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INTRODUCTION

When the Riverbank Army Ammunition Plant (RBAAP) was selected for
closure as part of the Base Realignment and Closure (BRAC) 2005 round, the
community of Riverbank lost not only a source of high-quality jobs, but to
some extent, a sense of security and identity. The RBAAP had, after all, been
a preeminent fixture in the City of Riverbank for more than six decades. The
Riverbank Local Redevelopment Authority (LRA) was formed to help guide
the City through the BRAC reuse process. The Department of Defense rec-
ognizes this local redevelopment authority as the entity responsible for taking
into account the goals and needs of the community and creating a redevelop-
ment plan for the closed facility before the property is transferred for rede-
velopment. This chapter provides background about RBAAP’s site and loca-
tion, describes the BRAC process and briefly summarizes the Base Reuse

Concept contained in this Plan.

A. RBAAP History

RBAARP is a federal, government-owned, contractor-operated industrial instal-
lation under the jurisdiction of the U.S. Army. The Plant, located at the
southeastern edge of the city, began operation in 1943 as an aluminum reduc-
tion plant supplying military requirements. It closed in 1944 and was used
for storage during the eight years that followed. In 1952, the Norris Ther-
mador Corporation, now known as NI Industries, Inc. (NI), was contracted
by the U.S. Army to manage the property and produce ammunition supplies
for use by the military. As production waned, NI was permitted to lease ex-
cess space on the site to private tenants through the U.S. Army’s Armament
Retooling and Manufacturing Support (ARMS) program. Tenants are mostly
involved in light and heavy industry, including plastics recycling, steel rebar
coating, filtration systems manufacturing and oil recycling (see Appendix A

for more detailed information on current RBAAP tenants).

RBAARP is in a state of transition and the change of ownership from federal to
local and/or private ownership will affect the City of Riverbank in several
ways. The reuse of the property is expected to create a diverse industrial and

manufacturing center where entrepreneurship, opportunity, environmental




RIVERBANK LOCAL REDEVELOPMENT AUTHORITY
BASE REUSE PLAN
INTRODUCTION

consciousness and local economic growth will thrive. The RBAAP Reuse
Plan addresses the opportunities and challenges by creating a thorough and
responsive redevelopment plan. The Plan proposes a strategy to transform
the site into a vibrant facility that retains and grows existing businesses, at-
tracts new businesses and establishes a new "green" economic cluster for long-

term regional job growth.

B. RBAAP Site Location

RBAAP is located in Riverbank, a growing city of 21,757 people in Stanislaus
County, 5 miles northeast of the City of Modesto, the county seat. It is lo-
cated approximately 90 miles east of Oakland and 70 miles southeast of Sac-
ramento, and connected to these and other California cities by highways and

rail. Figure 1-1 shows Riverbank’s location within the region.

RBAAP is composed of two non-contiguous sites, totaling 173 acres, as
shown within the city context in Figure 1-2. It is one of the few fully devel-
oped industrial areas in the city. The Main Site, located at the southeast por-
tion of the Riverbank City limits, comprises 146 acres and contains 191 struc-
tures, including the original aluminum smelting plant and military installa-
tion, as well as several structures that have been added since the early 1950s.
The 27-acre Evaporation/Percolation Ponds Site is located just north of the
City limits. It functions as an evaporation and percolation pond for the

treatment of industrial wastewater.

C. Riverbank & Regional Economic Conditions

This section briefly analyzes demographic and economic trends for River-
bank, as well as trends for the Modesto Metropolitan Statistical Area (MSA)
or Stanislaus County, as defined by the U.S. Census Bureau and a larger two-

county region including Stanislaus and San Joaquin Counties.
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1. Population

Riverbank’s population of 21,757 grew by just under 6,000 persons (37 per-
cent) between 2000 and 2008.! Riverbank’s population growth rate was rela-
tively rapid compared with the Modesto MSA and the two-county region,
which grew approximately 14 percent and 17 percent, respectively, during the

period.

2. Income

Riverbank’s annual median household income at $52,964 is significantly
higher than either the MSA ($45,928) or the region ($46,651).> Lower income
households tend to be less concentrated in Riverbank than in the MSA or the
region. In 2006, approximately 25 percent of all Riverbank households had

incomes below $35,000, compared to 38 percent of the regional households.

Overall, the household income data suggest that Riverbank has attracted a
largely “middle-income” population, and the proportion of affluent house-
holds is similar to that in the surrounding region, with large numbers of

workers commuting outside the area to work.

3. Employment

One of the most striking aspects of the current employment data is the rela-
tively high unemployment rate for Riverbank, at 11.7 percent in 2000 and
increasing to 15.5 percent in September 2008.° This rate is substantially
higher than the Modesto MSA (10.5 percent) or the two-county region, and
dramatically higher than the unemployment rate for the State of California in
2008 (7.5 percent) or the U.S. (6.1 percent).

Workforce education and skill competency are issues affecting employment
viability. Stanislaus County’s economy has long been agricultural. This car-
ries with it factors such as: high national and international levels of crop pro-

duction and market share, seasonal employment and labor force shifts, low

! State of California Department of Finance, January 2008.
2 Claritas, 2007.

? California Employment Development Department, September 2008.
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wages, dependence on weather and natural conditions, and intervention of

national and international markets and trade agreements.

4. Regional Industry

Overall, while both the Modesto MSA and the two-county region geogra-
phies increased total jobs, the Modesto MSA lagged behind the two-county
region in total rate of job growth: 7.9 percent increase in Modesto MSA com-

pared to 9.4 percent for the two-county region.

In the Modesto MSA, the largest job sectors include Trade/Transportation,
Government, and Manufacturing. While Trade/Transportation and Gov-
ernment have both grown during the past six years, Manufacturing declined
by 3.5 percent, reflecting statewide and national trends. However, it is im-
portant to note that the two-county region experienced a more substantial
decline in the Manufacturing sector (8.2 percent) than did the Modesto MSA.
Education/Health and Leisure/Hospitality appear to be the most rapidly
growing employment sectors in the Modesto MSA.

5. Riverbank Industry

The most recent data available on employment by industry for Riverbank is
from the 2000 census data. Manufacturing and Education/Health/Social Ser-
vices were the two largest industry sectors in Riverbank. Manufacturing was
the largest single industry sector in Riverbank in 2000, constituting 27 percent
of total jobs, a substantially higher concentration than the Modesto MSA for
the same time period. The Education/Health/Social Services sector em-
ployed the next largest number of workers, followed by Retail Trade. These
data underscore the importance of manufacturing to the strength of the Riv-
erbank economy, and the need to mitigate any negative impacts of the

RBAARP closure on local employment.

6. Commute Patterns

Data from the U.S. Census’ 2000 Transportation Planning Package details
Riverbank commuter flows by resident place of work. In 2000, only 17 per-
cent of all employed residents of Riverbank also worked within the City,



RIVERBANK LOCAL REDEVELOPMENT AUTHORITY
BASE REUSE PLAN
INTRODUCTION

with the remaining 83 percent commuting to places of work outside of the
city. Of these commuters, most worked within Stanislaus County, including
30 percent commuting to Modesto. As Modesto’s economy expands and de-
velopers construct more housing in Riverbank, the proportion of residents
commuting to Modesto and elsewhere outside of Riverbank is likely to re-
main high unless Riverbank’s job base expands.

D. Base Closure Process and Requirements

The Base Realignment and Closure Commission (BRAC), convened by the
U.S. Congress in 2005, made recommendations for closing a number of
United States military bases. This round of closure, the fifth since the base
closure process was initiated in the early 1990, is referred to as “BRAC V” or
“BRAC 2005.” In this current BRAC round, it was determined that
RBAAP’s manufacturing operations overseen by NI should be relocated to
the Rock Island Arsenal in Illinois. The decision to close RBAAP became
law in December 2005.

Most of the federal laws and regulations that impact military base closure
transition and reuse are summarized or referenced in the Base Redevelopment
and Realignment Manual (BRRM), published by the Department of Defense
in 2006. The federal government and the Department of Defense recognize a
local redevelopment authority as the entity responsible for creating a redevel-
opment plan for closed facilities before property is transferred for reuse and

development.

The Office of Economic Adjustment (OEA) initially recognized the City of
Riverbank and the Stanislaus County District 1 Supervisor as the LRA re-
sponsible for creating the redevelopment plan. The City of Riverbank alone
was subsequently recognized as the LRA in January 2008.
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Key steps for the Department of Defense during the reuse process include:

¢ Identify surplus equipment available to the LRA.

¢ Analyze environmental conditions on the site.

¢ Provide technical assistance with the Reuse Plan.

¢ Complete federal environmental review of the Reuse Plan.
¢ Determine the appropriate method of property disposal.

Key steps for the Department of Housing and Urban Development during

the reuse process include:

¢ Review the Reuse Plan for compliance with federal requirements.

¢ Approve the Homeless Submission.

The LRA may complete the following steps during the reuse process:

¢ Prepare the Reuse Plan.

¢ Identify and recommend appropriate disposal mechanisms to implement
the reuse plan.

¢ Initiate interim reuse.

¢ Receive conveyances of property.

¢ Solicit and oversee private sector lease and/or purchase of property.

¢ Transfer surplus assets to private long-term lessees and/or buyers.

In past BRAC rounds, the Department of Defense has conveyed property to
communities for public purposes or to better enable local communities to set
the stage for “economic recovery” during the closure transition. A convey-
ance of real property or real estate from the military enables the LRA to
manage the process of disposition for maximum community benefit. The
U.S. Department of Defense is responsible for the remediation of contamina-
tion that occurred prior to conveyance, pursuant to the Comprehensive En-
vironmental Response, Compensation and Liability Act, or CERCLA?Y, and
does not make the LRA or the City government liable for environmental

contamination on the site.

42 USC §9601 et seq.



RIVERBANK LOCAL REDEVELOPMENT AUTHORITY
BASE REUSE PLAN
INTRODUCTION

The LRA may also pursue a process of “early transfer” of land and buildings
before all environmental remediation has occurred on the site. The early
transfer process involves a contract between the U.S. government and the
LRA, and concurrence from the state’s governor. For property listed on the
National Priorities List (NPL), the agreement must be approved by the Envi-
ronmental Protection Agency (EPA). This process transfers the oversight of
the cleanup efforts from the EPA to the California Department of Toxic Sub-
stances Control (DTSC).

Completion of the Reuse Plan is key to the disposal process. Once the com-
munity has finalized the Reuse Plan and submitted it, the federal government
will prepare an environmental assessment as required by the National Envi-
ronmental Policy Act (NEPA). The environmental assessment may consist
of an Environmental Impact Statement (EIS) if it is determined that the base
reuse process would significantly affect the environment, or an Environ-
mental Assessment (EA)/Finding of No Significant Impact (FONSI) if the
base reuse process is expected to have minimal environmental effects. The
City will also review the project and prepare an environmental review docu-

ment as required by the California Environmental Quality Act (CEQA).

Along with determining the future reuse and mitigating any constraints on
the property, the BRAC process also allows the LRA to set forth its recom-
mended plan for transfer from federal authority to a state or local jurisdic-
tion. This is done through various conveyance mechanisms. The conveyance
mechanism is often key to the successful implementation of the community
Reuse Plan. There are several mechanisms available, and each conveyance
method has its benefits and drawbacks depending on the circumstances of the
transfer and the goals of the LRA and the community. The most common

conveyance mechanisms are:

¢ Public Benefit Conveyance (PBC). This mechanism is available for real
property that serves a public benefit, as defined by federal law. Typical
PBCs include airports, hospitals, schools and parks, and must be applied
for by the LRA and approved by the relevant federal agency (for example,

the Federal Aviation Administration for airports). Under federal law, the

[-9
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Reuse Plan must also request a specific type of PBC for conveyance of any
facilities that will be used by homeless service providers, or explain why
the Reuse Plan does not propose to accommodate homeless service provid-

ers.

¢ Economic Development Conveyance (EDC). This method of transfer
allows the LRA to obtain all or large portions of real property with favor-
able terms and conditions, and may, under certain circumstances, be for
less than fair market value. An EDC is designed to allow for economic de-
velopment (for example, the creation or retention of jobs). The LRA must
apply for this type of conveyance and demonstrate in its application how
the value adjustment (low-cost or no-cost) will support job creation or re-

tention

¢ Public Sale. There are several options for public sale allowed under
BRAC law. The military may choose to sell the property in the market-
place via negotiated purchase, sealed public bid, or by public auction. The
site may be sold in the private marketplace, or the military may negotiate a

fair market value sale to the LRA.

¢ Military Construction (MILCON) Exchange. The Army can also utilize
an alternative to action known as MILCON, which involves exchanging
the real property for construction services at another military base. In
these cases, land use entitlements become the community’s primary

method of controlling the ultimate use of the site.

For RBAAP, the Riverbank LRA has chosen to pursue a combination of
conveyance methods. An EDC and public sale are recommended for most of
the property. The LRA is also requesting a PBC to accommodate the future
widening of Claus and Claribel Roads. More details about property convey-

ance are contained in Chapter 4 of this Plan.

[-10
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E. Owerview of the Planning Process

After constituting the LRA, a planning team was assembled to prepare a re-
development plan. The team consisted of four consulting firms and the
City’s Economic Development Department. The consulting firms involved

are:

¢ Design, Community & Environment - Provided land planning services

and facilitated public involvement
¢ Earth Tech - Provided engineering and environmental services
¢ Bay Area Economics - Provided market, financial and economic analysis

¢ Kutak Rock - Provided legal support

As shown in Figure 1-3, the planning process began in May 2006, with the
solicitation of Notices of Interest from homeless service providers, followed
by a Homeless Outreach Workshop in December 2006. Work on the Base
Reuse Plan began in March 2007, with initial kick-off meetings between LRA
staff, its consultants and representatives of the Army. These meetings were
followed by tours of the facility and initial planning for community and

stakeholder events.

The first stakeholder meeting was held on May 9, 2007. Representatives from
each of the current RBAAP tenant businesses were invited to attend the
stakeholder meeting, along with representatives from the Army, the City of
Riverbank and the City’s consulting team. The purpose of the first stake-
holder meeting was to explain the BRAC process, identify the opportunities
and constraints faced at the site, address any tenant concerns and solicit feed-
back on tenants’ desires for the future of the RBAAP site. A second stake-
holder meeting was held on July 11, 2007. This meeting focused more on
detailed issues such as the groundwater contamination on the site, the time-

line for remediation of the site, future land uses and infrastructure.
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A community workshop was held on June 7, 2007, between the first and sec-
ond stakeholder meetings. The public was asked to provide their vision for
the future of the site. The workshop was useful in solidifying the commu-

nity’s vision and generated goals that were appropriate for the site.

On February 25, 2008, an open house was held to review the preliminary
alternative plans proposed for the reuse of the RBAAP site. The open house
was informal and allowed members of the public to view the alternatives and
ask questions before the LRA chose a preliminary preferred alternative. Ex-
isting business tenants at RBAAP were also invited to view and discuss the
alternatives. Later that evening, the LRA held a formal public hearing to re-
ceive direction from the LRA on the preliminary preferred alternatives pre-

sented and select the community’s preference.

The Base Reuse Plan was posted on the City’s website on September 15, 2008.
A public presentation of the Draft Reuse Plan was held on September 18,
2008, and also included public tours of the installation. The presentation on
the Draft Reuse Plan was enthusiastically received by the approximately 100
individuals in attendance. Attendees included residents, LRA officials, Stanis-
laus County officials, Congressional staff, current business tenants, prospec-
tive businesses and employees, real estate officials, and consultants. Subse-
quent public meetings and hearings provided substantial opportunity to re-
ceive feedback regarding the Reuse Plan. Public meetings were held on Sep-
tember 22, 2008, and October 27, 2008, with a final public hearing on Octo-
ber 30, 2008. Public comments, both oral and written, were responded to
and, where appropriate, integrated into the final Reuse Plan. (See Appendix

B for a summary of the public comments received.)

F. Outreach to Homeless Service Providers

The LRA undertook an exhaustive outreach process to accommodate home-
less service providers. The Guidebook on Military Base Reuse and Homeless

Assistance states:
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“The redevelopment plan must explain the proposed reuses of the mili-
tary installation and how this reuse will achieve a balance in respond-
ing to the community’s needs. No specific format is required; it may
include statistics, graphics, maps, narrative descriptions, or other mate-

rials.”

While no strict outline is required, the LRA must submit the following three

items as part of a comprehensive Reuse Plan:

¢ The redevelopment plan.
¢ The homeless assistance submission.

¢ A summary of public comments on both documents.

With respect to the homeless assistance submission, the LRA made a signifi-
cant effort to conduct outreach to representatives of the state and local agen-
cies interested in potential public conveyances, as well as representatives of
potential homeless service providers. This outreach occurred in tandem with
the ongoing development of the Base Reuse Plan, and other redevelopment
activities associated with the closure of the installation.

Great care was taken to ensure that the broadest, most comprehensive list of
potentially interested parties was developed and used. Formal notices were
mailed, emailed and contacted with the assistance of several agencies, both
state and local. The LRA also actively utilized HUD field staff for technical
assistance on outreach to representatives and for guidance in identifying

homeless service providers operating in the vicinity of the installation.

In accordance with base closure law, the LRA solicited Notices of Interest
(NOYJ) from State and local governments, representatives of the homeless and
other interested parties regionally. The LRA conducted both formal and in-
formal solicitation of notices of interest. The LRA also provided a 30-day

opportunity for verbal and written comments to be provided by homeless

> U.S. Department of Housing and Urban Development, May 2006.

[-14
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service providers regarding the draft application requirements and to review

criteria prepared for the effort.

An outreach workshop was held in December 2006 for interested representa-
tives of state and local agencies and homeless service providers. Federal laws
and rules related to the screening and application process were presented and
discussed and an opportunity to tour the facility was extended. During the

outreach process the LRA received one NOI application.

The LRA worked with the applicant on several occasions and met with the
applicant to review and clarify requirements prior to NOI submission. Sub-
sequent to submission, the LRA requested additional documentation to sup-
port and strengthen the NOI request. HUD staff was consulted numerous
times during the process to provide guidance and ensure proper protocols

were followed.

An LRA-appointed panel reviewed the NOI based on HUD-recommended
criteria which included completeness, financial stability of the organization,
feasibility of the plan and readiness, among other criteria. After evaluation,
the panel prepared a recommendation for the LRA’s consideration on the
NOIL A public hearing was scheduled to solicit public input on the submit-
ted NOL The applicant did not attend and no comments were received, ei-
ther for or against. At the regularly scheduled January 28, 2008 LRA meet-
ing, the applicant was denied consideration.

Due to the denial of the sole NOI received, no legally binding agreements

Were necessary.

G. Remediation of Contamination

RBAARP is currently listed as a federal Superfund site due to groundwater
contamination and other pollutants at the site. A primary goal of this Base
Reuse Plan is to create a framework for addressing pollution on the site and

that leads to removal of RBAAP from the Superfund site list. Some remedia-

[-15
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tion has already occurred and further remediation is planned for the future.
Additionally, there are areas and buildings on the RBAAP site that still re-
quire investigation and study to determine the extent of contamination. Un-
known or unidentified environmental conditions uncovered at a later date
could prove too costly and/or detrimental to the implementation of the Re-
use Plan. Therefore, it is essential that an environmental strategy be devised
by the Implementing LRA prior to conveyance to address future environ-

mental liabilities.

As shown on Figure 1-4, there are several different levels of contamination on
the site. The most significant contamination issue is a plume of subsurface
groundwater contamination that contains chromium and cyanide; the plume
resulted from past spills at RBAAP’s Industrial Wastewater Treatment Plant
(IW'TP). While the defects that caused the spills have been corrected, further
treatment is required to remediate the contamination to State and federal
standards. There are also other areas with less significant contamination is-
sues, some of which limit where future development can occur. Areas within

the RBAAP site were divided into the following seven categories:
¢ Category 1. No contamination.

¢ Category 2. Areas where only the release of petroleum has occurred.

<

Category 3. Areas where contamination has occurred at a level that re-

quires no further remediation.

¢ Category 4. Areas where sufficient remediation has already taken place

and no further action is necessary.

*

Category 5. Areas where contamination has occurred and remediation is

underway, but further action or ongoing monitoring is required.

<

Category 6. Areas where contamination has occurred, but for which no

remediation effort has been implemented (no Category 6 sites were identi-
fied at RBAAP).

*

Category 7. Areas requiring further assessment.

[-16
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FIGURE 1-4

ENVIRONMENTAL REMEDIATION REQUIREMENTS
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The Environmental Condition of Property Phase I Report, published in No-
vember 2006, describes the degree of remediation needed on the site and iden-
tifies areas and buildings that require further assessment.® Some of these areas
and buildings were assessed in 2007, resulting in the publication of a Site In-
vestigation Report in March 2008. The document reports the findings of ad-
ditional assessment and identifies those areas and buildings for which no fur-

ther assessment is necessary.’

The contamination at RBAAP greatly limits the land uses that are appropri-
ate on the site. Remediation is expected to be conducted with the goal of en-
suring continued safe use of the site for industrial or other non-residential
purposes. Subsequent chapters of this document provide more detail on con-

tamination, schedules for remediation and remediation responsibilities.

H. Summary of Base Reuse Concept

The Reuse Plan presents a conceptual vision and policy framework for the
site’s development. The reuse of RBAAP provides an excellent opportunity
for the City of Riverbank to enhance its economic base and create a unique
industrial park. The foundation of the base reuse concept is the retention of
current tenants, which are providing much-needed jobs in the City of River-
bank. The LRA is adamant about supporting and accommodating current
tenants in their plans for expanding their operations during the transition
process. These steps include providing economic assistance and ensuring that
any equipment or fixtures these businesses are currently using are retained
with the installation and available for reuse. Despite changes in ownership or
facility use management, it is imperative that the operations of current ten-
ants experience only minimal interruption in day-to-day activity during and

after conveyance. The existing business tenants on site are in the process of

¢ CH2M HILL, 2006, Environmental Condition of Property Phase I Report,
U.S. Army Corps of Engineers, page ES-15.

7 CH2M HILL, 2008, Site Investigation Report, U.S. Army Corps of Engi-
neers, pages 4-1 to 4-8.
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forming a tenants association in an effort to ensure their collective voice and
respective business interests are heard throughout the reuse and redevelop-
ment process. The resulting Reuse Plan has taken these issues into considera-
tion. Figure 1-5 shows the current locations of existing tenants at the RBAAP

site.

New tenants at the RBAAP site are expected to locate in existing buildings
and on the vacant, developable areas of the site. Considering the emerging
importance of sustainability and increased market support for green energy
technologies and environmentally-friendly products, the LRA has prioritized
the attraction of “green businesses” that contribute to an overall goal of reduc-
ing waste and pollution. The Reuse Plan envisions a diverse industrial and
manufacturing center that supports entrepreneurship, opportunity, environ-
mental consciousness and local economic growth. RBAAP’s future owner
can integrate the rising tide of “green” investment and innovation with im-
provements in efficiency and sustainability for traditional businesses. The
Reuse Plan focuses on attracting new and emerging businesses, but still ac-
commodates traditional industrial businesses that wish to locate at the site.

I.  Owerview of the Base Reuse Plan

This document provides the LRA’s proposed strategy for the civilian reuse of
RBAARP. It consists of the following chapters:

¢ Chapter 2, Vision, Goals and Objectives: This chapter describes the vi-
sion for the reuse of the RBAAP facility and provides clear goals and objec-

tives to achieve this vision.

¢ Chapter 3, Base Reuse Concept: This chapter details the overall Base
Reuse Concept, focusing on land use, circulation, community character,

utilities and infrastructure, and security.

¢ Chapter 4, Property Disposition and Conveyance: This chapter de-
scribes the LRA’s preferred method of transferring the property from the

federal government.
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¢ Chapter 5, Implementation and Next Steps: This chapter provides guid-

ance for successful implementation of the Base Reuse Plan.

¢ Appendix A, Tenant Profiles: This appendix provides a brief description
of the current RBAAP tenants and their activities.

¢ Appendix B, Summary of Public Comments: This appendix summarizes
the public comments that were received on the Draft Base Reuse Plan.

¢ Appendix C, Equipment to Remain After Conveyance: This appendix
provides a table listing all Army-owned equipment the LRA intends to

purchase on behalf of the tenants.

¢ Appendix D, Existing Buildings at RBAAP. This appendix provides
information about the current use and condition of RBAAP’s existing
buildings.
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VISION, GOALS AND OBJECTIVES

This chapter provides the vision, goals and objectives for the Base Reuse Plan.
They were developed with input received from members of the Riverbank
community, current and prospective RBAAP tenants, and the LRA after ex-
tensive stakeholder meetings, community workshops, open houses, public
hearings, and facility site tours and presentations. As outlined in Chapter 1,
the Base Reuse Concept described in this Plan is designed to fulfill the com-

munity’s vision, goals and objectives.

A. Vision
The City of Riverbank’s adopted Vision Statement envisions that:

Riverbank in 2025 has a small-town character where residents can
live, work and play locally. The City has a thriving downtown that
offers a variety of retail opportunities and services, and functions as
the social and cultural heart of the community. Riverbank has a
healthy and diversified industrial base served by its railroad, safe
and walkable/bikeable neighborhoods, and a wide range of em-
ployment and housing opportunities for its diverse population.
Although we welcome automobiles, Riverbank is a place for PEO-
PLE. Those who choose not to drive can easily and safely walk, bi-
cycle, or use public transit to get to work, school, shopping, or a lo-
cal park. Riverbankers’ strong sense of community identity is re-
flected in its public gathering places and activities, architectural vari-
ety, and the ways in which the City’s riverfront location, railroad-
oriented history, agricultural heritage, and other unique qualities are
celebrated in the built environment. Riverbank in 2025 has suc-
ceeded in creating a BALANCE between housing and jobs for its
residents, commerce and industries that support the local econ-
omy, and the protection of agriculture and natural resources.

Riverbank is currently out of balance between jobs and housing, with more

homes than jobs. The jobs-housing balance represents the degree to which a

2-1



RIVERBANK LOCAL REDEVELOPMENT AUTHORITY
BASE REUSE PLAN
VISION, GOALS AND OBJECTIVES

community’s housing development is sufficient to offset the demand that the

job base creates.

Riverbank has historically served as a bedroom community for other urban
cities, such as Modesto, Stockton and the San Francisco Bay Area. The ratio
of jobs to housing increased slightly between 1994 and 2002, but it did not
keep pace with the rapidly expanding population’s needs or the faster-paced

housing development in the community.

Since 2002, housing development dramatically increased even as jobs and un-
employment fell to record lows. Beginning in 2007 and continuing through-
out 2008, the rate of home foreclosures skyrocketed in the wake of the mort-
gage and credit crises. Thus, job creation is of utmost importance in stabiliz-
ing the community as well as achieving Riverbank’s community vision for a

jobs-housing balance.

RBAAP currently operates as a traditional, but severely limited, industrial
park. The industrial park is occupied by a variety of manufacturing busi-
nesses that support the City’s vision to achieve a jobs/housing balance. This
Base Reuse Plan will ensure that the RBAAP site is able to grow and
strengthen Riverbank’s economic well-being into the future, even after the
base has closed. It will support the retention and expansion of existing busi-
nesses, as well as the attraction of new businesses that provide high-quality
employment opportunities. A new green business park will attract environ-
mentally sustainable industrial businesses, alternative energy manufacturers
and research facilities. The former base will also provide a location where

Riverbank’s home-grown businesses can expand and thrive.

B. Goals and Objectives

This Base Reuse Plan is intended to support the Choice and Diversity guiding
principle of the City’s adopted Vision Statement, which states:
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In 2025, Riverbank will enjoy a variety of entertainment opportunities,
retail and commercial services, housing types, job opportunities, and ac-
tivity destinations that are easily accessible by car, transit, on foot, or bi-
cycle. Choices and opportunities will be available to the greatest extent
possible regardless of the physical or developmental abilities, needs, pref-

erences, backgrounds, and incomes of our residents.

The following goals and objectives are designed to reflect the adopted Vision
Statement for Riverbank which has great influence on the overall vision of
the Base Reuse Plan. Each goal describes a desired outcome that will be sup-
ported by this Base Reuse Plan. The objectives create a more detailed frame-
work for achieving each goal.

Goal 1: A strong economic base for Riverbank.

¢ Objective 1.1: Attract new businesses that would benefit from the site’s

unique facilities and infrastructure.

¢ Objective 1.2: Ensure that private companies located on the base can re-

main on the site into the future, after the base has closed.

¢ Objective 1.3: Accommodate the expansion of existing tenants on the

site.

¢ Objective 1.4: Create opportunities for Riverbank’s existing industrial
businesses to relocate to the site.

¢ Objective 1.5: Work to recruit businesses and attract funding for a new

green business park on the site.

¢ Objective 1.6: Provide for a variety of land uses, including a mix of high-
intensity uses, such as metal fabrication, and low-intensity uses, such as

materials storage and office uses.

Goal 2: High-quality industrial facilities.

¢ Objective 2.1: Ensure that the site’s infrastructure is adequate to support

manufacturing businesses and other industrial uses.
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¢ Objective 2.2: Preserve heavy rail access to the site and its buildings.
¢ Objective 2.3: Accommodate deliveries and shipments by truck.

¢ Objective 2.4: Develop a cadre of elements and incentives that provide a

competitive advantage in attracting and retaining business enterprises.

¢ Objective 2.5: Maintain a utility cost advantage for the site’s existing and

future tenants.

¢ Objective 2.6: Transfer military-owned equipment currently in use by

businesses on the site to private ownership.

¢ Objective 2.7: Improve the appearance of the site’s existing buildings and

landscaping.

Goal 3: Security for workers and businesses.
¢ Objective 3.1: Provide a high level of security for tenants.

¢ Objective 3.2: Improve the security of individual tenant spaces within the

site.

¢ Objective 3.3: Ensure that any land uses that may attract large numbers

of visitors are located outside of secured areas.

Goal 4: Safety for Riverbank’s residents.

¢ Objective 4.1: Minimize the effects of industrial businesses on the sur-

rounding residential neighborhoods.

¢ Objective 4.2: Ensure that all required cleanup of groundwater pollution

is fully funded and completed in a timely manner.

¢ Objective 4.3: Limit new land uses that would be negatively affected by

industrial and manufacturing businesses.

¢ Objective 4.4: Inform neighbors about development plans and environ-

mental cleanup on the site.
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¢ Objective 4.5: Require new development to meet the City of Riverbank’s
regulations, including the Community Character and Noise Elements of
the Riverbank General Plan.

¢ Objective 4.6: Provide smooth transitions and/or open space buffers
from existing neighborhoods and adjacent land uses to the site’s devel-

oped space.

¢ Objective 4.7: Provide transition plans for adherence to the Americans

with Disabilities Act.

¢ Objective 4.8: Ensure the completion of remaining hazardous material

abatement for existing facilities in their reuse.

Goal 5: Appropriate development of vacant land.

¢ Objective 5.1: Allow new land uses, such as offices and a green business

park, on vacant parts of the site.

¢ Objective 5.2: Accommodate the division of vacant areas into separate

parcels.

¢ Objective 5.3: Assist in locating local businesses that need to expand op-

erations and create jobs.

¢ Objective 5.4: Develop sustainable development guidelines that set per-
formance standards for new buildings in terms of solar orientation and

meeting LEED standards.

¢ Objective 5.5: Develop a fully integrated transportation system that ac-
commodates all modes of transportation into and throughout the installa-

tion while maintaining appropriate security levels for tenants.
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BASE REUSE CONCEPT

This chapter describes the Base Reuse Concept for the RBAAP site. It con-
tains sections providing the intent for the base’s future land uses, circulation,
community character and utility infrastructure. The chapter also discusses
possibilities for building reuse, future security needs and procurement of

Army-owned equipment.

A. Land Use

It is proposed that the 146-acre RBAAP site will continue to function primar-
ily as an industrial park, along with some limited convenience retail uses,
while the 27-acre evaporation/percolation pond site remain unchanged. This
approach is consistent with the vision, goals and objectives of this Reuse Plan,
which were developed through consultation with community members,
stakeholders and current tenants. It is also generally consistent with the land
use designations proposed in Riverbank’s Draft 2025 General Plan. With job
creation and current tenant expansion being the top priorities for the com-
munity, no other significant land uses were considered viable in reaching the
community goals. Figure 3-1 shows the current land use designations for
RBAAP.

It is expected that new tenants will include a wide variety of manufacturing,
storage and repair businesses, similar to the businesses currently on the site.
Some of these new tenants may require a limited amount of office space, as
well as space for research and development (R&D) activities to support their
manufacturing operations. Limited retail uses are also proposed for two por-

tions of the site.

Figure 3-2 shows the new types of businesses that are proposed for various
parts of the RBAAP site. In addition, Figure 3-3 illustrates the potential char-
acter of new buildings on the south part of the RBAAP site, standing near
Claribel Road and looking west.
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1. Green Industries

On the northern portion of the main RBAARP site, the Reuse Concept focuses
on attracting “green industries.” Green industries generally focus on servicing
or manufacturing products that reduce global warming, or using “green” prac-
tices to make products that fulfill traditional consumer demands. Green in-
dustry is expected to become an increasingly important part of the manufac-
turing sector in the future, in California and on a national level. In a 2004
study, it was projected that venture capital investment in start-up green indus-
tries could be expected to generate 52,000 to 114,000 new jobs in California
by 2010.! Considering the current trend toward sustainable practices,
RBAARP has the opportunity to become a highly successful facility for green

industries in California.

Current tenants Advanced Materials and Manufacturing Technologies
(AM2T), Environmental and Lubrication Solutions (ELS), Riverbank Oil
Transfer and Eco2 Plastics are operating “green” industries at RBAAP.
AM2T has engineered a replacement for highly toxic elements used in large
quantities in the fabrication of planes, tools and by the Department of De-
fense. Additionally, ELS manufactures and distributes a unique lubricant that
reduces emissions and toxic waste, Riverbank Oil Transfer focuses on oil re-
cycling, and Eco2 Plastics focuses on cleaning polyethylene terephthalate
(PET) beverage containers for recycling. Examples of businesses compatible
with RBAAP’s Reuse Plan would include other similar recycling companies,
alternative fuel manufacturers, manufacturing of parts for natural gas or elec-
tric cars, ultra-high-performance engineered materials, powder metallurgy,
low impact stormwater management devices, solar panel manufacturing,
and/or the installation of alternative power production processes, such as a
solar panel field or anaerobic digesters used to convert manure from local
dairies to methane. Asshown in Figure 3-2, Sites 1, 3, 4 and 5 may be limited
to green industries, and could accommodate limited office and R&D compo-

nents associated with green industries, potentially including lab facilities.

! Burtis, Patrick R., Bob Epstein, and Roland J. Hwang, 2004, Creating the
California Cleantech Cluster, page 6.
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LEED-certified, energy-efficient buildings are encouraged to house these ac-

tivities.

2. Other Industrial Uses

RBAAP’s existing buildings are located within Site 7. While a new owner
may choose to replace or consolidate some of the existing buildings, minimal
additional development is anticipated in this area. It is proposed that the ex-
isting buildings on this site be leased for industrial purposes, with limited of-
fice and R&D components. The existing buildings on Site 7 also have the
potential to serve as incubator start-up spaces for new businesses. RBAAP
may provide an excellent site for an incubator, provided that low rents and
utilities, as well as other business inducements, remain at the installation
through its transition. Start-up businesses could potentially operate side-by-
side in these buildings, leasing a small portion of a larger building. These
growing businesses, given the opportunity to expand, would be likely to lease
larger spaces at RBAAP in time. In addition, the ability to own their own
building may be an attractive option for some current and future tenants.
Therefore, there may be potential to convert some of the existing buildings

on Site 7 to individually-owned industrial condominiums.

New industrial development with limited office and R&D components is
proposed on Site 9. Businesses on this site could be similar to the existing
RBAARP tenants, or might include other industrial uses related to manufactur-
ing and distribution not currently represented at the site. A three-story, 40-
foot height limit is proposed for Site 9 to ensure that uses on this site transi-

tion appropriately to the lower-intensity residential uses to the south.

3. Team Track Facility

There may be interest in creating a team track facility on the southern por-
tion of RBAAP, likely between Sites 7 and 9. A “team track” is a spur track
area intended for the use of facility tenants or other businesses. The team
track serves rail carriers by providing a space for temporary storage, loading
and unloading of railcars. It is anticipated that a team track could accommo-

date up to 3,000 rail cars annually, and could potentially serve existing build-
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ings at RBAAP, as well as new development expected on Site 9. Additional
analysis is needed to better understand the feasibility of the team track and

how it would fit into a community master plan for rail service.

4. Retail Uses

It is proposed that Site 6, currently occupied by RV storage, be designated for
new convenience retail development. Future retail uses should follow the
existing land use, parking and design requirements for retail uses in the City’s

zoning ordinance.

New retail development is also proposed on Site 8, which is currently vacant.
A 3-story, 40-foot height limit is proposed for Site 8 to ensure that uses on
this site transition appropriately to the lower-intensity residential uses to the

south.

5. Stormwater and Wastewater

Site 2 will continue to function as a stormwater retention pond for the exist-
ing developed RBAAP site. It may be necessary to incrementally expand the
pond to accommodate the increased stormwater runoff that would result
from new development. Further studies will be required to determine the
appropriate size for the retention pond. If additional land is available in Site 2
after the pond is expanded, or if it is determined that a stormwater retention
pond is not needed on this site, then Site 2 would be available in the future

for new development.

The RBAAP’s evaporation/percolation ponds, which are located north of the
main RBAAP site along the Stanislaus River, would continue to collect

treated wastewater from the industrial uses on Site 7.

6. Open Space Buffer

As shown in Figure 3-2, a 100-foot open space buffer is proposed for much of
the perimeter of the RBAAP site. The buffer will consist of a linear strip of
open space surrounding the site. The buffer will help screen industrial uses

on the RBAARP site from the nearby residential uses and provide aesthetic
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relief. Additionally, a publicly-accessible trail system is proposed within the
buffer area around the RBAAP site. A community park may also be created
within the buffer to provide the community and their pets with opportunities

to gather.

B. Circulation

Figure 3-4 shows the existing circulation system for RBAAP’s main site.
Claus Road currently provides access to RBAAP, which is secured by a pe-
rimeter fence. Workers and visitors can park near Claus Road and enter the
site on foot through Gate 2. Vehicles such as delivery trucks can enter
through Gate 10. An internal network of streets provides access to the vari-
ous buildings on the property. In addition, a heavy rail line enters the prop-
erty at its northeast corner, and rail spurs provide access to numerous parts of

the site.

The current circulation configuration does not comply with the following

adopted City Vision Statements:

¢ We will design our community so that people can walk, bicycle, or use

public transit if they choose not to drive.

¢ A healthy community requires that its citizens feel a sense of connection.
Physical, economic, or social barriers that prevent us from living as one

community should be removed whenever possible.

¢ New development should increase, not impede, our sense of being con-

nected as one community.

Movement to and from the site is currently too restricted to comply with
these Vision Statements. Specific circulation improvements that will be re-
quired include the extension of Van Dusen Avenue through the site, with an
at-grade rail crossing at the joint line. Van Dusen Avenue will be connected
to the circulation system of the base and is expected to continue east to Elea-

nor Avenue in the future. To accomplish this, coordination with the San
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Francisco Public Utility Commission will be necessary where the circulation

system crosses the Hetch Hetchy utility corridor.

The Reuse Plan calls for the existing interior circulation system, as well as
access roads to the Evaporation/Percolation Ponds, to remain largely un-
changed until further traffic studies can be done. Potential new development
on Sites 1, 3, 4, 5, 8 and 9 may require additional corridor improvements for
access and flow and additional curb cuts to provide new entries and parking
areas. All improvements will be done in accordance with the City of River-
bank Municipal Code requirements. Additionally, an at-grade rail crossing
will be needed to support development of Site 4, and new rail spurs would be
needed to accommodate a team track.

Currently, the North County Corridor Joint Powers Agency (NCCJPA) is
pursuing the North County Corridor Project, a new expressway that would
connect Highways 99 and 120 east of Oakdale, and would be located near the
RBAARP site. Its intent is to help accommodate new growth throughout the
County, provide a safer and more efficient east-west route, and separate re-
gional and local traffic. As this project moves forward, the LRA will coordi-
nate with NCCJPA to ensure the expressway is seen as an asset that would
help to retain and attract RBAAP’s tenants. It is also expected that nearby
roadways will need to be widened and intersections improved to accommo-
date the increased development expected at RBAAP. Details pertaining to
expanded transportation infrastructure will be determined during the envi-

ronmental review process associated with new development on the site.

C. Utility Infrastructure

This section describes the infrastructure improvements necessary to accom-
modate the increased development proposed for the RBAAP site. Topics
covered include storm drainage, natural gas, potable water, sewer service, fire

suppression and electrical utilities.
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1. Storm Drainage

Development of Sites 1, 3, 4, 5, 8 and 9 will create new impervious surfaces
that increase stormwater runoff. This new development will require new
stormwater management systems, either conventional or low impact devel-
opment systems. Conventional systems include the concentration of storm-
water flows to catch basins via inlets and underground stormwater distribu-
tion lines. Low impact development systems include methods that take every
opportunity to allow for natural absorption and plant uptake in managing the

stormwater.

For planning purposes, it is assumed that existing developed areas will con-
tinue to use conventional stormwater management systems that utilize distri-
bution lines that connect to the Northwest Storm Reservoir, which is located
in Site 2. New buildings will be encouraged to use low impact development
techniques such as green roofs, pervious asphalt and rain gardens to manage
new storm flows. The intent of this approach is to showcase eco-friendly and
low impact development techniques. Upgrades to accommodate an increased
capacity, as well as compatibility and integration into citywide stormwater
management systems are anticipated over time and extensive additional study

is expected.

2. Natural Gas

It will be necessary to extend natural gas service to vacant sites as they de-
velop. For Sites 1, 3, 4, 5 and 6, it is anticipated that a 6-inch gas feed line will
be connected to the existing natural gas line on Claus Road. This 6-inch line
will connect to 2-inch and 4-inch lines that serve each individual site. For
Sites 8 and 9, it is assumed that a new 4-inch distribution line will be con-

nected to the existing 10-inch feed line at the southeast corner of the site.

3. Potable Water
It 1s assumed that the three active wells on the RBAAP site will provide
enough potable water to support new development. However, it will be nec-

essary to extend the existing 8-inch main distribution line to Sites 1, 3, 4, 5
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and 6. Further analysis will be needed to determine whether future develop-

ment can be served by 4-inch or 6-inch branch lines.

4. Recycled Water

New development will be required to install systems to reuse gray water for
non-potable uses, such as irrigation and fire suppression, by pumping the gray
water to the existing water tower on the site. The tower is assumed to be
capable of maintaining static pressure for these uses, and will require further

analysis to confirm.

5. Sewer Service

To connect Sites 1, 3, 4, 5 and 6 to the City of Riverbank’s sanitary sewer
system, a new 12-inch sewer main would be constructed. Sites 8 and 9 would
require a new 8-inch branch line, which would connect to an existing 12-inch

main.

An existing lift station currently conveys sewage from the RBAAP site to
Riverbank’s sewer system. While it is assumed that the existing lift station is
adequate to support increased sewage volumes, further study is required to

verify this assumption.

6. Fire Suppression

In order to provide adequate recycled water for fire suppression, a closed-loop
system will be required on each vacant portion of the site. Sites 1, 3, 4, 5, 6, 8
and 9 will be ringed with 8-inch PVC pipe and hydrants. Individual fire sup-
pression systems in each new building would connect to this backbone ser-

vice.

On Site 7, surge water storage for fire abatement is currently provided by two
on-site water storage tanks: a 1,000,000 gallon tank, known as Building 139,
located near the southeast corner of the RBAARP site, and an elevated 100,000
gallon tank, known as Building 114, situated more closely to the current ad-
ministration building. In 1998, structural evaluations of both tanks deter-

mined that they do not comply with current seismic requirements, meaning
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that the tanks could fail during an earthquake.* Both tanks will require up-
grades to ensure that they meet current code requirements. In addition, they
may require additional storage capacity to respond to anticipated fire suppres-

sion needs, and this will require further analysis.

7. Electrical

Sites 1, 3, 4, 5, 6, 8 and 9 would all be served by 12-kilovolt overhead electri-
cal lines, which would connect to an overhead 12-kilovolt line that currently
runs through the RBAAP site. Transformers would step down power to 600
volts or less for service into each of the sites.

D. Building Reuse

Reuse of existing facilities for industrial and office/R&D purposes would be
subject to the requirements of the City’s Building Code and Fire Code, as
interpreted by the Building Department and the Stanislaus Consolidated Fire
Protection District. The type and intensity of use, as well as the type and
amount of combustible building contents involved in that use, could trigger
requirements to upgrade existing buildings. Any upgrades mandated by the
City to achieve compliance would be consistent with the newly adopted 2007
California Building Code, Mechanical Code, Plumbing Code and Fire Code.
The 2008 National Electrical Code would also apply.

In general, basic initial costs associated with continued reuse of existing build-

ings would fall into one of the following categories:

¢ Inspections, evaluations and code and safety-related improvements, as re-

quired by the City of Riverbank,
¢ Maintenance and repairs to building systems,

¢ Upgrades related to applicable provisions of the State Energy Code,

2 Brown and Caldwell, 1998, Seismic Evaluation and Corrective Action
Evaluation of Tank No. 139; Brown and Caldwell, 1998, Seismic Evaluation and Correc-
tive Action Evaluation of Elevated Water Tank.
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¢ Roofing maintenance and replacement to extend the service life of the ex-

isting facilities.

Based on a preliminary assessment and walkthrough of many of RBAAP’s
existing buildings, it is anticipated that these buildings will require structural
improvements in order to conform to seismic requirements, as well as main-
tenance and replacement of existing roofs. The City of Riverbank has indi-
cated that it is likely to require additional improvements to RBAAP’s existing
buildings for code conformance purposes, based on a walkthrough of the fa-
cility by the Building Official and the Stanislaus Consolidated Fire Protection
District. Where code compliance improvements or changes result in addi-
tional costs, the responsibility for covering the additional costs will be deter-

mined in accordance with lease arrangements and funding availability.

The following sections provide additional detail about the code compliance
and maintenance issues that are most likely to affect reuse of existing build-
ings at RBAAP.

1. Building Code and Fire Code Compliance

Many of the RBAAP site’s original buildings were built in the 1940s and
1950s, and other smaller buildings of various construction types were built in
the late 1960s and early 1970s. Buildings constructed between 1982 and 2006

are typically pre-engineered metal buildings.

Spot inspections by RBAAP’s operating contractor between 2002 and 2006
have documented a variety of specific structural issues that will require atten-
tion in the future, including steel columns with broken concrete pedestals,
dry rot in wooden building members and cracks in the brick veneer on build-
ing facades.” The operating contractor’s staff have indicated that many of

these structural issues have not been corrected. A comprehensive inspection

? Complere Engineering Group, 2002, Building Inspection - Complere File No.
22058; R&S Tavares Associates, 2006, Riverbank Army Ammunition Plant Structural
Walk-Through Inspection - RST File No. 6085.
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and engineering assessment will likely identify additional issues that require

correction.

Prior to transfer of the property, the City’s Building Department will evalu-
ate the existing facilities by building construction type, building systems,
physical condition and intended use. Due to the age of most of the facilities,
it is likely that a more detailed inspection and evaluation of the structural
systems of the buildings will be required, to determine whether they comply

with the structural and seismic provisions of the current Building Code.

Buildings that are most likely to require structural upgrades fall into one of
the following categories:

¢ Original Buildings. These buildings were originally constructed in 1941
as an aluminum reduction facility. They were modified for ammunition

production in 1951. There are 10 buildings in this category.

¢ Unreinforced Masonry Buildings. These buildings were constructed af-
ter 1951 with unreinforced masonry and are likely to require significant

structural improvements. There are three buildings in this category.

¢ Other Production Buildings. These buildings were constructed after
1951 and are likely to require limited structural upgrades. There are 21
buildings in this category.

2. Roof Maintenance

Roofs on RBAAP’s existing buildings vary in design and materials, based on
the character of the building’s original use. It is not possible to qualify the
type and age of roofing for individual buildings, and it does not appear that a
comprehensive Roof Inspection and Maintenance Program has been main-
tained. Roof maintenance has occurred on an “as-needed” basis when leaks

are identified. In addition, Buildings 9 and 10 are known to have splits in
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their roof trusses; continued monitoring of their condition, and potentially

repair or replacement of the trusses, will be necessary in the future.*

Pending the outcome of a detailed inspection and analysis of the condition of
all roofs, which would involve a walk-over survey and test cuts where neces-
sary, it should be assumed that roofing repairs and upgrades will be needed to

extend the service life of the facilities.

3. Accessibility Upgrades
The Americans with Disabilities Act (ADA) and State code requirements re-
quire buildings to incorporate handicapped-accessible facilities such as the

following:
¢ Handicapped-accessible parking stalls,

¢ A code-compliant accessible route to the main entrance of each building

and to accessible features within each building,
¢ An accessible entrance,

¢ At least one alternate exit at each building that complies with size, con-

figuration and hardware provisions of accessibility codes,

¢ Accessible restrooms.

Few buildings at RBAAP comply with the State’s accessibility requirements,
or with similar provisions in the federal Americans with Disabilities Accessibil-
ity Guidelines (ADAAG). However, most of the existing buildings have fea-
tures that will facilitate handicapped accessibility. The majority of structures
are grade-level and have internal circulation at the ground floor level, without
sufficient grade changes or barriers to create an ADA compliance issue. Re-

quired handicapped accessibility upgrades would typically be implemented as

* Ralph Morgan & Associates, 1998, Report of Inspection, Roof Structure,
Building #10; R&S Tavares Associates, 2008, Riverbank Ammunition Plan Structural
Walk-Through Re-Inspection, Building #9 - Trusses.
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part of tenant improvements to existing buildings, or as a comprehensive

whole if desired by the building owner or dictated by statute.

4. Energy Code Compliance

The State Energy Code requires any additions or alterations to the existing
structures to comply with the building envelope, lighting, and space heat-
ing/cooling requirements of the Code. All new heating and air-conditioning
systems, as well as interior and exterior lighting, would need to be code com-

pliant, energy-efficient systems.

As buildings and equipment are repaired, any increase in the pre-existing en-
ergy consumption of the repaired component, system or equipment would
require upgrades to meet Energy Code requirements. In addition, any altera-
tions that cause an increase in the energy use of the facility would require
code-related upgrades; this includes the addition of heating or cooling to
buildings that are not currently heated or cooled. Furthermore, a change of

use can also result in required upgrades to comply with the Energy Code.

5. Building Serviceability

The interior finish of the existing buildings is utilitarian, consistent with their
current use as a light manufacturing and industrial facility. It is likely that
reuse of many buildings would involve cosmetic upgrades to the interior, de-

termined on a case-by-case basis as part of tenant upgrades.

In general, the exterior construction is of low-maintenance materials such as
concrete, prefinished metal siding and brick masonry. The concrete and ma-
sonry is in good condition. However, much of the siding on large buildings
has deteriorated in appearance. If appearance is an issue for future market-

ability, exterior improvements may be necessary.

E. Security

The RBAARP site perimeter is currently fenced for the security needs of the

government contractor. This means all workers and visitors to the site must
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pass through a checkpoint. Stakeholder meetings revealed that the current
level of security is important to the existing tenants. Security systems should
be maintained and/or possibly enhanced with state-of-the-art systems and/or

computerized surveillance cameras.

Individual tenant spaces should also maintain autonomy and take independ-
ent security precautions. It is anticipated that partition walls will be con-
structed between many of the interconnected buildings at RBAAP, to prevent
people from moving freely between tenant spaces, so long as these walls com-
ply with Building and Fire Protection necessary exiting requirements. With
the exception of potential retail, security measures may also be necessary on
the newly-developing sites, depending on the specific nature of new uses.

F. Community Character

The character of the buildings on the RBAAP site reflects a focus on utility
rather than aesthetics. The brick and corrugated metal buildings at RBAAP
are in contrast with the residential neighborhoods adjacent to the site. As
discussed in Section A of this chapter, an open space buffer proposed for the
site will help provide landscaping that will screen the industrial uses from the

residential neighborhoods nearby.

New development on the RBAAP site will comply with the existing design
standards and zoning requirements already in place for industrial and retail
development in the City of Riverbank. These requirements will help to en-
sure that new development respects the pre-existing residential uses adjacent
to the site. If a Specific Plan is prepared for the RBAAP site, it could include

more detailed, site-specific requirements as well.

G. Equipment Transfer

Several pieces of Army-owned equipment, furnishings and other miscellane-

ous materials are currently being used on the site by existing business tenants.
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The LRA specifically requests the conveyance and retention of property or
equipment that current tenants are using for their operations. (A complete
list of these items are noted in Appendix C.) Of particular note is the 4,500-
ton hydraulic press currently being used by AM2T in the production of
products and equipment for the Department of Defense and other contrac-
tors. Appendix C includes a complete list of items the LRA wishes to remain

with the property upon conveyance.

The LRA has requested the Trackmobile railcar mover be designated surplus
property and remain with the facility for community reuse, and the Army
has concurred. The LRA has also requested the overhead cranes noted on the
excess property list be available for community reuse. The Army has agreed

to leave this equipment in place at the Riverbank facility as requested.

The LRA requests all excess personal property located on the RBAAP be
conveyed to the LRA. A Master List of all excess Army-owned property
dated June 30, 2008, is provided with this Reuse Plan on disc. If there is
equipment at RBAAP that has value only as scrap metal, the LRA requests
that current tenants be given an opportunity to purchase the equipment upon

conveyance at nominal cost.
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RECOMMENDED CONVEYANCE STRATEGY

Based upon the Vision, Goals and Objectives of the LRA, the economic
constraints of the marketplace, and the physical characteristics of the RBAAP
facilities, the LRA recommends a conveyance strategy that balances the
economic development and job generating needs of the local community with
the Army’s stated policy goals of disposing of the RBAAP in a timely

manner.

The Recommended Conveyance Strategy is an integral part of the
comprehensive reuse planning process; the Recommended Conveyance
Strategy is linked directly to the community vision for the RBAAP property
and the community’s ability to replace lost jobs and generate economic
activity using the RBAAP facilities. Each conveyance recommendation is
directly linked to the Reuse Plan and the other recommendations. It is not
contemplated that one portion of the Recommended Conveyance Strategy
would be implemented independently of the balance of the Recommended

Conveyance Strategy.

In accordance with the RBAAP Site Map shown in Figure 4-1, the LRA
recommends that the Army dispose of the RBAAP land, facilities,

infrastructure and personal property as follows:

Recommendation 1.  The United States Army (“Army”) will dispose at
fair market value those portions of the RBAAP
property identified as Parcel 1 and Parcel 2.

Recommendation 2.  The LRA will apply for, and acquire by means of
appropriate public benefit conveyances, sufficient
property to fashion utility corridors and locate
necessary public facilities and roads, including a
perimeter road in accordance with California
highway standards, for the western and southern
boundaries of the RBAAP property within
Parcel 5.
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The LRA will apply for, and the Army will convey
to the LRA, the remaining balance of the RBAAP
property (Parcel 3 and Parcel 4, evaporation pond
out-parcel), through an economic development
conveyance (“EDC”). The LRA has determined,
based upon the totality of the circumstances
surrounding the RBAAP property, including the
rural location of the RBAAP property, the severe
economic dislocation present in the region and the
need to preclude “land-banking” and provide an
incentive for employers to relocate to the RBAAP
property, that the proper consideration for the
RBAARP property by means of an EDC should not
require a cash payment to the United States.

Immediately following the approval of the LRA’s
EDC Application, the Army will convey the EDC
and PBC properties to the LRA by deed as soon as
practicable, and if an immediate conveyance is not
feasible by reason of required environmental
remediation, or other conveyance impediments, the
Army will transfer those unoccupied portions of
the EDC property to the LRA by means of a Lease
in Furtherance of Conveyance (“LIFOC”), or other

suitable interim means.

The Army will prosecute, and the LRA will
support, an early transfer to the LRA for all EDC
and PBC property not eligible for an immediate
Finding of Suitability to Transfer (“FOST”) and
will fast-track the completion of any applicable
FOST or Finding of Suitability for Early Transfer
(“FOSET”).
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Recommendation 6.

Recommendation 7.

Recommendation 8.

Recommendation 9.

4-4

The LRA EDC Application will include a request
for, and the Army will assign to the LRA, all
existing utility contracts for the RBAAP property,

to the maximum extent allowed by law.

As part of the comprehensive nature of the
Recommended Conveyance Strategy, the LRA will
zone those portions of the RBAAP Property
identified as Parcel 1 and Parcel 2 on the attached
RBAARP site maps, cooperatively with the Army,
pursuant to this Reuse Plan, as part of the overall

zoning and entitlement process.

The LRA EDC Application will include a request
for, and the Army will convey to the LRA as part
of the EDC, the personal property, fixtures,
appurtenances and installed equipment located on
RBAAP, including any air emission reduction
credits generated from RBAAP.

The Army will provide the LRA by interim lease
with immediate access to and suitable office space
on the RBAAP property for the purposes of
accessing the RBAAP property and implementing
the reuse of RBAAP.



IMPLEMENTATION AND NEXT STEPS

This chapter provides direction for implementing the Base Reuse Concept
and the vision, goals and objectives set forth in this Base Reuse Plan. The
following items could potentially be acted upon prior to, during or after con-
veyance. To be effective, many of these implementation items must be acted

upon before significant new development takes place on the site.

A. Environmental Review

RBAARP has been used for industrial, warehousing and maintenance activities
for over 60 years. During this period, soil and groundwater impacts have
occurred due to chemical releases from storage tanks, spills of maintenance
chemicals, burial of waste and degradation of hazardous building materials in
the aging structures. The effects of each of these occurrences have produced
environmental impacts that require study, disclosure, and remedy. The Army
has provided initial environmental disclosure. Remediation measures are on-
going throughout the site. It is advisable that regulatory agency controls and
oversight be mandated throughout the redevelopment process until all im-

pacted areas have reached acceptable levels.

The U.S. Army Corps of Engineers is responsible for performing environ-
mental review of this Base Reuse Plan once submitted, as required by the Na-
tional Environmental Policy Act (NEPA). Upon completion of the NEPA
review, the Base Reuse Plan will go through California Environmental Qual-
ity Act (CEQA) review. The CEQA analysis is expected to tier off of the
NEPA review.

Local action on the Base Reuse Plan will also trigger environmental review
pursuant to the California Environmental Quality Act (CEQA). Based on
the information currently available, it is expected that an Initial Study will be
performed to assess whether the Base Reuse Plan will create any significant
impacts on the environment. There are three possible outcomes of the Initial
Study. A Negative Declaration will be prepared if it is found that the Reuse
Plan results in no significant impacts on the environment. A second possible

outcome is a Mitigated Negative Declaration. A Mitigated Negative Declara-
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tion will be prepared if the Initial Study determines that no significant envi-
ronmental impacts will occur as a result of the Base Reuse Plan, either due to
revisions to the Plan or because mitigation measures are implemented to re-
duce all potentially significant environmental impacts to less than significant
levels. A final possible outcome is a Focused Environmental Impact Report
(FEIR). An FEIR will be prepared if the Base Reuse Plan is found to have
impacts that would not become less than significant upon implementation of
a Mitigated Negative Declaration. It is not anticipated that this Base Reuse
Plan will trigger an FEIR.

Any environmental review of the Base Reuse Plan will take place at the pro-
gram level, meaning the Plan will be analyzed for its comprehensive envi-
ronmental effect. It is possible that individual development proposals may

require additional environmental review at the project level.

B. Remediation of Groundwater Contamination

Groundwater contamination on the RBAARP site falls into several categories,
including areas that require no remediation or for which remediation has
been completed, areas that require further remediation and areas that require
further assessment. There is also a small portion of the site that has experi-
enced a petroleum release. The Army is currently remediating groundwater
contamination on the RBAAP site to levels that are consistent with non-
residential use. The Army is responsible for ensuring that appropriate re-
sponse or corrective actions have been, or will be, completed to protect hu-

man health and the environment.

It is possible that portions of the site that have undergone full remediation
could be transferred before remediation is complete on the entire site. The
exact timeframe for completing the remediation is unknown; however, it is
expected to be complete before 2011. The LRA may choose to pursue a Lease

in Furtherance of Conveyance (LIFOC) while remediation is still underway.
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C. Further Technical Studies

This section discusses issues on the RBAAP site that require additional study.

1. Stormwater Pond Expansion

The current stormwater retention pond, located on Site 2, may need to be
incrementally expanded to accommodate minor increases of stormwater run-
off. The degree to which this facility must be expanded is dependent on the
amount of run-off created by development that cannot be managed though
Low Impact Development (LID) techniques. Developers will need to work
closely with the City to establish standards and acceptable LID techniques

that minimize the need to utilize the current basin.

2. City Building and Fire Inspections

Additional, in-depth building inspections will be required for all existing
structures on the RBAAP site to ensure they are in compliance with the City
of Riverbank’s minimum building standards. In addition, the Stanislaus Con-
solidated Fire Protection District will need to ensure that buildings at
RBAARP meet fire safety requirements. If buildings are not in compliance, the
future site owner will need to renovate them as needed to bring them into
compliance. If renovation is necessary, every possible care will be taken to

ensure that tenants will not be displaced during renovation.

3. Utilities and Roofing Inspection

The existing utility systems for RBAAP’s buildings are generally adequate to
support the needs of current tenants. However, observations indicate that
there are significant deferred maintenance needs that will need to be addressed
by the future owner of RBAAP’s existing buildings. The same is true of the
roofs on RBAAP’s existing buildings, which have been inspected and repaired
only on an as-needed basis. RBAAP’s utility infrastructure and roofs should
be inspected in greater detail before any existing buildings are conveyed to a

new owner.
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4. Further Contamination Assessment

The Army prepared an ECP Phase I Report in November 2006, which ana-
lyzed and documented the environmental conditions at RBAAP. The report
categorized groundwater contamination on the site and identified areas on the
site where more investigation was necessary to assess the conditions.! In
2008, the Army conducted a Site Investigation Report, which characterized
several of the sites that had been identified as requiring further assessment.
The report identifies several of these sites as needing no further remediation
due to limited contamination and their separation from employees and visi-
tors at RBAAP.?

The report also identified the following areas as still requiring further assess-

ment:

¢ Building 109, Substation Number 1 and 2. Oil stains are present. Soil
sampling/testing should be conducted.

¢ Buildings 1, 6 and 8. Sumps and pits required for line equipment.
These buildings need to be tested for cracks and potential soil contamina-

tion.

¢ Industrial Wastewater Treatment Plant (IWTP). Soils at the IWTP
have been partially tested for groundwater contamination. Additional

testing should be conducted to complete the earlier testing at the IWTP.

The U.S. Army should fully characterize the contamination on the site, in-
cluding contamination under existing buildings and utility infrastructure.
The U.S. Army must also assume responsibility for any contamination found
in the future that resulted from the Army’s or contractor operator’s
(GOCO?s) activities.

! CH2M HILL, 2006, Environmental Condition of Property Phase I Report,
U.S. Army Corps of Engineers, page ES-15.

? CH2M HILL, 2008, Site Investigation Report, U.S. Army Corps of Engi-
neers, pages 4-1 to 4-8.
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The Army Corps of Engineers is already scheduled to conduct an Asbestos
Containing Materials (ACM) survey in 2009. The LRA reserves the right to
amend this Base Reuse Plan after the completion of this survey. It is also rec-
ommended that the Army sample suspected asbestos-containing materials to
verify the presence of asbestos. As a part of this effort, the Army should
conduct air testing to determine whether or not friable asbestos currently
poses a health hazard at RBAAP. The Army must conduct these tests and
should ensure that any ACMs are managed or abated before RBAAP is trans-
ferred. The LRA will not accept offers of payment in lieu of actual removal

or stabilization of asbestos on the site.

In addition, the Army must test the stormwater reservoirs for potentially
hazardous contaminants that may have run off from the site, including asbes-
tos fibers. The Army must also verify that there is no seepage from the storm
reservoirs that could potentially cause contamination of water in the Hetch

Hetchy Aqueduct.

5. Sewage Lift Capacity Analysis

A sewage lift station is currently used to pump sewage waste from the
RBAAP facility to Riverbank’s sanitary sewer system. The capacity of this
pump station will need to be analyzed for its ability to accommodate future
development on the RBAAP site. Depending on the program of new devel-

opment, this system may need to be expanded.

D. General Plan and Zoning Amendments

Riverbank’s current General Plan designates the RBAAP site as Industrial.
This General Plan is currently being updated. If the General Plan Update
results in a designation of the RBAAP site for uses that are not consistent

with the Base Reuse Concept, a General Plan Amendment may be required.

The RBAARP site is currently zoned Light Industrial (M-1). A zoning amend-
ment will be required to ensure that the current uses at the RBAAP are con-

forming. Additionally, a zoning amendment will also be required to allow
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the uses proposed for the RBAAP site in this Plan. The zoning amendment
could occur in conjunction with the preparation of a Specific Plan, which
would enable the City to create more detailed land use and development
standards for the RBAARP site.

E. Permitting

This section describes how permits that the Army currently holds for the
RBAARP site will affect reuse of the property in the future, and the steps that

must be taken prior to conveyance.

1. Part B Permit

The U.S. Army currently holds a Resource Conservation and Recovery Act
(RCRA) Part B Permit that allows tenants to handle hazardous materials and
treat wastewater generated on the site. The GOCO on site is the only tenant
using the Part B Permit. Another tenant, Riverbank Oil Transfer, holds a
separate and independent Part B Permit for their activities. New RBAAP
owners should investigate the potential to consolidate the Part B Permits held
by Riverbank Oil Transfer and the Army. Upon relocation of the Army’s
production activities, the existing Part B Permit for the site may become un-
usable. If this occurs, the Army must assume full responsibility for any costs
associated with closure of the Part B Permit. Further coordination with Cali-
fornia’s Department of Toxic Substances Control will be required to deter-
mine if the Part B Permit for the site is transferable from the U.S. Army to a

future civilian tenant.

It is assumed that, if allowed, the Army would be willing to transfer the Part
B Permit to a new owner. As such, the Army should ensure that the Part B
Permit does not lapse or expire, so that it will be eligible for transfer. It is
expected that additional requirements for the Part B Permit will be put in

place if it is transferred to a civilian owner.
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2. Waste Discharge Requirements (WDR)

The U.S. Army and the GOCO jointly hold a Waste Discharge Requirements
(WDR) Permit for their activity on the site. The permit allows the GOCO
and tenants to discharge treated wastewater to the Evaporation/Percolation
Ponds. Coordination with the State Water Resources Control Board will be
required to determine if the WDR Permit is transferable and what, if any,

financial implications may be associated with the transfer.

Upon relocation of the Army’s production activities, the WDR Permit for
the site may become unusable. If this occurs, the Army must assume full re-
sponsibility for any costs associated with closure of the Permit. It is assumed
that, if allowed, the Army would be willing to transfer the WDR Permit to a
new owner. As such, the Army should ensure that the WDR Permit does not

lapse or expire, so that it will be eligible for transfer.

F. Power Supply Arrangements

Electrical utility costs were identified as a concern in interviews held with
current tenants of the RBAAP site. The Army currently has an agreement
with the San Francisco Public Utilities Commission (SFPUC) to obtain dis-
counted Hetch Hetchy electrical power, which results in reduced electricity
costs for tenants. The LRA has been engaged in discussions with the SFPUC
regarding the continuance of these arrangements after conveyance. The LRA
will continue to work with the SFPUC to transfer the power agreement or to

identify another source of low-cost electrical power.

G. Grant Funding

The LRA will continue to pursue grant funding to assist with base reuse plan-
ning, fund required studies and attract new tenants, as well as for other pur-
poses related to base reuse and conveyance. The LRA has already secured a
$750,000 loan from Stanislaus County intended to assist current tenants with

business expansion. The LRA has also secured two additional $35,000 grants
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through the Community Development Block Grant program (CDBG). One
CDBG grant will assist in funding studies for RBAAP pursuant to Reuse Plan
submission, determining necessary infrastructure upgrades and to bring the
property into compliance with State and local regulations. The other CDBG
grant is intended to facilitate studies specific to financing the relocation of
existing local businesses to the undeveloped portions of RBAAP. The LRA is

in pursuit of additional grants to assist in base reuse and expansion.

H. Next Steps

When the Riverbank Army Ammunition Plant (RBAAP) was selected for
closure as part of the Base Realignment and Closure (BRAC) 2005 round, the
community of Riverbank lost not only a source of high-quality jobs, but to
some extent, a sense of security and identity. Riverbank, especially in today’s
uncertain financial and economic market, is in dire need of reversing these
trends locally; creating new jobs with the existing tenants and prospective
ones; encouraging the attraction and expansion of green industrial businesses;

and increasing revenue to fund basic city services.

While there remains the need for additional detailed planning and analysis,
with greater access to facilities records and buildings, the Base Reuse Plan as
submitted, contains appropriate visions, goals, objectives, and conveyance
recommendations that are anticipated to lead to successful redevelopment

implementation for Riverbank’s economic vitality and job creation needs.

The Riverbank community and LRA look forward to continuing the positive
and collaborative relationship with the Department of Defense as they both
move through the BRAC process of transition to meet the community’s
needs. It is anticipated that the Department of Defense and the Department
of Housing and Urban Development will act expeditiously to facilitate the
property and equipment transfer to help accelerate community reuse. Effec-
tive, timely collaboration will lead to solid economic redevelopment in a
community with serious economic challenges and optimism about future op-

portunities.
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APPENDIX A
TENANT PROFILES

This appendix provides a brief profile of the current tenants at RBAAP.

A. Advanced Materials and Manufacturing Technologies, LLC (AM2T)

AM2T is a company that develops engineered materials and custom designed
products that solve immediate performance problems as well as those that
will develop as technology demands evolve. The company holds numerous
patents for their metallurgy and material science discoveries, which have led
them to produce engineered materials in demand by the military and the
private sector. AM2T currently holds contracts with NASA and the
Department of Defense; and is expanding its production of valuable,
lightweight alloys for military and commercial use in the manufacturing and
development of aircraft, oil refineries, medical implants, automotive parts,

and recreational vehicles.

B. ATET Wireless/T-Mobile

AT&T Wireless/T-Mobile provides wireless communication services,
including consumer cellular phone service. They have wireless antennas
located on the 100,000-gallon water storage tank, near RBAAP’s

administration buildings.

C. Berkeley Forge

Berkeley Forge & Tool is an international company specializing in ground
engaging tools for mining businesses. Berkeley Forge leases warehouse space

on the site.
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D. Dayton Superior

Dayton Superior is a North American manufacturer and distributor of
specialized metal products for non-residential concrete and masonry
construction. The company has a network of 48 manufacturing centers
around the country and several large contracts with the State of California to
produce the rebar that goes into interstate roadways and airport projects.
Expansion plans are in the works to grow their current presence at the

Riverbank site.

E. Donaldson Company, Inc.

Donaldson Company, Inc., is a publicly held, international provider of
filtration systems and replacement parts. Donaldson serves customers in the
industrial and engine markets, including dust collection, power generation,
specialty filtration, compressed air purification, off-road equipment, industrial

compressors, heavy trucks and light vehicles.

F. Eco2 Plastics

Eco2 DPlastics is a publicly traded company engaged in Polyethylene
Terephthalate (PET) plastic recycling. Unlike other plastic recyclers, Eco2's
process eliminates the creation of waste. This process respects and preserves
the environment, while delivering high-quality recycled plastic flake. The
Company's patented process was developed through a research partnership
with Honeywell FM&T and the U.S. Department of Energy. Eco2 is in the
process of more than doubling the size of its existing operation in response to

a recent infusion of venture capital interest.

A-2



RIVERBANK LOCAL REDEVELOPMENT AUTHORITY
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G. Environmental and Lubrication Solutions (ELS)

ELS is a manufacturer and distributor of unique lubricant and fuel improver
solutions to all significant market segments. Their business methods and
product technologies reduce emissions and toxic waste and conserve valuable

natural resources.

H. Kiva Energy/Kamps Propane

Kamps is an energy business offering a full range of propane services and
technical expertise on propane. Kamps assists commercial, industrial,
residential and agricultural customers with installation, service and supply of

propane energy needs.

1. Leisure RV Storage

Leisure RV Storage is a business providing secure storage for recreational
vehicles. The storage area currently covers over 100,000 square feet of space
at RBAAP.

J. NI Industries, Inc.

NI Industries, Inc. (formerly known as Norris Industries), a TriMas
Company, headquartered in Bloomfield Hills, Michigan, manufactures high-
quality metal components used in the commercial, industrial, consumer, and
defense markets worldwide.  Their process acquires raw metal materials,
designs and fabricates them to meet various requirements of the munitions
and commercial industries. NI Industries has also been the government

contractor at RBAAP since 1952. When their contract to produce munitions
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for the military is completed, they will be relocating to Rock Island, IL, and

may consider retaining a manufacturing presence at RBAAP.

K. Riverbank Oil Transfer

Riverbank Oil Transfer (ROT) is a recycler of oil, oily water and antifreeze
waste. The company holds permits from CalEPA and the Department of
Toxic Substances Control and Air Resources Board to receive and recycle oil.
Used oil substances are trucked in and transferred to rail cars for transport to
authorized off-site treatment, recycling or storage. ROT is expanding their
recycling business to include diversion and recycling of plastic oil containers,

such as those used to package consumer automobile motor oil.

L. Sierra Northern Railway

Sierra Northern Railway was formed in August 2003 by the merger of two
Northern California shortline railroads: the Sierra Railroad Company and the
Yolo Shortline Railroad. Sierra Northern currently operates approximately
75 miles of track in northern California, serving a wide variety of customers
and interchanging with both the Burlington Northern Santa Fe Railway and
the Union Pacific Railroad. They operate the rail service within the RBAAP

site.



APPENDIX B
SUMMARY OF PuBLIC COMMENTS

The Draft Base Reuse Plan was available for review by the public, as well as
the US. Army and the Department of Defense’s Office of Economic
Adjustment (OEA), from September 15, 2008, through October 30, 2008.
This appendix summarizes the public comments that were submitted to the
Riverbank Local Redevelopment Authority (LRA) during this period. It also
reproduces written comments that were submitted to the LRA.
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RIVERBANK LOCAL REDEVELOPMENT AUTHORITY
BASE REUSE PLAN
APPENDIX B: SUMMARY OF PUBLIC COMMENTS

Attachment 1: Comments from Mark Jones, U.S. Army (October 22, 2008)

Debbie and Tim, I am providing the following comments to your
redevelopment plan. As stated we are encouraged by the plan and look

forward to working with you as we move forward.

Army comments to the Riverbank Draft Base Reuse Plan

The Army is providing these informal comments to your Base Reuse Plan in
an effort to improve the document, rather than stating the Army position
with regard to the reuse plan. This document is the Community’s vision for
the property, and the report should be published as such without any
influence from the Army. Therefore, the Army has no comments to
Chapters 1-3 with the exception of section 3G which discusses equipment
transfer. The community has requested comments from the Army, and in an
effort to be responsive and cooperative we are providing the following
comments. In total the Army is limiting our comments to those sections of

the report dealing with real and personal property transfer.

The Army is encouraged by the direct approach to redevelopment as outlined
in the draft plan. We look forward to continuing our positive and
collaborative relationship as we move through the BRAC process of

transition for your community.

Page 3-18 para G Equipment Transfer

The Army has furnished an equipment inventory to the community and has
identified equipment items that the Army will move to Rock Island. The
Army does plan to move the 4,500 ton press as this equipment is part of the
metal parts manufacturing process designed for the Rock Island Operation.
The Trackmobile railcar mover will be made available to the community as
excess personal property. The Army will leave the overhead cranes in place
at the Riverbank facility. In general, the Army is planning to move the
equipment as outlined on the equipment inventory. As the needs of the
Army change as we approach the transition period, the Army will notify the
community if additional equipment items become available for community

reuse.
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Page 4-1 Recommended Conveyance Strategy
The initial paragraph discusses “the community goals and objectives as

»

balanced against the Army’s requirement...” in terms of how the property
will ultimately convey. As the next step in the BRAC process, the Army
plans to work collaboratively with the community in making property
disposal decisions. The Army’s goal is to make property disposal supportive
of the community redevelopment effort. The goals of seeking fair market
value for property and prompting economic redevelopment should occur in

concert and not be mutually exclusive.

Page 4-2 para. D. Recommended Conveyance Strategy

The Army recognizes that the community is making recommendations to the
Army in this section of the report, and as such the community recognizes
that the conveyance decisions will ultimately be made by the Army in
collaboration with the local community. The Army cannot agree to any
specific conveyance terms at this time; however we are committed to
following the BRAC process and to utilizing any and all of the available
conveyance authorities in the “toolbox”. The Army is required by statute to
“seek to obtain fair market value” in the consideration of any economic
development conveyance applications. The statement at the end of

recommendation 3 seems to diverge from the current BRAC statute.

While there is no-cost EDC authority, the Army must consider EDCs for fair
market value before consideration of any no-cost EDC. The use of multiple
conveyance authorities is acceptable, and the establishment of large parcels as
identified in the plan conforms with the Army’s desire to limit the number of
transactions. The Army’s goal is to convey property on or about the time of

mission closure, and we would prefer to avoid the use of leases in furtherance
of conveyance (LIFOC).

The LIFOC transactions, in our experience, take as much time and resources
as a deed transfer which essentially doubles the work for the Army and the
community. If we can convey the property at the time of closure, we should
be able to avoid the use of LIFOCs.
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Attachment 2: Comments from Amanda Fagan, OEA (October 27, 2008)

Hello Debbie,

Here are my informal comments on the Redevelopment Plan draft, which we

went over in person on September 25th:

1.

B-6

Page 1-1, 1st sentence - Delete “was declared to be excess property by the
Base Realignment and Closure Act (BRAC) of 2005.” Replace with “was
selected for closure as part of the Base Realignment and Closure (BRAC)
2005 round.” (The 2005 BRAC round was authorized as part of the
Defense Authorization Act, there’s not a “BRAC Act” per se and the
excess property determination is a separate action from the selection of

an installation for closure under BRAC.)

Page 1-5, 1st sentence of 2nd full paragraph - replace “designated” with
“recognized the City of Riverbank and the District 1 Board of
Supervisors of Stanislaus County as” the LRA. LRAs are designated
locally, and recognized by OEA on behalf of the Department of Defense.

Plan also needs to identify the change in LRA composition.

Page 1-5, Key Steps, 4th bullet point - The Department of Housing and
Urban Development is responsible to “Review the Reuse Plan for

compliance with federal requirements,” not the Department of Defense.

Page 1-5, LRA Key Steps - Replace “will” with “may” (since the LRA
does not always do all the things listed in the bullet points). Also 2nd
bullet point is not accurate. Should read something like “Recommend

appropriate disposal mechanisms to implement the reuse plan.”

Page 1-6, 1st sentence — “In most base closures the Department of Defense

>

conveys military property to communities for public purposes...” is not
an accurate statement, especially the italicized terms. “In past rounds of
BRAC, the Department of Defense has conveyed property...” would be
accurate. In the last sentence of same paragraph, what does “this option”

refer to exactly?



10.

11.

12.

13.

14.

15.

16.

17.

RIVERBANK LOCAL REDEVELOPMENT AUTHORITY
BASE REUSE PLAN
APPENDIX B: SUMMARY OF PUBLIC COMMENTS

Page 1-7, 2nd full sentence that begins “There are several mechanisms” -
Replace “LRA” with “Military Department”

Page 1-7, last bullet, “Transformation” should be “Exchange”

Overview of the Planning Process section needs to discuss outreach to
homeless assistance providers and public benefit eligible entities and
discuss the balance requirement.

Figure 1-3 should include Outreach Workshops and NOI solicitation

Reuse Plan generally needs more description of the analytical and
community process followed to develop the reuse concept and
conveyance mechanisms recommended. Were any alternatives
considered? How were alternatives evaluated? Plan also needs to discuss
the homeless assistance and public benefit outreach and evaluation.

Chapter 2: How were the goals and objectives identified? Also, discuss
anticipated impacts to the community of the closure of RBAAP, if any
(i-e. job loss).

Chapter 3: What are the approximate acreages for the various sites? Also,
were any alternatives to the recommended uses considered? Describe
process followed and why chosen uses were selected.

Page 3-18, Equipment Transfer section: Recommendation to give tenants
opportunity to purchase scrap metal may not be allowable. Check with

Army and/or legal counsel for guidance.

Page 4-4, Recommendation 5. “Prosecute” is not correct term. Perhaps

pursue?
Page 4-5, Recommendation 9, extra “and” in the type.

Chapter 5, Section A: Environmental Review - Somewhat awkward
jump from discussion of environmental remediation to discussion of
NEPA/CEQA review (two processes that are not sequential, and are not

as closely linked as the text would lead a reader to believe.

Chapter 5, Section B: Army responsible for “all costs” of cleanup clean-
up may be too broad. Use statutory or BRRM language instead (see page
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103 of BRRM), something like “The Army is responsible for ensuring
that appropriate response or corrective actions have been, or will be,

completed to protect human health and the environment.”

18. Needs summary / closing statement to tie plan together.

I have not reviewed the Homeless Assistance Submission, which should
accompany the Redevelopment Plan when submitted to HUD and the Army,
as I did not find it on the City’s website. Was it also made available for

review by the public?

Good luck with the Public Hearing this evening, and let me know if you have

any questions about the above comments.
Kind regards,
Amanda Fagan

Project Manager
U.S. Dept of Defense, Office of Economic Adjustment
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Attachment 3: Comments from William Cundiff, RBAAP Tenant
(October 15, 2008)

I have participated in the development of the Reuse Plan from it inception
and would like to compliment the LRA and its staff on a very successful

project. I would strongly recommend the adoption of this plan in its current

form.

That being said, I would like to address the issue of turning over the control
of the facility to someone that has the best interest of the Community and the
existing tenants. Almost every existing tenant would like to expand their
operations immediately. With all the time and money being spent you would
think that the major objective would be increase employment at the Base.
The exact opposite is true. The rhetoric of the plan is just that if the
implementation takes two years with the current contractor in control of the

immediate future.

There is at least one major tenant that will leave if they can not expand in the
next 12 months. We have experienced the “it’s not our fault game” to the
point that the people who can make this plan work are looking to move their

operations to other locations. Rome is burning and NI plays on.

Let me address a real potential tragedy. Mr. Mic Meeks the tenant who has
been at the base the longest has now positioned his small Company for huge
success. Mr. Meek’s Company has developed a process that replaces
beryllium. The Meek’s metal is now on the DOD vendor list. When the F35
begins production Mr. Meeks Company will receive more than
$3,000,000,000 in contracts for production that can be done at the Riverbank
Facility. That is Billion with a B. No one besides the City’s economic
development group is listening to Mr. Meek’s plea for resolution of his issues.
Myself and others involved in this process have listened and believe that his
project is extremely viable and we will be raising the needed capital before the

end of the year.
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The Response from the LRA has been to assist Mr. Meeks with some capital
and to introduce him to sources that will assist in further financing. The
response from NI has been very passive and amazingly Mr. Meeks has been
unable to even get the bird’s nests out of the presses next to his area so that he

can bring DOD contractors to the facility.

The Meek’s project is the basis on which this reuse plan will be judged.
The rating to date is a D-minus. We involved in the Meek’s project want
to do it at Riverbank, but the project must be implemented in the next
60 days.

We will begin equipment acquisition for a new plant in Nevada by
January 1, 2009, because we and the investors can no longer participate in
this total lack of responsiveness to this huge opportunity.

In the next sixty days I will be using every means possible to save the Meek’s
project for this community. The employment of the existing skilled labor
force should be reason enough for every elected official in California to
demand action, beginning with the Speaker of the House, who is a strong

supporter of California workers.

The opportunity exists. Now is the time for leadership, at all levels, to make

this project a huge success.

Sincerely

William N. Cundiff
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APPENDIX C
EQUIPMENT TO REMAIN AFTER CONVEYANCE

This appendix provides a table listing of all the Army-owned equipment at
the RBAAP currently in use by tenants. The LRA requests these items be

retained and remain with the property upon conveyance.

The LRA also requests first rights of refusal for all property designated as
excess and delineated on the June 30, 2008, Master Equipment List. The
complete Master Equipment List of all excess Army-owned property can be

found on the attached disc.
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RIVERBANK LOCAL REDEVELOPMENT AUTHORITY

BASE REUSE PLAN

APPENDIX C:

EQUIPMENT TO REMAIN AFTER CONVEYANCE

Asset Stated
Number Description Location Value
USA001396  Forming & Bending Machine i)(zfgs/tA $79.00
USA001997  Cabinet Storage Steel Green 36 7/29d $61.00
USA002027  Cabinet Test Wood Green Top 30 12/ $80.00
USA002047  Stand, Tray, Tubular, Alum. 172/ $6.00
USA002048  Stand, Tray, Tubular, Alum. 172/ $6.00
USAQ02060  Table, Inspection, Wood, 24- X 7/16c $241.00
USA002065  Table, Inspection, Wood, 95-1/2 7/17d $358.00
USA002170  Bench Work Steel Const. 6' L X 7/37d $56.00
USA002382  Bench Work Steel Const. 6' L X 7/Aht $56.00
USA002393  Lockers,6 Opening, Double Tier 32/Hall $51.00
. . 21/A
USA002394  Lockers,6 Opening, Double Tier . $51.00
Dining
11/Upper
USAQ003160  Truck, Hand, Warehouse, Hardwood Level $13.00
USA003176 ~ Bench Work Steel 72- L. X 28-D 12/ $43.00
USA003356  Desk Foreman 34-1/2-Wx30-Lx52 7/Aht $46.00
. 7/5&
USAQ04342  Locker, Clothes, Steel, Dbl Ti $117.00
13/19w
USAQ04499  Table, Kardex File, Wood, Varn 120/ $27.00
USA004534  Bench Work Wood Green Finish S 3/17a $158.00
USA004971  Bench Work Steel Const. 6' L X 7/36d $56.00
USA005462  Cabinet, Bench, Storage 7/Aht $150.00
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EQUIPMENT TO REMAIN AFTER CONVEYANCE

Asset Stated
Number Description Location Value
USA005714  Cabinet First Aid 12 Gage Steel 3/ 9a $37.00
USA005750  Cabinet, Wood, W/12-Drawers, 2 7/ $35.00
USAQ06099  Cabinet Safety Bulletin Wood 7/28d $31.00
USAQ06102  Cabinet Safety Bulletin Wood 7/28d $31.00
USAQ06808  Table, Inspection, Wood, 95-1/2 7/17d $384.00
USAQ06864  Table, Tool, Wood, 24- X 18- X 7/A11 $18.00
USA007673  Table, Gauge, Portable Inspect 7/ $37.00
USA008541  Desk Foreman 34-1/2-Wx30-Lx52 7/A3 $36.00
USA008542  Desk Foreman 34-1/2-Wx30-Lx52 7/Aht $36.00
USA008543  Desk Foreman 34-1/2-Wx30-Lx52 120/ $36.00
USA008545  Desk Foreman 34-1/2-Wx30-Lx52 120/B 10.7 $36.00
USA008546  Desk Foreman 34-1/2-Wx30-Lx52 7/Aht $36.00
USA008547  Desk Foreman 34-1/2-Wx30-Lx52 8/ 6¢/1 $36.00
USA008549  Desk Foreman 34-1/2-Wx30-Lx52 50/ 5 $36.00
USAQ08550  Desk Foreman 34-1/2-Wx30-Lx52 8/ 4e/1 $36.00
USA008945  Table, Work, Steel, 35- X 145- 7/12d $148.00
USAQ09406 ~ Pump Propane Gear Type 100 GPM 125/ $506.00
USA009407  Pump Propane Gear Type 100 GPM 126/ $506.00
USA009899  Bench Work Welding Steel 30-1/ 7/ $120.00
USA009954 STOOL, WOOD, 12- X 18- X 18- 32/Hall $7.00
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RIVERBANK LOCAL REDEVELOPMENT AUTHORITY

BASE REUSE PLAN

APPENDIX C:

EQUIPMENT TO REMAIN AFTER CONVEYANCE

Asset Stated
Number Description Location Value
USA010786  Desk, Office, Double Pedistal ? 1/ 32;;9) $136.00
USAO011025  Desk Foreman W/Key Lock & 2Dr  7/Aht $100.00
USAO012086  Stand, Projection, Steel, 18-W 172/ $29.00
USA012089  Press, Drill, 15- Floor Type 7/36d $338.00
USA012921  Light Fixture for Drafting W/T 7/21d $30.00
USA013431  Rack, Distribution, Desk Organ 7/32c $10.00
USAO013535  Pump Propane Stationary Coro-V 75/Bank A $1,000.00
USA013799  Building, Portable Office, 8'w ? 1/ ;7059/)1 $2,111.00
USAQ13800  Building, Portable Office, 8'w 7/ 3b $156.00
USA013802  Air Conditioner, Refrigeration 7/ 3b $300.00
USAO013811  Welding Screen, Portable, Canvas 7/30d $51.00
USAO013813  Welding Screen, Portable, Canvas 7/30d $51.00
USAO013814  Welding Screen, Portable, Canvas 7/Cy $51.00
USA013986  Pump, Hydraulic, Hand, Enerpac 75/Bank C $46.00
USA014348  Cart, Maintenance 7/29d $360.00
USA014956  Eyewash & Safety Shower #8346 7/18b $221.00
USA014957  Eyewash & Safety Shower #8346 7/30b $221.00
USAO015312  Table, Drafting, 30-3/4-Wx68-5 172/ $110.00
USA015950  Lathe, Engine, Manual, 19- Swing 7/35¢ $63.00
USA015960  Meter Liquid Control 29 GPM 10 75/Bank A $875.00
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Asset Stated
Number Description Location Value
USA015987  Panel Enclosure Hoffman #A-903 7/20n $386.00
USA016147  Meter Propane Vapor 2 In. In A ga/tiw $358.00
USAO017355  Sofa Sienna Fabric Oak Finish 7/35d $390.00
USAO017444  Air Conditioner, Refrigeration 7/A 12 $603.00
USA017644  Grinder-Buffer 7- Dia Wheel 1/ 7/29d $215.00
USA018511  Eraser. UV-Eprom Black Light, 17)/21{13 $96.00
USAQ19017  Water Filtration Unit, 2 Stage 172/Garage $350.00
USA019359  Grinder/Sander, Vertical/Horiz. 7/35cd $1,830.00
USA019377  Board, Magic Marker 7/A12 $64.00
USA019931  Milling Machine, Vertical 8/25w Unknown
USAQ20014  Monitor, Portable, Fire Cntrl 75/ /1 $1,585.00
USAQ20015  Monitor, Portable, Fire Cntrl 75/ /1 $1,585.00
USA020016  Nozzle, Aquastream, 500 GPM ZS /Propan $249.00
USA020017  Nozzle, Aquastream, 500 GPM ZS /Propan $249.00
USA020497  Milling Machine 7/34d Unknown
USAQ21009  File, Lateral, Wood, 2dr, 36" 172/Ne $380.00
USAQ21010  File, Lateral, Wood, 2dr, 36" 172/Ne $380.00
USA021011  Table, Wood, W/Hinged Cover 172/Ne $300.00
USA021012  Desk, Executive, Wood, Oak 11{71121/ Ne $795.00
USA021013  Desk, Executive, Wood, Oak }Zi/ Ne $795.00
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RIVERBANK LOCAL REDEVELOPMENT AUTHORITY

BASE REUSE PLAN

APPENDIX C:

EQUIPMENT TO REMAIN AFTER CONVEYANCE

Asset Stated
Number Description Location Value
USAQ21014  Table, Executive, Wood, Oak 172/Ne $500.00
USAQ21015  Table, Executive, Wood, Oak 172/Ne $500.00
USA021016  Chair, Side, Padded W/Arms 172/Ne $395.00
USA021017  Chair, Side, Padded W/Arms 172/Ne $395.00
USA021018  Chair, Side, Padded W/Arms 172/Ne $395.00
USA021019  Chair, Typist 172/Ne $109.00
USAQ21020  Chair, Executive, Swivel W/Arm 172/Ne $250.00
USAQ21021  Chair, Executive, Swivel W/Arm 172/Ne $250.00
USA021022  Chair, Executive, Swivel W/Arm 172/Ne $250.00
USA021023  Chair, Executive, Swivel W/Arm 172/Ne $250.00
USA021024  File, Map, Mobile Stand 172/Ne $750.00
USA021025  Refrigerator, Side X Side 172/Ne $1,800.00
USA021026  Dishwasher, Built In 172/Ne $409.00
USAQ21027  Table, Wood, Dining 172/Ne $900.00
USAQ021028  Chair, Dining, Oak, Padded 172/Ne $160.00
USAQ21029  Chair, Dining, Oak, Padded 172/Ne $160.00
USAQ021030  Chair, Dining, Oak, Padded 172/Ne $160.00
USA021031  Chair, Dining, Oak, Padded 172/Ne $160.00
USA021032  Chair, Dining, Oak, Padded 172/Ne $160.00
USA021033  Chair, Dining, Oak, Padded 172/Ne $160.00
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APPENDIX C:

EQUIPMENT TO REMAIN AFTER CONVEYANCE

Asset Stated
Number Description Location Value
USA021034  Chair, Dining, Oak, Padded 172/Ne $160.00
USA021035  Chair, Dining, Oak, Padded 172/Ne $160.00
USAQ21036  Work Center Consisting Of 172/Ne $3,108.00
USAQ21037  Work Center Consisting Of 172/Ne $2,721.00
USAQ021038  Work Center Consisting Of 172/Ne $2,695.00
USA021039  Work Center Consisting Of 172/Ne $1,683.00
USAQ21040  File, Lateral, Steel 172/Ne $937.00
USAQ21041  File, Lateral, Steel 172/Ne $831.00
USA021188  Door, Rollup, Electric 7/21b/1 $3,610.00
USA021452  Fan, 30" Wall Mount 3/Col. 9a $354.00
USA021453  Fan, 30" Wall Mount 3/Col. 10a $354.00
USA021454  Fan, 30" Wall Mount 3/Col. 11a $354.00
USA021455  Fan, 30" Wall Mount 3/Col. 12a $354.00
USA021456  Fan, 30" Wall Mount 3/Col. 13a $354.00
USA021457  Fan, 30" Wall Mount 3/Col. 14a $354.00
USA021458  Fan, 30" Wall Mount 3/Col. 15a $354.00
USA021459  Fan, 30" Wall Mount 3/Col. 18a $354.00
USAQ21460  Fan, 30" Wall Mount 3/Col. 19a $354.00
USAQ21461  Fan, 30" Wall Mount 3/Col. 20a $354.00
USAQ21462  Fan, 30" Wall Mount 3/Col. 21a $354.00
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APPENDIX C:

EQUIPMENT TO REMAIN AFTER CONVEYANCE

Asset Stated
Number Description Location Value
USA021463  Fan, 30" Wall Mount 3/Col. 22a $354.00
USA021464  Fan, 30" Wall Mount 3/Col. 23a $354.00
USA021465  Fan, 30" Wall Mount 3/Col. 24a $354.00
USA021466  Fan, 30" Wall Mount 3/Col. 25a $354.00
USA021467  Fan, 30" Wall Mount 3/Col. 26a $354.00
USAQ21468  Fan, 30" Wall Mount 3/Col. 27a $354.00
USA021604  Compressor, Air, Sullair 2/13a/1 $22,178.00
USA021605  Fan, 18" 2/11a/1 $742.00
USAQ021606  Fan, 18" 2/11a/1 $250.00
USA021771  Barrier Gate 7/2Os $5,975.00
Door

USA021772  Barrier Gate 7/ 2b $5,975.00
USAQ00597  Microscope Model Tbv-81 43/Lab $529.00

Source: United States Army, Joint Munitions Command.
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APPENDIX D
EXISTING BUILDINGS AT RBAAP

Table D-1 provides an assessment of buildings on the RBAAP site that existed
at the time this Reuse Plan was prepared. The list of buildings is derived from
the 2005 Environmental Condition of Property Phase I Report. “Buildings” are
defined as spaces fully enclosed by walls and roof, or covered, open-walled
docks. Other “structures” in the list include, but are not limited to, electrical

substation, craneways, tanks, well houses, and miscellaneous structures.

The buildings and structures are generally characterized by Type of
Occupancy and Type of Construction. In Table D-1, the references to these
categories made for the structures are based on terms and definitions included
in the International Building Code, 2006 Edition.

Where direct visual observations could be made through site visits, which
were conducted between March 2007 and July 2008, conditions of the
buildings and structures have been characterized as Good, Fair or Poor.
“Good” refers to a facility or building element that appears functionally
usable and does not have apparent deficiencies that would preclude continued
use. This would include, as a minimum, those buildings that are now in use
by tenants or have been renovated for potential leasing. “Fair” refers to a
facility or building element that may require some upgrades for continued
use. “Poor” refers to a facility or building elements that appears to need

general physical repairs or upgrades for continued use.

Where direct visual observations could not be made, conditions of the
buildings and structures are characterized as Assumed Good and Assumed
Fair. “Assumed Good” refers to a facility or building element that was not
directly observed but that is part of a functioning tenant-occupied area.
“Assumed Fair” refers to a facility or building element that was not directly
observed but that is similar to other observed construction, which may

require some upgrades for continued use.
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