
NOTICE OF SPECIAL MEETING 

Pursuant to Section 54956 of the Government Code of the State of California, a special 
meeting of the ENVIRONMENTAL SUSTAINABILITY COMMISSION is hereby called for: 

Date/Time: Thursday, February 1, 2024, at 6:30 p.m. 
(or as soon thereafter as possible) 

Location: City Hall Council Chambers 
333 Civic Center Plaza, 
Tracy 

THIS MEETING WILL BE OPEN TO THE PUBLIC FOR IN-PERSON PARTICIPATION PURSUANT TO GOVERNMENT 
CODE SECTION 54954.3 WHICH STATES THAT EVERY PUBLIC MEETING SHALL PROVIDE AN OPPORTUNITY 
FOR THE PUBLIC TO ADDRESS THE COMMISSION ON ANY ITEM, BEFORE OR DURING CONSIDERATION OF 

THE ITEM, HOWEVER, NO ACTION SHALL BE TAKEN ON ANY ITEM NOT ON THE AGENDA. 

MEETING AGENDA 

1. Call to Order

2. Roll Call

3. Pledge of Allegiance

4. Items from the Audience - In accordance with Council Meeting Protocols and Rules of Procedure, adopted by
Resolution No. 2019-240, and last amended by Resolution No. 2021-049, a five-minute maximum time limit per
speaker will apply to all individuals speaking during “Items from the Audience/Public Comment”. For non- agendized
items, the Commission may briefly respond to statements made or questions posed by individuals during public
comment; ask questions for clarification; direct the individual to the appropriate staff member; or request that the
matter be placed on a future agenda or that staff provide additional information to Commission.

5. Consent Items - None

6. Actionable Items
6.A  Conduct a Public Meeting to solicit comments on the Recirculated Draft Environmental Impact

Report Chapters for the Tracy Costco Depot Annex Project 

7. Informational Items - None

8. Staff items (Verbal Report)

9. Items from the Commission – In accordance with Parliamentary Procedures, a commissioner who wishes to
introduce an item to be considered must make a motion, obtain a second, and the Chair must call the vote.  A majority
vote is required for the motion to pass.

10. Adjournment

AGENDA POSTED: January 29, 2024 
The City of Tracy complies with the Americans with Disabilities Act and makes all reasonable accommodations for the disabled to 
participate in public meetings. Persons requiring assistance or auxiliary aids in order to participate should call City Hall at (209) 831- 
6000 at least 24 hours prior to the meeting. 



 

 

Any materials distributed to the Environmental Sustainability Commission regarding any item on this agenda will be made available for 
public inspection at City Hall located at 333 Civic Center Plaza, Tracy, during normal business hours. 

 
Full copy of the agenda can be found at the Tracy Library as well on the City’s Website:  
Environmental Sustainability Commission | City of Tracy, CA 

https://www.cityoftracy.org/government/boards-and-commissions/environmental-sustainability-committee


 
 
 
 

AGENDA ITEM 6.A 
 

REQUEST 
 

STAFF REQUESTS THAT THE ENVIRONMENTAL SUSTAINABILITY COMMISSION 
CONDUCT A PUBLIC MEETING TO SOLICIT COMMENTS ON THE RECIRCULATED 
DRAFT ENVIRONMENTAL IMPACT REPORT CHAPTERS FOR THE TRACY COSTCO 
DEPOT ANNEX PROJECT 

 
EXECUTIVE SUMMARY 
 

Pursuant to the California Environmental Quality Act (CEQA), an environmental impact report 
(EIR) is required to be prepared for a project that is currently under review known as the 
Tracy Costco Depot Annex.  As part of their EIR process, a 45-Day review and comment 
period is required.  The EIR was originally circulated in 2022, however, due to a revision to 
data regarding air quality and green house gas emissions, several chapters of the document 
have been recirculated and a second 45-day review period has commenced, ending on 
February 5, 2024. This item was heard at the January 25, 2024, Environmental Sustainability 
Commission regular meeting where staff conducted a presentation and collected public 
comments (attached).  The Commission determined the need for a continued public meeting 
and a special meeting was motioned and favorably approved to provide a second opportunity 
for the public to provide comments. This agenda item is to collect any comments on the 
recirculated draft EIR chapters from the Environmental Sustainability Commission (ESC), 
public, and other interested parties. 

 
DISCUSSION 
 

The City of Tracy, as the Lead Agency, has prepared a Recirculated Draft Environmental 
Impact Report (RDEIR) for the Tracy Costco Depot Annex Project to revise two chapters, the 
air quality and greenhouse gas data as they relate to models of emissions that changed due 
to an increase in the projected average trip length for all project trucks. All other chapters and 
sections of the previously circulated Draft Environmental Impact Report (DEIR) remain valid 
and are operative and effective parts of the overall DEIR. 
 
The DEIR evaluates potential environmental impacts related to a proposed Tracy Costco 
Depot Annex project. Costco proposes to annex and develop approximately 104 acres of land 
for the development of up to 1,745,052 square feet of industrial uses known as the Tracy 
Costco Depot Annex project, application numbers AP19-0001 and D19-0014.  The project is 
located at the 16000 West Schulte Road, and is located within the City’s Sphere of Influence, 
as shown in Attachment A, location map.   
 
The City solicited comments from public agencies, organizations, and members of the public 
regarding the findings of the original DEIR, along with environmental issues and project 
alternatives which are addressed in the DEIR in September through November 1, 2022. The 
project was also presented at the Planning Commission to solicit comments from the public 
and interested parties on October 12, 2022. 
 

 In accordance with CEQA Guidelines Section 15088.5 (c), if the revision is limited to a few 
chapters or portions of the EIR, the lead agency need only recirculate the chapters or 
portions that contain significant new information. This Recirculated Draft EIR is shown in 
Attachment B and includes the following chapters:  

CITY OF TRACY 
ENVIRONMENTAL SUSTAINABILITY COMMISSION MEETING 

February 1, 2024 



 
Agenda Item 6.A   
February 1, 2024 
 
 
 

 

• Chapter 1.0: Introduction  
• Chapter 2.0: Project Description  
• Section  3.2: Air Quality  
• Section  3.7: Greenhouse Gases, Climate Change and Energy  
• Chapter 4.0: Other CEQA-Required Topics  
• Chapter 5.0: References  

 
These chapters will substitute for and supersede those contained in the previously circulated 
Draft EIR. Those chapters and sections of the previously circulated Draft EIR that are not 
listed above remain valid and are operative and effective parts of the overall EIR. 
 
The 45-day public review period for the Recirculated Draft EIR chapters commenced on 
December 22, 2023, and ends on February 5, 2024.  Notification of the review and comment 
period was provided on the City’s website, published in the Tracy Press, and via mailer to 
neighboring property owners, trustee, and responsible agencies, and to the City’s CEQA 
interested parties list.  Additionally, the RDEIR itself, along with the technical appendices, has 
been posted on the City’s website, and hard copies have been available at the Tracy Branch 
Library and City Hall since December 22, 2023.  
 
As part of the RDEIR review process, staff brought this matter to the Environmental 
Sustainability Commission (ESC) at the January 25, 2024, meeting to collect comments on 
the two chapters updated in the DEIR. While not required, it is the City’s practice to provide 
an opportunity at a public meeting as an additional method for interested parties and the 
public to provide comments on EIR documents.  The ESC made a motion which was 
favorably passed to conduct a special meeting to provide a second opportunity for further 
public comments on this item on February 1, 2024, at 6:30 p.m.  
 
Next Steps 
Following the RDEIR comment period, the City’s environmental consultant for the project, De 
Novo Planning Group, will address all comments received within a Final EIR. The full project 
will then be brought before the Planning Commission at a public hearing, where the 
Commission will be asked to make a recommendation on EIR certification and on the project 
development applications, including annexation/prezoning and a Development Review Permit, 
to the City Council. 

 
RECOMMENDATION 

 
Environmental Sustainability Commission conduct a public meeting to solicit comments on the 
Recirculated Draft Environmental Impact Report Chapters for the Tracy Costco Depot Annex 
Project  

Prepared by: Genevieve Federighi, Associate Planner   
Reviewed by: Scott Claar, Senior Planner 
  Bill Dean, Assistant Development Services Director 
  Stephanie Reyna-Hiestand, Assistant Director of Utilities  
  Karin Schnaider, Assistant City Manager 

ATTACHMENT 
 
Attachment A – Location Map 
Attachment B – Tracy Costco Depot Annex Project Recirculated Draft EIR located here: 

https://www.cityoftracy.org/home/showpublisheddocument/16937/638387481314930000  
Attachment C – Public comments received on January 25, 2024, at the regular meeting of the 

ESC. 

https://www.cityoftracy.org/home/showpublisheddocument/16937/638387481314930000
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Comments received on the:
PG NO

1 Ensure that the Tree mitigation matches UFMP

2 Significance of Tree canopy layer and how it impacts nearby residents

3 Costco Lighting - Is it LED

4 Vegetation native to California; non-invasive plants

5 Measures to meet SB 1383 organic waste and waste compost 2 13

6 Bicycle parking: include EV bikes; traffic calming measures that support bicycle usage and storage to prevent theft; charging 
stations for EV Bikes; how many locations for bicycle parking throughout the facility; infrastructure connectivity offsite; 3 17

7 Food provisions: ways to encourage the employees to stay onsite, picnic tables outdoors; consideration of food nutrition 4 20

8 EV charging stations and future capacity for growth; why only ADA and Van Pool location 6 30
9 Limiting truck idling - what is the onsite enforcement 31

10 Commitment to construction go to City regulations for dust control; have the higher of City or SJAVPD commitment 9 41-47

11 During Construction - provide a Landscape plan; revegetate the landscape after construction.  Can plans be added to the EIR 9 45

12 SWPPP storm water standards - compliance 9 47-48

13 Other AQ and GHG Rule 9510: provide summary on the rule 10 56

14 Installing solar: how much of the roof space is being utilized and what is the estimated portion of their energy that will be mitigated 
by solar

15 Limiting parking supply - lower than minimum; impacts on the environment; 18

16 Ride share program: how will they meet this - provide shuttles/tracer partnership 19

17 Shuttle service to local transit:  what is Costco commitment to running their own service 19

18 Low EV - location of priority parking and impacts to environment consideration 32

19 Costco should be held to a higher standard than the 2010 Emissions standards 24

20 There is no #25 25

1 NOX emission: reliance on carb standards appear to outdated reference new 2024 standards 

Costco letter

RDEIR:

ATTACHMENT C































Environmental Sustainability  Commission
Tracy Costco Depot Annex 

Recirculated Draft Environmental Impact Report 

Thursday, January 25, 2024 7:00 p.m.



Project Location



Project Description 

3

The project would include the construction and 
subsequent operation of two Costco warehouse 
and distribution buildings (approximately 543,526 
sf for Building 1 and 1,193,198 sf for Building 2) 
total approximately 1,736,724 sf on the project 
site. The project would also include the required 
circulation, parking, and utility improvements.

The project includes pre-zoning, annexation, a 
development review permit for design.

Presenter Notes
Presentation Notes
The smaller Building 1 is anticipated to serve as the annex by providing additional storage for high-turnover merchandise processed through the nearby Costco Depot, a pallet repair facility, and a return to vendor facility for large items returned to a Costco warehouse. The larger Building 2 is anticipated to serve as a DDC, an ecommerce distribution center primarily for large and bulky items ordered online by Costco members for direct delivery through Market Delivery Operations located in various smaller cities in the Northern California region.




Project History 

4

•Notice of Preparation and Initial Study: August 28, 2020

•Public Scoping Meeting: September 9, 2020

•Public Comment Period: August 28 – September 30, 2020

•Draft EIR: September 16, 2022 

•Public Comment Period: September 16 – October 31, 2022 

•Recirculated Draft EIR: December 22, 2023 

•Public Comment Period: December 22, 2023 – February 5, 2024 

Presenter Notes
Presentation Notes
The smaller Building 1 is anticipated to serve as the annex by providing additional storage for high-turnover merchandise processed through the nearby Costco Depot, a pallet repair facility, and a return to vendor facility for large items returned to a Costco warehouse. The larger Building 2 is anticipated to serve as a DDC, an ecommerce distribution center primarily for large and bulky items ordered online by Costco members for direct delivery through Market Delivery Operations located in various smaller cities in the Northern California region.




• What is an EIR?

• An informational document describing the anticipated 
environmental effects of implementing a project, as required by 
CEQA.

• Acts as a  forum for public participation in the environmental 
review process.

• An EIR includes Mitigation Measures to reduce potential adverse 
environmental impacts.

• An EIR does not advocate or promote the project.

ENVIRONMENTAL REVIEW PROCESS 

D e  N o v o  P l a n n i n g  G r o u p



ENVIRONMENTAL REVIEW PROCESS

Determination of 
Whether a Project is 

subject to CEQA

Notice of Preparation for 
Environmental Impact Report

Preparation of 
Draft EIR

Public Comments 
(30 days)

Preparation of 
Final EIR

Consideration 
and Certification 

of Final EIR

Adoption of Findings of Fact and 
Statement of Overriding 

Considerations

Adoption of Mitigation 
Monitoring and Reporting 

Program
Notice of 

Determination

Public Review 
(45 days)*

D e  N o v o  P l a n n i n g  G r o u p

Presenter Notes
Presentation Notes
Note on this slide that this Project has had two 45 day review periods – one for the DEIR, one for the RDEIR.



ISSUES ADDRESSED IN THE DRAFT EIR (2022)

The following environmental topics identified in Appendix G of the State CEQA 
Guidelines were analyzed in the Draft EIR (2022):

• Aesthetics 
• Agriculture and Forestry Resources 
• Air Quality
• Biological Resources 
• Cultural and Tribal Resources
• Geology and Soils
• Greenhouse Gases, Climate 

Change, and Energy
• Hazards and Hazardous Materials

• Hydrology and Water Quality
• Land Use and Planning
• Noise
• Public Services
• Transportation
• Utilities and Service Systems 
• Cumulative Impacts
• Growth Inducing Impacts 

D e  N o v o  P l a n n i n g  G r o u p



DRAFT EIR (2022) KEY FINDINGS

The following issues were determined to result in significant and unavoidable 
impacts in the Draft EIR:
• Impact 3.1-1: Scenic vistas and resources 
• Impact 3.2-1: Conversion of Farmlands to non-agricultural uses
• Impact 3.3-1: Net increase of a criteria pollutant 
• Impact 3.3-2: Cumulative net increase of a criteria pollutant
• Impact 3.11-1: Substantial temporary or permanent increase in ambient noise levels 
• Impact 3.13-1: CEQA Guidelines Section 15064.3, subdivision (b) (VMT)
• Impact 4.2: Cumulative degradation of the existing visual character of the region 
• Impact 4.4: Cumulative impact on agricultural resources 
• Impact 4.5: Cumulative impact on the region’s air quality 
• Impact 4.15: Cumulative exposure of existing noise-sensitive land uses to increased noise 
• Impact 4.17: Cumulative impacts related to CEQA Guidelines Section 15064.3, subdivision 

(b) 

D e  N o v o  P l a n n i n g  G r o u p



DRAFT EIR (2022) MITIGATION MEASURES

• Agricultural buffer and notification of 
agricultural operations

• Newer or cleaner engines for heavy-duty 
trucks during construction

• Coverage under the SJMSCP 
• Stop-work if cultural or historical resources 

are found on-site
• Stop-work if human remains are found on-

site during construction
• Stop-work if paleontological resources are 

found on-site during construction 
• Final geotechnical evaluation
• Soils Management Plan

• Hazardous Materials Business Plan
• Facilitation of site cleanup if subsurface 

contamination as a result of leaks from the 
crude oil pipeline is detected

• SWPPP
• Site Project Stormwater Quality Control Plan
• Construction noise measures
• Sound walls/barriers if the residence to the 

west exists during construction 
• Transportation Demand Management 

strategies to decrease VMT
• Construction Traffic Control Plan 

D e  N o v o  P l a n n i n g  G r o u p

All mitigation measures included in the Draft EIR are presented in the Executive 
Summary.  Mitigation Measures address the following:



DRAFT EIR (2022) PUBLIC COMMENTS

D e  N o v o  P l a n n i n g  G r o u p

The following public comments on the Draft EIR were received:

• Blum Collins & Ho LLP (10-31-22)

• California Department of Transportation (10-31-22)

• Central Valley Regional Water Quality Control Board (10-31-22)

• Resident of Tracy (10-21-22)

• Project Applicant – Costco Wholesale (Burke, Williams, and Sorensen LLP) (10-31-22)

• San Joaquin Council of Governments (9-22-22)

• Shute Mihaly & Weinberger LLP (10-31-22

• San Joaquin Valley Air Pollution Control District (11-1-22)



RECIRCULATED DRAFT EIR (2023)

D e  N o v o  P l a n n i n g  G r o u p

The air quality and greenhouse gas quantitative analyses was revised to employ more 
conservative assumptions concerning the distance that project trucks may travel.  The 
Recirculated Draft EIR employs models of emissions that have been rerun assuming that the 
average trip length for all project truck trips is 29 miles.  This reflects the average truck trip 
length within the county transportation model (a three-county model covering San Joaquin, 
Stanislaus and Merced Counties). Because the increased truck travel distances lead to air quality 
impacts that are substantially more severe than indicated in the Draft EIR, the City has prepared 
this Recirculated Draft EIR.

In addition, the Project applicant responded to the comments on the Draft EIR by incorporating 
into the proposed Project numerous new and additional sustainability measures and 
strategies to reduce emissions and vehicle trips.   The Project Description chapter and the other 
sections herein have been updated to reflect such Project commitments, as well as other 
Project refinements (such as construction schedule, etc.). 



ISSUES ADDRESSED IN THE RDEIR (2023)

The following environmental topics identified in Appendix G of the State CEQA 
Guidelines were analyzed in the RDEIR:

• Air Quality
• Greenhouse Gases, Climate 

Change, and Energy

• Cumulative Impacts
• Significant Irreversible Effects
• Growth Inducing Impacts 



RDEIR (2023) KEY FINDINGS AND MITIGATION

The following issues were determined to result in significant and unavoidable impact 
in the RDEIR:
• Impact 3.3-1: Net increase of a criteria pollutant 
• Impact 3.3-2: Cumulative net increase of a criteria pollutant
• Impact 4.5: Cumulative impact on the region’s air quality 
• Impact 4.15: Cumulative exposure of existing noise-sensitive land uses to increased noise 
• Impact 4.17: Cumulative impacts related to CEQA Guidelines Section 15064.3, subdivision 

(b) 

The unavoidable impacts from the Draft EIR still apply and were not changed in the 
RDEIR.

One mitigation measure included in the RDEIR addresses the following:
• Newer or cleaner engines for heavy-duty trucks during construction

D e  N o v o  P l a n n i n g  G r o u p



• The FEIR will include all comments received on the DEIR, responses 
to these comments, minor corrections (if warranted), minor 
supplemental analysis/information (if warranted), and the MMRP.

• RDEIR 45-day public review period – December 22, 2023 to 
February 5, 2024 

• Comments from the public or interested parties can be submitted:

• Today (orally or in writing)

• By email (Genevieve.Federighi@cityoftracy.org)

• By mail (City Hall, attention Development Service, Planning)

FINAL ENVIRONMENTAL IMPACT REPORT (FEIR)

D e  N o v o  P l a n n i n g  G r o u p



• Final EIR 

• Written responses to comments
• Changes made to the Draft EIR.

• Planning Commission Hearings

• Recommendation to City Council

• City Council Hearings

• EIR Certification
• Project Consideration

NEXT STEPS

D e  N o v o  P l a n n i n g  G r o u p



Recommendation to the Commission:
Receive any comments from 

the public and any interested parties



Thank you!
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