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APPLICATION:  Arroyo at Monrovia Station Specific Plan ~ AGENDA ITEM: PH-1
ZA2019-0005, SP2019-0004, TTM 82517,
CUP2019-0016, and GPC2019-0004

PREPARED BY: Sheri Bermejo MEETING February 12, 2020
Planning Division Manager DATE:

SUBJECT: Arroyo at Monrovia Station Specific Plan, Zoning Amendment ZA2019-
0005/Ordinance No. 2019-11 (Planning Commission Resolution
PCR2019-0016), Specific Plan SP2019-0016 (Planning Commission
Resolution PCR2019-0017), Vesting Tentative Tract Map 82517,
Conditional Use Permit CUP2019-0016; General Plan Conformity
GPC2019-0004; Environmental Impact Report; Planning Commission
Resolution PCR2019-0015

202, 206, 210, 212, 216, 220, 224, 228, 234, AND 238 West Evergreen
Avenue, and 1551 South Primrose Avenue and 1610 South Magnolia
Avenue (Assessor’s Parcel Numbers [APN] 8507-002-011, -012, -014, -
015, -017, -018, -019, -020, -022, -023, -036, -037)

REQUEST: Develop a 2.90-acre site with a transit-oriented, infill, mixed-use
residential/commercial development to include: 302 residential units,
including three live/work units and 15 affordable units for very low-
income households, 7,080 square feet of ground floor commercial
space, a parking structure containing 500 parking spaces, a leasing
office, residential amenities including two courtyards and a roof deck,
and public open space in the form of four plazas along the street
frontage of West Pomona Avenue. This property is located in the PD-12
(Planned Development Area 12 — Station Square Transit Village) zone.

The development application includes an amendment to the City's
Official Zoning Map changing the PD (Planned Development) Zone
designation to the SP (Specific Plan) Zone and a request to amend the
text of the Zoning Ordinance to add Arroyo at Monrovia Station Specific
Plan to Section 17.04.035 of Title 17 (Zoning) of the Monrovia Municipal
Code for the subject property, the adoption of the Arroyo at Monrovia
Station Specific Plan, and the approval of a vesting tentative tract map
for the consolidation of twelve lots into one, and the approval of a
conditional use permit to construct the development (collectively, the
“proposed project”).

APPLICANT: Evergreen Investment Partners, LLC C/O MW Investments Group, LLC
Matt Waken
27702 Crown Valley Pkwy, D4-197
Ladera Ranch, CA 92694



ENVIRONMENTAL DETERMINATION: Environmental Impact Report
State Clearinghouse (SHC) No. 2019050016

BACKGROUND: On November 13, 2019, the Planning Commission reviewed the land use
entitlement applications for the adoption of the Arroyo at Monrovia Station Specific Plan and
associated mixed-use development. In addition to receiving a presentation on the entitlement
requests, the Planning Commission also heard and received comments on the project’'s Draft
Environmental Impact Report (DEIR) and formally closed the 45-day public review period.

A total of five comment letters were presented to the Commission regarding the DEIR. Those
letters were from State of California Department of Transportation (Caltrans), County of Los
Angeles Fire Department, Los Angeles County Metropolitan Transportation Authority (Metro),
and Sanitation Districts of Los Angeles County (LACSD), and Supporters Alliance for
Environmental Responsibility (SAFER). In addition to the comment letters, the following four
individuals provided public input during the November 13, 2019 public hearing:

1. Brian Flynn, an attorney of Lozeau Drury representing the Supporters Alliance for
Environmental Responsibility (SAFER), spoke with concerns about the DEIR and
requested that the item be continued.

2. Matt Waken, applicant, thanked staff and spoke in regards to responding accordingly to
correspondence from SAFER.

3. Juan Banuellos, resident, spoke in favor of the project.
4. Brad Ratliff, father of a resident, spoke in favor of the project.

In order to provide ample time for staff and the project applicant’s team to review and prepare
responses to comments, the Planning Commission voted unanimously to continue the public
hearing on the project to its regular meeting on December 11, 2019. At the meeting of
December 11, 2019, the Commission voted unanimously to continue the hearing again to the
meeting of January 15, 2020 in order to provide staff ample time to ensure the comments on
DEIR were adequately addressed.

On January 15, 2020, the Planning Commission proceeded with their review of the land use
entitlement applications for the project, as well as reviewed the project’s Final Environmental
Impact Report (FEIR), which was submitted in draft format. The FEIR document included a list
of all the commenters on the DEIR, copies of the five comment letters that were submitted to
the Commission at their November meeting, responses to those comments, and required
revisions to the DEIR in response to the comments received. At the meeting, staff presented
the report and answered questions of the Planning Commission regarding the analysis of traffic
and circulation impacts and the Statement of Overriding Considerations in relation to short-term
construction noise impacts. In addition, the following individuals provided public input during the
public hearing:

1. Matt Waken, Evergreen Investment Partners, LLC (Applicant), thanked staff and spoke
favorably about the responses to comments contained in the FEIR.

2. Juan Banuelos, resident, spoke in favor of the project.
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3. Shane Traster, resident, spoke in favor of the project.

4. Joanne Cerchio, daughter-in-law of resident, spoke in favor of the project.
5. Ricardo Paniahua, resident, spoke in favor of the project.

6. Brad Ratliff, father of a resident, spoke in favor of the project.

7. Roberta Shaffer, resident, spoke in favor of the project and had a general question
regarding the City’s development policy in Station Square. She asked if the City was
making compromises on traffic impacts and density in order to fulfill State mandates for
housing production.

8. Brian Flynn, an attorney of Lozeau Drury representing the Supporters Alliance for
Environmental Responsibility (SAFER), spoke with concerns about the DEIR and FEIR,
and requested that the item be continued. Mr. Flynn indicated that although only one
letter was submitted in hard copy format, two letters were sent electronically to the City
on behalf of SAFER. The second letter, which was not addressed in the FEIR, pertained
to traffic impacts and indoor air quality impacts resulting from formaldehyde emissions.

In order to provide ample time for staff and the project applicant’s team to review and prepare
responses to comments on SAFER’s second comment letter, the Planning Commission voted
unanimously to continue the public hearing on the project to its regular meeting on February 12,
2020.

In coordination with the applicant's CEQA and land use consultant (MIG, Inc.), the City’s traffic
engineering consultant (Gibson Transportation Consulting, Inc.), City staff and the City Attorney,
a revised FEIR has been prepared for the Arroyo at Monrovia Station Specific Plan and
associated development. The responses to comments on SAFER’s second letter have been
incorporated into the FEIR and these additional comments are included in (Attachment “A”).
The staff reports from the Planning Commission meetings on November 13, 2019 and January
15, 2020 are attached as Attachments “B” and “C” respectively. Copies of the entitlement
documents (Architectural Plans, Civil Drawings, and Specific Plan) and environmental
clearance documents (DEIR and FEIR) can be found online on the City’'s website at the
following link:

https://www.cityofmonrovia.org/your-government/community-
development/planning/zoning/specific-plans/arroyo-at-monrovia-station-specific-plan.

DISCUSSION/ANALYSIS: The entitlement applications for the Arroyo at Monrovia Station
Specific Plan and mixed-use development require the approval of the City Council. Both the
Planning Commission and the Development Review Committee serve as advisory bodies to the
City Council. The actions of the Commission will be in the form of recommendations. As the
Commission recalls, the requested entitlements for the project are as follows:

1. Zoning Text and Map Amendment to add “Arroyo at Monrovia Station Specific Plan”
to Section 17.04.035 of the Monrovia Municipal Code and amend the official Zoning
Map by changing the existing PD (Planning Development) zone designation to SP
(Specific Plan). (PCR2019-0016/Ordinance No. 2019-11)
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2. Arroyo at Monrovia Station Specific Plan to establish development standards,
design guidelines and land use restrictions for the 2.9-acre project site. (PCR2019-
0016)

3. General Plan Conformity Finding that the proposed dedications of public right-of-way
and easements conform to the provisions of the City’s General Plan. (GPC2019-0004)

4. Vesting Tentative Tract Map to consolidate twelve parcels into one 2.90 (gross) acre
parcel. (Vesting TTM 82517).

5. Conditional Use Permit to allow construction of a 5-story (6-level), 302-unit apartment
complex and a 7-story, 8-level, 500 space parking structure. (CUP2019-0016)

Prior to making its recommendation on the entitlement requests listed above, the Commission
must first consider and provide its recommendation on the Environmental Impact Report and
Mitigation Monitoring and Reporting Program for the proposed project pursuant to the
California Environmental Quality Act (CEQA). (PCR2019-0015)

Ultimately, the City Council will need to review and certify the Final Environmental Impact
Report (FEIR), affirming that the EIR has been completed in compliance with CEQA, that the
Council reviewed and considered the information contained in the Final EIR prior to approving
the project; and that it reflects the City Council’s independent judgment and analysis. Lastly,
because the DEIR identified one unavoidable significant environmental impact related to short
term construction noise, the City Council will also need to consider the adoption of a Statement
of Overriding Considerations.

Response to Second Comment Letter submitted by Lozeau Drury on behalf of SAFER

At the January 15, 2020 Planning Commission meeting, Brian Flynn of Lozeau Drury reported
that their firm’s second letter, which was submitted on behalf of SAFER, was not addressed in
the draft FEIR. This second letter referenced by Mr. Flynn is dated November 12, 2019, and
states that it supplements the first letter also dated November 12, 2019. SAFER'’s first letter
was delivered to the Commission in hard copy format and was included in the first draft as
Letter #5.

In response to this information, a revised FEIR has been prepared to address the second letter
that expresses concerns related to traffic impacts and indoor air quality impacts resulting from
formaldehyde emissions. Specifically, the comments included in the second letter were
prepared by a traffic engineer who claims that the DEIR understated traffic generated by the
retail component of the project, understated the project’s impacts on the studied intersections,
did not account for intersection approaches or departures that were blocked by rail crossing
gates, and did not consider the effects of ridesharing programs like Uber and Lyft on traffic
congestion. The letter also included correspondence from an industrial hygienist who expressed
concerns that the DEIR did not address, disclose, analyze, and mitigate indoor air quality
impacts resulting from formaldehyde emissions.

The responses to SAFER’s comments are provided in Attachment “A.” In summary, the
responses support and defend the trip generation rate and methodologies used to calculate the
trips associated with the retail space component of the project. The response to comments
also explain how the use trip reduction credits (internal capture reduction, pass-by reduction,
and transit use reduction) are appropriately applied to this project. In response to the comment
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regarding the evaluation of study intersections, the FEIR confirms that the DEIR accounted for
rail crossing delays at one of the study intersections (Myrtle Avenue/Duarte Road).
Nevertheless, to supplement the analysis in the DEIR Linscott, Law & Greenspan, Engineers
(LLG) prepared an additional analysis for the intersections of Myrtle Avenue/Pomona Avenue
and Magnolia Avenue/Duarte Road. Based on this supplemental analysis, it can still be
concluded that no significant impacts at any of these intersections are expected to occur based
on the City’s adopted significance threshold criteria. The responses to comments also note that
Metro received and reviewed the DEIR for the project, and did not issue specific comments
relating to Gold Line light-rail transit crossings. Lastly, the FEIR confirms that ridesharing
programs were factored into the traffic impact analysis. Therefore, none of the revisions to the
DEIR presented in the FEIR represents a substantial increase in the severity of an identified
significant traffic impact or the identification of a new significant impact, mitigation measure, or
alternative different from those already considered and analyzed in preparing the DEIR.

The comments pertaining to indoor formaldehyde emission impacts make no mention of the
adequacy of the project’s DEIR. Instead, the comments reference a 2009 study (California New
Homes Study), as well as a follow-up study by Chan et al. 2018, which pre-dates several
California Air Resources Board (CARB) and 2019 California Building Code regulations that are
currently in place requiring composite wood products to comply with emission performance
standards. Although the commenter believes that these standards are not enough, the
commenter provides no risk calculations, exposure assessment, evaluation of toxicity, nor a
description of the studies’ details, such as measurement methods and locations, to substantiate
the claim. CARB’s standards for formaldehyde have been developed to be adequately
protective to residents and employees. The project will comply with the adopted standards for
formaldehyde. Therefore, the City has determined that no further analysis is required or
warranted; no new mitigation measures are required, and the findings of the DEIR remain valid.

Cultural Resources and Tribal Cultural Resources

During preparation of the DEIR, no substantial evidence was discovered to indicate the
presence of sensitive cultural resources, including tribal cultural resources in or around the
Arroyo at Monrovia Station project site. The applicant’'s environmental consultant, MIG Inc.,
georeferenced a sensitive cultural sites map that had been provided by the Gabrielefio Band
of Mission Indians-Kizh Nation (the “Kizh Nation”), and these sites appear to be greater than
one mile away from the project site. Nevertheless, the EIR acknowledges the potential to
discover cultural resources during grading that were unanticipated, and includes mitigation
measures MM CUL-1 through MM CUL-5 to adequately protect such resources.

The City recently received a comment letter from the Kizh Nation regarding another project’s
cultural resource mitigation measures. Specifically, the Kizh Nation was concerned that the
mitigation measures did not contain sufficient protection of any unanticipated discovery of
tribal resources during site grading. For this reason, staff has added revisions to the cultural
resource mitigation measures that apply to the Arroyo at Monrovia Station project to clarify
the protection of tribal resources should any unanticipated discovery occur during grading.
The revised mitigation now calls out that archeological resources include tribal cultural
resources.



Conclusion

The proposed project implements the City of Monrovia vision that was established several
decades ago to attract vibrant transit-oriented development adjacent to the Metro Gold Line
Station. Significant public amenities in the form of affordable housing, public parking, and
open space provisions are included to make the project premiere. The design of the
buildings, placement of structures, and the architecture have been carefully thought
through to relate visually to adjacent neighborhoods and structures. Only minor infrastructure
improvements are needed to support the proposed development.

Although the DEIR identified one potential unavoidable significant environmental impact
relating to short term construction noise impacts on the single-family residential property at
230 West Evergreen Avenue, staff and the Development Review Committee believe that the
project’s benefits outweigh these impacts and warrant the adoption of a Statement of
Overriding Considerations, because the proposed project will:

a) Help the City attain a balanced mix of land uses within the City, thereby providing
residents with ready access to housing, employment, and commercial services that will
be close to public transit;

b) Contribute to attaining regional jobs/housing balance goals;
c) Encourage private investment and redevelopment of property in the City;

d) Ensure that residents from all income levels, including very low income households,
will have access to decent, affordable housing;

e) Revitalize and improve this area of the City;

f) Create a City environment which makes Monrovia a pleasant place to live, work, shop,
and do business;

g) Encourage pedestrian activity, provide public open space and enhance landscaping;

h) Provide public automobile parking and bicycle parking for the public and for residents;
and

i) Comply with mandates from the State of California to increase the supply of housing
adjacent to public transit because the project is a transit-oriented mixed-use residential
and commercial development that implements the use of public transportation,
including light rail transit, to provide mobility to all City residents and encourages the
use of public transportation as an alternative to automobile travel. The project provides
31 short-term bicycle storage spaces and 151 long-term bicycle storage spaces
dispersed throughout the site. The project will provide continuous sidewalks around
the development, including wheelchair ramps. The parking structure provides 500
vehicle parking spaces, some of which will be available for public parking.



RECOMMENDATION: Staff recommends approval of the application as presented in the
Staff Reports, dated November 13, 2019, January 15, 2020, and February 12, 2020. If the
Planning Commission concurs with Staff's recommendation then, following the public
hearing, the appropriate actions would be to adopt Planning Commission Resolution Nos.
PCR2019-0015, PCR2019-0016, PCR2019-0017 and approval of Tentative Tract Map No.
82517, Conditional Use Permit CUP2019-0016, and General Plan Conformity GPC2019-
0004:

The Planning Commission of the City of Monrovia hereby finds as follows:

1. The Planning Commission has independently reviewed and considered the Draft and
Final Environmental Impact Report, including the responses to the comments set forth
in the second letter from SAFER, and the Mitigation Monitoring and Reporting Program
that were prepared pursuant to the California Environmental Quality Act (“CEQA”) and
the City’s local CEQA Guidelines and hereby finds, for the reasons set forth in the staff
reports, that the benefits of adoption and implementation of the Arroyo at Monrovia
Station Specific Plan outweigh the one significant unavoidable environmental impact
related to short term construction noise, and further makes a finding of adequacy of the
Environmental Impact Report (EIR) and Mitigation Monitoring Program as the
environmental clearance for the project (Zoning Amendment ZA2019-0005, Specific
Plan SP2019-0004, Vesting TTM 82517, Conditional Use Permit CUP2019-0016, and
General Plan Conformity GPC2019-0004), and therefore recommends that the City
Council find that the EIR complies with CEQA and that the City Council certify the EIR
and adopt the Mitigation Monitoring and Reporting Program, which is included in
PCR2019-0015 Exhibit A, to mitigate or avoid significant effects of the Project on the
environment to the extent feasible and to ensure compliance during project construction
and implementation, and recommends that the City Council adopt a statement of
overriding considerations as to the one potential significant environmental impact
relating to construction noise that cannot be mitigated to a level of insignificance as set
forth in Planning Commission Resolution No. 2019-0015.

2. The Planning Commission finds that the custodian of records for all other materials
that constitute the record of proceedings upon which this decision is based is the
Planning Division Manager. Those documents are available for public review in the
Planning Division located at 415 South Ivy Avenue, Monrovia, California, 91016.

3. The Planning Commission hereby finds that the proposed dedication of public right-of-
way and easements as discussed in the Staff Report is in conformity with the City of
Monrovia General Plan. This finding shall be reported to the City Council.

4. The Planning Commission in the exercise of its independent judgment hereby makes
the findings listed on attached Data Sheet No. 3 for Vesting TTM 82517 and
CUP2019-0016, which are incorporated herein by this reference.

5. The Planning Commission hereby recommends approval to the City Council of Zoning
Amendment ZA2019-0005, Specific Plan SP2019-0004, General Plan Conformity
GPC 2019-0004, Vesting TTM 82517, and CUP2019-0016 subject to the attached
Planning Conditions on Data Sheet No. 1, Public Works Conditions on Data Sheet No.
2, and recommendations in the Staff Report, all of which are incorporated herein by
this reference.
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MOTIONS:

A.

Close the public hearing and adopt Planning Commission Resolution No.
PCR2019-0015 (Attachment D) recommending that the City Council find that the
Final Environmental Impact Report (EIR)complies with CEQA and that the City
Council certify the EIR and adopt the Mitigation Monitoring and Reporting
Program, which are included in PCR2019-0015 Exhibits “A” — “C”, to mitigate or
avoid significant effects of the Project on the environment to the extent feasible
and to ensure compliance during project implementation, and recommend that
the City Council adopt a statement of overriding considerations as to the one
potential significant environmental impact relating to construction noise that
cannot be mitigated to a level of insignificance.

Find that the proposed dedications of public right-of-way and public access
easements are in conformity with the General Plan as presented in the Staff
Report.

Adopt Planning Commission Resolution No. PCR2019-0016 (Attachment E)
recommending approval to the City Council of Zoning Amendment Ordinance No.
2019-11.

Adopt Planning Commission Resolution No. PCR2019-0017 (Attachment F)
recommending approval to City Council of “Arroyo at Monrovia Station Specific
Plan.”

Recommend to the City Council the approval of Vesting TTM 82517 and
CUP2019-0016 as presented in the Staff Report and Data Sheet 3.
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1. INTRODUCTION

The Final Environmental Impact Report (Final EIR) for the proposed Arroyo at Monrovia Station
Specific Plan has been prepared by the City of Monrovia (City), the Lead Agency, in keeping with
the California Environmental Quality Act (CEQA). The City has prepared the Final EIR pursuant
to the CEQA Guidelines, including Sections 15086 (Consultation Concerning Draft EIR), 15088
(Evaluation of and Responses to Comments), and 15132 (Contents of Final Environmental Impact
Report). In conformance with these guidelines, the Final EIR consists of the following volumes:

1. The Draft EIR (DEIR) which was circulated for a 45-day public comment period beginning
September 26, 2019 and ending on November 13, 2019; and

2. The FEIR document, which includes a list of all commenters on the DEIR during the public
comment period, copies of all written comment letters on the DEIR, responses to all
comments received on the DEIR, and required revisions to the DEIR in response to
comments.

None of the revisions to the Draft EIR represent a substantial increase in the severity of an
identified significant impact or the identification of a new significant impact, mitigation measure,
or alternative different from those already considered in preparing the Draft EIR.

The Draft EIR, Final EIR, and administrative record for the Arroyo at Monrovia Station Specific
Plan are available for review upon request at:

City of Monrovia
415 S. vy Avenue
Monrovia, CA 91016

Certification of this Final EIR by the Monrovia City Council must occur prior to approval of the
Arroyo at Monrovia Station Specific Plan, the Zoning Amendment, Vesting Tentative Tract Map,
Conditional Use Permit, and General Plan Conformity for the Arroyo at Monrovia Station Specific
Plan.

1.2 ADEQUACY OF FINAL EIR

Under CEQA, the responses to comments on a Draft EIR must include good faith, well-reasoned
responses to all comments received on the Draft EIR that raise significant environmental issues
related to the project under review. If a comment does not relate to the Draft EIR or does not raise
a significant environmental issue related to the project, there is no need for a response under
CEQA.

In responding to comments, CEQA does not require the EIR authors to conduct every test or
perform all research or study suggested by commenters. Rather, the EIR authors need only
respond to significant environmental issues and need not provide all of the information requested
by reviewers, as long as a good faith effort at full disclosure is made in the EIR (CEQA Guidelines
Sections 15088, 15132, and 15204).
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(e V4V DRURY.r T 510.836.4200 1939 Harrison Street, Ste. 150
F 510.836.4205 Oakland, CA 94612

BY E-MAIL AND OVERNIGHT MAIL
November 12, 2019

Gary Schaeffler, Chair

Honorable Members of the Planning Commission
City of Monrovia

Planning Division

415 South vy Avenue

Monrovia, CA 91016
planning@ci.monrovia.ca.us

www.lozeaudrury.com
richard@lozeaudrury.com

Sheri Bermejo Craig Jimenez, AICP

Planning Division Manager Director of Community Development
City of Monrovia City of Monrovia

415 South lvy Avenue 415 South lvy Avenue

Monrovia CA 91016 Monrovia CA 91016
sbermejo@ci.monrovia.ca.us cjimenez@ci.monrovia.ca.us

Re: The Arroyo at Monrovia Specific Plan (SCH 2019050016)

Dear Ms. Bermejo, Mr. Jimenez, and Ms. Atkins:

I am writing on behalf of Supporters Alliance For Environmental Responsibility
(“SAFER?”), regarding The Arroyo at Monrovia Specific Plan (SCH 2019050016). This
letter supplements the letter submitted by our office earlier today by including two

additional comment letter. The letter from traffic engineer Daniel Smith, PE, documents
inaccuracies in the Draft EIR’s traffic analysis. The letter from industrial hygenist Francis

Offermann, PE, documents significant indoor air quality impacts created by the Project.

Please include the attached documents in the administrative record for this matter. Thank

you.

Sincerely,

] ”

MA L NAda

Richard Drury



SMITH ENGINEERING & MANAGEMLIENT
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November 12, 2019

Mr. Richard Drury

Lozeau Drury

1939 Harrison Street, Suite 150
Oakland, CA 94612

Subject: Arroyo at Monrovia Station Specific Plan DEIR (SCH No.
2019050016) P19044

Dear Mr. Drury:

At your request, | have reviewed the Draft Environmental Impact Report
(hereinafter the “DEIR”) for the Arroyo at Monrovia Station Specific Plan Project
(the “Project”) in the City of Monrovia (the “City”). My review is specific to the
Transportation section of that document and related appendices.

My qualifications to perform this review include registration as a Civil and Traffic
Engineer in California and over 50 years professional consulting engineering
practice in the traffic and transportation industry. | have both prepared and
performed adequacy reviews of numerous transportation and circulation sections
of environmental impact reports prepared under the California Environmental
Quality Act (CEQA) including residential and mixed use projects. My
professional resume is attached. Findings of my review are summarized below.

The DEIR Understates Traffic Generated by the Project’s Retail Component

The DEIR estimates gross trip generation of the Project’s retail component
relying on the Institute of Transportation Engineers publication Trip Generation,
10™ Edition, an authoritative source. It estimates the trips at average rates for
Land Use Category 820, Shopping Center. The problem with this is that
shopping centers do not generate trips at the same rate per unit floor area
(usually expressed in trips per thousand square feet). A shopping center of
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about 429,000 generates trips at a rate of 37.7 daily trips per thousand square
feet. Larger shopping centers generate trips at rates lower rates than this
average; smaller centers generate trips at higher rates per unit floor area and
very small retail spaces generate trips at much higher rates per unit floor area
than the average. This is why Trip Generation, 10" Edition relating trip
generation rate to shopping center floor area for daily and AM and PM peak
traffic. To comply with CEQA’s demand of a good faith effort to disclose impact,
given the vast disparity between the Project’s 7,080 square feet of retail and the
429,000 square feet size center that generates trips at an average rate, the
preparers of the traffic study should have used the fitted curves. Had they done
so, they would have found that the retail component’s gross trip generation
(before discounts) to be 933 daily trips instead of 267, the gross trip generation in
the AM peak hour of street traffic to be 181 instead of 87 and the gross trip
generation in the PM peak hour of street traffic to be 149 instead of 116.

But there is a further reality that has not been taken into account in the DEIR.
Tucking some 7,080 square feet of retail into a large residential building does not
create a “shopping center”. More than likely this tiny spot of retail space
becomes a combination of a convenience market and one or more fast food
outlets (Trip Generation, 10" Edition categories 851 and 933 respectively. If one
assumed the retail space is about evenly divided between convenience market
and fast food outlets, the gross trip generation of the retail space becomes 3883
daily trips instead of the 267 assumed in the DEIR, 307 in the AM peak instead of
87 and 271 in the PM peak instead of 116.

The DEIR Excessively Discounts Traffic Generated by the Project’s
Residential and Retail Components

The DEIR assumes that 25 percent of the Project’s residential vehicle trip
generation and 15 percent of its retail vehicle trip generation will be offset
through transit use. The reason given for these assumptions is the proximity to
the Metro Gold Line Monrovia Station which is about a 850-foot walk from the
proposed building’s main entrance. But these percentage values seem to be
picked out of the air. There has been no attempt at statistical substantiation such
as, say, what percentage of people living within a quarter mile of the station now
use the Gold Line for their peak period trips, or what percentage of the peak
period trips people living in the area of the station now make could be reasonably
accessed from the Gold Line in its currently developed state. The retail transit
percentage assumption is similarly unreasonable an speculative. It is
preposterous to presume that a tiny 7,080 square foot retail space could attract
15 percent of its business from people who specifically travel to and from it via
transit. Certainly, it will attract transit users who pass by or close to it in their
ordinary travels. But these are already accounted-for in the 25 percent passer-by
deduction.
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In summary, the above discussed discounts are unsubstantiated assumptions
that are unreasonably favorable to the Project and hence inconsistent with the
good faith effort to disclose impact that CEQA demands

The DEIR Traffic Study Does Not Appear To Have Adjusted Intersection
Capacity Utilization Procedures to Account for the Portion of Time Study
Intersection Approaches or Departures Are Blocked by Rail Crossing Gates
to Allow Gold Line Train Passage

Study intersections near the Gold Line will have their lane capacities reduced on
the approaches and departures that cross the tracks because the grade crossing
gates are down before, during and after train passage. If the gates are down just
6 minutes in the peak hour, that is a 10 percent reduction in lane capacity. There
is no evidence that the DEIR traffic analysis has made any adjustment to take
into account the time when the grade crossing gates block movements. This
may be critical at the intersections of Myrtle with Duarte, Myrtle with Pomona and
Magnolia with Duarte.

Because of the above Trip Generation and Rail Crossing Considerations
the DEIR Has Understated the Project’s Impacts on Study Intersections

Because the necessary adjustments to trip generation, trip discounting and ICU
computation inherent in the above discussions are large enough to cause
intersections previously disclosed to be in LOS D or E to become in E or F
respectively and the Project’s share would rise beyond significance thresholds,
the entire analysis must be redone and the Project’s impacts disclosed in good
faith.

The DEIR Only Analyzed Queuing at Study Intersections Involving Freeway
Ramp Junctions. Analysis of Queues At Intersections Nearest the Rail
Crossings Is Critical.

The queuing analysis only considers the intersections of Myrtle with Evergreen
and Myrtle with Central and the related narrative only considers whether the
queuing extends excessively onto the freeway ramps. However, the fact that
queuing at intersections near the rail crossings may be critical indicates that
queues at these intersections should be analyzed as well, also reflecting the trip
generation, trip discounting and capacity adjustments due to rail gate down time
discussed above.

Lack of Consideration of Transportation Network Companies (Ridesharing)
Effects on Tripmaking and Mode Choice

The rise of Transportation Network Companies (ridesharing operations like Uber
and Lyft) has dramatically changed the way people travel in urban areas in
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recent years. Recent studies have found that TNCs have cut into transit, walk
and bike shares of trip-making and caused induced trips (trips that would not
otherwise be made) and, due to the recirculation to access new rides and
careless loading and unloading, caused an approximate doubling in congestion
and vehicle miles traveled (VMT) over that which would be ordinarily be
accounted for by land use development in dense urban areas.! Also, each
individual trip made by TNC causes generation of an extra trip due to the
approach trip of the driver. The DEIR has made no effort to estimate traffic due
to TNC use due to the Project. This is a critical flaw.

Conclusion

This concludes my comments on the Arroyo at Monrovia Station Specific Plan
DEIR transportation element. Given the foregoing, | conclude that the DEIR
transportation analysis must be revised and recirculated in draft status.

Sincerely,

Smith Engineering & Management
A California Corporation
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Daniel T. Smith Jr., P.E.
President

Attachment 1
Resume of Daniel T. Smith Jr., P.E.

"' TNCs & Congestion, San Francisco County Transportation Authority, October, 2018
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President

EDUCATION

Bachelor of Science, Enginesring and Applied Science, Yale Universtty, 1967
Master of Science, Transportation Planning, University of California, Berkeley, 1968

PROFESSIONAL REGISTRATION

California Mo. 21913 (Civil) Mevada Mo, 7969 (Civil) Washington Mo, 20337 (Civl)
California Mo. 938 (Traffic) Arizona Mo. 22131 (Civil)

PROFESSIONAL EXFERIENCE

Smith Engmesring & Management, 1993 to present. President.

DES Associates, 1970 to 1993, Foumder, Vice President, Principal Transportation Enginesr.

Die Lauw, Catha:.tﬂumpm}' 1948 to 1979, Senior Transportation Planner.
Personal specialties amd project expenience inchude:

Litigation Consulting. Provides consultation, fvestizations and expent witess testimony in highway desizn.

transit desizn and traffic enpineering matters including condemnations invelving Tansportation access issues; traffic
accidents mvolving hiphway desizn or traffic engineening factors; land wse and development matters imvolving
access and iransporiation impacts; parking and other Taffic and frapsporiation matters.

TUrban Corridor Stmdies/Albernatives Anabysis. Principal-m-charge for State Foute (SB) 102 Feasibility Stady, a
35-mile freeway alirnment shudy north of Sacaments.  Consultant on I-280 Interstate Tramsfer Concept Program,
San Francisco, an AA/ETS for completion of I-280, demolition of Embarcadero feeway, substitute Light rail and
commmter rail projects.  Prncipal-in-charge, SE 238 corndor freeway/expressway desipnienvironmental study,
H,I'[I‘-Iﬂl{CI].If] Project manager, Sacramento Wortheast Area multi-modal transporfation comidor study.

planner for I-200 West Terminal Study, and Harbor Drive Traffic Snudy, Portland, Oregon. Project
mamager for desizgn of surface segment of Woodward Cortidor LET, Detrodt, Michigan, Directed staff on I-80
Wational Strategic Comidor Study (Sacramento-San Francisce), US 101-Sonoma freeway operations study, SR 92
freeway operations stdy, I-830 feeway operations stdy, SE 151 alinment smdies, Sacramento BETD light rail
systems study, Tasman Comdor LET AAEIS, Frement-Warm Springs BART extension planEIR, SRs 7090
freeway alternatives shady, and Fichmend Parkway (5B 93) design stady.

Area Tramsporfatiom Plans. Principal-in charge for transporiation element of City of Los Angeles General Plan
Framework, shaping nations largest oty two decades meo 21'st century. Project mamager for the tramsportation
element of 300-acre Mission Bay development in downtown San Francisoo. Mission Bay imvolves 7 million psff
office/commercial space, & 300 dwelling umits, amd compmmity facilities. Transporfation featres inchede relocation
of commmier ril station; extension of MUNI-Metro LET; a nmlit-modal terminal for LET, commuter rail and local
bus; removal of a quarter mile elevated freeway; replacement by new ramps and a boulevard: an internal madway
network OVEICHIMInE constaints imposed by m imemnal tidal basing feeway structures and radl facilities; amd
concept plans for 30,000 stuctored parking spaces. Prncipal-in-charge for drrulaton plan to accommodate
million p=f of office'commercial growth m downtown Bellevee (Wash.). Principal-in-charge for 64 acre, 2 million
gsf mmiti-use complex for FMC adjacent o San Jose Itemnational Anport Project manaper for transportation
mamwmmmmwmﬂmmmmnmm
Flan.

Redevelopment mpm:kingpmgnmﬁur Waloat Creek, on dowmtown transportation
plan for San Mateo and redevelopment plan for downtown Mountain View (Calif’), for traffic droulation and safety
plams for Califomia cities of Diavis, Pleasant Hill and Hayward, and for Salem, Oregon.
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Transportation Centers. Project manager for Daly City Intermodal Study which developed a $7 million surface
bus terminal, traffic access, parking and pedestrian circulation improvements at the Daly City BART station plus
development of functional plans for a new BART station at Colma. Project manager for design of multi-modal
terminal (commuter rail, light rail, bus) at Mission Bay, San Francisco. In Santa Clarita Long Range Transit
Development Program, responsible for plan to relocate system's existing timed-transfer hub and development of
three satellite transfer hubs. Performed airport ground transportation system evaluations for San Francisco
International, Oakland International, Sea-Tac International, Oakland International, Los Angeles International, and
San Diego Lindberg.

Campus Transportation. Campus transportation planning assignments for UC Davis, UC Berkeley, UC Santa
Cruz and UC San Francisco Medical Center campuses; San Francisco State University; University of San Francisco;
and the University of Alaska and others. Also developed master plans for institutional campuses including medical
centers, headquarters complexes and research & development facilities.

Special Event Facilities. Evaluations and design studies for football/baseball stadiums, indoor sports arenas, horse
and motor racing facilities, theme parks, fairgrounds and convention centers, ski complexes and destination resorts
throughout western United States.

Parking. Parking programs and facilities for large area plans and individual sites including downtowns, special
event facilities, university and institutional campuses and other large site developments; numerous parking
feasibility and operations studies for parking structures and surface facilities; also, resident preferential parking .
Transportation System Management & Traffic Restraint. Project manager on FHWA program to develop
techniques and guidelines for neighborhood street traffic limitation. Project manager for Berkeley, (Calif.),
Neighborhood Traffic Study, pioneered application of traffic restraint techniques in the U.S. Developed residential
traffic plans for Menlo Park, Santa Monica, Santa Cruz, Mill Valley, Oakland, Palo Alto, Piedmont, San Mateo
County, Pasadena, Santa Ana and others. Participated in development of photo/radar speed enforcement device and
experimented with speed humps. Co-author of Institute of Transportation Engineers reference publication on
neighborhood traffic control.

Bicycle Facilities. Project manager to develop an FHWA manual for bicycle facility design and planning, on
bikeway plans for Del Mar, (Calif.), the UC Davis and the City of Davis. Consultant to bikeway plans for Eugene,
Oregon, Washington, D.C., Buffalo, New York, and Skokie, Illinois. Consultant to U.S. Bureau of Reclamation for
development of hydraulically efficient, bicycle safe drainage inlets. Consultant on FHWA research on effective
retrofits of undercrossing and overcrossing structures for bicyclists, pedestrians, and handicapped.
MEMBERSHIPS

Institute of Transportation Engineers Transportation Research Board

PUBLICATIONS AND AWARDS

Residential Street Design and Traffic Control, with W. Homburger et al. Prentice Hall, 1989.

Co-recipient, Progressive Architecture Citation, Mission Bay Master Plan, with .M. Pei WRT Associated, 1984.
Residential Traffic Management, State of the Art Report, U.S. Department of Transportation, 1979.

Improving The Residential Street Environment, with Donald Appleyard et al., U.S. Department of Transportation,
1979.

Strategic Concepts in Residential Neighborhood Traffic Control, International Symposium on Traffic Control
Systems, Berkeley, California, 1979.

Planning and Design of Bicycle Facilities: Pitfalls and New Directions, Transportation Research Board, Research
Record 570, 1976.

Co-recipient, Progressive Architecture Award, Livable Urban Streets, San Francisco Bay Area and London, with
Donald Appleyard, 1979.
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Indoor Air Quality Impacts

Indoor air quality (IAQ) directly impacts the comfort and health of building occupants, and
the achievement of acceptable IAQ in newly constructed and renovated buildings is a well-
recognized design objective. For example, IAQ is addressed by major high-performance
building rating systems and building codes (California Building Standards Commission,
2014; USGBC, 2014). Indoor air quality in homes is particularly important because
occupants, on average, spend approximately ninety percent of their time indoors with the
majority of this time spent at home (EPA, 2011). Some segments of the population that are
most susceptible to the effects of poor IAQ, such as the very young and the elderly, occupy
their homes almost continuously. Additionally, an increasing number of adults are working
from home at least some of the time during the workweek. Indoor air quality also is a

serious concern for workers in hotels, offices and other business establishments.

The concentrations of many air pollutants often are elevated in homes and other buildings
relative to outdoor air because many of the materials and products used indoors contain

and release a variety of pollutants to air (Hodgson et al., 2002; Offermann and Hodgson,
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2011). With respect to indoor air contaminants for which inhalation is the primary route of
exposure, the critical design and construction parameters are the provision of adequate

ventilation and the reduction of indoor sources of the contaminants.

Indoor Formaldehyde Concentrations Impact. In the California New Home Study (CNHS)

of 108 new homes in California (Offermann, 2009), 25 air contaminants were measured,
and formaldehyde was identified as the indoor air contaminant with the highest cancer risk
as determined by the California Proposition 65 Safe Harbor Levels (OEHHA, 2017a), No
Significant Risk Levels (NSRL) for carcinogens. The NSRL is the daily intake level
calculated to result in one excess case of cancer in an exposed population of 100,000 (i.e.,
ten in one million cancer risk) and for formaldehyde is 40 ng/day. The NSRL concentration
of formaldehyde that represents a daily dose of 40 ug is 2 pg/m?, assuming a continuous
24-hour exposure, a total daily inhaled air volume of 20 m?, and 100% absorption by the
respiratory system. All of the CNHS homes exceeded this NSRL concentration of 2 pg/m?.
The median indoor formaldehyde concentration was 36 pg/m’, and ranged from 4.8 to 136
ng/m?, which corresponds to a median exceedance of the 2 pg/m? NSRL concentration of

18 and a range of 2.3 to 68.

Therefore, the cancer risk of a resident living in a California home with the median indoor
formaldehyde concentration of 36 pg/m?®, is 180 per million as a result of formaldehyde
alone. The CEQA significance threshold for airborne cancer risk is 10 per million, as

established by the South Coast Air Quality Management District (SCAQMD, 2015).

Besides being a human carcinogen, formaldehyde is also a potent eye and respiratory
irritant. In the CNHS, many homes exceeded the non-cancer reference exposure levels
(RELs) prescribed by California Office of Environmental Health Hazard Assessment
(OEHHA, 2017b). The percentage of homes exceeding the RELs ranged from 98% for the
Chronic REL of 9 ug/m? to 28% for the Acute REL of 55 pg/m?.

The primary source of formaldehyde indoors is composite wood products manufactured

with urea-formaldehyde resins, such as plywood, medium density fiberboard, and
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particleboard. These materials are commonly used in building construction for flooring,

cabinetry, baseboards, window shades, interior doors, and window and door trims.

In January 2009, the California Air Resources Board (CARB) adopted an airborne toxics
control measure (ATCM) to reduce formaldehyde emissions from composite wood
products, including hardwood plywood, particleboard, medium density fiberboard, and also
furniture and other finished products made with these wood products (California Air
Resources Board 2009). While this formaldehyde ATCM has resulted in reduced emissions
from composite wood products sold in California, they do not preclude that homes built
with composite wood products meeting the CARB ATCM will have indoor formaldehyde

concentrations that are below cancer and non-cancer exposure guidelines.

A follow up study to the California New Home Study (CNHS) was conducted in 2016-2018
(Chan et. al., 2018), and found that the median indoor formaldehyde in new homes built
after the 2009 CARB formaldehyde ATCM had lower indoor formaldehyde concentrations,
with a median indoor concentrations of 25 ug/m® as compared to a median of 36 pg/m’

found in the 2007 CNHS.

Thus, while new homes built after the 2009 CARB formaldehyde ATCM have a 30% lower
median indoor formaldehyde concentration and cancer risk, the median lifetime cancer risk
is still 125 per million for homes built with CARB compliant composite wood products,
which is more than 12 times the OEHHA 10 in a million cancer risk threshold (OEHHA,
2017a).

With respect to this project, the buildings at the Arroyo at Monrovia Station project in

Monrovia, CA include residential and commercial spaces.

The residential occupants will potentially have continuous exposure (e.g. 24 hours per day,
52 weeks per year). These exposures are anticipated to result in significant cancer risks
resulting from exposures to formaldehyde released by the building materials and furnishing

commonly found in residential construction.
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Because these residences will be constructed with CARB Phase 2 Formaldehyde ATCM
materials, and be ventilated with the minimum code required amount of outdoor air, the
indoor residential formaldehyde concentrations are likely similar to those concentrations
observed in residences built with CARB Phase 2 Formaldehyde ATCM materials, which

is a median of 25 pg/m’.

Assuming that the residential occupants inhale 20 m® of air per day, the average 70-year
lifetime formaldehyde daily dose is 500 pg/day for continuous exposure in the residences.
This exposure represents a cancer risk of 125 per million, which is more than 12 times the
South Coast Air Quality Management District CEQA cancer risk of 10 per million
(SCAQMD, 2007). For occupants that do not have continuous exposure, the cancer risk
will be proportionally less but still substantially over the SCAQMD CEQA cancer risk of
10 per million (e.g. for 12/hour/day occupancy, more than 6 times the SCAQMD CEQA

cancer risk of 10 per million).

The employees of the commercial spaces are expected to experience significant indoor
exposures (e.g., 40 hours per week, 50 weeks per year). These exposures for employees are
anticipated to result in significant cancer risks resulting from exposures to formaldehyde
released by the building materials and furnishing commonly found in offices, warehouses,

residences and hotels.

Because these commercial will be constructed with CARB Phase 2 Formaldehyde ATCM
materials, and be ventilated with the minimum code required amount of outdoor air, the
indoor warehouse formaldehyde concentrations are likely similar to those concentrations
observed in residences built with CARB Phase 2 Formaldehyde ATCM materials, which

is a median of 25 pg/m’.

Assuming that the commercial space employees work 8 hours per day and inhale 20 m® of

air per day, the formaldehyde dose per work-day at the offices is 167 pg/day.

Assuming that the commercial space employees work 5 days per week and 50 weeks per

year for 45 years (start at age 20 and retire at age 65) the average 70-year lifetime
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formaldehyde daily dose is 73.6 ug/day.

This is 1.84 times the NSRL (OEHHA, 2017a) of 40 pg/day and represents a cancer risk
of 18.4 per million, which exceeds the CEQA cancer risk of 10 per million. This impact
should be analyzed in an environmental impact report (“EIR”), and the agency should
impose all feasible mitigation measures to reduce this impact. Several feasible mitigation

measures are discussed below and these and other measures should be analyzed in an EIR.

While measurements of the indoor concentrations of formaldehyde in residences built with
CARB Phase 2 Formaldehyde ATCM materials (Chan et. al., 2018), indicate that indoor
formaldehyde concentrations in buildings built with similar materials (e.g. hotels,
residences, offices, warehouses, schools) will pose cancer risks in excess of the CEQA
cancer risk of 10 per million, a determination of the cancer risk that is specific to this project
and the materials used to construct these buildings can and should be conducted prior to

completion of the environmental review.

The following describes a method that should be used prior to construction in the
environmental review under CEQA, for determining whether the indoor concentrations
resulting from the formaldehyde emissions of the specific building materials/furnishings
selected for the building exceed cancer and non-cancer guidelines. Such a design analyses
can be used to identify those materials/furnishings prior to the completion of the City’s
CEQA review and project approval, that have formaldehyde emission rates that contribute
to indoor concentrations that exceed cancer and non-cancer guidelines, so that alternative
lower emitting materials/furnishings may be selected and/or higher minimum outdoor air
ventilation rates can be increased to achieve acceptable indoor concentrations and

incorporated as mitigation measures for this project.

Pre-Construction Building Material/Furnishing Formaldehyde Emissions Assessment.

This formaldehyde emissions assessment should be used in the environmental review under
CEQA to assess the indoor formaldehyde concentrations from the proposed loading of

building materials/furnishings, the area-specific formaldehyde emission rate data for
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building materials/furnishings, and the design minimum outdoor air ventilation rates. This
assessment allows the applicant (and the City) to determine before the conclusion of the
environmental review process and the building materials/furnishings are specified,
purchased, and installed if the total chemical emissions will exceed cancer and non-cancer
guidelines, and if so, allow for changes in the selection of specific material/furnishings
and/or the design minimum outdoor air ventilations rates such that cancer and non-cancer

guidelines are not exceeded.

1.) Define Indoor Air Quality Zones. Divide the building into separate indoor air quality

zones, (IAQ Zones). IAQ Zones are defined as areas of well-mixed air. Thus, each
ventilation system with recirculating air is considered a single zone, and each room or
group of rooms where air is not recirculated (e.g. 100% outdoor air) is considered a separate
zone. For [AQ Zones with the same construction material/furnishings and design minimum
outdoor air ventilation rates. (e.g. hotel rooms, apartments, condominiums, etc.) the

formaldehyde emission rates need only be assessed for a single IAQ Zone of that type.

2.) Calculate Material/Furnishing Loading. For each IAQ Zone, determine the building
material and furnishing loadings (e.g., m* of material/m? floor area, units of furnishings/m?
floor area) from an inventory of all potential indoor formaldehyde sources, including
flooring, ceiling tiles, furnishings, finishes, insulation, sealants, adhesives, and any
products constructed with composite wood products containing urea-formaldehyde resins

(e.g., plywood, medium density fiberboard, particleboard).

3.) Calculate the Formaldehyde Emission Rate. For each building material, calculate the

formaldehyde emission rate (pg/h) from the product of the area-specific formaldehyde
emission rate (ug/m>-h) and the area (m?) of material in the IAQ Zone, and from each
furnishing (e.g. chairs, desks, etc.) from the unit-specific formaldehyde emission rate

(ng/unit-h) and the number of units in the TAQ Zone.

NOTE: As a result of the high-performance building rating systems and building codes
(California Building Standards Commission, 2014; USGBC, 2014), most manufacturers of
building materials furnishings sold in the United States conduct chemical emission rate

tests using the California Department of Health “Standard Method for the Testing and
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Evaluation of Volatile Organic Chemical Emissions for Indoor Sources Using
Environmental Chambers”, (CDPH, 2017), or other equivalent chemical emission rate
testing methods. Most manufacturers of building furnishings sold in the United States
conduct chemical emission rate tests using ANSI/BIFMA M?7.1 Standard Test Method for
Determining VOC Emissions (BIFMA, 2018), or other equivalent chemical emission rate

testing methods.

CDPH, BIFMA, and other chemical emission rate testing programs, typically certify that a
material or furnishing does not create indoor chemical concentrations in excess of the
maximum concentrations permitted by their certification. For instance, the CDPH emission
rate testing requires that the measured emission rates when input into an office, school, or
residential model do not exceed one-half of the OEHHA Chronic Exposure Guidelines
(OEHHA, 2017b) for the 35 specific VOCs, including formaldehyde, listed in Table 4-1 of
the CDPH test method (CDPH, 2017). These certifications themselves do not provide the
actual area-specific formaldehyde emission rate (i.e., pg/m>-h) of the product, but rather
provide data that the formaldehyde emission rates do not exceed the maximum rate allowed
for the certification. Thus for example, the data for a certification of a specific type of
flooring may be used to calculate that the area-specific emission rate of formaldehyde is
less than 31 pg/m?>-h, but not the actual measured specific emission rate, which may be 3,
18, or 30 pg/m?-h. These area-specific emission rates determined from the product
certifications of CDPH, BIFA, and other certification programs can be used as an initial

estimate of the formaldehyde emission rate.

If the actual area-specific emission rates of a building material or furnishing is needed (i.e.
the initial emission rates estimates from the product certifications are higher than desired),
then that data can be acquired by requesting from the manufacturer the complete chemical
emission rate test report. For instance if the complete CDPH emission test report is
requested for a CDHP certified product, that report will provide the actual area-specific
emission rates for not only the 35 specific VOCs, including formaldehyde, listed in Table
4-1 of the CDPH test method (CDPH, 2017), but also all of the cancer and
reproductive/developmental chemicals listed in the California Proposition 65 Safe Harbor

Levels (OEHHA, 2017a), all of the toxic air contaminants (TACs) in the California Air
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Resources Board Toxic Air Contamination List (CARB, 2011), and the 10 chemicals with

the greatest emission rates.

Alternatively, a sample of the building material or furnishing can be submitted to a
chemical emission rate testing laboratory, such as Berkeley Analytical Laboratory

(https://berkeleyanalytical.com), to measure the formaldehyde emission rate.

4.) Calculate the Total Formaldehyde Emission Rate. For each IAQ Zone, calculate the

total formaldehyde emission rate (i.e. pg/h) from the individual formaldehyde emission

rates from each of the building material/furnishings as determined in Step 3.

5.) Calculate the Indoor Formaldehyde Concentration. For each IAQ Zone, calculate the

indoor formaldehyde concentration (ug/m®) from Equation 1 by dividing the total
formaldehyde emission rates (i.e. pg/h) as determined in Step 4, by the design minimum

outdoor air ventilation rate (m’/h) for the IAQ Zone.

E
Cip, = =24 (Equation 1)
Qoa

where:
Cin = indoor formaldehyde concentration (ug/m®)
Etotal = total formaldehyde emission rate (pg/h) into the TAQ Zone.

Qoa = design minimum outdoor air ventilation rate to the IAQ Zone (m>/h)

The above Equation 1 is based upon mass balance theory, and is referenced in Section
3.10.2 “Calculation of Estimated Building Concentrations” of the California Department
of Health “Standard Method for the Testing and Evaluation of Volatile Organic Chemical

Emissions for Indoor Sources Using Environmental Chambers”, (CDPH, 2017).

6.) Calculate the Indoor Exposure Cancer and Non-Cancer Health Risks. For each IAQ

Zone, calculate the cancer and non-cancer health risks from the indoor formaldehyde
concentrations determined in Step 5 and as described in the OEHHA Air Toxics Hot Spots
Program Risk Assessment Guidelines; Guidance Manual for Preparation of Health Risk

Assessments (OEHHA, 2015).

g of 15

L6.18
(cont.)


egoetschius
Line


7.) Mitigate Indoor Formaldehyde Exposures of exceeding the CEQA Cancer and/or Non-

Cancer Health Risks. In each [AQ Zone, provide mitigation for any formaldehyde exposure

risk as determined in Step 6, that exceeds the CEQA cancer risk of 10 per million or the

CEQA non-cancer Hazard Quotient of 1.0.

Provide the source and/or ventilation mitigation required in all IAQ Zones to reduce the

health risks of the chemical exposures below the CEQA cancer and non-cancer health risks.

Source mitigation for formaldehyde may include:
1.) reducing the amount materials and/or furnishings that emit formaldehyde
2.) substituting a different material with a lower area-specific emission rate of

formaldehyde

Ventilation mitigation for formaldehyde emitted from building materials and/or
furnishings may include:

1.) increasing the design minimum outdoor air ventilation rate to the IAQ Zone.

NOTE: Mitigating the formaldehyde emissions through use of less material/furnishings, or
use of lower emitting materials/furnishings, is the preferred mitigation option, as mitigation
with increased outdoor air ventilation increases initial and operating costs associated with

the heating/cooling systems.

Outdoor Air Ventilation Impact. Another important finding of the CNHS, was that the

outdoor air ventilation rates in the homes were very low. Outdoor air ventilation is a very
important factor influencing the indoor concentrations of air contaminants, as it is the
primary removal mechanism of all indoor air generated air contaminants. Lower outdoor air
exchange rates cause indoor generated air contaminants to accumulate to higher indoor air
concentrations. Many homeowners rarely open their windows or doors for ventilation as a
result of their concerns for security/safety, noise, dust, and odor concerns (Price, 2007). In
the CNHS field study, 32% of the homes did not use their windows during the 24-hour Test

Day, and 15% of the homes did not use their windows during the entire preceding week.
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Most of the homes with no window usage were homes in the winter field session. Thus, a
substantial percentage of homeowners never open their windows, especially in the winter
season. The median 24-hour measurement was 0.26 ach, with a range of 0.09 ach to 5.3 ach.
A total of 67% of the homes had outdoor air exchange rates below the minimum California
Building Code (2001) requirement of 0.35 ach. Thus, the relatively tight envelope
construction, combined with the fact that many people never open their windows for
ventilation, results in homes with low outdoor air exchange rates and higher indoor air

contaminant concentrations.

The Arroyo at Monrovia Station project in Monrovia, CA includes residential and
commercial spaces, and is located close to roads with moderate to high traffic (e.g. Interstate
210, S. Magnolia Avenue, W. Evegreen Avenue, W. Pomona Avenue) and the Metro Gold
Line. As a result of these outdoor sources of noise, this area as been determined by the Draft
Environmental Impact Report (City of Monrovia, 2019) to be a sound impacted area, with

noise levels reported in Table 16-2 ranging from 73.5 to 75.1 dBA CNEL.

As a result of the high outdoor noise levels, the current project will require the need for
mechanical supply of outdoor air ventilation air to allow for a habitable interior environment
with closed windows and doors. Such a ventilation system would allow windows and doors
to be kept closed at the occupant’s discretion to control exterior noise within residential

interiors.

PM3.5 Outdoor Concentrations Impact. An additional impact of the nearby motor vehicle

traffic associated with this project, are the outdoor concentrations of PMzs. The Draft
Environmental Impact Report (City of Monrovia, 2019) has determined that the South Coast

Air Basin, where this project is located, is a non-attainment area for PMz:s.

An air quality analyses should to be conducted to determine the concentrations of PMz.sin
the outdoor and indoor air that people inhale each day. This air quality analyses needs to
consider the cumulative impacts of the project related emissions, existing and projected
future emissions from local PMzs sources (e.g. stationary sources, motor vehicles, and

airport traffic) upon the outdoor air concentrations at the project site. If the outdoor
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concentrations are determined to exceed the California and National annual average PMa.s
exceedence concentration of 12 pg/m?, or the National 24-hour average exceedence
concentration of 35 pg/m?, then the buildings need to have a mechanical supply of outdoor
air that has air filtration with sufficient PM2.s removal efficiency, such that the indoor
concentrations of outdoor PMa:s particles is less than the California and National PMa.s

annual and 24-hour standards.

It is my experience that based on the projected combination of high traffic and airport noise
levels, the annual average concentration of PMa.s will exceed the California and National
PM2.s annual and 24-hour standards and warrant installation of high efficiency air filters (i.e.

MERYV 13 or higher) in all mechanically supplied outdoor air ventilation systems.

Indoor Air Quality Impact Mitigation Measures

The following are recommended mitigation measures to minimize the impacts upon indoor

quality:
- indoor formaldehyde concentrations
- outdoor air ventilation

- PMa2soutdoor air concentrations

Indoor Formaldehyde Concentrations Mitigation. Use only composite wood materials (e.g.

hardwood plywood, medium density fiberboard, particleboard) for all interior finish
systems that are made with CARB approved no-added formaldehyde (NAF) resins or ultra-
low emitting formaldehyde (ULEF) resins (CARB, 2009). Other projects such as the AC by
Marriott Hotel — West San Jose Project (Asset Gas SC Inc.) and 2525 North Main Street,
Santa Ana (AC 2525 Main LLC, 2019) have entered into settlement agreements stipulating

the use of composite wood materials only containing NAF or ULEF resins.

Alternatively, conduct the previously described Pre-Construction Building

Material/Furnishing Chemical Emissions Assessment, to determine that the combination of
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formaldehyde emissions from building materials and furnishings do not create indoor

formaldehyde concentrations that exceed the CEQA cancer and non-cancer health risks.

It is important to note that we are not asking that the builder to “speculate” on what and how
much composite materials be used, but rather at the design stage to select composite wood
materials based on the formaldehyde emission rates that manufacturers routinely conduct using
the California Department of Health “Standard Method for the Testing and Evaluation of
Volatile Organic Chemical Emissions for Indoor Sources Using Environmental
Chambers”, (CDPH, 2017), and use the procedure described earlier (i.e. Pre-Construction
Building Material/Furnishing Formaldehyde Emissions Assessment) to insure that the
materials selected achieve acceptable cancer risks from material off gassing of

formaldehyde.

Outdoor Air Ventilation Mitigation. Provide each habitable room with a continuous

mechanical supply of outdoor air that meets or exceeds the California 2016 Building Energy
Efficiency Standards (California Energy Commission, 2015) requirements of the greater of
15 cfm/occupant or 0.15 cfim/ft? of floor area. Following installation of the system conduct
testing and balancing to insure that required amount of outdoor air is entering each habitable
room and provide a written report documenting the outdoor airflow rates. Do not use
exhaust only mechanical outdoor air systems, use only balanced outdoor air supply and
exhaust systems or outdoor air supply only systems. Provide a manual for the occupants or
maintenance personnel, that describes the purpose of the mechanical outdoor air system and

the operation and maintenance requirements of the system.

PM>s Outdoor Air Concentration Mitigation. Install air filtration with sufficient PMa2:s

removal efficiency (e.g. MERV 13 or higher) to filter the outdoor air entering the
mechanical outdoor air supply systems, such that the indoor concentrations of outdoor PM2 s
particles are less than the California and National PM2.s annual and 24-hour standards.
Install the air filters in the system such that they are accessible for replacement by the
occupants or maintenance personnel. Include in the mechanical outdoor air ventilation
system manual instructions on how to replace the air filters and the estimated frequency of

replacement.
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2.2.6 Supporters Alliance for Environmental Responsibility (SAFER) Submittal #2 (L6)
(22 pages)

L6.1 The letter submitted by Lozeau Drury on behalf of the Supporters Alliance for Environmental
Responsibility (SAFER), dated November 12, 2019, is a second letter submitted on the Project
that, as stated, supplements the first letter submitted by Lozeau Drury, also dated November 12,
2019 and listed as Letter #5 above. Responses to comments presented in the first letter are
contained above. The second letter dated November 12, 2019 contains two letters as
attachments, (1) by a traffic engineer, and (2) the other by an industrial hygenist.

Response: The City acknowledges the letter. The main body of the letter submitted by Lozeau
Drury refers to two attached letters and does not contain any comments on the project. The letter
with attachments will be included as part of the record and made available to the decision makers
prior to a final decision on the Project. No further response is required.

L6.2 The DEIR Understates Traffic Generated by the Project’s Retail Component. The DEIR
estimates gross trip generation of the Project’s retail component relying on the Institute of
Transportation Engineers publication Trip Generation, 10" Edition, an authoritative source. It
estimates the trips at average rates for Land Use Category 820, Shopping Center. The problem
with this is that shopping centers do not generate trips at the same rate per unit floor area (usually
expressed in trips per thousand square feet). A shopping center of about 429,000 generates trips
at a rate of 37.7 daily trips per thousand square feet. Larger shopping centers generate trips at
rates lower rates than this average; smaller centers generate trips at higher rates per unit floor
area and very small retail spaces generate trips at much higher rates per unit floor area than the
average. This is why Trip Generation, 10th Edition relating trip generation rate to shopping center
floor area for daily and AM and PM peak traffic. To comply with CEQA’s demand of a good faith
effort to disclose impact, given the vast disparity between the Project’s 7,080 square feet of retail
and the 429,000 square feet size center that generates trips at an average rate, the preparers of
the traffic study should have used the fitted curves. Had they done so, they would have found that
the retail component’s gross trip generation (before discounts) to be 933 daily trips instead of 267,
the gross trip generation in the AM peak hour of street traffic to be 181 instead of 87 and the gross
trip generation in the PM peak hour of street traffic to be 149 instead of 116. But there is a further
reality that has not been taken into account in the DEIR. Tucking some 7,080 square feet of retail
into a large residential building does not create a “shopping center”. More than likely this tiny spot
of retail space becomes a combination of a convenience market and one or more fast food outlets
(Trip Generation, 10th Edition categories 851 and 933 respectively. If one assumed the retail
space is about evenly divided between convenience market and fast food outlets, the gross trip
generation of the retail space becomes 3883 daily trips instead of the 267 assumed in the DEIR,
307 in the AM peak instead of 87 and 271 in the PM peak instead of 116.

Response. (a) The commenter does not challenge the trip generation calculation or traffic
analysis associated with the residential component of the Project. The commenter challenges the
use of Land Use Code 820 (Shopping Center), to calculate trips associated with the retail space
planned to be provided within the Project and instead suggests the use of Land Use Categories
851 and 933, for Convenience Markets and Fast Food Restaurants.

The traffic impact analysis for the Project is contained in Chapter 19 of the EIR. The actual tenants
that will use the Project’s retail space is currently unknown. However, given the size of the retail
area and its location in one of the multi-family residential buildings associated with the Project,
the Land Use Code 820 (Shopping Center), was selected as the most appropriate land use
category for the Project’s retail space since it covers an array of potential future commercial
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tenants. For this Specific Plan, retail is defined as “Retail (indoor) including theme shopping use
and specialty food store.”

The ITE Trip Generation Manual, 10" Edition, defines the Shopping Center land use category as
the following:

“A shopping center is an integrated group of commercial establishments that
is planned, developed, owned, and managed as a unit. A shopping center’s
composition is related to market area in terms of size, location, and type of store.
A shopping center also provides on-site parking facilities sufficient to serve its own
demands...Some of these centers contained non-merchandising facilities, such as
office buildings, movie theaters, restaurants, post offices, banks, health clubs, and
recreational facilities (for example ice skating rinks, or indoor miniature golf
courses). Many shopping centers, in addition to the integrated unit of shops
in one building or enclosed around a mall, include outparcels (peripheral
buildings or pads located on the perimeter of the center adjacent to the streets and
major access points). These buildings are typically drive-in banks, retail stores,
restaurants, or small offices. Although the data herein do not indicate which of the
centers studied included peripheral buildings, it can be assumed that some of the
data show their effect.”

Use of the entire proposed 7,080 sf of retail space solely as a fast-food restaurant, or solely as a
convenience market/store, is speculative since the actual tenancy is unknown at this time. A
shopping center best describes how the space will be used “as an integrated group of commercial
establishments that is planned, developed, owned, and managed as a unit.” Further, the retail
space is integrated into one building. Finally, trip generation rates for shopping centers account
for the sale of food and goods similar to convenience stores and restaurants but is not limited to
only those uses. Therefore, the City has identified Land Use Code 820 (Shopping Center) as the
most appropriate land use category to forecast trips from the proposed new retail space since an
actual tenant is unknown at this time and the category is more inclusive of a wider range of future
tenants.

Use of the Shopping Center land use category trip generation rate is also conservative since the
Project’s proposed retail space would be contained within a multi-family residential development
in an urban setting, which would tend to attract a large portion of its patronage from Project
residents onsite. The proposed retail space is located within a transit-oriented district, one block
from Los Angeles County’s Metropolitan Transportation Authority’s (Metro’s) Gold Line Light Rail
Station, and is expected to obtain patronage from on-site residents, residents of nearby residential
developments that have recently opened and are operational (e.g., the MODA residential project
located directly across Pomona Avenue), other planned adjacent residential developments, as
well as current Metro riders.

Finally, the Project’s retail component is designed as a retail flex space. As indicated in Chapter
3 of the Draft EIR, a "flex unit" is a space intended for a non-residential, neighborhood-serving
use, but may be repurposed into a live/work unit..Six of the proposed 302 units under the Project
are flex units. The traffic analysis is conservative as the square footage of the retail flex space
(i.e., 7,080 square feet) was both utilized to estimate the potential retail trips for the Project and
the potential residential use that the space could be utilized for. Thus, the Draft EIR “double-
counts” vehicle trips anticipated to be generated from the retail portion of the 7,080 sf space as
well as trips generated from the residential component of that same space. Traffic generated from
the Project therefore, is overestimated in the EIR because trips for the same space are double-
counted.
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(b) The commenter recommends using fitted curve equations to calculate trips associated with
the proposed retail space as opposed to a weighted average rate which was utilized in the EIR.

The following definitions from the ITE Trip Generation Handbook, 3™ Edition, are provided
regarding the two different types of ITE trip generation rates:

(Weighted) Average Trip Rates

The weighted average trip generation rate (simplified to “average trip rate”) is
defined as the number of weighted trips per unit of the independent variable (in
this case, the number of vehicle trips per 1,000 gross leasable square feet of retail
space). The rate assumes a simple linear relationship between vehicle trips and
the square footage of retail space.

Fitted Curve Regression Equation Rates

Regression analysis provides a tool for developing an equation that defines the
line that “best fits” the data. The specific mathematical relationship between vehicle
trips and the related independent variable (i.e., vehicle trips and retail square
footage) is defined using a “fitted curve” equation. Unlike the weighted average
rate, the plotted fitted curve equation is not necessarily a linear relationship.

While the commenter suggests use of the fitted curve equations for ITE Land Use Code 820, the
trips mentioned by the commenter are incorrect (i.e., 933 daily trips, 181 AM peak hour trips, 149
PM peak hour trips). The ITE Trip Generation Manual, 10" Edition, fitted curve equations and
weighted average rates for Land Use Code 820 (Shopping Center) , are summarized below (with
“X” = per 1,000 of square feet = 7.080 and “T” = vehicle trips), along with the calculated retail
Project trips when the fitted curve equation or weighted average trip rates are applied:

Fitted Curve Equations for ITE Land Use Code 820
e Weekday Daily: Ln(T) = 0.68 Ln(X) + 5.57 = 993 trips
¢ Weekday AM Peak Hour of Adjacent Street Traffic: T = 0.50(X) + 151.78 = 155 trips
¢ Weekday PM Peak Hour of Adjacent Street Traffic: Ln(T) = 0.74 Ln(X) + 2.89 = 77 trips

Weighted Average Rates for ITE Land Use Code 820
e Weekday Daily: T = 37.75 (X) = 267 trips
e Weekday AM Peak Hour of Adjacent Street Traffic: T =0.94 (X) =7 trips
o Weekday PM Peak Hour of Adjacent Street Traffic: T = 3.81 (X) = 27 trips

The Trip Generation Manual contains data plot scatter diagrams which illustrate each survey site’s
trip generation result by land use category and survey time periods. The x-axis of the data plot
represents the size (i.e., “X” expressed as per 1,000 square feet) and the y-axis represents the
forecast vehicle trips (i.e., “T”). The data plot scatter diagrams also graphically show the fitted
curve equation and the weighted average rate lines. The Trip Generation Handbook, 3™ Edition
cautions that there are instances where the “fitted curve equation has a significantly large or
negative y-intercept. For an independent variable with a low value, the fitted curve equation might
produce a generated trips estimate that is unreasonable...” In this instance, given the small size
of the independent variable (i.e., the size of the 7,080 square feet of retail space) when compared
to average size of the independent variable of sites surveyed for ITE Land Use Code 820, the y-
intercept for the fitted curve equation for the weekday AM peak hour is significantly large such
that use of the fitted curve equation as shown above would overstate the trips for a retail use of
this size.
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In addition, the Trip Generation Handbook also provides further guidance when selecting whether
the fitted curve equation or weighted average rates should be utilized in forecasting trip generation
for a specific use. Various factors are considered, including the data plot size, the coefficient of
determination (R?), and the weighted standard deviation.

The coefficient of determination (i.e., R?) is the measure of correlation between the two variables
which is expressed on a scale of 0 to 1, such that the closer this value is to 1, the better the
correlation between the two variables. As indicated in the Trip Generation Handbook, “[tlhe
standard deviation estimates the difference among the trip generation rates in all studies for a
land use and independent variable.” The Trip Generation Handbook contains the following
specific guidance:

‘Use Fitted Curve Equation when:
o A fitted curve equation is provided and the data plot has at least 20 data points; or
o A fitted curve equation is provided, the curve has an R?of at least 0.75, the fitted curve falls
within data cluster, and the weighted standard deviation is more than 55 percent of the
weighted average rate.

Use Weighted Average Rate when:
¢ The data plot has at least three data points (and preferably, six or more);
¢ The R?value for the fitted curve is less than 0.75 or no fitted curve equation is provided;
¢ The weighted standard deviation for the average rate is less than 55 percent of the weighted
average rate; and
* The weighted average rate is within data cluster in plot.”

The data points provided for the Shopping Center land use category exceed the minimum data
points indicated above for use of either the fitted curve equation or weighted average rate. The
number of data points surveyed for the Shopping Center land use category for the weekday daily,
weekday AM peak hour and weekday PM peak hour are 147, 84 and 261, respectively. For the
Shopping Center land use category, the R? value for the weekday AM peak hour is 0.50, which is
below the 0.75 value that is recommended for the use of the fitted curve equation. In fact, for
instances where the R? value is less than 0.50, a fitted curve equation would not be provided. For
ITE Land Use Code 820 (Shopping Center), the weighted standard deviation is determined to be
less than 55 percent of the weighted average rate for both the weekday daily and weekday PM
peak hour (i.e., weekday daily at 43 percent and weekday PM peak hour at 54 percent), as shown
below:

¢ Weekday Daily: Standard Deviation 16.41 / Average Rate 37.75 = 43%
¢ Weekday AM Peak Hour of Adjacent Street Traffic: Standard Deviation 0.87 / Average Rate

0.94 = 93%
¢ Weekday PM Peak Hour of Adjacent Street Traffic: Standard Deviation 2.04 / Average Rate
3.81=54%

Again, when the weighted standard deviation for the average rate is less than 55 percent of the
weighted average rate, ITE recommends using a weighted average rather than a fitted curve
equation.

Based on the various factors mentioned above, it was determined that use of the weighted
average rate is more appropriate than the fitted curve equation in determining the forecast of the
retail-related project vehicle trips.
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L6.3 The DEIR Excessively Discounts Traffic Generated by the Project’s Residential and
Retail Components. The DEIR assumes that 25 percent of the Project’s residential vehicle trip
generation and 15 percent of its retail vehicle trip generation will be offset through transit use.
The reason given for these assumptions is the proximity to the Metro Gold Line Monrovia Station
which is about a 850-foot walk from the proposed building’s main entrance. But these percentage
values seem to be picked out of the air. There has been no attempt at statistical substantiation
such as, say, what percentage of people living within a quarter mile of the station now use the
Gold Line for their peak period trips, or what percentage of the peak period trips people living in
the area of the station now make could be reasonably accessed from the Gold Line in its currently
developed state. The retail transit percentage assumption is similarly unreasonable and
speculative. It is preposterous to presume that a tiny 7,080 square foot retail space could attract
15 percent of its business from people who specifically travel to and from it via transit. Certainly,
it will attract transit users who pass by or close to it in their ordinary travels. But these are already
accounted-for in the 25 percent passer-by deduction. In summary, the above discussed discounts
are unsubstantiated assumptions that are unreasonably favorable to the Project and hence
inconsistent with the good faith effort to disclose impact that CEQA demands.

Response. The commenter is unclear where the 25% trip reduction for residential trips and 15%
trip reduction for retail trips due to transit use were derived, stating that they appear unreasonable
and speculative. The commenter challenges the use of a 15% reduction in retail trips due to transit
use stating that any reductions “are already accounted for in the 25% passer-by deduction.” First,
there are three types of reductions applied to retail trips: (1) an “internal capture” reduction is
applied because the project is a mixed-use project, (2) a “pass-by” reduction is applied to account
for traffic passing by the site, and (3) a “transit use” reduction is applied because the project is in
close proximity to a transit station and bus transit service. Specifically, Section 7.1, page 31 of
Appendix J, Transportation Impact Study, of the Draft EIR defines internal capture trips and pass-
by trips as follows:

“Internal capture trips are those trips made internal to the site between land uses
in a mixed or multi-use development. When combined within a mixed or multi-use
development, land uses tend to interact, and thus attract a portion of each other’s
trip generation. In addition to internal capture trips, pass-by trips are made as
intermediate stops on the way from an origin to a primary destination without a
route diversion. Pass-by trips are attracted from traffic passing the site on an
adjacent street or roadway that offers direct access to the site.”

Internal capture and pass-by trip reductions have no relation to the proximity to transit. Internal
capture and pass-by trip reductions are only applied to retail trips.

Transit use reductions are recommended for projects within 74 mile of a transit stop, to account
for transit ridership by residents and retail patrons. Therefore, the 15% transit use reduction
applied to retail trips is separate and distinct from trip reductions applied for internal capture and
pass-by trips.

As stated above in Response to Comment L6.2, the ITE Trip Generation Manual contains trip
rates for a variety of land uses (including office buildings, shopping centers, condominiums, etc.),
which have been derived based on traffic counts conducted at existing sites. However, some
traffic count data submitted to ITE is for free-standing sites (i.e., either stand-alone sites with only
one land use or residential uses that are not mixed with other commercial uses) generally located
in suburban locations, which likely do not reflect the trip generation characteristics for projects
located in urban areas such as the City of Monrovia’s transit oriented district (TOD) area. Thus,
the trip rates provided in the ITE Trip Generation Manual (derived from traffic counts at suburban
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projects) would be expected to overstate the trip generation potential of projects located within
the Station Square area, including the proposed Project. The area adjacent to the Project site
provides public transportation service, as well as enhanced pedestrian and bicycle trip-making
opportunities. Accordingly, as encouraged by ITE, additional trip generation data was reviewed
at existing development sites in urban areas similar to Monrovia.

Two recent research efforts by the Transportation Research Board?® (the “TRB” report) and
California Department of Transportation?’ (the “Caltrans report”) have been conducted for the
purposes of evaluating the trip generation characteristics at development sites located in urban
areas in close proximity to transit stations/hubs.

The TRB report evaluated trip generation at 17 TOD sites in four urbanized areas of the country:
Philadelphia/Northeast New Jersey; Portland, Oregon; metropolitan Washington, D.C.; and the
San Francisco East Bay area. The 17 TOD sites studied are residential developments. Driveway
traffic counts conducted at the TOD sites were compared to the forecast trip generation that would
be calculated using applicable and unadjusted trip rates from the ITE Trip Generation Manual.
Based on the traffic count data collected at the TODs, the TRB report concludes the following:

o Weekday Daily (24-hour): 44% fewer vehicle trips at TODs compared with forecast trip
generation using unadjusted ITE trip rates

o Weekday AM peak hour: 49% fewer vehicle trips at TODs compared with forecast trip
generation using unadjusted ITE trip rates

o Weekday PM peak hour: 48% fewer vehicle trips at TODs compared with forecast trip
generation using unadjusted ITE trip rates

The Caltrans report evaluated trip generation at eight urban infill sites located in close proximity
to transit stations and/or transit hubs in the Berkeley and San Diego areas (thus considered as
TOD sites for purposes of this analysis). The eight TOD sites studied are residential
developments. Driveway traffic counts conducted at the TOD sites were compared to the forecast
trip generation that would be calculated using applicable and unadjusted trip rates from the ITE
Trip Generation Manual. Based on the traffic count data collected at the TOD sites, the Caltrans
report concludes the following:

o Weekday AM peak hour: 61% fewer vehicle trips at TODs compared with forecast trip
generation using unadjusted ITE trip rates

o Weekday PM peak hour: 60% fewer vehicle trips at TODs compared with forecast trip
generation using unadjusted ITE trip rates

It is therefore demonstrated in the TRB and Caltrans reports that vehicular trip generation is
substantially reduced at TOD sites as compared to what would otherwise be forecast through use
of the ITE trip rates. Further, it is reasonable to conclude that travel related to the sites studied
in the TRB and Caltrans reports comprised a mixture of trips by walking, bicycling and taking
public transit, with reduced emphasis on travel by the automobile. Also, as the sites studied by
TRB and Caltrans were residential projects, it is reasonable to assume that the sites studied in
the TRB and Caltrans reports were passively managed from a traffic management standpoint.

26 TCRP [Transit Cooperative Research Program] Report 128 — Effects of TOD on Housing, Parking, and
Travel published by the Transportation Research Board.

21 Trip-Generation Rates for Urban Infill Land Uses in California prepared for Caltrans by the Association of
Bay Area Governments.
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That is; travelers used travel modes other than the automobile based on convenience and/or cost
savings.

For The Arroyo at Monrovia Station Project, it is reasonable to conclude that its design and
location in the City of Monrovia near multimodal corridors and the Metro Gold Line light rail transit
station would result in a significant reduction in vehicle trips as compared to the trip forecasts that
would otherwise be calculated using the applicable and unadjusted ITE trip rates in a passively
managed traffic management condition. An actively managed site could be expected to yield
additional trip reductions. Therefore, based on consultation with the City’s Traffic Engineer and
review of the above TRB and Caltrans reports, conservative adjustments were made to the
Project trip generation forecasts to account for transit usage, walkability and internal capture as
follows:

¢ Residential Component - 25 percent (25%) transit adjustment

¢ Retail Component - 15 percent (15%) transit adjustment and 25 percent (25%) combined
internal capture and pass-by adjustment

The 15% transit reduction for the retail component of the project is based on data contained in
the Trip Generation Handbook, 3™ Edition which summarizes the results of surveys of retail use
transit shares of the motorized commute trips at three specific California sites near transit stations.
The surveyed transit shares of the motorized commute trips were 13%, 17%, and 36%,
respectively. Thus, 15% was employed and is conservative.

L6.4 The DEIR Traffic Study Does Not Appear To Have Adjusted Intersection Capacity
Utilization Procedures to Account for the Portion of Time Study Intersection Approaches
or Departures Are Blocked by Rail Crossing Gates to Allow Gold Line Train Passage. Study
intersections near the Gold Line will have their lane capacities reduced on the approaches and
departures that cross the tracks because the grade crossing gates are down before, during and
after train passage. If the gates are down just 6 minutes in the peak hour, that is a 10 percent
reduction in lane capacity. There is no evidence that the DEIR traffic analysis has made any
adjustment to take into account the time when the grade crossing gates block movements. This
may be critical at the intersections of Myrtle with Duarte, Myrtle with Pomona and Magnolia with
Duarte.

Response. The commenter states that the evaluation of Project impacts on study intersections
did not account for delays at Metro’s at-grade light rail crossings and the potential for the Project
to exacerbate impacts of rail crossing delays on intersection capacity. The Transportation Impact
Study contained in Appendix J of the EIR does account for rail crossing delays at one of the study
intersections (Intersection No. 8: Myrtle Avenue/Duarte Road) nearest to the light rail crossing.

The Transportation Impact Study contained in Appendix J of the EIR applies an additional 20
percent capacity reduction by adjusting the yellow clearance interval of Intersection No. 8: Myrtle
Avenue/Duarte Road in recognition of observed vehicle queuing and congestion which occurs at
times of rail crossings. Yellow clearance interval (or yellow allowance) is an interval starting at the
end of the green-light indication (in which the traffic signal displays a yellow-light indication) and
lasting until the red-light indication appears. Typically, the yellow clearance interval lasts
approximately three to six seconds for each and every signal phase. The intent of the yellow
clearance is to warn drivers of the impending change in right-of-way assignment. It allows drivers
the time needed to clear the intersection if they determine that it is not possible to safely stop.
The time assigned to the yellow clearance interval affects (i.e., reduces) the overall intersection
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capacity. In the Intersection Capacity Utilization (ICU) methodology, a value of 0.100 is typically
applied to the signalized intersection calculations to account for the delay or loss time due to the
yellow clearance interval. As mentioned in Footnote No. 3 on the Intersection Capacity Utilization
(ICU) calculation worksheets for Intersection No. 8: Myrtle Avenue/Duarte Road in Appendix B of
Appendix J of the Draft EIR, a 0.300 yellow allowance was incorporated into the calculations (i.e.,
three times the typical clearance of 0.100) in order to account for the additional delay/loss time
due to the proximity of the Metro Gold Line light rail crossing at the north leg of this intersection.
Thus, the reduced capacity employed in the analysis ensures that the volume to capacity (v/c)
ratio and Level of Service (LOS) is not understated.

The other two study intersections (i.e., Intersection No. 4: Magnolia Avenue/Duarte Road and
Intersection No. 7: Myrtle Avenue/Pomona Avenue) raised by the commenter were determined to
be a sufficient distance away from the at-grade light rail crossings such that their capacity would
not be affected by signal delays on the light rail system. However, in response to the comment,
Linscott, Law & Greenspan, Engineers (LLG) prepared a supplemental analysis that incorporated
an additional 0.200 (i.e., 20 percent) as part of the yellow clearance interval (i.e., as compared to
10 percent as suggested by the commenter) for a total yellow clearance of 0.300 (i.e., 30 percent),
similar to what was adjusted previously for Intersection No. 8: Myrtle Avenue/Duarte Road in the
Transportation Impact Study. Based on this supplemental analysis provided for these two study
intersections (i.e., Intersection No. 4: Magnolia Avenue/Duarte Road and Intersection No. 7:
Myrtle Avenue/Pomona Avenue) along with the previous adjustment included in the
Transportation Impact Study for Intersection No. 8: Myrtle Avenue/Duarte Road, it can still be
concluded that no significant impacts at any of these study intersections are expected to occur
based on the City’s adopted significance threshold criteria. Please refer to the Supplemental
Table A and associated (ICU) worksheets for Intersection Nos. 4, 7, and 8 below for this
supporting documentation.

Finally, Metro did receive and review a copy of the Draft EIR for the Project as evidenced by their
comment letter dated November 13, 2019 (i.e., attached within the Final EIR as Letter L3), and
Metro did not provide any specific comments regarding the existing Gold Line light-rail transit
crossings and existing or future vehicle queuing concerns.



SUPPLEMENTAL TABLE A
SUMMARY OF VOLUME TO CAPACITY RATIOS
AND LEVELS OF SERVICE
WEEKDAY AM AND PM PEAK HOURS

[1 [2] [3] [4]
YEAR 2018 YEAR 2022 YEAR 2022
YEAR 2018 EXISTING W/ FUTURE FUTURE W/
EXISTING PROJECT CHANGE SIGNIF. PRE-PROJECT PROJECT CHANGE SIGNIF.
PEAK LOS LOS ViC IMPACT LOS LOS ViC IMPACT
NO. INTERSECTION HOUR VIC [a] VIC [a] [(2)-(1)] [b] VIC [a] VvIC [a] [(4)-(3)] [b]
4 Magnolia Avenue/ AM 0.824 D 0.826 D 0.002 No 0.885 D 0.887 D 0.002 No
Duarte Road PM 0.790 C 0.794 C 0.004 No 0.858 D 0.863 D 0.005 No
7 Myrtle Avenue/ AM 0.624 B 0.626 B 0.002 No 0.710 C 0.718 C 0.008 No
Pomona Avenue PM 0.734 C 0.752 C 0.018 No 0.869 D 0.888 D 0.019 No
8 Myrtle Avenue/ AM 0.768 C 0.771 C 0.003 No 0.848 D 0.851 D 0.003 No
Duarte Road PM 0.875 D 0.876 D 0.001 No 0.959 E 0.960 E 0.001 No

[a] Level of Service (LOS) is based on the reported ICU value for signalized intersections.
[b]  The City of Monrovia intersection impact threshold criteria for signalized and unsignalized intersections are as follows:
For signalized intersections, an impact is considered significant if the project-related increase in the volume-to-capacity ratio (v/c) equals or exceeds the thresholds shown the following table:

Level of Service Pre-Project VV/C Project-Related Increase in V/C
C >0.710 - 0.800 equal to or greater than 0.040
D >0.810 - 0.900 equal to or greater than 0.030
E >0.910 - 1.000 equal to or greater than 0.020
F >1.00 equal to or greater than 0.010

[c] Forunsignalized intersections:
- Traffic signal warrants analysis to be prepared for unsignalized intersections operating at LOS E or F for future with project conditions.

L
-

LINSCOTT, LAW & GREENSPAN, engineers LLG Ref. 1-18-4307-1
The Arroyo at Monrovia Station Project
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LINSCOTT, LAW & GREENSPAN, ENGINEERS
600 S. Lake Avenue, Ste 500, Pasadena 91106
(626) 796.2322 Fax (626) 792.0941

INTERSECTION CAPACITY UTILIZATION

Magnolia Avenue @ Duarte Road

N-S St: Magnolia Avenue Peak hr: AM Date: 1/21/2020
E-W St: Duarte Road Annual Growth: 0.82% Date of Count: 2018
Project: The Arroyo at Monrovia Station Project/1-18-4307-1 Projection Year: 2022
File: ICU4
2018 EXISTING TRAFFIC 2018 EXISTING WITH PROJECT 2018 EXISTING W/ PROJECT + MITIGATION 2022 FUTURE PRE-PROJECT 2022 FUTURE WITH PROJECT
Added Added
1 2 VvIC Added Total 2 VvIC Added Total 2 vIC Amb. Grow. Rel. Proj. Total 2 VvIC Added Total 2 VvIC
Movement Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio

NB Left 2 0 0.001 0 2 0 0.001 0 2 0 0.001 0 0 2 0 0.001 0 2 0 0.001
NB Thru 2 1600 0.004 0 2 1600 0.004 0 2 1600 0.004 0 0 2 1600 0.004 0 2 1600 0.004
NB Right 3 0 0.000 0 3 0 0.000 0 3 0 0.000 0 0 3 0 0.000 0 3 0 0.000
SB Left 194 0 0.121 0 194 0 0.121 0 194 0 0.121 6 13 213 0 0.133 0 213 0 0.133
SB Thru 5 1600 0.124 0 5 1600 0.124 0 5 1600 0.124 0 0 5 1600 0.136 0 5 1600 0.136
SB Right 115 1600 0.072 0 115 1600 0.072 0 115 1600 0.072 4 6 125 1600 0.078 0 125 1600 0.078
EB Left 175 1600 0.109 0 175 1600 0.109 * 0 175 1600 0.109 * 6 11 192 1600 0.120 * 0 192 1600 0.120 *
EB Thru 434 3200 0.137 0 434 3200 0.137 0 434 3200 0.137 14 66 514 3200 0.162 0 514 3200 0.162
EB Right 3 0 0.000 0 3 0 0.000 0 3 0 0.000 0 0 3 0 0.000 0 3 0 0.000
WB Left 6 1600 0.004 0 6 1600 0.004 0 6 1600 0.004 0 0 6 1600 0.004 0 6 1600 0.004
WB Thru 714 3200 0.289 5 719 3200 0.291 * 0 719 3200 0.291 * 24 90 828 3200 0.328 * 5 833 3200 0.329 *
WB Right 212 0 0.000 0 212 0 0.000 0 212 0 0.000 7 1 220 0 0.000 0 220 0 0.000
Yellow Allowance [3] 0.300 0.300 * 0.300 * 0.300 * 0.300 *
ICU 0.824 0.826 0.826 0.885 0.887
LOS D D D D D

* Key conflicting movement as a part of ICU
1 Counts conducted by: NDS
2 Capacity expressed in veh/hour of green

3 Accounts for the additional delay/loss time due to the Metro Gold Line train.




LINSCOTT, LAW & GREENSPAN, ENGINEERS
600 S. Lake Avenue, Ste 500, Pasadena 91106
(626) 796.2322 Fax (626) 792.0941

INTERSECTION CAPACITY UTILIZATION

Magnolia Avenue @ Duarte Road

N-S St: Magnolia Avenue Peak hr: PM Date: 1/21/2020
E-W St: Duarte Road Annual Growth: 0.82% Date of Count: 2018
Project: The Arroyo at Monrovia Station Project/1-18-4307-1 Projection Year: 2022
File: ICU4
2018 EXISTING TRAFFIC 2018 EXISTING WITH PROJECT 2018 EXISTING W/ PROJECT + MITIGATION 2022 FUTURE PRE-PROJECT 2022 FUTURE WITH PROJECT
Added Added
1 2 vIC Added Total 2 viC Added Total 2 vIC Amb. Grow. Rel. Proj. Total 2 vIC Added Total 2 VvIC
Movement Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio

NB Left 6 0 0.004 0 6 0 0.004 0 6 0 0.004 0 0 6 0 0.004 0 6 0 0.004
NB Thru 4 1600 0.009 * 0 4 1600 0.009 * 0 4 1600 0.009 * 0 0 4 1600 0.009 * 0 4 1600 0.009 *
NB Right 4 0 0.000 0 4 0 0.000 0 4 0 0.000 0 0 4 0 0.000 0 4 0 0.000
SB Left 192 0 0.120 * 0 192 0 0.120 * 0 192 0 0.120 * 6 6 204 0 0.128 * 0 204 0 0.128 *
SB Thru 1 1600 0.121 0 1 1600 0.121 0 1 1600 0.121 0 0 1 1600 0.128 0 1 1600 0.128
SB Right 186 1600 0.116 0 186 1600 0.116 0 186 1600 0.116 6 2 194 1600 0.121 0 194 1600 0.121
EB Left 249 1600 0.156 * 6 255 1600 0.159 * 0 255 1600 0.159 * 8 23 280 1600 0.175 * 6 286 1600 0.179 *
EB Thru 710 3200 0.222 0 710 3200 0.222 0 710 3200 0.222 24 87 821 3200 0.257 0 821 3200 0.257
EB Right 0 0 0.000 0 0 0 0.000 0 0 0 0.000 0 0 0 0 0.000 0 0 0 0.000
WB Left 2 1600 0.001 0 2 1600 0.001 0 2 1600 0.001 0 0 2 1600 0.001 0 2 1600 0.001
WB Thru 522 3200 0.206 * 2 524 3200 0.206 * 0 524 3200 0.206 * 17 98 637 3200 0.247 * 2 639 3200 0.248 *
WB Right 136 0 0.000 0 136 0 0.000 0 136 0 0.000 5 13 154 0 0.000 0 154 0 0.000
Yellow Allowance 0.300 * 0.300 * 0.300 * 0.300 * 0.300 *
ICU 0.790 0.794 0.794 0.858 0.863
LOS C C C D D

* Key conflicting movement as a part of ICU
1 Counts conducted by: NDS
2 Capacity expressed in veh/hour of green
3 Accounts for the additional delay/loss time due to the Metro Gold Line train.




LINSCOTT, LAW & GREENSPAN, ENGINEERS
600 S. Lake Avenue, Ste 500, Pasadena 91106

(626) 796.2322 Fax (626) 792.0941

INTERSECTION CAPACITY UTILIZATION

Myrtle Avenue @ Pomona Avenue

N-S St: Myrtle Avenue Peak hr: AM Date: 1/21/2020
E-W St: Pomona Avenue Annual Growth: 0.82% Date of Count: 2018
Project: The Arroyo at Monrovia Station Project/1-18-4307-1 Projection Year: 2022
File: ICU7
2018 EXISTING TRAFFIC 2018 EXISTING WITH PROJECT 2018 EXISTING W/ PROJECT + MITIGATION 2022 FUTURE PRE-PROJECT 2022 FUTURE WITH PROJECT
Added Added
1 2 VvIC Added Total 2 VvIC Added Total 2 vIC Amb. Grow. Rel. Proj. Total 2 VvIC Added Total 2 VvIC
Movement Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio

NB Left 32 1600 0.020 * 0 32 1600 0.020 * 0 32 1600 0.020 * 1 19 52 1600 0.033 * 0 52 1600 0.033 *
NB Thru 452 3200 0.145 0 452 3200 0.145 0 452 3200 0.145 15 53 520 3200 0.166 0 520 3200 0.166
NB Right 12 0 0.000 0 12 0 0.000 0 12 0 0.000 0 0 12 0 0.000 0 12 0 0.000
SB Left 38 1600 0.024 0 38 1600 0.024 0 38 1600 0.024 1 0 39 1600 0.024 0 39 1600 0.024
SB Thru 646 3200 0.221 * 0 646 3200 0.219 * 0 646 3200 0.219 * 21 23 690 3200 0.247 * 0 690 3200 0.246 *
SB Right 60 0 0.000 -4 56 0 0.000 0 56 0 0.000 2 39 101 0 0.000 -4 97 0 0.000
EB Left 40 0 0.025 * 0 40 0 0.025 0 40 0 0.025 1 8 49 0 0.031 0 49 0 0.031
EB Thru 28 1600 0.068 4 32 1600 0.078 * 0 32 1600 0.078 * 1 17 46 1600 0.121 * 4 50 1600 0.131 *
EB Right 40 0 0.000 12 52 0 0.000 0 52 0 0.000 1 58 99 0 0.000 12 111 0 0.000
WB Left 14 0 0.009 0 14 0 0.009 * 0 14 0 0.009 * 0 0 14 0 0.009 * 0 14 0 0.009 *
WB Thru 47 1600 0.058 * 0 47 1600 0.058 0 47 1600 0.058 2 6 55 1600 0.064 0 55 1600 0.064
WB Right 32 0 0.000 0 32 0 0.000 0 32 0 0.000 1 0 33 0 0.000 0 33 0 0.000
Yellow Allowance [3] 0.300 * 0.300 * 0.300 * 0.300 * 0.300 *
ICU 0.624 0.626 0.626 0.710 0.718
LOS B B B C C

* Key conflicting movement as a part of ICU
1 Counts conducted by: The Traffic Solution
2 Capacity expressed in veh/hour of green

3 Accounts for the additional delay/loss time due to the Metro Gold Line train.




LINSCOTT, LAW & GREENSPAN, ENGINEERS
600 S. Lake Avenue, Ste 500, Pasadena 91106
(626) 796.2322 Fax (626) 792.0941

INTERSECTION CAPACITY UTILIZATION

Myrtle Avenue @ Pomona Avenue

N-S St Myrtle Avenue Peak hr: PM Date: 1/21/2020
E-W St: Pomona Avenue Annual Growth: 0.82% Date of Count: 2018
Project: The Arroyo at Monrovia Station Project/1-18-4307-1 Projection Year: 2022
File: ICU7
2018 EXISTING TRAFFIC 2018 EXISTING WITH PROJECT 2018 EXISTING W/ PROJECT + MITIGATION 2022 FUTURE PRE-PROJECT 2022 FUTURE WITH PROJECT
Added Added
1 2 vIC Added Total 2 viC Added Total 2 vIC Amb. Grow. Rel. Proj. Total 2 vIC Added Total 2 VvIC
Movement Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio

NB Left 37 1600 0.023 * 8 45 1600 0.028 * 0 45 1600 0.028 * 1 43 81 1600 0.051 * 8 89 1600 0.056 *
NB Thru 615 3200 0.199 0 615 3200 0.199 0 615 3200 0.199 20 33 668 3200 0.216 0 668 3200 0.216
NB Right 22 0 0.000 0 22 0 0.000 0 22 0 0.000 1 0 23 0 0.000 0 23 0 0.000
SB Left 50 1600 0.031 0 50 1600 0.031 0 50 1600 0.031 2 0 52 1600 0.033 0 52 1600 0.033
SB Thru 745 3200 0.248 * 0 745 3200 0.258 * 0 745 3200 0.258 * 25 50 820 3200 0.313 * 0 820 3200 0.323 *
SB Right 50 0 0.000 30 80 0 0.000 0 80 0 0.000 2 130 182 0 0.000 30 212 0 0.000
EB Left 75 0 0.047 0 75 0 0.047 0 75 0 0.047 2 9 86 0 0.054 0 86 0 0.054
EB Thru 88 1600 0.144 * 1 89 1600 0.148 * 0 89 1600 0.148 * 3 12 103 1600 0.186 * 1 104 1600 0.190 *
EB Right 67 0 0.000 5 72 0 0.000 0 72 0 0.000 2 40 109 0 0.000 5 114 0 0.000
WB Left 30 0 0.019 * 0 30 0 0.019 * 0 30 0 0.019 * 1 0 31 0 0.019 * 0 31 0 0.019 *
WB Thru 36 1600 0.060 4 40 1600 0.063 0 40 1600 0.063 1 19 56 1600 0.074 4 60 1600 0.076
WB Right 30 0 0.000 0 30 0 0.000 0 30 0 0.000 1 0 31 0 0.000 0 31 0 0.000
Yellow Allowance 0.300 * 0.300 * 0.300 * 0.300 * 0.300 *
ICU 0.734 0.752 0.752 0.869 0.888
LOS C C C D D

* Key conflicting movement as a part of ICU
1 Counts conducted by: The Traffic Solution
2 Capacity expressed in veh/hour of green

3 Accounts for the additional delay/loss time due to the Metro Gold Line train.




LINSCOTT, LAW & GREENSPAN, ENGINEERS
600 S. Lake Avenue, Ste 500, Pasadena 91106

(626) 796.2322 Fax (626) 792.0941

INTERSECTION CAPACITY UTILIZATION

Myrtle Avenue @ Duarte Road

N-S St: Myrtle Avenue Peak hr: AM Date: 1/21/2020
E-W St: Duarte Road Annual Growth: 0.82% Date of Count: 2018
Project: The Arroyo at Monrovia Station Project/1-18-4307-1 Projection Year: 2022
File: ICU8
2018 EXISTING TRAFFIC 2018 EXISTING WITH PROJECT 2018 EXISTING W/ PROJECT + MITIGATION 2022 FUTURE PRE-PROJECT 2022 FUTURE WITH PROJECT
Added Added
1 2 VvIC Added Total 2 VvIC Added Total 2 vIC Amb. Grow. Rel. Proj. Total 2 VvIC Added Total 2 VvIC
Movement Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio

NB Left 130 1600 0.081 * 0 130 1600 0.081 * 0 130 1600 0.081 * 4 7 141 1600 0.088 * 0 141 1600 0.088 *
NB Thru 451 3200 0.156 0 451 3200 0.156 0 451 3200 0.156 15 16 482 3200 0.170 0 482 3200 0.170
NB Right 48 0 0.000 0 48 0 0.000 0 48 0 0.000 2 11 61 0 0.000 0 61 0 0.000
SB Left 32 1600 0.020 3 35 1600 0.022 0 35 1600 0.022 1 17 50 1600 0.031 3 53 1600 0.033
SB Thru 523 3200 0.212 * 4 527 3200 0.215 * 0 527 3200 0.215 * 17 32 572 3200 0.240 * 4 576 3200 0.243 *
SB Right 156 0 0.000 5 161 0 0.000 0 161 0 0.000 5 34 195 0 0.000 5 200 0 0.000
EB Left 122 1600 0.076 * 0 122 1600 0.076 * 0 122 1600 0.076 * 4 48 174 1600 0.109 * 0 174 1600 0.109 *
EB Thru 288 3200 0.126 0 288 3200 0.126 0 288 3200 0.126 10 63 361 3200 0.157 0 361 3200 0.157
EB Right 115 0 0.000 0 115 0 0.000 0 115 0 0.000 4 23 142 0 0.000 0 142 0 0.000
WB Left 55 1600 0.034 0 55 1600 0.034 0 55 1600 0.034 2 4 61 1600 0.038 0 61 1600 0.038
WB Thru 286 3200 0.098 * 0 286 3200 0.098 * 0 286 3200 0.098 * 9 26 321 3200 0.112 * 0 321 3200 0.112 *
WB Right 28 0 0.000 0 28 0 0.000 0 28 0 0.000 1 8 37 0 0.000 0 37 0 0.000
Yellow Allowance [3] 0.300 * 0.300 * 0.300 * 0.300 * 0.300 *
ICU 0.768 0.771 0.771 0.848 0.851
LOS C C C D D

* Key conflicting movement as a part of ICU
1 Counts conducted by: The Traffic Solution
2 Capacity expressed in veh/hour of green

3 Accounts for the additional delay/loss time due to the Metro Gold Line train which crosses at the north leg of the intersection as cited in the Traffic Impact Analysis for 1625 Magnolia Avenue, prepared by LSA, May 2018.



LINSCOTT, LAW & GREENSPAN, ENGINEERS
600 S. Lake Avenue, Ste 500, Pasadena 91106
(626) 796.2322 Fax (626) 792.0941

INTERSECTION CAPACITY UTILIZATION

Myrtle Avenue @ Duarte Road

N-S St Myrtle Avenue Peak hr: PM Date: 1/21/2020
E-W St: Duarte Road Annual Growth: 0.82% Date of Count: 2018
Project: The Arroyo at Monrovia Station Project/1-18-4307-1 Projection Year: 2022
File: ICU8
2018 EXISTING TRAFFIC 2018 EXISTING WITH PROJECT 2018 EXISTING W/ PROJECT + MITIGATION 2022 FUTURE PRE-PROJECT 2022 FUTURE WITH PROJECT
Added Added
1 2 vIC Added Total 2 viC Added Total 2 vIC Amb. Grow. Rel. Proj. Total 2 vIC Added Total 2 VvIC
Movement Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio Volume Volume Volume  Capacity Ratio Volume Volume  Capacity Ratio

NB Left 94 1600 0.059 * 0 94 1600 0.059 * 0 94 1600 0.059 * 3 24 121 1600 0.076 * 0 121 1600 0.076 *
NB Thru 434 3200 0.150 5 439 3200 0.152 0 439 3200 0.152 14 31 479 3200 0.166 5 484 3200 0.168
NB Right 46 0 0.000 0 46 0 0.000 0 46 0 0.000 2 5 53 0 0.000 0 53 0 0.000
SB Left 44 1600 0.028 1 45 1600 0.028 0 45 1600 0.028 1 12 57 1600 0.036 1 58 1600 0.036
SB Thru 618 3200 0.244 * 2 620 3200 0.246 * 0 620 3200 0.246 * 21 20 659 3200 0.277 * 2 661 3200 0.278 *
SB Right 164 0 0.000 2 166 0 0.000 0 166 0 0.000 5 59 228 0 0.000 2 230 0 0.000
EB Left 145 1600 0.091 0 145 1600 0.091 0 145 1600 0.091 5 26 176 1600 0.110 0 176 1600 0.110
EB Thru 471 3200 0.231 * 0 471 3200 0.231 * 0 471 3200 0.231 * 16 45 532 3200 0.257 * 0 532 3200 0.257 *
EB Right 267 0 0.000 0 267 0 0.000 0 267 0 0.000 9 14 290 0 0.000 0 290 0 0.000
WB Left 66 1600 0.041 * 0 66 1600 0.041 * 0 66 1600 0.041 * 2 11 79 1600 0.049 * 0 79 1600 0.049 *
WB Thru 313 3200 0.107 0 313 3200 0.108 0 313 3200 0.108 10 72 395 3200 0.138 0 395 3200 0.139
WB Right 28 0 0.000 3 31 0 0.000 0 31 0 0.000 1 18 47 0 0.000 3 50 0 0.000
Yellow Allowance [3] 0.300 * 0.300 * 0.300 * 0.300 * 0.300 *
ICU 0.875 0.876 0.876 0.959 0.960
LOS D D D E E

* Key conflicting movement as a part of ICU
1 Counts conducted by: The Traffic Solution
2 Capacity expressed in veh/hour of green

3 Accounts for the additional delay/loss time due to the Metro Gold Line train which crosses at the north leg of the intersection as cited in the Traffic Impact Analysis for 1625 Magnolia Avenue, prepared by LSA, May 2018.
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L6.5 Because of the above Trip Generation and Rail Crossing Considerations the DEIR Has
Understated the Project’s Impacts on Study Intersections. Because the necessary
adjustments to trip generation, trip discounting and ICU computation inherent in the above
discussions are large enough to cause intersections previously disclosed to be in LOS D or E to
become in E or F respectively and the Project’s share would rise beyond significance thresholds,
the entire analysis must be redone and the Project’s impacts disclosed in good faith.

Response. The commenter asserts that study intersections that are reported as LOS D or E
should be categorized as LOS E or F under the Project, if the traffic impact analysis was redone
following the recommendations by the commenter regarding trip generation rates, trip reductions,
and revised ICU computations to account for rail crossing delays.

The commenter does not recalculate traffic impacts on intersection capacity using the
commenter’s assumptions and does not refer to any particular study intersections in the comment.
Therefore, the commenter provides no substantial evidence that study intersections should be
LOS E or F.

In addition, pursuant to Response to Comments L6.2 through L6.4 above, the City based the input
parameters and methodology for conducting the traffic impact analysis for the proposed Project
on substantial evidence. As discussed in Response to Comment L6.4, LLG and the City also
conservatively conducted a supplemental analysis showing the effects of delays at intersections
near rail crossings at Intersection No. 4: Magnolia Avenue/Duarte Road and Intersection No. 7:
Myrtle Avenue/Pomona Avenue (albeit they are at a farther distance away from rail crossings than
Intersection No. 8: Myrtle Avenue/Duarte Road); and while the LOS was forecast to degrade to
LOS D operations during certain peak hours as a result of this supplemental and conservative
analysis, the City’s established significance threshold at LOS D (i.e., a project-related increase in
the volume-to-capacity ratio of 0.030 or greater) was not met. Therefore, the City has determined
that no further analysis is required or warranted and the findings of the Draft EIR remain valid.

L6.6 The DEIR Only Analyzed Queuing at Study Intersections Involving Freeway Ramp
Junctions. Analysis of Queues At Intersections Nearest the Rail Crossings Is Critical. The
queuing analysis only considers the intersections of Myrtle with Evergreen and Myrtle with Central
and the related narrative only considers whether the queuing extends excessively onto the
freeway ramps. However, the fact that queuing at intersections near the rail crossings may be
critical indicates that queues at these intersections should be analyzed as well, also reflecting the
trip generation, trip discounting and capacity adjustments due to rail gate down time discussed
above.

Response. The commenter states that rail crossings have the potential to adversely affect
queuing at freeway on-ramps and off-ramps as well, and this impact was not accounted for in the
EIR. The Transportation Impact Study for the EIR, contained in Appendix J of the EIR, does factor
in potential delays associated with rail crossings into the impact analysis. Specifically, the delay
is factored into the yellow clearance interval at Intersection No. 8 (Myrtle Avenue/Duarte Road).

As discussed in Responses to Comments L6.4 and L6.5, the Transportation Impact Study
(contained as Appendix J of the Draft EIR) accounts for delays at rail crossings for intersections
nearest to rail crossings. In addition, a supplemental analysis is provided in the Response to
Comment L6.4 to evaluate the impacts of delays at the rail crossings for intersections that are
farther away from the rail crossings. Therefore, as discussed under Responses to Comments
L6.4 and L6.5, the City has determined that no further analysis is required or warranted and the
findings of the Draft EIR remain valid.
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L6.7 Lack of Consideration of Transportation Network Companies (Ridesharing) Effects on
Tripmaking and Mode Choice. The rise of Transportation Network Companies (ridesharing
operations like Uber and Lyft) has dramatically changed the way people travel in urban areas in
recent years. Recent studies have found that TNCs have cut into transit, walk and bike shares of
trip-making and caused induced trips (trips that would not otherwise be made) and, due to the
recirculation to access new rides and careless loading and unloading, caused an approximate
doubling in congestion and vehicle miles traveled (VMT) over that which would be ordinarily be
accounted for by land use development in dense urban areas. Also, each individual trip made by
TNC causes generation of an extra trip due to the approach trip of the driver. The DEIR has made
no effort to estimate traffic due to TNC use due to the Project. This is a critical flaw.

Response. The commenter states that trips associated with possible usage of Transportation
Network Companies (TNCs) (i.e., Uber and Lyft) by new residents were not accounted for in
evaluating traffic impacts associated with the Project.

ITE’s 10th Edition of the Trip Generation Manual now has published trip generation rates that
apply to land uses within urban areas, similar to the City of Monrovia, where TNC vehicle use is
prevalent. The ITE Trip Generation Manual and the corresponding trip generation rates utilized
for the traffic impact analysis for the Project (see Appendix J of the EIR) were derived based on
actual driveway traffic counts conducted at similar sites and the driveway counts included all
vehicle types, including TNC and/or taxis.

The City of Monrovia’s Metro Gold Line light rail transit station was constructed and operational
by Spring of 2016 (March 2016), well in advance of the baseline traffic counts incorporated into
the Draft EIR Transportation Impact Study (refer to page 19 of Appendix J of the Draft EIR). The
light rail station was constructed with a major/large cul-de-sac at the southerly terminus of
Primrose Avenue and is utilized as a TNC drop-off/pick-up zone. Baseline intersection traffic
counts used for the traffic impact analysis for the Project were obtained in Fall 2016 at three
locations, in early-mid 2017 at three locations, and in Spring and Fall 2018 at two locations; all
non-2018 manual traffic counts were also adjusted upwards to reflect 2018 conditions. Thus, the
Draft EIR Transportation Impact Study already includes counts of TNC and/or taxis that are
generated during peak hours to/from the existing light rail station and other nearby uses, as well
as those TNC trips that are circulating the City’s street system waiting for a call.

Use of TNCs is already factored into ITE’s trip generation rates used to calculate trips associated
with the Project. In addition, TNC use in the area is already factored into baseline traffic counts.
Therefore, TNC use is already factored into the traffic impact analysis. The City has determined
that this issue has already been addressed in the Transportation Impact Study contained in
Appendix J of the EIR and that no further analysis is required or warranted and the findings of the
Draft EIR remain valid.

L6.8 Indoor air quality (IAQ) directly impacts the comfort and health of building occupants, and
the achievement of acceptable IAQ in newly constructed and renovated buildings is a well
recognized design objective. For example, IAQ is addressed by major high-performance building
rating systems and building codes (California Building Standards Commission, 2014; USGBC,
2014). Indoor air quality in homes is particularly important because occupants, on average, spend
approximately ninety percent of their time indoors with the majority of this time spent at home
(EPA, 2011). Some segments of the population that are most susceptible to the effects of poor
IAQ, such as the very young and the elderly, occupy their homes almost continuously.
Additionally, an increasing number of adults are working from home at least some of the time
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during the workweek. Indoor air quality also is a serious concern for workers in hotels, offices and
other business establishments.

The concentrations of many air pollutants often are elevated in homes and other buildings relative
to outdoor air because many of the materials and products used indoors contain and release a
variety of pollutants to air (Hodgson et al., 2002; Offermann and Hodgson, 2011). With respect to
indoor air contaminants for which inhalation is the primary route of exposure, the critical design
and construction parameters are the provision of adequate ventilation and the reduction of indoor
sources of the contaminants.

Response. The City acknowledges the information provided by the commenter. This information
does not contain any comments on the Project, nor does it comment on the adequacy of the EIR.
The information will be included as part of the record and made available to the decision makers
prior to a final decision on the Project. No further response is required

L6.9 Indoor Formaldehyde Concentrations Impact. In the California New Home Study (CNHS) of
108 new homes in California (Offermann, 2009), 25 air contaminants were measured, and
formaldehyde was identified as the indoor air contaminant with the highest cancer risk as
determined by the California Proposition 65 Safe Harbor Levels (OEHHA, 2017a), No Significant
Risk Levels (NSRL) for carcinogens. The NSRL is the daily intake level calculated to result in one
excess case of cancer in an exposed population of 100,000 (i.e., ten in one million cancer risk)
and for formaldehyde is 40 pg/day. The NSRL concentration of formaldehyde that represents a
daily dose of 40 pg is 2 ug/m?®, assuming a continuous 24-hour exposure, a total daily inhaled air
volume of 20 m®, and 100% absorption by the respiratory system. All of the CNHS homes
exceeded this NSRL concentration of 2 ug/m?3. The median indoor formaldehyde concentration
was 36 pug/m?3, and ranged from 4.8 to 136 ug/m?, which corresponds to a median exceedance of
the 2 ug/m*® NSRL concentration of 18 and a range of 2.3 to 68.

Therefore, the cancer risk of a resident living in a California home with the median indoor
formaldehyde concentration of 36 ug/m?, is 180 per million as a result of formaldehyde alone. The
CEQA significance threshold for airborne cancer risk is 10 per million, as established by the South
Coast Air Quality Management District (SCAQMD, 2015).

Response. The commenter makes no specific comments on the Project, not does commenter
make any comment on the adequacy of the EIR. The commenter summarizes a study (the
California New Homes Study published in 2009) that measured indoor air quality in 108 homes
constructed between 2002 and 2004, and found that measured formaldehyde concentrations in
these homes ranged from 4.8 to 136 micrograms per cubic meter (ug/m?3), with a median
concentration of 36 (ug/m3).

Formaldehyde is a colorless, volatile, flammable gas at room temperature and pressure. It has a
pungent, highly irritating, suffocating odor and may cause a burning sensation to the eyes, nose,
and lungs at high concentrations. In 1988, the State listed formaldehyde as a human carcinogen
pursuant to the Safe Drinking Water and Toxic Enforcement Act of 1986 (i.e., Proposition 65). In
1992, the California Air Resources Board designated formaldehyde as a toxic air contaminant
(TAC). Composite wood products used in building construction, such as hardwood plywood,
particle board, and medium density fiberboard, often contain formaldehyde resins or glues used
to bond wood materials together (CARB, 2007 pg 15).2 Over time, the resins in composite wood

28 CARB 2007. Proposed Airborne Toxic Control Measure to Reduce Formaldehyde from Composite
Wood Products Staff Report: Initial Statement of Reasons for Proposed Rulemaking. Sacramento, CA.
March 2007.
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products may off-gas (i.e., emit) or degrade, releasing formaldehyde into the indoor environments
until air circulation occurs and emissions are vented to outside, ambient air (CARB, 2007 pp. 16-
17).

The commenter equates the median concentration of formaldehyde detected in the study to a
carcinogenic risk value of 180 excess cancer cases per million population for all residents in
California homes where median concentrations of 36 ug/m? exist, which exceeds health risk
significance thresholds recommended for use by the South Coast Air Quality Management District
(SCAQMD). However, the commenter provided no supporting calculations for this risk estimate,
including an exposure assessment nor an evaluation of the toxicity of formaldehyde. The
commenter provides no discussion of the methods or locations of measurement of formaldehyde
in the study and provides no discussion of the uncertainty in the assumptions or calculations of a
human health risk assessment.

According to CARB, formaldehyde emissions from composite wood products are affected by initial
product-specific formaldehyde emission rates, the number and total surface area of
formaldehyde-emitting products, the rate of decrease in product-specific formaldehyde emissions,
and dwelling-specific air exchange rates (CARB, 2007 pg. 155). The risk estimates provided in
the comment appear to be generic risk estimates, based on outdated formaldehyde emission
rates, air turnover requirements, and generic exposure assumptions, and are not Project specific.

Moreover, the study cited in this comment assesses homes that were construction prior to the
California Air Resources Board's (CARB’s) adoption of the Airborne Toxic Control Measure
(ATCM) to Reduce Formaldehyde Emissions from Composite Wood Products (17 CCR Section
93120 et. seq.), commonly known as the “Composite Wood Products Regulation,” which
establishes stringent emission performance standards on a variety of construction products
collectively known as composite wood products, including hardwood plywood, particleboard, and
medium-density fiberboard. Implementation of this regulation reduces public exposure to
formaldehyde emissions associated with new home construction by limiting off-gassing and the
release of formaldehyde into the environment. The Composite Wood Products Regulation was
adopted by CARB in 2007 and established two phases of emissions standards, an initial Phase
1 and a stricter Phase 2 that requires that all finished composite wood products made available
for sale in California comply with ATCM emissions standards. Regulated products that complied
with the Phase 1 standards were available for sale in California until December 31, 2013. As of
January 1, 2014, however, all composite wood products available for sale in California must
comply with the ATCM'’s stricter Phase 2 standards. In addition, effective March 2019,2° the U.S.
EPA also now requires all composite wood products to meet emissions standards that are nearly
identical to California’s Phase 2 standards. The cited study also predates the California Energy
Commission’s adoption of the 2019 California Building Code’s ASHRAE 62.2 ventilation and air
filtration requirements, which went into effect on January 1, 2020, apply to all multi-family
residential structures regardless of building height, and are intended to protect public health by
providing a high level of indoor air quality (IAQ). The Project will be required to comply with all of
these regulations.

In short, the cited study is not substantial evidence that the Project will cause an overall health
risk of 180 excess cancer cases per million associated with 36 pg/m?® of formaldehyde, as this
comment implies. Moreover, neither this comment or the citied study provide substantial evidence
supporting this comment’s implied claim that results from the 2009 study can be extrapolated to
all California homes, much less California homes constructed after January 2020.

29 CARB 2019. Comparison of Key Requirements of CARB and U.S. EPA TSCA Title VI Regulati