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FINAL ENVIRONMENTAL IMPACT REPORT 

INTRODUCTION 
This Final Environmental Impact Report (FEIR) was prepared in accordance with the California 
Environmental Quality Act (CEQA) as amended (Public Resources Code § 21000 et seq.) and CEQA 
Guidelines (Title 14, California Code of Regulations, § 15000 et seq.). 
 
According to CEQA Guidelines § 15132, the FEIR shall consist of: 
 

a. The Draft EIR (DEIR) or a revision of the draft; 
 
b. Comments and recommendations received on the DEIR either verbatim or in summary; 
c. A list of persons, organizations, and public agencies commenting on the DEIR; 
 
d. The responses of the Lead Agency to significant environmental points raised in the review 

and consultation process; and 
 
e. Any other information added by the Lead Agency. 

 
In accordance with the above listed requirements, this FEIR for the proposed 150 Newport Center 
project (hereafter, the “Project”) and associated discretionary and administrative actions consists of 
the following: 
 

1. Comment letters and responses to public comment; and  
 
2. The circulated 150 Newport Center DEIR and Technical Appendices, SCH No. 2016011032 

with additions shown as underline text and deletions shown as stricken text in Section F.3, 
below. 

 
This FEIR document was prepared in accordance with CEQA and the CEQA Guidelines and 
represents the independent judgment of the CEQA Lead Agency (City of Newport Beach).   
 
RESPONSES TO COMMENTS 
CEQA REQUIREMENTS 

CEQA Guidelines § 15204(a) outlines parameters for submitting comments, and notes that the focus 
of review and comment of DEIRs should be: 
 

…on the sufficiency of the document in identifying and analyzing possible 
impacts on the environment and ways in which the significant effects of the 
project might be avoided or mitigated.  Comments are most helpful when they 
suggest additional specific alternatives or mitigation measures that would 
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provide better ways to avoid or mitigate the significant environmental effects.  
At the same time, reviewers should be aware that the adequacy of an EIR is 
determined in terms of what is reasonably feasible…CEQA does not require a 
lead agency to conduct every test or perform all research, study, and 
experimentation recommended or suggested by commenters.  When 
responding to comments, lead agencies need only respond to significant 
environmental issues and do not need to provide all information requested by 
reviewers, as long as a good faith effort at full disclosure is made in the EIR. 

 
CEQA Guidelines § 15204(c) further advises that, “Reviewers should explain the basis for their 
comments, and should submit data or references offering facts, reasonable assumptions based on 
facts, or expert opinion supported by facts in support of the comments.  Pursuant to CEQA 
Guidelines § 15064, an effect shall not be considered significant in the absence of substantial 
evidence;” CEQA Guidelines § 15204(d) also notes that, “Each responsible agency and trustee 
agency shall focus its comments on environmental information germane to that agency’s statutory 
responsibility.”  CEQA Guidelines § 15204(e) states that, “This section shall not be used to restrict 
the ability of reviewers to comment on the general adequacy of a document or of the lead agency to 
reject comments not focused as recommended by [CEQA Guidelines § 15204].” 
 
Pursuant to CEQA Guidelines § 15088(b), copies of the written responses shall be provided to 
commenting public agencies at least ten (10) days prior to certifying the FEIR.  The responses shall 
be provided along with an electronic copy of this FEIR, as permitted by CEQA, and shall conform to 
the legal standards established for response to comments on DEIRs. 
 
RESPONSES TO DEIR COMMENTS 

CEQA Guidelines § 15088 requires the Lead Agency (City of Newport Beach) to evaluate comments 
on environmental issues received from public agencies and interested parties who reviewed the DEIR 
and to provide written responses to any substantive comments received.  This Section F.0, Final 
Environmental Impact Report, provides all comments received on the DEIR, the City’s response to 
each comment, and a summary of revisions made to the DEIR as part of the FEIR in response to the 
various comment letters.   
 
Comment letters were received during and after the public review period which began on May 13, 
2016 and closed on June 27, 2015.  Sixteen comment letters addressed environmental issues 
substantive to the adequacy of the Draft Environmental Impact Report for the proposed Project.  A 
list of agencies, organizations, and persons that submitted substantive comments regarding the DEIR 
is presented in Table F-1, Organizations, Persons, & Public Agencies that Commented on the DEIR.  
A copy of each comment letter and a response to each substantive environmental point raised in 
those letters is provided on the following pages.  No comments submitted to the City of Newport 
Beach on the DEIR have produced substantial new information requiring recirculation or additional 
environmental review under State CEQA Guidelines § 15088.5. 
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Table F-1 Organizations, Persons, & Public Agencies that Commented on the DEIR 

COMMENT LETTER COMMENTING ORGANIZATION, PERSON, OR PUBLIC AGENCY DATE 
A State Clearinghouse June 28, 2016 
B California Department of Transportation 

(CALTRANS) 
June 8, 2016 

C Airport Land Use Commission for Orange County 
(ALUC) 

June 27, 2016 

D Orange County Transportation Authority (OCTA) June 27, 2016 
E City of Irvine June 7, 2016 
F Gabrieleno Band of Mission Indians May 25, 2016 
G Dennis Baker June 15, 2016 
H Irvine Company June 24, 2016 
I Dorothy Kraus June 26, 2016 
J Carolyn Martin June 27, 2016 
K Jim Mosher June 27, 2016 
L Bob Rush June 22, 2016 
M Sindi Schwartz June 27, 2016 
N Susan Skinner June 19, 2016 
O Stop Polluting Our Newport (SPON) June 27, 2016 
P Debbie Stevens June 27, 2016 
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State Clearinghouse – Comment Letter A 
 
A-1: 
The City of Newport Beach acknowledges this letter, which confirms the close of the public review 
period for the DEIR as June 27, 2016.  The City further acknowledges that the Project has complied 
with the State Clearinghouse review requirements for draft environmental documents.  Responses to 
comments from the California Department of Transportation (Caltrans) are numbered B-1 through B-
3.   
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California Department of Transportation (CALTRANS) – Comment Letter B 
 
B-1: 
The commenter accurately summarizes the proposed Project.  
 
B-2: 
In accordance with CEQA Guidelines §15126.4, an EIR shall describe feasible mitigation measures 
that would minimize significant adverse impacts of a project.  Mitigation measures must be fully 
enforceable, have an essential nexus to a legitimate governmental interest, and be “roughly 
proportional” to the impacts of the project. (See § 15126.4, subds. (a)(4)(A)-(B), (a)(5).)  With this 
basis, the commenter’s suggestion to prohibit the hauling of construction related soil and materials 
during peak hours has not been added as a mitigation measure to the EIR.  This comment does not 
identify any deficiencies in the EIR analysis that would necessitate a restriction on peak hour travel 
using State facilities during the Project’s demolition and construction periods.  As stated in EIR 
Subsection 3.4.4, the Project Applicant proposes to control haul traffic by using the former site of the 
Coyote Canyon Landfill located at 20661 Newport Coast Drive (approximately 2.5 miles from the 
Project site) as an off-site staging area for trucks during grading activities where trucks will queue 
prior to accessing the Project site.  Use of the site will enable the applicant to manage construction 
related haul trucks in the most efficient manner possible, including during peak periods.     
 
B-3: 
All Project-related construction vehicles are required by law to comply with applicable provisions of 
the California Vehicle Code and California Code of Regulations regarding the hauling of materials, 
including provisions related to covering and tarping loads.  CEQA lead agencies are not obligated to 
impose mitigation measures that are duplicative of mandatory regulatory requirements.  Regarding 
Caltrans’ recommendation to cover every load, which goes above and beyond the requirements of the 
California Vehicle Code, there is no essential nexus between the covering of loads that are not 
already required to be covered by the California Vehicle Code and the Project’s significant 
environmental effects.  Regardless, the City of Newport Beach will take Caltrans’ recommendation 
to require the covering of all loads into consideration when issuing grading and building permits for 
the Project. 
 
B-4: 
The commenter’s contact information is noted.  Caltrans is included on the City’s notification list for 
future public notices regarding the Project. 
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Airport Land Use Commission for Orange County (ALUC) – Comment Letter C 
 
C-1: 
The ALUC’s February 11, 2016, comment letter on the NOP is part of EIR Technical Appendix A.  
It is acknowledged that the Project site is located outside the Airport Planning Area for John Wayne 
Airport (JWA).   
 
C-2: 
The Draft EIR Section 2.3.3 stated that a portion of the proposed Project is within the Part 77 
Notification Area for JWA.  The commenter provides information indicating that the entire Project 
site is outside of the Part 77 Notification Area, including exhibits that were attached to the ALUC 
comment letter.  Accordingly, the Draft EIR has been revised to accurately describe that the Project 
site is outside of the Part 77 Notification Area, as indicated in the Errata Section of the Final EIR.  
 
C-3: 
The requirements noted in this comment, which are applicable to structures over 200 feet in height, 
are not applicable to the proposed Project.  The Project proposes a building that would be 83-feet 6-
inches tall at its highest point, including all rooftop appurtenances.  
 
C-4: 
The commenter provides additional information associated with requirements for projects that 
involve the development of heliports or helistops.  The proposed Project does not include any 
components associated with heliports or helistops.  Therefore, these requirements are not applicable 
to the proposed Project and no further response is required.  
 
C-5: 
The commenter’s contact information is noted.   
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Orange County Transportation Authority (OCTA) – Comment Letter D 
 
D-1: 
In response to this comment regarding OCTA’s service changes, references to OCTA Route 76 have 
been removed from EIR Table 4.7-2 and from the discussion on EIR Page 4.9-2.  The revisions 
associated with these text changes are indicated in the Errata Section of the Final EIR.   
 
D-2: 
Information identifying the OCTA bus stops that are located in the immediate vicinity of the Project 
site, and the OCTA routes served by those stops, has been added to the EIR.  The revisions 
associated with these text changes are indicated in the Errata Section of the Final EIR. 
 
D-3: 
The commenter’s contact information is noted. 
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City of Irvine – Comment Letter E 
 
E-1: 
Information is provided in the attachment to this response showing the anticipated AM Peak Hour 
and PM Peak Hour trips that would be generated by the proposed Project in comparison to those that 
are generated by the existing car wash use.  As shown on the attachment, the proposed Project would 
result in a net reduction of 27 AM Peak Hour trips and 48 PM Peak Hour trips when compared to the 
existing car wash use (based on the Luxury Condo/Townhouse ITE trip generation rates).  Because 
there would be a net reduction in both AM and PM Peak Hour trips with the implementation of the 
Project, the Project would not result in a change to the directionality of traffic that would adversely 
affect the roadway network.   
 
E-2: 
The City of Newport Beach acknowledges the requirement of the City of Irvine Traffic Impact 
Analysis Guidelines cited in this comment.  The City of Irvine’s guidelines do not apply to the 
proposed Project, which is located in the City of Newport Beach.  Further, the comment does not 
define “significant increases in AM or PM peak trips.”  But, as shown on EIR Table 4.9-3, the 
proposed Project would result in a net reduction in vehicle trips generated at the site compared to 
existing conditions.   
 
E-3: 
The commenter’s contact information is noted. 
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Gabrieleno Band of Mission Indians – Comment Letter F 
 
F-1: 
The City of Newport Beach acknowledges the information provided by the commenter indicating 
that the Project site is located within the ancestral and traditional territories of the Gabrieleno Band 
of Mission Indians-Kizh Nation.  The potential for impacts to archeological resources was evaluated 
in EIR Subsection 4.4.  Although the Project site is fully developed in the existing condition and has 
been disturbed by previous development activities, which would reduce the likelihood that 
archeological resources would be encountered during project construction, the EIR identifies a 
potentially significant direct impact to archeological resources in the event that significant resources 
are unearthed during the Project’s construction process.  Mitigation Measure MM 4.4-1 is included in 
the EIR which specifies the measures that would be taken if potential archaeological resources are 
discovered.  The implementation of MM 4.4-1 would reduce the potential for impacts to less than 
significant.  Accordingly, because the impacts to archeological resources are mitigated to a level that 
would be less than significant with the incorporation of MM 4.4-1, no additional mitigation including 
Native American monitoring of construction activates, would be required.  A condition of approval 
has been added to the project as follows, “During construction activities, the project applicant shall 
allow representatives of cultural organizations, including Native American tribes (i.e., Gabrieleno 
Band of Mission Indians), to access the project site on a volunteer basis to monitor grading and 
excavation activities.” 
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Dennis Baker – Comment Letter G 
 
G-1: 
CEQA Guidelines Section 15125(d) specifies that any inconsistencies between a proposed project 
and "applicable general plans, specific plans and regional plans" must be discussed in an EIR.  As 
directed by CEQA, discussion of the proposed Project’s potential inconsistencies with the City’s 
General Plan and applicable regional plans is contained in the EIR.  An EIR is not required by the 
CEQA Statutes or Guidelines to discuss consistency or inconsistency with zoning regulations, such 
as those contained in the Newport Beach Municipal Code.  The Project’s proposed Zoning Code 
Amendment and Planned Community (PC) Development Plan Text are described in EIR Subsections 
3.5.2 and 3.5.3, respectively, as part of the EIR Project Description, and evaluated throughout the 
EIR’s environmental analyses.  The City is obligated to consider the information contained in the 
Final EIR and the Project’s Administrative Record during its deliberations concerning the proposed 
Project, but the purpose of an EIR is not to determine whether a PC zone is appropriate or 
inappropriate.  This is policy decision that is beyond the parameters of CEQA. 
 
G-2: 
Policy NR 2.1 identified in the City of Newport Beach General Plan Natural Resources Element 
pertains to recycled water use.  However, it is assumed in this response that the commenter is 
referencing Policy NR 20.1, which indicates the City’s policy to “[p]rotect and, where feasible, 
enhance significant scenic and visual resources that include open space, mountain, canyons, ridges, 
ocean and harbor from public vantage points, as shown in Figure NR3”.  An evaluation of the 
Project’s consistency with Policy NR 20.1, as well as the Project’s consistency with General Plan 
Policy NR 20.3 “[p]rotect and enhance public view corridors from the following roadway segments 
(shown in Figure NR3), and other locations may be identified in the future….” is contained in EIR 
Subsection 4.1, Aesthetics, under Impact Analysis Threshold (a).  Analysis of these policies also is 
contained in Table 4.7-2 of EIR Subsection 4.7, Land Use and Planning. 
 
Figure NR3, Coastal Views, of the General Plan Natural Resources Element shows that the closest 
Coastal View Road to the Project site is a portion of Newport Center Drive that runs parallel to 
Anacapa Drive, about 800 feet west of the Project site.  The portion of Newport Center Drive that 
provides views of the Pacific Ocean occurs west of the Project site, with views toward the ocean 
available to the west, away from the Project site.  The view corridor along Avocado Avenue 
identified in Figure NR3 occurs between San Joaquin Hills Road to East Coast Highway with views 
to the southwest toward the Pacific Ocean.  The proposed Project’s building would be screened from 
views from Avocado Avenue by intervening development and landscaping.  The EIR’s analyses of 
view corridors along MacArthur Boulevard from San Joaquin Hills Road to East Coast Highway 
identified in Figure NR3 determined that the proposed Project would not inhibit views of the Pacific 
Ocean because although the proposed Project would be constructed within the general direction of 
views of the Pacific Ocean, views of the lower floors of the building would be completely screened 
by intervening buildings and landscaping and views of the two uppermost floors would be only 
intermittently possible in the distance when looking due northwest.  From this location, the Pacific 
Ocean is visible looking due south and slightly southwest, and not due northwest in the direction of 
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the Project site.  Accordingly, the distant views of the proposed building due northwest would not 
substantially affect views of the Pacific Ocean along this view corridor.  The impact to scenic views 
from this location would, therefore, be less than significant as concluded in the EIR. 
 
G-3: 
The commenter identifies that views of the proposed Project shown in View Simulation 2 (Figure 
4.1-6 on page 4.1-16 of the EIR) show that the Project would be visible from Newport Center Drive 
and questions the consistency of the Project with General Plan Policy NR 20.3.  As shown on Figure 
4.1-4 of the DEIR, the segment of Newport Center Drive that is associated with a view corridor 
(identified in the General Plan as a “Coastal View Road”) is the roadway segment that runs parallel 
to Anacapa Drive approximately 800 feet west of the Project site, as discussed on EIR page 4.1-11.  
The view of the Project site shown in View Simulation 2 does not depict views of the Project from 
the portion of Newport Center Drive that is identified as a Coastal View Road, and the Project would 
not be visible from the segment of Newport Center Drive that is designated as a Coastal View Road.  
Also refer to Response G-2, above. 
G-4: 
This comment quotes the City’s General Plan Land Use Element Policy LU 6.14.4 (not 6.14.14 as 
indicated in the comment).  General Plan Policy LU 6.14.4 does not address measured building 
heights, but speaks qualitatively to encouraging the placement of tall buildings in the northeastern 
portion of Newport Center and scaling down toward the southwest.  Thus, the EIR appropriately 
disclosed a representative sample of building heights both in the northeastern portion of Newport 
Center, as well as in the southwestern portion in order to address Policy LU 6.14.4’s qualitative 
concept of scaling down building height from the northeast to the southwest.  Also refer to EIR 
Subsection 4.7, Land Use and Planning, Table 4.7-2, Proposed Project General Plan Consistency, in 
which representative building heights from both the northeastern and southwestern portions of 
Newport Center are disclosed.  Attached to this response is an exhibit which shows existing building 
heights in the southerly half of Newport Center on an aerial photograph for context.  
 
EIR Subsection 4.1, Aesthetics, analyzes the proposed Project’s potential to degrade the visual 
character of the site and its surroundings (Subsection 4.1.4, Threshold c).  The basis for determining 
significance under Threshold c) is presented in EIR Subsection 4.1.3, which states: “Regarding the 
determination of significance under Threshold c), if the character or quality of the Newport Center 
area, including both publicly- and privately-owned properties, would be degraded, the impact will be 
regarded as significant.  The degradation of private views (as opposed to public scenic viewsheds) is 
not considered a significant adverse impact. See Mira Mar Mobile Community v. City of Oceanside 
(2004) 119 Cal.App.4th 477.  In this context, “degrade” will mean the introduction of physical 
features that would have a demonstratively inconsistent character and/or would be constructed with 
inferior design characteristics than currently found in the Newport Center area, based on the 
independent judgment of the City of Newport Beach.”  Thus, a potential degradation in visual 
character was appropriately evaluated in the context of the Newport Center area and not only 
immediately surrounding private properties (EIR pp. 4.1-20 through 4.1-23).   
 



150 NEWPORT CENTER 
ENVIRONMENTAL IMPACT REPORT F.0 FINAL ENVIRONMENTAL IMPACT REPORT 

 

Lead Agency: City of Newport Beach SCH No. 2016011032 
Page FEIR-26 

The proposed Project, as would be viewed from both nearby and distant vantage points, would be 
within the same viewshed as other buildings within the Newport Center area including buildings 
immediately adjacent to the Project site and taller buildings that occur within the northern portions of 
Newport Center.  The only vantage points from which the taller buildings would not be within the 
same viewshed as the proposed Project’s building are points immediately northwest or northeast of 
the Project site, looking toward the south.  Accordingly, the impact analysis presented in the DEIR 
properly evaluated the proposed Project within the context of the viewsheds in which the Project 
would be typically viewed.  Moreover, the DEIR fully disclosed that the height of the proposed 
structure would be taller than the buildings that occur immediately adjacent to the Project site and 
concluded that the height difference would not result in significant adverse physical environmental 
impacts.  The proposed Project’s building would not have a substantial adverse effect on a scenic 
vista (DEIR Subsection 4.1, Threshold a.), would not be visible from a State scenic highway (DEIR 
Subsection 4.1, Threshold b.), would not substantially degrade the existing visual character or quality 
of the site and its surroundings (as explained above; DEIR Subsection 4.1, Threshold c.), and would 
not create a new source of substantial light or glare that would adversely affect views (DEIR 
Subsection 4.1, Threshold d.). 
 
G-5: 
The Project Applicant provided a letter to the City cited in the EIR as “(Soderling, 2016a [the 
amended letter is referenced as Soderling, 2016b])” which states that ongoing use of the site as a car 
wash is not viable.  The Applicant’s letter is provided as an attachment to this response for reference.   
 
G-6: 
CEQA requires that an EIR evaluate reasonably foreseeable growth-inducing impacts of a project, 
but not speculative effects.  See Federation of Hillside & Canyon Ass’ns v. City of Los Angeles 
(2000) 83 Cal.App.4th 1252, 1265.  The CEQA Guidelines provide two examples of growth-
inducing impacts: 1) a project that would “…remove obstacles to population growth (a major 
expansion of a waste water treatment plant, might, for example, allow for more construction in 
service areas)”; and 2) “[i]ncreases in the population may tax existing community service facilities, 
requiring construction of new facilities that could cause significant environmental effects” (Cal. Code 
Regs., tit. 14 § 15126.2, subd. (d)).   In this case, the Project is not proposing to add infrastructure 
facilities with increased capacity to serve other projects (e.g., oversized sewer or water lines, etc.), 
nor would the proposed Project result in a significant increase in the City’s population such that 
existing community service facilities would need to be upgraded or expanded (refer to the Initial 
Study [Appendix A of the DEIR) for an analysis of potential Project-related impacts to public 
services and facilities).  Moreover, the CEQA Guidelines require that an EIR discuss “…the ways in 
which…” a project could foster growth, and under this standard an EIR is not required to provide a 
detailed analysis of a project’s effects on growth; rather, a general analysis is sufficient.”  (Cal. Code 
Regs., tit. 14 § 15126.2, subd. (d); see also Napa Citizens for Honest Gov’t v. Napa County Bd. of 
Supervisors (2001) 91 Cal.App.4th 342, 367-371.)  Section 5.3 of the EIR provides sufficient 
analysis of growth-inducing impacts.   
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If the City approves the proposed Project, such approval would be based in part on the individual 
merits of the Project.  The degree to which the proposed Project may or may not establish a precedent 
for future actions (including but not limited to potential future proposals by others to construct 
buildings in south Newport Center taller than current zoning designations allow) will be considered 
by the City in its discretionary decision-making processes on the Project’s applications.  Nonetheless, 
potentially setting a precedent is not the same as non-speculative growth inducement.  Because 
discretionary actions would need to be taken by the City in order to approve any future project that 
would propose to construct a building taller than the property’s zoning designation allows (as is 
currently under consideration for the proposed Project), the Project would not establish legal grounds 
that could be used as a standard for subsequent projects.  No credible evidence has been supplied by 
the commenter to indicate that the Project would unquestionably induce the redevelopment of other 
parcels in south Newport Center in ways that would exceed Municipal Code building height limits.  
Furthermore, an EIR is not required to forecast and mitigate for development described as induced 
growth.  “Neither CEQA itself, nor the cases that have interpreted it, require an EIR to anticipate and 
mitigate the effects of a particular project on growth in other areas.”  (Napa Citizens for Honest 
Gov’t v. Napa County Bd. of Supervisors (2001) 91 Cal.App.4th 342, 371)  Such issues are best left 
to the time that the resulting development is proposed.  (Id. at p. 372 fn. 8.)  When a project's growth-
inducing impacts are speculative, the lead agency is required to consider CEQA Guidelines § 15145, 
which provides that, if an impact is too speculative for evaluation, the agency should note this 
conclusion and terminate discussion of the impact. 
 
G-7: 
Please see Responses G-5 and G-6, above.  Project approval would be based in part on the merits of 
the proposed project.  This is the case for the current proposal and all future proposed projects. The 
degree to which the proposed Project may or may not establish a precedent for future actions 
(including potential future proposals to replace commercial uses with residential uses in south 
Newport Center) will be considered by the City in its decision-making processes on the Project’s 
applications.  Nonetheless, potentially setting a precedent is not the same as non-speculative growth 
inducement.  The Project is not proposing to add infrastructure facilities with increased capacity to 
serve other projects (e.g., oversized sewer or water lines, etc.), nor would the proposed Project result 
in a significant increase in the City’s population such that existing community service facilities 
would need to be upgraded or expanded (refer to the Initial Study [Appendix A of the DEIR) for an 
analysis of potential Project-related impacts to public services and facilities).  The “profit incentive” 
of possible future applicants, even if “currently very high,” is speculative and no substantial evidence 
has been supplied by the commenter to indicate that the Project would unquestionably induce the 
redevelopment of other parcels in south Newport Center in ways that would replace commercial uses 
with residential uses.  When a project's growth-inducing impacts are speculative, the lead agency is 
required to consider CEQA Guidelines § 15145, which provides that, if an impact is too speculative 
for evaluation, the agency should note this conclusion and terminate discussion of the impact.  Such 
is the case with this comment. 
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Irvine Company – Comment Letter H 
 
H-1: 
The commenter accurately identifies the public review period for the DEIR, and the City of Newport 
Beach acknowledges that the commenter had previously provided comments on the Mitigated 
Negative Declaration (MND) and the Initial Study for the proposed Project.  The prior comment 
letters are part of the Project’s Administrative Record. 
 
H-2: 
Comments are noted acknowledging the accuracy of information presented in the DEIR.  Please note 
that the City intends to apply a condition of approval on the Project that would require the 
authorization of the underlying property owner for any site improvements proposed within the 
southern ingress/egress easement.   
 
H-3: 
Refer to Response H-2.  The City’s Public Works Department reviewed the proposed median 
improvements as part of its evaluation of the Project plans and determined that adequate ingress and 
egress movements can be made from the Project’s proposed parking garage.  The median would end 
at the garage entry/exit allowing for proper vehicle movement from the Project’s parking structure in 
a manner that would not result in hazards to vehicular and non-vehicular traffic.  Please note that the 
City intends to apply a condition of approval on the Project that would require the authorization of 
the underlying property owner for any site improvements proposed within the southern ingress/egress 
easement.   
 
H-4: 
The commenter inaccurately characterizes the proposed modification to the pedestrian access 
easement within the Project site by concluding that the pedestrian access easement would be 
removed.  The Project’s proposed Tentative Tract Map indicates that the 18-foot wide easement 
along the southern edge of the Project site would be reduced to a 5-foot width and would be 
maintained as a pedestrian access easement.  Furthermore, the City intends to impose a condition of 
approval on the Project to require provision of the 5-woot wide pedestrian easement within the 
southern portion of the Project site.   
 
H-5: 
Moving vehicle access to the Project site would occur at the main building entry off Anacapa Drive 
and trash pick-up would occur at the south driveway off of Anacapa Drive.  The Site Circulation Plan 
provided in Appendix G2 of the DEIR is a draft.  The Project Applicant prepared and submitted a 
Final Site Circulation Plan, which will include updates to indicate that moving vehicles will access 
the building at the main building entry.  The specific placement of each lighting fixture will be 
determined as part of construction drawings prepared in association with a building permit 
application.  The lighting plan is required to be reviewed by City staff to ensure compliance with 
applicable City codes and standards related to exterior lighting.  The City intends to impose a 
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condition of approval on the Project that would require that the 5-foot pedestrian access easement 
remain clear of permanent structures.   
 
H-6: 
Following the completion of the DEIR, the Project Applicant has prepared and submitted a revised 
Site Circulation Plan, which will included updates to indicate that trash pick-up would occur at the 
south driveway.  While a rolled curb would be provided at the south driveway, the rolled curb is not 
necessary to provide adequate access for trash trucks and other vehicles to move freely through the 
access driveway during trash pick-up activities.  The updated Site Circulation Plan is provided in the 
Errata section of the Final EIR.  The City’s Public Works Department reviewed the Project site’s 
circulation plan and determined that the design would be adequate to allow for trash vehicles to 
access the building at the southern access driveway without resulting in a conflict with through-
traffic because the driveway provides a 24-foot wide access way for each direction of travel, which 
accommodates simultaneous trash pickup activities and vehicle through movements.  Trash trucks 
are typically 10-foot in width, leaving ample space for vehicles to pass.  The ingress/egress easement 
covers all of Block 100 (Parcel A); thus, a U-turn movement is not necessary for trash trucks to exit 
the Project site.  Trash trucks would be able to utilize the site circulation access ways to exit onto 
Civic Center Drive.  The City of Newport Beach has reviewed the southerly access easement and 
determined that trash pick-up activities are within the realm of ingress/egress.  The City intends to 
impose conditions of approval on the Project that would ensure that adequate vehicular access is 
maintained along the southerly access drive, as well as to require authorization of the underlying 
property owner for any site improvements proposed within the southerly ingress/egress easement.  
The use of the easement involves a civil matter between the property owners and no additional 
analysis of the potential for physical environmental impacts associated with the proposed Project are 
warranted in the EIR.  The storm water treatment structure identified on Sheet 2.0 of the project plans 
occurs below grade and will not obstruct access along the 5-foot pedestrian easement. 
 
H-7: 
The City of Newport Beach acknowledges the comments regarding the improvements that would 
affect the private catch basin located outside the Project site boundary and within the commenter’s 
property.  The comment does not address the adequacy of the analysis provided in the DEIR; 
regardless, the City will consider this comment when preparing conditions of approval for the 
Project.   
 
H-8: 
The specific dates on which temporary lane closures will occur are unknown and will be determined 
by the Project’s contractor based on the construction schedule.  Accordingly, the DEIR discloses the 
potential for temporary lane closures with as much specificity as is available at this time.  No lane 
closures are proposed at the southerly access drive.  The Preliminary Construction Management Plan 
(Appendix M of the DEIR [Page 9]) describes the lane closures along Anacapa Drive.  Lane closures 
would potentially be required along Anacapa Drive and Newport Center Drive for the installation of 
temporary tie-backs during Project construction.  Exhibit B-4 of the Preliminary Construction 
Management Plan identifies the location of traffic cones that would be required where lane closures 
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would occur along Anacapa Drive in order to accommodate temporary boom pump placement during 
construction.  Closures would be intermittent, and would not occur for durations greater than two 
weeks at a time, subject to the discretion of the City of Newport Beach Public Works Department 
depending on the specific construction activities that would occur.  Page 14 of the Preliminary 
Construction Management Plan identifies that lane closures would be limited to off-peak travel 
periods.  Each lane closure would be subject to the review and approval of the City’s Public Works 
Department prior to approval of any Temporary Street and Sidewalk Closure Permit.  The analysis of 
potential lane closures presented in the DEIR is based on reasonable assumptions predicated on facts 
presented in the Preliminary Construction Management Plan.  No additional analysis is required. 
 
H-9: 
The City intends to impose a condition of approval on the Project that would require that access 
to/from the southerly driveway along Anacapa Drive be maintained throughout the construction 
period.  Exhibits B-3 and B-5 of the Preliminary Construction Management Plan indicate that all 
vehicle queuing would occur on-site within private property during construction.   
 
H-10: 
The proposed Project would be conditioned to require compliance with the Construction 
Management Plan.  Finally, while the DEIR identified that the Tennis Club is a potential location for 
construction worker parking, the off-site employee parking location and agreement would be 
required to be finalized prior to issuance of the building permits.   
 
H-11: 
The proposed Project would utilize a crane during construction of the building.  However, the 
Preliminary Construction Management Plan has been revised to demonstrate that the swing radius of 
the crane would not extend over offsite properties.  The revised Preliminary Construction 
Management Plan has been included in the Errata section.   
 
H-12: 
The specific placement of each lighting fixture will be determined as part of construction drawings 
prepared in association with a building permit application.  The lighting plan is required to be 
reviewed by City staff to ensure compliance with applicable City codes and standards related to 
exterior lighting.  The Project Applicant has determined that it would relocate the bio-filtration unit 
that was located within the 5-foot pedestrian access, as identified in the letter attached on the 
following pages.  The City intends to impose a condition of approval on the Project that would 
require that the 5-foot pedestrian access easement remain clear of permanent structures.   
 
H-13: 
The evaluation of environmental impacts in the DEIR is appropriately limited to analyze only the 
reasonably foreseeable and potentially significant adverse impacts of the Project that is proposed.  
The analysis does not reflect improper “piecemealing” because no other property owners in Block 
100 have submitted an application to the City requesting a building height increase, the need for 
which would be, hypothetically, triggered by the proposed Project.  Stated otherwise, there is no 
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causation between the commenter’s concern and the Project.  Please see also Response G-6 and G-7 
for further discussion regarding speculation on growth inducement. 
 
A Planned Community Development Plan is not subject to the 50-foot height limitation in 
accordance with Section 20.30.060 (Height Limits and Exceptions) Subsection C of the Zoning 
Code. The Project’s EIR cannot be used as the CEQA compliance document for the approval of a 
height limit increase across the entirety of Block 100.  The EIR’s Project Description is finite and 
limited to the boundaries of the Project site, and includes no evaluation of a building height increase 
on other properties.  The remainder of Block 100 is approximately 932% larger than the Project site 
and it cannot be presumed that just because the remainder of Block 100 sits at a lower elevation than 
the Project site than the conclusions reached by the Project’s EIR would be the same as those that 
would be reached if the entirety of Block 100 was subjected to the same level of analysis.  Please 
also see Response G-6 and G-7.  No substantial evidence has been supplied to the City to indicate 
that growth inducement on other properties in Block 100 is anything but speculative.   
 
H-14: 
Please see Response to Comment C-2, which indicates that the entirety of the Project site is outside 
of the AELUP Part 77 Notification Area for JWA.  Because the Project site is located outside of the 
AELUP Part 77 Notification Area for JWA, the Project does not require referral to the Airport Land 
Use Commission (ALUC) prior to approval. 
 
H-15: 
The responses to each individual comment is provided are Responses to Comments H-1 through H-
14, above.  The commenter’s contact information is acknowledged.   
 
 















150 NEWPORT CENTER 
ENVIRONMENTAL IMPACT REPORT F.0 FINAL ENVIRONMENTAL IMPACT REPORT 

 

Lead Agency: City of Newport Beach SCH No. 2016011032 
Page FEIR-45 

Dorothy Kraus – Comment Letter I 
 
I-1: 
Pursuant to CEQA Guidelines §15124(b), the DEIR’s Project Description includes a list of the 
objectives sought by the City as lead agency, which are repeated in this comment.  A Lead Agency 
has broad discretion to formulate project objectives.  Further, CEQA does not restrict a Lead 
Agency’s discretion to identify and pursue a particular project designed to meet a particular set of 
objectives.  CEQA does not require the Lead Agency to provide empirical evidence to justify the list 
of objectives, which are based on the fundamental purpose of the Project.   
 
The Project’s fundamental purpose is to redevelop an underutilized property in the Newport Center 
area with multi-family, for-sale luxury high-rise (three + stories) residential units located within 
walking distance to employment, shopping, entertainment, and recreation.  Regarding existing 
underutilization of the Project site, the Project Applicant provided a letter to the City cited in the EIR 
as “(Soderling, 2016a)” which states that ongoing use of the site as a car wash will not support the 
land value and purchase price for the property, and that new technology needs and labor costs will 
make a new car wash operation uncompetitive from a price standpoint with nearby car washes.  In 
evaluating the Applicant’s letter, the City applied a "prudent person” standard; meaning, that the 
Applicant’s statements about the economic infeasibility associated with selling or leasing the 
property to a car wash operation is so great compared to the developing the project site with 
residential units, that a reasonably prudent person or property owner would not continue using the 
site as a car wash.  Thus, continued use of the site as a car wash was determined by the City to not 
have a reasonable chance of success operating on the site in the future and, therefore, the site is 
considered to be underutilized.  Further, the car wash is a one-story structure that does not maximize 
the development potential of the property even under the site’s existing zoning designation. 
 
I-2: 
Refer to Responses G-4, G-6, H-12, H-13, and L-4, including Exhibit A that supplements Response 
G-4.  Given these responses, the visual simulations were appropriately prepared showing the Project 
in relation to existing development in the surrounding area.     
 
I-3: 
The evaluation of Threshold b) contained in DEIR Subsection 4.7, Land Use and Planning (starting 
on page 4.7-5) is based on the thresholds contained in Appendix G of the California Environmental 
Quality Act (CEQA) Guidelines, codified at Title 14 California Code of Regulations section 15000 et 
seq.  Refer to CEQA Guidelines Appendix G, Checklist Question X b) “Would the project conflict 
with any applicable land use plan, policy, or regulation of an agency with jurisdiction over the 
project adopted for the purpose of avoiding or mitigating an environmental effect?”  Also refer to 
Response G-1. 
 
I-4: 
Please refer to Response H-4. 
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I-5: 
Impacts associated with the visual character or quality of the Project site and surrounding areas are 
evaluated on pages 4.1-20 through 4.1-23 of the DEIR.  The commenter disagrees with the 
conclusions in this analysis based on the Project’s requirement for a zone change and based on the 
opinions of the commenter.  The impacts to visual resources associated with the conversion of the 
site from a car wash to a residential building are fully disclosed in the DEIR, and no substantial 
evidence was provided by the commenter to indicate that the analysis was deficient.  The conversion 
of the Project site from a one-story car wash operation to a seven-story residential building would 
change the character of the Project site as described in the DEIR, but as concluded in the DEIR, this 
change in character is not regarded as a significant adverse impact on the environment given the 
surrounding existing conditions and the urban nature of the area.  The draft Planned Community Text 
language assumes the requested General Plan and Zoning Code amendments are approved to 
implement the project.  The text establishes standards to enforce the project as intended, if approved.  
The draft Planned Community Text language assumes the requested General Plan and Zoning Code 
amendments are approved to implement the project.  The text establishes standards to enforce the 
project as intended, if approved.  Also refer to Responses G-2, G-3, and G-4. 
 
I-6: 
As noted on page 21 of the Air Quality Impact Analysis (Appendix C of the DEIR), construction-
source emissions would result from the various construction activities, such as demolition, site 
preparation, and building construction.  The construction equipment proposed to be used for the 
Project’s construction activity and that is analyzed throughout the DEIR is listed in DEIR Table 3-2.  
At the time the analysis was conducted, an estimated construction equipment list was utilized, which 
represents a conservative estimate of air emissions and noise levels.  As noted on page 21 of the Air 
Quality Impact Analysis, “associated equipment represents a reasonable approximation of the 
expected construction fleet as required per CEQA guidelines.  Site specific construction fleet may 
vary due to specific project needs at the time of construction.”  Similarly, the list of construction 
equipment from DEIR Appendix M notes that “a more detailed list and scope will be provided upon 
the receipt of entitlements for the project.”  As such, construction-related sources of emissions have 
been accounted for based on a reasonable set of assumptions identified in DEIR Table 3-2 and used 
in the Air Quality Impact Analysis.  Furthermore, the analysis assumes that 7 pieces of construction 
equipment will be operating simultaneously for up to 6 hours, which is a conservative assumption 
given that equipment does not operate continually and is turned on and off throughout the course of a 
typical work day.  Also, refer to DEIR Section 3.4.5. 
 
I-7: 
Refer to Response G-5 and the letter attached to Response G-5 cited in the DEIR as “(Soderling, 
2016a)” for the evidence that the City of Newport Beach relied upon in determining that the existing 
car wash is a non-viable commercial use of the Project site.  An EIR need not consider alternatives 
that are infeasible, as specified by Public Resources Code, § 15126.6(a).  The term "feasible" is 
defined in § 21061.1 as "capable of being accomplished in a successful manner within a reasonable 
period of time, taking into account economic, environmental, social, and technological factors."  
(Italics added.) CEQA Guidelines § 15364 also adds the term "legal" to the list of factors. 
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I-8: 
This comment does not address the adequacy of the assessment of the environmental impacts of the 
Project provided in the EIR.  No federal or State regulation mandates more residential development 
than what is specified in the City of Newport Beach General Plan.  Also refer to Response I-1. 
 
I-9: 
The responses to each of the commenter’s specific comments are provided in Responses I-1 through 
I-8, above.  The DEIR does not need to be recirculated based on §15088.5 of the CEQA Guidelines.  
As summarized in the responses provided herein, there were no public comments or changes to the 
text or analysis of the DEIR that resulted in the identification of any new significant environmental 
effect requiring mitigation.  In addition, based on all comments received on the DEIR, only minor, 
non-substantive revisions that merely clarify or amplify information presented in the DEIR were 
required (as described in the Errata included in the Final EIR).  The DEIR circulated for public 
review was fundamentally and basically adequate, and all conclusions presented in the DEIR are 
supported by evidence provided within the DEIR and/or the administrative record for the proposed 
Project.  Based on the foregoing, recirculation of the EIR is not warranted according to the guidance 
set forth in §15088.5 of the State CEQA Guidelines. 
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Carolyn Martin – Comment Letter J 
 
J-1: 
The required findings associated with the approval of the height increase will be provided as part of 
the staff report and draft resolution associated with the public hearing(s) for the proposed Project.  
The findings are not required as part of the DEIR, and the DEIR’s Project Description provides a 
sufficient level of detail to adequately inform the public of the nature of the Project to form the basis 
of the assessment of physical environmental impacts.  Please also refer to Response G-1. 
 
J-2: 
An analysis of the Project’s consistency with General Plan Policy LU 3.2 is provided on pages 4.7-9 
through 4.7-10 of the DEIR.  Refer to Responses G-4, G-5 (including the attachment) and I-1 
regarding evidence that the existing car wash is a non-viable commercial use of the Project site.  
Accordingly, as evidence is provided that the Project site contains an underperforming/non-viable 
commercial use, the analysis provided in the DEIR related to the Project’s consistency with General 
Plan Policy LU 3.2 is adequate.  Additionally, economic feasibility analyses were also prepared for 
the development of the Project site with a 25-unit two-story apartment building, an 8,500 s.f. office 
building, and a 8,500 s.f. restaurant use.  Each of these analyses, which provide evidence that these 
uses would be economically infeasible at the Project site, are included as attachments to this response 
would be economically infeasible.   
 
J-3: 
This comment implies that noise from adjacent restaurants has the potential to impact the project; 
however, CEQA requires than an EIR address the potential impacts of a proposed project on the 
environment, and not the reverse (impacts of the environment on the project) unless the project 
would potentially impact the environment by exacerbating an existing environmental hazard.  See 
California Building Industry Association v. Bay Area Air Quality Management District (2015) 62 
Cal.4th 369.  Noise from commercial restaurants is not considered significant or an environmental 
hazard.    
 
An analysis of the Project’s consistency with General Plan Policy LU 5.1.1 is provided on page 4.7-
10 of the EIR.  The proposed Planned Community Development Plan would establish property 
development regulations through a Zoning Code Amendment that is intended to ensure that the 
Project would result in compatible and high quality development that is integrated with the larger 
overall character of Newport Center, thus ensuring consistency with the General Plan and Zoning 
Code.  The proposed land use change is responsive to an underserved market need for residential 
development in the Newport Center area. Commercial and residential land uses are often developed 
in close proximity with one another and can operate compatibly with appropriate design and 
operational conditions.  As with all properties throughout the City of Newport Beach, the nearby 
non-residential uses are subject to the City’s noise regulations which would ensure that noise from 
these uses would not result in impacts to residents of the proposed Project.  Similarly, the proposed 
Project’s building would be required to be constructed to meet the applicable noise standards 
specified in the City of Newport Beach Municipal Code Chapter 10.26, Community Noise Control.  
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Therefore, the determination in the DEIR that the proposed residential land use would be a 
compatible but diverse development for the Newport Center area is appropriate. 
 
J-4: 
Please refer to Response J-3, above.  Given that response, an expansion of the noise analysis and 
Alternatives analysis to discuss noise impacts associated with existing commercial uses is not 
warranted.   
 
J-5: 
Please see Response G-4 regarding the Project’s consistency with General Plan Land Use Policy 
6.14.4.  Typically, “spot zoning” occurs when a small parcel is subject to more or less restrictive 
zoning than the surrounding properties, and as a result, there is irrational discrimination.  See Foothill 
Communities Coalition v. County of Orange (2014) 222 CA4th 1302 and Avenida San Juan 
Partnership v. City of San Clemente (2011) 201 Cal.App.4th 1256.  As indicated by the Court of 
Appeal in Foothill Communities: “First, spot zoning may occur whether a small parcel of property is 
subject to more or less restrictive zoning than the surrounding properties.  Second, to determine 
whether impermissible spot zoning has occurred, a court is required to conduct a two-part analysis.  
After determining that spot zoning has actually occurred, the court must determine whether the 
record shows the spot zoning is in the public interest."  In summary and with regard to the proposed 
Project and the DEIR, the Newport Center area is an established mixed-use area.  The introduction of 
residential uses on the Project site would be consistent with many of the City’s General Plan Policies 
as indicated in DEIR Table 4.7-2.  The DEIR thoroughly analyzes the Project’s proposed Zoning 
Code Amendment No. CA2014-008, from “OR (Office Regional Commercial)” to “PC (Planned 
Community District)” and the physical condition that would result from this proposed action (i.e,, the 
construction and operation of a seven-story residential building adjacent to retail commercial, 
restaurant, and office uses).  The proposed Project is viewed by the City as furtherance of the mixed-
use nature of Newport Center and the surrounding area and as such does not constitute impermissible 
“spot zoning.”  As noted in the EIR, residential uses are already located in close proximity to the 
Project site, including the Granville community (a private gated residential community located 
approximately 0.15-mile west of the Project site); Meridian (a 79-unit condominium Project located 
at 1001 Santa Barbara Drive, approximately 0.5 mile northwest of the Project site); The Colony 
Apartment Homes (an apartment complex located approximately 0.6-mile northwest of the Project 
site); and the San Joaquin Plaza Apartments (a 524-apartment complex located approximately 0.6-
mile northwest of the Project site). Please see Response G-6 regarding the precedent-setting effects 
referenced by the commenter.   
 
J-6: 
Responses to the commenter’s specific comments regarding the adequacy of the analysis in the DEIR 
are provided in Responses J-1 through J-2.  The EIR does not need to be recirculated based on 
§15088.5 of the CEQA Guidelines as explained in Response I-9. 
 









 
 

140 Newport Center Dr | Suite # 120 | Newport Beach, CA | 92660 
phone: 949.717.7711 | fax: 949.717.0011 

July	  9,	  2016	  
	  
Makana	  Nova,	  Associate	  Planner	  
City	  of	  Newport	  Beach	  
100	  Civic	  Center	  Drive	  
Newport	  Beach,	  CA	  92660	  
	  
Re:	   150	  Newport	  Center	  
	   Feasibility	  analysis	  for	  an	  8,500	  square	  foot	  restaurant	  
	  
Dear	  Ms.	  Nova:	  
	  
Please	  accept	  this	  letter	  as	  an	  analysis	  of	  the	  economic	  feasibility	  of	  a	  one	  story,	  8,500	  square	  foot	  restaurant	  at	  
the	  above	  referenced	  site.	  	  As	  background,	  I	  am	  the	  Co-‐Owner/Managing	  Partner	  of	  CCP	  Real	  Estate	  Advisors	  in	  
Newport	  Beach	  and	  for	  the	  past	  18	  years	  have	  been	  involved	  in	  the	  sale,	  leasing,	  development	  services	  and	  
management	  of	  restaurant	  properties	  in	  and	  around	  Newport	  Beach.	  	  	  
A	  quick	  analysis	  of	  the	  proforma	  for	  150	  Newport	  Center	  is	  as	  follows:	  
	  
	   Land	  Cost	   	   	  	   	   	   $11,750,000	  
	   Land	  carry-‐$	  7	  mil.	  at	  9%	  for	  30	  months	  	  	   $1,575,000	  
	   Construction	  cost	  @	  $225/sf	  on	  8,500	  sf	  	  	   $1,912,000	  
	   Tenant	  Improvements	  @	  $150	  psf	  	  	  	   	   $1,275,000	  
	   Arch	  &	  Eng	  (6%)	   	   	  	  	  	  	  	  	  	  	  	   	   $205,000	  
	   A&D	  loan	  int.-‐$4	  mil	  @	  7%	   	  	  	  	  	  	  	  	  	  	   	   $280,000	  
	   Commission	   	   	   	  	  	  	  	  	  	  	  	  	   	   $204,000	  
	   City	  fees	  @	  15	  psf	   	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	   	   $127,000	   	   	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
	   Contingency	   	   	   	  	  	  	  	  	  	  	  	   	   $200,000	   	  
	  
Total	  cost	   	   	   	   	   	   $17,528,000	  
	  
Annual	  Net	  Income-‐@	  	   	   	   	   	   $680,000	  
Value	  at	  5%	  cap	  rate	   	   	   	   	   $13,600,000	  
Loss	  of	  value	   	   	   	   	   	   (3,928,000)	  
	  
Based	  upon	  the	  above	  economics,	  an	  8,500	  square	  foot	  restaurant	  at	  150	  Newport	  Center	  would	  be	  
economically	  infeasible.	  	  Should	  you	  have	  any	  questions,	  please	  do	  not	  hesitate	  to	  call.	  
	  
Very	  truly	  yours:	  

	  
CCP	  Real	  Estate	  Advisors 

Ian	  M.	  Furar	  –	  Managing	  Partner	  
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Jim Mosher – Comment Letter K 
 
K-1: 
The City of Newport Beach acknowledges the commenter’s contact information.   
 
K-2: 
Please see Responses G-5 and I-1.   
 
K-3: 
Please see Response G-4 regarding the Project’s consistency with General Plan Land Use Policy 
6.14.4.  The Project Applicant’s request to change the land use from commercial to residential use 
would require General Plan and Zoning Code amendments.  Those amendments would need to be 
adopted based on legislative policy decisions made by recommendation of the Planning Commission, 
and adoption by the City Council.  The DEIR fully evaluated the physical environmental impacts that 
would be associated with any decision made by the Planning Commission and City Council if these 
legislative bodies ultimately determine that the requested land use change would be appropriate for 
Project site, given that the residential land use was not previously anticipated or considered at this 
location during the 2006 General Plan update.  While the proposed residential dwelling units are not 
contributing to a RHNA requirement as the City has already met the dwelling unit requirement 
identified by RHNA, there is a demonstrated market demand for additional residential development 
in the Newport Center area.  The units would only contribute to a RHNA requirement if they were to 
be constructed in the next RHNA cycle (2021 or after).   
 
K-4: 
Please see Response G-4 regarding the Project’s consistency with General Plan Land Use Policy 
6.14.4.  Also, each proposed project is evaluated individually, based on its own merits. 
 
K-5: 
Height limits established as part of an adopted planned community are not subject to the height limits 
identified in Subsection 20.30.060 (Height Limits and Exceptions of the Zoning Code).  However, 
the applicable findings in compliance with subsection (C)(3) (Required Findings) are also applicable 
with a discretionary action such as the adoption of a Planned Community District.  Please see 
Response J-1 regarding the required findings.   
 
K-6: 
Please refer to Responses G-1, J-1, and J-5. 
 
K-7: 
The DEIR inadvertently included references to Figure 2-2 and Figure 2-3 on Page 4.7-3.  The 
references to these figures have been stricken from DEIR pages ES-4 and 3-15, which is indicated in 
the Errata section of the Final EIR.  The existing planning context for the proposed Project, including 
existing Newport Beach General Plan and Zoning designations were disclosed in DEIR Subsections 
2.3.1 and 2.3.2 on Page 2-2. 
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K-8: 
The text on Page 4.7-8 within the second paragraph of subsection 2 (City of Newport Beach General 
Plan) has been revised to correct the typographical error indicated by the commenter.  The revised 
text, which indicates that a “new anomaly” would be required is identified in the Errata section of the 
Final EIR.  
 
K-9: 
City Charter Section 423 and Council Policy A-18 are not applicable to the analysis of the physical 
environmental impacts of the Project in accordance with the California Environmental Quality Act.  
A detailed discussion of the provisions of City Charter Section 423 and Council Policy A-18 is 
provided in the Planning Commission Staff Report, dated July 21, 2016.  The DEIR (pages 4.7-3 to 
4.7-23) adequately discusses whether or not the proposed project conflicts with Section 423.  This is 
all that CEQA requires (See CEQA Guidelines, § 15125(d) and Appendix G).  The project does not 
conflict with section 423 because, as required by City Council Policy A-18, the analysis of whether 
approval by the electorate is necessary is performed by the planning department in staff reports for 
the Planning Commission and City Council separate from the EIR process.  The proposed project 
does not interfere with the Section 423 process and the DEIR acknowledges that this process will be 
required. The DEIR does not need to analyze whether voter approval is required.  Also refer to 
Response O-16. 
 
K-10: 
CEQA requires that an EIR identify a range of potentially feasible alternatives that, if adopted, would 
avoid or substantially lessen the significant adverse impacts of a project, but does not mandate that it 
discuss alternative off-site locations for a project.  The CEQA Guidelines §15126.6(a) states that an 
EIR must include a reasonable range of alternatives to the project or to the location of the project 
(emphasis added).  An EIR need not consider alternatives that are infeasible (See CEQA Guidelines 
§15126.6(f)(3).  Off-site alternatives may therefore be excluded from analysis as infeasible when 
such sites are not owned or could not reasonably be obtained or controlled by the Project Applicant 
(CEQA Guidelines §15126.6(f)(1)).  The Project Applicant has indicated that it does not own any 
other properties in Newport Center.  Also, there is no evidence to support a reasonable assumption 
that the Project Applicant could reasonably obtain or control another site in Newport Center that 
could serve as an alternative location for the proposed Project. 
 
K-11: 
The reference to “SB 375” indicated on Page 6-9 of the DEIR refers to the Sustainable Communities 
and Climate Protection Act of 2008, Senate Bill No. 375, Chapter 728, Statutes of 2008.  The text on 
Page 6-9 has been revised to indicate the correct reference year.   
 
K-12: 
The comments provided by Mr. Robert L. Rush are addressed in Responses L-1 through L-18.   
 
K-13: 
Please see Responses G-4 and J-5, including Exhibit A that accompanies Response G-4. 
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K-14: 
The ITE trip generation rate for High-Rise Condominium/Townhouse (ITE Code 232) was used to 
determine the daily traffic volume for the proposed Project.  The Luxury Condo (ITE Code 233) does 
not identify an average daily trip generation rate and is considered a related land use of the High-Rise 
Condominium/Townhouse land use.  The average daily trip generation was required to be calculated 
in order to determine whether a TPO study is required, or to determine if the Project is exempt from a 
TPO study.  Accordingly, the High Rise Condo rate was used for consistency purposes to calculate 
the peak hour trips.   
 
It should be noted that with both the High Rise Condo rate and the Luxury Condo rate, there would 
be a net negative peak hour trip generation for the Project with the elimination of the existing car 
wash trips that currently travel to and from the site.  For informational purposes, the calculations are 
provided below that show the projected reductions in AM peak hour and PM peak hour trips using 
both the High Rise Condo and Luxury Condo trip generation rates when compared to the existing car 
wash use.  
 

Trip Generation Comparison 
 AM Peak Hour 

(Trips) 
PM Peak Hour 

(Trips) 
High Rise Residential Condo ITE Code (232) 
Trips Generated Based on High Rise 
Condo (232) Generation Factors 

17 19 

Trips Generated by Existing Car Wash 
(based on physical traffic counts) 

54 75 

Net Reduction under Proposed Project -37 -56 
Luxury Condo/Townhouse ITE Code (233) 
Trips Generated Based on Luxury Condo 
(233) Generation Factors 

27 27 

Trips Generated by Existing Car Wash 
(based on physical traffic counts) 

54 75 

Net Reduction under Proposed Project -27 -48 
 
K-15: 
Please see Response G-6.  Refer to Response L-19 regarding The Declaration of Land Use 
Restrictions.  This is a civil matter between two private property owners and expires after a term of 
25 years on February 20, 2017. 
 
K-16: 
Please see Response J-3.   
 
K-17: 
The demolition hauling routes and construction materials delivery routes are described in Section 
3.4.7 of the DEIR, and the potential impacts associated with construction traffic are disclosed in 
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Section 4.9 of the DEIR.  Additional information related to construction materials delivery routes, 
see the Construction Management Plan included in Appendix M of the DEIR (as updated by the 
report included in the Errata section).   
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Bob Rush – Comment Letter L 
 
L-1: 
The City of Newport Beach acknowledges that the commenter submitted prior comments on the 
Mitigated Negative Declaration (MND), which the City considered and addressed during the 
preparation of the DEIR.  Comment letters received by the City on the MND are part of the Project’s 
administrative record.  Comment letters received by the City on the DEIR’s Notice of Preparation 
(NOP) are included as part of DEIR Technical Appendix A and also are part of the Project’s 
administrative record. 
 
L-2: 
The City of Newport Beach acknowledges the commenter’s citation of legal precedent regarding 
CEQA.  The responses to each of the commenter’s specific comments are provided in Responses L-4 
through L-20, below.  The DEIR does not need to be recirculated based on §15088.5 of the State 
CEQA Guidelines.  As summarized in the responses provided herein, there were no public comments 
or changes to the text or analysis of the DEIR that resulted in the identification of any new significant 
environmental effect requiring mitigation.  In addition, based on all comments received on the DEIR, 
only minor, non-substantive revisions that merely clarify or amplify information presented in the 
DEIR were required (as described in the Errata included in the Final EIR).  The DEIR circulated for 
public review was fundamentally and basically adequate, and all conclusions presented in the DEIR 
are supported by evidence provided within the DEIR and/or the administrative record for the 
proposed Project.  Based on the foregoing, recirculation of the EIR is not warranted according to the 
guidance set forth in §15088.5 of the State CEQA Guidelines. 
 
L-3: 
Please refer to Response J-5. 
 
L-4: 
An EIR is required to include a description of the physical environmental conditions in the vicinity of 
the Project site as they exist at the time the Notice of Preparation (NOP) is published (CEQA 
Guidelines Section 15125(a)).  The City acted reasonably in setting the environmental baseline as the 
condition that currently exists and has existed on this site for the past 50+ years.  To use a future 
baseline of a closed car wash operation would be misleading given that the site has been used as a car 
wash for more than half a century and its operations are a long-established existing condition at the 
Project site.  Further, it would be unlikely that, when the car wash closes, the site would sit vacant 
and not be used for some other, yet unknown, temporary purpose allowed by the City’s Municipal 
Code while it awaits redevelopment.  The commenter’s assertion that the site would remain 
unoccupied when the car wash closes is unfounded.  Refer to Response L-2. 
 
L-5: 
The DEIR does not imply that customers of the existing on-site car wash will no longer get their cars 
washed.  The Commenter’s assumption is reasonable that customers of the existing car wash will 
likely get their cars washed at other car wash locations.  However, because there is no data to 
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indicate where the existing car wash customers are traveling from (point of origin) to reach the 
Project site, or where these customers will choose to get their cars washed once the on-site car wash 
is closed, an analysis of trip displacement would be highly speculative and not based on any fact-
based information.  Even if it is assumed that all of the existing car wash’s customers would use the 
nearest car washes to the Project site (near Jamboree and San Joaquin Hills Road, approximately 0.9-
mile to the northwest of the Project site), it cannot be known with any degree of certainty if this 
location is actually closer or further from the customer travel trip’s origin.  Making a reasonable 
assumption about car wash customer behavior, based on consumer convenience, it is probable that 
people seeking to have their car washed would utilize a car wash location that is most convenient to 
them, and predicting which other location would be most convenient to a wide spectrum of 
customers would be nothing more than a wild guess.  The DEIR properly evaluates the Project’s 
traffic and vehicular-related air pollutant and noise emissions based on a comparison of the Project to 
the Project site’s existing condition (a car wash with ancillary gas station and convenience market).  
The mere fact that the on-site car wash would be removed from the site would eliminate all of the 
existing traffic trips traveling to and from the site under the existing condition.  Thus, the net trips 
(existing car wash trips minus the Project’s projected trips) utilized in the analysis is an appropriate 
basis for the evaluation of environmental impacts. 
 
L-6: 
Please refer to Responses G-2, G-3, and G-4. 
 
L-7: 
As disclosed on pages 4.1-12 and 4.1-13 of the DEIR, the City of Newport Beach selected the 
locations for the view simulations (Figures 4.1-6 through 4.1-8 of the DEIR) in order to provide 
representative views of “the expected appearance of the proposed building from various locational 
perspectives that offer a public view” of the Project site.  Moreover, the views were selected to 
“represent simulated views that would be experienced by a pedestrian looking toward the Project site 
in daytime hours at 6 feet above the ground surface.”  The range of photographs and simulations is 
appropriately representative.  View 3 (DEIR Figure 4.1-7) is consistent with the City of Newport 
Beach’s selection criteria because it depicts the view of the Project site from a pedestrian area 
adjacent to Newport Center Drive near the intersection with San Miguel Drive.  View Simulation – 
View 3 depicts the screening of a partial view of the Pacific Ocean that occurs from the 
representative viewing location in the existing condition.   
 
Please refer to response G-2.  The Project’s aesthetic impact as would be seen from public view 
corridors, including those that are designated as Coastal View Roads or Public View Corridors in the 
Newport Beach General Plan are disclosed throughout DEIR Subsection 4.1.4.  The intersection of 
Newport Center Drive and San Miguel Drive does not include any roadway segments identified as 
designated Coastal View Roads or Public View Corridors.  While the photograph supplied by the 
commenter depicts a view from an additional location, the conclusions reached by the DEIR remain 
accurate based on the significance criteria presented in the DEIR.   
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L-8: 
Impacts associated with potential glare are discussed thoroughly on pages 4.1-23 through 4.1-26 of 
the DEIR.  The DEIR discloses on page 4.1-25 that the proposed building would introduce a new 
source of glare in the form of the windows, concluding that these new sources of glare would be 
similar to other buildings in the surrounding areas.  The windows that would be installed on the 
building would not include any large expanses of glass, nor would any other highly reflective 
building materials be used that would create a source of atypical levels of glare that would support a 
conclusion that significant impacts would result from the implementation of the proposed Project.  
To ensure that low reflective building materials would be used, the City will include a condition of 
approval that will require that the proposed PC Text be revised to require low reflective materials.   
 
L-9: 
Please see Response K-14. 
 
L-10: 
The short term construction traffic analysis in the DEIR (pages 4.9-7 through 4.9-8) disclosed an 
average number of truck trips that would occur based on both demolition and grading phases.  For 
consistency, the haul trips referenced on 4.9-7 have been updated in the Errata of the final EIR to 
reflect 86 haul trips and 172 round-trip haul trips.  As disclosed on page 3-9 of the DEIR, 172 round-
trip haul trips would occur during the 30 days of grading.  The 172 round-trip haul trips would still 
represent a net reduction in the daily vehicular trips when compared to the existing car wash use.  
Furthermore, in applying a passenger car equivalent (PCE) factor of 3 passenger vehicles per 4-axle 
haul truck (note that Orange County and the Southern California Association of Governments 
(SCAG) do not have readily available PCE factor recommendations; as such, the PCE factors used 
are based on recommendations from San Bernardino Association of Governments (SANBAG) which 
is consistent with standard engineering practice throughout the Southern California region), the 172 
round-trip haul trips would be equivalent to 516 passenger vehicles (172 x 3 = 516).  Therefore, even 
when considering the haul trips after applying PCE factors, the proposed Project’s construction 
traffic would result in a net reduction compared to the existing vehicular trips generated by the car 
wash.  Also, see Response L-4. 
 
L-11: 
Noise-sensitive land uses, or sensitive receptors, are generally considered to include those uses where 
noise exposure could result in health-related risks to individuals, as well as places where individuals 
expect quiet to be an essential element of the location.  Residential dwellings are considered sensitive 
receptors because of the potential for increased and prolonged exposure of individuals to both 
interior and exterior noise and potential sleep disruptions.  Schools, libraries, heath-care facilities, 
nursing homes, retirement residences, and other places where low interior noise levels are essential 
are also considered noise-sensitive land uses/sensitive receptors.  Quiet noise levels are not an 
essential element of outdoor dining on properties surrounding the Project site.  Restaurants, as the 
commenter points out, are generally not considered sensitive receptors, because the ambient noise 
levels are generally higher than land uses like residences, libraries, nursing homes, etc.  As stated in 
the City of Newport Beach General Plan Noise Element (page 12-7), referenced in DEIR subsection 



150 NEWPORT CENTER 
ENVIRONMENTAL IMPACT REPORT F.0 FINAL ENVIRONMENTAL IMPACT REPORT 

 

Lead Agency: City of Newport Beach SCH No. 2016011032 
Page FEIR-85 

4.8.3, restaurants are specifically listed as “Stationary Noise Sources” because of the “high noise 
levels that these establishments are able to produce.”  The presence of outdoor dining does not 
change a potential noise source into a sensitive receptor.  The DEIR accurately identified the nearest 
sensitive receptor as the Newport Center Women’s Health Center, located approximately 100 meters 
south of the Project site.  Also see General Plan Noise Element Table N-2 (Community Noise 
Equivalent Level (“CNEL”) of 75-80 dBA “normally compatible” for restaurants, vs CNEL of 60-65 
dBA “normally compatible” for residential.) 
 
Construction noise is addressed in Section 4.8.5 of the DEIR.  Noise would be produced from 
construction activity associated with the Project throughout the construction period from demolition 
of the gas station through final Project completion.  Municipal Code Section 10.26.035 exempts 
construction noise from quantified noise standards and impacts associated with short-term 
construction noise would be considered significant only if the construction activity violates the 
standards contained in Municipal Code Section 10.28.040 (Construction Activity – Noise 
Regulations).  The DEIR fully discloses that the Project would require certain activities that would 
occur outside of the standards contained in Municipal Code Section 10.28.040.  Although 
construction noise that occurs within the standards specified in Municipal Code Section 10.28.040 is 
regarded by the City as a less than significant impact, the DEIR provides additional analysis in order 
to indicate that the construction noise from the Project would comply with the Exterior Noise 
Standards of the Municipal Code and would not result in harm to human health.  See Keep Our 
Mountains Quiet v. County of Santa Clara (2015) 236 Cal.App.4th 714.  The 90 dBA threshold is 
identified for this project in order to establish that the Project will not generate noise in excess of the 
noise ordinance. The analysis under Threshold d acknowledges that construction noise would be a 
temporary or periodic increase in ambient noise levels in the Project vicinity above levels existing 
without the Project.  The question is whether that increase is “substantial.”  As the commenter 
pointed out earlier, CEQA gives lead agencies discretion to establish thresholds of significance, and 
the City has done so. Accordingly, if construction noise generated by the project were to violate the 
noise ordinance, then the increase would be substantial.  Out of an abundance of caution, the DEIR 
concludes that this is a potentially significant impact (though not anticipated to result in adverse 
effects to sensitive receptors) and suggests mitigation measures to address it.  See pages 4.8-11 to 
4.8-15 of the DEIR.    
 
L-12: 
As discussed on pages 4.8-9 through 4.8-10 of the DEIR, the operational noise generated by a 
residential building is typically limited to noise “associated with mechanical ventilation/air 
conditioning components.”  Additionally, that the Community Noise Equivalent Level and Allowable 
Noise Levels for Residential uses are typically lower in comparison to Commercial (Regional, 
Village District, Special, etc.) uses.  Due to the Project’s distance from any sensitive receptors, and 
due to the limited nature of the operational noise that would be generated by a residential building, 
the City of Newport Beach determined that a qualitative evaluation of operational noise is sufficient.    
 
L-13: 
Please see Response G-1 and G-4. 
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L-14: 
Water and wastewater facilities are discussed under the topic of Utilities and Service Systems on 
page 5-16 of the DEIR, “Effects Found Not to be Significant as Part of the Initial Study Process.”  
The Project site is served by the City of Newport Beach for water service.  The sewer and water 
service demand studies that were relied on in the DEIR utilized the Orange County Sanitation 
District flow factors based on input provided by the City of Newport Beach Public Works 
Department.   
 
The 150 Newport Center Drive project is not subject to SB610 and SB221 requiring a Water Supply 
Assessment as it falls short of the 500 dwelling units.  Developments of this size must provide 
demand calculations from the current and proposed use.  The City has design criteria which is used to 
compare and approve assessments.  Using sewer flows is one way to estimate average usage.  The 
developer must provide information to assure water connections are of adequate size and provide 
sufficient pressure to meet average use, fire suppression and peak demand.  Criteria is different 
throughout the city due to differing water lines, pressures, and supply. 
 
Using the Urban Water Management Plan (UWMP) GPCD is not the preferred method for estimating 
individual development use.  UWMP’s take the total water agency demand divided by the residential 
population to get to GPCD for forecasting citywide use. This takes in account City use, landscaping, 
commercial, single and multi-family residential and other use like boat docks, public pools, schools, 
and mixed use. The State Department of Water Resources uses GPCD in the SBx7-7 (reduction of 
20% by 2020) regulations. As a side note our 2015 UWMP identified a SBx7-7 goal of 228 GPCD 
by 2015 and the City’s actual use was 176 GPCD. The MESA Water 2015 UWMP plays no part in 
estimating demand in Newport Beach. 
 
In summary, the City finds that there is adequate water supply to meet fire suppression and domestic 
needs. 
 
L-15: 
Pursuant to CEQA Guidelines §15124(b), the DEIR’s Project Description includes a list of the 
objectives sought by the Project.  A Lead Agency has broad discretion to formulate project 
objectives.  Further, CEQA does not restrict a Lead Agency’s discretion to identify and pursue a 
particular project designed to meet a particular set of objectives.  The list of project objectives is 
appropriately based on the underlying purpose of the project.  Neither the project’s underlying 
purpose nor the list of objectives identify the Project site, which allows the consideration of 
alternative sites in and around Newport Center.  Further, as shown in DEIR Table 6-2, the 
consideration of on-site alternatives was not precluded.  The No Project/Office Redevelopment 
Alternative and the Commercial/Restaurant Redevelopment Alternatives meet 4 of the 11 project 
objectives even though those alternatives consider a non-residential use.  The Multiple Unit 
Residential Alternative meets 8 of the 11 project objectives although 3 are met to a lesser degree.  
The Reduced Dwelling Units and Building Height Alternative meets all 11 of the project objectives 
although 4 are met to a lesser degree.  Thus, the project objectives were not overly narrow and were 
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appropriately identified in accordance with CEQA.  DEIR Section 6.0 provides meaningful analysis 
and promotes informed decision-making by presenting a range of five alternatives.   
 
The City of Newport Beach selected the range of on-site alternatives analyzed in the DEIR from a 
wider set of potential alternatives because they were determined by the City to be potentially 
feasible, reasonable and realistic, as well as have the potential ability to substantially reduce or avoid 
a significant environmental impact of the Project and attain some or most of the Project objectives.  
The range of alternatives evaluated in the DEIR includes five potential alternatives that satisfy these 
criteria.  Although the DEIR is required to describe a range of reasonable alternatives to the Project 
or to its location, CEQA does not require that the DEIR discuss every conceivable alternative to the 
Project.  CEQA does not establish ironclad rules relating to the range of alternatives to be discussed 
in an EIR Citizens of Goleta Valley v Board of Supervisors (1990) 52 C3d 553; CEQA Guidelines 
§15126.6(a).  Instead, the nature and scope of the alternatives to be studied in an EIR is governed by 
the rule of reason.  See Bay-Delta Programmatic Environmental Impact Report Coordinated 
Proceedings (2008) 43 C4th 1143, 1163.  Under the rule of reason, an EIR need discuss only those 
alternatives necessary to permit a reasoned choice.  See CEQA Guidelines §15126.6 and California 
Native Plant Society v City of Santa Cruz (2009) 177 CA4th 957.  Accordingly, the City of Newport 
Beach selected a reasonable range of alternatives that it had determined would provide enough 
variation to facilitate informed decision-making and public participation.  Moreover, the commenter 
does not suggest any additional on-site alternatives or alternative sites that City should have 
considered. 
 
L-16: 
Regarding the No Project/Commercial Office Alternative and the Commercial/Restaurant 
Redevelopment Alternative, the Project Applicant provided information to the City which indicated 
that the development with either an 8,500 square foot office building. restaurant, or multiple-unit 
(RM) residential project would not be economically feasible after consideration of the cost of 
developing the uses, including land acquisition and construction costs.  In evaluating the Applicant’s 
information, the City applied a "prudent person” standard; meaning, that the Applicant’s statements 
about the economic infeasibility associated with selling or leasing the property as an office building 
or restaurant is so great compared to the developing the project site with 49 residential units, that a 
reasonably prudent person or property owner would not proceed with a either of the respective 
alternatives.  See Response J-2 for information related to analysis of the economic feasibility of the 
No Project/Commercial Office Alternative, the Commercial/Restaurant Redevelopment Alternative, 
and the Multiple Unit Residential (RM) Alternative.  Also see Responses I-7 and O-12. 
 
L-17: 
Please see Response J-5. 
 
L-18: 
Please see Response H-6.  Moving and delivery vehicles would access the site through the main 
building entrance off of Anacapa Drive, not utilizing the right-of-way or the south driveway as 
described in the DEIR. 
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L-19: 
Please see Response H-2.  The commenter raises issues that represent a civil matter between the 
property owner and the Irvine Company.  The Declaration of Special Land Use Restrictions restricts 
the land use and height of the property for a term of 25 years, expiring on February 20, 2017. The 
Project Applicant will not record the tract map or commence construction until this Special Land Use 
Restriction has expired, consistent with the proposed construction schedule contemplated in the 
DEIR. 
 
L-20: 
Responses to the commenter’s specific comments regarding the adequacy of the analysis in the DEIR 
are provided in Responses to Comments L-1 through L-19.  As explained in Response L-2, 
recirculation of the DEIR is not warranted according to the guidance set forth in §15088.5 of the 
State CEQA Guidelines. 
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Sindi Schwartz – Comment Letter M 
 
M-1: 
Please see Response J-3.  Muldoon’s and all other uses in the City are subject to Chapter 10.26 of the 
City of Newport Beach Municipal Code which regulates noise.   
 
M-2: 
Please see response G-4 regarding aesthetics and G-1 regarding the proposed PC Text. The proposed 
Project’s potential environmental impacts associated with aesthetics, including impacts related to the 
proposed building height, are thoroughly discussed and disclosed in Subsection 4.1 of the DEIR.  
The commenter does not identify any specific deficiencies in the environmental analysis.   
 
M-3: 
Please see responses G-2 and G-3. Ordinances, plans, policies, and regulations adopted by the lead 
agency provide relevant guidance that a lead agency can use to set thresholds of significance in an 
EIR.  See Mira Mar Mobile Community v City of Oceanside (2004) 119 CA4th 477, which upheld 
an EIR's determination that impairment of public views would be significant impact, but impairment 
of private views would not, based on policies of city's local coastal program calling for protection of 
public views of scenic resources and absence of city ordinances or policies protecting private views.  
As stated in EIR Subsection 4.1, the City of Newport Beach General Plan calls for the protection of 
public views (refer to General Plan Policies NR 20.1, NR 20.2, and NR 20.3) and the City does not 
have any ordinances or policies in place that protect views from privately-owned property.  Thus, the 
EIR’s significance threshold appropriately applies to scenic public views and not private views.  The 
DEIR concludes that scenic public views would not be significantly and adversely affected by the 
proposed Project. 
 
M-4: 
This comment addresses statements made by the Project Applicant at a City of Newport Beach 
Planning Commission study session.  The City of Newport Beach acknowledges the attachments 
included in the commenter’s letter, which represent an architectural perspective rendering prepared 
by the Project Applicant and a vicinity map prepared by the City of Newport Beach.  Please also see 
Response L-16. 
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Susan Skinner – Comment Letter N 
 
N-1: 
Please see Response G-1 
 
N-2: 
Please see Response G-6. 
 
N-3: 
As discussed in Subsection 3.3.3 of the DEIR, guests of the proposed residential building would be 
required to utilize a mandatory valet service to accommodate guest parking.  Valet parking is 
optional for residents. The potential refusal by a guest to use the services of the valet is based on pure 
speculation.  Further, the occasional use of existing, available parking spaces, whether public or 
private spaces, is not an impact on the physical environment warranting analysis under CEQA.  Any 
issues associated with guests utilizing unauthorized off-site parking areas would be a civil matter 
between the property owners.   
 
N-4: 
The proposed Project does not trigger the provisions of the Traffic Phasing Ordinance because the 
Project does not meet the threshold of a net increase of 300 average daily trips (the proposed Project 
would result in a net reduction of 614 average daily trips).  The prior 2012 TPO study was referenced 
in the DEIR; however, a new study was not required in order to sufficiently analyze traffic-related 
impacts in the DEIR. 
 
N-5: 
Please see Response K-14   
 
N-6: 
Please see Response K-9 and G-1.   
 
N-7: 
The City of Newport Beach acknowledges the Commenter’s incorporation of Jim Mosher’s 
comments by reference, which were addressed in Response to Comment K-1 through K-17. The City 
of Newport Beach acknowledges the Commenter’s incorporation of SPON comments by reference, 
which were addressed in Response to Comment O-1 through O-33. 
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Stop Polluting Our Newport (SPON) – Comment Letter O 
 
O -1: 
The City of Newport Beach acknowledges that the commenter provides comments on behalf of Stop 
Polluting Our Newport (SPON) as well as the general summary of the comments, which are 
addressed individually in Response to Comments O-3 through O-33.   
 
O -2: 
The City of Newport Beach acknowledges the discussion of CEQA requirements and general 
summary of the comments, which are addressed individually in Response to Comments O-3 through 
O-33.  As explained in Response I-9, recirculation of the DEIR is not warranted according to the 
guidance set forth in §15088.5 of the State CEQA Guidelines. 
 
O -3: 
Refer to Response G-1.  In determining whether a waiver of the of the minimum acreage 
requirements for a planned community was appropriate for the proposed Project, the City determined 
that the project represents a component of the greater large-scale planning and vision already set 
forth in the General Plan and existing Zoning and Planned Communities in the Newport Center area 
as well as a diversification of the existing land uses in the southern portion of Newport Center 
allowing for integration of new housing near jobs and services.  Moreover, the City determined that 
the proposed planned community emphasizes the connection and integration of the residential land 
use and its relationship with surrounding commercial development.  The commenter notes that 
underground parking has not yet been requested in the southern, low-rise section of Newport Center. 
However, the property directly to the south, 180 Newport Center, currently provides approximately 
119 subterranean parking spaces. 
 
Height limits established as part of an adopted planned community are not subject to the height limits 
identified in Subsection 20.30.060 (Height Limits and Exceptions of the Zoning Code).  However, 
the findings in compliance with subsection (C)(3) (Required Findings) are applicable with a 
discretionary action such as the adoption of a Planned Community District.  These findings will be 
detailed in the Planning Commission staff report and draft resolution. 
 
The City Council’s action on the project occurs in an order that would first review the EIR for 
compliance with CEQA, then take action on the legislative land use amendments, and finally 
consider the discretionary applications including the site development review.  Should the City 
Council choose to approve the project, this order of actions allows the project to be found consistent 
with the General Plan and Zoning Code as amended. 
 
O -4: 
Please see Response G-4. 
 
O -5: 
Please see Responses G-2, G-3, G-4, and M-3.   
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O -6: 
Please see Response G-4.  The environmental impacts associated with the Project’s compliance with 
the City of Newport Beach General Plan is thoroughly evaluated in Subsection 4.7 of the DEIR.   
 
O -7: 
Please see Response K-9 and N-6.   
 
O -8: 
The City of Newport Beach acknowledges the Commenter’s citation of legal precedent associated 
with the general CEQA requirements for an Alternatives analysis in an EIR. 
 
O -9: 
Please see Response L-16. 
 
O -10: 
Please see Responses I-1, L-13 and L-14.  Underground parking is excluded in the alternatives 
identified because it is not necessary to accommodate the proposed intensity (maximum of 8,500 
square feet under the current General Plan) of development on-site and to minimize the 
environmental impacts associated with site grading. 
 
O -11: 
Please see Responses L-13 and L-14.  Underground parking is excluded in the alternatives identified 
because it is not necessary to accommodate the proposed intensity (maximum of 8,500 square feet 
under the current General Plan) of development on-site and to minimize the environmental impacts 
associated with site grading. 
 
O -12: 
Please see Response L-14.  The City of Newport Beach will consider the adoption of Alternatives 
during public hearings for the proposed Project, and the City Council will make specific findings at 
that time as to whether or not any of the Alternatives presented in the EIR are feasible, and whether 
or not there is substantial evidence to justify the rejection of the Alternative in accordance with 
CEQA Guidelines Section 15126.6.  Information about the feasibility of Alternatives is contained in 
the CEQA findings and not in the DEIR itself. 
 
O -13: 
Please see Response to Comments G-5 and I-1.  The DEIR discussed continued use of the site as a 
car wash in Subsection 6.2 (Alternatives Considered and Rejected).  The rationale as to why the Car 
Wash Redevelopment Alternative was not analyzed further is fully disclosed in subsection 6.2.1 of 
the DEIR.   
 
O -14: 
Please see Response to Comment K-10.  
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O -15: 
An inconsistency with a General Plan policy or a municipal ordinance is a legal determination, and 
not, on its own, a significant impact on the environment.  Instead, an inconsistency with a General 
Plan policy or municipal ordinance may be evidence of potential significant impacts, just as general 
plan policy consistency may be evidence of no significant impacts.  This does not mean, however, 
that inconsistency with a plan is irrelevant to the analysis.  The key is that any inconsistencies be 
analyzed in the EIR to determine whether they would result in significant impacts on the 
environment.  The DEIR fully discloses that the proposed Project would be inconsistent with General 
Plan Policy LU 6.14.2 in Table 4.7-2 of the DEIR before concluding that the proposed Project would 
not result in significant physical environmental impacts. If approved, the project would become 
consistent with General Plan Policy LU6.14.2 because Table LU1 of the Land Use Element would be 
updated to include the proposed residential units as part of the limited residential development 
identified in this policy.  Also refer to Response G-1. 
 
O -16: 
Please see Responses G-1, G-2, G-4, and O-15.  The commenter is comparing the proposed Project 
to only those buildings that are immediately adjacent to the Project site, with too small of a viewshed 
to adequately describe the visual impact of the Project when viewed from most public viewing areas 
in and around Newport Center.  The commenter provides their opinion as to the inconsistency of the 
proposed Project with regard to several General Plan Land Use Element policies.  However, 
comments do not provide substantial evidence that the conclusions in the DEIR’s General Plan 
consistency analysis is deficient.  CEQA’s requirement is that “inconsistencies” with general plan 
policies and municipal ordinances be analyzed.  Where project elements are determined to be 
consistent with planning policies, only brief statements to that effect are necessary.  See Marin Mun. 
Water Dist. v. KG Land Cal. Corp. (1991) 235 Cal.App.3d 1652, 1668 (upholding a brief discussion 
of project consistency with local general plan).  Also, the ultimate decision on whether a project is 
consistent with planning policies is made by the Planning Commission and City Council when 
considering project approval.   
 
O -17: 
Please see Response J-2.   
 
O -18: 
Please see Response G-4 and L-4.   
 
O-19: 
Please see Response G-1 and O-3. 
 
O-20: 
Please see Response J-5. 
 
O-21: 
Please see Response G-6. 
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O-22: 
Please see Response K-9 and N-6. 
 
O-23: 
Please see Response K-9 and N-6.  Transfers of development rights applications do not always 
require a General Plan amendment.  Changes regarding development rights are tracked separately by 
the City of Newport Beach.   
 
O-24: 
Please see Response M-3 regarding impacts to views from private properties.  Fashion Island is a 
privately operated commercial development; therefore, the DEIR properly excluded an analysis of 
the potential impacts associated with views of the Pacific Ocean from Fashion Island.  Similarly, the 
DEIR properly excluded an analysis of the potential impacts associated with views of the Pacific 
Ocean from private residential properties, including those along MacArthur Boulevard.    
 
As shown on the map that is included as an attachment to Response G-4, the proposed Project is 
located outside of the area subject to the Sight Plane Ordinance.  A project cannot be inconsistent 
with a municipal ordinance that it is not subject to.  Additionally, as shown on the map included as an 
attachment to Response G-4, the proposed Project would be located approximately equidistant from 
the areas subject to the Sight Plan Ordinance as the 74-foot, 4-inch tall Newport Executive Center 
building located at 260 Newport Center Drive, located southeast of the Project site.   
 
O-25: 
Please see Response to Comment G-4 and discussion provided in Section 4.5.13 (Population and 
Housing) of the Initial Study.   
 
O-26: 
Please see Response L-4 regarding the location of view simulations.  The size of the view 
simulations depict the conditions from each viewpoint that would be available for a pedestrian 
viewing the Project site from that viewpoint.  Any enlargement of the view simulations would 
artificially exaggerate the potential visual impact of the proposed building.   
 
O-27: 
Please see Response M-3 regarding impacts to views from private properties.  Fashion Island is a 
privately operated commercial development; therefore, the DEIR properly excluded an analysis of 
the potential impacts associated with views of the Pacific Ocean from Fashion Island. The City of 
Newport Beach considered the inclusion of a view simulation from the Fashion Island shopping 
center when determining the scope of the EIR.  However, as discussed in Response O-24, Fashion 
Island is a private commercial development and the DEIR appropriately excluded analysis of visual 
impacts from private properties.  
 
O-28: 
Please see Response G-6. 
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O-29: 
Please see Response G-6.  The analysis of cumulative impacts on page 4.7-22 contains, as the 
commenter points out, a list of “foreseeable” future projects which may result in related impacts on 
the environment.  CEQA Guidelines § 15130(b)(1)(A) only requires such a list to contain “past, 
present, and probable future projects” when analyzing cumulative impacts.  As discussed in 
Responses G-6 and G-7, whether a project would be “precedent setting” is purely speculative, and no 
credible evidence has been supplied by the commenter to indicate that the Project would 
unquestionably induce the redevelopment of other parcels in south Newport Center in ways that 
would exceed Municipal Code building height limits.  The list of “past, present, and probable future 
projects” included in the DEIR is sufficient. 
 
O-30: 
30. As noted on page 25 of the Greenhouse Gas Analysis report (Appendix E of the DEIR), 
under Senate Bill 97, CEQA Guideline § 15064.4(a) states that “A lead agency shall have discretion 
to determine, in the context of a particular project, whether to: (1) Use a model or methodology to 
quantify greenhouse gas emissions resulting from a project, and which model or methodology to 
use…; or (2) Rely on a qualitative analysis or performance based standards.”  As such, the City of 
Newport Beach has chosen to utilize the SCAQMD recommended tier approach of a 3,000 metric 
tons of carbon dioxide equivalent gases per year as a screening level threshold for all land-use types.  
Use of this screening threshold is standard industry practice for many CEQA lead agencies in the 
South Coast Air Basin, and is consistent with past practice of the City of Newport Beach.  For 
example, the following projects have utilized the 3,000 metric ton threshold: 191 Riverside Land Use 
and Zoning Amendments, Back Bay Landing, Balboa Marina West Landside, Birch Medical Office 
Addendum, Ebb Tide Project, General Plan Land Use Element Update, Lido House Hotel, Lido 
Villas, Little Corona Infiltration, The Residences at Newport Place, Uptown Newport, etc.  Because 
the Project would generate greenhouse gas (GHG) emissions calculated at 704.33 metric tons of 
carbon dioxide equivalent (MTCO2e) per year (Urban Crossroads, 2016b p. 33), well below the 
SCAQMD draft screening level threshold of 3,000 MTCO2e, the EIR found that the proposed project 
would result in less-than-significant impacts to GHG emissions.  The emissions related to the Project 
also would not conflict with Statewide implementation of, and realization of, the goals set forth in 
AB 32.  Emissions, moreover, would continue to be reduced on a statewide level through 
implementation of cap-and-trade. 
 
O-31: 
The DEIR identified that construction noise is “not anticipated to result in adverse effects to sensitive 
receptors” but determined that “in an abundance of caution this impact [staging activities between the 
hours of 6 a.m. and 7 a.m. associated with foundation construction] is regarded as a potentially 
significant impact” (page 4.8-9 of the DEIR).  Page 4.8-8 of the DEIR indicates that, “Activities 
authorized in writing by the Building Official outside of the normally permitted construction hours 
must comply with the Exterior Noise Standards of the Municipal Code.”  The proposed construction 
staging activities are not anticipated to result in noise levels that would exceed any threshold of 
significance established by the City associated with construction noise.  Instead, the “potentially 
significant impact” determination was made, and mitigation measures identified, merely to further 
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ensure that adverse effects associated with these construction staging activities would be minimized.  
A prohibition on construction staging prior to 7 a.m. would restrict the implementation of an essential 
component of the proposed Project that is necessary in order to properly construct the building 
foundation.  Mitigation Measures MM 4.8-1 and 4.8-2 were identified to reduce any potential noise 
impacts associated with the limited construction activity (construction vehicle staging) that would 
occur prior to 7 a.m.  Furthermore, even without the implementation of Mitigation Measures MM 
4.8-1 and 4.8-2, the DEIR disclosed that no adverse effects to sensitive receptors would occur 
associated with the early morning construction staging activities.   
 
O-32: 
The terms of the development agreement will be provided as part of the Planning Commission staff 
report.  There are no terms that would create a potential impact to the environment beyond those 
disclosed in the DEIR. 
 
O-33: 
The responses to each of the Commenter’s specific comments are provided in Responses O-1 
through O-32.  As explained in Response I-9, recirculation of the DEIR is not warranted according to 
the guidance set forth in §15073.5 of the State CEQA Guidelines. 
 



 

 

 

 

 

 

 

 

 

 

 

View Simulation from 

View Overlook (Bridge) at Civic Center Park 



















150 NEWPORT CENTER 
ENVIRONMENTAL IMPACT REPORT F.0 FINAL ENVIRONMENTAL IMPACT REPORT 

 

Lead Agency: City of Newport Beach SCH No. 2016011032 
Page FEIR-134 

Debbie Stevens – Comment Letter P 
 
P-1: 
Please see Responses M-3.  Fashion Island does not contain any public parks.  As with any shopping 
center, Fashion Island is open to the public, but the area referenced by the commenter consists of a 
landscaped portion of a privately operated commercial development.  The City of Newport Beach 
acknowledges the attached photograph (Figure 1) showing the existing view from Fashion Island and 
the view simulation (Figure 2) that was prepared by the commenter from the same location.  Figure 2 
distorts the proposed height of the project since it depicts the first level from the tree line and not 
from existing grade, which occurs at a level lower than the street level along Newport Center Drive. 
 
P-2: 
View Simulation 2 (Figure 4.1-6 of the DEIR) shows a visual simulation of the proposed Project 
from a viewpoint at the northwest corner of Anacapa Drive and Newport Center Drive, looking 
south/southwest toward the Project site.  The palm trees that the commenter references are located 
along Newport Center Drive, while the building is shown set back from the roadway and the palm 
trees.  The palm trees measure approximately 62 to 65 feet in height and the additional grade 
differential between Newport Center and the finished floor elevation (approximately 3 feet) help 
account for the lower appearance of the project as depicted in the visual simulation.  As the palm 
trees would be nearer to the viewing location, their height would appear to be taller than a more 
distant object that is taller, such as the proposed building.  The roofline of the more distant proposed 
residential building is shown projecting over the palm trees, so that a reasonable viewer considering 
the relationship between the location of the palm trees (in the foreground) and the residential building 
(in the background) would conclude that the building is noticeably taller than the palm trees.  The 
roof parapet depicted occurs at 77 feet 6 inches in height and mechanical appurtenances such as the 
elevator override are stepped back from the main building footprint, casting them out of view from 
the street level. Accordingly, the building is clearly shown as being taller than the palm trees that are 
in the foreground, and View Simulation 2 accurately discloses the potential visual impact of the 
proposed Project.  Please see Response L-7 regarding the selection of the view simulation locations. 
 
P-3: 
In accordance with the CEQA Guidelines, the DEIR analyzed potential aesthetic impact thresholds 
separately.  See CEQA Guidelines, Appendix G.  As these potential impact thresholds involve 
different aspects of the Project and its surroundings, it is logical to approach their analysis in 
different ways. Accordingly, for the purposes of threshold c, no public/private property distinctions 
were drawn because they would not have been appropriate.  Rather, the visual design and build 
aspects of propose project were analyzed to see if the Project would “substantially degrade the 
existing visual character or quality of the site and its surroundings.”Under threshold a, the question 
asked is “would the Project have a substantial adverse effect on a scenic vista?”  Which lead to a 
completely different analysis.  Please see Response M-3.   
 
P-4: 
Please see Response G-6 and O-29. 
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P-5: 
Refer to Response I-6.  The equipment list presented in the report (such as graders, rubber tired 
dozers, and tractors/loaders/backhoes) are capable of moving the required amount of soil.  It is with 
this understanding that the grader, rubber tired dozer, and tractor/loader/backhoe in the grading phase 
of construction will be moving 51,600 cubic yards of soil.  Furthermore, no significant stockpiling 
during grading is anticipated and any potential stockpiling would be subject to SCAQMD Rule 403 
requirements to limit any fugitive dust.  Notwithstanding, even if two excavators were added to each 
phase of construction, there would be no substantive changes to the construction, LSTs, and GHG 
analysis that would alter the findings of the Air Quality and Greenhouse Gas reports appended to the 
DEIR.  As shown in the tables below, even if two excavators were added to each phase of 
construction along with all other construction equipment identified in in Section 3 of the DEIR, 
impacts associated with air quality would be less than significant.   
 

TABLE 1: EMISSIONS SUMMARY OF OVERALL CONSTRUCTION WITH THE ADDITION OF 
A SECOND EXCAVATOR 

Year 
Emissions (pounds per day) 

VOC NOx CO Sox PM10 PM2.5 
2016 7.02 91.28 70.58 0.18 11.47 5.89 
2017 4.32 31.07 29.72 0.05 2.99 1.95 
2018 62.07 27.28 28.58 0.05 3.06 1.79 
Maximum Daily 
Emissions 62.07 91.28 70.58 0.18 11.47 5.89 

SCAQMD 
Regional 
Threshold 

75 100 550 150 150 55 

Threshold 
Exceeded? NO NO NO NO NO NO 

 
TABLE 2: LOCALIZED EMISSIONS SUMMARY OF OVERALL CONSTRUCTION- SITE 

PREPARATION WITH THE ADDITION OF A SECOND EXCAVATOR 
On-Site Site Preparation 
Emissions 

Emissions (pounds per day) 
NOx CO PM10 PM2.5 

Maximum Daily Emissions 34.68 34.68 7.64 4.64 
SCAQMD Localized 
Threshold 108 1,090 27 9 
Threshold Exceeded? NO NO NO NO 
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TABLE 3: LOCALIZED EMISSIONS SUMMARY OF OVERALL CONSTRUCTION- GRADING 
WITH THE ADDITION OF A SECOND EXCAVATOR 

On-Site Grading Emissions Emissions (pounds per day) 
NOx CO PM10 PM2.5 

Maximum Daily Emissions 29.94 20.56 6.69 4.01 
SCAQMD Localized 
Threshold 108 1,090 27 9 
Threshold Exceeded? NO NO NO NO 

 
 

TABLE 4: TOTAL PROJECT GHG EMISSIONS (ANNUAL) WITH THE 
ADDITION OF A SECOND EXCAVATOR 

Emission Source 
Emissions (metric tons per year) 

CO2 CH4 N2O Total CO2E 
Annual construction-
related emissions 
amortized over 30 years 

43.09 6.42e-3 -- 43.23 

Area a 16.04 0.02 3.50e-4 16.49 
Energy b 359.05 0.02 3.78E-3 360.54 
Mobile Sources c 262.41 9.87e-3 -- 262.62 
Waste 4.58 0.27 -- 10.25 
Water Usage 19.31 0.10 2.63e-3 22.33 
Total CO2E (All 
Sources) 715.46 

SCAQMD Threshold 3,000 MTCO2E 
Threshold Exceeded? NO 

 
Furthermore, if the analysis replaced the use of graders with excavators (since graders were modeled 
in lieu of excavators to be more conservative because graders emit more pollutants), then 
construction emissions would be less than what is disclosed in the DEIR. This is due to the fact that 
graders have a higher horsepower than excavators (174 vs. 162 HP, respectively) and would 
therefore emit a greater amount of emissions. As such, the analysis in the DEIR and the supporting 
Air Quality and Greenhouse Gas technical studies represents a conservative estimate of emissions.  
Detailed model outputs associated with this analysis is presented as an attachment on the following 
pages.   
 
This additional information does not constitute “significant new information” requiring recirculation 
of the DEIR under CEQA Guideline §15008.5, because the Lead Agency has not disclosed a new 
significant environmental impact that would result from the Project; but, merely has amplified 
information that was already reported in the in the DEIR by providing supplemental calculations to 
show how the use of a different mix of construction equipment during the grading phase would still 
result in less-than-significant impacts. 
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P-6: 
Trips associated with the import of cement were accounted for under the vendor trips of the traffic 
analysis.  According to the Project Applicant, the Project would require approximately 16,000 cubic 
yards of cement.  CalEEMod assumes that a truck load can carry approximately 16 cubic yards of 
material.  As such, the Project would require approximately 1,000 truckloads of cement, which 
equates to approximately 2,000 two-way truck trips.  The building phase of construction is 
anticipated to last approximately 400 days.  Therefore, the import of cement would require 
approximately 5 two-way vendor truck trips per day.  The Air Quality and Greenhouse Gas analyses 
presented in the DEIR analyzed 27 two-way vendor truck trips per day (which includes cement 
trucks and other types of delivery trucks), which is substantially greater than the 5 two-way vendor 
truck trips required.   
 
P-7: 
As indicated on Table 3-2 of the DEIR (Page 3-12), the construction of the Project would require the 
use of one crane, which was included in the modeling for the air quality analysis.   
 
P-8: 
The preparer of the Air Quality Impact Analysis (see Appendix C of the DEIR) determined that the 
Newport Women’s Health Center is 100 meters away from the proposed Project.  Notwithstanding, 
and for the purpose of providing a conservative evaluation of the potential for air quality impacts, 
information is provided below that assumes a sensitive receptor 50 meters away (as shown in Tables 
5 and 6 below).  Based on the information provided below, even if a sensitive receptor occurred 50 
meters from the Project site, less-than-significant air quality impacts would occur and the 
conclusions of the DEIR would not change. 
 

TABLE 5: LOCALIZED EMISSIONS SUMMARY OF OVERALL CONSTRUCTION- SITE 
PREPARATION ASSUMING A SENSITIVE RECEPTOR IS 50 METERS FROM THE PROJECT SITE 
On-Site Site Preparation 
Emissions 

Emissions (pounds per day) 
NOx CO PM10 PM2.5 

Maximum Daily Emissions 34.68 34.68 7.64 4.64 
SCAQMD Localized 
Threshold 93 738 13 5 
Threshold Exceeded? NO NO NO NO 

 
TABLE 6: LOCALIZED EMISSIONS SUMMARY OF OVERALL CONSTRUCTION- GRADING 

On-Site Grading Emissions Emissions (pounds per day) 
NOx CO PM10 PM2.5 

Maximum Daily Emissions 29.94 20.56 6.69 4.01 
SCAQMD Localized 
Threshold 93 738 13 5 
Threshold Exceeded? NO NO NO NO 
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This additional information does not constitute “significant new information” requiring recirculation 
of the DEIR under CEQA Guideline §15008.5, because the Lead Agency has not disclosed a new 
significant environmental impact that would result from the Project; but, merely has amplified 
information that was already reported in the in the DEIR by providing supplemental calculations to 
show that a sensitive receptor located 50 meters from the Project site would be less than significantly 
impacted by construction-related air pollutant emissions. 
 
P-9: 
The data disclosed in the DEIR are consistent with the most updated Air Quality Impact Analysis 
(Appendix C of the DEIR) and Greenhouse Gas Analysis (Appendix E of the DEIR).  An older 
version of the Greenhouse Gas Analysis report was inadvertently attached as Appendix E of the 
DEIR, which analyzed outdated demolition assumptions. The updated Greenhouse Gas Analysis is 
provided as an attachment within the Errata section of this Final EIR and replaces Appendix E of the 
DEIR.  As the DEIR relied on the updated Greenhouse Gas Analysis and accurately disclosed 
impacts associated with greenhouse gas emissions, no revisions to the DEIR are warranted. 
 
P-10: 
Please see Responses G-2, G-3, M-3, O-24, and P-1. 
 
P-11: 
Please see Response G-4. 
 
P-12: 
Please see Responses G-4 and G-6. 
 
P-13: 
Please see Responses G-4, G-6, and O-29. 
 
P-14: 
Please see Response I-1 and L-13 regarding objectives. 
 
P-15: 
Please see Response L-16 regarding the financial feasibility of the No Project/Office Redevelopment 
Alternative and the Commercial/Restaurant Alternative.  Regarding the Multiple Unit Residential 
Alternative, the Project Applicant provided information to the City which indicated that the 
development of the Multiple Unit Residential Alternative would not be economically feasible after 
consideration of the cost of developing the uses, including land acquisition and construction costs.  In 
evaluating the Applicant’s information, the City applied a "prudent person” standard; meaning, that 
the Applicant’s statements about the economic infeasibility associated with selling or leasing the 
property as low-rise residential building is so great compared to the developing the project site with 
49 residential units, that a reasonably prudent person or property owner would not proceed with the 
alternative.  Information is provided as an attachment to the response to comment letter J (Martin).   
 



150 NEWPORT CENTER 
ENVIRONMENTAL IMPACT REPORT F.0 FINAL ENVIRONMENTAL IMPACT REPORT 

 

Lead Agency: City of Newport Beach SCH No. 2016011032 
Page FEIR-139 

The Commenter inaccurately characterizes the information disclosed in the DEIR regarding the 
financial feasibility of the Reduced Dwelling Units and Building Height Alternative.  The conclusion 
for the Reduce Dwelling Units and Building Height Alternative states that “…the Reduced Dwelling 
Units and Building Height Alternative appears to be financially feasible” (Page 6-41 of the Draft 
EIR).   
 
P-16: 
Responses are provided to the commenter’s specific comments related to aesthetics and land use and 
planning in Responses P-1 through P-4.  The Commenter does not provide credible evidence that 
potentially significant impacts associated with aesthetics or land use and planning would occur.  
Please see Response K-10 and L-15 regarding alternatives sites as well.  Several of the alternatives 
studied would reduce aesthetic impacts, including the No Project/Office Redevelopment Alternative, 
the Commercial/Restaurant Redevelopment Alternative, the Multiple Unit Residential Alternative, 
and the Reduced Dwelling Unit and Building Height Alternative.  Though, as stated on page 4.1-28 
of the DEIR, the aesthetic impacts of the Project would all be less than significant.  See DEIR, pages 
6-2 through 6-42.  Please see Response K-10 and L-13 regarding alternatives sites as well. 
 
P-17: 
Please see Response G-6. 
 
P -18: 
The responses to each of the Commenter’s specific comments are provided in Responses to 
Comments P-1 through P-17.  The DEIR does not need to be recirculated based on §15073.5 of the 
State CEQA Guidelines as explained in Response I-9. 
 



Orange County, Annual

Newport Center Villas

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Enclosed Parking with Elevator 126.00 Space 1.13 133,260.00 0

Condo/Townhouse High Rise 49.00 Dwelling Unit 0.77 163,260.00 140

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

8

Wind Speed (m/s) Precipitation Freq (Days)2.2 30

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Southern California Edison

2018Operational Year

CO2 Intensity 
(lb/MWhr)

630.89 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)

CalEEMod Version: CalEEMod.2013.2.2 Date: 7/7/2016 12:25 PMPage 1 of 34



Project Characteristics - 

Land Use - Floor Surface Area:296,520 sf

Construction Phase - Construction Duration: 2 years

Trips and VMT - 940 tons of demolition required; CalEEMod assumes 20 tons per truck, which results in 47 loads of demolition to be hauled away. As such, the 
Project will require 94 two-way haul trips during demolition; added import of cement

Demolition - 

Grading - Grading

Architectural Coating - 

Vehicle Trips - Source: Institute of Transportation Engineers (ITE) Trip Generation Handbook (9th Edition, 2012)

Area Coating - 

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Table Name Column Name Default Value New Value

tblArchitecturalCoating ConstArea_Nonresidential_Exterior 66,630.00 25,200.00

tblArchitecturalCoating ConstArea_Nonresidential_Interior 199,890.00 75,600.00

tblAreaCoating Area_Nonresidential_Interior 199890 75600

tblConstructionPhase NumDays 10.00 40.00

tblConstructionPhase NumDays 200.00 400.00

tblConstructionPhase NumDays 20.00 40.00

tblConstructionPhase NumDays 4.00 30.00

tblConstructionPhase NumDays 10.00 20.00

tblConstructionPhase NumDays 2.00 4.00

tblGrading MaterialExported 0.00 51,600.00

tblLandUse LandUseSquareFeet 50,400.00 133,260.00
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2.0 Emissions Summary

tblLandUse LandUseSquareFeet 49,000.00 163,260.00

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblProjectCharacteristics OperationalYear 2014 2018

tblTripsAndVMT HaulingTripNumber 93.00 94.00

tblTripsAndVMT HaulingTripNumber 0.00 2,000.00

tblVehicleTrips ST_TR 7.16 4.31

tblVehicleTrips SU_TR 6.07 3.43

tblVehicleTrips WD_TR 6.59 4.18
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2.1 Overall Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

2016 0.3731 3.5485 2.8953 5.7400e-
003

0.2206 0.1585 0.3790 0.0787 0.1487 0.2274 0.0000 513.6486 513.6486 0.0615 0.0000 514.9398

2017 0.5573 4.0491 3.8533 7.0100e-
003

0.1672 0.2187 0.3858 0.0448 0.2083 0.2531 0.0000 591.3834 591.3834 0.0958 0.0000 593.3942

2018 1.3720 1.1709 1.2212 2.2300e-
003

0.0551 0.0617 0.1167 0.0145 0.0585 0.0730 0.0000 187.7168 187.7168 0.0353 0.0000 188.4573

Total 2.3024 8.7685 7.9698 0.0150 0.4428 0.4388 0.8816 0.1380 0.4155 0.5535 0.0000 1,292.748
8

1,292.748
8

0.1925 0.0000 1,296.791
3

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

2016 0.3731 3.5485 2.8953 5.7400e-
003

0.2206 0.1585 0.3790 0.0787 0.1487 0.2274 0.0000 513.6483 513.6483 0.0615 0.0000 514.9395

2017 0.5573 4.0491 3.8533 7.0100e-
003

0.1672 0.2187 0.3858 0.0448 0.2083 0.2531 0.0000 591.3829 591.3829 0.0958 0.0000 593.3938

2018 1.3720 1.1709 1.2212 2.2300e-
003

0.0551 0.0617 0.1167 0.0145 0.0585 0.0730 0.0000 187.7167 187.7167 0.0353 0.0000 188.4572

Total 2.3024 8.7685 7.9697 0.0150 0.4428 0.4388 0.8816 0.1380 0.4155 0.5535 0.0000 1,292.747
9

1,292.747
9

0.1925 0.0000 1,296.790
5

Mitigated Construction
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Area 1.3941 9.9900e-
003

0.8184 5.2000e-
004

0.0496 0.0496 0.0496 0.0496 5.2047 10.8303 16.0350 0.0164 3.5000e-
004

16.4878

Energy 4.1800e-
003

0.0357 0.0152 2.3000e-
004

2.8900e-
003

2.8900e-
003

2.8900e-
003

2.8900e-
003

0.0000 359.0480 359.0480 0.0154 3.7800e-
003

360.5430

Mobile 0.1050 0.2765 1.2274 3.5500e-
003

0.2588 3.8600e-
003

0.2627 0.0692 3.5600e-
003

0.0727 0.0000 262.4146 262.4146 9.8700e-
003

0.0000 262.6219

Waste 0.0000 0.0000 0.0000 0.0000 4.5754 0.0000 4.5754 0.2704 0.0000 10.2538

Water 0.0000 0.0000 0.0000 0.0000 1.0129 18.2950 19.3078 0.1049 2.6300e-
003

22.3255

Total 1.5033 0.3222 2.0610 4.3000e-
003

0.2588 0.0563 0.3151 0.0692 0.0560 0.1252 10.7930 650.5879 661.3809 0.4169 6.7600e-
003

672.2321

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Area 1.3941 9.9900e-
003

0.8184 5.2000e-
004

0.0496 0.0496 0.0496 0.0496 5.2047 10.8303 16.0350 0.0164 3.5000e-
004

16.4878

Energy 4.1800e-
003

0.0357 0.0152 2.3000e-
004

2.8900e-
003

2.8900e-
003

2.8900e-
003

2.8900e-
003

0.0000 359.0480 359.0480 0.0154 3.7800e-
003

360.5430

Mobile 0.1050 0.2765 1.2274 3.5500e-
003

0.2588 3.8600e-
003

0.2627 0.0692 3.5600e-
003

0.0727 0.0000 262.4146 262.4146 9.8700e-
003

0.0000 262.6219

Waste 0.0000 0.0000 0.0000 0.0000 4.5754 0.0000 4.5754 0.2704 0.0000 10.2538

Water 0.0000 0.0000 0.0000 0.0000 1.0129 18.2950 19.3078 0.1049 2.6300e-
003

22.3239

Total 1.5033 0.3222 2.0610 4.3000e-
003

0.2588 0.0563 0.3151 0.0692 0.0560 0.1252 10.7930 650.5879 661.3809 0.4169 6.7600e-
003

672.2305

Mitigated Operational

3.0 Construction Detail

Construction Phase

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Demolition Demolition 6/1/2016 7/26/2016 5 40

2 Site Preparation Site Preparation 7/27/2016 8/1/2016 5 4

3 Grading Grading 8/2/2016 9/12/2016 5 30

4 Building Construction Building Construction 9/13/2016 3/26/2018 5 400

5 Paving Paving 3/27/2018 4/23/2018 5 20

6 Architectural Coating Architectural Coating 4/24/2018 6/18/2018 5 40

OffRoad Equipment

Residential Indoor: 330,602; Residential Outdoor: 110,201; Non-Residential Indoor: 75,600; Non-Residential Outdoor: 25,200 (Architectural 
Coating – sqft)

Acres of Grading (Site Preparation Phase): 2

Acres of Grading (Grading Phase): 11.25

Acres of Paving: 0
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Demolition Concrete/Industrial Saws 1 8.00 81 0.73

Demolition Rubber Tired Dozers 1 8.00 255 0.40

Demolition Tractors/Loaders/Backhoes 3 8.00 97 0.37

Site Preparation Graders 1 8.00 174 0.41

Site Preparation Rubber Tired Dozers 1 7.00 255 0.40

Site Preparation Tractors/Loaders/Backhoes 1 8.00 97 0.37

Grading Graders 1 6.00 174 0.41

Grading Rubber Tired Dozers 1 6.00 255 0.40

Grading Tractors/Loaders/Backhoes 1 7.00 97 0.37

Building Construction Cranes 1 6.00 226 0.29

Building Construction Forklifts 1 6.00 89 0.20

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Tractors/Loaders/Backhoes 1 6.00 97 0.37

Building Construction Welders 3 8.00 46 0.45

Paving Cement and Mortar Mixers 1 6.00 9 0.56

Paving Pavers 1 6.00 125 0.42

Paving Paving Equipment 1 8.00 130 0.36

Paving Rollers 1 7.00 80 0.38

Paving Tractors/Loaders/Backhoes 1 8.00 97 0.37

Architectural Coating Air Compressors 1 6.00 78 0.48

Demolition Excavators 2 8.00 162 0.38

Site Preparation Excavators 2 8.00 162 0.38

Grading Excavators 2 8.00 162 0.38

Building Construction Excavators 2 8.00 162 0.38

Paving Excavators 2 8.00 162 0.38

Architectural Coating Excavators 2 8.00 162 0.38

CalEEMod Version: CalEEMod.2013.2.2 Date: 7/7/2016 12:25 PMPage 8 of 34



3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.0101 0.0000 0.0101 1.5200e-
003

0.0000 1.5200e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0737 0.7433 0.5678 7.0000e-
004

0.0437 0.0437 0.0407 0.0407 0.0000 65.1806 65.1806 0.0175 0.0000 65.5472

Total 0.0737 0.7433 0.5678 7.0000e-
004

0.0101 0.0437 0.0537 1.5200e-
003

0.0407 0.0422 0.0000 65.1806 65.1806 0.0175 0.0000 65.5472

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Demolition 7 18.00 0.00 94.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 5 13.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Grading 5 13.00 0.00 6,450.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 91.00 27.00 2,000.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Paving 7 18.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 3 18.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 9.0000e-
004

0.0136 0.0105 3.0000e-
005

8.1000e-
004

1.9000e-
004

1.0000e-
003

2.2000e-
004

1.8000e-
004

4.0000e-
004

0.0000 3.1577 3.1577 2.0000e-
005

0.0000 3.1582

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.2300e-
003

1.8200e-
003

0.0190 5.0000e-
005

3.9500e-
003

3.0000e-
005

3.9800e-
003

1.0500e-
003

3.0000e-
005

1.0800e-
003

0.0000 3.5623 3.5623 1.7000e-
004

0.0000 3.5659

Total 2.1300e-
003

0.0155 0.0295 8.0000e-
005

4.7600e-
003

2.2000e-
004

4.9800e-
003

1.2700e-
003

2.1000e-
004

1.4800e-
003

0.0000 6.7200 6.7200 1.9000e-
004

0.0000 6.7241

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.0101 0.0000 0.0101 1.5200e-
003

0.0000 1.5200e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0737 0.7433 0.5678 7.0000e-
004

0.0437 0.0437 0.0407 0.0407 0.0000 65.1805 65.1805 0.0175 0.0000 65.5471

Total 0.0737 0.7433 0.5678 7.0000e-
004

0.0101 0.0437 0.0537 1.5200e-
003

0.0407 0.0422 0.0000 65.1805 65.1805 0.0175 0.0000 65.5471

Mitigated Construction On-Site
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 9.0000e-
004

0.0136 0.0105 3.0000e-
005

8.1000e-
004

1.9000e-
004

1.0000e-
003

2.2000e-
004

1.8000e-
004

4.0000e-
004

0.0000 3.1577 3.1577 2.0000e-
005

0.0000 3.1582

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.2300e-
003

1.8200e-
003

0.0190 5.0000e-
005

3.9500e-
003

3.0000e-
005

3.9800e-
003

1.0500e-
003

3.0000e-
005

1.0800e-
003

0.0000 3.5623 3.5623 1.7000e-
004

0.0000 3.5659

Total 2.1300e-
003

0.0155 0.0295 8.0000e-
005

4.7600e-
003

2.2000e-
004

4.9800e-
003

1.2700e-
003

2.1000e-
004

1.4800e-
003

0.0000 6.7200 6.7200 1.9000e-
004

0.0000 6.7241

Mitigated Construction Off-Site

3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.0116 0.0000 0.0116 5.9100e-
003

0.0000 5.9100e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 6.4500e-
003

0.0694 0.0468 6.0000e-
005

3.6700e-
003

3.6700e-
003

3.3800e-
003

3.3800e-
003

0.0000 5.2370 5.2370 1.5800e-
003

0.0000 5.2702

Total 6.4500e-
003

0.0694 0.0468 6.0000e-
005

0.0116 3.6700e-
003

0.0153 5.9100e-
003

3.3800e-
003

9.2900e-
003

0.0000 5.2370 5.2370 1.5800e-
003

0.0000 5.2702

Unmitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 9.0000e-
005

1.3000e-
004

1.3700e-
003

0.0000 2.9000e-
004

0.0000 2.9000e-
004

8.0000e-
005

0.0000 8.0000e-
005

0.0000 0.2573 0.2573 1.0000e-
005

0.0000 0.2575

Total 9.0000e-
005

1.3000e-
004

1.3700e-
003

0.0000 2.9000e-
004

0.0000 2.9000e-
004

8.0000e-
005

0.0000 8.0000e-
005

0.0000 0.2573 0.2573 1.0000e-
005

0.0000 0.2575

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.0116 0.0000 0.0116 5.9100e-
003

0.0000 5.9100e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 6.4500e-
003

0.0694 0.0468 6.0000e-
005

3.6700e-
003

3.6700e-
003

3.3800e-
003

3.3800e-
003

0.0000 5.2370 5.2370 1.5800e-
003

0.0000 5.2702

Total 6.4500e-
003

0.0694 0.0468 6.0000e-
005

0.0116 3.6700e-
003

0.0153 5.9100e-
003

3.3800e-
003

9.2900e-
003

0.0000 5.2370 5.2370 1.5800e-
003

0.0000 5.2702

Mitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 9.0000e-
005

1.3000e-
004

1.3700e-
003

0.0000 2.9000e-
004

0.0000 2.9000e-
004

8.0000e-
005

0.0000 8.0000e-
005

0.0000 0.2573 0.2573 1.0000e-
005

0.0000 0.2575

Total 9.0000e-
005

1.3000e-
004

1.3700e-
003

0.0000 2.9000e-
004

0.0000 2.9000e-
004

8.0000e-
005

0.0000 8.0000e-
005

0.0000 0.2573 0.2573 1.0000e-
005

0.0000 0.2575

Mitigated Construction Off-Site

3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.0766 0.0000 0.0766 0.0383 0.0000 0.0383 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0416 0.4491 0.3084 3.7000e-
004

0.0237 0.0237 0.0218 0.0218 0.0000 34.9472 34.9472 0.0105 0.0000 35.1686

Total 0.0416 0.4491 0.3084 3.7000e-
004

0.0766 0.0237 0.1003 0.0383 0.0218 0.0601 0.0000 34.9472 34.9472 0.0105 0.0000 35.1686

Unmitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0616 0.9351 0.7185 2.3700e-
003

0.0553 0.0134 0.0687 0.0152 0.0123 0.0275 0.0000 216.6744 216.6744 1.5500e-
003

0.0000 216.7070

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 6.7000e-
004

9.9000e-
004

0.0103 3.0000e-
005

2.1400e-
003

2.0000e-
005

2.1600e-
003

5.7000e-
004

1.0000e-
005

5.8000e-
004

0.0000 1.9296 1.9296 9.0000e-
005

0.0000 1.9315

Total 0.0623 0.9361 0.7288 2.4000e-
003

0.0574 0.0134 0.0708 0.0157 0.0123 0.0281 0.0000 218.6040 218.6040 1.6400e-
003

0.0000 218.6385

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive Dust 0.0766 0.0000 0.0766 0.0383 0.0000 0.0383 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0416 0.4491 0.3084 3.7000e-
004

0.0237 0.0237 0.0218 0.0218 0.0000 34.9472 34.9472 0.0105 0.0000 35.1686

Total 0.0416 0.4491 0.3084 3.7000e-
004

0.0766 0.0237 0.1003 0.0383 0.0218 0.0601 0.0000 34.9472 34.9472 0.0105 0.0000 35.1686

Mitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0616 0.9351 0.7185 2.3700e-
003

0.0553 0.0134 0.0687 0.0152 0.0123 0.0275 0.0000 216.6744 216.6744 1.5500e-
003

0.0000 216.7070

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 6.7000e-
004

9.9000e-
004

0.0103 3.0000e-
005

2.1400e-
003

2.0000e-
005

2.1600e-
003

5.7000e-
004

1.0000e-
005

5.8000e-
004

0.0000 1.9296 1.9296 9.0000e-
005

0.0000 1.9315

Total 0.0623 0.9361 0.7288 2.4000e-
003

0.0574 0.0134 0.0708 0.0157 0.0123 0.0281 0.0000 218.6040 218.6040 1.6400e-
003

0.0000 218.6385

Mitigated Construction Off-Site

3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.1608 1.1634 0.8531 1.2900e-
003

0.0713 0.0713 0.0680 0.0680 0.0000 112.9581 112.9581 0.0281 0.0000 113.5476

Total 0.1608 1.1634 0.8531 1.2900e-
003

0.0713 0.0713 0.0680 0.0680 0.0000 112.9581 112.9581 0.0281 0.0000 113.5476

Unmitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 3.7700e-
003

0.0573 0.0440 1.5000e-
004

0.0138 8.2000e-
004

0.0146 3.4800e-
003

7.5000e-
004

4.2300e-
003

0.0000 13.2692 13.2692 9.0000e-
005

0.0000 13.2712

Vendor 9.9600e-
003

0.0963 0.1258 2.3000e-
004

6.5600e-
003

1.4700e-
003

8.0300e-
003

1.8700e-
003

1.3500e-
003

3.2200e-
003

0.0000 20.9071 20.9071 1.5000e-
004

0.0000 20.9102

Worker 0.0123 0.0182 0.1897 4.7000e-
004

0.0395 2.8000e-
004

0.0397 0.0105 2.6000e-
004

0.0107 0.0000 35.5681 35.5681 1.7400e-
003

0.0000 35.6046

Total 0.0260 0.1717 0.3595 8.5000e-
004

0.0598 2.5700e-
003

0.0624 0.0158 2.3600e-
003

0.0182 0.0000 69.7444 69.7444 1.9800e-
003

0.0000 69.7861

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.1608 1.1634 0.8531 1.2900e-
003

0.0713 0.0713 0.0680 0.0680 0.0000 112.9580 112.9580 0.0281 0.0000 113.5474

Total 0.1608 1.1634 0.8531 1.2900e-
003

0.0713 0.0713 0.0680 0.0680 0.0000 112.9580 112.9580 0.0281 0.0000 113.5474

Mitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 3.7700e-
003

0.0573 0.0440 1.5000e-
004

0.0138 8.2000e-
004

0.0146 3.4800e-
003

7.5000e-
004

4.2300e-
003

0.0000 13.2692 13.2692 9.0000e-
005

0.0000 13.2712

Vendor 9.9600e-
003

0.0963 0.1258 2.3000e-
004

6.5600e-
003

1.4700e-
003

8.0300e-
003

1.8700e-
003

1.3500e-
003

3.2200e-
003

0.0000 20.9071 20.9071 1.5000e-
004

0.0000 20.9102

Worker 0.0123 0.0182 0.1897 4.7000e-
004

0.0395 2.8000e-
004

0.0397 0.0105 2.6000e-
004

0.0107 0.0000 35.5681 35.5681 1.7400e-
003

0.0000 35.6046

Total 0.0260 0.1717 0.3595 8.5000e-
004

0.0598 2.5700e-
003

0.0624 0.0158 2.3600e-
003

0.0182 0.0000 69.7444 69.7444 1.9800e-
003

0.0000 69.7861

Mitigated Construction Off-Site

3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.4787 3.5338 2.7544 4.2400e-
003

0.2110 0.2110 0.2012 0.2012 0.0000 368.2162 368.2162 0.0897 0.0000 370.0989

Total 0.4787 3.5338 2.7544 4.2400e-
003

0.2110 0.2110 0.2012 0.2012 0.0000 368.2162 368.2162 0.0897 0.0000 370.0989

Unmitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0117 0.1728 0.1389 4.8000e-
004

0.0157 2.4700e-
003

0.0182 4.1700e-
003

2.2700e-
003

6.4400e-
003

0.0000 42.9502 42.9502 3.1000e-
004

0.0000 42.9567

Vendor 0.0302 0.2881 0.3918 7.6000e-
004

0.0216 4.3100e-
003

0.0259 6.1700e-
003

3.9700e-
003

0.0101 0.0000 67.6875 67.6875 4.8000e-
004

0.0000 67.6976

Worker 0.0367 0.0544 0.5682 1.5400e-
003

0.1299 9.0000e-
004

0.1308 0.0345 8.3000e-
004

0.0353 0.0000 112.5295 112.5295 5.3100e-
003

0.0000 112.6410

Total 0.0786 0.5153 1.0990 2.7800e-
003

0.1672 7.6800e-
003

0.1749 0.0448 7.0700e-
003

0.0519 0.0000 223.1672 223.1672 6.1000e-
003

0.0000 223.2953

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.4787 3.5338 2.7544 4.2400e-
003

0.2110 0.2110 0.2012 0.2012 0.0000 368.2158 368.2158 0.0897 0.0000 370.0984

Total 0.4787 3.5338 2.7544 4.2400e-
003

0.2110 0.2110 0.2012 0.2012 0.0000 368.2158 368.2158 0.0897 0.0000 370.0984

Mitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0117 0.1728 0.1389 4.8000e-
004

0.0157 2.4700e-
003

0.0182 4.1700e-
003

2.2700e-
003

6.4400e-
003

0.0000 42.9502 42.9502 3.1000e-
004

0.0000 42.9567

Vendor 0.0302 0.2881 0.3918 7.6000e-
004

0.0216 4.3100e-
003

0.0259 6.1700e-
003

3.9700e-
003

0.0101 0.0000 67.6875 67.6875 4.8000e-
004

0.0000 67.6976

Worker 0.0367 0.0544 0.5682 1.5400e-
003

0.1299 9.0000e-
004

0.1308 0.0345 8.3000e-
004

0.0353 0.0000 112.5295 112.5295 5.3100e-
003

0.0000 112.6410

Total 0.0786 0.5153 1.0990 2.7800e-
003

0.1672 7.6800e-
003

0.1749 0.0448 7.0700e-
003

0.0519 0.0000 223.1672 223.1672 6.1000e-
003

0.0000 223.2953

Mitigated Construction Off-Site

3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0969 0.7228 0.6279 9.9000e-
004

0.0416 0.0416 0.0397 0.0397 0.0000 85.5590 85.5590 0.0205 0.0000 85.9886

Total 0.0969 0.7228 0.6279 9.9000e-
004

0.0416 0.0416 0.0397 0.0397 0.0000 85.5590 85.5590 0.0205 0.0000 85.9886

Unmitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 2.6500e-
003

0.0376 0.0317 1.1000e-
004

0.0136 5.8000e-
004

0.0142 3.4100e-
003

5.3000e-
004

3.9400e-
003

0.0000 9.9082 9.9082 7.0000e-
005

0.0000 9.9098

Vendor 6.6100e-
003

0.0620 0.0878 1.8000e-
004

5.0700e-
003

9.5000e-
004

6.0200e-
003

1.4500e-
003

8.8000e-
004

2.3200e-
003

0.0000 15.6108 15.6108 1.1000e-
004

0.0000 15.6132

Worker 7.8500e-
003

0.0116 0.1218 3.6000e-
004

0.0305 2.1000e-
004

0.0307 8.0900e-
003

1.9000e-
004

8.2900e-
003

0.0000 25.4112 25.4112 1.1600e-
003

0.0000 25.4356

Total 0.0171 0.1113 0.2413 6.5000e-
004

0.0491 1.7400e-
003

0.0509 0.0130 1.6000e-
003

0.0146 0.0000 50.9302 50.9302 1.3400e-
003

0.0000 50.9586

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0969 0.7228 0.6279 9.9000e-
004

0.0416 0.0416 0.0397 0.0397 0.0000 85.5589 85.5589 0.0205 0.0000 85.9885

Total 0.0969 0.7228 0.6279 9.9000e-
004

0.0416 0.0416 0.0397 0.0397 0.0000 85.5589 85.5589 0.0205 0.0000 85.9885

Mitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 2.6500e-
003

0.0376 0.0317 1.1000e-
004

0.0136 5.8000e-
004

0.0142 3.4100e-
003

5.3000e-
004

3.9400e-
003

0.0000 9.9082 9.9082 7.0000e-
005

0.0000 9.9098

Vendor 6.6100e-
003

0.0620 0.0878 1.8000e-
004

5.0700e-
003

9.5000e-
004

6.0200e-
003

1.4500e-
003

8.8000e-
004

2.3200e-
003

0.0000 15.6108 15.6108 1.1000e-
004

0.0000 15.6132

Worker 7.8500e-
003

0.0116 0.1218 3.6000e-
004

0.0305 2.1000e-
004

0.0307 8.0900e-
003

1.9000e-
004

8.2900e-
003

0.0000 25.4112 25.4112 1.1600e-
003

0.0000 25.4356

Total 0.0171 0.1113 0.2413 6.5000e-
004

0.0491 1.7400e-
003

0.0509 0.0130 1.6000e-
003

0.0146 0.0000 50.9302 50.9302 1.3400e-
003

0.0000 50.9586

Mitigated Construction Off-Site

3.6 Paving - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0160 0.1669 0.1562 2.4000e-
004

9.1200e-
003

9.1200e-
003

8.4000e-
003

8.4000e-
003

0.0000 21.7487 21.7487 6.7000e-
003

0.0000 21.8894

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0160 0.1669 0.1562 2.4000e-
004

9.1200e-
003

9.1200e-
003

8.4000e-
003

8.4000e-
003

0.0000 21.7487 21.7487 6.7000e-
003

0.0000 21.8894

Unmitigated Construction On-Site
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3.6 Paving - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 5.1000e-
004

7.5000e-
004

7.9000e-
003

2.0000e-
005

1.9800e-
003

1.0000e-
005

1.9900e-
003

5.2000e-
004

1.0000e-
005

5.4000e-
004

0.0000 1.6480 1.6480 8.0000e-
005

0.0000 1.6496

Total 5.1000e-
004

7.5000e-
004

7.9000e-
003

2.0000e-
005

1.9800e-
003

1.0000e-
005

1.9900e-
003

5.2000e-
004

1.0000e-
005

5.4000e-
004

0.0000 1.6480 1.6480 8.0000e-
005

0.0000 1.6496

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Off-Road 0.0160 0.1669 0.1562 2.4000e-
004

9.1200e-
003

9.1200e-
003

8.4000e-
003

8.4000e-
003

0.0000 21.7487 21.7487 6.7000e-
003

0.0000 21.8893

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0160 0.1669 0.1562 2.4000e-
004

9.1200e-
003

9.1200e-
003

8.4000e-
003

8.4000e-
003

0.0000 21.7487 21.7487 6.7000e-
003

0.0000 21.8893

Mitigated Construction On-Site
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3.6 Paving - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 5.1000e-
004

7.5000e-
004

7.9000e-
003

2.0000e-
005

1.9800e-
003

1.0000e-
005

1.9900e-
003

5.2000e-
004

1.0000e-
005

5.4000e-
004

0.0000 1.6480 1.6480 8.0000e-
005

0.0000 1.6496

Total 5.1000e-
004

7.5000e-
004

7.9000e-
003

2.0000e-
005

1.9800e-
003

1.0000e-
005

1.9900e-
003

5.2000e-
004

1.0000e-
005

5.4000e-
004

0.0000 1.6480 1.6480 8.0000e-
005

0.0000 1.6496

Mitigated Construction Off-Site

3.7 Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Archit. Coating 1.2225 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0179 0.1677 0.1721 2.7000e-
004

9.2000e-
003

9.2000e-
003

8.7000e-
003

8.7000e-
003

0.0000 24.5349 24.5349 6.5300e-
003

0.0000 24.6721

Total 1.2404 0.1677 0.1721 2.7000e-
004

9.2000e-
003

9.2000e-
003

8.7000e-
003

8.7000e-
003

0.0000 24.5349 24.5349 6.5300e-
003

0.0000 24.6721

Unmitigated Construction On-Site
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3.7 Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.0200e-
003

1.5100e-
003

0.0158 5.0000e-
005

3.9500e-
003

3.0000e-
005

3.9800e-
003

1.0500e-
003

3.0000e-
005

1.0700e-
003

0.0000 3.2960 3.2960 1.5000e-
004

0.0000 3.2992

Total 1.0200e-
003

1.5100e-
003

0.0158 5.0000e-
005

3.9500e-
003

3.0000e-
005

3.9800e-
003

1.0500e-
003

3.0000e-
005

1.0700e-
003

0.0000 3.2960 3.2960 1.5000e-
004

0.0000 3.2992

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Archit. Coating 1.2225 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.0179 0.1677 0.1721 2.7000e-
004

9.2000e-
003

9.2000e-
003

8.7000e-
003

8.7000e-
003

0.0000 24.5349 24.5349 6.5300e-
003

0.0000 24.6721

Total 1.2404 0.1677 0.1721 2.7000e-
004

9.2000e-
003

9.2000e-
003

8.7000e-
003

8.7000e-
003

0.0000 24.5349 24.5349 6.5300e-
003

0.0000 24.6721

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Mitigated 0.1050 0.2765 1.2274 3.5500e-
003

0.2588 3.8600e-
003

0.2627 0.0692 3.5600e-
003

0.0727 0.0000 262.4146 262.4146 9.8700e-
003

0.0000 262.6219

Unmitigated 0.1050 0.2765 1.2274 3.5500e-
003

0.2588 3.8600e-
003

0.2627 0.0692 3.5600e-
003

0.0727 0.0000 262.4146 262.4146 9.8700e-
003

0.0000 262.6219

4.1 Mitigation Measures Mobile

3.7 Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 1.0200e-
003

1.5100e-
003

0.0158 5.0000e-
005

3.9500e-
003

3.0000e-
005

3.9800e-
003

1.0500e-
003

3.0000e-
005

1.0700e-
003

0.0000 3.2960 3.2960 1.5000e-
004

0.0000 3.2992

Total 1.0200e-
003

1.5100e-
003

0.0158 5.0000e-
005

3.9500e-
003

3.0000e-
005

3.9800e-
003

1.0500e-
003

3.0000e-
005

1.0700e-
003

0.0000 3.2960 3.2960 1.5000e-
004

0.0000 3.2992

Mitigated Construction Off-Site
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4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Condo/Townhouse High Rise 204.82 211.19 168.07 685,071 685,071

Enclosed Parking with Elevator 0.00 0.00 0.00

Total 204.82 211.19 168.07 685,071 685,071

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Condo/Townhouse High Rise 14.70 5.90 8.70 40.20 19.20 40.60 86 11 3

Enclosed Parking with Elevator 16.60 8.40 6.90 0.00 0.00 0.00 0 0 0

5.0 Energy Detail

5.1 Mitigation Measures Energy

4.4 Fleet Mix

LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

0.510011 0.056836 0.192178 0.151564 0.041643 0.005905 0.015642 0.015146 0.001440 0.002149 0.004721 0.000504 0.002262

Historical Energy Use: N
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Electricity 
Mitigated

0.0000 0.0000 0.0000 0.0000 0.0000 317.6679 317.6679 0.0146 3.0200e-
003

318.9111

Electricity 
Unmitigated

0.0000 0.0000 0.0000 0.0000 0.0000 317.6679 317.6679 0.0146 3.0200e-
003

318.9111

NaturalGas 
Mitigated

4.1800e-
003

0.0357 0.0152 2.3000e-
004

2.8900e-
003

2.8900e-
003

2.8900e-
003

2.8900e-
003

0.0000 41.3801 41.3801 7.9000e-
004

7.6000e-
004

41.6319

NaturalGas 
Unmitigated

4.1800e-
003

0.0357 0.0152 2.3000e-
004

2.8900e-
003

2.8900e-
003

2.8900e-
003

2.8900e-
003

0.0000 41.3801 41.3801 7.9000e-
004

7.6000e-
004

41.6319

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Condo/Townhous
e High Rise

775433 4.1800e-
003

0.0357 0.0152 2.3000e-
004

2.8900e-
003

2.8900e-
003

2.8900e-
003

2.8900e-
003

0.0000 41.3801 41.3801 7.9000e-
004

7.6000e-
004

41.6319

Total 4.1800e-
003

0.0357 0.0152 2.3000e-
004

2.8900e-
003

2.8900e-
003

2.8900e-
003

2.8900e-
003

0.0000 41.3801 41.3801 7.9000e-
004

7.6000e-
004

41.6319

Unmitigated
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5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Condo/Townhous
e High Rise

775433 4.1800e-
003

0.0357 0.0152 2.3000e-
004

2.8900e-
003

2.8900e-
003

2.8900e-
003

2.8900e-
003

0.0000 41.3801 41.3801 7.9000e-
004

7.6000e-
004

41.6319

Total 4.1800e-
003

0.0357 0.0152 2.3000e-
004

2.8900e-
003

2.8900e-
003

2.8900e-
003

2.8900e-
003

0.0000 41.3801 41.3801 7.9000e-
004

7.6000e-
004

41.6319

Mitigated

5.3 Energy by Land Use - Electricity

Electricity 
Use

Total CO2 CH4 N2O CO2e

Land Use kWh/yr MT/yr

Condo/Townhous
e High Rise

211907 60.6407 2.7900e-
003

5.8000e-
004

60.8781

Enclosed Parking 
with Elevator

898172 257.0272 0.0118 2.4400e-
003

258.0331

Total 317.6679 0.0146 3.0200e-
003

318.9111

Unmitigated
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6.1 Mitigation Measures Area

6.0 Area Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Mitigated 1.3941 9.9900e-
003

0.8184 5.2000e-
004

0.0496 0.0496 0.0496 0.0496 5.2047 10.8303 16.0350 0.0164 3.5000e-
004

16.4878

Unmitigated 1.3941 9.9900e-
003

0.8184 5.2000e-
004

0.0496 0.0496 0.0496 0.0496 5.2047 10.8303 16.0350 0.0164 3.5000e-
004

16.4878

5.3 Energy by Land Use - Electricity

Electricity 
Use

Total CO2 CH4 N2O CO2e

Land Use kWh/yr MT/yr

Condo/Townhous
e High Rise

211907 60.6407 2.7900e-
003

5.8000e-
004

60.8781

Enclosed Parking 
with Elevator

898172 257.0272 0.0118 2.4400e-
003

258.0331

Total 317.6679 0.0146 3.0200e-
003

318.9111

Mitigated
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6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

Architectural 
Coating

0.1463 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

1.0715 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.1605 4.0700e-
003

0.3079 4.9000e-
004

0.0468 0.0468 0.0468 0.0468 5.2047 10.0017 15.2065 0.0155 3.5000e-
004

15.6419

Landscaping 0.0158 5.9200e-
003

0.5105 3.0000e-
005

2.7800e-
003

2.7800e-
003

2.7800e-
003

2.7800e-
003

0.0000 0.8286 0.8286 8.3000e-
004

0.0000 0.8459

Total 1.3941 9.9900e-
003

0.8184 5.2000e-
004

0.0496 0.0496 0.0496 0.0496 5.2047 10.8303 16.0350 0.0164 3.5000e-
004

16.4878

Unmitigated
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7.1 Mitigation Measures Water

Total CO2 CH4 N2O CO2e

Category MT/yr

Mitigated 19.3078 0.1049 2.6300e-
003

22.3239

Unmitigated 19.3078 0.1049 2.6300e-
003

22.3255

7.0 Water Detail

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

Architectural 
Coating

0.1463 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

1.0715 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 0.1605 4.0700e-
003

0.3079 4.9000e-
004

0.0468 0.0468 0.0468 0.0468 5.2047 10.0017 15.2065 0.0155 3.5000e-
004

15.6419

Landscaping 0.0158 5.9200e-
003

0.5105 3.0000e-
005

2.7800e-
003

2.7800e-
003

2.7800e-
003

2.7800e-
003

0.0000 0.8286 0.8286 8.3000e-
004

0.0000 0.8459

Total 1.3941 9.9900e-
003

0.8184 5.2000e-
004

0.0496 0.0496 0.0496 0.0496 5.2047 10.8303 16.0350 0.0164 3.5000e-
004

16.4878

Mitigated
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8.1 Mitigation Measures Waste

7.2 Water by Land Use

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

Land Use Mgal MT/yr

Condo/Townhous
e High Rise

3.19255 / 
2.01269

19.3078 0.1049 2.6300e-
003

22.3255

Enclosed Parking 
with Elevator

0 / 0 0.0000 0.0000 0.0000 0.0000

Total 19.3078 0.1049 2.6300e-
003

22.3255

Unmitigated

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

Land Use Mgal MT/yr

Condo/Townhous
e High Rise

3.19255 / 
2.01269

19.3078 0.1049 2.6300e-
003

22.3239

Enclosed Parking 
with Elevator

0 / 0 0.0000 0.0000 0.0000 0.0000

Total 19.3078 0.1049 2.6300e-
003

22.3239

Mitigated

8.0 Waste Detail
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Total CO2 CH4 N2O CO2e

MT/yr

 Mitigated 4.5754 0.2704 0.0000 10.2538

 Unmitigated 4.5754 0.2704 0.0000 10.2538

Category/Year

8.2 Waste by Land Use

Waste 
Disposed

Total CO2 CH4 N2O CO2e

Land Use tons MT/yr

Condo/Townhous
e High Rise

22.54 4.5754 0.2704 0.0000 10.2538

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000

Total 4.5754 0.2704 0.0000 10.2538

Unmitigated
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10.0 Vegetation

8.2 Waste by Land Use

Waste 
Disposed

Total CO2 CH4 N2O CO2e

Land Use tons MT/yr

Condo/Townhous
e High Rise

22.54 4.5754 0.2704 0.0000 10.2538

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000

Total 4.5754 0.2704 0.0000 10.2538

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type
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Orange County, Summer

Newport Center Villas

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Enclosed Parking with Elevator 126.00 Space 1.13 133,260.00 0

Condo/Townhouse High Rise 49.00 Dwelling Unit 0.77 163,260.00 140

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

8

Wind Speed (m/s) Precipitation Freq (Days)2.2 30

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Southern California Edison

2018Operational Year

CO2 Intensity 
(lb/MWhr)

630.89 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)
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Project Characteristics - 

Land Use - Floor Surface Area:296,520 sf

Construction Phase - Construction Duration: 2 years

Trips and VMT - 940 tons of demolition required; CalEEMod assumes 20 tons per truck, which results in 47 loads of demolition to be hauled away. As such, the 
Project will require 94 two-way haul trips during demolition; added import of cement

Demolition - 

Grading - Grading

Architectural Coating - 

Vehicle Trips - Source: Institute of Transportation Engineers (ITE) Trip Generation Handbook (9th Edition, 2012)

Area Coating - 

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Table Name Column Name Default Value New Value

tblArchitecturalCoating ConstArea_Nonresidential_Exterior 66,630.00 25,200.00

tblArchitecturalCoating ConstArea_Nonresidential_Interior 199,890.00 75,600.00

tblAreaCoating Area_Nonresidential_Interior 199890 75600

tblConstructionPhase NumDays 10.00 40.00

tblConstructionPhase NumDays 200.00 400.00

tblConstructionPhase NumDays 20.00 40.00

tblConstructionPhase NumDays 4.00 30.00

tblConstructionPhase NumDays 10.00 20.00

tblConstructionPhase NumDays 2.00 4.00

tblGrading MaterialExported 0.00 51,600.00

tblLandUse LandUseSquareFeet 50,400.00 133,260.00
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2.0 Emissions Summary

tblLandUse LandUseSquareFeet 49,000.00 163,260.00

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblProjectCharacteristics OperationalYear 2014 2018

tblTripsAndVMT HaulingTripNumber 93.00 94.00

tblTripsAndVMT HaulingTripNumber 0.00 2,000.00

tblVehicleTrips ST_TR 7.16 4.31

tblVehicleTrips SU_TR 6.07 3.43

tblVehicleTrips WD_TR 6.59 4.18
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2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2016 6.7444 89.2440 64.2711 0.1846 8.9994 2.4708 11.4702 3.6192 2.2729 5.8920 0.0000 18,654.48
09

18,654.48
09

0.9731 0.0000 18,674.91
48

2017 4.2741 30.9416 29.2952 0.0545 1.3087 1.6819 2.9905 0.3504 1.6020 1.9524 0.0000 5,055.328
4

5,055.328
4

0.8119 0.0000 5,072.377
2

2018 62.0707 27.1589 28.1505 0.0544 1.6404 1.4196 3.0600 0.4319 1.3543 1.7861 0.0000 4,972.263
3

4,972.263
3

0.7879 0.0000 4,988.809
7

Total 73.0891 147.3444 121.7168 0.2935 11.9485 5.5723 17.5207 4.4014 5.2292 9.6306 0.0000 28,682.07
25

28,682.07
25

2.5728 0.0000 28,736.10
17

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2016 6.7444 89.2440 64.2711 0.1846 8.9994 2.4708 11.4702 3.6192 2.2729 5.8920 0.0000 18,654.48
09

18,654.48
09

0.9731 0.0000 18,674.91
48

2017 4.2741 30.9416 29.2952 0.0545 1.3087 1.6819 2.9905 0.3504 1.6020 1.9524 0.0000 5,055.328
4

5,055.328
4

0.8119 0.0000 5,072.377
2

2018 62.0707 27.1589 28.1505 0.0544 1.6404 1.4196 3.0600 0.4319 1.3543 1.7861 0.0000 4,972.263
3

4,972.263
3

0.7879 0.0000 4,988.809
7

Total 73.0891 147.3444 121.7168 0.2935 11.9485 5.5723 17.5207 4.4014 5.2292 9.6306 0.0000 28,682.07
25

28,682.07
25

2.5728 0.0000 28,736.10
17

Mitigated Construction
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 19.6390 0.3732 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

Energy 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Mobile 0.6099 1.4866 7.1414 0.0213 1.5248 0.0223 1.5472 0.4069 0.0206 0.4275 1,730.848
3

1,730.848
3

0.0630 1,732.172
1

Total 20.2718 2.0556 35.9384 0.0619 1.5248 3.8035 5.3283 0.4069 3.8011 4.2080 458.9790 2,870.093
2

3,329.072
2

1.4439 0.0357 3,370.471
4

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 19.6390 0.3732 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

Energy 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Mobile 0.6099 1.4866 7.1414 0.0213 1.5248 0.0223 1.5472 0.4069 0.0206 0.4275 1,730.848
3

1,730.848
3

0.0630 1,732.172
1

Total 20.2718 2.0556 35.9384 0.0619 1.5248 3.8035 5.3283 0.4069 3.8011 4.2080 458.9790 2,870.093
2

3,329.072
2

1.4439 0.0357 3,370.471
4

Mitigated Operational
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3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Demolition Demolition 6/1/2016 7/26/2016 5 40

2 Site Preparation Site Preparation 7/27/2016 8/1/2016 5 4

3 Grading Grading 8/2/2016 9/12/2016 5 30

4 Building Construction Building Construction 9/13/2016 3/26/2018 5 400

5 Paving Paving 3/27/2018 4/23/2018 5 20

6 Architectural Coating Architectural Coating 4/24/2018 6/18/2018 5 40

OffRoad Equipment

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Residential Indoor: 330,602; Residential Outdoor: 110,201; Non-Residential Indoor: 75,600; Non-Residential Outdoor: 25,200 (Architectural 
Coating – sqft)

Acres of Grading (Site Preparation Phase): 2

Acres of Grading (Grading Phase): 11.25

Acres of Paving: 0
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Demolition Concrete/Industrial Saws 1 8.00 81 0.73

Demolition Rubber Tired Dozers 1 8.00 255 0.40

Demolition Tractors/Loaders/Backhoes 3 8.00 97 0.37

Site Preparation Graders 1 8.00 174 0.41

Site Preparation Rubber Tired Dozers 1 7.00 255 0.40

Site Preparation Tractors/Loaders/Backhoes 1 8.00 97 0.37

Grading Graders 1 6.00 174 0.41

Grading Rubber Tired Dozers 1 6.00 255 0.40

Grading Tractors/Loaders/Backhoes 1 7.00 97 0.37

Building Construction Cranes 1 6.00 226 0.29

Building Construction Forklifts 1 6.00 89 0.20

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Tractors/Loaders/Backhoes 1 6.00 97 0.37

Building Construction Welders 3 8.00 46 0.45

Paving Cement and Mortar Mixers 1 6.00 9 0.56

Paving Pavers 1 6.00 125 0.42

Paving Paving Equipment 1 8.00 130 0.36

Paving Rollers 1 7.00 80 0.38

Paving Tractors/Loaders/Backhoes 1 8.00 97 0.37

Architectural Coating Air Compressors 1 6.00 78 0.48

Demolition Excavators 2 8.00 162 0.38

Site Preparation Excavators 2 8.00 162 0.38

Grading Excavators 2 8.00 162 0.38

Building Construction Excavators 2 8.00 162 0.38

Paving Excavators 2 8.00 162 0.38

Architectural Coating Excavators 2 8.00 162 0.38
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 0.5029 0.0000 0.5029 0.0761 0.0000 0.0761 0.0000 0.0000

Off-Road 3.6868 37.1639 28.3891 0.0351 2.1828 2.1828 2.0359 2.0359 3,592.464
9

3,592.464
9

0.9622 3,612.671
2

Total 3.6868 37.1639 28.3891 0.0351 0.5029 2.1828 2.6856 0.0761 2.0359 2.1121 3,592.464
9

3,592.464
9

0.9622 3,612.671
2

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Demolition 7 18.00 0.00 94.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 5 13.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Grading 5 13.00 0.00 6,450.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 91.00 27.00 2,000.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Paving 7 18.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 3 18.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

CalEEMod Version: CalEEMod.2013.2.2 Date: 7/7/2016 12:26 PMPage 9 of 30



3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0429 0.6476 0.4700 1.7300e-
003

0.0409 9.7400e-
003

0.0507 0.0112 8.9600e-
003

0.0202 174.2148 174.2148 1.2400e-
003

174.2408

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0625 0.0807 0.9882 2.4400e-
003

0.2012 1.4100e-
003

0.2026 0.0534 1.3000e-
003

0.0547 204.2283 204.2283 9.6000e-
003

204.4300

Total 0.1054 0.7282 1.4581 4.1700e-
003

0.2421 0.0112 0.2533 0.0646 0.0103 0.0748 378.4431 378.4431 0.0108 378.6708

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 0.5029 0.0000 0.5029 0.0761 0.0000 0.0761 0.0000 0.0000

Off-Road 3.6868 37.1639 28.3891 0.0351 2.1828 2.1828 2.0359 2.0359 0.0000 3,592.464
9

3,592.464
9

0.9622 3,612.671
2

Total 3.6868 37.1639 28.3891 0.0351 0.5029 2.1828 2.6856 0.0761 2.0359 2.1121 0.0000 3,592.464
9

3,592.464
9

0.9622 3,612.671
2

Mitigated Construction On-Site
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0429 0.6476 0.4700 1.7300e-
003

0.0409 9.7400e-
003

0.0507 0.0112 8.9600e-
003

0.0202 174.2148 174.2148 1.2400e-
003

174.2408

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0625 0.0807 0.9882 2.4400e-
003

0.2012 1.4100e-
003

0.2026 0.0534 1.3000e-
003

0.0547 204.2283 204.2283 9.6000e-
003

204.4300

Total 0.1054 0.7282 1.4581 4.1700e-
003

0.2421 0.0112 0.2533 0.0646 0.0103 0.0748 378.4431 378.4431 0.0108 378.6708

Mitigated Construction Off-Site

3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.7996 0.0000 5.7996 2.9537 0.0000 2.9537 0.0000 0.0000

Off-Road 3.2230 34.6778 23.4056 0.0278 1.8367 1.8367 1.6898 1.6898 2,886.422
6

2,886.422
6

0.8707 2,904.706
2

Total 3.2230 34.6778 23.4056 0.0278 5.7996 1.8367 7.6363 2.9537 1.6898 4.6435 2,886.422
6

2,886.422
6

0.8707 2,904.706
2

Unmitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0451 0.0583 0.7137 1.7600e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 147.4982 147.4982 6.9400e-
003

147.6439

Total 0.0451 0.0583 0.7137 1.7600e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 147.4982 147.4982 6.9400e-
003

147.6439

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.7996 0.0000 5.7996 2.9537 0.0000 2.9537 0.0000 0.0000

Off-Road 3.2230 34.6778 23.4056 0.0278 1.8367 1.8367 1.6898 1.6898 0.0000 2,886.422
6

2,886.422
6

0.8707 2,904.706
2

Total 3.2230 34.6778 23.4056 0.0278 5.7996 1.8367 7.6363 2.9537 1.6898 4.6435 0.0000 2,886.422
6

2,886.422
6

0.8707 2,904.706
2

Mitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0451 0.0583 0.7137 1.7600e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 147.4982 147.4982 6.9400e-
003

147.6439

Total 0.0451 0.0583 0.7137 1.7600e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 147.4982 147.4982 6.9400e-
003

147.6439

Mitigated Construction Off-Site

3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.1088 0.0000 5.1088 2.5551 0.0000 2.5551 0.0000 0.0000

Off-Road 2.7710 29.9421 20.5615 0.0247 1.5789 1.5789 1.4526 1.4526 2,568.182
2

2,568.182
2

0.7747 2,584.450
0

Total 2.7710 29.9421 20.5615 0.0247 5.1088 1.5789 6.6877 2.5551 1.4526 4.0077 2,568.182
2

2,568.182
2

0.7747 2,584.450
0

Unmitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 3.9283 59.2436 42.9960 0.1582 3.7453 0.8909 4.6362 1.0256 0.8194 1.8449 15,938.80
05

15,938.80
05

0.1133 15,941.17
91

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0451 0.0583 0.7137 1.7600e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 147.4982 147.4982 6.9400e-
003

147.6439

Total 3.9734 59.3019 43.7096 0.1599 3.8906 0.8919 4.7825 1.0641 0.8203 1.8844 16,086.29
87

16,086.29
87

0.1202 16,088.82
30

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.1088 0.0000 5.1088 2.5551 0.0000 2.5551 0.0000 0.0000

Off-Road 2.7710 29.9421 20.5615 0.0247 1.5789 1.5789 1.4526 1.4526 0.0000 2,568.182
2

2,568.182
2

0.7747 2,584.450
0

Total 2.7710 29.9421 20.5615 0.0247 5.1088 1.5789 6.6877 2.5551 1.4526 4.0077 0.0000 2,568.182
2

2,568.182
2

0.7747 2,584.450
0

Mitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 3.9283 59.2436 42.9960 0.1582 3.7453 0.8909 4.6362 1.0256 0.8194 1.8449 15,938.80
05

15,938.80
05

0.1133 15,941.17
91

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0451 0.0583 0.7137 1.7600e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 147.4982 147.4982 6.9400e-
003

147.6439

Total 3.9734 59.3019 43.7096 0.1599 3.8906 0.8919 4.7825 1.0641 0.8203 1.8844 16,086.29
87

16,086.29
87

0.1202 16,088.82
30

Mitigated Construction Off-Site

3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 4.0718 29.4518 21.5985 0.0326 1.8038 1.8038 1.7207 1.7207 3,152.278
6

3,152.278
6

0.7833 3,168.728
2

Total 4.0718 29.4518 21.5985 0.0326 1.8038 1.8038 1.7207 1.7207 3,152.278
6

3,152.278
6

0.7833 3,168.728
2

Unmitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0914 1.3778 0.9999 3.6800e-
003

0.3557 0.0207 0.3764 0.0898 0.0191 0.1088 370.6698 370.6698 2.6300e-
003

370.7251

Vendor 0.2361 2.3356 2.7597 5.8400e-
003

0.1687 0.0370 0.2057 0.0481 0.0340 0.0821 585.5190 585.5190 4.1600e-
003

585.6063

Worker 0.3157 0.4079 4.9957 0.0124 1.0172 7.1100e-
003

1.0243 0.2698 6.5500e-
003

0.2763 1,032.487
4

1,032.487
4

0.0486 1,033.507
0

Total 0.6431 4.1212 8.7553 0.0219 1.5416 0.0648 1.6064 0.4076 0.0596 0.4672 1,988.676
1

1,988.676
1

0.0553 1,989.838
4

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 4.0718 29.4518 21.5985 0.0326 1.8038 1.8038 1.7207 1.7207 0.0000 3,152.278
6

3,152.278
6

0.7833 3,168.728
2

Total 4.0718 29.4518 21.5985 0.0326 1.8038 1.8038 1.7207 1.7207 0.0000 3,152.278
6

3,152.278
6

0.7833 3,168.728
2

Mitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0914 1.3778 0.9999 3.6800e-
003

0.3557 0.0207 0.3764 0.0898 0.0191 0.1088 370.6698 370.6698 2.6300e-
003

370.7251

Vendor 0.2361 2.3356 2.7597 5.8400e-
003

0.1687 0.0370 0.2057 0.0481 0.0340 0.0821 585.5190 585.5190 4.1600e-
003

585.6063

Worker 0.3157 0.4079 4.9957 0.0124 1.0172 7.1100e-
003

1.0243 0.2698 6.5500e-
003

0.2763 1,032.487
4

1,032.487
4

0.0486 1,033.507
0

Total 0.6431 4.1212 8.7553 0.0219 1.5416 0.0648 1.6064 0.4076 0.0596 0.4672 1,988.676
1

1,988.676
1

0.0553 1,989.838
4

Mitigated Construction Off-Site

3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.6826 27.1827 21.1873 0.0326 1.6229 1.6229 1.5478 1.5478 3,122.222
2

3,122.222
2

0.7602 3,138.186
0

Total 3.6826 27.1827 21.1873 0.0326 1.6229 1.6229 1.5478 1.5478 3,122.222
2

3,122.222
2

0.7602 3,138.186
0

Unmitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0862 1.2636 0.9549 3.6700e-
003

0.1227 0.0190 0.1417 0.0326 0.0174 0.0500 364.5538 364.5538 2.5800e-
003

364.6081

Vendor 0.2178 2.1249 2.5963 5.8300e-
003

0.1688 0.0330 0.2018 0.0481 0.0304 0.0785 575.9889 575.9889 4.0300e-
003

576.0734

Worker 0.2874 0.3704 4.5568 0.0124 1.0172 6.9500e-
003

1.0241 0.2698 6.4200e-
003

0.2762 992.5635 992.5635 0.0451 993.5097

Total 0.5914 3.7589 8.1079 0.0219 1.3087 0.0590 1.3676 0.3504 0.0542 0.4047 1,933.106
2

1,933.106
2

0.0517 1,934.191
2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.6826 27.1827 21.1873 0.0326 1.6229 1.6229 1.5478 1.5478 0.0000 3,122.222
2

3,122.222
2

0.7602 3,138.186
0

Total 3.6826 27.1827 21.1873 0.0326 1.6229 1.6229 1.5478 1.5478 0.0000 3,122.222
2

3,122.222
2

0.7602 3,138.186
0

Mitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0862 1.2636 0.9549 3.6700e-
003

0.1227 0.0190 0.1417 0.0326 0.0174 0.0500 364.5538 364.5538 2.5800e-
003

364.6081

Vendor 0.2178 2.1249 2.5963 5.8300e-
003

0.1688 0.0330 0.2018 0.0481 0.0304 0.0785 575.9889 575.9889 4.0300e-
003

576.0734

Worker 0.2874 0.3704 4.5568 0.0124 1.0172 6.9500e-
003

1.0241 0.2698 6.4200e-
003

0.2762 992.5635 992.5635 0.0451 993.5097

Total 0.5914 3.7589 8.1079 0.0219 1.3087 0.0590 1.3676 0.3504 0.0542 0.4047 1,933.106
2

1,933.106
2

0.0517 1,934.191
2

Mitigated Construction Off-Site

3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.1785 23.6975 20.5864 0.0326 1.3627 1.3627 1.3019 1.3019 3,092.219
2

3,092.219
2

0.7393 3,107.743
4

Total 3.1785 23.6975 20.5864 0.0326 1.3627 1.3627 1.3019 1.3019 3,092.219
2

3,092.219
2

0.7393 3,107.743
4

Unmitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0836 1.1729 0.9263 3.6700e-
003

0.4545 0.0190 0.4735 0.1140 0.0174 0.1315 358.4563 358.4563 2.6200e-
003

358.5113

Vendor 0.2040 1.9505 2.4646 5.8200e-
003

0.1688 0.0311 0.1999 0.0481 0.0286 0.0767 566.2100 566.2100 4.0000e-
003

566.2941

Worker 0.2624 0.3380 4.1732 0.0124 1.0172 6.8700e-
003

1.0240 0.2698 6.3600e-
003

0.2761 955.3779 955.3779 0.0421 956.2609

Total 0.5499 3.4614 7.5641 0.0218 1.6404 0.0570 1.6974 0.4319 0.0524 0.4843 1,880.044
1

1,880.044
1

0.0487 1,881.066
2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.1785 23.6975 20.5864 0.0326 1.3627 1.3627 1.3019 1.3019 0.0000 3,092.219
2

3,092.219
2

0.7393 3,107.743
4

Total 3.1785 23.6975 20.5864 0.0326 1.3627 1.3627 1.3019 1.3019 0.0000 3,092.219
2

3,092.219
2

0.7393 3,107.743
4

Mitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0836 1.1729 0.9263 3.6700e-
003

0.4545 0.0190 0.4735 0.1140 0.0174 0.1315 358.4563 358.4563 2.6200e-
003

358.5113

Vendor 0.2040 1.9505 2.4646 5.8200e-
003

0.1688 0.0311 0.1999 0.0481 0.0286 0.0767 566.2100 566.2100 4.0000e-
003

566.2941

Worker 0.2624 0.3380 4.1732 0.0124 1.0172 6.8700e-
003

1.0240 0.2698 6.3600e-
003

0.2761 955.3779 955.3779 0.0421 956.2609

Total 0.5499 3.4614 7.5641 0.0218 1.6404 0.0570 1.6974 0.4319 0.0524 0.4843 1,880.044
1

1,880.044
1

0.0487 1,881.066
2

Mitigated Construction Off-Site

3.6 Paving - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.6011 16.6884 15.6205 0.0240 0.9121 0.9121 0.8400 0.8400 2,397.381
4

2,397.381
4

0.7385 2,412.889
4

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 1.6011 16.6884 15.6205 0.0240 0.9121 0.9121 0.8400 0.8400 2,397.381
4

2,397.381
4

0.7385 2,412.889
4

Unmitigated Construction On-Site
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3.6 Paving - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0519 0.0669 0.8255 2.4400e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 188.9759 188.9759 8.3200e-
003

189.1505

Total 0.0519 0.0669 0.8255 2.4400e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 188.9759 188.9759 8.3200e-
003

189.1505

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.6011 16.6884 15.6205 0.0240 0.9121 0.9121 0.8400 0.8400 0.0000 2,397.381
4

2,397.381
4

0.7385 2,412.889
4

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 1.6011 16.6884 15.6205 0.0240 0.9121 0.9121 0.8400 0.8400 0.0000 2,397.381
4

2,397.381
4

0.7385 2,412.889
4

Mitigated Construction On-Site
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3.6 Paving - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0519 0.0669 0.8255 2.4400e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 188.9759 188.9759 8.3200e-
003

189.1505

Total 0.0519 0.0669 0.8255 2.4400e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 188.9759 188.9759 8.3200e-
003

189.1505

Mitigated Construction Off-Site

3.7 Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 61.1243 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.8945 8.3860 8.6050 0.0136 0.4600 0.4600 0.4352 0.4352 1,352.254
2

1,352.254
2

0.3601 1,359.816
2

Total 62.0188 8.3860 8.6050 0.0136 0.4600 0.4600 0.4352 0.4352 1,352.254
2

1,352.254
2

0.3601 1,359.816
2

Unmitigated Construction On-Site
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3.7 Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0519 0.0669 0.8255 2.4400e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 188.9759 188.9759 8.3200e-
003

189.1505

Total 0.0519 0.0669 0.8255 2.4400e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 188.9759 188.9759 8.3200e-
003

189.1505

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 61.1243 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.8945 8.3860 8.6050 0.0136 0.4600 0.4600 0.4352 0.4352 0.0000 1,352.254
2

1,352.254
2

0.3601 1,359.816
2

Total 62.0188 8.3860 8.6050 0.0136 0.4600 0.4600 0.4352 0.4352 0.0000 1,352.254
2

1,352.254
2

0.3601 1,359.816
2

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.6099 1.4866 7.1414 0.0213 1.5248 0.0223 1.5472 0.4069 0.0206 0.4275 1,730.848
3

1,730.848
3

0.0630 1,732.172
1

Unmitigated 0.6099 1.4866 7.1414 0.0213 1.5248 0.0223 1.5472 0.4069 0.0206 0.4275 1,730.848
3

1,730.848
3

0.0630 1,732.172
1

4.1 Mitigation Measures Mobile

3.7 Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0519 0.0669 0.8255 2.4400e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 188.9759 188.9759 8.3200e-
003

189.1505

Total 0.0519 0.0669 0.8255 2.4400e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 188.9759 188.9759 8.3200e-
003

189.1505

Mitigated Construction Off-Site
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4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Condo/Townhouse High Rise 204.82 211.19 168.07 685,071 685,071

Enclosed Parking with Elevator 0.00 0.00 0.00

Total 204.82 211.19 168.07 685,071 685,071

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Condo/Townhouse High Rise 14.70 5.90 8.70 40.20 19.20 40.60 86 11 3

Enclosed Parking with Elevator 16.60 8.40 6.90 0.00 0.00 0.00 0 0 0

5.0 Energy Detail

5.1 Mitigation Measures Energy

4.4 Fleet Mix

LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

0.510011 0.056836 0.192178 0.151564 0.041643 0.005905 0.015642 0.015146 0.001440 0.002149 0.004721 0.000504 0.002262

Historical Energy Use: N

CalEEMod Version: CalEEMod.2013.2.2 Date: 7/7/2016 12:26 PMPage 26 of 30



ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

NaturalGas 
Mitigated

0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

NaturalGas 
Unmitigated

0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Condo/Townhous
e High Rise

2124.47 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Total 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Unmitigated
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6.1 Mitigation Measures Area

6.0 Area Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 19.6390 0.3732 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

Unmitigated 19.6390 0.3732 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Condo/Townhous
e High Rise

2.12447 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Mitigated
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6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.8014 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

5.8711 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 12.8398 0.3258 24.6295 0.0392 3.7430 3.7430 3.7424 3.7424 458.9790 882.0000 1,340.979
0

1.3688 0.0312 1,379.380
2

Landscaping 0.1267 0.0474 4.0842 2.1000e-
004

0.0223 0.0223 0.0223 0.0223 7.3066 7.3066 7.2900e-
003

7.4597

Total 19.6390 0.3731 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

Unmitigated
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8.1 Mitigation Measures Waste

7.1 Mitigation Measures Water

7.0 Water Detail

8.0 Waste Detail

10.0 Vegetation

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.8014 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

5.8711 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 12.8398 0.3258 24.6295 0.0392 3.7430 3.7430 3.7424 3.7424 458.9790 882.0000 1,340.979
0

1.3688 0.0312 1,379.380
2

Landscaping 0.1267 0.0474 4.0842 2.1000e-
004

0.0223 0.0223 0.0223 0.0223 7.3066 7.3066 7.2900e-
003

7.4597

Total 19.6390 0.3731 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type
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Orange County, Winter

Newport Center Villas

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area Population

Enclosed Parking with Elevator 126.00 Space 1.13 133,260.00 0

Condo/Townhouse High Rise 49.00 Dwelling Unit 0.77 163,260.00 140

1.2 Other Project Characteristics

Urbanization

Climate Zone

Urban

8

Wind Speed (m/s) Precipitation Freq (Days)2.2 30

1.3 User Entered Comments & Non-Default Data

1.0 Project Characteristics

Utility Company Southern California Edison

2018Operational Year

CO2 Intensity 
(lb/MWhr)

630.89 0.029CH4 Intensity 
(lb/MWhr)

0.006N2O Intensity 
(lb/MWhr)
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Project Characteristics - 

Land Use - Floor Surface Area:296,520 sf

Construction Phase - Construction Duration: 2 years

Trips and VMT - 940 tons of demolition required; CalEEMod assumes 20 tons per truck, which results in 47 loads of demolition to be hauled away. As such, the 
Project will require 94 two-way haul trips during demolition; added import of cement

Demolition - 

Grading - Grading

Architectural Coating - 

Vehicle Trips - Source: Institute of Transportation Engineers (ITE) Trip Generation Handbook (9th Edition, 2012)

Area Coating - 

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Off-road Equipment - Added 2 excavators

Table Name Column Name Default Value New Value

tblArchitecturalCoating ConstArea_Nonresidential_Exterior 66,630.00 25,200.00

tblArchitecturalCoating ConstArea_Nonresidential_Interior 199,890.00 75,600.00

tblAreaCoating Area_Nonresidential_Interior 199890 75600

tblConstructionPhase NumDays 10.00 40.00

tblConstructionPhase NumDays 200.00 400.00

tblConstructionPhase NumDays 20.00 40.00

tblConstructionPhase NumDays 4.00 30.00

tblConstructionPhase NumDays 10.00 20.00

tblConstructionPhase NumDays 2.00 4.00

tblGrading MaterialExported 0.00 51,600.00

tblLandUse LandUseSquareFeet 50,400.00 133,260.00
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2.0 Emissions Summary

tblLandUse LandUseSquareFeet 49,000.00 163,260.00

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment LoadFactor 0.38 0.38

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblOffRoadEquipment OffRoadEquipmentType Excavators

tblProjectCharacteristics OperationalYear 2014 2018

tblTripsAndVMT HaulingTripNumber 93.00 94.00

tblTripsAndVMT HaulingTripNumber 0.00 2,000.00

tblVehicleTrips ST_TR 7.16 4.31

tblVehicleTrips SU_TR 6.07 3.43

tblVehicleTrips WD_TR 6.59 4.18
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2.1 Overall Construction (Maximum Daily Emission)

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2016 7.0197 91.2804 70.5817 0.1843 8.9994 2.4730 11.4724 3.6192 2.2749 5.8940 0.0000 18,608.68
57

18,608.68
57

0.9731 0.0000 18,629.12
00

2017 4.3172 31.0705 29.7163 0.0537 1.3087 1.6822 2.9909 0.3504 1.6024 1.9528 0.0000 4,997.029
3

4,997.029
3

0.8120 0.0000 5,014.081
5

2018 62.0733 27.2765 28.5793 0.0537 1.6404 1.4200 3.0604 0.4319 1.3546 1.7865 0.0000 4,915.977
5

4,915.977
5

0.7881 0.0000 4,932.527
4

Total 73.4102 149.6273 128.8774 0.2917 11.9485 5.5752 17.5236 4.4014 5.2318 9.6333 0.0000 28,521.69
25

28,521.69
25

2.5732 0.0000 28,575.72
89

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

2016 7.0197 91.2804 70.5817 0.1843 8.9994 2.4730 11.4724 3.6192 2.2749 5.8940 0.0000 18,608.68
57

18,608.68
57

0.9731 0.0000 18,629.12
00

2017 4.3172 31.0705 29.7163 0.0537 1.3087 1.6822 2.9909 0.3504 1.6024 1.9528 0.0000 4,997.029
3

4,997.029
3

0.8120 0.0000 5,014.081
5

2018 62.0733 27.2765 28.5793 0.0537 1.6404 1.4200 3.0604 0.4319 1.3546 1.7865 0.0000 4,915.977
5

4,915.977
5

0.7881 0.0000 4,932.527
4

Total 73.4102 149.6273 128.8774 0.2917 11.9485 5.5752 17.5236 4.4014 5.2318 9.6333 0.0000 28,521.69
25

28,521.69
25

2.5732 0.0000 28,575.72
89

Mitigated Construction
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
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2.2 Overall Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 19.6390 0.3732 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

Energy 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Mobile 0.6427 1.5698 7.0529 0.0203 1.5248 0.0224 1.5473 0.4069 0.0207 0.4275 1,655.583
5

1,655.583
5

0.0631 1,656.908
0

Total 20.3046 2.1387 35.8499 0.0610 1.5248 3.8035 5.3284 0.4069 3.8012 4.2081 458.9790 2,794.828
4

3,253.807
4

1.4439 0.0357 3,295.207
2

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Area 19.6390 0.3732 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

Energy 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Mobile 0.6427 1.5698 7.0529 0.0203 1.5248 0.0224 1.5473 0.4069 0.0207 0.4275 1,655.583
5

1,655.583
5

0.0631 1,656.908
0

Total 20.3046 2.1387 35.8499 0.0610 1.5248 3.8035 5.3284 0.4069 3.8012 4.2081 458.9790 2,794.828
4

3,253.807
4

1.4439 0.0357 3,295.207
2

Mitigated Operational
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3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date End Date Num Days 
Week

Num Days Phase Description

1 Demolition Demolition 6/1/2016 7/26/2016 5 40

2 Site Preparation Site Preparation 7/27/2016 8/1/2016 5 4

3 Grading Grading 8/2/2016 9/12/2016 5 30

4 Building Construction Building Construction 9/13/2016 3/26/2018 5 400

5 Paving Paving 3/27/2018 4/23/2018 5 20

6 Architectural Coating Architectural Coating 4/24/2018 6/18/2018 5 40

OffRoad Equipment

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 
Reduction

0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Residential Indoor: 330,602; Residential Outdoor: 110,201; Non-Residential Indoor: 75,600; Non-Residential Outdoor: 25,200 (Architectural 
Coating – sqft)

Acres of Grading (Site Preparation Phase): 2

Acres of Grading (Grading Phase): 11.25

Acres of Paving: 0
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Phase Name Offroad Equipment Type Amount Usage Hours Horse Power Load Factor

Demolition Concrete/Industrial Saws 1 8.00 81 0.73

Demolition Rubber Tired Dozers 1 8.00 255 0.40

Demolition Tractors/Loaders/Backhoes 3 8.00 97 0.37

Site Preparation Graders 1 8.00 174 0.41

Site Preparation Rubber Tired Dozers 1 7.00 255 0.40

Site Preparation Tractors/Loaders/Backhoes 1 8.00 97 0.37

Grading Graders 1 6.00 174 0.41

Grading Rubber Tired Dozers 1 6.00 255 0.40

Grading Tractors/Loaders/Backhoes 1 7.00 97 0.37

Building Construction Cranes 1 6.00 226 0.29

Building Construction Forklifts 1 6.00 89 0.20

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Tractors/Loaders/Backhoes 1 6.00 97 0.37

Building Construction Welders 3 8.00 46 0.45

Paving Cement and Mortar Mixers 1 6.00 9 0.56

Paving Pavers 1 6.00 125 0.42

Paving Paving Equipment 1 8.00 130 0.36

Paving Rollers 1 7.00 80 0.38

Paving Tractors/Loaders/Backhoes 1 8.00 97 0.37

Architectural Coating Air Compressors 1 6.00 78 0.48

Demolition Excavators 2 8.00 162 0.38

Site Preparation Excavators 2 8.00 162 0.38

Grading Excavators 2 8.00 162 0.38

Building Construction Excavators 2 8.00 162 0.38

Paving Excavators 2 8.00 162 0.38

Architectural Coating Excavators 2 8.00 162 0.38
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 0.5029 0.0000 0.5029 0.0761 0.0000 0.0761 0.0000 0.0000

Off-Road 3.6868 37.1639 28.3891 0.0351 2.1828 2.1828 2.0359 2.0359 3,592.464
9

3,592.464
9

0.9622 3,612.671
2

Total 3.6868 37.1639 28.3891 0.0351 0.5029 2.1828 2.6856 0.0761 2.0359 2.1121 3,592.464
9

3,592.464
9

0.9622 3,612.671
2

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Demolition 7 18.00 0.00 94.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 5 13.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Grading 5 13.00 0.00 6,450.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 91.00 27.00 2,000.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Paving 7 18.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

Architectural Coating 3 18.00 0.00 0.00 14.70 6.90 20.00 LD_Mix HDT_Mix HHDT
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0459 0.6697 0.5394 1.7300e-
003

0.0409 9.7600e-
003

0.0507 0.0112 8.9800e-
003

0.0202 173.7996 173.7996 1.2500e-
003

173.8259

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0657 0.0887 0.9308 2.3100e-
003

0.2012 1.4100e-
003

0.2026 0.0534 1.3000e-
003

0.0547 193.4222 193.4222 9.6000e-
003

193.6239

Total 0.1117 0.7585 1.4702 4.0400e-
003

0.2421 0.0112 0.2533 0.0646 0.0103 0.0748 367.2218 367.2218 0.0109 367.4498

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 0.5029 0.0000 0.5029 0.0761 0.0000 0.0761 0.0000 0.0000

Off-Road 3.6868 37.1639 28.3891 0.0351 2.1828 2.1828 2.0359 2.0359 0.0000 3,592.464
9

3,592.464
9

0.9622 3,612.671
2

Total 3.6868 37.1639 28.3891 0.0351 0.5029 2.1828 2.6856 0.0761 2.0359 2.1121 0.0000 3,592.464
9

3,592.464
9

0.9622 3,612.671
2

Mitigated Construction On-Site
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3.2 Demolition - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0459 0.6697 0.5394 1.7300e-
003

0.0409 9.7600e-
003

0.0507 0.0112 8.9800e-
003

0.0202 173.7996 173.7996 1.2500e-
003

173.8259

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0657 0.0887 0.9308 2.3100e-
003

0.2012 1.4100e-
003

0.2026 0.0534 1.3000e-
003

0.0547 193.4222 193.4222 9.6000e-
003

193.6239

Total 0.1117 0.7585 1.4702 4.0400e-
003

0.2421 0.0112 0.2533 0.0646 0.0103 0.0748 367.2218 367.2218 0.0109 367.4498

Mitigated Construction Off-Site

3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.7996 0.0000 5.7996 2.9537 0.0000 2.9537 0.0000 0.0000

Off-Road 3.2230 34.6778 23.4056 0.0278 1.8367 1.8367 1.6898 1.6898 2,886.422
6

2,886.422
6

0.8707 2,904.706
2

Total 3.2230 34.6778 23.4056 0.0278 5.7996 1.8367 7.6363 2.9537 1.6898 4.6435 2,886.422
6

2,886.422
6

0.8707 2,904.706
2

Unmitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0475 0.0641 0.6722 1.6700e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 139.6938 139.6938 6.9400e-
003

139.8395

Total 0.0475 0.0641 0.6722 1.6700e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 139.6938 139.6938 6.9400e-
003

139.8395

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.7996 0.0000 5.7996 2.9537 0.0000 2.9537 0.0000 0.0000

Off-Road 3.2230 34.6778 23.4056 0.0278 1.8367 1.8367 1.6898 1.6898 0.0000 2,886.422
6

2,886.422
6

0.8707 2,904.706
2

Total 3.2230 34.6778 23.4056 0.0278 5.7996 1.8367 7.6363 2.9537 1.6898 4.6435 0.0000 2,886.422
6

2,886.422
6

0.8707 2,904.706
2

Mitigated Construction On-Site
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3.3 Site Preparation - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0475 0.0641 0.6722 1.6700e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 139.6938 139.6938 6.9400e-
003

139.8395

Total 0.0475 0.0641 0.6722 1.6700e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 139.6938 139.6938 6.9400e-
003

139.8395

Mitigated Construction Off-Site

3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.1088 0.0000 5.1088 2.5551 0.0000 2.5551 0.0000 0.0000

Off-Road 2.7710 29.9421 20.5615 0.0247 1.5789 1.5789 1.4526 1.4526 2,568.182
2

2,568.182
2

0.7747 2,584.450
0

Total 2.7710 29.9421 20.5615 0.0247 5.1088 1.5789 6.6877 2.5551 1.4526 4.0077 2,568.182
2

2,568.182
2

0.7747 2,584.450
0

Unmitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 4.2012 61.2742 49.3480 0.1579 3.7453 0.8931 4.6384 1.0256 0.8214 1.8469 15,900.80
96

15,900.80
96

0.1148 15,903.22
01

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0475 0.0641 0.6722 1.6700e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 139.6938 139.6938 6.9400e-
003

139.8395

Total 4.2487 61.3383 50.0202 0.1596 3.8906 0.8941 4.7847 1.0641 0.8223 1.8864 16,040.50
35

16,040.50
35

0.1217 16,043.05
96

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Fugitive Dust 5.1088 0.0000 5.1088 2.5551 0.0000 2.5551 0.0000 0.0000

Off-Road 2.7710 29.9421 20.5615 0.0247 1.5789 1.5789 1.4526 1.4526 0.0000 2,568.182
2

2,568.182
2

0.7747 2,584.450
0

Total 2.7710 29.9421 20.5615 0.0247 5.1088 1.5789 6.6877 2.5551 1.4526 4.0077 0.0000 2,568.182
2

2,568.182
2

0.7747 2,584.450
0

Mitigated Construction On-Site
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3.4 Grading - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 4.2012 61.2742 49.3480 0.1579 3.7453 0.8931 4.6384 1.0256 0.8214 1.8469 15,900.80
96

15,900.80
96

0.1148 15,903.22
01

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0475 0.0641 0.6722 1.6700e-
003

0.1453 1.0200e-
003

0.1463 0.0385 9.4000e-
004

0.0395 139.6938 139.6938 6.9400e-
003

139.8395

Total 4.2487 61.3383 50.0202 0.1596 3.8906 0.8941 4.7847 1.0641 0.8223 1.8864 16,040.50
35

16,040.50
35

0.1217 16,043.05
96

Mitigated Construction Off-Site

3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 4.0718 29.4518 21.5985 0.0326 1.8038 1.8038 1.7207 1.7207 3,152.278
6

3,152.278
6

0.7833 3,168.728
2

Total 4.0718 29.4518 21.5985 0.0326 1.8038 1.8038 1.7207 1.7207 3,152.278
6

3,152.278
6

0.7833 3,168.728
2

Unmitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0977 1.4250 1.1476 3.6700e-
003

0.3557 0.0208 0.3765 0.0898 0.0191 0.1089 369.7863 369.7863 2.6700e-
003

369.8423

Vendor 0.2617 2.3906 3.3166 5.8000e-
003

0.1687 0.0374 0.2061 0.0481 0.0344 0.0824 580.5820 580.5820 4.2800e-
003

580.6719

Worker 0.3323 0.4486 4.7057 0.0117 1.0172 7.1100e-
003

1.0243 0.2698 6.5500e-
003

0.2763 977.8567 977.8567 0.0486 978.8763

Total 0.6917 4.2641 9.1699 0.0212 1.5416 0.0653 1.6069 0.4076 0.0600 0.4676 1,928.224
9

1,928.224
9

0.0555 1,929.390
6

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 4.0718 29.4518 21.5985 0.0326 1.8038 1.8038 1.7207 1.7207 0.0000 3,152.278
6

3,152.278
6

0.7833 3,168.728
2

Total 4.0718 29.4518 21.5985 0.0326 1.8038 1.8038 1.7207 1.7207 0.0000 3,152.278
6

3,152.278
6

0.7833 3,168.728
2

Mitigated Construction On-Site
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3.5 Building Construction - 2016

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0977 1.4250 1.1476 3.6700e-
003

0.3557 0.0208 0.3765 0.0898 0.0191 0.1089 369.7863 369.7863 2.6700e-
003

369.8423

Vendor 0.2617 2.3906 3.3166 5.8000e-
003

0.1687 0.0374 0.2061 0.0481 0.0344 0.0824 580.5820 580.5820 4.2800e-
003

580.6719

Worker 0.3323 0.4486 4.7057 0.0117 1.0172 7.1100e-
003

1.0243 0.2698 6.5500e-
003

0.2763 977.8567 977.8567 0.0486 978.8763

Total 0.6917 4.2641 9.1699 0.0212 1.5416 0.0653 1.6069 0.4076 0.0600 0.4676 1,928.224
9

1,928.224
9

0.0555 1,929.390
6

Mitigated Construction Off-Site

3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.6826 27.1827 21.1873 0.0326 1.6229 1.6229 1.5478 1.5478 3,122.222
2

3,122.222
2

0.7602 3,138.186
0

Total 3.6826 27.1827 21.1873 0.0326 1.6229 1.6229 1.5478 1.5478 3,122.222
2

3,122.222
2

0.7602 3,138.186
0

Unmitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0918 1.3068 1.1027 3.6700e-
003

0.1227 0.0190 0.1417 0.0326 0.0175 0.0501 363.6841 363.6841 2.6200e-
003

363.7391

Vendor 0.2407 2.1737 3.1466 5.7900e-
003

0.1688 0.0334 0.2022 0.0481 0.0307 0.0788 571.1200 571.1200 4.1500e-
003

571.2072

Worker 0.3021 0.4073 4.2796 0.0117 1.0172 6.9500e-
003

1.0241 0.2698 6.4200e-
003

0.2762 940.0030 940.0030 0.0451 940.9492

Total 0.6346 3.8878 8.5290 0.0212 1.3087 0.0593 1.3680 0.3504 0.0546 0.4050 1,874.807
1

1,874.807
1

0.0518 1,875.895
5

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.6826 27.1827 21.1873 0.0326 1.6229 1.6229 1.5478 1.5478 0.0000 3,122.222
2

3,122.222
2

0.7602 3,138.186
0

Total 3.6826 27.1827 21.1873 0.0326 1.6229 1.6229 1.5478 1.5478 0.0000 3,122.222
2

3,122.222
2

0.7602 3,138.186
0

Mitigated Construction On-Site
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3.5 Building Construction - 2017

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0918 1.3068 1.1027 3.6700e-
003

0.1227 0.0190 0.1417 0.0326 0.0175 0.0501 363.6841 363.6841 2.6200e-
003

363.7391

Vendor 0.2407 2.1737 3.1466 5.7900e-
003

0.1688 0.0334 0.2022 0.0481 0.0307 0.0788 571.1200 571.1200 4.1500e-
003

571.2072

Worker 0.3021 0.4073 4.2796 0.0117 1.0172 6.9500e-
003

1.0241 0.2698 6.4200e-
003

0.2762 940.0030 940.0030 0.0451 940.9492

Total 0.6346 3.8878 8.5290 0.0212 1.3087 0.0593 1.3680 0.3504 0.0546 0.4050 1,874.807
1

1,874.807
1

0.0518 1,875.895
5

Mitigated Construction Off-Site

3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.1785 23.6975 20.5864 0.0326 1.3627 1.3627 1.3019 1.3019 3,092.219
2

3,092.219
2

0.7393 3,107.743
4

Total 3.1785 23.6975 20.5864 0.0326 1.3627 1.3627 1.3019 1.3019 3,092.219
2

3,092.219
2

0.7393 3,107.743
4

Unmitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0886 1.2129 1.0750 3.6600e-
003

0.4545 0.0190 0.4735 0.1140 0.0175 0.1315 357.6005 357.6005 2.6600e-
003

357.6563

Vendor 0.2245 1.9944 3.0108 5.7800e-
003

0.1688 0.0314 0.2002 0.0481 0.0289 0.0770 561.4126 561.4126 4.1400e-
003

561.4994

Worker 0.2754 0.3716 3.9071 0.0117 1.0172 6.8700e-
003

1.0240 0.2698 6.3600e-
003

0.2761 904.7453 904.7453 0.0421 905.6283

Total 0.5884 3.5790 7.9929 0.0211 1.6404 0.0573 1.6977 0.4319 0.0527 0.4846 1,823.758
4

1,823.758
4

0.0489 1,824.784
0

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 3.1785 23.6975 20.5864 0.0326 1.3627 1.3627 1.3019 1.3019 0.0000 3,092.219
2

3,092.219
2

0.7393 3,107.743
4

Total 3.1785 23.6975 20.5864 0.0326 1.3627 1.3627 1.3019 1.3019 0.0000 3,092.219
2

3,092.219
2

0.7393 3,107.743
4

Mitigated Construction On-Site
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3.5 Building Construction - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0886 1.2129 1.0750 3.6600e-
003

0.4545 0.0190 0.4735 0.1140 0.0175 0.1315 357.6005 357.6005 2.6600e-
003

357.6563

Vendor 0.2245 1.9944 3.0108 5.7800e-
003

0.1688 0.0314 0.2002 0.0481 0.0289 0.0770 561.4126 561.4126 4.1400e-
003

561.4994

Worker 0.2754 0.3716 3.9071 0.0117 1.0172 6.8700e-
003

1.0240 0.2698 6.3600e-
003

0.2761 904.7453 904.7453 0.0421 905.6283

Total 0.5884 3.5790 7.9929 0.0211 1.6404 0.0573 1.6977 0.4319 0.0527 0.4846 1,823.758
4

1,823.758
4

0.0489 1,824.784
0

Mitigated Construction Off-Site

3.6 Paving - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.6011 16.6884 15.6205 0.0240 0.9121 0.9121 0.8400 0.8400 2,397.381
4

2,397.381
4

0.7385 2,412.889
4

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 1.6011 16.6884 15.6205 0.0240 0.9121 0.9121 0.8400 0.8400 2,397.381
4

2,397.381
4

0.7385 2,412.889
4

Unmitigated Construction On-Site
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3.6 Paving - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0545 0.0735 0.7728 2.3100e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 178.9606 178.9606 8.3200e-
003

179.1353

Total 0.0545 0.0735 0.7728 2.3100e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 178.9606 178.9606 8.3200e-
003

179.1353

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Off-Road 1.6011 16.6884 15.6205 0.0240 0.9121 0.9121 0.8400 0.8400 0.0000 2,397.381
4

2,397.381
4

0.7385 2,412.889
4

Paving 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Total 1.6011 16.6884 15.6205 0.0240 0.9121 0.9121 0.8400 0.8400 0.0000 2,397.381
4

2,397.381
4

0.7385 2,412.889
4

Mitigated Construction On-Site
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3.6 Paving - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0545 0.0735 0.7728 2.3100e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 178.9606 178.9606 8.3200e-
003

179.1353

Total 0.0545 0.0735 0.7728 2.3100e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 178.9606 178.9606 8.3200e-
003

179.1353

Mitigated Construction Off-Site

3.7 Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 61.1243 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.8945 8.3860 8.6050 0.0136 0.4600 0.4600 0.4352 0.4352 1,352.254
2

1,352.254
2

0.3601 1,359.816
2

Total 62.0188 8.3860 8.6050 0.0136 0.4600 0.4600 0.4352 0.4352 1,352.254
2

1,352.254
2

0.3601 1,359.816
2

Unmitigated Construction On-Site
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3.7 Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0545 0.0735 0.7728 2.3100e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 178.9606 178.9606 8.3200e-
003

179.1353

Total 0.0545 0.0735 0.7728 2.3100e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 178.9606 178.9606 8.3200e-
003

179.1353

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Archit. Coating 61.1243 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Off-Road 0.8945 8.3860 8.6050 0.0136 0.4600 0.4600 0.4352 0.4352 0.0000 1,352.254
2

1,352.254
2

0.3601 1,359.816
2

Total 62.0188 8.3860 8.6050 0.0136 0.4600 0.4600 0.4352 0.4352 0.0000 1,352.254
2

1,352.254
2

0.3601 1,359.816
2

Mitigated Construction On-Site
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4.0 Operational Detail - Mobile

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 0.6427 1.5698 7.0529 0.0203 1.5248 0.0224 1.5473 0.4069 0.0207 0.4275 1,655.583
5

1,655.583
5

0.0631 1,656.908
0

Unmitigated 0.6427 1.5698 7.0529 0.0203 1.5248 0.0224 1.5473 0.4069 0.0207 0.4275 1,655.583
5

1,655.583
5

0.0631 1,656.908
0

4.1 Mitigation Measures Mobile

3.7 Architectural Coating - 2018

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Hauling 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Vendor 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Worker 0.0545 0.0735 0.7728 2.3100e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 178.9606 178.9606 8.3200e-
003

179.1353

Total 0.0545 0.0735 0.7728 2.3100e-
003

0.2012 1.3600e-
003

0.2026 0.0534 1.2600e-
003

0.0546 178.9606 178.9606 8.3200e-
003

179.1353

Mitigated Construction Off-Site
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4.2 Trip Summary Information

4.3 Trip Type Information

Average Daily Trip Rate Unmitigated Mitigated

Land Use Weekday Saturday Sunday Annual VMT Annual VMT

Condo/Townhouse High Rise 204.82 211.19 168.07 685,071 685,071

Enclosed Parking with Elevator 0.00 0.00 0.00

Total 204.82 211.19 168.07 685,071 685,071

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-W H-S or C-C H-O or C-NW Primary Diverted Pass-by

Condo/Townhouse High Rise 14.70 5.90 8.70 40.20 19.20 40.60 86 11 3

Enclosed Parking with Elevator 16.60 8.40 6.90 0.00 0.00 0.00 0 0 0

5.0 Energy Detail

5.1 Mitigation Measures Energy

4.4 Fleet Mix

LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

0.510011 0.056836 0.192178 0.151564 0.041643 0.005905 0.015642 0.015146 0.001440 0.002149 0.004721 0.000504 0.002262

Historical Energy Use: N
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ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

NaturalGas 
Mitigated

0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

NaturalGas 
Unmitigated

0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Condo/Townhous
e High Rise

2124.47 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Total 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Unmitigated
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6.1 Mitigation Measures Area

6.0 Area Detail

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Mitigated 19.6390 0.3732 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

Unmitigated 19.6390 0.3732 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

5.2 Energy by Land Use - NaturalGas

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Enclosed Parking 
with Elevator

0 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Condo/Townhous
e High Rise

2.12447 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Total 0.0229 0.1958 0.0833 1.2500e-
003

0.0158 0.0158 0.0158 0.0158 249.9382 249.9382 4.7900e-
003

4.5800e-
003

251.4593

Mitigated
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6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.8014 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

5.8711 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 12.8398 0.3258 24.6295 0.0392 3.7430 3.7430 3.7424 3.7424 458.9790 882.0000 1,340.979
0

1.3688 0.0312 1,379.380
2

Landscaping 0.1267 0.0474 4.0842 2.1000e-
004

0.0223 0.0223 0.0223 0.0223 7.3066 7.3066 7.2900e-
003

7.4597

Total 19.6390 0.3731 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

Unmitigated
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8.1 Mitigation Measures Waste

7.1 Mitigation Measures Water

7.0 Water Detail

8.0 Waste Detail

10.0 Vegetation

6.2 Area by SubCategory

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Architectural 
Coating

0.8014 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Consumer 
Products

5.8711 0.0000 0.0000 0.0000 0.0000 0.0000 0.0000

Hearth 12.8398 0.3258 24.6295 0.0392 3.7430 3.7430 3.7424 3.7424 458.9790 882.0000 1,340.979
0

1.3688 0.0312 1,379.380
2

Landscaping 0.1267 0.0474 4.0842 2.1000e-
004

0.0223 0.0223 0.0223 0.0223 7.3066 7.3066 7.2900e-
003

7.4597

Total 19.6390 0.3731 28.7136 0.0394 3.7653 3.7653 3.7647 3.7647 458.9790 889.3066 1,348.285
6

1.3761 0.0312 1,386.840
0

Mitigated

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor Fuel Type
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