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CITY OF OAKLAND

TO: Sabrina B. Landreth FROM: William Gilchrist
City Administrator Director, Planning & Building
SUBJECT: Air Quality Plan for Operations DATE: September 10, 2019
of the Good Eggs Facility,

2000 Maritime Street, Suite 200 at the
former Oakland Army Base
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City Administrator - /”'>§’ | e 7/ / 2 Z/ / ?

Approval o

RECOMMENDATION

Approve the operations-related Air Quality Plan (“Air Quality Plan” or “Plan™), version dated
August 28, 2019, for the Good Eggs facility to be located at 2000 Maritime Street, Suite 200 in
the Southeast Gateway area of the former Oakland Army Base (OAB).

EXECUTIVE SUMMARY

Prologis Mesquite LLC (Prologis), one of the developers of the Oakland Army Base
redevelopment project, in association with its sublessee, Good Eggs, Inc., has prepared an Air
Quality Plan to reduce air quality impacts during operation of the Good Eggs facility that will be
located at 2000 Maritime Street on the Southeast Gateway parcel of the former Oakland Army
Base. The mitigation measures for the Oakland Army Base Project require City Administrator
approval of the Air Quality Plan.

BACKGROUND

The Standard Conditions of Approval/Mitigation Monitoring and Reporting Program
(SCA/MMRP) identified in the 2012 Initial Study (IS)/Addendum for the OAB Project (Project)
contains mitigation measures for reducing the potential environmental impacts of the Project,
including requirements for the preparation and implementation of the following plans and
strategies to reduce impacts related to air quality and trucking:

Construction Management Plan (SCA AIR-1)

Construction-Related Air Pollution Controls (SCA AIR-2)

Truck Management Plan (Mitigation 4.3-7)

Maritime and Rail-Related Emissions Reduction Plan (Mitigation 4.4-3b)
Truck Diesel Emission Reduction Plan (Mitigation 4.4-4)
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Transportation Control Measures (Mitigation 4.4-5)
Energy-Conserving Fixtures and Designs (Mitigation 4.4-6)
Demonstration Projects (Mitigation 5.4-1)

Parking and Transportation Demand Management (SCA TRANS-1)
Construction Traffic and Parking (SCA TRANS-2)

Traffic Control Plan — Hazardous Materials (Mitigation 4.3-13)

Mitigation Measure PO-1 (Stakeholder Review of Air Quality and Trucking Plans) requires the
City to conduct a public process in the development and review of the air quality and trucking
components of these mitigation measures and requires City Administrator approval of these
plans.

In 2013, 2016 and 2017 the City Administrator approved plans to comply with air quality
mitigation measures for construction of the public infrastructure and for construction of various
private improvements at the OAB, including construction of the Good Eggs site. The subject of
this memorandum and of the submitted Air Quality Plan is for the Good Eggs operations rather
than construction.

The Air Quality Plan for Good Eggs is the third operational plan that has been submitted for the
new development at the OAB. In May 2018, the City Administrator approved an air quality plan
for operations of the first new warehouse at the OAB, located at 55 Admiral Toney Way,
occupied by the company called PODS (personal storage on demand). In December 2018, the
City- Administrator approved an air quality plan for operations of a shipping container
storage/repair facility operated by ConGlobal.

Good Eggs is currently operating a facility in San Francisco and will open a separate facility
occupying a portion (116,246 square feet) of a Prologis warehouse referred to as CE-2 at 2000
Maritime Street on the OAB. Good Eggs will operate its Oakland facility in similar fashion to its
San Francisco facility. A location map as well as a more detailed description of the operations is
included in the Air Quality Plan.

CONTENT OF THIS AIR QUALITY PLAN AND SUMMARY OF THE PUBLIC INPUT
PROCESS

Good Eggs is an online grocery and meal kit delivery service that provides fresh local produce,
meal kits, grocery staples and beer, wine and spitits. These products are provided as a same day
delivery service. Products are delivered to the Good Eggs facility by local and regional
companies using gasoline powered box trucks, vans, cars and some diesel semi-trucks.
Approximately 50% of the semi-truck deliveries and 65% of box truck deliveries arrive in
vehicles equipped with transport refrigerated units (TRU’s). Electrical outlets will be provided at
the loading docks located near the refrigerated portion of the facility. Trucks equipped with
TRU’s that are capable of plugging into electric power can use these electrical outlets to power
the TRU while loading and unloading instead of using diesel or gasoline.



To: Sabrina B. Landreth, City Administrator
Subject: Air Quality Plan for Operations of Good Eggs Facility

Date: August 20, 2019 Page 3

On site, cold-food products would be stored in refrigerated and freezer space occupying
approximately 36,000 square feet of the facility. Good Eggs is installing a state-of-the-art CO2
refrigeration system which does not use high global warming potential refrigerants. The CO2
used in the system is extracted from the atmosphere resulting in 100 percent reduction in
greenhouse gases compared to installing typical hydrofluorocarbons (HPC) based systems. On
site equipment, like forklifts, will be 100% electric.

On February 15, 2019, Prologis submitted its first draft of this Plan to the City. On February 27,
2019, the City released a 45-day Notice of Preparation of the draft Air Quality Plan to the official
stakeholder list per Mitigation Measure PO-1. The intent of this Notice of Preparation is to
provide advance notice before the Plan is released for an official 17-day public review period.

On April 1, 2019, the City held a quarterly meeting attended by air quality stakeholders,
including community-based organizations, community residents, and interested government air
quality agencies. Prologis and Good Eggs made a presentation, including a detailed description
of Good Egg’s operations, presented the components of the Air Quality Plan (March 8, 2019
draft version) and described how such components were based on the list of emission reduction
actions developed by the staff of the Bay Area Air Quality Management District (BAAQMD) to
the extent applicable. The specific diesel emission reduction actions contained in the draft Plan
were presented and discussed, so as to provide information and input prior to release of the draft
Plan for the official 17-day public review period.

Prologis revised the draft Plan following input from the Stakeholder meeting and submitted a
revised draft Plan on April 23, 2019 (see Attachment A).

On April 30, 2019, the draft Plan shown in Attachment A was released to stakeholders for the
official 17-day public review period public as required by Mitigation Measure PO-1. The City
received comments from BAAQMD and California Air Resources Board, as well as the
comments stated at the Stakeholder meeting (see Aftachment B). The comments are summarized
and discussed in the “Key Issues” section below.

Following the end of the public review period, City staff met with Prologis to discuss
enhancements to the draft Plan to address the comments from the air quality agencies and
comments stated at the quarterly stakeholder meeting. In response to these comments, Prologis
revised the Plan. The latest version of the Air Quality Plan, dated August 28, 2019 is attached
(see Attachment C) along with City staff responses to the public comments on the previous
version of the draft Plan (see Attachment D).

KEY ISSUES

The purpose of this Air Quality Plan is to reduce diesel emissions during operations of the Good
Eggs facility. Emissions during these operations are generated from diesel trucks transporting
food and beverage related products to and from the site and from the fork lifts and other off-road
equipment used to transport and store these products.
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Public comments received on the draft Air Quality Plan focused on the following subjects, which
are summarized below. Also, refer to the responses to public comment letters prepared by City
staff (see Attachment D), which contain detailed response to the public comments.

Require City coordination with stakeholders when a change in tenant lease or operations
occurs: The City agrees that communication with stakeholders is important. Stakeholder
notification is provided in Section 2.3 of the Plan for significant changes, and Section 2.2
of the Plan was revised to add stakeholder notification.

Require Technology review every two years: Section 4.3 of the Plan requires Good
Eggs to review new technology every three years and with equipment turnover,
meaning prior to acquisition of, or lease of, new equipment. This standard was
required of prior lessees. The City believes this timing cycle is appropriate and it
would be impractical to reduce it to every two years, as Section 4.3 of the Plan also
states that the technology will be implemented within 12 months, if found to be
available, practical, and economically feasible.

Calculate Operational emissions for ROG, NOx and PM (including emissions from TRUs):
Section 4.6 and Exhibit A of the Plan was revised as requested and includes the estimated
annual NOx emissions associated with the Good Eggs operation. The Plan also includes
annual estimates of operational emissions ROGs and PM (PM10 and PM2.5), including
from TRUs, even though the entire OAB Redevelopment Project was found to be
substantially below BAAQMD’s 1999 and current annual thresholds of significance for
ROGs and PM, as shown on Table 3.3-8 of the 2012 OAB IS/Addendum.

Calculate diesel PM at OAB Project build-out with and without diesel PM reduction
measures: An analysis of diesel PM without the mitigation measures of the AQ Plan is
included in the 2012 IS/Addendum for the entire OAB project (in Table 3.3-8); and the
results of the emissions with the Plan measures is shown on Exhibit A of the Plan.

Calculate truck trip distance from farms as a function of diesel emission estimates: Good
Eggs suppliers are generally local distributors that change throughout the years and
seasons. It is too speculative to identify specific farms or suppliers. Rather, the analysis

‘conforms to the 2012 IS/Addendum in order to provide consistency and comparison.

Extend stakeholder review and comment period of Air Quality Plan: The 45-day
stakeholder review period is intended to give stakeholders advance notice that an Air
Quality Plan is being prepared and will be available for public review. At the end of the
45-day notice, or shortly thereafter, the draft Plan is then released for 17-day review and
comment period. This 17-day review period is consistent with the required mitigation
measure, prior air quality plans for the OAB, and many other public review and comment
processes in the City, with City policy to establish the same duration for public review
and comment across City departments.
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e Good Eggs fleet and zero-emission vehicles: The City agrees, and Good Eggs has
committed that the company-owned fleet is non-diesel (see Plan Section 2.1). In addition,
Good Eggs has agreed to work to convert its box truck fleet from gasoline to electric
when such vehicles can meet their operational needs, currently anticipated for the year
2021 (see Plan Section 2.1). Asrequired in the Plan, Good Eggs must undertake a
technology review every three years and implement new feasible technology per Plan
Section 4.3.

e Require all trucks to exceed standards for truck diesel emissions from the start of
operations: The statewide Truck/Bus Rule require trucks to meet 2010 diesel
emissions standards in January 2020 with a phase-in until 2023. Any diesel trucks
serving the Good Eggs facility must comply with this requirement. Further, to the
extent Good Eggs receives cargo from the maritime terminals, the Drayage Rule will
also apply, which is more stringent that the statewide Truck/Bus rule. Good Eggs’
own fleet of out-bound delivery trucks will not be diesel. However other trucks
delivering food and supplies to the Good Eggs facility are not owned or operated by
Good Eggs. These trucks are owned and operated by independent operators,
suppliers or third-party trucking companies. Most of these delivery trucks are also
non-diesel (see AQ Plan Section 2.1). Requiring trucks serving this facility to exceed
the statewide regulations for this site prior to the date of the statewide regulation is
not feasible, which, for the purposes of CEQA, means capable of being accomplished
in a successful manner taking into account economic, environmental, legal, social
and technological factors, because Good Eggs does not own the in-bound delivery
fleet. Also note that per Section 4.1.7 of the Plan, Good Eggs is required to verify
compliance with the CARB regulation during any audit per Table 2.

e Require TRU’s and electrical plug-ins at the loading dock: The City agrees, and the
Plan is revised to require the installation of electrical plug-ins for transport
refrigeration units (TRU’s) at the 4 loading dock stalls that serve the refrigerated
portion of the warehouse. Section 4.1.5 of the Plan has been revised to require Good
Eggs to be responsible for ensuring use of electrical outlets during loading and
unloading for all refrigerated vehicles that are electric-capable.

« Require zero emission cargo and material handling equipment: The City agtees, and
Section 4.1.8 of the Plan requires off-road equipment, such as forklifts, to be zero
and near-zero emission equipment, which includes electric, alternative-fueled,
propane, Tier 4 or Tier 4 interim diesel equipment. Section 4.2 (Participation in
Emission Reduction Demonstration Projects) and Section 4.3 (Technology Review
Program) all work together to get the lowest emission equipment in use at this site.

e Require engine idling limits: The City agrees, and per Section 4.1.4 of the Plan, inbound
and out-bound delivery vehicles of all sizes are prohibited from idling more than 2
minutes while on site. Also, diesel powered TRU’s are prohibited from idling more than
15 minutes while on site.




To: Sabrina B. Landreth, City Administrator
Subject: Air Quality Plan for Operations of Good Eggs Facility

Date: August 20, 2019 Page 6

e Require BART shuttle service: Section 4.5.2 of the Plan requires that Good Eggs prepare
an implement a Transportation Demand Management (TDM) Plan per SCA TRANS-1,
consistent with the number of onsite employees, with the goal of reducing drive alone
commute trips. The TDM Plan is required prior to certificate of occupancy and allows for
the use of a combination of services, incentives and facilities to meet the reduction goals;
therefore, although the City does not require a specific approach, like a BART shuttle,
Good Eggs will need to meet the TDM requirements. .

CONCLUSION

The stakeholder review requirements for the proposed Air Quality Plan have been satisfied and
the Air Quality Plan has been revised in response to comments received from the City, the public
and agencies. Staff recommends that the City Administrator approve the Plan.

Pursuant to Mitigation Measure PO-1 (Stakeholder Review of Air Quality and Trucking Plans),
following the City Administrator’s approval of the Air Quality Plan staff will prepare an
informational presentation to the City Council about the Air Quality Plan.

Please contact Alicia Parker, Environmental Coordinator for the OAB, at (510) 238-6538 if you
have any questions.

Director, Planning and Building Department

Reviewed by:
Ed Manasse
Deputy Director, Bureau of Planning

Prepared by:
Corey Alvin
Bureau of Planning

Attachments

A. Draft Air Quality Plan for Operations of the Good Eggs Facility, prepared by Prologis,
dated April 23, 2019

B. Public Comment Letters Received in Response to Draft Air Quality Plan for the Good Eggs
Facility (commenting on the version dated April 23, 2019)

C. Air Quality Plan Operations of the Good Eggs Facility (August 28, 201 9)

D. City response to public comment letters, dated September 9, 2019
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Draft Operational Air Quality Plan for the Good Eggs facility
(dated April 23, 2019)
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1. INTRODUCTION

Prologis is the leading global owner, operator, and developer of logistics real estate. We serve
manufacturers, retailers, e-commerce businesses, transportation companies, and logistics providers
with the facilities that support local, regional and global trade. Our buildings are located close to
transportation infrastructure such as railways, seaports, highways, and airports. We provide our
customers with best-in-class facilities and have a long history of industry-leading corporate governance
and transparency.

As the ground lessee of 58 acres of the City’s former Oakland Army Base site (OAB) property for the next
66 years, we intend to be good stewards of the land, and recognize the concerns of the West Oakland
community we and our tenants will operate in. Prologis is also committed to the success of our business
and the success of our customer’s businesses who will occupy our warehouse buildings at the OAB.

Working towards the goals for improved air quality will require coordination and collaboration from all
tenants of these warehouses to plan and implement emission reductiongttions that are impactful,
practical, and feasible.

1.1 Purpose of this Air Quality Plan for Operations of the Good Eggs Facility

The purpose of this Air Quality Plan ferffOperations of the Good Eggs Facility at CE-2 Warehouse (Plan) is
to:

e Provide clear direction‘for tenant,of this'warehouse regarding operation air quality and energy
conservation requirements for Tenant Improvements (Tl) and for on-going operations
throughout the duration'of their lease.

* Provide a documented path of compliance for the Standard Conditions of Approval/Mitigation
Monitoring and Report Program (SCA/MMRP) relating to air quality and public outreach as
outlined in Mitigation Measure PO-1, which involves public outreach to Oakland Army Base
stakeholders.

The Oakland Army Base Redevelopment project was approved in 2002, and then revised with an Initial
Study/Addendum in 2012 (OAB Project). In both of these documents, the goals and mitigations were
very broad, attempting to cast a wide net over a master plan level development that was still in the
conceptual stage. One of the objectives of this diesel emission reduction and operational air quality
plan for the Good Eggs facility is to clarify and distill which requirements apply to operations of this
particular facility, to clarify any vagueness in the applicable SCA/MMs and to comply with the mitigation
measures.
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1.1.1: This document applies to the tenant referred to as Good Eggs which will occupy the 116,246 s.f.,, a
portion of the 232,785 s.f. of the Prologis warehouse at the Oakland Global Logistics Center, referred to
as CE-2, address: 2000 Maritime Street.

1.1.2: The tenant is required to comply with all applicable state and regional air quality regulations and
are required to implement the components of this document.

1.1.3: The tenant will be required to demonstrate how compliance is achieved on the specific user level.
1.1.4: This Plan will become a component of Tenant Lease documents.

1.1.5: The City of Oakland, as the lead agency under the California Environmental Quality Act (CEQA),
will determine compliance with the applicable mitigation measures and will determine compliance with
this Plan.

2. TENANT SUBJECT TO THIS PLAN

2.1 This Plan applies to the tenant referred to as Good Eggs which will occupy a portion 116,246 s.f.) of
the Prologis warehouse referred to as CE-2, totaling,232,785 square feet located at 2000 Maritime
Street. The shell of the building is anticipated to be‘completed in March 2019 with tenant
improvements being completed by Junef2019.

Description of Operations

* Good Eggs is an online grocery and meal kit delivery service that provides absurdly fresh local
produce, meal kits for every occasion, grocery staples, and wine, beer, and spirits — all delivered
same day to Bay Area'Homes.

e Receives deliveries by gasoline powered box trucks, vans, cars and some diesel semi-trucks.

e Roughly half the Semi-truck deliveries and 2/3 of the Box Truck deliveries arrive in refrigerated
vehicles.

e Electrical outlets at the loading docks are installed so any trucks that are capable of plugging
into power can run their refrigeration off of the electricity while loading and unloading.

e Approximately 36,000 square feet of the facility will be refrigerated or freezer space.

e Refrigerated product arrives in vehicles as described above.

e Good Eggs is using a state-of-the-art CO2 refrigeration system, which has 1,500 to 4,000 times
less of a detrimental effect on the environment than that of traditional synthetic refrigerant.

e Good Eggs takes these deliveries and repacks them in the warehouse for delivery per customer
orders.

e Products in the warehouse are moved by manually-propelled carts, racks, and pallet jacks; or on
electric order pickers and fork lifts.
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e At peak capacity, Good Eggs expects to send out 120 delivery routes on an average day. with a

fleet of up to 40 vehicles. These vehicles will be 40% gasoline powered box trucks and 60%

gasoline powered Sprinter / Transit vans. Each vehicle of the fleet will make 2-3 deliveries with

the remainder of delivery routes taken in personal vehicles.

e Good Eggs expects to have a fleet of 15 vehicles at launch. There will be one gasoline box truck

and the rest will all be gasoline Sprinter / Transit type vans

e Good Eggs hopes to have it’s internal fleet fully electric by 2021 but that depends on availability

and affordability of appropriate electric vehicles in the marketplace.

* Employee count: Good Eggs will launch with 50 employees for warehouse operations with peak

capacity up to 300 employees, not including delivery drivers described above.

Inbound Deliveries by type and frequency (Avg / day) at Launch (2019):

Semi Truck - Diesel 6.85
Box Truck - Non-Diesel | 21.74
Van or Car - Non-Diesel | 32.43
Third Party Carrier 4.00

Inbound Deliveries by type and frequency (Avg / day) at peak capacity (2022):

Semi Truck - Diesel 10.14
Box Truck - Non-Diesel | 25.57
Ice - Non-Diesel 1.00
Van or Car - Non-Diesel | 32.43
Third Party Carrier 4.00

2.2. Upon termination of the Good Eggs lease, a different Air Quality Plan or an addendum to this Plan

may be required as determined by the City of Oakland.

See Fig. 1 for Site Plan.
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Figure 1: Site Plan — Overall Site showing building and Good Eggs’ lease area subject to this Plan

2.3: If an amendment or exception to this Plan is requested or determined to be necessary, the City will
evaluate the scope of the amendment/exception and shall determine the necessary process for
undertaking such an amendment/exception. Stakeholder notification will be provided for amendments
or exceptions which the City determines to be substantive.

3. SCA/MMRP REQUIREMENTS

The Oakland Army Base Redevelopment (OARB) project was approved in 2002, and then revised with an
Initial Study/Addendum in 2012. The City of Oakland prepared a Standard Conditions of
Approval/Mitigation Monitoring and Reporting Program (SCA/MMRP) for the OAB Redevelopment
Project which was approved by the Oakland City Council on July 16, 2013 superseding a previous version
dated October 15, 2012.
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This Plan will focus on the air quality conditions of approval and mitigation measures (together “MM’s”)
identified in the SCA/MMRP. The entirety of the SCA/MMRP is available on the City of Oakland website.

Table 1 below lists the air quality related MMs applicable to this tenant/building. Under direction from
the City of Oakland (City), Prologis bifurcated these MMs related to air quality into construction vs.
operational requirements. Prior to receiving the building shell and sitework permits for construction of
this building, Prologis prepared (and the City approved) the Construction Management Plan, which
addressed the construction related air quality MMs. The table below shows how the applicable air
quality MMs are addressed. Additionally, it should be noted that SCA Air-3 applies only to buildings
which will contain sensitive receptors (e.g., hospitals, schools, etc.) and MM4.4-3b applies only to
maritime uses at the West Gateway. Good Eggs is a warehouse logistics facility, so it is not categorized
as containing sensitive receptors and it is located inland, therefore MM Air-3 and MM 4.4-3b do not

apply.

Table 1: Summary of Air Quality Standard Conditions of Approval and Mitigation Measures, and the Response Method
which addresses each one

SCA/MM # Description Response Method

Construction Management PIK Construction Mgmt
Plan/Previously Approved
Y App

AIR-2 Construction Related Air Pollution Controls Construction Mgmt

Plan/Previously Approved

TRANS-2 Const n ic‘rki;lg Construction Mgmt
Plan/Previously Approved
MM 4.3-13 Traffic Control Plan — Hazmat Construction Mgmt Plan/Not
Applicable
MM 4.4-6 Energy Conserving Fixtures/Design Air Quality Operational Plan
MM 4.4-4 Truck Diesel Emissions Reduction Plan Air Quality Operational Plan
MM 4.4-5 Transportation Control Measures Air Quality Operational Plan
TRANS-1 Parking and Transportation Demand Mgmt Air Quality Operational Plan
MM 5.4-1 Demonstration Projects Air Quality Operational Plan
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4. Elements of this Air Quality Plan for Operations of the Good Eggs Facility
This Plan contains the following components:

4.1) Truck and Equipment Diesel Emission Reduction (MM 4.4-4)

4.2) Encourage, Lobby, and Participate in Emission Reduction Demonstration Projects (MM 5.4-1)

4.3) Technology Review Program (MM 4.4-4)

4.4) Sustainable Design and Construction (MM 4.4-6)

4.5) Transportation Control Measures and Parking/Transportation Demand Management (SCA TRANS-1,
MM 4.4-5)

4.6) Quantification of Diesel Emissions (4.4-4)

4.1 Truck and Equipment Diesel Emission Reduction
The requirements listed below will reduce the diesel emissions including diesel particulate matter and
nitrogen oxides produced during the operation of this warehouse.

Trucks

4.1.1) On-Road Trucks — All diesel trucks with a gross vehicle,weight rating over 14,000 pounds entering
the site of this warehouse must comply with theglfruek and'Bus Regulation of CARB which is in effect at
the time of operation of the truck(s).

4.1.2) Drayage Trucks' — GoodsEggs is not a maritime operation as it relies on goods locally and
sustainably derived. However, should'Goad Eggs receive cargo from the maritime terminals, an
intermodal rail yard, or property of the Port of Oakland, the trucks doing so must comply with the
Drayage Truck Regulation (DTR) of the California Air Resources Board (CARB) which is in effect at the
time of operation of the truck(s). See California Air Resource Board’s Drayage Truck Regulation for more
details, including truck engine year requirements and truck registry requirements.

4.1.4) Trucks with transport refrigeration units (TRUs) — Roughly half the Semi-truck deliveries and 2/3
of the Box Truck deliveries arrive at the Good Eggs facility in refrigerated vehicles. Electrical outlets have
been provided at the loading dock so any trucks that are capable of plugging into power can run
refrigeration with electricity while loading and unloading. Good Eggs shall use “good faith” efforts to
maximize the number of deliveries with plug-in refrigeration compatible delivery trucks with the goal of
100%. Good Eggs would be responsible for ensuring use of electrical outlets during loading and
unloading.

! Drayage trucks are defined by CARB as diesel-fueled Class 7 or Class 8 Trucks with gross vehicle weight rating 26,001 Ibs. or
more that transport cargo, containers, or chassis to or from a port or intermodal rail yard in CA.
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4.1.3) Idling Rules for all trucks - All size and types of in-bound and out-bound delivery vehicles shall be
prohibited from idling more than 2 minutes when loading and unloading or staging at this site. The idling
rules shall be posted in easily-visible locations on-site and shall be enforced by Good Eggs.

4.1.4) Management of Loading Docks or loading/unloading - A dock management or loading/unloading
system shall be developed specific to Good Eggs for delivery requirements to ensure that truck idling
times do not exceed two minutes when the trucks are on site.

4.1.5) Compliance with Truck Routes and with the West Oakland Truck Management Plan — All trucks
serving the Good Eggs warehouse must use designated truck routes to arrive and depart from this
building. Additionally, such trucks shall comply with the West Oakland Truck Management Plan, upon its
approval, or with other City-approved truck regulations in effect at the time of operation of the truck
serving this tenancy.

4.1.6) CARB Compliance for Trucks —

a. Compliance with applicable air quality regulations for comm@rcial trucks and vans are required
including, but not limited to, the CARB Tractor-Trailer Gréenhouse Gas Reduction Regulation, Periodic
Smoke Inspection Program, Statewide Truck and Bds,Regulation or Drayage Regulation.

b. All truck fleets owned by Good Eggsjor under \contract with Good Eggs to provide delivery services
to/from this warehouse, shall provide preof of compliance through CARB certificates of compliance or
copies of annual smoke test results.

Off-Road Equipment used insthe Good Eggs operation
4.1.7) Off-Road Equipment

a. Outdoor off-road equipment over 25 horsepower, including but not limited to yard equipment,
exterior forklifts and pallet jacks, shall be zero and near-zero emission equipment. This includesTier 4i
or Tier 4 diesel equipment (or equivalent if Tier system is not applicable to a particular piece of
equipment). Such equipment can also be electric, propane, bio-diesel, and alternative-fueled
equipment.

b. Indoor off-road equipment including but not limited to interior forklifts, scissor lifts, pallet jacks and
“order pickers” shall be electric, propane or alternative-fueled equipment.

c. Good Eggs shall submit an equipment list of all off-road equipment to be used both indoors and
outdoors to demonstrate that zero and near-zero emission (including Tier 4 or 4i diesel equipment or
equivalent) equipment, or electric, propane, bio-diesel or alternative-fueled equipment will be used
during operations.
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e. All off-road equipment shall be properly serviced and maintained throughout the life of the
equipment.

f. Compliance with all applicable CARB regulations for off-road diesel equipment used at this site is
required, including but not limited to the Diesel Off-Road Online Reporting System (DOORS) and the
Equipment Identification Number (EIN).

g. Also see the section of this Plan related to the Technology Review Program.

4.1.80) Idling Rules for off-road equipment - Diesel off-road equipment shall be prohibited from idling
more than 2 minutes when loading and unloading, staging, or when not in active use. See CARB
regulation for in-use off-road diesel vehicles for clarification of what is considered idling. The idling rules
shall be posted in easily-visible locations on-site.

4.2 Participation in Emissions Reduction Demonstration Projects

Good Eggs shall evaluate emission reduction demonstration projects that promote technological
advances in improving air quality. Examples of some dema@nstration projects include but not limited to:
CNG/LNG trucks energy generation via alternative systems electricity.

Good Eggs is encouraged to utilize innovative and cleaner technology/equipment from operations in
other Good Eggs locations.

Good Eggs will provide contact information to the BAAQMD for receipt of information regarding grants,
vouchers and other funding @pportunities for demonstration opportunities.

Good Eggs will report on demonstration projects considered per the Technology Review Program below.

4.3. Technology Review Program

Good Eggs shall use cleaner technology over time as it becomes more readily available, practical and
economically feasible. To accomplish this, Good Eggs shall review new technology every three years and
with equipment turnover (prior to acquisition of, or lease of) additional or replacement of Good Eggs
fleet trucks. equipment to see if zero or near-zero equipment is economically feasible and practical.

Good Eggs shall investigate and make part of such analysis, any grant, voucher or other type of program

that would help offset cost and / or otherwise make such equipment available, practical and
economically feasible. Good Eggs shall submit such technology review to the City upon request.
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If the technology review demonstrates that new technology/equipment will be effective in substantially
reducing emissions, is available, practical and economically feasible as determined by Good Eggs, then
Good Eggs shall implement such technology within 12 months.

4.4 Sustainable Design and Construction

Sustainable design of tenant improvements has a beneficial impact on long-term emissions reduction,
improved air quality and reduced energy consumption. Tenants are required to comply with all
applicable state and regional air quality regulations and are required to implement the following:

4.4.1) LEED Gold — The core and shell of this building achieved a “Gold” level certification per the United
States Green Building Council’s (USGBC’s) Leadership in Environmental and Environmental Design (LEED)
rating system, which surpassed the requirements of the statewide Title 24 building code requirements
and the requirements of the SCA/MMRP. As part of the Gold level Core and Shell certification, it is
expected that the tenant improvements (TI) will be performed under a separate scope and includes a
provision to include the following sustainable design measures in thedifnot a part of the shell build-out.

Good Eggs must follow the design guidelines set forth under LEED Gold'Core and Shell system. This
LEED addenda shall be included by Prologis as an exhibit to thé tenant’s lease. In 2018, requirements of
LEED Gold include items such as:

* Bike storage, changing rooms and'showers

¢ Low flow plumbing fixtures

* Energy efficient lighting, including light emitting diode fixtures (LED)

* Natural ventilation
Good Eggs is also encouraged,\but not required, to obtain LEED-CI (Commercial Interiors) certification,
preferably also at a Gold level.

4.4.2) Title 24 Compliance — Tenant construction and improvements shall meet Title 24 (Building Energy
Efficiency Program) of the International Building Code (IBC)/California Code of Regulations (CCR) to
satisfy Mitigation Measure 4-4.6. This will be required in order to obtain a building or Tl permit from the
City of Oakland.

4.4.3) Renewable Energy and Infrastructure for charging Electric Trucks and Off-Road Equipment—

a. Good Eggs is highly encouraged to provide a renewable energy system or combination of systems
(solar/wind/mechanical/tidal/hydrogen) designed to offset 20% of building’s annual electrical
consumption. Good Eggs and Prologis are currently working on providing solar panels to offset
electricity demand with the plan to install once the exact refrigeration and electrical loads are
determined.

b. Rooftop solar photovoltaic (PV) power is preferred and is in the planning stages.

c. The shell building roof structure of this warehouse building has been designed to support solar panel
load.
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d. The electrical room has been sized for additional future solar PV infrastructure.

4.5 Transportation Control Measures & Parking/Transportation Demand Management
Transportation Control Measures (TCMs) in MM4.4-5 are intended to provide alternative ways for
employees to commute to work at this warehouse. Some of these TCM’s could be initiated and
implemented by the City and the Port for the OARB project as part of a fair share program.

Transportation Control Measures
Separate from a fair share program, Good Eggs is required to implement TCMs 9, 11, and 13 per MM
4.4-5:

9 — Provide preferential parking for carpool and vanpool vehicles per City of Oakland and LEED
standards.

11 - Secure, weather protected bicycle parking shall be provided onsite, stich as through bike lockers.
13 — Showers and lockers will be provided part of the tenant improvements.

Additionally, electrical vehicle charging stations forcars will be installed in'the parking lot of this
warehouse and as well as necessary infrastructure in place for future truck charging stations.

4.5.1) Fair Share Participation — The developer ofithis building is participating in the City’s defined “fair
share” program and has contributed to it's fair share funded TCM programs, as described in the Fair
Share Program.. The City shall take lead on implementing the “fair share” program.

4.5.2) Parking and Transportation Demand Management — Good Eggs shall prepare and implement a
Parking and Transportation Demand Management Plan per SCA TRANS-1, consistent with the number of
onsite employees, with the goal of reducing drive-alone commute trips during the peak traffic periods.

4.6 Quantification of Diesel Emissions

The 2012 Initial Study/Addendum analyzed whether the OAB Project (as defined in Chapter 2 of the
Initial Study/Addendum) would result in total OAB Project emissions which exceed Thresholds of
Significance as specified in the 2012 Addendum. Such Thresholds are established for reactive organic
gases, nitrogen oxides (NOx), particulate matter (PM) 10 and PM2.5; the applicable Threshold for each
of these pollutants as clarified on page 132 of the Initial Study/Addendum was 15 tons per year. Table
3.3-8 on page 150 of the Initial Study/Addendum shows that OAB Project emissions of NOx exceed the
Threshold of Significance, while also showing that the other pollutants do not exceed the Threshold of
Significance.
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Operations of the Good Eggs facility shall, as stated in MM 4.4-4, “strive to reduce contributions to West
Oakland diesel emissions to less than significant levels”, using the thresholds of significance identified in
the 2012 Initial Study / Addendum. Reducing diesel emissions will have two benefits: reducing NOx and
reducing PM2.5, which is a toxic air contaminant.

4.6.1: To determine if the diesel emission reduction actions required by this Plan will reduce emissions
associated with operations of the Good Eggs facility to a less than significant level, such emissions shall
be quantified, prior to occupancy. Please note that the Good Eggs operations relies mostly on gasoline
powered box trucks and vans for incoming deliveries and exclusively with gasoline powered box trucks
and vans for outbound deliveries. As such, Good Eggs has approximately 7 daily diesel powered semi-

trucks per day at launch and approximately 10 diesel powered semitrucks per day at full capacity.

This shall be done by quantifying the emissions from diesel trucks which will serve the Good Eggs facility
using the Institute of Transportation Engineers (ITE) Trip Generation 10" edition OR actual verifiable
data of the Good Eggs daily truck and passenger vehicle trips, and the most recent California Emissions
Model (CALEEMod) to quantify emissions per ton per year for their operations.

RESULTS: This quantification of emissions was undertaken in March 2019 using data from Good Eggs on
the daily truck and passenger vehicle trips and the CALEEMod 2046. This analysis looked at three
different points in time: 1) At launch below full capacity (2019); full capacity (2020); and at 2024. The
analysis showed that NOx emissions will be: .66 tons pér year at launch; 2) 0.84 NOx at full capacity in
2022 and; 3) 0.68 NOx in year 2024 (Exhibit A). Thisa@mountis below the Threshold of Significance for
NOx which, per the 2012 Initial Study/Addendum) was 15 tons of NOx per year. As stated previously,
the 2012 Initial Study / Addendumifoundithat PM?2.5 emissions associated with the trucks from this
facility fall below the individual project threshold of increased cancer risk: less than 10 cases per million,
non-cancer hazard index less thah 1.0, and PM2.5 level of less than 0.3ug/m3 annual average.

4.6.2 As other uses and facilities are constructed at the OAB, the required operational air quality plan for
each individual project will quantify its individual emissions and provide a calculation for the cumulative
emissions of all permanent projects at the OAB based on the prior operational air quality plans against
the Thresholds.

4.6.3 If emissions per tenant exceed the Threshold of Significance when added together with other
permanent operations under way at the OAB, then all tenants will meet and discussr with the City of
Oakland to evaluate what other feasible measures can be implemented to further reduce emissions
from operations. Any measures agreed to by both City and tenants shall be implemented within a
reasonable time period agreed upon by the City and the tenant(s) .

5. PLAN IMPLEMENTATION

12| Page



Good Eggs shall submit to the City’s Environmental Review Officer documentation of compliance with

each element of this Plan per table 2 below. The City will be responsible for reviewing and approving

the compliance.

Such compliance shall be subject to audit at City’s discretion, not more than one per year, other than

the Technology Review which is to be submitted to the City every three years. The City shall give

30daynotice prior to audit. The results of the compliance audit shall be available upon request and

posted to the City’s website.

Table 2 — Operational AQ Plan Compliance Summary Table Example

Description of Plan Element

Compliance Method/Description

Required Date
of Compliance

4.1 T/E Diesel Emission Reduction
4.1.1 — Drayage Trucks [provide truck or truck fleet If operations
compliance cerfificate] change such
that drayage
trucks are used.
4.1.2 — On Road Trucks [provide'truck fleet'eompliance Prior to
certificate] occupancy and
upon audit.
4.1.4 — Off Road,Equipmeént [provide off-road equipment fleet Prior to
info; participate in CARB DOORS occupancy and
program] upon audit.
4.1.6 — Idling'Rules [provide idling policy signage] Prior to
occupancy
4.1.7 — Dock Management [provide a plan to monitor truck Prior to
deliveries and potential queuing] occupancy
4.1.8 — CARB Compliance [provide fleet info] Continuous
4.2 Sustainable Tl Design
4.2.1 - LEED Gold Compliance [reference plan sheets or
submittals where LEED Addenda
items are shown]
4.2.2 —Title 24 Compliance [provide statement on sheet Prior to
indicating T24 compliance] issuance of
building permit
for tenant
improvements
4.2.3 — Renewable Energy [if proposed, describe solar PV or If proposed.
other onsite renewable energy
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system — how many kW, expected
generation]

4.6.1: Per tenant

4.6.2: compared to portion

of CEQA Threshold

4.6.3: Tenants and City will meet
and discuss other feasible
reduction measures to be
implemented within an agreed
upon time frame.

4.3 Transportation Control Measures
4.3.1 — Fund Fair Share Programs [City assessed fair share] Paid by Prologis
in full
4.3.2 — Parking/TDM Program [provide a plan to reduce Prior to
employee single-driver traffic] occupancy
4.4 Demonstration Projects
4.4.1 — Demo Projects Participation [provide any demonstration
projects]
4.5 Technology Review
4.5.1 — Technology Review [provide periodic updates over
Program time]
4.6 Quantification of NOx emissions

Timing to implement most of thesegplan elements wilFhappen as the tenant improvements are
constructed or as operationsegin. \HoWwever,)Prologis nor the tenant controls the implementation

timing of the fair share pfogram elements. The fair share elements are City led programs.

From time to time, tenant may be'required to provide reporting on the progress or maintenance of
various plan elements (for example, updating truck fleet as new vehicles are purchased). Any update

requests shall be initiated by the City and tenant shall provide the requested information.
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Exhibit A

This is a Summary of the report findings done by Mitchell Air Quality March 2019 report submitted to
City of Oakland.

Quantification of Diesel Emissions for the Good Eggs facility at CE-1

In order to determine if the diesel emission reduction actions required by the Air Quality Plan for
Operations of the Good Eggs Facility at the CE-2 Warehouse will reduce NOx emissions below the
Thresholds of Significance specified in the Initial Study/Addendum for development at the Oakland Army
Base Project, the emissions associated with operations of the Good Eggs facility was quantified. This
guantification of NOx emissions was undertaken in March 2019 using data from Good Eggs on the daily
truck and passenger vehicle trips and the CALEEMod 2016.

This analysis showed NOx emissions will be 0.68 tons of NOx per year which is well below emissions
estimated in 2012 for a transloading warehouse of this size, well below the Threshold of Significance
which is 15 tons per year.

Threshold of
issions Significance

Tenant Size of Number of | Number of

lease area daily truck

trips estimated in | for NOx in
in 2024 tons/year?
based on

transloading | Good Eggs
warehouse | use?

of this size (tons/year)
(tons/year)
500 2.91 0.68 15

Good Eggs | 116,246 20

As stated in Section 4.6 of the Air Quality Plan for Operations of the Good Eggs facility at the CE-2
Warehouse other tenants at the OAB Project will be required to quantify the emissions associated with
their operations. These estimates will form a calculation for the cumulative emissions for all permanent
projects at the OAB to determine if cumulative emissions stay below the Threshold of Significance. See
Section 4.6 for more details.

Toxic Air Contaminants

2 Quantification of emissions from diesel trucks serving the PODS facility was done based on data from PODS estimating the
daily truck and passenger vehicle trips, and the current California Emissions Model (CALEEMod) 2016.

3 Thresholds of Significance are as specified in the 2012 Initial Study/Addendum, pages 132 and 133.
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PM2.5 emissions associated with the trucks serving this facility fall below the individual project
threshold of increased cancer rise: less than 10 cases per million, the non-cancer hazard index less than
1.0, and PM2.5 level of less than -.3ug/m3 annual average.

S
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Attachment C

Public Comment Letters
Received in Response to Draft Operational Air Quality Plan for the Good Eggs facility
(commenting on the version dated April 23, 2019)



. Nichols, Chai
C A L I F O R N I A Jared Blumen?flalac:?’C?aIENFl’cA gescrgtail;

AIR RESOURCES BOARD Gavin Newsom, Governor

May 20, 2019

Ms. Patricia McGowan

Environmental Coordinator

Planning and Building Department

City of Oakland

250 Frank H. Ogawa Plaza, Suite 3315
Oakland, California 94612

Dear Ms. McGowan:

Thank you for providing California Air Resources Board (CARB) staff the opportunity to
comment on the Air Quality Plan (Plan) for operations of the Good Eggs Fulfillment
Center (Project) located within the City of Oakland (City). The Project consists of the
operation of a 116,246 square foot warehouse facility located within an area designated
as CE-2 in the former Oakland Army Base (OAB). The Plan is required as part of the
2013 approved Standard Conditions of Approval/Mitigation Monitoring and Reporting
Program (SCA/MMRP) prepared for the 2012 OAB Redevelopment Initial Study
Addendum (IS/Addendum). The SCA/MMRP was adopted by the City to mitigate the
significant health and air quality impacts in the West Oakland community, and the
impacts to regional air quality resulting from the redevelopment of the former OAB.

Prologis is the lessee of a 232,785 square foot warehouse located within CE-2 of the
OAB. Prologis plans to lease half of the warehouse (116,246 square feet) to Good
Eggs, Inc. (Good Eggs). The tenant of the second half of the warehouse has not yet
been determined. Good Eggs plans to use the warehouse as a distribution hub for its
online grocery delivery service. According to the Plan, all outbound trips (i.e., grocery
deliveries) will use gas-powered box trucks, vans, and cars. Inbound trips (i.e., produce
deliveries from local farms) will use diesel-powered semi-trucks and gas-powered box
trucks, vans, and cars. At full capacity, the Project would result in 240 average daily
outbound trips and 146 average daily inbound trips. Of the average daily inbound trips,
44 will be from trucks equipped with transport refrigeration units (TRUs).!

The nearest residences within the West Oakland community are located approximately
1,570 feet east of the Project’s easternmost boundary. In addition to residences, the
Saint Patrick School, Oakland Freedom School, Vincent Academy, and McClymonds
High School are located within one mile from the Project site. The residences within the
West Oakland community are surrounded by existing toxic diesel particulate matter

! Transport refrigeration units (TRU) are refrigeration systems powered by integral diesel engines that protect perishable goods
during transport in insulated truck and trailer vans, rail cars, and domestic shipping containers.
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(PM) emissions sources including industrial uses, rail traffic along the Union Pacific rail
line, and vehicular traffic along Interstate 880 (I-880) and Interstate 580 (I-580).
According to a health risk assessment (HRA) prepared by CARB staff in 2008,
residences in the West Oakland community were exposed to air concentrations of
diesel PM that were substantially higher than average background levels in the Bay
Area.? Due to the Project’s proximity to residences and schools already
disproportionately burdened by multiple sources of diesel PM, CARB staff is concerned
with the potential cumulative health impacts associated with the combined operation of
the Project and existing and future projects within the OAB.

The State of California has placed additional emphasis on protecting local communities
from the harmful effects of air pollution through the passage of Assembly Bill 617

(AB 617) (Garcia, Chapter 136, Statutes of 2017). AB 617 is a significant piece of air
quality legislation that highlights the need for further emission reductions in
disadvantaged communities with high exposure burdens, like West Oakland where the
Project is located. The California Environmental Protection Agency (CalEPA) currently
defines a disadvantaged community, from an environmental hazard and socioeconomic
standpoint, as a community that scores within the top 25 percent of the census tracts,
as analyzed by the California Communities Environmental Health Screening Tool
Version 3.0 (CalEnviroScreen). CalEnviroScreen uses a screening methodology to help
identify California communities currently disproportionately burdened by multiple
sources of pollution. The census tract containing the Project is within the top 11 percent
for Pollution Burden.® Diesel PM generated during the operation of the Project would
negatively impact the West Oakland community, which is already severely
disproportionally impacted by air pollution from existing freight facilities. CARB urges
the City to ensure that the Project does not add to the existing burden or erode the
anticipated benefits of regulatory requirements.

CARB staff is encouraged that the operation of the proposed warehouse to be occupied
by Good Eggs will include emission reduction measures and strategies such as electric
plug-ins at all loading docks, CO: refrigeration, rooftop solar, and LEED Gold
certification. However, more must be done. The City, Prologis, and Good Eggs have a
unigue opportunity to set a national standard of how zero-emission technologies could
be used to substantially reduce or eliminate diesel PM, nitrogen oxides (NOx), and
greenhouse gases emitted from the Project site. The City has an obligation to protect
its residents, and the customers of Good Eggs should know the fresh produce and other
products delivered to them did not burden the surrounding community. To achieve this
standard, CARB strongly encourages the City, Prologis, and Good Eggs to use the

2 Bay Area Air Quality Management District (BAAQMD), 2014. Improving Air Quality & Health in Bay Area Communities. April 2014.
Accessed at: http://www.baagmd.gov/community-health/community-health-protection-program/community-air-risk-evaluation-care-
program/documents

3 Pollution Burden represents the potential exposures to pollutants and the adverse environmental conditions caused by pollution.
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cleanest commercially-available technology now, and throughout the Project’s
operation. This important goal may be met by implementing the actions found in
Attachment A of this comment letter.

If Prologis and Good Eggs elect not to commit to the implementation of all actions listed
in Attachment A, the City should require Prologis and Good Eggs to prepare a HRA.
The HRA should evaluate the Project’s contribution to the health risk impact of the
portion of the 2012 OAB Redevelopment controlled by the City. To do this, the HRA
should evaluate health risk impacts under three scenarios: (1) an existing 2012
baseline, (2) future full build-out year baseline where none of the diesel PM reduction
measures proposed within the Plan are implemented, and (3) future full build-out year
where all of the diesel PM reduction measures proposed within the Plan are
implemented. The health risks modeled under both the existing and the future
baselines should reflect all applicable federal, state, and local rules and regulations.
The results of the HRA should be reported in the Plan and made available for public
review.

The HRA should report diesel PM concentrations, and cancer and noncancer risks to
residences located within West Oakland and adjacent affected communities. The
modeling presented in the HRA should be based on the latest Office of Environmental
Health Hazard Assessment (OEHHA) guidance (2015 Air Toxics Hot Spots Program
Guidance Manual for Preparation of Health Risk Assessments).*

CARB staff have reviewed the Plan for the Project (dated April 23, 2019) and air quality
technical memo (dated February 26, 2019) and have the following comments:

1. The Plan states that the City will determine whether stakeholders should be notified
if an amendment or exception to this Plan is requested or determined to be
necessary. In addition, the Plan states that the City will determine whether a
different Plan or an addendum to this Plan may be required upon the termination of
the Good Eggs lease. CARB staff urges the City to coordinate with all air quality
stakeholders, including CARB and BAAQMD, to determine if a change in the tenant
lease or Project operations would require a revised Plan for the Project.

2. The Plan commits Good Eggs to implement a Technology Review Program. As part
of this program, Good Eggs will identify the cleanest commercially-available
technologies every three years. If the identified technologies are found to be
practical and economically feasible, Good Eggs will implement the technologies
within a 12-month period. Given the advancement in technology, the City should

4 Office of Environmental Health Hazard Assessment (OEHHA). Air Toxics Hot Spots Program Guidance Manual for Preparation of
Health Risk Assessments. February 2015. Accessed at: https://oehha.ca.gov/imedia/downloads/crnr/2015guidancemanual.pdf
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require that these technology reviews occur every two years and be submitted to the
City for evaluation and approval, in consultation with BAAQMD and CARB.

3. The IS/Addendum did not compare the 2012 OAB Redevelopment Project
operational emissions to the BAAQMD's daily significance thresholds for reactive
organic gas (ROG), NOx, and particulate matter (including PMio and PMz5). Since
the 1IS/Addendum did not compare the 2012 OAB Redevelopment Project’s
operational emissions to all of the BAAQMD's operational significance thresholds, it
cannot be assumed that the 2012 OAB Redevelopment Project would not result in a
significant impact for these criteria pollutants. For this reason, the Plan should be
updated to report operational emissions for ROG, NOx, and particulate matter and
compare them to the latest daily and annual significance thresholds found in
BAAQMD’s CEQA Guidance.

4. The Plan should include emission rates of diesel PM under two scenarios: (1) future
full build-out year of the portion of the 2012 OAB Redevelopment Project controlled
by the City where none of the diesel PM reduction measures proposed within the
Plan are implemented and (2) future full build-out year of the 2012 OAB
Redevelopment Project controlled by the City where all of the diesel PM reduction
measures proposed within the Plan are implemented. Conservative assumptions
should be made for truck trip rates and TRU engine runtime when information is
unavailable. By reporting the diesel PM emission rates during the operation of the
entire increase in OAB development, the public will have a complete understanding
of the expected diesel PM that would result from the project despite the
implementation of all measures found in the Plan.

5. According to the Plan, approximately 44 inbound trucks will be equipped with TRUs.
However, modeling in support of the Plan did not account for diesel exhaust and
idling emissions from the operation of TRUs. CARB staff is concerned that TRUs
operating within the Project site and traveling along local roadways in the West
Oakland community could result in exposure to diesel exhaust emissions that would
result in a significant cancer risk. The air emissions modeling for the Project should
be revised to account for emissions emitted by trucks with TRUSs.

6. The Plan used CalEEMod’s 7.3-mile default trip distance for a cold storage
warehouse to model the Project's mobile emissions. According to the Plan, inbound
deliveries of fresh produce will originate from local farms. The closest farm to the
Project site is located in Solano County, approximately 30 linear miles northeast of
the Project site. Since the inbound deliveries of produce will be further than
7.3 miles, the air pollutant emissions reported in the Plan should be remodeled using
Project-specific trip distances.
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CARB staff urges the City to extend the 17-day review and comment period for this and
future air quality plans within the OAB to at least 45 days. An extension of the review
and comment period will allow stakeholders and members of the community more time
to review the Plans submitted by the City. CARB staff appreciates the opportunity to
comment on the Plan for the Project and can provide assistance on zero-emission
technologies and emission reduction strategies, as needed. If you have questions,
please contact Stanley Armstrong, Air Pollution Specialist, at (916) 440-8242 or via
email at stanley.armstrong@arb.ca.gov.

Sincerely,

Richard Boyd, Chief

Risk Reduction Branch
Transportation and Toxics Division
Attachment

CC: See next page.
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CC:

State Clearinghouse
P.O. Box 3044
Sacramento, California 95812

Morgan Capilla

NEPA Reviewer

U.S. EPA, Region 9

75 Hawthorne Street

San Francisco, California 94105

Miss Margaret Gordon and
Brian Beveridge
Co-Directors

West Oakland Environmental Indicators Project

349 Mandela Parkway
Oakland, California 94607

Richard Grow, Lead
Environmental Justice Workgroup
U.S. EPA, Region 9

75 Hawthorne Street

San Francisco, California 94105

Anna Lee

Work Group Coordinator

Alameda County Public Health Department
1000 Broadway, Suite 500

Oakland, California 94607

Dave Vintze

Air Quality Planning Manager

Bay Area Air Quality Management District
375 Beale Street, Suite 600

San Francisco, California 94105

Paul Cort

Staff Attorney

EarthJustice

50 California Street, Suite 500
San Francisco, California 94111
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bcc:  (via email)
Board Member John Gioia (via Evan Kersnar)

Richard Corey, EO

Edie Chang, EO

Veronica Eady, EO

Karen Magliano, OCAP
Heather Arias, OCAP

Karen Buckley, OCAP

Anna Scodel, OCAP

Aron Livingston, Legal Office
Nicholas Rabinowitsh, Legal Office
Matthew Christen, Legal Office
Jack Kitowski, MSCD
Cynthia Marvin, TTD

Doug Ito, TTD

Cari Anderson, TTD

Rich Boyd, TTD

Andre Freeman, TTD

Greg Harris, TTD

Matthew O’Donnell, TTD
Mike Sutherland, TTD
Stanley Armstrong, TTD
Dillon Miner, TTD

Michaela Nucal, TTD

lan Peterson, TTD
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ATTACHMENT A

Recommended Air Pollution Emission Reduction Measures
for Warehouses and Distribution Centers

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

Recommended Construction Measures

1.

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

Implement, and plan accordingly for, the necessary infrastructure to support the
zero and near-zero emission technology vehicles and equipment that will be
operating onsite. Necessary infrastructure may include the physical

(e.g., needed footprint), energy, and fueling infrastructure for construction
equipment, onsite vehicles and equipment, and medium-heavy and heavy-heavy
duty trucks.

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

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

In construction contracts, include language that requires all heavy-duty trucks
entering the construction site, during the grading and building construction
phases be model year 2014 or later. All heavy-duty haul trucks should also meet
CARB'’s lowest optional low-NOx standard starting in the year 2022.%

11n 2013, CARB adopted optional low-NO, emission standards for on-road heavy-duty engines. CARB staff encourages engine
manufacturers to introduce new technologies to reduce NOx emissions below the current mandatory on-road heavy-duty diesel
engine emission standards for model years 2010 and later. CARB’s optional low-NO, emission standard is available at
https://www.arb.ca.gov/msprog/onroad/optionnox/optionnox.htm.
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6.

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

Recommended Operation Measures

1.

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

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

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

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

Include contractual language in tenant lease agreements requiring all TRUSs,
trucks, and cars entering the Project site be zero emission.

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

+—Include contractual language in tenant lease agreements that requires all

heavy-duty trucks entering or on the project site to be model year 2014 or later
today, expedite a transition to zero-emission vehicles, and be fully zero-emission

beqmnlnq in 2030 +HG|HG@—GGH¥F&G¥H&H&HQH&Q€—H%4€H&HHE%@—&Q¥G€H4€H{—SM

2 CARB’s Technology Assessment for Transport Refrigerators provides information on the current and projected development of
TRUs, including current and anticipated costs. The assessment is available at
https://www.arb.ca.gov/msprog/tech/techreport/tru_07292015.pdf.
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9.8. Include contractual language in tenant lease agreements that requires the
tenant be in, and monitor compliance with, all current air quality regulations for
on-road trucks including CARB's Heavy-Duty (Tractor-Trailer) Greenhouse Gas
Regulation,® Periodic Smoke Inspection Program (PSIP),* and the Statewide
Truck and Bus Regulation.®

10.9. Include contractual language in tenant lease agreements restricting trucks
and support equipment from idling longer than five minutes while onsite.

41.10.  Include contractual language in tenant lease agreements that limits onsite
TRU diesel engine runtime to no longer than 15 minutes. If no cold storage
operations are planned, include contractual language and permit conditions that
prohibit cold storage operations unless a health risk assessment is conducted
and the health impacts fully mitigated.

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

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

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

5 The regulation requires newer heavier trucks and buses must meet PM filter requirements beginning January 1, 2012. Lighter and
older heavier trucks replaced starting January 1, 2015. By January 1, 2023, nearly all trucks and buses will need to have 2010
model year engines or equivalent. CARB’s Statewide Truck and Bus Regulation is available at
https://www.arb.ca.gov/msprog/onrdiesel/onrdiesel.htm.
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May 20, 2019

Corey Alvin

City of Oakland Environmental Coordinator

City of Oakland Planning and Building Department
250 Frank H. Ogawa Plaza, Suite 3315

Oakland, CA 94612

RE: Air Quality Plan for the Operations of the Good Eggs Fulfillment Center
Dear Mr. Corey Alvin:

Bay Area Air Quality Management District (Air District) staff has reviewed the Air Quality
Plan for Operations (Plan) for the Good Eggs Fulfillment Center (Project). The Project will
occupy over 110,000 square feet of the Southeast Gateway warehouse. The Southeast
Gateway site is part of the Oakland Army Base (OAB) and therefore subject to Standard
Conditions of Approval (SCAs) and Mitigation Measures (MM) adopted by the Oakland
City Council (City) and Port of Oakland (Port) to lessen the significant air quality impacts
anticipated with buildout of the OAB. The OAB is adjacent to West Oakland, which is one
of the most disproportionately impacted communities for Toxic Air Contaminants (TACs)
and Particulate Matter (PM) in the Bay Area, and the focus of substantial efforts by the Air
District and others to reduce public exposure to these emissions.

Air District staff recognizes that the tenant, Good Eggs, has voluntarily committed to the
following measures that mitigate Project emissions:
e Limiting idling to two minutes for all in-bound and out-bound delivery vehicles,
e Developing a dock management program,
e Implementing zero and near-zero emission equipment,
e [nstalling LEED gold features, including bike storage, low-flow plumbing fixtures,
energy-efficient lighting, and natural ventilation,
e Using renewable energy, including on-site solar photovoltaic power, and
e [fcapable of plugging in, delivery trucks with transport refrigeration units are
expected to do so during loading and unloading at the dock.

While these actions will mitigate Project emissions, many of the other actions cited in the
Plan simply require the tenant to comply with existing regulations. Complying with
existing regulations, such as the California Air Resources Board Truck and Bus Regulation,
Drayage Truck Regulation, Tractor-Trailer Greenhouse Gas Reduction Regulation, and City
of Oakland truck routes and other truck regulations, is extremely important. However,
simply complying with the law is not a mitigation.

To reduce emissions beyond what is required by law, the Plan should require:
e An aggressive schedule to transition the tenant’s fleet to zero-emissions vehicles,
e All trucks entering the OAB property to meet 2010 diesel emission standards
immediately (i.e., ahead of regulatory deadlines),
e All trucks with transport refrigeration units to be capable of plugging in when at the
loading dock, and doing so, and
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May 20, 2019
Page 2

e All cargo handling and material handling equipment to be zero-emissions, or at least the lowest
emission equipment available at the time of occupancy.

In addition, Air District staff encourages the tenant to take advantage of the following Air District
incentive programs to reduce emissions from vehicles and equipment:

e Waest Oakland Zero-Emission Grant Program: Grants for new zero-emission vehicles,
infrastructure and equipment in and around the West Oakland community
{(www.baagmd.gov/WestOaklandZEV),

e Charge! Program: Grants for the purchase and installation of publicly accessible electric
vehicle charging stations (www.baagmd.gov/Charge), and

e Carl Moyer Program: Grants to upgrade or replace on-road vehicles as well as off-road
equipment (www.baagmd.gov/Moyer).

Since the OAB was approved in 2012, more stringent health based ambient air quality standards have
been promulgated by the U.S. EPA. Therefore, the adverse air quality impacts resulting from
development at the OAB will be more severe on public health than the impacts identified in the OAB
Environmental Impact Report. In addition, AB 617 was approved by the State Legislature in 2017, which
established the Community Air Protection Program. The focus of AB 617 is to reduce TACs and PM
emissions and exposure in communities most impacted by air pollution. Because of the
disproportionate impacts occurring within West Oakland, the community has been selected by the Air
District for the first AB 617 Community Health Protection Action Plan in the Bay Area.

Air District staff continues to be willing and ready to work with the City, Port, developers, and tenants
to develop an Air Quality Plan for Operations that will do more to protect the health of the West
Oakland community. If you have any questions or would like to discuss Air District recommendations
further, please contact Alison Kirk, Principal Environmental Planner, at 415-749-5169, or at
akirk@baagmd.gov.

Sincerely,

e
Greg Nudd
Deputy Air Pollution Control Officer

cc: BAAQMD Director John J. Bauters
BAAQMD Director Pauline Russo Cutter
BAAQMD Director Scott Haggerty
BAAQMD Director Nate Miley
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1. INTRODUCTION

Prologis is the leading global owner, operator, and developer of logistics real estate. We
serve manufacturers, retailers, e-commerce businesses, transportation companies, and
logistics providers with the facilities that support local, regional and global trade. Our
buildings are located close to transportation infrastructure such as railways, seaports,
highways, and airports. We provide our customers with best-in-class facilities and have a
long history of industry-leading corporate governance and transparency.

As the ground lessee of 58 acres of the City’s former Oakland Army Base site (OAB)
property for the next 66 years, we intend to be good stewards of the land, and recognize
the concerns of the West Oakland community we and our tenants will operate in. Prologis
is also committed to the success of our business and the success of our customer’s
businesses who will occupy our warehouse buildings at the OAB.

Working towards the goals for improved air quality will require coordination and
collaboration from all tenants of these warehouses to plan and implement emission
reduction actions that are impactful, practical, and feasible.

1.1 Purpose of this Air Quality Plan for Operations of the Good Eggs Facility

The purpose of this Air Quality Plan for Operations of the Good Eggs Facility at CE-2
Warehouse (Plan) is to:

e Provide clear direction for tenant of this warehouse regarding operation air
quality and energy conservation requirements for Tenant Improvements (TI)
and for on-going operations throughout the duration of their lease.

e Provide a documented path of compliance for the Standard Conditions of
Approval/Mitigation Monitoring and Report Program (SCA/MMRP) relating to
air quality and public outreach as outlined in Mitigation Measure PO-1, which
involves public outreach to Oakland Army Base stakeholders.

The Oakland Army Base Redevelopment project was approved by the City of Oakland
(City) in 2002, and then revised with an Initial Study/Addendum in 2012 (OAB Project). In
both of these documents, the goals and mitigations were very broad, attempting to cast a
wide net over a master plan level development that was still in the conceptual stage. One
of the objectives of this diesel emission reduction and operational air quality plan for the
Good Eggs facility is to clarify and distill which requirements apply to operations of this
particular facility, to clarify any vagueness in the applicable SCA/MMs and to comply with
the mitigation measures.
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1.1.1: This document applies to the tenant referred to as Good Eggs, which will occupy a
116,246 s.f. portion of the 232,785 s.f. warehouse at the Oakland Global Logistics Center,
referred to as CE-2, address: 2000 Maritime Street.

1.1.2 : The tenant is required to comply with all applicable state and regional air quality
regulations and is required to implement the components of this document.

1.1.3 : The tenant will be required to demonstrate how compliance is achieved on the

specific user level. 1.1.4: This Plan will become a component of tenant Lease documents.

1.1.5: The City of Oakland, as the lead agency under the California Environmental Quality
Act {CEQA), will determine compliance with the applicable mitigation measures and will
determine compliance with this Plan.

2. TENANT SUBJECT TO THIS PLAN

2.1 This Plan applies to the tenant referred to as Good Eggs, which will occupy a portion
(116,246 s.f.) of the Prologis warehouse referred to as CE-2 located at 2000 Maritime
Street. The shell of the building is anticipated to be completed in March 2019, with
tenant improvements being completed by June 2019.

Description of Operations

Good Eggs is an online grocery and meal kit delivery service that provides

absurdly fresh local produce, meal kits for every occasion, grocery staples, and

wine, beer, and spirits — all delivered same day to Bay Area Homes.

Receives deliveries by gasoline powered box trucks, vans, cars and some diesel semi-trucks.
Roughly half the semi-truck deliveries and 2/3 of the box truck deliveries arrive

in refrigerated vehicles.

Refrigerated product arrives in vehicles as described above.

Electrical outlets at the loading docks at the refrigerated warehouse area are
installed so any trucks that are capable of plugging into power can run their
refrigeration off of the electricity while loading andunloading.

Approximately 36,000 square feet of the facility will be refrigerated or freezer space.
Good Eggs is using a state-of-the-art CO, refrigeration system, which has 1,500

to 4,000 times less of a detrimental effect on the environment than that of
traditional syntheticrefrigerant.

Good Eggs takes these deliveries and repacks them in the warehouse for

delivery per customer orders.
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® Products in the warehouse are moved by manually-propelled carts, racks, and
pallet jacks; or on electric order pickers and fork lifts.

e At peak capacity, Good Eggs expects to send out 120 delivery routes on an
average day, with a fleet of up to 40 vehicles. These vehicles will be 40% gasoline
powered box trucks and 60% gasoline powered Sprinter / Transit vans. Each
vehicle of the fleet will make 2-3 deliveries with the remainder of delivery routes
taken in personal vehicles.

¢ Atlaunch, Good Eggs expects to have a fleet of 15 vehicles. There will be one
gasoline box truck and the rest will all be gasoline Sprinter / Transit type vans.

® All new fleet vehicles equipped with diesel driven TRU’s will be electric plug-in
capable.

e Employee count: Good Eggs will launch with 50 employees for warehouse
operations with peak capacity up to 300 employees, not including delivery
drivers described above.

Inbound Deliveries by type and frequency (Avg / day) at launch (2019):

Semi Truck - Diesel 6.85
Box Truck - Non-Diesel 21.74
Van or Car - Non-Diesel 32.43
Third Party Carrier ! 4.00

inbound Deliveries by type and frequency (Avg / day) at peak capacity (2022):

Semi Truck - Diesel 10.14
Box Truck - Non-Diesel 25.57
Ice - Non-Diesel 1.00
Van or Car - Non-Diesel 32.43
Third Party Carrier 4.00

* Third party carrier vehicles were assumed to be Light Heavy Duty (LHD) Trucks with the average percentage of diesel and
gasoline engines in CalEEMod as derived from the ARB EMFAC emission model
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Figure 1: Site Plan - Overall Site showing building and Good Eggs’ lease area subject to this Plan

2.2. Upon termination of the Good Eggs lease, a different Air Quality Plan or an
addendum to this Plan may be required as determined by the City. Stakeholder
notification will be provided for revisions the City determines to be substantive.

2.3: If an amendment or exception to this Plan is requested or determined to be
necessary, the City will evaluate the scope of the amendment/exception and shall
determine the necessary process for undertaking such an amendment/exception.
Stakeholder notification will be provided for amendments or exceptions which the City
determines to be substantive.

3. SCA/MMRP REQUIREMENTS

The OAB project was approved in 2002, and then revised with an Initial Study/Addendum
in 2012. The City of Oakland prepared a SCA/MMRP, which was approved by the Oakland
City Council on July 16, 2013, superseding a previous version dated October 15, 2012. This
Plan focuses on the air quality conditions of approval and mitigation measures (together
“MM’s”) identified in the SCA/MMRP. The entirety of the SCA/MMRP is available on the
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City of Oakland website.

Table 1 below lists the air quality-related MMs applicable to this tenant/building. Prior
to receiving the building shell and sitework permits for construction of this building,
Prologis prepared (and the City approved) the Construction Management Plan, which
addressed the construction related air quality MMs. The table below shows how the
applicable air quality MMs are addressed. Additionally, it should be noted that SCA Air-3
and MM 4.4-3b do not apply to the Good Eggs operations. SCA Air-3 applies only to
buildings which will contain sensitive receptors (e.g., hospitals, schools, etc.) and MM
4.4-3b applies only to maritime uses at the West Gateway bulk marine terminal.

Table 1: Summary of Air Quality SCA/MMRP Requirements and the Response Method which addresses
each one

SCA/MM # Description Response Method
AIR-1 Construction Management Plan Construction Mgmt
Plan/Previously Approved
AIR-2 Construction Related Air Poliution Controls Construction Mgmt
Plan/Previously Approved
TRANS-2 Construction Traffic & Parking Construction Mgmt
Plan/Previously Approved
MM 4.3-13 Traffic Control Plan — Hazmat Construction Mgmt Plan/NA
MM 4.4-6 Energy Conserving Fixtures/Design Air Quality Operational Plan
MM 4.4-4 Truck Diesel Emissions Reduction Plan Air Quality Operational Plan
MM 4.4-5 Transportation Control Measures Air Quality Operational Plan
TRANS-1 Parking and Transportation Demand Mgmt Air Quality Operational Plan
MM 5.4-1 Demonstration Projects Air Quality Operational Plan

4. Elements of this Air Quality Plan for Operations of the Good Eggs Facility
This Plan contains the following components:

4.1) Truck and Equipment Diese! Emission Reduction (MM 4.4-4)

4.2) Encourage, Lobby, and Participate in Emission Reduction Demonstration
Projects (MM 5.4-1) 4.3) Technology Review Program (MM 4.4-4)

4.4) Sustainable Design and Construction (MM 4.4-6)
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4.5) Transportation Control Measures and Parking/Transportation Demand Management
(SCA TRANS-1, MM 4.4-5)
4.6) Quantification of Diesel Emissions (4.4-4)

4.1 Truck and Equipment Diesel Emission Reduction

The requirements listed below will reduce the diesel emissions, including diesel
particulate matter and nitrogen oxides, produced during the operation of this
warehouse.

Trucks

4.1.1) On-Road Trucks — All diesel trucks with a gross vehicle weight rating over 14,000
pounds entering the site of this warehouse must comply with the Truck and Bus
Regulation of CARB which is in effect at the time of operation of the truck(s).

4.1.2) Drayage Trucks! - Should Good Eggs receive cargo from the maritime terminals, an
intermodal rail yard, or property of the Port of Oakland, the trucks doing so must comply
with the Drayage Truck Regulation (DTR) of the California Air Resources Board (CARB)
which is in effect at the time of operation of the truck(s). See California Air Resource
Board’s Drayage Truck Regulation for more details, including truck engine year
requirements and truck registry requirements.

4.1.3) Trucks with transport refrigeration units (TRUs) — Roughly half the semi-truck
deliveries and 2/3 of the box truck deliveries arrive at the Good Eggs facility in
refrigerated vehicles. Electrical outlets are planned and required to be installed at the
loading docks serving the refrigerated portion of the facility so trucks can run
refrigeration with electricity while loading and unloading. Good Eggs shall use “good
faith” efforts such as posting signs on the loading dock indicating plug-in availability and
email notification to vendors encouraging use of plug in capable vehicles at the Good Eggs
facility to maximize the number of deliveries with plug-in refrigeration compatible
delivery trucks with the goal of 100%. Good Eggs would be responsible for ensuring use of
electrical outlets during loading and unloading per Section 4.1.4 below.

! Drayage trucks are defined by CARB as diesel-fueled Class 7 or Class 8 Trucks with gross vehicle weight
rating 26,001 Ibs. or more that transport cargo, containers, or chassis to or from a port or intermodal
rail yard in CA.
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4.1.4) Idling Rules for all trucks - All size and types of in-bound and out-bound delivery
vehicles shall be prohibited from idling more than 2 minutes when loading and unloading
or staging at this site. The idling rules shall be posted in easily-visible locations on-site and
shall be enforced by Good Eggs.

4.1.5) Management of Loading Docks or loading/unloading - A dock management or
loading/unloading system shall be developed and implemented by Good Eggs for delivery
requirements to ensure that truck idling times do not exceed two minutes when the
trucks are onsite, and that electric capable TRU’s are plugged-in, and that on-site TRU
diesel engine runtime be no more than fifteen minutes.

4.1.6) Compliance with Truck Routes and with the West Oakland Truck Management
Plan — All trucks serving the Good Eggs warehouse must use designated truck routes to
arrive and depart from this building. Additionally, such trucks shall comply with the West
Oakland Truck Management Plan (approved by the City and Port on April, 2019), or with
other City-approved truck regulations in effect at the time of operation of the truck
serving this tenancy.

4.1.7) CARB Compliance for Trucks -

a. Compliance with applicable air quality regulations for commercial trucks and vans
are required including, but not limited to, the CARB Tractor-Trailer Greenhouse Gas
Reduction Regulation, Periodic Smoke Inspection Program, Statewide Truck and Bus
Regulation or Drayage Regulation.

b. All truck fleets owned by Good Eggs, or under contract with Good Eggs to provide
delivery services to/from this warehouse, shall provide proof of compliance through
CARB certificates of compliance or copies of annual smoke test results.

Off-Road Equipment used in the Good Eggs operation
4.1.8) Off-Road Equipment

a. Outdoor off-road equipment over 25 horsepower, including but not limited to yard
equipment, exterior forklifts and pallet jacks, shall be zero and near-zero emission
equipment. This includes Tier 4i or Tier 4 diesel equipment (or equivalent if Tier system
is not applicable to a particular piece of equipment). Such equipment can also be
electric, propane, bio-diesel, and alternative-fueled equipment.

b. Indoor off-road equipment including but not limited to interior forklifts, scissor lifts,
pallet jacks and “order pickers” shall be electric, propane or alternative-fueled
equipment.
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¢. Good Eggs shall submit an equipment list of all off-road equipment to be used both
indoors and outdoors to demonstrate that zero and near-zero emission (including Tier
4 or 4i diesel equipment or equivalent) equipment, or electric, propane, bio-diesel or
alternative-fueled equipment will be used during operations.

d. All off-road equipment shall be properly serviced and maintained
throughout the life of the equipment.

e. Compliance with all applicable CARB regulations for off-road diesel equipment
used at this site is required, including but not limited to the Diesel Off-Road Online
Reporting System (DOORS) and the Equipment Identification Number (EIN).

f. Also see Section 4.3 of this Plan related to the Technology Review Program.

4.1.9) Idling Rules for off-road equipment - Diesel off-road equipment shall be prohibited
from idling more than 2 minutes when loading and unloading, staging, or when not in
active use. See CARB regulation for in-use off-road diesel vehicles for clarification of what
is considered idling. The idling rules shall be posted in easily-visible locations on-site.

4.2 Participation in Emissions Reduction Demonstration Projects

Good Eggs shall evaluate emission reduction demonstration projects that promote
technological advances in improving air quality. Examples of some demonstration projects
include but not limited to: CNG/LNG trucks energy generation via alternative systems
electricity.

Good Eggs is encouraged to utilize innovative and cleaner technology/equipment
from operations in other Good Eggs locations.

Good Eggs will provide contact information to the BAAQMD for receipt of information
regarding grants, vouchers and other funding opportunities for demonstration
opportunities.

Good Eggs will report on demonstration projects considered per the Technology Review Program
below.

4.3, Technology Review Program

Good Eggs shall use cleaner technology over time as it becomes more readily available,
practical and economically feasible. To accomplish this, Good Eggs shall review new
technology every three years and with equipment turnover (prior to acquisition of, or
lease of) additional or replacement of Good Eggs fleet trucks or on-site equipment to see
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if zero or near-zero equipment is economically feasible and practical.

Good Eggs shall investigate and make part of such analysis, any grant, voucher or other
type of program that would help offset cost and / or otherwise make such equipment
available, practical and economically feasible. Good Eggs shall submit such technology
review to the City upon request.

If the technology review demonstrates that new technology/equipment will be effective
in substantially reducing emissions, is available, practical and economically feasible as
determined by Good Eggs, then Good Eggs shall implement such technology within 12
months.

4.4 Sustainable Design and Construction

Sustainable design of tenant improvements has a beneficial impact on long-term
emissions reduction, improved air quality and reduced energy consumption. Tenants
are required to comply with all applicable state and regional air quality regulations and
are required to implement the following:

4.4.1) LEED Gold — The core and shell of this building achieved a “Gold” level certification
per the United States Green Building Council’s (USGBC’s) Leadership in Environmental and
Environmental Design (LEED) rating system, which surpassed the requirements of the
statewide Title 24 building code requirements and the requirements of the SCA/MMRP.
As part of the Gold level Core and Shell certification, it is expected that the tenant
improvements (TI) will be performed under a separate scope and includes a provision to
include the following sustainable design measures in the Tl not a part of the shell build-
out.

Good Eggs must follow the design guidelines set forth under LEED Gold Core and Shell
system. This LEED addenda shall be included by Prologis as an exhibit to the tenant’s
lease. In 2018, requirements of LEED Gold include items such as:

e Bike storage, changing rooms and showers

¢ Low flow plumbing fixtures

e Energy efficient lighting, including light emitting diode fixtures (LED)

e Natural ventilation
Good Eggs is also encouraged, but not required, to obtain LEED-CI (Commercial
Interiors) certification, preferably also at a Gold level.

4.4.2) Title 24 Compliance - Tenant construction and improvements shall meet Title 24
(Building Energy Efficiency Program) of the International Building Code (IBC)/California
Code of Regulations (CCR) to satisfy Mitigation Measure 4-4.6. This will be required in
order to obtain a building or Tl permit from the City of Oakland.
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4.4.3) Renewable Energy and Infrastructure for charging Electric Trucks and Off-Road Equipment-—
a. The City encourages use of a renewable energy system or combination of systems
(solar/wind/mechanical/tidal/hydrogen) designed to offset 20% of building’s annual

electrical consumption. Good Eggs and Prologis are currently working on providing

solar panels to offset electricity demand with the plan to install once the exact

refrigeration and electrical loads are determined.

b. Rooftop solar photovoltaic (PV) power is preferred and is in the planning stages.

c. The shell building roof structure of this warehouse building has been designed to

support solar panel load.

d. The electrical rcom has been sized for additional future solar PV infrastructure.

4.5 Transportation Control Measures & Parking/Transportation Demand

Management Transportation Control Measures (TCMs) in MM4.4-5 are intended to
provide alternative ways for employees to commute to work at this warehouse.

Transportation Control Measures
In addition to the fair share program implemented by the City and the Port for the
OAB project, Good Eggs is required to implement TCMs 9, 11, and 13 per MM 4.4-5:

9 - Provide preferential parking for carpool and vanpool vehicles per City of
Oakland and LEED standards.

11 - Secure, weather protected bicycle parking shall be provided on-site, such as
through bike lockers. 13 — Showers and lockers will be provided part of the tenant
improvements.

Additionally, electrical vehicle charging stations for cars will be installed in the
parking lot of this warehouse and as well as necessary infrastructure in place for
future truck charging stations.

4.5.1) Fair Share Participation — The developer of this building is participating in the
City’s defined “fair share” program and has contributed to it’s fair share funded TCM
programs, as described in the Fair Share Program. The City shall take lead on
implementing the fair share program.

4.5.2) Parking and Transportation Demand Management — Good Eggs shall prepare and
implement a Parking and Transportation Demand Management Plan per SCA TRANS-1,
consistent with the number of onsite employees, with the goal of reducing drive-alone
commute trips during the peak trafficperiods.

4.6 Quantification of Diesel Emissions
The 2012 Initial Study/Addendum analyzed whether the OAB Project (as defined in
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Chapter 2 of the Initial Study/Addendum) would result in total OAB Project emissions
which exceed 1999 BAAQMD Significance Thresholds as specified in the 2012
Addendum. Such Thresholds are established for reactive organic gases, nitrogen oxides
(NOx), particulate matter (PM) 10 and PM2.5; the applicable Threshold for each of
these pollutants as clarified on page 132 of the Initial Study/Addendum was 15 tons per
year. Table 3.3-8 on page 150 of the Initial Study/Addendum shows that OAB Project
emissions of NOx exceed the Threshold of Significance, while also showing that the
other pollutants do not exceed the Threshold of Significance.

Operations of the Good Eggs facility shall, as stated in MM 4.4-4, “strive to reduce
contributions to West Oakland diesel emissions to less than significant levels”, using the
thresholds of significance identified in the 2012 Initial Study/Addendum. Reducing diesel
emissions will have two benefits: reducing NOx and reducing PM2.5, which is a toxic air
contaminant.

To determine if the diesel emission reduction actions required by this Plan will reduce
emissions associated with operations of the Good Eggs facility to a less than significant
level, such emissions are quantified below.

This was done by quantifying the emissions from diesel trucks which will serve the Good
Eggs facility using the Institute of Transportation Engineers (ITE) Trip Generation 10t
edition OR actual verifiable data of the Good Eggs daily truck and passenger vehicle trips,
and the most recent California Emissions Model (CALEEMod}) to quantify emissions per
ton per year for their operations.

RESULTS: This quantification of emissions was undertaken in August 2019 using data
from Good Eggs on the daily truck and passenger vehicle trips and the CalEEMod
2016.3.2 model. This analysis looked at three different points in time: 1) At launch below
full capacity (2019); full capacity (2022); and at 2024. The analysis showed that NOx
emissions will be: 1) 0.66 tons per year at launch; 2) 0.84 NOx at full capacity in 2022 and;
3) 0.68 NOx in year 2024 (Exhibit A). A separate analysis was prepared to quantify the
TRU emissions associated with the project while idling and while traveling through the
local community. The TRU NOx emissions will be: 0.27 tons per year in 2019 and 0.46
tons per year in 2022 and 2024. The total NOx emissions including vehicles and TRUs will
be: 0.92 ton per year in 2019, 1.30 tons per year in 2022, and 1.14 tons per year in 2024.
This amount is below the Threshold of Significance for NOx which, per the 2012 Initial
Study/Addendum, was 15 tons of NOx per year. As stated previously, the 2012 Initial
Study / Addendum found that PM2.5 emissions associated with the trucks from this
facility fall below the individual project threshold of increased cancer risk: less than 10
cases per million, non-cancer hazard index less than 1.0, and PM2.5 level of less than 0.3
ug/m?3 annual average.
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4.6.1 As other uses and facilities are constructed at the OAB, the required operational air
quality plan for each individual project will quantify its individual emissions and provide a
calculation for the cumulative emissions of all permanent projects at the OAB based on

the prior operational air quality plans against the Thresholds.

4.6.2 If emissions per tenant exceed the Threshold of Significance when added

together with other permanent operations under way at the OAB, then all tenants
will meet and discuss with the City what other feasible measures can be implemented
to further reduce emissions from operations. Any measures agreed to by both City
and tenants shall be implemented within a reasonable time period agreed upon by
the City and the tenant(s).

5. PLAN IMPLEMENTATION

Good Eggs shall submit to the City’s Environmental Review Officer documentation of
compliance with each element of this Plan per table 2 below. The City will be responsible

for reviewing and approving the compliance.

Such compliance shall be subject to audit at City’s discretion, not more than one per
year, other than the Technology Review which is to be submitted to the City every

three years. The City shall give 30daynotice prior to audit. The results of the

compliance audit shall be available upon request and posted to the City’s website.

Table 2 - Operational AQ Plan Compliance Summary Table Example

ID Description of Plan Element Compliance Required Date of
Method/Description Compliance
4.1 T/E Diesel Emission
Reduction
4.1.1 - Drayage Trucks [provide truck or truck If operations
fleet compliance change such
certificate] that drayage
trucks are used;
upon audit.

4.1.2 - On Road Trucks

[provide truck fleet
compliance certificate])

Prior to occupancy
and
upon audit.

4.1.4 - Off Road Equipment

[provide off-road equipment
fleet info; participate in CARB

Prior to occupancy
and

DOORS upon audit.
program]
4.1.6 - Idling Rules [provide idling policy signage] Prior to
occupancy
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4.1.7 - Dock Management

[provide a plan to monitor truck
deliveries and potential
queuing]

Prior to
occupancy

4.1.8 - CARB Compliance

[provide fleet info]

Continuous; upon
audit

emissions If cumulative
threshold exceeded, Tenants
and City will meet and discuss
other feasible reduction
measures to be implemented
within an agreed upon time
frame.

4.2 Sustainable Tl Design

4.2.1 ~ LEED Gold Compliance  [reference plan sheets or Prior to
submittals where LEED occupancy
Addenda
items are shown]

4.2.2 - Title 24 Compliance [provide statement on Prior to issuance
sheet indicating T24 of building permit
compliance] forT!

4.2.3 — Renewable Energy [describe solar PV or other If proposed, prior to
onsite renewable energy system occupancy or per
— KW generation] Technology Review

4.3 Transportation Control

Measures

4.3.1 - Fund Fair Share [City assessed fair share] Paid by Prologis in

Programs full

4.3.2 - Parking/TDM Program  [provide a plan to reduce Prior to occupancy
employee single-driver traffic]

4.4 Demonstration Projects
4.4.1 - Demo Projects [provide any demonstration Continuous
Participation projects]

4.5 Technology Review

4.5.1 — Technology Review [provide periodic updates over Continuous

Program time]

4.6 Quantification of NOx As needed
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Timing to implement most of these plan elements will happen as the tenant
improvements are constructed or as operations begin. However, Prologis nor the tenant
controls the implementation timing of the fair share program elements. The fair share
elements are City-led programs.

From time to time, tenant may be required to provide reporting on the progress or
maintenance of various plan elements (for example, updating truck fleet as new vehicles
are purchased). Any update requests shall be initiated by the City and tenant shall
provide the requested information.
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Exhibit A

This is a Summary of the report done by Mitchell Air Quality August 2019 submitted to
the City and is included in this plan as Exhibit B.

Quantification of Diesel Emissions for the Good Eggs facility at CE-1

In order to determine if the diesel emission reduction actions required by the Air Quality
Plan for Operations of the Good Eggs Facility at the CE-2 Warehouse will reduce NOx
emissions below the Thresholds of Significance specified in the Initial Study/Addendum for
development at the Oakland Army Base Project, the emissions associated with operations
of the Good Eggs facility was quantified. This quantification of NOx emissions was
undertaken in March 2019 using data from Good Eggs on the daily truck and passenger
vehicle trips and the CalEEMod 2016.3.2 model and updated in August 2019 to include
emissions from Transportation Refrigeration Units (TRU). Specifically, the Good Eggs
operations relies mostly on gasoline powered box trucks and vans for incoming deliveries
and exclusively with gasoline powered box trucks and vans for outbound deliveries. As
such, Good Eggs has approximately 7 daily diesel powered semi- trucks per day at launch
(14 two-way trips per day) and approximately 10 diesel powered semitrucks per day at full
capacity (20 two-way trips per day). The project is expected to generate 543 two-way trips
per day including all trucks, vans, and cars used for incoming and outgoing deliveries and
500 employee trips per day at full operation.

This analysis showed NOx emissions will be 1.14 tons of NOx per year which is well
below emissions estimated in 2012 for a transloading warehouse of this size (2.91
tons per year), well below the Threshold of Significance which is 15 tons per year.

Tenant Size of Number of | Number of NOx NOx Threshold of
lease area | daily daily emissions emissions Significance
truck/van/ | employee estimated estimated in | for NOx in
car trips in 2012 for | in 2024 tons/year®
delivery a based on
trips transloading | Good Eggs
warehouse | use?
of thissize | (tons/year)
{tons/year)
Good Eggs 116,246 543 500 291 114 15

As stated in Section 4.6 of the Air Quality Plan for Operations of the Good Eggs facility at the
CE-2 Warehouse other tenants at the OAB Project will be required to quantify the emissions
associated with their operations. These estimates will form a calculation for the cumulative
emissions for all permanent projects at the OAB to determine if cumulative emissions stay
below the Threshold of Significance. See Section 4.6 for more details.

Toxic Air Contaminants
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PM2.5 emissions associated with the trucks serving this facility fall below the individual
project threshold of increased cancer rise: less than 10 cases per million, the non-cancer
hazard index less than 1.0, and PM2.5 level of less than - 0.3ug/m? annual average. As shown
in the following table, PM2.5 emissions from the Good Eggs facility in 2022 would not
exceed the 1999 BAAQMD threshold.

Tenant Size of Motor TRU Total Threshold of
lease area | Vehicle Emissions Emissions Significance
Emissions (tons/year) (tons/year) | for PM2.5 in
(tons/year tons/year?
)
Good Eggs 116,246 0.29 © 0.002 0.29 15

The Air Quality Plan includes two measures to reduce PM2.5 emissions from the project
from on site trucks. The first measure requires the loading docks to be electrified so that
trucks with TRUs with plug in capability can run their refrigeration systems on electricity
instead of using diesel power. TRU PM2.5 emissions are zero when operating on electricity.
The loading dock electrification measure would provide a PM emission reduction from TRU
use of 0.10 pounds per year in 2022. The second measure provides a commitment to
prohibit idling for more than 2 minutes when the trucks are onsite. This provides a 60
percent reduction in idling emissions when compared with compliance with the ARB’s idling
regulation which limits idling to 5 minutes. This measure would reduce PM2.5 emissions by
0.012 pounds per year. Although the reductions appear small, they provide substantial
benefits for people working on or near the loading docks and parked trucks.

2 Quantification of emissions from diesel trucks serving the Good Eggs facility was done based on data
from Good Eggs estimating the daily truck and passenger vehicle trips, and the current California
Emissions Model (CalEEMod) 2016.3.2.

3 Thresholds of Significance are as specified in the 2012 Initial Study/Addendum, pages 132 and 133.
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Exhibit B

Quantification of Diesel Emissions for the Good Eggs Facility at Building 2 Warehouse
in Oakland, California
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Mitchell Air Quality
Consulting

August 1, 2019

Patricia McGowen, Environmental Coordinator
City of Oakland, Bureau of Planning

250 Frank H. Ogawa, Suite 3315

Oakland, CA 94612

Subject: Quantification of Diesel Emissions for the Good Eggs Facility at Building 2 Warehouse in
Oakland, California

Dear Ms. McGowen:

Mitchell Air Quality Consulting (MAQC) prepared a revised assessment to determine the truck and
passenger vehicle emissions associated with the Good Eggs Facility in Building 2 including transportation
refrigeration units (TRU). The purpose of the assessment is to determine if the diesel emission reduction
actions required by the Air Quality Plan for Operations of the Good Eggs Facility at the Building 2
Warehouse will reduce NOx emissions below the Thresholds of Significance specified in the Initial
Study/Addendum for development at the Oakland Army Base Project. The analysis focuses on oxides of
nitrogen (NOx) which exceeded the Bay Area Air Quality Management (BAAQMD) threshold of significance
in the 2002 EIR and 2012 IS/Addendum studies. The assessment also quantified PM.s which is used as a
surrogate for diesel particulate matter (DPM). PMyo was also provided in the analysis for information only.

Analysis Results

The analysis assessed emissions at three points in time. Good Eggs provided operations estimates for the
first year of operation in 2019 reflecting conditions at less than capacity and for 2022 reflecting full capacity.
A third model run was prepared for 2024 to match analyses prepared for other Oakland Army Base projects.
The analysis showed NOx emissions will be 0.66 tons of NOx per year for the Good Eggs portion of Building 2
in 2019 and 0.84 ton of NOx per year at buildout in 2022. Emissions in 2024 are predicted to decline to 0.68
tons of NOx per year. The project emissions are well below emissions estimated in 2012 for a transloading
warehouse of this size, which is 2.91 tons, and well below the Threshold of Significance which is 15 tons per
year. The analysis also found that exhaust PM10 emissions including TRUs at maximum operations in 2022
will be 0.017 tons/year, which fall well below the threshold of significance for PM10 of 15 tons/year, and
PM2s emissions will be 0.016 tons/year (there was not a Threshold of Significance for PM, s applicable to the
2012 project). Although there was not an applicable threshold for PM.s, it should be noted that emissions
for PM2s will not exceed the BAAQMD 2011 PM5 Threshold of Significance which is 10 tons per year.

The analysis used CalEEMod 2016.3.2 to estimate project emissions with trip generation rates based on
information provided by the tenant for daily delivery van and truck trips and numbers of employees that will
work at the project site in the first year and at full operations. Good Eggs indicated that at full operation
they will generate 10 incoming and 10 outgoing truck semi trips per day, 78 incoming and 78 outgoing trips
using gasoline fueled box trucks, and 83 incoming and 83 outgoing trips using gasoline fueled delivery vans.
An additional 22 incoming and 22 outgoing trips will be generated from deliveries using passenger cars and



Patricia McGowen
August 1, 2019
Page 2

light trucks. The facility is expected to employ a peak of 300 people at full operation which would generate
250 incoming and 250 outgoing trips per day during their commute to work and home assuming an average
vehicle ridership of 1.2 people per vehicle. The analysis uses EMFAC 2017 emission factors for the truck
emissions using the composite vehicle age distribution and composite speed.

The project will include trucks equipped with transportation refrigeration units (TRU) powered by diesel
engines. Good Eggs estimates that half of the semi-trucks and two thirds of the box trucks will be equipped
with TRUs. There are a wide variety of TRU designs installed on refrigerated trucks. The most common are
powered by a small diesel engine (average is about 34 horsepower (HP) and they operate when the vehicle
is parked and when moving. Some configurations use a diesel generator that runs the cooling system with
electricity. Some of these systems can plug in at loading docks using grid power to operate the cooling
system or they can operate on power from the diesel engine when no plug in is available. The Good Eggs
loading docks will have plug in capability, so those trucks would have no TRU emissions while at the loading
docks. Some TRUs {mostly small refrigerated box trucks and vans) are powered by the truck engine and do
not use an auxiliary diesel TRU engines. Those trucks produce no TRU emissions while driving between
destinations. The ARB estimates that approximately 60 percent of semi-trucks are plug-in capable. The
analysis assumed that all TRUs would be diesel powered and 60 percent of the semi-trucks would be
plugged in at the loading docks. The onsite semi-truck TRU emissions would be reduced by 30 percent based
on these assumptions. Over time, more and more TRUs are expected to include plug in capability to take
advantage of fuel savings and to comply with regulations.

A TRU emission analysis was prepared for the project for NOx and PM emissions. The analysis uses ARB
emission factors for TRUs. The ARB Airborne Toxic Control Measure for in-use Diesel Fueled TRU and TRU
Generator Sets, and Facilities Where TRUs Operate requires the retrofit or replacement of all TRUs with units
meeting Ultra-Low Emission standards by 2019 (0.02 g/bhp-hr) to reduce diesel particulate matter. This
means that all trucks with TRUs accessing the site will meet this standard in 2022. The TRU NOx emission
factor used in the analysis is 4.74 g/bhp-hr based on ARB composite offroad emission factors. TRUs for the
2019 model year have an emission factor of 2.72 g/bhp-hr, showing that emissions will decline as newer
TRUs replace older higher emitting models. The TRUs are assumed to run 50 percent of the time to maintain
the appropriate temperature. The on-road operating time was based on the time to travel the average trip
length within the community (CalEEMod default 7.3 miles at 30 mph). The time of TRU operation onsite was
estimated at 1 hour per day per TRU based on assumptions use for other projects. A summary of the
analysis results for full operation in 2022 is provided in Table 1. The annual NOx emissions for TRU operation
were added to the truck emissions shown in Table 2.

The loading dock electrification measure would provide a PM emission reduction from TRU use of 0.06
pounds per year in 2019 and 0.10 pounds per year in 2022. NOx reductions from this measure are 14.65
pounds per year in 2019 and 24.12 pounds per year in 2022.

The project’s Air Quality Plan includes a commitment to prohibit idling for more than 2 minutes when the
trucks are onsite. This provides a 60 percent reduction in idling emissions when com pared with compliance
with the ARB's idling regulation which limits idling to 5 minutes. This measure would reduce NOx emissions
by 10.18 pounds per year and PM emissions 0.012 pounds per year.
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Table 1: Building 2 (Good Eggs Portion) Project TRU Emissions 2022

Source PM lbs/year PM (tons/year) NOx lbs/year (ton'\sl?;ear)
On Road Use Semis 0.658 0.000 156.6 0.078
On Road Use Box Trucks 1.723 0.001 410.1 0.205
Total On Road TRU Operation 2.381 0.001 566.7 0.283
On Site Use Semis . 0.338 0.000 80.4 0.040
On Site Use Box Trucks 1.179 0.001 280.6 0.140
Total On Site TRU Operation 1.517 0.001 . 361.0 0.181 -
Total On Road and On Site 2022 3.898 0.002 927.7 0.464
Notes
1 Modeling assumptions and emission calculations are provided in the attached spreadsheet.

Good Eggs project emissions based on project specific information and the emissions allocated to this
building in the 2012 Addendum are shown in the following Table. It isimportant to note that Good Eggs
hopes to transition it internal fleet to electric delivery vehicles by 2021 depending on availability and
affordability of appropriate electric vehicles in the marketplace. The reductions in TRU emissions from use of
electric plug ins is included in the results.

The project reactive organic gas (ROG) emissions in the 2012 Addendum did not exceed the BAAQMD 1999
threshold (15 tons per year); therefore, the impact was less than significant and no mitigation measures
were required to reduce ROG. Modeling results for the Good Eggs project at maximum operations levels in
2022 show that ROG emissions would amount to 0.27 tons per year which is only 1.8 percent of the 1999
threshold.

Table 2: Building 2 (Good Eggs Portion) Project NOx Emissions

Emissions (tons/year)

Daily Truck
and Daily NOx (2012 EIR NOy (2022 Based
Lease Delive Employee Transload on Good Eggs
Area (sf) Van Trirpys Oth‘;r “;ripé Warehouse Data) gb BAAOMD £999
NOx Threshold
Good Eggs 116,052 343 543 ‘ 291 1.29 151
Notes

i Thresholds of Significance are as specified in the 2012 Initial Study/Addendum, pages 132 and 133.

2 Quantification of emissions from diesel trucks serving the facility uses information provided by Good Eggs including:
estimated number of daily truck and passenger vehicle trips, and truck fleet mix for the types of trucks used by the
facility. Emissions were calculated using CalEEMod 2016.3.2.
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Toxic Air Contaminants

MAQC reviewed the air quality discussion contained in the 2012 IS/Addendum (for the OAB Project) and
the 2002 EIR (which analyzed a larger redevelopment project, see Project Description in the 2002 EIR).
The health risk discussion in the 2012 IS/Addendum referring to the results of the 2002 EIR assessment
indicated that increased cancer risk from emissions for the entire OAB project were 10 in a million at
receptor locations in West Oakland and 62 in a million at the property line. The BAAQMD project level
threshold of 10 in a million increase in cancer risk applies to the most impacted offsite receptor. The
current project no longer includes day care facilities or schools within the project site. The 2012 EIR did
not include a receptor location map or an impact contour map to show the location of receptors used to
determine the impact. However, the 2012 project is assumed to have included onsite receptors at day
care facilities within the Research and Development/Office component that is no longer part of the
project. A recreational receptor was also included for people fishing at the waterfront areas, but that
receptor is located upwind of the Gateway and City of Oakland Port project area and would receive most
of its impacts from ships and trucks loaded at the port. Therefore, the most impacted receptor for the
current project would be located in West Oakland approximately 1,500 feet from the project boundary.
DPM emissions have dropped substantially since 2002 and the health risk impacts would be
proportionally lower with the reduction in DPM emissions. The analysis includes onsite and off-site DPM
emissions from trucks equipped with TRUs. The TRUs add about 3.9 pounds per year of DPM at full
project operation in 2022. The project onsite emissions are estimated at 1.5 pounds per year, which at
1,500 feet from the receptor would not add significantly to cancer risk in the community because of the
effects of dispersion on the pollutant concentrations. The on-road emissions from the project are
estimated at 2.4 pounds per day. The on-road emissions would occur along the 7.3 miles traveled for
each trip in the community. Therefore, the emissions at any given point along the route would be a small
fraction of the total emissions along the travel routes used by the trucks. In addition, except for incoming
semi-truck deliveries to the facility, all delivery vans and trucks are gasoline powered and generate no
DPM emissions. Therefore, the impacts associated with toxic air contaminants for the Good Eggs use at
Building 2 (CE-2) would also fall below the thresholds of significance for toxic air contaminants.

Summary and Conclusion

Project emissions are well below all BAAQMD thresholds of significance for these pollutants. Toxic
emissions at the most impacted receptor location is now expected to be less than significant. The
project’s emissions will continue to decline as fleets serving the project comply with new regulations and
adopt new technologies. The project will achieve additional reductions from implementation of onsite
measures included in the facility’s Air Quality Plan to reduce idling beyond ARB regulation from 5
minutes to 2 minutes and to install electric plug-ins at loading docks to reduce TRU use. The reduced
idling measure provides a 60 percent reduction in idling emissions. The loading dock electrification
measure reduces semi-truck TRU use by 30 percent.

If you have any questions regarding this analysis, please call me at (559) 246-3732, or via email at
dmitchell@mitchellag.com

Sincerely,



Patricia McGowen
August 1, 2019
Pages

Paowid M. Visdot(

David M. Mitchell, Owner
Mitchell Air Quality Consulting
1164 E. Decatur Avenue
Fresno, CA 93720
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Good Egg Modeling Results

2019 Ops Nox
2019 Ops PM10
2019 Ops PM2.5

2022 Ops Nox
2022 Ops PM10
2022 Ops PM2.5
2022 Ops ROG

2024 Ops Nox
2024 Ops PM10
2024 Ops PM2.5
2024 Ops ROG

Trucks

0.635
0.2747
0.0805

0.7067
0.4302
0.1259
0.1889

0.5642
0.4289
0.1246
0.1682

Employee
0.0226
0.0716
0.0193

0.137
0.6254
0.1688
0.0823

0.1113
0.6253
0.1687
0.0823

Note: PM2.5 and PM10 results inlcude fugitive dust

Total
0.6576
0.3463
0.0998

0.8437
1.0556
0.2947
0.2712

0.6755
1.0542
0.2933
0.2505
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i THERMO KING

Specification Sheet
V-520 RT/V-520 RT MAX

ES300 - SPECTRUM Units

; Ty "’;V\
) g

ES500 - Single-Temp Units

Without SmartPower

AN

\

|

Thermo King has a Direct Drive unit Unit Features
to meet the needs of your specific
application —{fresh or frozen!

R-134a Refrigerant
for Fresh Applications

Engine Mounted Compressor

R-404A Refrigerant for
Frozen Applications




System Performance

V-520 RT Refrigeration Capacity V-520 RT and V-520 RT MAX System Specifications

Evaporator Airflow Capacity

V-520 RT MAX and V-520 RT SPECTRUM™
Refn'gerationA Capacity

et cooling capacity at 100°F ambient

All Thermo King equipment is backed by the Thermo King dealer service
network, with over 200 locations across North America.

% THERMO KING

@_ﬁ) Ingersoll Rand



Attachment E

City response to public comment letters



. Nichols, Chai
.:1 C A L I F O R N I A Jared BIumemr‘\Q?C?(?alENFI’Z gescrgtaé:‘l;

AIR RESOURCES BOARD Gavin Newsom, Governor

Comments in Red and Italic are City of Oakland responses to comments regarding the
Air Quality Plan for Operations of the Good Eggs facility
at 2000 Maritime Street.
(September 9, 2019)
May 20, 2019

Ms. Patricia McGowan

Environmental Coordinator

Planning and Building Department

City of Oakland

250 Frank H. Ogawa Plaza, Suite 3315
Oakland, California 94612

Dear Ms. McGowan:

Thank you for providing California Air Resources Board (CARB) staff the opportunity to
comment on the Air Quality Plan (Plan) for operations of the Good Eggs Fulfillment
Center (Project) located within the City of Oakland (City). The Project consists of the
operation of a 116,246 square foot warehouse facility located within an area designated
as CE-2 in the former Oakland Army Base (OAB). The Plan is required as part of the
2013 approved Standard Conditions of Approval/Mitigation Monitoring and Reporting
Program (SCA/MMRP) prepared for the 2012 OAB Redevelopment Initial Study
Addendum (IS/Addendum). The SCA/MMRP was adopted by the City to mitigate the
significant health and air quality impacts in the West Oakland community, and the
impacts to regional air quality resulting from the redevelopment of the former OAB.

Prologis is the lessee of a 232,785 square foot warehouse located within CE-2 of the
OAB. Prologis plans to lease half of the warehouse (116,246 square feet) to Good
Eggs, Inc. (Good Eggs). The tenant of the second half of the warehouse has not yet
been determined. Good Eggs plans to use the warehouse as a distribution hub for its
online grocery delivery service. According to the Plan, all outbound trips (i.e., grocery
deliveries) will use gas-powered box trucks, vans, and cars. Inbound trips (i.e., produce
deliveries from local farms) will use diesel-powered semi-trucks and gas-powered box
trucks, vans, and cars. At full capacity, the Project would result in 240 average daily
outbound trips and 146 average daily inbound trips. Of the average daily inbound trips,
44 will be from trucks equipped with transport refrigeration units (TRUs).!

The nearest residences within the West Oakland community are located approximately
1,570 feet east of the Project’s easternmost boundary. In addition to residences, the
Saint Patrick School, Oakland Freedom School, Vincent Academy, and McClymonds
High School are located within one mile from the Project site. The residences within the
West Oakland community are surrounded by existing toxic diesel particulate matter

! Transport refrigeration units (TRU) are refrigeration systems powered by integral diesel engines that protect perishable goods
during transport in insulated truck and trailer vans, rail cars, and domestic shipping containers.

arb.ca.gov 1001 | Street ® P.O. Box 2815 # Sacramento, California 95812 (800) 242-4450
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(PM) emissions sources including industrial uses, rail traffic along the Union Pacific rail
line, and vehicular traffic along Interstate 880 (I-880) and Interstate 580 (I-580).
According to a health risk assessment (HRA) prepared by CARB staff in 2008,
residences in the West Oakland community were exposed to air concentrations of
diesel PM that were substantially higher than average background levels in the Bay
Area.? Due to the Project’s proximity to residences and schools already
disproportionately burdened by multiple sources of diesel PM, CARB staff is concerned
with the potential cumulative health impacts associated with the combined operation of
the Project and existing and future projects within the OAB.

The State of California has placed additional emphasis on protecting local communities
from the harmful effects of air pollution through the passage of Assembly Bill 617

(AB 617) (Garcia, Chapter 136, Statutes of 2017). AB 617 is a significant piece of air
guality legislation that highlights the need for further emission reductions in
disadvantaged communities with high exposure burdens, like West Oakland where the
Project is located. The California Environmental Protection Agency (CalEPA) currently
defines a disadvantaged community, from an environmental hazard and socioeconomic
standpoint, as a community that scores within the top 25 percent of the census tracts,
as analyzed by the California Communities Environmental Health Screening Tool
Version 3.0 (CalEnviroScreen). CalEnviroScreen uses a screening methodology to help
identify California communities currently disproportionately burdened by multiple
sources of pollution. The census tract containing the Project is within the top 11 percent
for Pollution Burden.2 Diesel PM generated during the operation of the Project would
negatively impact the West Oakland community, which is already severely
disproportionally impacted by air pollution from existing freight facilities. CARB urges
the City to ensure that the Project does not add to the existing burden or erode the
anticipated benefits of regulatory requirements.

CARB staff is encouraged that the operation of the proposed warehouse to be occupied
by Good Eggs will include emission reduction measures and strategies such as electric
plug-ins at all loading docks, COz refrigeration, rooftop solar, and LEED Gold
certification. However, more must be done. The City, Prologis, and Good Eggs have a
unigue opportunity to set a national standard of how zero-emission technologies could
be used to substantially reduce or eliminate diesel PM, nitrogen oxides (NOx), and
greenhouse gases emitted from the Project site. The City has an obligation to protect
its residents, and the customers of Good Eggs should know the fresh produce and other
products delivered to them did not burden the surrounding community. To achieve this
standard, CARB strongly encourages the City, Prologis, and Good Eggs to use the

2Bay Area Air Quality Management District (BAAQMD), 2014. Improving Air Quality & Health in Bay Area Communities. April 2014.
Accessed at: http://www.baagmd.gov/community-health/community-health-protection-program/community-air-risk-evaluation-care-
program/documents

3 Pollution Burden represents the potential exposures to pollutants and the adverse environmental conditions caused by pollution.
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cleanest commercially-available technology now, and throughout the Project’s
operation. This important goal may be met by implementing the actions found in
Attachment A of this comment letter.

If Prologis and Good Eggs elect not to commit to the implementation of all actions listed
in Attachment A, the City should require Prologis and Good Eggs to prepare a HRA.
The HRA should evaluate the Project’s contribution to the health risk impact of the
portion of the 2012 OAB Redevelopment controlled by the City. To do this, the HRA
should evaluate health risk impacts under three scenarios: (1) an existing 2012
baseline, (2) future full build-out year baseline where none of the diesel PM reduction
measures proposed within the Plan are implemented, and (3) future full build-out year
where all of the diesel PM reduction measures proposed within the Plan are
implemented. The health risks modeled under both the existing and the future
baselines should reflect all applicable federal, state, and local rules and regulations.
The results of the HRA should be reported in the Plan and made available for public
review.

The HRA should report diesel PM concentrations, and cancer and noncancer risks to
residences located within West Oakland and adjacent affected communities. The
modeling presented in the HRA should be based on the latest Office of Environmental
Health Hazard Assessment (OEHHA) guidance (2015 Air Toxics Hot Spots Program
Guidance Manual for Preparation of Health Risk Assessments).*

CARB staff have reviewed the Plan for the Project (dated April 23, 2019) and air quality
technical memo (dated February 26, 2019) and have the following comments:

1. The Plan states that the City will determine whether stakeholders should be notified
if an amendment or exception to this Plan is requested or determined to be
necessary. In addition, the Plan states that the City will determine whether a
different Plan or an addendum to this Plan may be required upon the termination of
the Good Eggs lease. CARB staff urges the City to coordinate with all air quality
stakeholders, including CARB and BAAQMD, to determine if a change in the tenant
lease or Project operations would require a revised Plan for the Project.

The City agrees that communication with OAB stakeholders is important. While the City
will make the process determination, stakeholder notification is provided in Section 2.3 for
significant changes. The AQ Plan is revised to add stakeholder notification to Section 2.2.

4 Office of Environmental Health Hazard Assessment (OEHHA). Air Toxics Hot Spots Program Guidance Manual for Preparation of
Health Risk Assessments. February 2015. Accessed at: https://oehha.ca.gov/media/downloads/crnr/2015guidancemanual.pdf
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2. The Plan commits Good Eggs to implement a Technology Review Program. As part
of this program, Good Eggs will identify the cleanest commercially-available
technologies every three years. If the identified technologies are found to be
practical and economically feasible, Good Eggs will implement the technologies
within a 12-month period. Given the advancement in technology, the City should
require that these technology reviews occur every two years and be submitted to the City
for evaluation and approval, in consultation with BAAQMD and CARB.

Section 4.3 of the AQ Plan requires Good Eggs to review new technology every three
years and with equipment turnover, meaning prior to acquisition of, or lease of, new
equipment. This standard was required of prior lessees and we believe this is
appropriate and does not need to be reduced to every two years. Section 4.3 of the AQ
Plan also states that the technology will be implemented within 12 months, if found to
be available, practical, and economically feasible. Additionally, Section 4.2 of the AQ
Plan requires Good Eggs to provide its contact information to BAAQMD so that it may
directly receive, evaluate and participate in, as feasible, demonstration projects
including applying for grants, vouchers and other funding to offset the cost increase of
electric and alternative-fuel equipment, in consultation with BAAQMD.

3. The IS/Addendum did not compare the 2012 OAB Redevelopment Project
operational emissions to the BAAQMD's daily significance thresholds for reactive
organic gas (ROG), NOx, and particulate matter (including PMio and PMz5). Since
the IS/Addendum did not compare the 2012 OAB Redevelopment Project’s
operational emissions to all of the BAAQMD's operational significance thresholds, it
cannot be assumed that the 2012 OAB Redevelopment Project would not result in a
significant impact for these criteria pollutants. For this reason, the Plan should be
updated to report operational emissions for ROG, NOx, and particulate matter and
compare them to the latest daily and annual significance thresholds found in
BAAQMD’s CEQA Guidance.

Section 4.6 and Exhibit A of the AQ Plan include the estimated annual NOx emissions
associated with the Good Eggs operation. These emissions were found to be far below the
NOx emissions reflected in the 2012 IS/Addendum and far below the BAAQMD’s 1999 and
BAAQMD'’s current annual significance thresholds which are unchanged since 2011.The AQ
Plan also includes annual estimates of operational emissions for reactive organic gases and
particulate matter (PM10 and PM2.5) even though the entire OAB Redevelopment Project
was found to be substantially below BAAQMD'’s 1999 and current annual thresholds of
significance for reactive organic gases and particulate matter, as shown on Table 3.3-8 of the
2012 OAB IS/Addendum.

4. The Plan should include emission rates of diesel PM under two scenarios: (1) future
full build-out year of the portion of the 2012 OAB Redevelopment Project controlled
by the City where none of the diesel PM reduction measures proposed within the
Plan are implemented and (2) future full build-out year of the 2012 OAB
Redevelopment Project controlled by the City where all of the diesel PM reduction
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measures proposed within the Plan are implemented. Conservative assumptions
should be made for truck trip rates and TRU engine runtime when information is
unavailable. By reporting the diesel PM emission rates during the operation of the
entire increase in OAB development, the public will have a complete understanding
of the expected diesel PM that would result from the project despite the
implementation of all measures found in the Plan.

Consistent with your request, the AQ Plan is updated to include emission estimates of diesel
particulate matter (PM) under two scenarios: with and without the emission reduction
measures of the AQ Plan. An analysis of diesel PM without the mitigation measures of the
AQ Plan is included in the 2012 1S/Addendum for the entire OAB project. The results shown
on Table 3.3-8 of the IS/Addendum show that PM10 would be 0.8 tons/year and PM2.5 would
be 0.7 tons/year. Both of these are for the entire OAB Project and both are well below the
thresholds of 15 tons/year and 10 ton/year respectively.

5. According to the Plan, approximately 44 inbound trucks will be equipped with TRUSs.
However, modeling in support of the Plan did not account for diesel exhaust and
idling emissions from the operation of TRUs. CARB staff is concerned that TRUs
operating within the Project site and traveling along local roadways in the West
Oakland community could result in exposure to diesel exhaust emissions that would
result in a significant cancer risk. The air emissions modeling for the Project should
be revised to account for emissions emitted by trucks with TRUSs.

As requested, the AQ Plan has been updated to revise the emission estimate for
operations of the Good Eggs facility to include diesel emission estimates from the expected
number of TRU-equipped trucks and vans. See Exhibit A. That analysis estimates that the
NOx emission from the TRU’s is 0.464 tons per year. The TRU emissions added to the
truck emissions as combined NOx emissions for operation of this site are estimated to be
1.30 tons per year. (See Quantification of Diesel Emissions for the Good Eggs Facility at
Building 2 Warehouse in Oakland California, Mitchell Air Quality Consulting, July 23, 2019.)
The 2012 IS/Addendum estimated NOx emissions for operations of a warehouse of this
size to be 2.91 tons of NOx per year. Therefore, when the NOx emissions from TRU’s are
added to NOx emissions from the trucks serving this warehouse, the estimated emissions
of 1.30 tons per year are well below the CEQA threshold of 15 tons per year as used in the
2012 OAB IS/Addendum (see Table 3.3-8).
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6. The Plan used CalEEMod’s 7.3-mile default trip distance for a cold storage
warehouse to model the Project's mobile emissions. According to the Plan, inbound
deliveries of fresh produce will originate from local farms. The closest farm to the
Project site is located in Solano County, approximately 30 linear miles northeast of
the Project site. Since the inbound deliveries of produce will be further than
7.3 miles, the air pollutant emissions reported in the Plan should be remodeled using
Project-specific trip distances.

The location of Good Eggs suppliers is generally local distributors and changes throughout
the years and seasons. It is too speculative to identify specific farms or suppliers. Further,
the 2012 IS/Addendum estimated emissions for trucks and cars is based on an on-site trip
duration of 30-minutes, at an average speed of 15 mph. This equates to a trip distance of
7.5 miles. Also, the 2012 IS/Addendum provides mitigation measures designed to reduce
OAB Project impacts from diesel emissions on-site and within the nearby West Oakland
community. Mitigation Measure 4.4-4 requires a truck diesel emission program which strives
to reduce redevelopment related contributions to the West Oakland diesel emissions
particularly, to less than significant levels. The 2012 IS/Addendum is written to imply a local
focus regarding truck diesel reduction analysis rather than a regional focus. Trip distances,
of approximately 7.5 miles, used in the diesel emission analysis which formed the basis of
the AQ Plan, are consistent with what the 2012 IS/Addendum identifies as the geographic
study area for this analysis. Subsequent emission analysis for the OAB Project has and will
use the same or very similar trip distance so that comparisons to the 2012 IS/Addendum
can be made. To estimate the emissions for the Good Eggs operations, the CalEEMod
2016.3.2 default distance was used by the air quality consultant as the trip distance because
it is similar to the distance used in the 2012 IS/Addendum and because it is the standard
default distance used when running this emissions model.

Intentionally left Blank
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CARB staff urges the City to extend the 17-day review and comment period for this and
future air quality plans within the OAB to at least 45 days. An extension of the review
and comment period will allow stakeholders and members of the community more time
to review the Plans submitted by the City.

Staff agrees that the stakeholders need adequate time to review and comment on the air
quality plans. The City Council anticipated this when adopting Mitigation Measure Public
Outreach (MM PO-1 of the OAB SCA/MMRP). This mitigation measure requires that a 45-day
notification period occurs prior to the release of the draft AQ Plans. This is intended to give
stakeholders advance notice that an AQ Plan is being prepared and will be available for public
review. At the end of the 45-day notice, or shortly thereafter, the draft AQ Plan is then released
for 17-day review and comment period. This 17-day review period is consistent with many
other public review and comment processes in the City, and with City policy to establish the
same duration for public review and comment across City departments.

CARB staff appreciates the opportunity to comment on the Plan for the Project and can
provide assistance on zero-emission technologies and emission reduction strategies,
as needed. If you have questions, please contact Stanley Armstrong, Air Pollution
Specialist, at (916) 440-8242 or via email at stanley.armstrong@arb.ca.gov.

Sincerely,

Richard Boyd, Chief

Risk Reduction Branch
Transportation and Toxics Division
Attachment

cc:  See next page.
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CC:

State Clearinghouse
P.O. Box 3044
Sacramento, California 95812

Morgan Capilla

NEPA Reviewer

U.S. EPA, Region 9

75 Hawthorne Street

San Francisco, California 94105

Miss Margaret Gordon and
Brian Beveridge
Co-Directors

West Oakland Environmental Indicators Project

349 Mandela Parkway
Oakland, California 94607

Richard Grow, Lead
Environmental Justice Workgroup
U.S. EPA, Region 9

75 Hawthorne Street

San Francisco, California 94105

Anna Lee

Work Group Coordinator

Alameda County Public Health Department
1000 Broadway, Suite 500

Oakland, California 94607

Dave Vintze

Air Quality Planning Manager

Bay Area Air Quality Management District
375 Beale Street, Suite 600

San Francisco, California 94105

Paul Cort

Staff Attorney

EarthJustice

50 California Street, Suite 500
San Francisco, California 94111
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ATTACHMENT A
Recommended Air Pollution Emission Reduction Measures
for Warehouses and Distribution Centers

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

Recommended Construction Measures

Comments in Red are City of Oakland responses to comments regarding the Air Quality Plan for
Operations of the Good Eggs facility at 2000 Maritime Street. The construction air quality plan
for this site responded to the construction-related comments below, incorporated best practices
based on those comments, was approved by the City Administrator, and is being implemented
during the construction of the warehouse. See Construction Management Plan for Construction
of CE-2 and CC-1 dated Oct. 23, 2017, approved by the City Administrator on Nov. 30, 2017.

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

2. Implement, and plan accordingly for, the necessary infrastructure to support the
zero and near-zero emission technology vehicles and equipment that will be
operating onsite. Necessary infrastructure may include the physical
(e.g., needed footprint), energy, and fueling infrastructure for construction
equipment, onsite vehicles and equipment, and medium-heavy and heavy-heavy
duty trucks.

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

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

5. In construction contracts, include language that requires all heavy-duty trucks
entering the construction site, during the grading and building construction
phases be model year 2014 or later. All heavy-duty haul trucks should also meet
CARB’s lowest optional low-NOx standard starting in the year 2022.1

11n 2013, CARB adopted optional low-NO, emission standards for on-road heavy-duty engines. CARB staff encourages engine
manufacturers to introduce new technologies to reduce NOy emissions below the current mandatory on-road heavy-duty diesel
engine emission standards for model years 2010 and later. CARB’s optional low-NO, emission standard is available at
https://www.arb.ca.gov/msprog/onroad/optionnox/optionnox.htm.


http://www.arb.ca.gov/msprog/onroad/optionnox/optionnox.htm

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

Recommended Operation Measures

Comments in Red and Italic are City of Oakland responses to comments regarding the Air Quality
Plan for Operations of the Good Eggs facility at 2000 Maritime Street.

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

Comments throughout this section recommend that contractual language be included in
tenant lease agreements requiring these operational measures. We agree; Section
1.1.4 of the AQ Plan states that “This Plan (meaning the AQ Plan) will become a
component of tenant lease documents.”

Additionally, we agree that the plan will include the requirement to use of the
cleanest technologies available for off-road equipment stating that such equipment
shall be zero or near-zero emission equipment. (See AQ Plan Section 4.1.8). This
means that electric, propane, bio-diesel and alternative-fueled equipment can be
used, and that if diesel equipment is used it must be Tier 4 or Tier 4 interim
equipment. This requirement is more restrictive than the CARB statewide
regulations for such equipment. Also, electrical charging stations for cars are being
installed in the parking lot and the approved construction drawings for the building
include the necessary infrastructure for future truck charging stations.

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

Section 2.1 of the AQ Plan is revised to include TRU electrical hookups at the four
loading docks which will serve the refrigerated portion of the building. Good Eggs
analyzed the refrigerated deliveries they receive at their current warehouse in San
Francisco and estimate that at peak operating capacity at the OAB facility,
approximately five refrigerated semi-trucks and 17 refrigerated box trucks are expected
to enter the site per day. Industry data and information from Good Eggs indicates that
the light and medium box trucks and vans use vehicle driven motors to operate and are
not diesel powered. According to CARB representatives, 60% of trucks with TRU’s in
California are plug-in capable. Based on this, it can be reasonably assumed that
approximately 13 trucks with TRU'’s that are plug-in capable would enter the site per
day. It can then also be reasonably assumed that no more than four trucks with TRU’s
that are plug-in capable would be on site at any one time. Therefore, queuing lines of

2CARB’s Technology Assessment for Transport Refrigerators provides information on the current and projected development of
TRUs, including current and anticipated costs. The assessment is available at
https://www.arb.ca.gov/msprog/tech/techreport/tru_07292015.pdf.
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trucks with TRU'’s not connected to an electric plug-in is not expected to occur. Further
the AQ Plan is revised to require Good Eggs to email a notification to each of its
vendors encouraging the use of plug-in capable vehicles at its facility. The AQ Plan
also is revised to include that the dock management system will ensure use of
electrical outlets during loading and unloading (See AQ Plan Section 4.1.3 and 4.1.5).

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

Section 2.1 of the AQ Plan requires that Good Eggs’ fleet, if it includes vehicles with
TRUs, will be plug in capable. Good Eggs will provide information to its vendors
regarding best available technology for clean TRUSs.

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

Good Eggs does not utilize diesel trucks in its fleet. Consistent with the Technology
Review requirement, Good Eggs has committed to evaluate transitioning its outbound
gasoline powered truck fleet to an electric powered truck fleet by 2021 (See AQ Plan
Section 2.1).

Include contractual language in tenant lease agreements requiring all TRUs,
trucks, and cars entering the Project site be zero emission.

See responses to comments 3 and 4 above. Requiring all cars and trucks that
enter this site be electric is beyond the reach of the adopted mitigation measures
for the OAB Project.

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

This is included. See Section 4.1.8 of the Plan: Off-road equipment used in the Good
Eggs operation.

Include contractual language in tenant lease agreements that requires all heavy-
duty trucks entering or on the project site to be model year 2014 or later today,
expedite a transition to zero-emission vehicles, and be fully zero-emission beginning in
2030.

The statewide Drayage and Truck/Bus Rules require trucks to meet 2010 diesel
emissions standards in January 2020 with a phase-in until 2023, at which time all trucks
serving the Good Eggs facility must comply with that requirement. Requiring trucks
serving this facility to exceed the statewide regulations for this site prior to the date
of the statewide regulation is not feasible which, for the purposes of CEQA, means
capable of being accomplished in a successful manner taking into account
economic, environmental, legal, social and technological factors because Good



Eggs does not own the in-bound delivery fleet. Also note that per Section 4.1.7 of
the AQ Plan verifying compliance with the CARB regulation is included and required
of Good Eggs. Also see response to comment 4 regarding transition to zero-emission
vehicles.

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

including CARB's Heavy-Duty (Tractor-Trailer) Greenhouse Gas Regulation,® Periodic
Smoke Inspection Program (PSIP),* and the Statewide Truck and Bus Regulation.®

Agreed, Section 4.1.7 of the Plan, which requires this for all trucks owned by Good
Eggs and under delivery contracts with Good Eggs for this warehouse. Also see
Section 1.1.4 of the Plan which states that the AQ Plan will be a component of the
tenant lease documents.

9. Include contractual language in tenant lease agreements restricting trucks and
support equipment from idling longer than five minutes while onsite.

Agreed, with an even shorter idle time than five minutes required per Section 4.1.3 of
the Plan. Additionally, Section 4.1.4 of the Plan states that Good Eggs is responsible
for managing the operation to ensure compliance with a maximum idling time of two
minutes.

10. Include contractual language in tenant lease agreements that limits onsite TRU
diesel engine runtime to no longer than 15 minutes. If no cold storage
operations are planned, include contractual language and permit conditions that
prohibit cold storage operations unless a health risk assessment is conducted
and the health impacts fully mitigated.

Agreed, the Plan will be revised to include an onsite TRU diesel engine runtime to no
longer than 15 minutes.

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

Agreed, per Section 4.4.3 of the AQ Plan, Prologis and Good Eggs are installing solar
panels onsite to offset the building’s electrical demand.

3In December 2008, CARB adopted a regulation to reduce greenhouse gas emissions by improving the fuel efficiency of heavy-duty
tractors that pull 53-foot or longer box-type trailers. The regulation applies primarily to owners of 53-foot or longer box-type trailers,
including both dry-van and refrigerated-van trailers, and owners of the heavy-duty tractors that pull them on California highways.
CARB'’s Heavy-Duty (Tractor-Trailer) Greenhouse Gas Regulation is available at https://www.arb.ca.gov/cc/hdghg/hdghg.htm.

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

5 The regulation requires newer heavier trucks and buses must meet PM filter requirements beginning January 1, 2012. Lighter and
older heavier trucks replaced starting January 1, 2015. By January 1, 2023, nearly all trucks and buses will need to have 2010
model year engines or equivalent. CARB’s Statewide Truck and Bus Regulation is available at
https://www.arb.ca.gov/msprog/onrdiesel/onrdiesel.htm.
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City of Oakland Response to BAAQMD comments about the
Air Quality Plan for Operations of the Good Eggs Facility at
2000 Maritime Street

September 9, 2019

May 20, 2019

Corey Alvin

City of Oakland Environmental Coordinator

City of Oakland Planning and Building Department
250 Frank H. Ogawa Plaza, Suite 3315

Oakland, CA 94612

RE: Air Quality Plan for the Operations of the Good Eggs Fulfillment Center
Dear Mr. Corey Alvin:

Bay Area Air Quality Management District (Air District) staff has reviewed the Air Quality
Plan for Operations (Plan) for the Good Eggs Fulfillment Center (Project). The Project will
occupy over 110,000 square feet of the Southeast Gateway warehouse. The Southeast
Gateway site is part of the Oakland Army Base (OAB) and therefore subject to Standard
Conditions of Approval (SCAs) and Mitigation Measures (MM) adopted by the Oakland
City Council (City) and Port of Oakland (Port) to lessen the significant air quality impacts
anticipated with buildout of the OAB. The OAB is adjacent to West Oakland, which is one
of the most disproportionately impacted communities for Toxic Air Contaminants (TACs)
and Particulate Matter (PM) in the Bay Area, and the focus of substantial efforts by the Air
District and others to reduce public exposure to these emissions.

Air District staff recognizes that the tenant, Good Eggs, has voluntarily committed to the
following measures that mitigate Project emissions:
e Limiting idling to two minutes for all in-bound and out-bound delivery vehicles,
o Developing a dock management program,
e Implementing zero and near-zero emission equipment,
e Installing LEED gold features, including bike storage, low-flow plumbing fixtures,
energy-efficient lighting, and natural ventilation,
e Using renewable energy, including on-site solar photovoltaic power, and
e [fcapable of plugging in, delivery trucks with transport refrigeration units are
expected to do so during loading and unloading at the dock.

While these actions will mitigate Project emissions, many of the other actions cited in the
Plan simply require the tenant to comply with existing regulations. Complying with
existing regulations, such as the California Air Resources Board Truck and Bus Regulation,
Drayage Truck Regulation, Tractor-Trailer Greenhouse Gas Reduction Regulation, and City
of Oakland truck routes and other truck regulations, is extremely important. However,
simply complying with the law is not a mitigation.

375 BEALE STREET, SuITE 600 * SAN FRANCISCO CA 94105 + 415.771.6000 » www.baagmd.gov
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To reduce emissions beyond what is required by law, the Plan should require:
e An aggressive schedule to transition the tenant’s fleet to zero-emissions vehicles,

Good Eggs has stated in Section 2.1 of the Air Quality (AQ) Plan they hope to have their
delivery fleet fully electric by 2021. Good Eggs is actively engaged with BAAQMD staff
regarding zero-emission grant funding. The Good Eggs fleet intended for use at this location
is comprised of eight non-diesel gasoline-powered sprint vans. Approximately eight more
new gasoline powered sprint vans or box trucks are needed and planned for purchase. Good
Eggs is not currently intending to purchase zero-emission vehicles at this time due to very
limited availability of electric sprint vans of the size and operational features needed for
their business and its need to expedite its launch date with a vehicle fleet of sufficient size
and operability. Good Eggs will continue to pursue zero-emission trucks in an effort to meet
the intent stated in Section 2.1 of the AQ Plan.

e Alltrucks entering the OAB property to meet 2010 diesel emission standards
immediately (i.e., ahead of regulatory deadlines),

The statewide Truck/Bus Rule require trucks to meet 2010 diesel emissions standards in
January 2020 with a phase-in until 2023. Any diesel trucks serving the Good Eggs
facility must comply with this requirement®. Inbound trucks delivering food and
supplies to the Good Eggs facility are not owned or operated by Good Eggs. These
trucks are owned and operated by independent operators, farmers, local food suppliers
or third-party trucking companies and per Section 2.1 of the AQ Plan approximately
75% of the delivery trucks are non-diesel. Requiring trucks serving this facility to exceed
the statewide regulations for this site prior to the date of the statewide requlation is
not feasible which, for the purposes of CEQA, means capable of being accomplished in a
successful manner taking into account economic, environmental, legal, social and
technological factors because Good Eggs does not own the in-bound delivery fleet. Also
note that per Section 4.1.6 of the Plan, verifying compliance with the CARB regulation is
included in the AQ Plan and required of Good Eggs.

o All trucks with transport refrigeration units to be capable of plugging in when at the
loading dock, and doing so, and

Electrical plugins for transport refrigeration units (TRU) are currently being installed for
four of the 12 loading dock stalls. These four loading docks are directly adjacent to and
serve the refrigerated portion of the warehouse and all refrigerated delivery trucks will
be directed to these specific loading docks. When at the electrified docks, all TRU’s that
are electric-capable will be required to plug into the electric power and turn off gasoline
or diesel engine powering the TRU. This will be specified in the dock management
system to be prepared and implemented by Good Eggs; Section 4.1.4 of the AQ Plan has
been revised to specify this requirement as part of the dock management system.

Per Section 2.1 of the AQ Plan, at peak operating capacity Good Eggs estimates that

L per Section 4.1.2 of the AQ Plan, Good Eggs is not a maritime operation and does not receive goods via
drayage trucks. However, should Good Eggs receive cargo from the maritime terminals, the Drayage Rule of
CARB would apply.
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approximately five refrigerated semi-trucks and 17 refrigerated box trucks? are
expected to enter the site per day, and will be staggered throughout the day. According
to CARB, 60% of trucks with TRU’s in California are plug-in capable. While semi-trucks
require more time than box trucks to unload, box trucks typically take no more than 15
minutes to unload, according to Good Eggs. Also, according to Good Eggs, no queuing
of trucks waiting to unload currently occurs at the San Francisco facility, largely due to
the quantity of goods delivered by small and medium sized trucks which unload quickly
based on their size.

Based on the CARB statistic and the Good Eggs estimate of number of refrigerated
trucks per day, it can be reasonably assumed that approximately 13 trucks with TRU’s
that are plug-in capable would enter the site per day. It can then also be reasonably
assumed that no more than four trucks with TRU’s that are plug-in capable would be on
site at any one time because a total of 23 trucks refrigerated trucks will be staggered
throughout the day. Therefore, queuing lines of trucks with TRU’s not connected to an
electric plug-in is not expected to occur.

According to Section 4.1.3 of the AQ Plan, “good faith” efforts shall be used to
maximize the number of deliveries with plug-in refrigeration compatible delivery trucks,
including requiring Good Eggs to email a notification to each of its vendors encouraging
the use of plug in capable vehicles at its facilities. As stated above, Section 4.1.4 of the
Plan has been revised to require Good Eggs be responsible for ensuring use of electrical
outlets during loading and unloading for all refrigerated vehicles that are electric-
capable.

e All cargo handling and material handling equipment to be zero-emissions, or at least the lowest
emission equipment available at the time of occupancy.

Agreed. Section 4.1.7 of the AQ Plan requires off-road equipment such as forklifts to be
zero and near-zero emission equipment which includes electric, alternative-fueled,
propane, Tier 4 or Tier 4 interim diesel equipment. Section 4.2 (Participation in Emission
Reduction Demonstration Projects) and Section 4.3 (Technology Review Program) all
work together to get the lowest emission equipment in use at this site.

In addition, Air District staff encourages the tenant to take advantage of the following Air District
incentive programs to reduce emissions from vehicles and equipment:

West Oakland Zero-Emission Grant Program: Grants for new zero-emission vehicles,
infrastructure and equipment in and around the West Oakland community
(www.baagmd.gov/WestOaklandZEV),

Charge! Program: Grants for the purchase and installation of publicly accessible electric
vehicle charging stations (www.baagmd.gov/Charge), and

Carl Moyer Program: Grants to upgrade or replace on-road vehicles as well as off-road
equipment (www.baagmd.gov/Moyer).

Agreed. Per Section 4.2 of the AQ Plan, Good Eggs will provide contact information to

2 Industry data indicates that most light and medium box trucks and vans use vehicle driven motors to operate and
are not diesel powered.
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the BAAQMD for receipt of information regarding grants, vouchers and other funding
opportunities for demonstration opportunities.

Since the OAB was approved in 2012, more stringent health based ambient air quality standards have
been promulgated by the U.S. EPA. Therefore, the adverse air quality impacts resulting from
development at the OAB will be more severe on public health than the impacts identified in the OAB
Environmental Impact Report. In addition, AB 617 was approved by the State Legislature in 2017, which
established the Community Air Protection Program. The focus of AB 617 is to reduce TACs and PM
emissions and exposure in communities most impacted by air pollution. Because of the
disproportionate impacts occurring within West Oakland, the community has been selected by the Air
District for the first AB 617 Community Health Protection Action Plan in the Bay Area.

Air District staff continues to be willing and ready to work with the City, Port, developers, and tenants
to develop an Air Quality Plan for Operations that will do more to protect the health of the West
Oakland community. If you have any questions or would like to discuss Air District recommendations
further, please contact Alison Kirk, Principal Environmental Planner, at 415-749-5169, or at
akirk@baagmd.gov.

Sincerely,

Greg Nudd
Deputy Air Pollution Control Officer

cc: BAAQMD Director John J. Bauters
BAAQMD Director Pauline Russo Cutter
BAAQMD Director Scott Haggerty
BAAQMD Director Nate Miley
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