site are mapped as Prime Farmland,
with approximately 65 acres of the site mapped as Farmland of Local Importance; the
on-site agricultural machinery manufacturing facility is mapped as Other Land
Specified as Semi-agricultural and Rural Commercial Land. The loss and/or
conversion of the on-site Prime Farmland would be considered a significant impact
under CEQA Guidelines. The Initial Phase of the proposed project would result in the
development of approximately 181.26 acres of Prime Farmland within the project site
with industrial uses, as well as a 25,000-square foot (sf) university building plus 9.8
acres for future expansion, and Veterans of Foreign Wars (VFW) facility; the remainder
of the 1,576.7-acre project site would be subject to future development pursuant to the
proposed Specific Plan. S