RESOLUTION NO. 2020-71

A RESOLUTION OF THE CITY COUNCIL OF THE CITY
OF NEWPORT BEACH, CALIFORNIA, CERTIFYING THE
SECOND ADDENDUM NO. ER2020-001 TO THE
UPTOWN NEWPORT ENVIRONMENTAL IMPACT
REPORT (SCH NO. 2010051094) MODIFYING
MITIGATION MEASURES AND APPROVING A
MITIGATION MONITORING AND REPORTING
PROGRAM FOR THE UPTOWN NEWPORT PLANNED
COMMUNITY PROJECT LOCATED AT 4311-4321
JAMBOREE ROAD (PA2020-003)

WHEREAS, an application was filed by TSG-Parcel 1, LLC (“Applicant”) with
respect to property located at 4311 through 4321 Jamboree Road, and described as
Assessor's Parcel Nos. 445-134-01 through 445-134-33, 445-133-07 and 445-133-08

(‘Property");

WHEREAS, on February 26, 2013, the City Council approved the Uptown Newport
Planned Community which consists of a mixed-use planned community of up to 1,244
residential units, 11,500 square feet of neighborhood-serving retail space, and two one-
acre public parks to be developed in two phases (“Project”);

WHEREAS, additionally, the City Council adopted Resolution No. 2013-21
certifying Environmental Impact Report ER2012-001 (SCH No. 2010051094) (“EIR”) and
approving a Mitigation Monitoring and Reporting Program (“MMRP”) that was prepared
in compliance with the California Environmental Quality Act as set forth in the California
Public Resources Code Section 21000 et seq. (“CEQA") and its implementing State
regulations as set forth in Title 14, Division 6, Chapter 3 of the California Code of
Regulations (“CEQA Guidelines”) and City Council Policy K-3 for the Uptown Newport
Planned Community;

WHEREAS, on March 23, 2017, the Planning Commission adopted Resolution No.
2052 approving an Addendum to the EIR (“Addendum No. 1”) and amendment to Master
Site Development Review No. SD2017-001 to allow alternative locations and phasing of
the commercial component of the Project;

WHEREAS, Addendum No. 1 evaluated the Project, as modified, and determined
that no new environmental impacts and no impacts of greater severity would result from
approval and implementation of the Project, as modified, pursuant to Section 21166 of
CEQA and Section 15162 of the CEQA Guidelines;



Resolution No. 2020-71
Page 2 of 5

WHEREAS, the EIR included a comprehensive review of regulatory requirements
for hazardous materials and identified five extremely hazardous substances that are used
by TowerJazz Semiconductor Facility (“TowerJazz”) and stored on the Property. The EIR
disclosed and evaluated the potential for these five substances to impact surrounding
uses or the Phase 1 residential use of the Project. An “off-site consequence assessment”
was prepared to evaluate the potential risks, and only one of the substances, anhydrous
ammonia, posed a health risk. Mitigation measures in the EIR included installation of a
new replacement ammonia tank at a minimum of 200 feet from the nearest existing or
proposed residential structure with mitigation safeguards in order to reduce the potential
impacts to a level that is less than significant;

WHEREAS, the existing anhydrous ammonia tank is still being utilized by
TowerJazz, and no residential structures have been constructed within 200 feet of the
tank in compliance with the mitigation monitoring and reporting program, however,
TowerJazz has expressed concerns that conversion to a new tank would entail a complex
qualification process that could disrupt their manufacturing operations;

WHEREAS, therefore, a modified mitigation measure has been proposed as an
alternative solution such that instead of a new replacement tank, plans have been
developed to enclose the existing, 2,230-gallon, above-ground, pressurized, anhydrous
ammonia tank by constructing a room/enclosure around it inside its current building
(“Modified Mitigation Measure”);

WHEREAS, the ammonia tank would still be removed as part of Phase 2
demolition of the TowerJazz facility;

WHEREAS, a revised ammonia risk analysis for the existing ammonia tank at
Towerdazz and an Offsite Consequence Analysis Technical Review Report were
prepared based on the updated plans to construct the ammonia tank enclosure/room as
provided in Appendix A of the Second Addendum No. ER2020-001 to model the potential
impact to the proposed adjacent Uptown Newport residential development in the event of
a release from the existing anhydrous ammonia tank and to review the Modified Mitigation
Measure;

WHEREAS, the Fire Marshal of the City of Newport Beach has reviewed the
revised off-site consequence assessment provided in Appendix A to the Second
Addendum No. ER2020-001 and found the Modified Mitigation Measure to be acceptable
with incorporation of the recommended conditions identified therein;

WHEREAS, the required standard conditions and design features have been
identified and restated in the Second Addendum No. ER2020-001 as appropriate;
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WHEREAS, the Modified Mitigation Measure would reduce the potential release
of ammonia in the event of a malfunction or failure of the ammonia tank, and ultimately
reduce potential exposure from such a release to TowerJazz employees and contractors,
adjacent commercial users, and existing and future residents within the Property;

WHEREAS, two additional non-substantive changes are proposed to clarify and
refine Mitigation Measures 7-3 and 7-4;

WHEREAS, according to Section 21166 of CEQA and Section 15162 of the CEQA
Guidelines, when an EIR has been certified for a project, no subsequent EIR is required
unless: 1) substantial changes to the project are proposed which will require major
revisions to the EIR; 2) substantial changes occur with respect to the circumstances under
which the project is being undertaken which will require major revisions to the EIR; and/or
3) new information, which was not known and could not have been known at the time the
EIR was certified becomes available which would result in new or more severe
environmental impacts than previously addressed in the EIR;

WHEREAS, the Modified Mitigation Measure and clarifications to Mitigation
Measures 7-3 and 7-4 do not meet the aforementioned conditions because the Modified
Mitigation Measure is limited to a revised design and refined mitigation for the anhydrous
ammonia tank on-site. Pursuant to Section 15162 and 15164 the following facts support
the adoption of the Second Addendum No. ER2020-001:

a. There have been no substantial project changes that would require major
revisions to the previous EIR due the involvement of new significant
environmental effects. The proposed change is limited to one mitigation
measure and would not constitute a substantial project change;

b. The proposed change will not result in a substantial increase in the severity of
any previously identified environmental impacts. The potential impacts
associated with this modified project would either be the same or less than
those described in the EIR;

c. There are no substantial changes to the circumstances under which the project
would be undertaken that would result in new or more severe environmental
impacts than previously addressed in the EIR;
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d. Since the certification of EIR in 2013, no new information of substantial
importance has become available that was not known and that could not have
been known with the exercise of reasonable diligence at the time of adoption.
Thus, no new information indicates that mitigation measures or alternatives
previously found not to be feasible would in fact be feasible and would
substantially reduce one of more significant effects of the project, but the
project proponent or City decline to adopt the mitigation measures or
alternatives; or mitigation measures or alternatives that are considerably
different from those analyzed in the certified EIR would substantially reduce
one or more significant effects on the environmental but the project proponent
declines to adopt the mitigation or alternative; and

e. The propbsed change would not result in any new or more severe significant
impacts which are individually limited, but cumulatively considerable, when
viewed in connection with planned or proposed development in the immediate
vicinity;

WHEREAS, in accordance with Section 15164 of the CEQA Guidelines, the
Second Addendum No. ER2020-001 is the appropriate environmental documentation;
and

WHEREAS, a public meeting was held by the City Council on July 28, 2020, in the
Council Chambers located at 100 Civic Center Drive, Newport Beach, California. A notice
of time, place and purpose of the public meeting was given in accordance with the Ralph
M. Brown Act and by providing written notice to the adjacent properties. Evidence, both
written and oral, was presented to, and considered by, the City Council at this public
meeting.

NOW, THEREFORE, the City Council of the City of Newport Beach resolves as
follows:

Section 1: The City Council hereby certifies the Second Addendum No. ER2020-
001 (SCH No. 2010051094) including technical appendix, which is attached here to as
Exhibit “A” and incorporated herein by reference and the revised MMRP which is attached
here to as Exhibit “B” and incorporated herein by reference. EIR Addendum No. ER2020-
001 consists of the EIR Addendum and Technical Appendix.

Section 2: The recitals provided in this resolution are true and correct and are
incorporated into the operative part of this resolution.
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Section 3: If any section, subsection, sentence, clause or phrase of this resolution
is, for any reason, held to be invalid or unconstitutional, such decision shall not affect the
validity or constitutionality of the remaining portions of this resolution. The City Council
hereby declares that it would have passed this resolution, and each section, subsection,
sentence, clause or phrase hereof, irrespective of the fact that any one or more sections,
subsections, sentences, clauses or phrases be declared invalid or unconstitutional.

Section 4: The City Council finds that judicial challenges to the City's CEQA
determinations and approvals of land use projects are costly and time consuming. In
addition, project opponents often seek an award of attorneys’ fees in such challenges. As
project applicants are the primary beneficiaries of such approvals, it is appropriate that
such applicants should bear the expense of defending against any such judicial
challenge, and bear the responsibility for any costs, attorneys’ fees, and damages which
may be awarded to a successful challenger.

Section 5: This resolution shall take effect immediately upon its adoption by the
City Council, and the City Clerk shall certify the vote adopting the resolution.

ADOPTED this 28th day of July, 2020.

Brad)Avery
Mayor Pro Tem

ATTEST:

Leilani I. Brown J
City Clerk

APPROVED AS TO FORM:
CITY ATTORNEY’S OFFICE

a4 [

SAaron C. [Harp
City Attothey

Attachments:
A. Uptown Newport EIR Addendum (PlaceWorks Inc., 2020)
B. Revised MMRP (PlaceWorks Inc., 2020)
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1. Introduction

This document is the 2nd Addendum to the previously certified Uptown Newport Eavironmental [mpact
Report (State Clearinghouse No. 2010051094) for the approved Uptown Newport project (Approved Project).
[t serves as the environmental review for new modifications to the Uptown Newport project (Modified Project)
related to the existing anhydrous ammonia tank. This 2nd Addendum has been prepared as required pursuant
to the California Environmental Quality Act (CHQA) (Public Resources Code Section 21000 ct seq.) and the
State CEQA Guidelines. The EIR was prepared to address the environmental impacts assoctated with the
Approved Project and was certified by the Newport Beach City Council on February 26, 2013, The lst
Addendum to the certified EIR was prepared to address relocation of the 11,500 square feet (SE) of retail
space within the project site. Approved in March 2017, that Addendum addressed both the redistribution of
the retail within the project site and alternate phasing for the retail use development. The analysis concluded

that no changes to mitugation measures were required.

Pursuant to the provisions of CEQA and the State CEQA Guidelines, the City of Newport Beach is the lead
agency with the responsibility of deciding whether or not o approve the requested action. This Addendum

addresses minor changes to the Approved Project.

1.1  PURPOSE OF THIS ADDENDUM
1.1.1  CEQA Requirements

According to Section 21166 of CLEQA and Scction 15162 of the State CEQA Guidelines, when an EIR has
been certified or a negative declaration adopred for a project, no subsequent EIR or negauve declaraton shall
be prepared for the project unless the lead agencey determines that one or more of the following conditions are

met

[ Substanual project changes are proposed that will require major revisions of the previous EIR or negatve
declaration due to the involvement of new significant cavironmental effects or a substantial increase in the

severity of previously identified significant effects.

2. Subsrtantial changes would occur with respect o the circumstances under which the project 1s undertaken
that require major revisions to the previous EIR or negative declaration due 1o the involvement of new
stgnificant environmental cffects or a substantial increase in the severity of previously identified significant

effects.

s

New information of substantal imporrance that was not known and could not have been known wich the
exercise of reasonable diligence ar the time the previous FIR was certified or the negative declaration was

adopted shows any of the following:
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L

"The project will have one or more significant etfects not discussed in the previous EIR or negative

declaraton.

b, Significant cffects previously examined will be substantally more severe than idendfied in the previous

EIR.

¢ Mitgation measures or alternatives previously found not to be feasible would in fact be feasible, and
would substanaally reduce one or more significant cffects of the project, but the project proponent
declines to adopt the mitigation measures or alternadves.

d.  Mitigation measures or alternatives that are considerably different from those analyzed in the previous
EIR would substantially reduce one or more significant effects on the environment, but the project
proponent declines to adopt the mitigation measures or alternatves.

Preparation of an Addendum to an EIR is appropriate when none of the conditions specified in Section 15162
(above) are present and some changes or additions to the previously certified EIR are necessary.

After careful consideration of the potential environmental impacts of the Modified Project, together with the
EIR, the City of Newport Beach, as lead agency, has determined that none of the conditons requiring
preparation of a subsequent or supplement to an EIR have occurred. The modificatons to the Approved
Project are limited to a revised design and refined mitdgadon for the anhydrous ammonia tank on-site; would
not have any reasonably foreseeable environmental consequences beyond that analyzed in the EIR; and do not
change the conclusions of the EIR, involve new significant effecrs or substantially increase the severity of
previously identfied significant effects. Morcover, the mitigation measures (refined as appropriate) would
adequately mitigate the Modified Project. The City, therefore, has determined that the circumstances described
in CEQA Guidelines Section 15164 apply to the Modified Project, and a 2nd Addendum to ¢the 2013 EIR is
appropriate.

Since certification of the EIR as addended, CEQA Guidelines Appendix G has been revised to include specific
sections on wildfire and energy. This Addendum includes these topical sections (see Section 1.1.3, CEQA
Checklist Update). These additional analyses are appropriate for inclusion in the Addendum, but none result in
new or increased significant impacts that would require preparation of a subsequent or supplement to the EIR

pursuant to Secton 15162 of the CFEQA Guidelines.

1.1.2 Scope of Subsequent Analysis

The scope of the review for project-related impacts for this Addendum is limited to changes benween the
Approved Project and Modified Project. The 2013 EIR as addended and its approved mitigation effectively
serve as the baseline for the environmental impact analysis of the Modified Project. As required by CEQA, chis
Addendum also addresses changes in circumstances or new information that would potentially require major

revisions of the FIR by potentially involving new environmental impacts.

Additionally, this Addendum is the primary reference document for the formulation and implemencaton of a

mitigation monitoring and reporting plan for the Modified Project. All applicable measures from the mitigation
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monitoring program approved in the 2013 EIR and refined in this Addendum have been incorporated into this
document. This document is intended to provide sufficient information to allow the City of Newport Beach
and any other permitting agencies to evaluate the potential impacts from construction and operation of the
Modified Project.

1.1.3 CEQA Checklist Update

On December 28, 2018, the State of California Office of Administrative Law approved updated CEQA
Guudelines to be implemented as of January 1, 2019. The updated guidelines include an update to the
Appendix G Checklist, which is used as the basis for topical environmental review by the City of Newport
Beach. This Addendum has been prepared to fully address the requirements of the updated guidelines. It
follows the updated Appendix G checklist and provides explanations, as necessary, to the conclusions of the
2013 EIR.

1.2 ENVIRONMENTAL DOCUMENTATION

This Addendum relies on the environmental analysis in the 2013 EIR as addended. The public review period
for the EIR was from September 10, 2012, to October 24, 2012. The Newport Beach City Council certified the
EIR on February 26, 2013. A Notice of Determination was filed with both the Orange County Clerk’s Office
and the Sate Clearinghouse. The Ist Addendum to the Uptown Newport EIR (related to
relocating/redistributing 11,500 SF retail uses within the project site) was approved by the Planming
Commussion at its public hearing on March 23, 2017

This Addendum incorporates by reference the 2013 EIR as addended and the technical documents that relate
to the Modified Project or provide additional information concerning the environmental setting of che
Modified Project. The information in this Addendum is based on the following technical studies and/or

planning documents:
m  City of Newport Beach General Plan (2006) and Municipal Code (2020)

®  Cerafied Environmental Impact Report for the approved Uptown Newport project (certified February 26,
2013)

®  Addendum to the Uptown Newport Environmental Impact Report, March 2017

These documents, including the EIR and Ist Addendum, are available for review at the Citv of Newport Beach
Planning Division, 100 Civic Center Drive, Newport Beach, California 92660. The EIR, st Addendum o the
EIR, and General Plan and Municipal Code are also available on the Ciry’s website.

1.3 CONTENT AND ORGANIZATION OF THIS ADDENDUM

This Addendum relies on the CEQA Guidelines” Appendix G checklist, which addresses environmental issucs

topic by topic. Section 3, Environmental AAnalysis. is organized into three sections:
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s Environmental Factors Not Affected by the Modified Project. \ list of the topics not atfected by che
Moditied Project and why.

»  Environmental Factors Potentially Affected by the Modified Project. The topics that could be

affected by the Modified Project are analyzed in detail under these subheadings:

e Summary of Impacts [denufied in the Certified 4R

o Impacts Associated with the Modified Project

» Conditons of Approval and Project Design Features (if applicable)
»  Adopted Mitganon Measures Applicable to the Modified Project

e level of Significance After Mitgadon
®  New Topics Under 2018 CEQA Checklist. Analysis of energy and wildfire impacts.

Where necessary, mitigation measures have been updated, refined, and/or supplemented to ensure mitigation
1s implemented as intended for the Modified Project. Such changes are shown in sertke-eut/underlined bold

format and will be incorporated into the final mitigation monitoring program for the Uptown Newport project.
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2. Environmental Setting

21 PROJECT LOCATION

The 25.05-acre project site is within the Airport Area of the City of Newport Beach, County of Orange,
California. Itis situated approximately 0.6 mule southeast of John Wayne Awport and occupies Assessor’s Parcel
Nos. 445-134-01 through -33, 445-133-07, and 445-133-08. [t is on the west side of Jamboree Road, between

Birch Street and the intersecton of Von Karman Avenue and MacArthur Boulevard.

Regional access to the site is trom State Route 73 (SR-73) via famboree Road to the south and Interstate 403
(I-403) via Jamboree Road to the north, as shown on Figure [, Regional Location. Nehicular access to the site is
from Jamboree Road, Fairchild Road, Birch Street, and Von Karman Avenue. MacArthur Boulevard and Von
Karman Avenue pass west of the site, and Birch Street passes to the north (see Figure 2, Log/ Vidnity, and

Figure 3, .lerial Photograph).

2.2 ENVIRONMENTAL SETTING

Existing site and surrounding land uses are depicred in Figure 3, lerial/ Photograph. The project site 1s currently
in transition 1n accordance with the phased Uptown Newport Development Plan approved in 2013, As
described in Section 3.1.2, Development Statns, below, portions of Phase | have been developed and the otfice
building portion (Falf Dome building) of the Towerfazz operation has been demolished. The primary
Towerjazz semi-conductor manufacturing plant remains operational in the northern portion of the project site
(3311,452 square feet). A Southern Califormia Edison (SCE) substation remains along the southwestern

boundary of the project site.

2.2.1 Surrounding Land Use

The stte is surrounded to the north, west, and south by commercial and office uses ot the Campus Office Park
development within the Koll Center Newport property. To the north are clusters of oftice buildings ranging
from one to fifteen stories in height, and three resraurants. ‘To the west are office buildings ranging tfrom one
to four stories high, landscaped areas, and two man-made lakes. "To the south are two 20-story office butldings,
surface parking, and a fast-food restaurant. Jamboree Road forms the eastern boundary of the project site, and
bevond Jamboree Road is undeveloped open space on the north campus of the University of Califoraia, lrvine
(UCT). The UCT Child Development Center and San Joaquin Freshwarer Marsh Reserve are also located across

Jambotee Road.
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Figure 1 - Regional Location
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Figure 2 - Local Vicinity
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Figure 3 - Aerial Photograph
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3. Project Description

3.1 APPROVED PROJECT
Land Use

The Uptown Newport project is approved as a multifamily cesidential community with neighborhood-serving
rerail uses in the Airport Area of Newport Beach. The Approved Project allows for up to 1,244 residential
units, 11,500 square teet ot retail, and two acres of park area. The project included adoption of the Uptown
Newport Planned Community Development Plan (PCDP) and was designed to occur in two distncr project
phases. At buildout, the Approved Project is projected ro house approximately 2,724 residents and employ
approximately 26 people in the retail component. Figure 4, -lpproved Site Plan and Phasing Plan. depicts land uses
as summarized tn 'Table 1, Approved Project |and Use Summary. Figure 4\, Madified Project Site Plan, depicts the

changes to the location for retail uses as approved in 2017 (EIR Addendum No. 1).

Table 1 Approved Project Land Use Summary
Phase 1 Phase 2 Total
Number of Units 680 564 1,244
Park Area (ac.) 1.00 1.00 200
Retail {sf) 11,500* 0 11,500
On-Street Parking Stalls 59 34 93
Total Area (ac.) 12.29 12.76 25.05

*Addendum No. 1 (as shown on Figure 4A) specifies relocation of 6.500 SF of retail within Phase 1 and pravides option for remaining 5.000 SF retail to be developed in
Phase 2.

Project Phasing

TowerJazz 1s a tenant and operates a semiconductor manufacturing facility on the properry. The development
phasing of the Uptown Newport project is tied to the lease agreement with this tenanc. “['he analysis in the
certified IR assumed that Phase 1 of the project would commence in 2013 and be completed by 2018. Ac the
tume, Tower]azz’s lease was set to expire in 2017, with a potential to extend the lease until Macch 2027, Uptown
Newport Phase 2 1s contingent upon the cessation and demolidon of the Towerjazz manufacruring Faciliry. 'To
evaluate the worst-case impacts and potendal overlap ot Phase [ and Phase 2 construction and demolidon
actvitics, the EIR assumed that Phase 2 could commence as carly as spring 2017 with buildour through 2021
but also addressed the potendal for the Towerfazz facility to continue after the development of Phase | and
the potenual impacts of the Phase | development operaung adjacent to the Towerfazz facility. ‘The EIR also

addressed the potential for constructon in both phases and construcnon and occupation o occur concurrently.
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Ammonia Tank

The project site was historically used for the development and manufacture of radio components, then
semiconductors for telecommunication equipment, including tacsimiles, modems, and high-speed data
transmission equipment. As a result, soil and groundwater were impacted by voladle organic compounds
(VOCs) in the north and northwest portions of the site (due to historical releases of solvents from underground
storage tanks). The EIR details the potential threats associated with: 1) past hazardous substances at the project
site to ground, groundwater, or surface water: 2) the risk of soil gas and soil vapor intrusion into proposed
buildings; and 3) the potenmnal risk associated with other hazardous materials on the project site (industrial-
related chemical storage, asbestos, lead, etc.). ‘The detailed analysts of these hazards is in Draft EIR Section 5.7,
Hazards and Hagardons Materials, supported by numerous techaical reports in Draft EIR, Appendix FH. The EIR

ncluded mitigaton measures to reduce all potental hazards and hazardous materials to less chan significant.

The EIR included a comprehensive review of regulatory requirements for hazardous marterials and identified
five extremely hazardous substances that are used by Towerazz and stored on the project site. ‘The 2013 EIR
disclosed and evaluated the potential for these five substances to impact surrounding uses or the Phase |
residential use of the Approved Project. An “off-site consequence asscssment” was prepared to evaluate the
porteatial risks, and only one of the substances, anhydrous ammonia, posed a health risk. Mitigation measures
u the EIR included installation of a new ammonia tank at a minimum of 200 feet from the nearest existing or
proposed residenaal structure with mitigation safeguards such as automaric shut-off valves, excess flow valves,
restrictive flow orifices, toxic gas detection svstem, automatic sprinkler svstem, water deluge system, alarm

system and double containment piping. These measures mitigated the potential impact to less than signuficant.

Development Status

The former TowerJazz office building (Flalf Dome building) was demolished and the Phase | poruon of the
site graded. Two of the residendal apartment buildings along Jamboree Road (4201 and 4301 Jamboree Road)
have been completed and have certificates of occupancy. I'he south building (4201) contains 227 units and rhe
north building (4301) contains 231 units. The Phase | park {Uptown Park) has also been completed. The
commercial component planned in the southern corner and one of the anticipated residendal buildings behind
the park have been submitted and are under review by the Planning Division (as of May 2020). "I'he second

residential building adjacent to Uptown Park has nor been submitted for review.

Page 14 - ' - Ploacel o
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Figure 4a - Modified Project Site Plan
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3. Project Description

3.2 MODIFIED PROJECT

The only modification proposed to the Approved Project is related to the existing anhydrous ammonia tank.
As described under Section 3.1, ~Approved Project, Project Description, the EIR included a mitigation measure to
install a new anhydrous ammonia tank with mitigation safeguards a minimum of 200 feet from existing or
proposed residential structures. As of April 2020, the existing tank is sull being udlized by Towerfazz, and no
residental structures have been constructed within 200 feet of the tank in compliance with the adopted
mitigation monitoring and reporring program. Flowever, Towerjazz personnel have expressed concerns that a
switchover to a new tank would entail a complex qualification process that could distupt thetr manufacturing
operations. The Moditied Project, therefore, has been proposed as an alternate solution. Instead of a new
replacement tank, plans have been developed to enclose the existing, 2,230-gallon, above-ground, pressurized,
anhydrous ammonia tank by constructung a room/enclosure around it inside its current building. The ammonia

rank would stll be removed as part of Phase 2 demolidon of the Towerfazz facility..

The existing tank 15 southeast of the Towerfazz cooling towers, approximately 5 feet from the closest Uptown
Newport property boundary and 35 fect from the closest proposed residential building (see Figure 3, Site Layout
and Ammonia Tank ocation). The tank is in a parually enclosed structure (three walls and a roof) that also
contains the acid neutralization tanks for Towerfazz’s wastewater system. The tank has been operating for over
20 years, and both Uptown Newport and TowerJazz have emergency notification protocols in place. The
existing rank srorage area is also cquipped with safety cquipment including a mitigauon svstem and alarm,

discussed below.

The Moditied Project involves completely enclosing the existing ammonia tank in a separate room/enclosure
that would be approximately 11.5 feet wide, 22 feet long, and 16 fect high within the existing structure. As
discussed above, currently the tank is partially enclosed on three sides with a roof overhead. As described in
this Addendum (Section 5.2.2, Hagard and Flagardons Materialsy and detailed in the risk analysis for the existng
ammonia tank (Appendix A), any release from the tank would be constrained by the enclosed room. The

existing ammonia tank 1s also equipped with these safery teatures:

m  Water deluge spray system that consists of water nozzles above the tank that cffectvely knock down any

vapors from an unintentonal release.

= Ammonia leak detector that alarms at a concentration of 25 mg/liter and activates the water deluge system

at 35 mg/liter.
s A flame detector connected to the gas sensor controller.

®  DPressure relief valves, pressure sensors, level mdicators, leak sensors, shuroff valves, and an ammonia

control panel.

¥ lixcess flow valves thar automatically shut off flow in the pipe when excess flow rates are derecred in the

linc.

" Emergency shutoff with a remote release cable.

July 2020 S Page 19



2ND ADDENDUM TO THE UPTOWN NEWPORT EIR
CITY OF NEWPORT BEACH

3. Project Description

m  Diking around tank with a drain sump.
®  An eve wash station.
®  Anammonia tank monitor and control pancet with emergency deluge activaton.

The proposed enclosure would reduce the potenual release of ammonia due to a malfunction or fatlure of the
ammonia tank, and potential exposure from such a release to Towerjazz employees and contractors, adjacent

commercial users, and existing and future residents within Uptown Newport
As shown in Figure 6, Propased Room Enclosure — Unbydrons Ammonia Tank, the proposed enclosure would include:
®  The additon of intertor and exterior walls with doors and ceiling to create an airtight enclosure.

8 The modificaton of the floor to drain to a sump that discharges to the existing acid waste neutralizacon

system.
®  The installagon of emergency controls and ammonia detectors both inside and ourside the new enclosure.

® lwo (2) existing emergency shutoff valves are located between the tank and the producton building
isolate the piping benween the tank and the production building, In addition, a third emergency shuroff
valve is located ar the ammonia tank control pancl immediately outside the proposed enclosure. T'he
emergency shutoff valves are solenoid valves that close when the ammonia tank deluge system 1s acuvated

and are controlled by the alarm control panel.

This Addendum would also modify Miugation Measure 7-2 of the 2013 EIR (see Secton 5.2.2, [ lasurds und
Fazardous Materials). The modified measure would also be included in an updated Mingauon Monitoring and

Reportng Program.).

3.3 DISCRETIONARY APPROVALS REQUIRED

The following discretionary approvals are required to implement the Modified Project:
g vapp ] P )

5 Approval of this Addendum to the Uptown Newporr Favironmental Impact Report (State Clearinghouse
No. 2010051094)

w  Approval of an Updated Mitiganon Monutoring and Reportng Program (AMMRP) for the Uprown

Newport Project.
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3. Project Description

Figure 6 Proposed Room Enclosure — Anhydrous Ammonia Tank
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4. Environmental Checklist

4.1 BACKGROUND

1. Project Title: U'ptown Newport Anhydrous Ammonia Tank Fnclosure

2. Lead Agency Name and Address:
City of Newport Beach
100 Civic Center Drive
Newport Beach, CA 92660

3. Contact Person and Phone Number:
Liz Westmoreland, Associate Planner
(949) 644-3234

4. Project Location:
The 25.05-acre project site 1s in the Airport Area of Newport Beach. [t is approximately 0.6 mile
southeast of John Wayne Airport and occuples Assessor’s Parcel Nos. 443-134-01 through -33, 445-133-
07, and #45-133-08. [t is on the west side of Jamboree Road, benween Birch Street and the intersecton of
Von Karman Avenue and MacArthur Boulevard.

5. Project Sponsor’s Name and Address:
TSG - Parcel 1, LLLC
Brian G. Rupp, [ixecutive Vice President, Development
2 Park Plaza, Suite 700
Irvine, CA 92614

6. General Plan Designation: Mixed Usc Horizontal (MU-H2)

7. Zoning: Uptown Newport Planned Community (PC58): Planned Community Developmenr Plan

8. Description of Project:
Building enclosure of existing anhydrous ammonia tank to improve safety and off-site conscquence
analysis at the Towerfazz Facility, including modification of Miugauon Measure 7-2 of the Uptown
Newport E[R.

9. Surrounding Land Uses and Setting:
The site 15 surrounded to the noeth, west, and south by landscaped areas, parking lots, small restaurants,
and mulustory office buildings. Across Jamboree Road is undeveloped open space on the north campus
of UCL The San Joaquin Freshwater Marsh Reserve s east of the project site across Jamboree Road.

10. Other Public Agencies Whose Approval [s Required: Nonc

[ndy 2020 Page 25
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4.2 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project, involving at least one
impact that 15 a “Porentially Significant Impact,” as indicared by the checklist on the following pages [None].

O Aesthetics [J  Agriculture / Forestry Resources O  Air Quality

[ Biolegical Resources [ Cultural Resources [0 Energy

[0 Geology/Soils [0 Greenhouse Gas Emissions [0 Hazards and Hazardous Materials
[  Hydrology/Water Quality [J Land Use/ Planning O Mineral Resources

O Noise [ Population / Housing O Public Services

[ Recreation O Transportation [ Tribal Cultural Resources

[ utilities / Service Syslems O wildiire [0 Mandatory Findings of Significance

4.3 DETERMINATION (TO BE COMPLETED BY THE LEAD AGENCY)

On the basis of this intual evaluation:

D I find that the proposed project COULD NO'T have a significant effect on the environment, and a
NEGATIVE DECLARNTION will be prepared.

D [ find thart alchough the proposed project could have a significant effect on the environment, there will
not be a significant effect in this case because revisions in the project have been made by or agreed to by the
project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

I:I I find that the proposed project MAY have a significant effect on the covironment, and an
ENVIRONMENTAL IMPACT REPORT 15 required.

I:] I find that the proposed project MAY have a “potentially significant impact” or “potentially significant
unless mingated™ impact on the environment, but at least one effect 1) has been adequately analvzed in an
earlier document pursuant ro applicable legal standards, and 2) has been addressed by mitigation measures
based on the carlier analysis as described on atrached sheets. An ENVIRONMENTAL INMPACT REPORT 15
required, but it must analyze only the effects thar remain to be addressed.

g I find that although the proposed project could have a signtficant effect on the environment, because
all potenuially significant effects (a) have been analyzed adequately in an carlier EIR or NEGATIVE
DECLARNTION pursuant to applicable standards, and (b) have been avoided or miugated pursuant to that
carliecr IR or NEGATIVE DECLARNTION., including revisions or mingation measures that are imposed

upon the proposed project, nothing further 1s required.

Sionature Date

Printed N\ amw Iar
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4.4 EVALUATION OF ENVIRONMENTAL IMPACTS

In Chaprer 3, Finvironmenial Anabysis, the environmental checklist identifies the environmental effects of the
Modified Project in companson with the Approved Project. This comparatve analysis has been undertaken
pursuant to the provisions of CEQA to provide the facrual basis for determining whether any changes in the
project or its circumstances or any new informaton requires additional environmental review or preparation
of a subsequent or supplemental EIR. The texwual changes to the EIR would not involve new significant
environmental impacts; 4 substantal increase in severity of significant unpacts previously idenutied; substantial
changes in the circumstances under which the project is undertaken that result in new impacts or a substantial
increase in the severity of significant impacts; or new information of substandal importance, as meant by
CEQA Guidelines Section 15162, Therefore, this Addendum is the appropriate means to document these

textual changes. The bases for the findings listed in the Environmental Checklist are explained in Chapter 5.

4.4.1 Terminology Used in the Checklist

For each quesuon in the Environmental Checklist, a determinanon of the level of significance of the impact

1s provided. Impacts are categorized into the following categories:

®  No Impact. A designation of No lmpact 1s given when the Modified Projecr would cause no changes to

the environment as compared to the onginal project analyzed in the EIR.

»  Changes or Additions. An Addendum to the EIR 1s required if changes or addinons are necessary and

none of the criteria for a subsequent FIR are met (CRQA Guidelines § 15164).

= New Mitigation or Alternative to Reduce Significant Effect Is Declined. A\ Subscquent EIR is
required if new information of substanual importance that was not known and could not have been known
with the exercise of reasonable diligence at the dme the EIR was certified shows that mitigation measures
or alrernatves previously found not to be teasible would in fact be feasible (or new mitigation measures or
alternatives are considerably different) and would substanually reduce one or more significant effects of
the project, but the project proponents decline to adopt the mitgation measure or alternative (CEQA
Gudelines § 15162). A Supplement to an EIR can be prepared if the criterion for a Subsequent EIR is
met, but only minor additions or changes would be necessary to make the EIR adequately apply o che
Modified Project (CEQA Guidelines § 15163).

a  New I[nformation Showing Greater Significant Effects Than Previous EIR. .\ Subscquent EIR is
required if new information of substanoal importance thar was not known and could not have been known
with the exercise of reasonable diligence at the ume the FIR was cerufied shows 1) the project would have
one or more significant effects not discussed in the EIR; 2) significant effects previously examined would
be substanually more severe than shown in the EIR; or 3) mingaton measures or alternatives previously
found not o be teasible would m fact be feasible (or new mitigation measures or alternatives are
considerably different) and would substantially reduce one or more significant effecrs of the project, but

the project proponents decline to adopt the mitigation measure or alternatve (CIQA Guidelines § 13162).

Jrdy 2020 ) Page 2~
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= Substantial Change in Project or Circumstances Resulting in New Significant Effects. A
Subsequent FEIR is required when ) substantial project changes arc proposed or substantial changes to the
circumstances under which the project would be undertaken, 2) those changes would result in new
significant environmental effects or a substantial increase in the severity of previously identified significant

effeces, and 3) changes require major revisions to the FIR (CEQA Guidelines § 15162).
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5. Environmental Analysis

This section provides the significance conclusions for cach environmental topic in the CEQA Guidelines’

Appendix G checklist as well as the cvidence ro subsrantiate those conclusions. Section 3.1 includes a list of

environmental factors that will not be attected by the Modified Project along with a brief substantiation, Section

5.2 provides an expanded discussion associated with environmental factors that would potentially be affected

by the Modified Project. Section 3.3 addresses potential incremental impacts due to the Modified Project related

to the new topics under the 2018 CEQA Guidelines.

5.1 ENVIRONMENTAL FACTORS NOT AFFECTED BY THE MODIFIED

PROJECT

Since the modifications to the Approved Project are limited to the revised design and mitigation for the existing
P gn 4 2

anhydrous ammonia tank, the Modificd Project would not affect most of the environmental factors listed in

Appendix G. For these factors, the Addendum does not detail the analysis from the 2013 EIR or the existing

mitigation for the project; instead, these factors are listed in Table 2 with a brief substantiation.

Table 2 Environmental Factors Not Affected

Environmental Topic

Substantiation

Aesthetics

The Modified Project includes the installation of an enclosure inside an existing building and therefore
would have no impacts on aesthetics.

Agriculture and Forestry
Resources

The Modified Project involves constructing a room/enclosure in the building the ammonia tank currently
occupies and would not impact agricultural and forestry resources.

Biological Resources

The Modified Project would not involve any new ground disturbance, and all changes would be within the
confines of an existing building. Therefore, there would be no impacts to biological resources.

Cultural Resources

The Modified Project involves changes within the confines of an existing building. Modifications to the
TowerJazz facility would not be a significant historic impact because the building is less than 50 years old.
Furthermore, the Modified Project does not involve any new ground disturbance, and no impacts to
archeological resources would arise.

Geology and Soils

The Modified Project would not involve any new ground disturbance and includes the addition of interior
and exterior walls with doors, floor medifications, and the installation of emergency controls and ammonia
detectors within an existing building. None of these activities would impact the geology or sails on sile or
disrupt paleontologicat resources.

Hydrology and Water Quality

The activities associated with the instalfation of an enclosure within an existing building would not affect
site hydrology or have any new or increased impact on water quality on site. Mo impacts to hydrology and
water quality would arise.

Land Use and Planning

Proposed improvements would be limited to constructing a room/enclosure within an existing TowerJazz
building to enclose an existing anhydrous ammonia tank. The project modification would not physically
divide an established community and would not conflict with any land use plan, policy or regulation
adopted for the purpose of avoiding or mitigating an environmental effect. The improvement would be
reviewed and approved by the Newport Beach Fire Depariment and Planning Department. Therefore, no
impacts to fand use and planning would arise.

Mineral Resources

The Modified Project involves constructing a room/enclosure in the building the ammonia tank currently
occupies and would not impact mineral resources.

July 2020
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Table 2 Environmental Factors Not Affected
Environmental Topic Substantiation
Noise Construction of an enclosure within the existing building associated with the Modified Project would be

temporary, short term, and would result in a minimal noise impact. The EIR includes mitigation measures
to reduce noise levels from the Tower.Jazz facility and to reduce vibration levels at the TowerJazz facility.
There would be no long-term, operational noise impacts associated with project modification. Therefore,
the Modified Project would have no impacts to noise.

Population and Housing Constructing a room/enclosure in the building the ammonia tank currently accupies would have no impact
on population and housing.
Public Services The addition of interior and exterior walls with doors, ceiling, floor modifications, and the installation of

emergency controls and ammonia detectors would have no effect on the demand for police, schools,
parks, and libraries. The Newport Beach Fire Department requested that the project applicant update the
model of potential airborne ammonia concentrations to assess the potential impact to the proposed
adjacent Uptown Newport residential development in the event of a release from the existing anhydrous
ammonia tank. The results of the revised risk analysis indicate that the estimated ammonia concentrations
from an accidental release from the existing ammonia tank within an enclosed building would not result in
concentrations of concern at the Uptown Newport property. Therefore, the Modified Project would have no
impact on fire services.

Recreation The activities associated with the installation of an enclosure within an existing building would have no
effect on recreation.

Transportation The Modified Project would not alter project traffic and would have no impact on transportation. It would not
generate additional vehicle trips and would not affect vehicle miles traveled (VMT),

Tribal Cultural Resources The Modified Project involves changes within the confines of the TowerJazz building and does not involve

any new ground disturbance. Therefore, no impacts to tribal cultural resources impacts would arise.

Utitities and Service Systems | The addition of interior and exterior walls with doors, floor modifications, and the installation of emergency
confrols and ammonia detectors would have no effect on the demand for water, electricity, and natural gas
and would not affect wastewater and solid waste generation. Therefore, there would be no impacts to
utilities and service systems.

5.2 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED BY THE
MODIFIED PROJECT

This section has expanded discussions for environmental factors that would porentially be affected by the
Moditied Project—air quality, and hazards and hazardous materials. For these enviconmental faceors, the
Addendum brietly summarizes the conclusions of the 2013 EIR and discusses whether the Modified Project is
consistent with the findings in the 2013 EIR. Midgaton measures thar are referenced in this section are from
the cerufied 2013 EIR.

5.2.1  Air Quality
5211  SUMMARY OF IMPACTS IDENTIFIED IN THE CERTIFIED EIR
Phase 1

The Approved Project s a residental project with more than 500 dwelling unirs and changes i the population,
housing, or employment growth projections assoctared with rthis project have the potenmal o affect the
Southern California Association of  Governments’ (SCAGS) demographic projections and thercfore the

assumptions i South Coast A Quality: Management Districr’s (AQMLs) air quality: management plan
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(AQMP). However, the 2013 certfied EIR found that the Approved Project would be considered consistent
with the AQMP.

The Approved Project would be constructed i two phases and construction of the two phases could overlap.
The 2013 cerufied [ZIR found that the Phase | construction acuvities would exceed South Coast AQMD’s
regional significance thresholds for NO, during grading and paving activities and when construction activides
of both phases overlap. Emissions of NOy are precursors to the formadon of Os. [n addittion, NOy is a
precursor to the formation of particulate matter (PM . and PMz5). Consequently, emissions of NO, that exceed
the South Coast AQMD regional sigaificance thresholds would contribute t the (s, NOx, and particulate
matter (PMp and PMas) nonattainment designation of the South Coast Air Basin (SoCAB) under the national
and California ambient air quality standards (AAQS). The Approved Project was found to significantly
contribute to the nonattainment designations of the SoCAB and the Citv Council adopted a statement of

overriding considerations related to this project impact.

Furthermore, buildout of the Approved Project would result in dircet and indirect criteria air pollutant
emissions from transportation, energy (e.g, natural gas use), and area sources (e.g., gas fireplaces, acrosols, and
landscaping equipment). However, criteria air pollutant enusstons generated by Phase | of the proposed project
were found not to cumulatively contribute 1y nonattainment designations of the SOCAB. The 2013 cerufied
EIR also found that when building constructon activities in Phase | overlap with site improvement
construction acuvities in Phase 2 fugitive particulate matter emissions have the potenual to expose sensitive
receptors to substantal concentrations of PMas. The results of the health risk assessment indicate that che
incremental cancer and non-cancer risks would not exceed South Coast AQMD’ thresholds. Additionally, CO
hotspors were found not to be an environmental impact of concern for the Approved Project and localized atr

quality impacts related to mobile-source emissions were less than significant.

During construction activites, cmissions from off-road equipment, such as diesel exhaust, may generate some
odors; however, these would be low in concentration, temporary, and not expected to affecr a substandal
number ot people. No substanual long-term odors would be generated. Restaurants could generate odors, bur
such odors would not be considered objectionable and would be required to comply with Rule 403, The

Approved Project would also not expose proposed land uses to substantal odors from adjacent land uses.

Phase 2

Phase 2 of the Approved Project was found to be consistent with the AQMP. However, the 2013 certified FIR
found that the Phase 2 construction activities would exceed South Coast AQMID’s regional significance
thresholds for NO. during grading and paving actvitics and when construction activities of both phases
overlap. The Approved Project was found to significantly contribute to the nonattainment designarions of the
SoCAB during Phase 2. Furthermore, criterta air pollutant emissions generated by Phase 2 of the proposed
project were found not to cumulanvely contribute to nonattainment designations ot the SoCAB however, Phase
2 would have the potenual o expose sensitive receprors to substantial concentrations of PAMas when the two
phases overlap. The results of the health msk assessment mdicate that the incremental cancer and non-cancer
risks would nor exceed South Coast AQMID thresholds. Additionally, CO) hotspots were found not to be an

environmental impacr ot concern and localized ate qualie impaces relared o mobile-source emissions were less
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than significant. The construction and operational phases were also found not to produce substantial long-term

or any objectuonable odors.

5212  IMPACTS ASSOCIATED WITH THE MODIFIED PROJECT

Would the proposed project:

Substantial
Change in New New
Project or Information Mitigation or
Circumstances Showing Alternative to
Resulting in Greater Reduce
New Significant Significant
Significant Effects than Effectis Changes or
Environmental Issues Effects Previous EIR Declined Additions No Impact

a)  Conflict with or obstruct implementation of
the applicable air quality plan?

b) Resultin a cumulatively considerable net
increase of any criteria pollutant for which
the project region is non-attainment under X
an applicable federal or state ambient air
quality standard?

c) Expose sensitive receptors to substantial
pollutant concentrations?

d) Resultin other emissions (such as thase
leading to odors) adversely affecting a X
substantial number of people?

X

Comments:

a) Contflict with or obstruct implementation of the applicable air quality plan?

Phase 1

No Impact. The Modified Project would not cause any changes to the population, housing, or ecmployment
growth projections in the SCAG region, and would therefore have no impacts on South Coast AQMD’s AQMP.

Phase 2

No Impact. No changes are proposed in Phase 2. Thus, no impact related to the AQMP 1n comparison to the

Approved Project would occur.

b) Result in a cumulatively considerable net increase of any criteria pollutant for which the project
region is non-attainment under an applicable federal or state ambient air quality standard?

Phase 1

Changes or Additions. The construction phase of the Modified Project would be limited to building an
enclosed room/enclosure (approximately 11.5 feet wide, 22 feet long, and 16 feet high) within an existing
buiding. Fmissions from construction of the building enclosure and proposed modifications would be minimal

and would be less than significant. The modifications to the project (enclosure of the tank) would not alter
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Tower Jazz operatons or result in any change in criteria pollutant emissions. The proposed airtight enclosure
would contain any gases from the tank. Should a release occur, the enclosure would contain the gas, and the
water system would neutralize the gas, changing it into a liquid that would be captured in the floor drain system.

There would be no emissions into the atmosphere.

Phase 2
No Impact. No changes to the Approved Project are proposed for Uptown Newport Phase 2. Thus, no air

quality impacts would occur.

c) Expose sensitive receptors to substantial pollutant concentrations?

Phase 1

Changes or Addidons. See discussion under Section 5.2.2 (b), below. The EIR was supported by an Offsite
Consequence Analysis that addressed the potendal impacts of a chemical release from the Towerfazz facility
and concluded that the impact would be less than signiticant with mingadon. A revised ammonia risk analysis
for the existng ammonia tank was conducted to fulfill a request by the Newport Beach Fire Department to
model potential arborne ammonia concentrations and to review a design that could minimize disruption to
TowerJazz trom a switchover to a new tank. The purpose of the updated analysis was to assess the potential
impact to existng and future Uptown Newport residents and surrounding land uses in the event of a release
from the existing anhydrous ammonia tank, including with the proposed design. ‘The analvsis found that, in the
case of a release, maximum ammonia concentrantons would be below the toxic thresholds established by
California Accidental Release Program (CalARP) and below the California Occupational Safety and Health
Admunistratdon’s (Cal/OSHA%S) established permissible exposure limits (PELs) (sec Appendix A, Uptown

Newport Risk Analysis for Excisting -lmmonia Tank).

Farthermore, Section 5.2.2.4 includes a revision to an existing mitigation measures to continue to reduce the
impact from a release of ammonia to all existing and future residents, including sensitive receptors, to less than

significant.

Phase 2

No Impact. No changes to the Approved Project are proposed tor Uptown Newport Phase 2. The ammonia
rank would be removed as part of Phase 2 development, and there would be no further potential for furure

exposure. Thus, there would be no impact changes relauve to sensitive receptor impacts for this phase.

d) Resultin other emissions (such as those leading to odors) adversely affecting a substantial number
of people?

Phase 1

Changes or Additions. Anhydrous ammonia s a clear, colorless gas with a pungenr irritatng odor and,
according to Cal/OSHA, ammonia has an odor detection theeshold of 3 to 30 parrs per million (ppm). As
indicated 1n Seetion 5.2.2 (b), the revised ammonia risk analysis demonstrated thae the maximum outdoor

ammonia concentration at the Uptown Newport property would be 44485 ppm. This would be below any level
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of concern and would be just below the range of values for odor percepdon (3 to 50 ppm) for outdoor
residential occupants. Therefore, impacts would be less than significant.

Phase 2

No Impact. No changes to the Approved Project ace proposed for Uptown Newport Phase 2. The ammonia
rank would be removed as part of Phase 2 development, and therefore there would be no potential for odor

1npacts.

5.21.3  CONDITIONS OF APPROVAL AND PROJECT DESIGN FEATURES

No conditions of approval or project design features were outlined in the certified EIR relating to Air Quality.

5.214  ADOPTED MITIGATION MEASURES APPLICABLE TO THE MODIFIED PROJECT

2-1 The construction contractor shall use construction equipment rated by the United States
Environmental Protection Agency as having Tier 3 or higher exhaust emission limits for
nonemergency equipment over 50 horsepower. Tier 3 engines between 50 and 750 horsepower
are available for 2006 to 2008 model years. After January 1, 2015, nonemergency equipment
over 50 horsepower shall be equipment meeung the Tier 4 standards, if available. A list of
construction equipment by type and model year shall be maintained by the construction
contractor onsite. A copy of each unir’s certified Tier specificaton shall be provided at the
ume of mobilizaton of each applicable unit of equipment. Prior to construction, the City of
Newport Beach shall ensure that all demolition and grading plans clearly show the requirement
for United States Environmental Protection Agency Tier 3 or higher emissions standards for
construction equipment over 50 horsepower during ground-disturbing activities. [n addition,
the construction contractor shall properly service and maintain construction equipment in
accordance with the manufacturer’s recommendations. Construction contractors shall also
ensure that all nonessential dling of construction equipment is restricted to five minutes or

less in compliance with California Air Resources Board’s Rule 2449,

2-2 The construction contractor shall implement the following measures or provide evidence to

the City of Newport Beach that unplementation would not be feasible:

m [f electricity 1s not available onsite, generators, welders, and air compressors shall use

alternauve fuels (i.c., electric, natural gas, propane, solar).
. Constructuon parking shall be configured to minimize eraffic interference.
= Construction trucks shall be routed away from congested sireets and sensitive receptors.

s Construction activities that affect traffic flow on the arterial system shall be scheduled to

off-peak hours to the extent practcable.

n  Temporary traffic controls, such as a flag person(s), shall be provided, where necessary, to

maintain smooth traffic tlow:
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®  Large shipments of construction materials and/or equipment requiring usce of heavy-
heavy duty tractor trailers (c.g., 53-foor truck) shall use EPA-certified SmartWay trucks.

Prior to issuance of a grading permit, the construction contractor shalt provide a statement to
the City of Newport Beach that the construction contractor shall support and encourage
tidesharing and transit incentives for the construction crew, such as carpools, shuttle vans,

transit passes, or secured bicycle parking for construction workers.

The construction contractor shall prepare a dust control plan and implement the following
measures during ground-disturbing activities for fugitive dust control in addition to South
Coast Air Quality Management District Rule 403 to reduce particulate marter cmissions. The
City of Newport Beach shall verify compliance thar these measures have been implemented
during normal construction site inspections.

8 During all grading activides, the construction contractor shall reestablish ground cover on
the construction site through seeding and watering,

®  Durnng all construction activities, the construction contractor shall sweep streets with Rule
1186—compliant, PM10-efficient vacuum units o a daily basis if silt is carried over to
adjacent public thoroughfares or occurs as a result of hauling,

®  During all construction activities, the construction contractor shall maintain a minimum
24-inch freeboard on trucks hauling dirt, sand, soil, or other loose materials, and tarp

materials with a fabric cover or other cover that achieves the same amount of protection.

®  During all construction activities, the construction contractor shall water exposed ground
surfaces and disturbed areas a minimum of every three hours on the construction site and
a mintmum of three times per day. Recycled water should be used, if available.

& During site preparation, the construction contractor shall stabilize stockpiled materials.
Stockpiles within 300 feetr of occupied buildings shall not exceed 8-feet in height, must
have a road bladed to the top to allow water truck access, or must have an operational

water irrigation system that is capable of complete stockpile coverage.

®  During all construction activities, the construction contractor shall limit onsite vehicle

speeds on unpaved roads 1o no more than 15 miles per hour.

The construction contractor during Phase 2 activities shall adhere to one of the following if

construction of Phase | overlaps with construction of Phase 2:

®m  The construction contractor shall install Level 2 Verified Diesel Emission Control
Strategies (VDES) diesel particulate filters (IDPF) on large off-road equipment that have
engines rated 30 hp or greater during grading, utilities installation, paving, and concrete
acrivities cthat overlap with Phase | building construction. A list of construction
equipment by tvpe and model vear and type of DPFE shall be maintaned by the

construction contractor onsite. Or
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®  Phase 2 site improvements (grading, utilides installadon, paving, and concrete
construction subphases) shall not overlap with Phase 1 building construction.

The City of Newport Beach shall verify compliance that one of these measures has been

implemented during normal construction site inspections.

2-6 The construction contractor shall post a sign at the entrance to the construction site. The sign
shall identify the designated contact person, telephone number, and email address for
construction-related complaints. Upon receipt of a compliant, the complaint shall be
mvestigated and corrective action shall be taken, if needed. The construction contractor shall
file a report to the City of Newport Beach of the nature of the compliant and action taken to
remedy the complaint within two working days. A log of the complaints and resolutions to
the complaints shall be maintained onsite.

58]
1
[ |

The construction contractor shall use haul trucks and/or require subcontractors to use haul
trucks that are 2010 or newer for demolition and construction (C&D) debris removal offsite
and soil haul, unless evidence is provided by the contractor/subcontractor that such trucks
are not readily available ar the time of 1ssuance of a demolition and/or grading permut.

5.21.5  LEVEL OF SIGNIFICANCE AFTER MITIGATION

"T'he Modified Project would only result in minor changes or additions in comparison to the Approved Project.
[mpacts would be less than significant. The Modified Project would not have any reasonably foreseeable
cnvironmental consequences beyond that analyzed in the EIR and does not change the conclusions of the EIR,
involve new significant effects, or substantally increase the severity of previously identified significant effects.
No revisions or additional mitigation measures are required. The adopted air quality mitigation measures as
reproduced in Section 5.2.1.4 remain valid and will be included in the updated Mitigation Monitoring and
Reporting Program for Uptown Newport.

5.2.2 Hazards and Hazardous Materials
5221  SUMMARY OF IMPACTS IDENTIFIED IN THE CERTIFIED EIR

A Phase | Environmental Site Assessment (ESA) and Vapor Intrusion Flealth Risk Assessment (HRA) were
prepared for Phase | and Phase 2 of the Approved Project and included as EIR Appendix H.

Phase 1

Potential Release of Hazardous Materials

From TowerJazz Facility

The Towerfazz manufacturing facility would remain operational after Phase | of the Approved Project is
developed and occupied. Phase | residents could be exposed to potential chemical-related hazards of the

Towerfazz operation for up t 13 years depending on whether the Tower[azz taciliry lease is renewed.
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The EIR was supported by an Offsite Consequence Analysis (OCA). The OCA assessed the potential mpacts
of a chemical release from the TowetJazz facility on Uptown Newport Phase | residents. The analysis indicated
that for the worst-case scenario, the toxic endpoints would extend to the residential receptors in Phase 1 for
each of the chemicals analyzed. This scenario, however, is very conservative because no credit was taken for
existing mitigation measures or safety features, it did not consider the probability of the release occurring, it
assumed wind would be blowing directly toward the receptor, and residents typically would be indoors during
nighttime hours. Existing safety measures include an automatic sprinkler system, toxic gas monitoring system,
and automatic control valves. The alternative release scenarios indicated that the toxic endpoints would not
extend to the Phase | residential receprors, with the exception of anhydrous ammonia. At its current location,
the anhydrous ammonia tank is 35 feet from the nearest proposed Phase | residential building. As noted above,
the tank would be removed prior to occupancy by Phase 2 residences. Without mitigation, occupants of Phase
I would be within the 192-foot distance to the toxic endpoint of a chemucal release of anhydrous ammonia,
and the impact was determined to be significant before mitigation.

From Construction and Grading Activities

The Phase | portion of the project site is not listed in environmental databases searched as part of the ESA
for the project. Based on the ESA and vapor intrusion studies, potential sources of contamination in the Phase
I portion of the site are limited to the migration of volatile organic compounds (VOCs) in soil gas and
groundwater from the former underground storage tank (UST) areas in the Phase 2 portion of the site.

The detected VOC concentrations in the upper groundwater zone continue to decrease. As part of the
conditons for Phase | development, the Regional Water Quality Control Board (RWQCB) would require
continued monitoring and sampling of selected wells in the Phase 1 portion of the site. Additional groundwater
remediation is scheduled for the Phase 2 portion of the site. In the unlikely event that additional VOC migration
were to occur from the Phase 2 area to the Phase | portion of the site, in situ groundwater mitigation could
effectively be conducted.

From Asbestos and Lead Paint

Given the age of the TowerJazz facility and Half Dome building, there are likely both asbestos-containing
materials and lead-based paint in the buildings. The Flalf Dome building (constructed benween 1952 and 1965),
would be demolished as part of Phase 1. Demolition of the building could disturb asbestos-containing materials
(ACM) and/or lead-based paint (I.BP). The bulding, therefore, would require inspection for these materials
prior to demolition, and ACM in amounts over 100 square feet must abated, contained, and disposed in
accordance with South Coast Air Quality Management District (SCAQMD) Rule 1403. Lead must also be

contained during demolition activites.

From Vapor Intrusion

Based on the analysis and findings in the [ESA, the Phase | portion of the site has not been significantly
impacted by subsurface soil and groundwater contaminacion. Potential sources of contamination of the Phase
I portion have been identified o be limited to the migration of VOCs in soil gas and groundwater from the

former UST arcas in the Phase 2 portion of the site.
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For Phase 1, basement parking depths are anucipated to be 3 to 18 feet below the existing grade. Based on the
anticipated subgrade elevations for the parking, 3-, 10-, and 13-foot sampling depths were used in the vapor
intrusion modeling. Soil-gas samples were collected from both nested and single-well soil gas probes located in
the perimeter area of the contamunated soil and groundwater in the Phase 2 portion of the site. Probe locations
were selected to represent the highest potential source of contamination from the Phase 2 area.

The estimated vapor intrusion risk and hazards in the proposed subsurface parking garages and for proposed
structures constructed at or above the existing grades are below the acceptable risk and hazard limits for
tesidential exposure. The vapor intrusion HRA concludes that residents and visitors of the Phase |
development as proposed would not be exposed to unacceptable levels of VOCs as a result of vapor intrusion

into butldings.
Exposure to Electric and Magnetic Fields

The potential hazards related to Phase | resident exposure to electric and magnetic fields (EMF) from the
Southern California Edison (SCE) substation located at the southwestern corner of the Uptown Newport site
was addressed in the EIR. A more detailed assessment of potential EMF exposure for the project was included
in the first EIR Addendum. An electromagnetic frequency survey was conducted and included as Addendum
Appendix A to determine whether relocation of retail uses proximate to the SCE substation would adversely

impact workers and visitors.

EIR Conclusions. The strongest EMF associated with a substation comes from the transmission power lines
entering and leaving the substation. The strength of EMF within the substation, such as transformers, reactors,

and capacitor banks, decreases rapidly with increasing distance.

Calitornia does not have specific regulations regarding electrical effects from transmission lines or substations.
However, the California Department of Education (CDE) has established setback distances of 100 feet from
50 to 133 kV transmission power lines for new school siting, Conservanvely assuming this standard to be
applicable to a power substation, which should have much lower EMFE levels, the nearest Phase | residence
would be approximately 135 feet from the substation, which is beyond the setback distance of 100 feet.
Therefore, no adverse health impacts should occur to residents in the Phase 1 development from EMF

associated with the power substation.

Addendum and EMF Survey Findings. Under the modified project for the EIR Addendum, 3,500 SF of
retail use would be relocated to Lot 2 adjacent to the SCF substation wichin Phase 1. The approved project did
not anticipate any development on Lot 2 until Phase 2 of the project when the substation would be demolished.
An EMF survey was conducted in anticipation of potential concerns related to potential EMF exposure from

the nearby SCE substation and associated 66 kilovolt transmission line.

The EMF survey consisted of measuring magnetic field strength at ourdoor locations across portons of the
project site in the vicinity of the SCI substation and proposed restaurant and retail uses of the modified site
plan. The survey determined that the proposed retail structure would have an average EME exposure level of
0.5 milligauss (mG), and the proposed restaurant structure would have an average EMF exposure level of 5.3

mG. The renil strucrure EMFE level would be less than tvpical average exposures expected due to routine daily
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acuvities. The restaurant structure level would experience levels higher than the average exposure of
approximately 1 mG. However, EMF exposure levels were determined to result in less than significant hazards
to the public or environment. The Addendum and its Appendix A summarize the reasons for this conclusion,
including that 1) after 40 vears of rescarch, nonc of the scientific organizations have concluded that exposure
to EMF is 2 demonstrated cause of long-term health effects, and 2) because exposure duration would be much

less than durations assumed in cited epidemiology studies.

Phase 2
Potential Release of Hazardous Materials

From TowerJazz Facility

Phase 2 would involve the demolition of the Towerfazz facility and its related operational hazardous materials.
Phase 2 residents and visitors, therefore, would not be impacted by potental chemical releases associated with

this facility.

From Construction and Grading Activities

Although soil and groundwater remediation activities are ongoing (soil vapor extraction [SVE] and in situ
chemical oxidation [ISCOJ), contaminated soil and groundwater are seill present within the Phase 2 area of the
project site. The lead oversight agency for the remediation is the California RWQCB. Phase 2 building permits
could not be issued unul the RWQCB provides a “No Further Actdon” (NFA) declaration or a Letter of
Allowance for residental constructon. Phase 2 development, including ground disturbance thar could impact

Phase | residences, could not occur without the approval and oversight of the RWQCB.

From Asbestos and Lead Paint

The TowerJazz building would be demolished prior to development of Phase 2 improvements. I'his building
was constructed between 1968 and 1972 and likely contuns ACM and/or LBP. As with Phase I, prior to
demoliton, this building would be inspected for these materials, and appropriate abatement and disposal would
be conducted in accordance with SCAQMD regulatons.

From Vapor Intrusion

The vapor intrusion HRA was limited to Phase 1 of the proposed project. The ESA concluded thar potential
soil vapor intrusion of VOCs north and northwest of the TowerJazz building would be a significant concern
for development of Phase 2. Following ongoing and future remediaton acavites, Phase 2 building permits
could not be tssued until the RWQUCB provides a “No Further Action” declaration or a Letter of allowance for
residential construction. Depending on the sk levels present after SVE and [SCO treatments, it would be
determined whether excavation and removal of contanunated soils 1s necessary. Such excavanon would occur

after demolition of the TowerJazz building,
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Exposure to Electric and Magnetic Fields

The SCI substation would be demolished as part of Phase 2 development. Since the substation will cease to

operate, EMF will not pose a health tisk to surrounding residents during Phase 2. Therefore, no unpact would

occur.

5222

Would the proposed project:

IMPACTS ASSOCIATED WITH THE MODIFIED PROJECT

Environmental Issues

Substantial
Change in
Project or
Circumstances
Resulting in
New
Significant
Effects

New
Information
Showing
Grealer
Significant
Effects than
Previous EIR

New
Mitigation or
Alternative to

Reduce
Significant
Effectis
Declined

Changes or
Additions

No Impact

a)

Create a significant hazard to the public or
the environment through the routine
transport, use, or disposal of hazardous
materials?

Create a significant hazard to the public or
the environment through reasonably
foreseeable upset and accident conditions
involving the release of hazardous materials
into the environment?

c)

Emit hazardous emissions or handle
hazardous or acutely hazardous materials,
substances, or waste within one-quarter
mile of an existing or proposed school?

d)

Be located on a site which is included on a
fist of hazardous materials sites compiled
pursuant to Government Code Section
65962.5 and, as a result, would it create a
significant hazard to the public or the
environment?

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

Impair implementation of or physically
interfere with an adopted emergency
response plan or emergency evacuation
plan?

Expose people or structures, either directly
or indirectly. to a significant risk of loss,
injury or death involving wildland fires?
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Comments:

a) Create a significant hazard to the public or the environment through the routine transport, use or
disposal of hazardous materials?

Phase 1

Changes or Additions. Similar to the Approved Project, construction of the Modified Project would require
the use of hazardous materials such as oil, diesel, fuels, greasces, paints, and cleaning materials. However, the
materials used would not be in such quantities or stored in such a manner as to pose a significant safety hazard.
These activitdes would also be short term or one time in nature. Additionally, the project applicant and
construction contractor would be required to comply with existing federal, state, and local regulations of several
agencies, including the Department of Toxic Substances Control (DTSC), the LS Environmental Protection
Agency (EPA), OSHA, Caltrans, the Newport Beach Fire Department (NBFD), and the Orange County
Fnvironmental Health Division (OCEMD).! Compliance with applicable laws and regulations governing the
use, storage, and transportation of hazardous materials would ensure thar all potentially hazardous materials
are used and handled in an appropriate manner, and would minimize the potential for safety impacts to occur.
Therefore, hazards to the public or the environment arising from the routine use, transport, or storage of
hazardous materials during project construction would be less than significant.

Operaton of the Modified Project would involve use of only small amounts of hazardous materials for
cleaning and maintenance purposes and the continued use of the existing anhydrous ammonia tank (which is
addressed below). Commercial-grade chemicals would be required to be transported, used, and disposed of
consistent with current local, state and federal laws and regulations of several agencies, including DTSC, EPA,
OSHA, NBFD, and OCEMD. Compliance with applicable laws and regulations governing the use, storage, and
transportation of hazardous materials would ensure that all potentially hazardous materials are used and
handled in an appropriate manner and would minimize the potential for safety impacts to occur. Therefore,
hazards to the public or the environment ansing from the routine use, transport, or storage of hazardous
materials during project operation would be less than significant.

Phase 2

No Impact. No changes to the Approved Project are proposed for Uptown Newport Phase 2. Thus, no impact

relared to the routine transport, use, or disposal of hazardous materials would occur.

I The Environmental Fealth Division is the Certified Unified Program Agency (CUPAS for the Counwy of Orange; the Certified
Unified Program coordinates and makes consistent enforcement of several federal and stare regulations governing hazardous
matertals. The Newport Beach Fire Deparement is a Participating Agency in the CUPA, and is responsible for hazardous materials
disclosure information and business cmergency planning,
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b) Create a significant hazard to the public or the environment through reasonably foreseeable upset
and accident conditions involving the release of hazardous materials into the environment?

Phase 1
Changes or Additions.

Potential Release of Hazardous Materials

A revised ammonia risk analysis for the existing ammonia rank ar the "TowerJazz Semiconductor lacility and an
Offsite Consequence Analysis Technical Review Report were prepared based on the updated plans to enclose
the tank by constructing a room/enclosure (see Appendix A and B, respectively). The analysis was prepared to
tulfill a request by the Newport Beach Fire Department to model the potential impact to the proposed adjacent
Uptown Newport residential development in the event of a release from the existing anhvdrous ammonia tank
and to review the proposed design that could minimize disruption to TowerJazz from a switchover to a new

tank.
The purpose of the revised ammonia risk analysis was to:

®  [valuate potental releases from the exisung 2,230-gallon anhydrous ammonia tank within an enclosed
building that is located approximately 5 feet from the closest Uptown Newport property boundary and 33

feet from the closest proposed residential building,
n  Conduct updated computer modeling to determine worst-case? and alternative’ accident release scenarios.
®  Generate ammonia concentranon contours within the Uptown Newporr property.

®  Evaluate the nsks associated with the explosive potential of ammonia within a proposed confined

enclosure.

The California Accidental Release Preventon (CalARP) lists a toxic endpoiar defined as the maximum airborne
concentration below which it is believed that ncarly all individuals could be exposed for up o one hour withoue
experiencing or developing irreversible or other sertous health cffects or symptoms that could impair an
individual’s ability to take protecuve action. The toxic endpownt for ammonia is 200 ppm. Furthermore, OSHA
establishes PliLs, which are the legal limits for exposure of an emplovee to chemical substances or physical

agents. T'he PEL value for ammonia 1s 25 ppm.

2 This includes the stantancous release of the ennre contents ot the entice ammonia tank.
Assumes a break i the vapor tfeed line o the tank
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The contours of the maximum one-hour outdoor ammonia concentrations are shown on Figure 7, Mascmum
Ammonia Tank Contours at Uptown Newport Property. The maximum concentration on the Uprtown Newport
property for the modified project (with tank enclosure) was 1.06 ppm. [t occurs at the southern corner of the
ammonia tank building and only extends about 9 feet from the edge of the tank building. This occurs in a
proposed area of landscaping next to the cul-de-sac. The ammonia concentrations decrease rapidly from the
edge of the ammonia tank building with 2 maximum outdoor concentration of approximately 0.3 to 0.5 ppm
at the nearest building. The average outdoor ammonia concentration across the Uptown Newport property
was 0.08 ppm. The modeled maximum values are well below the toxic endpoint of 200 ppm and well below
the PEL value of 25 ppm. The maximum values are also below the odor threshold for ammonia of 3 ppm.

The short-term concentrations (e.g., one-minute averages) were also calculated. The resultant maximum one-
minute outdoor ammonia concentration at the Uptown Newport property would be 4.43 ppm. This would be
below any level of concern and would be just below the range of values for odor percepdon (5 to 30 ppm) for
outdoor residential occupants.

The proposed ammonia tank room/enclosure would include the following design features:

®  [Enclosed room sealed against the roof.

= Liquid containment volume and/or system designed to handle flows from a deluge event.
. Double door in front, with interlock to ammonia detection alarm.

®  Venulation fan with at least 6 air changes per hour (ACH).

m  Sclf-Contained Breathing Apparatus (SCBA) cabiner ourside of room.

= Fabricated sump with pump to collect drainage from the deluge event and pump it to the existing acid
waste neutralization system/wastewater treatment area, which already takes drainage from the existing tank.

The deluge system would activate if an ammonia vapor concentration of 35 ppm is detected within the room.
With these design features, the potential for the accumulation of ammonia-air to reach lower flammability limits

(I.FLs) and cause a fire or deflagration is minimized.

Even though the impact of an accidental release of ammonia was found to be less than significant with
mitigation, the existing Uptown Newport alarm system and emergency responsc plan would be activated in the
case of an emergency release so that appropriate response actions can be taken. Contact names and numbers
for the Newport Beach Fire Department, on-site operations and maintenance personnel, and the safety officer
ot the Towerfazz facility are provided in the emergency response plan. Mitigation measures were included in
the 2013 cerufied EIR (as shown below) to further reduce impacts to less than significant, and a modification
is proposed to allow the enclosed design for the tank to minimize disruption to Tower|azz from a replacement

tank.
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Exposure to Electric and Magnetic Fields

‘The Modified Project would not introduce new residents to the project site and would not alter any potential
impacts related to the SCE substation or EMFs in comparison to impacts as analyzed in the EIR and the first
Addendum to the EIR..

Phase 2
No Impact.

Potential Release of Hazardous Materials

During Phase 2 of the Approved Project, the ammonia tank would be removed. No changes to the Approved

Project are proposed for Uptown Newport Phase 2.

Exposure to Electric and Magnetic Fields

The SCE substation would be demolished as part of Phase 2 development. Additionally, no new development
is proposed in Phase 2 under the Modified Project. Thus, no health risk impacts from EMFs would occu.

c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or
waste within one-quarter mile of an existing or proposed school?

Phase 1

No Impact. There are no schools within (.25 mile of the project site. University of California, [rvine is the
closest school to the project site; however, it is more than 0.25 mile from the site. No impact would occur.

Phase 2

No Impact. The analysis under Phase | would also apply to Phase 2. No changes to the Approved Project are

proposed for Uptown Newport Phase 2.

d) Be located on a site which is included on a list of hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result, would it create a significant hazard to the public
or the envitonment?

Phase 1

Changes or Additions. The Modified Project would be developed within the same footprint as Phase | of
the Approved Project. Development of the Modified Project would not introduce new significant impacts or
increase significant impacts. Implementation of the City’s existing condidons of approval and adopted
mutigation measures from the Approved Project would continue to minimize impacts to less than significant

levels.

Phase 2

No Impact. No changes to the Approved Project are proposed for Uptown Newport Phase 2. The ammonia

tank would be removed as part of Phase 2 development, Thus, no impact would occur.
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e) For a project located within an airport land use plan or, where such a plan has not been adopted,
within two miles or a public airport or public use airport, would the project result in a safety hazard
for people residing or working in the project area?

Phase 1

No Impact. The project site 1s approximarely 0.6 mile cast of John Wayne Airport and is within the airport
environs land use plan (AELUP) for the airport. The site is within the area where building heights are regulated
per Federal Avianon Admimistragon (FAA) Part 77 regulauons. The highest building permutted onsite 1s 206
teet above mean sea level (OCALUC 2008). The Moditied Project involves modifications within the TowerJazz
facility and would not atfect the implementanion of the AELUP. No impact would occur.

Phase 2
No Impact. The Modified Project does not propose any changes to the Approved Project for Phase 2. No

impact would occur.

f) Impair implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan?

Phase 1

Changes or Additions. The City of Newporr Beach has an Emergency Operations Plan that is implemented
and coordinated by the Newport Beach Fire Department. Storage of construction materials and construction
equipment related o the Modified Project is prohibited on City property, including City streets, without a permit
trom the Citv Public Works Department. Project construcuon and operavon would comply with Ciry
requirements regarding storage on City property, including City streets. Construction material and equipment
would not be staged or stored on Ciry roadways. The Modified Project would not interfere with emergency

access to, or evacuation from, surrounding properties, and impacts would be less than significant.

Phase 2
No Impact. The Modified Project does not propose any changes to the Approved projecr for Phase 2. No

impact would occur.

g) Expose people or structures, either directly or indirectly, to a significant risk of loss, injury or death
involving wildland fires?

Phase 1

Changes or Additions. There 1s no nanve habitar suscepuble to burning in wildland fires on rhe site. Project
development would not place buildings or structures at substannal risk from wildland fires, and impacts would

be less than significant.

Phase 2

No Impact. No changes to the Approved Project are proposed tor Phase 2. No impact would oceur.
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5.223  CONDITIONS OF APPROVAL AND PROJECT DESIGN FEATURES

Conditions of Approval

The following hazards-related Conditions of Approval were included in the certified LR for the project:

The project would be subject to compliance with the Newport Beach Fire Department Guidelines and City of
Newport Beach Fire Code (City Municipal Code Chapter 9.04). Specific Conditions of Approval pursuant to
these requirements would be specified by the Newport Beach Fire Department, and would include compliance

with the following California Fire Code (CFC) requirements:

= Sections 318.1 (Amendment). A geological srudy from a state-licensed and department-approved
individual or fum will be required due to the proximity of the proposed project to a semiconductor

manufacruring facility. [This Condition of Approval is still applicable.|

®  Section 2704.1.1 (Amendment). No person shall use or store any amount of extremely hazardous
substances equal to or greater than the disclosable amounts as listed in Appendix A, part 333, Tide 40 of
the Code of Federal Regulation in a residential zone or adjacent to property developed with residental

uses.

For the 2013 cerutied EIR, compliance to CFC Section 318.1 (Amendment) was assured by Mitgauon Measure
7-1 (see Section 5.2.2.4) and compliance with CIFC 2701411 (Amendment) was assured by Mitigation Measure
(MN) 7-2. This MM has been refined for the modified project as shown in the stetkeowt/bold text in Section

3.22.4.
The certified EIR did not include any hazards-related project design features (PDFs)

Project Design Features

The ammonia tank enclosure as described for the modified project shall incorporate the following design

featurcs:
®  The addion of interior and exterior walls with doors and ceiling to create an airtight enclosure.

®  The modification of the floor to drain to a sump that discharges to the existing acid waste neutralization

systen.
®  The installanon of emergency controls and ammonia detecrors both inside and outside the new enclosure.

® Two (2) existng emergency shuroft valves are locared berween the mnk and the production building to
solate the piping between the tank and the production building. In addition, a third emergency shutoff
valve 1s located at the ammonia tank control panel immediately outside the propased enclosure. “The
emergency shutoff valves are solenoid valves that close when the ammonia tank deluge svstem is activated

and arc controlled by the alarm control pancl.
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5.2.24  ADOPTED MITIGATION MEASURES APPLICABLE TO THE MODIFIED PROJECT

The tollowing Mitigation Measures were adopted with the project when the EIR was certified in 2013. As
previously noted, none of the mitigation measures were changed in the Addendum that was approved in 2017
As shown 10 strikeout/bold text, the measures below have been refined to adequately mitigate the potential
impacts of the proposed modified project as described in this 2nd Addendum. The recommended changes to
the measures have been incorporated into an updated Mitigation Monitoring and Reporting Program (MMRP)
that would be approved in conjunction with approval of this 2nd Addendum. The updated MMRP also

indicates measures which have already been completed to the City’s satisfacton.

7-1 [n compliance with CFC Secuon 381.1 (Amendment), prior to issuance of building permirs
tor Phase 1, the project applicant shall submit a geologic study from a state-licensed and
department-approved individual or firm to the Newport Beach Fire Department Fire
Prevention Division for review and approval (due to the proximity of the proposed project to

a semiconductor facility). [completed]

7.2 Prior to issuance of any grading building permit for residential buildings within 200 feet
of the anhydrous ammonia tank, Phase—t the applicant shall perform the following to
satisfy the Newport Beach Fire Department under Section 9.04.400 of Newport Beach
Fire Code ' ‘ -HE—Seett —0<

prohibits the storage of any amount of extremely hazardous substances equal to or greater

, (which

than the disclosable amounts listed in Appendix A, Part 333, Title 40, of the Code of Federal

Regulations in a residenual zone or adjacent to property developed with residential uses unless

mitigation measures arc implemented and maintained, as required by the fire code

official).”

+ Construct an airtight enclosure around Installatiorrefanew the anhydrous ammonia
tank (approximately 11.5 feet wide, 22 feet long, and 16 fect high). atamintmun

Per Ciry of Newport Beach Fiee Code Section 101 General: The fice code official is hereby authorized ro enforce the provisions of
this code and shall have the authonne w render interprerations of this code, and o adopr policies. procedures, rules and regulanons
in order to clarfy the applicaton of its provisions. Such interpretations, policies, procedures, rules and regulations shall he in
compliance with the intent and purposed of this code and shall nothave the effeet of warving requizements specitically provided tor

in this code.
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A seismic assessment for the ammonia tank and piping system process conducted
by a qualified engineer per Region I LEPC (Local Emergency Planning
Commission) Guidance for CalARP Program Seismic Assessments.

Ensure the proposed ammonia tank enclosure is designed and constructed with
proper ventilation, including:

« Detailed ventilation calculations.
« Emergency back-up power for the ammonia tank.

Design and properly size the proposed ammonia tank containment sump and/or
system to contain and/or convey the estimated deluge water and the maximum

amount of ammonia produced.

Prior to the issuance of any type of occupancy permits, the applicant shall demonstrate

the sausfaction of the City of Newport Beach Fire Department that the following disclosures

and emergency notification procedures/programs are in place:

Disclosure to potental Uptown Newport residences that hazardous chemicals are used

and stored at the adjacent Tower)azz facility.

Inclusion of property manager or authorized representative of the Uptown Newport
residential community to the emergency notification list ot the Towerfazz Business

Emergency Plan.

Program t inform/tain the property manager or authorized representative of the
Uptown Newport residenrial community in emergency  response and  evacuation
procedures and fo incorporate ongoing coordination between the Uptown Newport
representative and “TowerJazz to assure proper action in the event of an accident ar the

facility (shelter in place and/or evacuation routes).

Upgrade TowerJazz emergency alarm svstem to include concurrent notification o
Uptown Newport residents of chemical release. Provisions of the alarm svstem and
emergency notification procedure shall be reviewed and approved by che Ciry of Newport

Beach Fire Department.
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Prior to the introduction of a new extremely hazardous substance (EHS) or increase in
quantity of any exisung EHS at Tower]azz, an updated OCA shall be prepared and reviewed
and authorized by the City of Newport Beach Fire Department. Any new LS shall be
appropriately located and the installaton designed with all necessary mitigation safeguards
specified by the City of Newport Beach Fire Department and the Orange County Health
Care Agency.

Prior to the issuance of building permits for development within Phase 1, the project applicant
Y , Proj PP
shall obrain a “No Further Action” declaration or Letter of Allowance for residential

constructon for Phase | from the Regional Water Quality Control Board. [completed)

The project applicant shall submit copies of applicable reports and plans as submitted to the
RWQCB for remedial actvities within the Phase 2 portion of the project site to the City of
Newport Beach Community Development Department. Such copies shall include remediation

action plans and annual soil and groundwater remediation Progress reports.

Prior to the tssuance of building permits for development within Phase 2, the project applicant
shall obtamn a “No Further Action”™ declaration or Lewer of Allowance for residential

construction for Phase 2 from the Regional Water Quality Control Board.

Prior to issuance of demolition permits, the project applicant shall have the following
mspections and assessments conducted for the Flalf Dome building (Phasce 1) and Tower]azz
building (Phasc 2) and shall provide the Community Development Department with 2 copy

of the report of each investgation or asscssment.

®  The applicant shall cetain a certified lead inspector/assessor to inspect buildings onsite
including any structures ar the SCE substation for lead-based painc (1.BP). The
spector/assessor’s report shall describe cegulatory requirements for lead conrainment

applicable to any LBP discovered onsite.

®  The applicant shall cetain a licensed or certified asbestos consultant to inspect buildings
onsite including any structures at the SCE substaton for asbestos-containing materials
(ACM). The asbestos consultant’s report shall include requirements for abatement,
containment, and disposal of ACM in South Coast Air Quality Management District Rule
1403,

Prior to the issuance of building pernuts for Phase 2. the projecr applicant shall rerain a
registered environmental assessor or other professional qualified to conduct a human health
risk assessment (HEIRA) of potental volatle organic compound contaminadon. The HIHR A
shall be conducted under the guidance and review of the Regional Warer Quality Control
Board. Approval of tenrative rract map(s) for Phase 2 shall not occur until the project applicant
obrains a “No Further Acoon”™ declaraton or a lLetter of Allowance for residential

construction from the Regional Water Quality Control Boacd.
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“-10 Prior to issuance of a building permits for Phase 2 development, the project applicant shall
demonstrate to the Community Development Deparument thar contamination in soil and
groundwater on Phase 2 has been remediated to meer the cleanup goal for the sire for roral
volarile organic compounds set by the State Water Resources Control Board and shall have
obtained a “No Further Action” declaration or Letter of Allowance for residential

construction trom the Regional Water Qualicy Control Board.

7-11 Prior 1o the issuance of demolition permits for Phase 2, the construction dates for the SCI:
Substation shall be confirmed. If the faciline was constructed prior to the 1980%s, a certified
inspector approved by the City of Newport Beach Fire Department shall be retained to test
for PCBs and related hazardous materials. [f PCBs or other hazardous materals arc
determined to be present, a mutigaton program to abate, contain and dispose of the marerials
shall be prepared and approved by the City Fire Department. Such program shall be

unplemented prior to the issuance of Phase 2 bulding permits.

5.225  LEVEL OF SIGNIFICANCE AFTER MITIGATION

The Moditied Project would only result in minor changes or additions in comparison to the Approved Project;
with implemenration of the updated mitigation measures listed above, impacts would be less than significant.
The Modified Project would not have any reasonably foreseeable environmental consequences bevond chat
analyzed m the EIR and does not change the conclusions of the IR, involve new significant effects, or

substantially increase the severity of previously identified significant effects.

5.3 NEW TOPICS UNDER THE 2018 UPDATED CEQA GUIDELINES

This secdon addresses potenual incremenial impacts of the Modified Project for the topics of energy and

wildfire, which were introduced with the 2018 update of the CEQA Guidelines.

5.3.1 Energy
5.3.1.1  SUMMARY OF IMPACTS IDENTIFIED IN THE 2013 CERTIFIED EIR

The requirement to analvze energy in environmental checklists as a standalone section did not become effective
unal the recent amendments and updates to the srare gudelines for implementing CEQA, which were approved
by the Office of Adminiserative Law on December 28, 2018, and became effective January |, 2019, The updated
CEQA Guidelines, which include changes to the CLEQA checklist questons, became effective after the

certfication date of the 2013 cernfied IR by the Newport Beach City Council.

However, the 2013 cerntied EIR included an analysis ol the Approved Project’s impacts on public services or
utilities, which included clectricity and natural gas. Specifically, the analysis was in Scction 3,15, Utditier and Service
Systems, of the 2013 ceratied IR As concluded in the 2013 certified IR, impacrs to clecrricin and nacural
gas services as a result of development of the Approved Project were found o be less than significant. The
updated CEQA guidelines questions i the new energy secton are provided below; and the prior analvsis (as

applicable) s carned through to this new energy secton tor contest, discussion, and COMPATLSON PULPOSCS,
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5.31.2  IMPACTS ASSOCIATED WITH THE MODIFIED PROJECT

Would the project:

Substantial New New
Change in Information | Mitigation or
Project or Showing Alternative to
Circumstances Greater Reduce
Resulting in New| Significant Significant
Significant Effects than Effect is Changes or No
Issues Effects Previous EIR Declined Additions Impact
a)  Resultin potentially significant environmental impact
due to wasteful, inefficient, or unnecessary X
consumption of energy resources, during project
construction or operation?
b)  Conflict with or obstruct a state or local plan for X
renewable energy or energy efficiency?

a) Resultin potentially significant environmental impact due to wasteful, inefficient, or unnecessary
consumption of energy resources, during project construction or operation?

Changes or Additions. Following is a comparison of energy-related impacts associated with the Modified
Project and Approved Project.

Construction

The incremental constructon energy tor the Modified Project relatve to the Approved Project would be
nominal and limited to the energy required to construct a new enclosed room (approximately 11.5 feer wide by
22 teet long and 16 feet high) within an exisung building. Impacts would be less than significant.

Operation

The operational phase of the Modified Project would not require an increase in demand for energy compared
to the Approved Project. Thercfore, this phase would have no impacts.

b) Conflict with or obstruct a state or local plan for renewable energy or energy efficiency?

Changes or Additions. Undcr the Modified Project, the existng anhvdrous ammonia tank would conunue to
serve the Towerfazz manufacturing facility. This modificanon to the Approved Project would not obstrucr a

local plan for renewable energy or energy efficiency.

Therefore, impacts would be less than significant and no mitgation measures are necessary. There are no

changes or new signiticant informadon that would require preparacion of an EIR.

53.1.3  ADOPTED MITIGATION MEASURES APPLICABLE TO THE MODIFIED PROJECT

The standalone energy secuon 1s new i this Addendum: therefore, no mingadon measures were wentified in

the 2013 ceruticd EIR and nonc are required.

~y
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5.3.1.4  LEVEL OF SIGNIFICANCE AFTER MITIGATION

No mitigation measures were identified because all impacts would be less than significant. The Modified Project
would not have any reasonably foresceable environmental consequences bevond thar analyzed in the EIR and
does not change the conclusions of the EIR, involve new significant effects, or substantially increasc the severity

of previously wendfied significant effects.

9.3.2  Wildfire
5321  SUMMARY OF IMPACTS IDENTIFIED IN THE 2013 CERTIFIED EIR

Since preparation of the EIR, CEQA Guidelines Appendix G has been revised o include a specitic section on
wildfire.

53.22  IMPACTS ASSOCIATED WITH THE MODIFIED PROJECT

Would the project:

Substantial New New
Change in Information Mitigation or
Project or Showing Alternative to
Circumstances Greater Reduce
Resulting in New| Significant Significant
Significant Effects than Effectis Changes or No
Issues Effects Previous EIR Declined Additions Impact
a)  Substantially impair an adopted emergency X

response plan or emergency evacuation plan?

b) Due toslope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose project X
occupants to pollutant concentrations from a wildfire
or the uncontrolled spread of a wildfire?

c)  Require the instaltation or maintenance of associated
infrastructure (such as roads, fuel breaks,
emergency waler sources, power lines or other X
utilities) that may exacerbate fire risk or that may
result in temporary or ongoing impacts to the
environment?

d) Expose people or structures to significant risks,
including downslope or downstream flooding or X
landslides, as a resull of runoff, post-fire slope
instability, or drainage changes?

Comments:

According to Appendis G of the CEQA Guidelines, a project would normalls have a significant effect on the
environment if located in or near state responsibility areas or lands classified as very high fire hazard severity
ZONCs.

Wildland fire protecuon in California is the responsibility of the state, local, and federal governments. In Stace

Responsibiliey Areas (SRA), the State of California has the primary financtal responsibiliy for the preventon
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and suppression of wildland fires. SR As cover over 31 million acres, for which the State Department of Forestry

and Fire Protecuon (CAL FIRE) provides a basic level of wildland fire prevention and protection services.

Fire protection for local responsibility areas (LRA) is typically provided by city fire departments, fire protecuon
districts, coundes, and by CAlL. FIRF, under contract to local government (CallFIRE 2013). CAL FIRL s
mandated by California Public Resources Code Sections 4201 to 4204 and California Government Code
Sections 51175 to 51189 1o identfy fire hazard severity zones for all communides in California. Local

governments accept CAL FIRES determinawon or make other, local determinations.

The project site 1s in an urbanized area and is outside of the Very High Fire Hazard Severity Zone. The project
site 1s also not in or near an SRA or LRA (OCPB 2020).

It located in or near state responsibility arcas or lands classified as very high fire hazard severity zones, would

the project:
a) Substantially impair an adopted emergency response plan or emergency evacuation plan?

No Impacts. As demonstrated above, the project site is not in or near an SRA or LRA or lands classified as

high fire hazard severity zones; therefore, no impacts would occur and no MItgation MEeasures are Necessary.

b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and thereby expose
project occupants to pollutant concentrations from a wildfire or the uncontrolled spread of a
wildfire?

No Impacts. The project site ts not in or near and SRA or LRA or lands classified as high fire hazard severicy

zones; therefore, no impacts would occur and no mitigation measures are necessary.

c) Require the installation or maintenance of associated infrastructure (such as roads, fuel breaks,
emergency water sources, power lines or other utilities) that may exacerbate fire risk or that may
result in temporary or ongoing impacts to the environment?

No Impacts. The project site is not in or near and SRA oc LRA or lands classified 1s high fire hazard severiry

zones; therefore, no impacts would occur and no migganon measures are necessary.

d) Expose people or structures to significant risks, including downslope or downstream flooding or
landslides, as a result of runoff, post-firc slope instability, or drainage changes?

No Impacts. The project site 15 not 1n or near and SRA or LRA or lands classificd as high fire hazard severity
zones; therefore, no impacts would occur and no mitigation measures are necessary. The property s not located

in downslope, downstream flooding, or landslide areas that could increase post-fire slope instability or drainage

changes.
5.3.2.3 ADOPTED MITIGATION MEASURES APPLICABLE TO THE MODIFIED PROJECT

The standalone wildfire secuon 1s new in this Addendum: therefore, no mitigation measures would have been

denufied in the 2013 cerafied IR, and none are required.
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53.24

LEVEL OF SIGNIFICANCE AFTER MITIGATION

No mitigation measures were identified because all impacts would be less than significant. The Modified Project

would not have any reasonably foreseeable environmental consequences bevond that analvzed in the EIR and

does not change the conclusions of the EIR, involve new significant effects, or substantially increase the severiry

of previously identified significant ctfects.

5.4 MANDATORY FINDINGS OF SIGNIFICANCE

5.4.1

Summary of Impacts Identified in the 2013 Certified EIR

The 2013 certified EIR included analvses on biological resources, cultural resources, air quality, hazards and

hazardous materials and cumulauve impacts. For purposes of this Addendum, the Appendix G mandatory

findings of significance are addressed below as to the potential incremental impacts of the Modified Project.

5.4.2

Impacts Associated with the Modified Project

Issues

Substantial
Change in
Project or
Circumstances
Resulting in New
Significant
Effects

New
Information
Showing
Greater
Significant
Effects than
Previous EIR

New
Mitigation or
Alternative to

Reduce
Significant
Effectis
Declined

Changes or
Additions

No
Impact

a)

Does the project have the potential to substantially
degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause
afish or wildlife population to drop below self-
sustaining levels, threaten to eliminate a plant or
animal community, substantially reduce the number
or restrict the range of a rare or endangered plant or
animal or eliminate important examples of the major
periods of California history or prehistory?

Does the project have impacts that are individually
limited, but cumulatively considerable?
(‘*Cumulatively considerable™ means that the
incremental effects of a project are considerable
when viewed in connection with the effects of past
projects, the effects of other current projects, and the
effects of probable future projects.)

Does the project have environmental effects which
will cause substantial adverse effects on human
beings, either directly or indirectly?

Comments:

a) Does the project have the potential to degrade the quality of the envitonment, substantially reduce
the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below sclf-
sustaining levels, threaten to climinate a plant or animal community, reduce the number or restrict
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the range of a rare or endangered plant or animal or eliminate important examples of the major
periods of California history or prehistory?

No Impact. As shown in Table 2, Environmental Factors Not - Ufected, tor biological resources, cultural resources,
geology and sotls, and tribal cultural resources, and discussed throughout this Addendum, the Modified Projecr
would not change the environmental impacts idendfied for the Approved Project in the 2013 certified FIR

and would not degrade the quality of the environment.

b) Does the project have impacts that are individually limited, but cumulatively considerable?
(“Cumulatively considerable” means that the incremental effects of a project are considerable
when viewed in connection with the effects of past projects, the effects of other current projects,
and the effects of probable future projects.)

Changes or Additions. As discussed throughout this Addendum, the incremental differences of the proposcd
modifications under the Modified Project to that of the Approved Project would not result in substantial
increases in demands or new significant cumulatve impacts. The modifications to the project are not

curnulaavely considerable.

c) Does the project have environmental effects which will cause substantial adverse effects on human
beings, either directly or indirectly?

Changes or Additions. As analyzed in Section 3.2.1, -l Quality, and Scection 3.2.2, Husards and Hazardons
Materials, the Moditied Project would not causc substantial adverse effects to human beings, and impacts would

be less than significant.
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1. Introduction

1.0 PURPOSE

This report presents the results of a revised ammonia risk analysis for the existing ammonia tank at the
TowerJazz Semiconductor Facility, based on the current plans to enclose the tank by constructing a room within
an existing butlding. This analysis is not part of the Towerjazz Risk Management Plan (RMP) nor a replacement
for the RMP, which was prepared by EORNM (2018). This analysis has been prepared to fulfill a request by the
Newport Beach Fire Deparument to model porential airborne ammonia concentrations to assess the potential
impact to the proposed adjacent Uptown Newport residental development in the event of a release from the

existing anhydrous ammonia tank.

The report has been prepared for TSG Parcel 1, LLLC, who is the master developer for the Uptown Newport
mixed-use project. The project is located adjacent to the Towerjazz Semiconductor Facility, which will continue
to operate during construction and occupancy of Phase | of the project. During Phase 2 of the projece, the
Towerfazz factlity will be closed and demolished during site clearance activities and the existing ammonia tank

will no longer be operational.

A new ammonia tank tostallation is currently underway ar the Towerfazz facility: the tank is located
approximately 200 fect from the proposed residential /mixed use development. Flowever, due to concerns by
Tower)azz personnel that the switchover to the new tank would require a complex qualificadon process, 1SG
Parcel | has proposed that the existing ammonia tank be enclosed and utilized for ongoing operations at

Towerfazz.

To minimize potenual nsk to Tower]azz employees and contractors, adjacent commercial users, and future
residents and occupants of the Uptown Newport project during the transition period while the existing
ammonia tank ts still in use, it has been decided to enclose the existing ammonia tank within an existing building
to reduce the potential exposure to ammonia emissions. This revised ammonia risk analysis presents the results
of additonal modeling to determine the potenual impact of releases from the existing ammonia tank located

within an enclosed building to Uptown Newport occupants.

11 SITE LOCATION AND PROJECT DESCRIPTION

The 25-acre project site is within the Airport Area of the City of Newport Beach, Orange County, California.
[tis on the east side of Jamboree Road, between Birch Street and the intersection of Von Karman Avenue and
MacArthur Boulevard. Phase | of the Uptown Newport project includes a 438-unit luxury apartment project;
up to 174 for-sale condominums: 6,500 square feet of restaurant and retail uses; and a one-acre public park.
The layout for the Phase | development is shown on Figure 1 as well as the location of the existing 2,230-

gallon ammonia tank.
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REVISED AMMONIA TANK RISK ANALYSIS
UPTOWN NEWPORT

1. Introduction

1.2 REPORT OBJECTIVES AND METHODOLOGY

The purpose of this revised risk analysis is to:

Fvaluate potential releases from the existing 2.230-gallon anhydrous ammonia tank that is located
approximately 5 feet from the closest Uptown Newport property boundary and 33 feet from the closest
proposed residenual building,

The analysis will be based on the tank being enclosed within a separate room ot the existing building that
houses the existng ammonia rank.

Conduct computer modeling using USEPAs RMP computer program to determine worst-case and
alternative accident release scenarios.

Conduct more sophistcated computer modeling of porental ammonia celeases, using the USLPA
AERMOD computer model, to generate ammonia concentration contours within the Uptown Newport
property.

livaluate the risks associated with the explosive potenual of ammonia within a confined building,

As per previous discussions with the Newporr Beach Fire Deparunent during the preparanon of the off-site

consequence analysts (The Planning Center, 2012), the methodology used in this report includes the following

for cach ammonia tank scenario:

Worst-case scenario — analyzed using USIIPA's computer model RMP*Comp, nighttime mereorological
conditions (Stability Class I¥ and wind speed of 1.3 m/sec) and instantaneous release of the entire contents

of the entre ammonia tank.

Alternauve-case scenario — analyzed using USEPAs computer model RMP*Comp with daytime
meteorological conditions (Stability Class 1) and wind speed of 3.0 m/sec) and assuming a break in the

vapor feed line to the tank

Ammonia concentration contours ar the Uptown Newport property from the existing ammonia tank —
analyzed using USEPA’s AERMOD model. which accounts for site-specific meteorological conditions and

the release of ammonia within an eatirely enclosed building (i.¢., volume source)

The mpacts and nsks to Phase | residendal receptors were determined using the toxic endpoint for
anhydrous ammonia of 0.14 mg/l (200 ppm), as specified in the CalARP regulations. Alrernate toxic
endpoints, such as the California Permussible Exposure Limits (PELs) of 25 ppm tor ammonia were also

eviluared.
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REVISED AMMONIA TANK RISK ANALYSIS
UPTOWN NEWPORT

1. Introduction

1.3 REFERENCES USED

The following references were used to develop aceident scenarios and evaluate risk to occupants of the Phase

I Uptown Newport project:

»  Risk Management Program Guidance for Offsite Consequence Anatysis. US Environmental Protection Ageney
(USEPA). March 2009. EPA Report No. 550-8-99-009.

& Technical Background Document for Offiite Consequence Analysis for Anbydrous Ammonia, Agueons Ammonia, Chlorine,
and Sulfur Dioxide. USEPA. April 1999

8 Appendixc Li: Supplemental Risk Management Program Cutdance for Ammonia Refrigeration Facilities, USEPA, May
2004

8 RMP#Comp. USEPA computer model, Version 2,01, for performing offsite consequence analysis required
under USEPAs Risk Management Program (RMP) rule. 2012, Website:
http: //www.epa.gov/oem/content/rmp /tmp _comp.htm

w  Areal Location Hlagardows Atmosphere (-11LOH 1) Compater Model, 2007

= Lakes Environmental, 2019. AERMOD sew Plume Dispersion Model, | ersion 9.6.5.

= Guidelines for Chemical Process Quanutative Risk Analysis. American Institute of Chemical Lingineers,
2000,
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2. Hazard Assessment

20 ANHYDROUS AMMONIA CHARACTERISTICS

Anhydrous ammonia is a clear, colorless gas with a pungent irritating odor; its chemical formula is NH;.
Ammonia is casily liquefied by applying low pressure to the confined gas; this form is called anhydrous
ammonia. The vapor density of ammonia is (.59; therefore, ammonia rypically is lighter than air and quickly
disperses into the atmosphere when released. However, when large amounts of liquid ammonia are released o
the atmosphere at once, the ammonia is mnitally cold and heavier than air. When first released from its liquid

storage tank, ammonia may be visible as a white fog caused by condensed atmospheric moisture.

As a result of ammonia’s affinity to water, ammonia gas can be irrrating to the eyes, throat, and breathing
passages. Ammonia tn either the vapor or iquid state primarily affects the eves, lungs, and skin. Svmproms can
include burning of the eyes, nose, and throat after breathing even small amounts. With higher doses, coughing
or choking may occur. Exposure to high levels of anhydrous ammonia can cause swelling of the chroat and/or
chemical burns to the lungs. Most people recover trom a single low exposure to anhvdrous ammonia without

any delayed or long-term effects. Anhydrous ammona is not known to causc cancer.

According to the Occupadonal Safety and Health Administratdon (OSHA), ammonia has an odor detection
threshold of 3 to 50 ppm. The pungent and distinctive odor of the vapor, even at low concentrations, provides

adequarte warning so that no person would voluntarily remain in concentrations which are hazardous.

The California Accidental Release Program (CalARP) lises a toxic endpoint (Le., a sate distance for analysis) for
ammontia of U.14 mg/l, or 200 ppm. The toxic endpoint is defined as the maximum airborne concentration
below which it is believed that nearly all individuals could be exposed for up to one hour without experiencing
or developing irreversible or other serious health ceffects or symproms that could impair an individual’s abiliry

to take protective acuon.

The California Occupational Satery and [Health Administraton (OSHA) establishes permissible exposure limits
(PELs), which are the legal limits for exposure of an employee to chemical substances or physical agents. The
PEL for ammonia is 25 ppm for a time weighted average (TWA) over an 8-hour exposure period. The short-
term exposure limit (STEL) 1s 35 ppm for 15 minutes. These hmits do not apply to emergency exposurce

stcuattions but give an indicaton of what levels of ammonia may be of concern.

Septenber 2019 PlacelFarks ® Page
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REVISED AMMONIA TANK RISK ANALYSIS
UPTOWN NEWPORT

2. Hazard Assessment

2.1 EXISTING AMMONIA STORAGE TANK LOCATION AND
OPERATIONAL SAFETY PROVISIONS

Anhydrous ammonia s currently stored in a 2,230-gallon above-ground pressurized tank located southeast of

the Towerfazz cooling towers (Figure 1). The storage tank 1s located within a partially enclosed structure with

three walls and a roof thart also contains the acid neutralization tanks for Tower|azz’s wastewater svstem.

The proposed plan is to completely enclose the existing ammonia tank 1n a separate room that would be
approximately 11.5 feet wide, 22 feerlong, and 16 feet high within the existing structure. Although the ammonia
tank 1s about 5 feet from the nearest property boundary and 35 feet from the closest proposed building of the

Uptown Newport project, any release from the tank would be constrained by the enclosed structure.

The extsting ammonia tank 1s cquipped with the following safety features:

Water deluge spray system that consists of warter nozzles above the tank that cffecovely knock down any

vapors from an unintenuonal release

= Ammonia leak detector that alarms at a concentranion of 25 mg/l and acuvates the water deluge system at
35 mg/I

#  [lame detector connected to gas sensor controller

8 Pressure relief valves, pressure sensors, level indicators, leak sensors, shutoff valves, and ammonia control
panel

8 [ixcess flow valves that automaucally shut off flow in the piping when excess tlow rates are detected in the
line

8 [imergency shutoff with remote release cable

#  Diking around tank with drain sump

m Jiye wash stanon

= Ammona tank monitor and control panel with emergency deluge actvarnon

The ammonia tank alarm will be tied to the cental alarm system of Uprown Newport residences.

2.2 ACCIDENT SCENARIOS - EXISTING AMMONIA TANK
221 RMP*Comp Worst-Case Scenario

For the worst-case scenano, the procedures described in the USEPA OCA guidance document (1999) were
used. It was assumed that all the anhydrous ammaoni m the tank was released over a period of 10 minutes and
the release wok place during worst-case meteorological condinons (Stability Class I+ and wind speed of 1.5
m/sce). The release was modeled vsing the computer program RMP*Comp. The RMP*Comp worst case
scenario assumes partial credir for release withm an enclosed space, which was used in this model run. The
RMP*Comp model defines an enclosed space as a butlding or shed with openings to the ourside and in direer
contact with outside air. This results in conservative results, sinee the acrual building will be completely enclosed
and not 1n dircet contact with outside aie, However, a complerely enclosed building scenarno s not available in

the RMP* Comp madel.

\.‘:‘/,hwﬁ;{.’- 2019 PlaelWorks © Page 3




REVISED AMMONIA TANK RISK ANALYSIS
UPTOWN NEWPORT

2. Hazard Assessment

The results, which are provided in Appendix A, indicate that the ammonia toxic endpotnt of 200 ppm would
extend approximately 0.9 miles, or 4,572 feet. The nearest outdoor residendal receptor in Phase 1 of the
proposed development would be approximately 53 fect from the ammonia storage locanon. Therefore,
occupants of the Uptown Newport project could have the potental to be adverselv impacted under this
conservatve worst-case scenario. Worst-case scenarios do not account for the probability of a catastrophic
release occurring. Industry data indicate that the probability of a catastrophic ammonia vessel failure is 3.0 x
108/ year, or once every 33 million years (Marine Research Scientists, 2007).

2.2.2 RMP*Comp Alternative Release Scenario

The USEPA RMP and CalARP protocols indicate that an alternative release scenario, based on more realistic
assumptions and mitigating measures, can be used to determine potential impacts. For this alternative release
scenario, a break in the vapor feed line from the anhydrous ammonia storage tank was assumed. This is the
same alternative release scenario used in the previous PlaceWorks risk analvses (Planning Center, 2012;
PlaceWorks, 2018).

There is an excess flow valve for the exisung tank that is designed ro close when the flow rate from the cxisting
tank exceeds 9.38 Ib/min. This was therefore assumed to be the maximum possible flow rate in the line for the
alternative scenario analysis; acrual operating flow rates will be lower than this amount. Based on the presence
of automated alarms, toxic gas detecnon systems, ammonia diffusion system, and automauc shuroftt valves, it
1s anucipated that the duradon of any release of ammonia would be much less than one minute. I lowever, a

one-minute release duration was assumed for this hazard assessment.

There also 1s a high-volume water sprav system surrounding the tank chat is designed to activate upon detection
of ammonia in the atmosphere. The water spray 1s intended to intercepr the released ammonia vapor and
effecuvely knock down the plume and convert most of the ammonia into aqueous form for subsequent
discharge to a sump within the building, T'he control efticiency of the water spray svstem is estimated to be 90
percent or greater at releases less than 660 b.min (AIChE, 2000). Credit can be taken for active mitgation

systems, such as water spray systems and automatce shutoff valves, when evaluanng alternative release scenarios.

The RMP*Comp results for the alternative release scenario, which is presented in Appendix A\, indicates a toxic
endpoint distance of <0.1 mile, or approximately 528 fect. The RMP*Comp model does not calculate distances
of less than 0.1 muie. Therefore, to more realistically model potential ammonia releases from the existng tank,
a more sophisticated model, AERMOD, was used o 1) account tor a rclease of ammonta from an enclosed
building, 2) account for site-specitic meteorological conditions over a 3-vear period, and 3) generate ammonia

concentration contours over the ennre l,'pm\vn NC\VP()FI' propcrty.

2.2.3 AERMOD Alternative Release Scenario

Although releases of anhydrous ammonia are tvpically evaluared using heavy gas models, such as RMP *Comp,
ALOLLA, SLAB, or DEGADIS, the neutrally and positively buovant model ARMOD was used for chis
alternative release scenario for the following reasons. I'he alrernative release scenario assumes a complete
rupture of the one-inch pipe that is connected to the vapor space of the anhvdrous ammonia tank and extends

into the Towerfazz facility. The ammonia vapor s lighrer than air and therefore A\ERMOD can be used o

September 2019 PlacelForks © Pupe 6
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REVISED AMMONIA TANK RISK ANALYSIS
UPTOWN NEWPORT

2. Hazard Assessment

accurately predict vapor emissions from this release scenario. Also, the heavy gas models cired above do not
have the capability to 1) model a release from inside of a building, 2) use five vears of site-specific
meteorological data to predict worst-case concentrations, or 3) generate ammonia concentration contours

across the site.

The USEPA RMP Guidance for Offsite Consequence Analysis (2009) states that for gases liquetied under
pressure, the release can be assumed to be primarily gas if the hole in the head space of the tank is well above
the liquid level or the release is from a pipeline. In these cases, USEPA gutdance states that the release rate from
the hole or pipeline can be assumed to be the release rate to aic. If a different alternative release scenario was
evaluated for this report, such as a one-inch hole in the liquid porton of the tank, it could resule in a two-phase
dense gas releasc. However, the release would be contained within the building and the automatic activation of
the water deluge system would “knock down’ the vapor/acrosol mixture resulting in a pool of aqueous
ammonia that then would be collected in the sump and processed through the on-site wastewater treatment
system. The amount of ammonia vapor that remains in the air for this scenaro could then be modeled as a

lighter than air gas.

The USEPA RMP Guidance also allows for alternative release scenarios to use passive mitgation measures,
such as a release within an enclosed building, and/or active mitigation measures, such as automatic shurott
valves that would reduce the duranon of a release or a water spray system that would reduce the amount of
airborne ammonia vapor. For chis alternative release scenario which assumes a complete rupture of the one-
inch ammonia vapor line, the release was assumed to oceur within an enclosed building with the excess flow
valve on the pipeline limiting the duradion of release. The excess flow valve would close automaucally with a
detected drop in pressure such as a line break. However, for this analysis, the duraton of the release was
assumed to continue for a period of one minute. The water deluge system was assumed to result in a 90 percent

reduction in vapor concentratons (AIChIE, 1997, USEPA, 2009).

The results of this analysis, which are deseribed in detail 1n the tollowing paragraphs, arc conscrvatve for the

following reasons:

1) The amount of vapor released was assumed to be constant over a one-minute period, although

the release rate from the pipeline break would decrease rapidly as the pressure in the line decreases

2)  Once the ammonia vapor is released within the building, the model assumes thar the walls of the

building are removed, and the ammonia vapor is freely dispersed into the atmosphere

3)  The model does not account tor the building vendlaton requirements (L.e., at least six air exchanges

per hour) that would result in reduced ammonia concentrations

4 The reported result in the following paragraphs is the worst-case (i.e., highest) concentration at
the site, based on five vears of site-specific meteorological data with approximately 44,000 hourly
weather readings. I'he prevailing winds ar the site are typically to the northeast and away from the

residential development.
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2. Hazard Assessment

AERMOD is a USEPA and SCAQMD approved atmospheric dispersion model that accounts for actual
meteorological data and building conditions to estimate chemical concentrations in simple and complex terrain.
Although this model is not typically used in RMP evaluations because of the detailed weather and terrain inputs
that are required, AERMOD or its predecessor [SC3, have been used for ammonia plume dispersion modeling
Daly et al, 2013; Beck, 2007).

For tus release scenano, the emission rate was estimated to be 0.94 Ib/min over a one-hour period, accounting
for the 90% reducton in ammonia vapor concentrations with the water deluge system. The ammonia vapor
emissions were modeled as a volume source, based on the dimensions of the enclosed room. This s
conservative, because the AERMOD model assumes that the ammonia vapors are mixed within che volume of
the room and then the walls of the room are removed and the vapors disperse into the atmosphere. No credit

ts taken for venulaton within the room or the fact that the room is totally enclosed.

Meteorological data provided by the South Coast Air Quality Management District (SCAQMD) for the John
Wayne Airport meteorological station (2012-2016) were used to represent local weather conditions and
prevailing winds. According to the wind rose for the fohn Wayne Awrport Monitoring Stanon, presented in
Appendix A, the prevailing wind directon in the area of the project site ts to the northeast. Therefore, for most

of the tme, an accidental release from the ammonia tank would typically be away from the project site.

The AKRMOD model was run to deternune the maximum one-hour ammonia concentration over a 3-year
period of meteorological data. The model accounts for 43,800 different data points during that time period
(one-hour met data including wind speed and direction) to determine the maximum concentranon. The
maximum one-hour ammonia concentranon occurred at a specitic date and ume (Le., July 29, 20t5 ac 10:00
am) with the wind at a speed of 0.51 m/sec and blowing to the southeast (ie., toward the Uptown Newport

receptors). The wind rose for the maximum one-hour ammwonia concentrauon ts provided in Appendix A.

The AERMOD model also considered the spatal distmbution of the release source i relation to the project
site. To accommodate the model’s Cartestan grid format, directuon-dependent calculations were obrained by
identifying the Universal Transverse Mercator (L'TM) coordinates for each source. In addition, digital elevadon
model (DEM) data for the arca were obrained and included 1n the model runs to account for complex terrain.

The resules of the AERMOD model run are provided in Appendix A\ and summarized herein.

The maximum reported one-hour outdoor ammonia concentraton on the Uptown Newport propertv was
reported to be 1.06 ppm. It occurs at the southern corner of the ammonia tink building and only extends about

9 feet from the edge of the building. This occurs in a proposed area of landscaping next to the cul-de-sac.

The contours of the maximum outdoor ammonia concentrauons are shown on ligure 2. The ammonia

concentrations decrease rapidly trom the edge of the ammonia rank building with a2 maximum outdoor
concentration of approximately 0.3 to 0.5 ppm ar the necarest building. The average outdoor ammonia
concentration across the Uptown Newport property was 0.08 ppm. The modeled maximum values are well
helow the toxie endpoint of 200 ppm and well below the PEL value of 25 ppm. The maximum values are also

below the odor threshold for ammonia of 5 ppon.
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2. Hazard Assessment

Short-term concentrations (., one-minute averages) also were calculated for this analvsis. Air quality
measurements and atmospheric turbulence ctheory show that short-term concentrations may fluctuate above or
below the hourly average. The following formula can be used to cstimate the maximum short-term

concentraton trom the hourly average value, as a peak to mean rato:

CTl B (Tl)_0'35
Crp  \T2

where tor example, if 12 = 6() minutes and Tt = | minute, the formula indicates that the peak one-minute
average concentraton (Cry) during a 60-minute period is equal to 4.2 times the 60-minute average concentration
(Cr2). Therefore, the hourly average concentration can be multplied by 4.2 to represent the maximum, worst-
case one-minute concentragon. The resultant maximum one-minute outdoor ammonia concentration ar the
Uptown Newport property would be 4.45 ppm. This would be below any level of concern and would be just

below the range of values for odor perception (5 to 50 ppm) for outdoor residential occupants.

Another potenual concern is the exposure of construction workers to ammonia concentratdons due to an
accidenral release from the extsting ammonia tank. Since the existing ammonia tank 1s closer to the site and has

a greater release rate, the worker exposure is focused on this scenario.

Results of the AERMOD modeling indicate thar ammonia concentrations from a release of the existing
ammonia tank nearest to the project site would result in short-term concentradons of much less than 25 ppm
(i.c., one-hour concentration of 1.06 ppm and one-minute concentration of +.45 ppm). Therefore, an accidental
release from the existing ammonia tank would not result in ammonta concentrations that could adversely impact

on-site construction workers.

2.3 EXPLOSIVE POTENTIAL OF AMMONIA

At the request of the Newport Beach Fire Department, the potenual for ammonia vapors o explode wichin a
confined space was evaluated. 'The Department of Transportaton (DOT) classifics anhvdrous ammonia as a
non-flammable gas because its temperature of ignition s greater than 1,560°F and the ammonia/air mixcure
must be benwveen 15 and 28 percent ammonia vapor for igniton. [However, anhydrous ammonia can only burn

in a confined space, not outdoors in the open withour a supporting flame.

However, in order to ignite ammonia, an ignition source with a minimum encrgy of 680 mJ is nceded as
compared to methane, propane, and ethane requiring only 0.21-0.26 m) and hvdrogen gas requiring only 0.2
m]. The fire process 1s typically short-lived. After just a few seconds of fire, a certain amount of oxygen in the
room 15 used up and the ammonia/atmospheric oxvgen balance ts no loager tlammable. The fire dics out if no

other materal is 1ignited.

The Inrernational Tnstituee of Ammonia Refrigeration (ILAR) states thac the ignition of ammonia-air mixeures
can result in a deflagration bur will not resule in a deronauon (H1AR, 20025, A detlagration 1s a fire in which a
flame travels rapidly but at subsonic speed through a gas. While the action of deflagration is to push air in front
of i, objects do noc explode because rhe rate of combustion is relanvely slow: Examples of detlagration include

mrernal combuston engines, natural gas sroves, fireworks, and gunpowder i a firearm. The overpressure from
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a deflagrauon 1s less than 7.25 pounds per square inch (pst). This contrasts with detonation, where an explosion
moves outward at supersonic speed, resulang in the destruction of obijects in its path and resulting in shock

waves and overpressure.

[t 15 possible for an ammonia tank ro rupture or “‘explode” due to overfilling or over-pressurization, bur chis is
a physical explosion rather than the ignition and deflagration of an ammonia-air mixture. Most incidents in the
literature where ammonia tanks have ruptured or “exploded” involve ammonia nurse tanks which are found in

outdoor agricultural setrings and the tanks were overfilled and/or over-pressurized.

A review of nadonwide OSFIA ammonia incidents from 2000 to 2018 was conducted to determine if any
incidents involved the ignition of ammonia-air mixtures within a building resulting in an explosion (OSHA,
2019). Ot the 266 reported incidents nvolving ammonia, there were only four cases that included explosions
and none of these cases involved the ignition of ammonia-air mixtures within a building. One case involved a
flash fire/explosion from an emplovee cutting into an ammonia cooling system that had not been purged wich
an acetylene torch. “Iwo cases nvolved the over-pressurization and explosion of equipment (an ammonia
compressor and a heat exchanger). And the fourth case involved an accident during transfer of ammonia from

a truck to an ammonia nurse tank that resulted in the over-pressurizadon and explosion ot the nurse tank.

For an ammonia-air deflagrauon to occur in a confined space, such as the ammonia tank storage bullding, an
ammonia leak must contunue for a significant dme period undl the flammability limit of 13 percent ammonia
vapor 1s reached 1n the confined spacce. ‘Then, there must be an igniton source, which could be a spack from a
motor or the hear of a welding or cutung torch. The subsequent flash fire/deflagravon cvent could damage
equpment and the butlding bur likely would nor result in signmificant blast overpressures. Adherence o the
ITAR-2 (2014) standards for ventilation of ammonia machinery rooms would prevent the accumulation of
ammonta-air vapors, as described in more detal below:  In addidon, vapor accumulaton would cause the
ammonia sensor in the enclosed ammonia tank room to trigger an alarm and activare the deluge system, which

would greatly reduce the potenual for ammonm-air vapors to accumulate.

The design of the enclosed ammonia tank room will be in accordance with the applicable State and local codes,
such as ITAR-2 (2014) Standard tor Safe Design of Closed-Cireuit Ammonia Refrigeration Systems and the 1WAR Guidelines
Jor Ammonia Machinery Room Ventilation. The codes and guidance document require ventdaton tor the following

purposcs:

¢ ‘lo purge ammonia vapors from the machinery room m emergency situations to help prevent the
concentration of ammonta trom reaching the lower tlammabiliey timuc (LI1.), mininuzing the possibility
of a detlagration

e ’lo prevent excessive remperature rise (or limic temperature) in the machinery room during normal
operation due to equipment-generated heat

e o provide fresh air for machinery room occupants

e To mainrain the machinery room under negatve pressure

¢ ’lo enhance ammonia derector responsivencess.

The proposed design ot the ammonta tank room will mclude the following;
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¢ lorally enclosed room sealed against the roof

*  Liquid containment volume for a deluge event

*  Double door in front, with interlock to ammonia detection alarm

® Separate door at back of room with ladder down to main operation level ot process area

* Ventlation fan with at least 6 air changes per hour (ACH)

e SCBA cabiner ourside of room

®  [abricated sump with pump to collect drainage trom the deluge evene and pump it to the wastewater

reatment area.

The deluge svstem will activate when an ammonia vapor concentraton ot 35 ppm is detected within the room.
With these design features, the potential for the accumulaton of ammonia-air to reach 1.FLs and cause a fire

or detlagration is minimized.

To confirm that the machinery room would not result in ammonia concentrations thar could cause a fire or
deflagration, the ALOHA model was run, assuming night-time meteorological conditions and a congested
environment (i.¢,, a building or enclosed room). It was conservatively assumed that the ammonia leak would
conunue at a rate of (.94 Ib/min for one hour (i.¢., the excess flow rate valve did not shur off flow from the
tank) and the emergency venalaton system did not activare. The results, which are provided in Appendix \,
indicare that concenrtrarions would not reach the 1.FL at any ume and theretore, there would be no potential
fora fire or deflagration. The ALOHA model was also run for another more conservative scenario and assumed
that the water deluge svstem did not operate, the excess tflow rare valve did not shut off, and the emergency
ventilation system did not activate, resulting in a flow rare of 9.4 Ib/min for one hour. 'The results also indicate
that concentrations within che building would not reach the LI at any ume and no fire or deflagration would

result.
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24 SUMMARY AND RECOMMENDATIONS

The results of the revised risk analysis indicate that the estimated ammonia concentrations from an accidental
release trom the existing ammonia tank within an enclosed bulding would nor result in concentrations of
concern at the Uptown Newport property. The maximum outdoor one-hour ammonia concentration was
estmated to be 1.06 ppm and occurred within a small arca next to the ammonia tank building. According to
the AERMOD results, this maximum one-hour concentration oceurs only one time during a 5>-year period of
hourly meteorological data. It occurs during a period of low wind speed (0.51 m/sec) with a wind direction
toward the southeast. As stated previously, these results are conservative because it assumes a release of all of

the ammonta vapor within the room directly into the atmosphere, when in eeality the room will be sealed.

The maximum one-minute outdoor ammonia concentration was modeled to be 4.45 ppm and the average
outdoor concentrations across the Uptown Newport property was estimated to be 0.08 ppm. Modeled outdoor
ammonia concentratons are well below the CalARP toxic endpomt of 200 ppm and also are below 8-hour
OSHA worker exposure levels of 25 ppm. Therefore, a release of ammonia during Phase 1 of the Uptown
Newpore project would not pose a risk to on-site construction workers or residential occupants. During Phase

2 of the project, the Towerfazz facility would be shue down and the ammonia tanks removed.

Fven though the impact of an accidenal release of ammonia was found to be less than significant, the Uptown
Newport alarmn system and emergency response plan will be activated in the case of an emergency release so
that appropriate response actions can be taken. Contact names and numbers tor the Newport Beach Fire
Department, on-site operations and maintenance personnel, and the safery officer of the Towerfazz facilicy are

provided in an emergency response plan.
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REVISED AMMOMIA TANK RISK ANALYSIS
UPTOWNN NEWPORT
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REVISED AMMONIA TANK RISK ANALYSIS
UPTOWN NEWPORT
SHOPOFF REALTY INVESTMENTS

Appendix
Appendix A.  Risk Analysis Calculations
March 2019  Plaelorks
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LRMP COMP WORST CASE SCENARIO

OFF-SITE CONSEQUENCE ANALYSIS CALCULATIONS

Anhydrous Ammonia - Worst Case Scenario

Storage capacity of tank 2,230 gallons
Maximum fill rate of tank 85 %
Maximum volume stored onsite 1,896 gallons
Density of anhydrous ammonia @ 60F 5.15 Ib/gal
Pounds of ammonia stored onsite 9,762 Ib

No passive mitigation considered for worst-case scenario

Duration of release 10 min per OCA guidance
Release rate 976.2 Ib/min

Wind Speed 1.5 m/sec

Stability Class F

Temperature 77 F

Toxic endpoint 200 ppm

RMP*Comp - distance to 0.9 miles

toxic endpoint of 200 ppm 4,752 feet

Distance to nearest residential receptor 5 ft

Potential impacts to nearest receptor Yes
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RMP*Comp: Results of Consequence Analysis

Scenario Summary

Mar 19, 2019
Chemical: Ammonia (anhydrous)
CAS number: 7664-41-7
Threat type: Toxic Gas
Scenario type: Worst-case
Physical state: Liquefied under pressure
Quantity released: 9762 pounds
Release duration: 10 min
Release rate: 537 pounds per minute
Mitigation measures: Release in enclosed space, in direct contact with outside air

Surrounding terrain type: Urban surroundings (many obstacles in the immediate area)

Toxic endpoint: 0.14 mg/L; basis: ERPG-2

Estimated distance to toxic endpoint: 0.9 miles (1.4 kilometers)

ASSUMPTIONS ABOUT THIS SCENARIO

Wind speed: 1.5 meters/second (3.4 miles/hour)
Stability class: F

Air temperature: 77 degrees F (25 degrees C)

AD4



EzMP COMP ALTERNATIVE SCENARIO

OFF-SITE CONSEQUENCE ANALYSIS CALCULATIONS

Anhydrous Ammonia - Alternative Release Scenario

Scenario assumes discharge from rupture of 1-inch gas line
Flow restricted by excess flow valve

Specifications on excess control valve from vendor - Rego Products

Valve ID - AB013D and A8013D
Vapor flow rate at 90 psig that triggers closure

Density of anhydrous ammonia vapor
Maximum flow rate with break in 1-inch gas line

Active mitigation considered for alternative release scenario

QRy, = (1-FR) x QR

FR = Fractional reduction resulting from mitigation
Control efficiency of water deluge system

QR;, = mitigated release rate (Ib/min}

Duration of release

Wind Speed

Average nighttime temperature - Newport Beach
Relative Humidity (nighttime conditions)

Urban or Rural

Ht of release - conservatively assume same height
as Phase | receptor in multi-story building

RMP *Comp - distance to
toxic endpoint of 200 ppm

12,510 ft*/hr
208.5 ft*>/min

0.045 Ib/ft’
9.38 Ib/min
30 % AIChE, 1997
0.94 |b/min
1.00 min time to activate automatic shutoff valves
and water deluge system
L.5 m/sec
56 F
80 %
Urban
Ground level
<0.1 miles
<528 feet



RMP*Comp: Results of Consequence Analysis

Scenario Summary
Mar 19, 2019

Chemical: Ammonia (anhydrous)

CAS number: 7664-41-7

Threat type: Toxic Gas

Scenario type: Alternative

Pﬁysical state: Liquefied under pressure

Release duration: 1 minutes

Release rate: 0.94 pounds per min

Mitigation measures: Release in enclosed space, in direct contact with outside air

Surrounding terrain type: Urban surroundings (many obstacles in the immediate area)

Toxic endpoint: 0.14 mg/L; basis: ERPG-2

Estimated distance to toxic endpoint: <0.1 miles (<0.16 kilometers); report as 0.1 mile

ASSUMPTIONS ABOUT THIS SCENARIQ—————

Wind speed: 3 meters/second (6.7 miles/hour)
Stability class:. D

Air temperature: 77 degrees F (25 degrees C)

Abs



A,

'‘MIND ROSE PLOT

John Wayne International Airport

2012-2016

WEST

COMMENTS

All Hours

RELOT View - Lakes Envirenmental Soltware

NORTH

SOUTH

DATA PERIOD COMPANY NAME

Start Date: 1/1/2012 - 00:00
End Date: 12/31/2016 - 23:59

MODELER
CALM WINDS " TOTAL COUNT
3.42% 43602 hrs.
AVG, 'MIND SPEED " DATE
243 mis 3/29/2018

DISPLAY
Wind Speed
Flow Vector (blowing to)

EAST

WIND SPEED
(mis)

M ~=11.10

Bl ss0-1110
Bl s70-5.30
Bl s0-570
] 2.10-3.60
] 0.50-2.10
Calms: 3.42%
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WIND DIRECTION FOR MAXIMUM ONE-HOUR CONCENTRATIONj

'MIND ROSE PLOT

John Wayne International Airport Meteorological Station
2015/07/29 Hour 10 (10AM-11AM)

61.2%

NORTH
40.8%
20.4%
WEST
\
\,
SOUTH
COMMENTS DATA PERIOD COMPANY NAME
Max 1-hr Start Date: 7/29/2015 - 10:00

End Date: 7/29/2015 - 10:00

MODELER

" TOTAL COUNT

CALM WINDS
0.00% 1 hrs.
AVG \WIND SPEED " DATE
0.51 mis 4/2/12019
WRPLOT View - Lakes Environmenial Software
A-29

DISPLAY
Wind Speed
Flow Vector (blowing to)

102%

81.6%

WIND SPEED
(mis)

B >=11.10

Bl ss0-11.00
Bl s570-550
Bl ss0-570
] 210-3.0

|| os0-210
Calms: 0.00%

' PROJECT NO

SHOP-10.0
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[AMMONIA TANK BUILDING - DEFLAGRATION ]
Text Summary ALOHA® 5.4.7

SITE DATA:
Location: NEWPORT BEACH, CALIFORNIA
Building Air Exchanges Per Hour: 0.24 (sheltered double storied)
Time: March 23, 2019 1116 hours PDT (using computer's clock)

CHEMICAL DATA:
Chemical Name: AMMONIA

CAS Number: 7664-41-7 Molecular Weight: 17.03 g/mol
AEGL-1 (60 min): 30 ppm AEGL-2 (60 min): 160 ppm AEGL-3 (60 min): 1100 ppm
IDLH: 300 ppm LEL: 150000 ppm UEL: 280000 ppm

Ambient Boiling Point: -28.2° F
Vapor Pressure at Ambient Temperature: greater than 1 atm
Ambient Saturation Concentration: 1,000,000 ppm or 100.0%

ATMOSPHERIC DATA: (MANUAL INPUT OF DATA)
Wind: 1.5 meters/second from N at 3 meters

Ground Roughness: urban or forest Cloud Cover: 5 tenths
Air Temperature: 56° F Stability Class: B
No Inversion Height Relative Humidity: 50%

SOURCE STRENGTH:
Direct Source: 0.94 pounds/min Source Height: 0
Release Duration: 60 minutes
Release Rate: 0.94 pounds/min
Total Amount Released: 56.4 pounds
Note: This chemical may flash boil and/or result in two phase flow.
Use both dispersion modules to investigate its potential behavior.

THREAT ZONE:
Threat Modeled: Overpressure (blast force) from vapor cloud explosion
Type of Ignition: ignited by spark or flame
Level of Congestion: congested
Model Run: Gaussian
No explosion: no part of the cloud is above the LEL at any time



AMMONIA TANK BUILDING DEFLAGRATION
NO MITIGATION

Text Summary ALOHA® 5.4.7

SITE DATA:
Location: NEWPORT BEACH, CALIFORNIA
Building Air Exchanges Per Hour: 0.24 (sheltered double storied)
Time: March 23, 2019 1116 hours PDT (using computer's clock)

CHEMICAL DATA:
Chemical Name: AMMONIA

CAS Number: 7664-41-7 Molecular Weight: 17.03 g/mol
AEGL-1 (60 min): 30 ppm AEGL-2 (60 min): 160 ppm AEGL-3 (60 min): 1100 ppm
IDLH: 300 ppm LEL: 150000 ppm UEL: 280000 ppm

Ambient Boiling Point: -28.2° F
Vapor Pressure at Ambient Temperature: greater than 1 atm
Ambient Saturation Concentration: 1,000,000 ppm or 100.0%

ATMOSPHERIC DATA: (MANUAL INPUT OF DATA)
Wind: 1.5 meters/second from N at 3 meters

Ground Roughness: urban or forest Cloud Cover: 5 tenths
Air Temperature: 56° F Stability Class: B
No Inversion Height Relative Humidity: 50%

SOURCE STRENGTH:
Direct Source: 9.4 pounds/min Source Height: 0
Release Duration: 60 minutes
Release Rate: 9.4 pounds/min
Total Amount Released: 564 pounds
Note: This chemical may flash boil and/or result in two phase flow.
Use both dispersion modules to investigate its potential behavior.

THREAT ZONE:
Threat Modeled: Overpressure (blast force) from vapor cloud explosion
Type of Ignition: ignited by spark or flame
Level of Congestion: congested
Model Run: Gaussian
No explosion: no part of the cloud is above the LEL at any time
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1. Mitigation Monitoring and Reporting Program

1.1 PURPOSE OF MITIGATION MONITORING & REPORTING PROGRAM

This Mitigation Monitoring and Reporting Program (MMRP) has been developed to provide a vehicle to
monitor mitigation measures and conditions of approval outlined in the Draft Environmental Impact Report
(DEIR), State Clearinghouse No. 2010051094. The MMRP has been prepared in conformance with Section
21081.6 of the Public Resources Code and the City of Newport Beach monitoring requirements. Section
21081.6 states:

a) When making findings required by paragraph (1) of subdivision (a) of Section 21081
or when adopting a mitigated negative declaration pursuant to paragraph (2) of
subdivision (c) of Section 21080, the following requirements shall apply:

1) The public agency shall adopt a reporting or monitoring program for the changes
made to the project or conditions of project approval, adopted in order to mitigate
or avoid significant effects on the environment. The reporting or monitoring
program shall be designed to ensure compliance during project implementation.
For those changes which have been required or incorporated into the project at
the request of a responsible agency or a public agency having jurisdiction by law
over natural resources affected by the project, that agency shall, if so requested
by the lead or responsible agency, prepare and submit a proposed reporting or
monitoring program.

2) The lead agency shall specify the location and custodian of the documents or other
material which constitute the record of proceedings upon which its decision is
based.

The State CEQA Guidelines Section 15097 provides clarification of mitigation monitoring and reporting
requirements and guidance to local lead agencies on implementing strategies. The reporting or monitoring
program must be designed to ensure compliance during project implementation. The City of Newport Beach
is the lead agency for Uptown Newport and is therefore responsible for implementing the MMRP.

The MMRP is comprised of the mitigation measures, which serve to avoid, reduce, and/or fully mitigate
potential environmental impacts. The MMRP has been identified and recommended through preparation of
the DEIR with additional mitigation measures and modified measures resulting from a Responsible Agency
proposing an alternative or an additional method to mitigate an impact. These additional measures have
been analyzed and would not create any additional significant impacts, but will further lessen impacts
anticipated to occur with implementation of the proposed project. The MMRP has been drafted to meet the
requirements of Public Resources Code Section 21081.6, as fully enforceable monitoring programs.

Uptown Newport Mitigation Monitoring and Reporting Program City of Newport Beach @ Page 1



1. Mitigation Monitoring and Reporting Program

The MMRP is comprised of the mitigation program and includes measures to implement and monitor the
mitigation program. The MMRP defines the following for each mitigation measure outlined in Table 1,
Mitigation Monitoring Requirements:

+ Definition of Mitigation. In each case, the mitigation measure contains the criteria for mitigation,
either in the form of adherence to certain adopted regulations or identification of the steps to be
taken in mitigation.

» Phasing. As described below in Section 1.3, Project Summary, the proposed project will be
developed in two phases (Phase 1 and 2). In each case, it is noted whether the mitigation measure
is applicable to Phase 1 or 2, or both phases.

¢ Responsible Party or Designated Representative. In each case, unless where otherwise
indicated, the project applicant is the responsible party for implementing the mitigation, while the
City of Newport Beach or a designated representative is responsible for monitoring the performance
and implementation of the mitigation measures. To guarantee that the mitigation measure will not
be inadvertently overlooked, a supervising public official acting as the Designated Representative
is the official who grants the permit or authorization called for in the performance. Where more than
one official is identified, permits or authorization from all officials shall be required.

» Timeframe. In each case, a timeframe for performance of the mitigation measure, or review of
evidence that mitigation has taken place, is provided. The performance points selected are
designed to ensure that impact-related components of project implementation do not proceed
without establishing that the mitigation is implemented or assured. All activities are subject to the
approval of all required permits from local, state, and federal agencies with permitting authority over
the specific activity.

The numbering system provided in Table 3-1 corresponds with the numbering system used in the DEIR.
The last column of the MMRP table will be used by the parties responsible for documenting when
implementation of the mitigation measure has been completed. The ongoing documentation and monitoring
of mitigation compliance will be completed by the City of Newport Beach. The completed MMRP and
supplemental documents will be kept on file at the City of Newport Beach Community Development
Department.

7.2 PROJECT LOCATION

The 25.05-acre project site is within the Airport Business Area of the City of Newport Beach. It is bounded
by Jamboree Road on the east and is within an area bounded by Birch Street on the north, and Von Karman
Avenue and MacArthur Boulevard on the west. The site is currently developed with light
industrial/manufacturing uses and associated surface parking lots.

7.3 PROJECT SUMMARY

The proposed Uptown Newport project would consist of mixed uses with up to 1,244 residential units,
11,500 square feet of neighborhood-serving retail space, and approximately two acres of park space.
Residential product types would be for-sale and rent with a mix of townhomes, mid- and high-rise
condominiums, and affordable housing. Proposed buildings would range from 30 feet to 75 feet in height;
with residential towers up to 150 feet high. Of the 1,224 housing units, 184 units would be set aside for
affordable housing. Two parks totaling approximately two acres would be developed and accessible to the
public. Vehicular access to the site would be from Jamboree Road, Birch Street, and Von Karman Avenue.

The project would be developed in two phases. Phase 1 would involve demolition of the existing single-
story office building at 4311 Jamboree Road to accommodate approximately 680 residential units, 11,500

Page 2 ® Placel¥orks November 2012 | Updated July 2020



1. Matigation Monitoring and Reporting Program

square feet of neighborhood-serving commercial development, and a one-acre park. The TowerJazz
Semiconductor facility (4321 Jamboree Road) would continue operating during construction and initial
operation of Phase 1. Development of Phase 1 is projected to start in 2013 and be completed in 2018.
Phase 2 would include demolition of the TowerJazz facility and construction of the remaining 564 residential
units and a one-acre park. Timing for Phase 2 would be contingent on the existing lease of the TowerJazz
building, which is currently set to expire in March 2017, but could be extended to as late as March 2027.
The DEIR conservatively assumed that Phase 2 could commence as early as spring 2017 with buildout
through 2021.

This MMRP has been updated to reflect revised mitigation measures as approved in the July 2020
Addendum to the Uptown Newport EIR certified in 2013. The Modified Project analyzed in the Addendum
were limited to a proposed enclosure of, and improvements related to the TowerJazz anhydrous ammonia
tank. The changes to mitigation measures are limited to 5.7. Hazards and Hazardous Materials Mitigation
Measures. The changes are shown in strikeeut/bold text for ease of reference. An earlier Addendum,
approved in 2017, addressed relocation of the 11,500 SF of retail uses within the project site. That
Addendum did not include any changes to Mitigation Measures.

The project approvals required from the City include: Planned Community Development Plan amendment
and adoption, Tentative Tract Map, Development Agreement, Traffic Study, Affordable Housing
implementation Plan, Phasing Plan, and Design Guidelines.

Uptown Newport Mitigation Monitoring and Reporting Program City of Newport Beach) ® Page 3
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STATE OF CALIFORNIA }
COUNTY OF ORANGE } Ss.
CITY OF NEWPORT BEACH }

I, Leilani I. Brown, City Clerk of the City of Newport Beach, California, do hereby certify that the
whole number of members of the City Council is seven; the foregoing resolution, being Resolution
No. 2020-71, was duly introduced before and adopted by the City Council of said City at a regular
meeting of said Council held on the 28" day of July, 2020; and the same was so passed and adopted by
the following vote, to wit:

AYES: Mayor Pro Tem Brad Avery, Council Member Joy Brenner, Council Member Diane
Dixon, Council Member Duffy Duffield, Council Member Jeff Herdman, Council
Member Kevin Muldoon
NAYS: None
RECUSED: Mayor Will O’Neill
IN WITNESS WHEREOF, | have hereunto subscribed my name and affixed the official seal of

said City this 29t day of July, 2020.

Leilani |. Brown I

City Clerk
Newport Beach, California



