
  

 
 
 
 

American University of Health Sciences/  
American University Research Academy (AUHS/AURA) Specific Plan,  

Initial Study, and Negative Declaration 
 
 
 
 
 
 

 
 

Lead Agency: 
 

City of Signal Hill 
Community Development Department 

2175 Cherry Avenue 
Signal Hill, California 90755 

 
 

 
 
 

Prepared by: 
 

MIG, Inc. 
1650 Spruce Street, Suite 106 

Riverside, California 92507 
 

 
 

Public Review Draft 
July 26, 2022 

  



ii Initial Study and Negative Declaration 
 Public Review Draft July 26, 2022 

 

- This document is designed for double-sided printing -  
 
 



 

 
 
AUHS/AURA Specific Plan (SP-25) i 
City of Signal Hill 

Table of Contents 
 

1 Introduction .................................................................................................................................... 1 
1.1 – Purpose of CEQA ............................................................................................................. 1 
1.2 – Public Comments ............................................................................................................. 2 

2 Project Description............................................................................................................................ 3 
2.1 – Project Title ...................................................................................................................... 3 
2.2 – Lead Agency Name and Address ..................................................................................... 3 
2.3 – Contact Person and Phone Number ................................................................................. 3 
2.4 – Project Location ................................................................................................................ 3 
2.5 – Project Sponsor’s Name and Address .............................................................................. 3 
2.6 – General Plan Land Use Designation ................................................................................. 3 
2.7 – Zoning District .................................................................................................................. 3 
2.8 – Surrounding Land Uses .................................................................................................... 3 
2.9 – Environmental Setting ...................................................................................................... 4 
2.10 – Project Description ........................................................................................................... 4 
2.11 – Required Approvals .......................................................................................................... 5 
2.12 – Other Public Agencies Whose Approval is Required ........................................................ 5 

3 Determination ................................................................................................................................. 13 
3.1 – Environmental Factors Potentially Affected .................................................................... 13 
3.2 – Determination ................................................................................................................. 13 

4 Evaluation of Environmental Impacts .............................................................................................. 15 
4.1 – Aesthetics ....................................................................................................................... 15 
4.2 – Agriculture and Forest Resources .................................................................................. 17 
4.3 – Air Quality ....................................................................................................................... 19 
4.4 – Biological Resources ...................................................................................................... 22 
4.5 – Cultural Resources ......................................................................................................... 25 
4.6 – Energy ............................................................................................................................ 26 
4.7 – Geology and Soils .......................................................................................................... 27 
4.8 – Greenhouse Gas Emissions ........................................................................................... 30 
4.9 – Hazards and Hazardous Materials.................................................................................. 32 
4.10 – Hydrology and Water Quality .......................................................................................... 35 
4.11 – Land Use and Planning .................................................................................................. 38 
4.12 – Mineral Resources ......................................................................................................... 39 
4.13 – Noise .............................................................................................................................. 40 
4.14 – Population and Housing ................................................................................................. 42 
4.15 – Public Services ............................................................................................................... 43 
4.16 – Recreation ...................................................................................................................... 45 
4.17 – Transportation ................................................................................................................ 46 
4.18 – Tribal Cultural Resources ............................................................................................... 57 
4.19 – Utilities and Service Systems ......................................................................................... 59 
4.20 – Wildfire ........................................................................................................................... 62 
4.21 – Mandatory Findings of Significance ................................................................................ 64 

5 References .................................................................................................................................. 67 
5.1 – List of Preparers ............................................................................................................. 67 
5.2 – Persons and Organizations Consulted ........................................................................... 67 
5.3 – Bibliography ................................................................................................................... 68 



Table of Contents 

ii Initial Study and Negative Declaration 
 Public Review Draft July 26, 2022 

List of Tables 
Table 1 Surrounding Land Uses .......................................................................................................... 4 
Table 2 Project Trip Generation ......................................................................................................... 49 
Table 3 Project-Related Added Peak Hour Traffic Volumes ............................................................... 50 
Table 4 Existing Plus Project Peak Hour Intersection Capacity Analysis............................................ 51 
Table 5 Year 2040 Buildout Plus Project Peak Hour Intersection Capacity Analysis .......................... 51 
Table 6 Existing Plus Project Peak Hour Intersection Queuing Analysis ............................................ 53 
Table 7 Year 2040 Buildout Plus Project Peak Hour Intersection Queuing Analysis .......................... 54 
 
List of Exhibits 
Exhibit 1 Regional Context Map ........................................................................................................... 7 
Exhibit 2 Project Vicinity Map ............................................................................................................... 9 
Exhibit 3 Existing Site Conditions....................................................................................................... 11 
 
List of Appendices 
Appendix A Comprehensive Master Plan Update 
Appendix B Focused Traffic Impact Assessment 



 
 

 
AUHS/AURA Specific Plan (SP-25) 1 
City of Signal Hill 

1 Introduction 
The City of Signal Hill (Lead Agency) received an application from American University of Health 
Sciences (“AUHS” or “applicant”) for a Comprehensive Master Plan Update proposing new programs 
of study (“Project” or “Master Plan Update”) at the applicant’s existing AUHS campus at 1600 East Hill 
Street (“Project Site”) in the City of Signal Hill, California. The application includes an update to the 
existing Master Plan for the campus. The approval of the application constitutes a project that is subject 
to review under the California Environmental Quality Act (CEQA) 1970 (Public Resources Code §§ 
21000, et seq.), and the CEQA Guidelines (14 California Code of Regulations §§ 15000, et. seq.). This 
Initial Study was prepared to assess the short-term, long-term, and cumulative environmental impacts 
resulting from the proposed project. This report was prepared to comply with CEQA Guidelines § 15063, 
which sets forth the required contents of an Initial Study. These include: 
 

▪ A description of the project, including the location of the project (See Section 2); 
▪ Identification of the environmental setting (See Section 2.10); 
▪ Identification of potentially significant impacts and a determination of effects (See Section 3);  
▪ Identification of environmental effects by the use of a checklist, matrix, or other methods, 

provided that entries on the checklist or other form are briefly explained to indicate that there is 
some evidence to support the entries (See Section 4); 

▪ Discussion of ways to mitigate significant effects identified, if any (See Section 4); 
▪ Examination of whether the project is compatible with existing zoning, plans, and other 

applicable land use controls (See Section 4.11); and 
▪ The name(s) of the person(s) who prepared or participated in the preparation of the Initial Study 

(See Section 5). 
 

1.1 –  Purpose of CEQA 

The legislative intent of the State law known as CEQA is established in Section 21000 of the California 
Public Resources Code, as follows:   
 
a)  The maintenance of a quality environment for the people of this state now and in the future, is a 

matter of statewide concern. 
b)  It is necessary to provide a high-quality environment that at all times is healthful and pleasing to the 

senses and intellect of man. 
c)  There is a need to understand the relationship between the maintenance of high-quality ecological 

systems and the general welfare of the people of the state, including their enjoyment of the natural 
resources of the state. 

d)  The capacity of the environment is limited, and it is the intent of the Legislature that the government 
of the state take immediate steps to identify any critical thresholds for the health and safety of the 
people of the state and take all coordinated actions necessary to prevent such thresholds being 
reached. 

e)  Every citizen has a responsibility to contribute to the preservation and enhancement of the 
environment. 

f)  The interrelationship of policies and practices in the management of natural resources and waste 
disposal requires systematic and concerted efforts by public and private interests to enhance 
environmental quality and to control environmental pollution. 

g)  It is the intent of the Legislature that all agencies of the state government which regulate activities 
of private individuals, corporations, and public agencies which are found to affect the quality of the 
environment, shall regulate such activities so that major consideration is given to preventing 
environmental damage while providing a decent home and satisfying living environment for every 
Californian. 
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The Legislature further finds and declares that it is the policy of the state to: 
 
h) Develop and maintain a high-quality environment now and in the future, and take all action 

necessary to protect, rehabilitate, and enhance the environmental quality of the state. 
i) Take all action necessary to provide the people of this state with clean air and water, enjoyment of 

aesthetic, natural, scenic, and historic environmental qualities, and freedom from excessive noise. 
j) Prevent the elimination of fish or wildlife species due to man's activities, ensure that fish and wildlife 

populations do not drop below self-perpetuating levels, and preserve for future generations 
representations of all plant and animal communities and examples of the major periods of California 
history. 

k) Ensure that the long-term protection of the environment, consistent with the provision of a decent 
home and suitable living environment for every Californian, shall be the guiding criterion in public 
decisions. 

l) Create and maintain conditions under which man and nature can exist in productive harmony to 
fulfill the social and economic requirements of present and future generations. 

m) Require governmental agencies at all levels to develop standards and procedures necessary to 
protect environmental quality. 

n) Require governmental agencies at all levels to consider qualitative factors as well as economic and 
technical factors and long-term benefits and costs, in addition to short-term benefits and costs, and 
to consider alternatives to proposed actions affecting the environment. 

 
A concise statement of legislative policy, with respect to public agency consideration of projects for 
some form of approval, is found in CEQA § 21002, quoted below: 
 

The Legislature finds and declares that it is the policy of the state that public agencies should not 
approve projects as proposed if there are feasible alternatives or feasible mitigation measures 
available which would substantially lessen the significant environmental effects of such projects, and 
that the procedures required by this division are intended to assist public agencies in systematically 
identifying both the significant effects of proposed projects and the feasible alternatives or feasible 
mitigation measures which will avoid or substantially lessen such significant effects. The Legislature 
further finds and declares that in the event that specific economic, social, or other conditions make 
infeasible such project alternatives or such mitigation measures, individual projects may be approved 
in spite of one or more significant effects thereof. 

 

1.2 –  Public Comments 

Comments from all agencies and individuals are invited regarding the information contained in this Initial 
Study. Such comments should explain any perceived deficiencies in the assessment of impacts in the 
Initial Study. Materials related to the preparation of this Initial Study are available for public review in 
person or on the City’s website at: https://www.cityofsignalhill.org/612/Current-Projects. To request an 
appointment to review these materials, please contact: 
 

Ryan Agbayani, Associate Planner 
Community Development Department 

2175 Cherry Avenue 
Signal Hill, California 90755 

(562) 989-7341 
 
All written comments received during the 30-day public review period for the Initial Study/Negative 
Declaration will be considered by the City of Signal Hill prior to adoption. 

https://www.cityofsignalhill.org/612/Current-Projects
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2 Project Description 

2.1 –  Project Title 

American University of Health Sciences (AUHS) Master Plan Update 
 

2.2 –  Lead Agency Name and Address 

City of Signal Hill 
Community Development Department 
2175 Cherry Avenue 
Signal Hill, California 90755 
 

2.3 –  Contact Person and Phone Number 

Ryan Agbayani, Associate Planner 
(562) 989-7341 
 

2.4 –  Project Location 

The Project site is located at 1600 East Hill Street in the City of Signal Hill, California (See Exhibit 1, 
Regional Context Map and Exhibit 2, Project Vicinity Map).  
 

• Latitude 33° 47’ 46.56” North, Longitude 118° 10’ 17.15” West  

• APN: 7215-009-005 
 

2.5 –  Project Sponsor’s Name and Address 

Dr. Marilyn Uvero, COO/VP of Operations and Development 
American University of Health Sciences (AUHS) 
1600 East Hill Street 
Signal Hill, California 90755 
 

2.6 –  General Plan Land Use Designation 

3.3 – Commercial Office 
 

2.7 –  Zoning District 

CO – Commercial Office 
 

2.8 –  Surrounding Land Uses 

The approximately 3.75-acre Project site is bound by East Hill Street on the north, Walnut Avenue on 
the West, and Gaviota Avenue on the east. The site is surrounded by residential uses to the west, north 
and east. There is also vacant land to the west and south of the site. Surrounding uses are summarized 
in Table 1 below. 
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Table 1 
Surrounding Land Uses 

Direction 
General Plan 
Designation 

Zoning  
District 

Existing  
Land Use 

Project 
Site 

3.3 – Commercial Office CO – Commercial Office AUHS Campus 

North 
1.1 – Low Density 

Residential 
RLM-2 – Residential 

Low/Medium-2 
Single Family Homes 

South 4.1 – Light Industrial LI – Light Industrial Vacant Land 

East 
1.3 – High Density 

Residential 
RH – Residential High 

Density 
Multi-Family Housing 

West 
1.4 – Very High Density 
Residential/ 4.1 – Light 

Industrial 

SP-7 – Special Purpose 
Housing/ LI – Light 

Industrial 

Multi-Family Housing/ 
Vacant Land 

 

2.9 –  Environmental Setting 

The Project is located on a developed site in a mostly developed area of the City of Signal Hill, California. 
The Project site is developed with the American University of Health Sciences (AUHS), and includes 
three separate buildings totaling 72,000 square feet (SF) and associated parking and landscaping (See 
Exhibit 3, Existing Site Conditions). The campus currently includes 237 parking spaces for students, 
faculty, and staff. The Project site is surrounded by residential uses on two sides, vacant land on one 
side, and a combination of vacant land and multifamily housing on the west side. The vacant land to 
the south and west of the site is anticipated to be developed with the Signal Hill Business Park, which 
is currently in the entitlement process. There are active and abandoned oil wells approximately 0.3 
miles to the north of the site. Interstate 405 (I-405) is located approximately 1.2 miles north of the site, 
Interstate 710 (I-710) is located approximately 2 miles west of the site, and State Route 1/ Pacific Coast 
Highway (SR-1) is located approximately 0.4 miles south of the site. There are several public schools 
in close proximity to the Project site, including: Signal Hill Elementary School, Alvarado Elementary 
School, Butler Middle School, and Jessie Elwin Nelson Middle School. The Project site slopes gently 
from north to south, with an elevation ranging between approximately 39 feet above mean sea level 
(AMSL) in the southern portion of the site up to 72 feet AMSL in the northern portion of the site.  
 

2.10 –  Project Description 

AUHS has prepared an educational Master Plan to reflect its proposal to offer new programs of study 
to supplement the existing programs that are currently offered at its campus at 1600 E. Hill St. (See 
Appendix A). The programs of study that are currently offered include the Bachelor of Science in Nursing 
(SON-BSN) and the Doctorate of Science in Pharmaceutical Sciences (SOP). The new programs of 
study included in the Master Plan Update are Master of Science in Nursing and Doctor of Nursing 
Practice within the School of Nursing (SON-MSN), Doctorate Degree within the AUHS School of 
Medicine (SOM), the American University Research Academy (AURA) Private High School, and the 
Outpatient Pediatrics Clinic and Pharmacy.  
 
The AUHS School of Medicine will offer a Doctorate degree in education to students of diverse 
backgrounds. AURA will be an institution of learning where students of diverse backgrounds will be 
taught by a diverse faculty equipped with mastery in delivering quality instruction based on required 
curriculum. AUHS proposes to establish the AURA American Research Academy private high school 
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to open  in  the Fall of 2022, the Outpatient Pediatrics Clinic and Outpatient Clinic Pharmacy in the 
Summer of  2023, and the AUHS Medical School in Fall 2024. 
 
The Outpatient Pediatrics Clinic and Pharmacy will provide an interdisciplinary delivery of pediatric 
patient care, and support the School of Nursing and School of Pharmacy students in their pediatric 
clinical rotation at a university-based services. An AUHS Care Model will be launched to provide care 
to the under-served pediatric patient population from the communities that it serves. The Pharmacy will 
provide services that utilize the knowledge and skills of pharmaceuticals, and drugs systems (within 
accepted professional standards and ethics) in support the School of Pharmacy students and as a 
service to the City of Signal Hill. 
 
AUHS currently has an enrollment of 180 total students, of which 70 students are on campus. Under 
the proposed Master Plan Update, AUHS anticipates that enrollment will increase to 470 total students, 
of which 231 would be on campus and 239 would be off-campus. These changes would correspond 
with a net increase of 290 total students, and an increase of 161 students on campus. In addition, the 
number of on-campus faculty and staff would increase from 27 to 63, a net increase of 36 faculty and 
staff on the site. All the additional programs of study would occur within the existing buildings on the 
site. No exterior physical alterations or expansions to the existing buildings, site, or surrounding area 
are proposed. No demolition, ground-disturbing, or construction activities are proposed and no 
additional building square footage or parking is proposed as part of the Master Plan Update. Vehicular 
access to the site will continue to be provided by the four (4) existing driveways on Walnut Avenue. So 
as not to add to the morning traffic congestion, AURA’s starting and ending bells will not coincide with 
the Signal Hill Elementary School, also located near the intersection of East Hill Street and Walnut 
Avenue. In addition, students who attend the High School will only be allowed a total of 20 parking 
permits and will be prohibited from parking on adjacent streets. The remaining high school students will 
be expected to be dropped off, or use other means of transportation. High school parking permit 
preference will go first to seniors and then by birth date if additional spots are available. 
 
Ongoing tenant improvements to building three at the AUHS campus are being performed according to 
the California Building Code (CBC) and the California Green Building Standards Code (CGBSC) and 
the City of Signal Hill Municipal Code (SHMC). 
 

2.11 –  Required Approvals 

The City of Signal Hill is the only land use authority for this project, and requires the following approvals: 
 

• Adoption of a Zoning Ordinance Amendment (ZOA 22-05) for the AUHS/AURA Specific Plan 
(SP-25). 

 

2.12 –  Other Public Agencies Whose Approval is Required  

• None. 
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Exhibit 1 

Regional Context Map 
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Exhibit 2 
Project Vicinity Map 
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Exhibit 3 

Existing Site Conditions 
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3 Determination 
3.1 –  Environmental Factors Potentially Affected 

The environmental factors checked below would be potentially affected by this project, involving at least 
one impact that is a ‘Potentially Significant Impact’ as indicated by the checklist on the following pages. 
 

□ Aesthetics  □ Agriculture Resources  □ Air Quality 

□ Biological Resources □ Cultural Resources  □ Energy 

□ Geology /Soils □ 
Greenhouse Gas 
Emissions □ 

Hazards & Hazardous 
Materials  

□ 
Hydrology / Water 
Quality □ Land Use / Planning □ Mineral Resources 

□ 
Noise □ 

Population / Housing □ 
Public Services 

□ Recreation □ Transportation/Traffic □ 
Tribal Cultural 
Resources 

 □ 
Utilities / Service 
Systems □ Wildfire □ 

Mandatory Findings of 
Significance 

 

3.2 –  Determination  

 

 

 
I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

□ 

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

□ 

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

□ 

 
I find that the proposed project MAY have a ‘potentially significant impact’ or ‘potentially significant 
unless mitigated’ impact on the environment, but at least one effect 1) has been adequately analyzed 
in an earlier document pursuant to applicable legal standards, and 2) has been addressed by 
mitigation measures based on the earlier analysis as described on attached sheets. An 
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain 
to be addressed. 

□ 

 
I find that although the proposed project could have a significant effect on the environment, because 
all potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant 
to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are 
imposed upon the proposed project, nothing further is required. 

 
 
  
Name: Ryan Agbayani, Associate Planner 

 
 
  
Date 
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4 Evaluation of Environmental Impacts  
 

4.1 –  Aesthetics 

 
Except as provided in Public Resources Code Section 21099, would the project: 

 
 Potentially 

Significant 
Impact 

Less Than 
Significant with 

Mitigation 
Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a) Have a substantial adverse effect 
on a scenic vista? □ □ □  

b) Substantially damage scenic 
resources, including, but not 
limited to, trees, rock 
outcroppings, and historic 
buildings within view from a state 
scenic highway? 

□ □ □  

c) In non-urbanized areas, 
substantially degrade the existing 
visual character or quality of 
public views of the site and its 
surroundings? (Public views are 
those that are experienced from 
publicly accessible vantage point.) 
If the project is in an urbanized 
area, would the project conflict 
with applicable zoning and other 
regulations governing scenic 
quality? 

□ □ □  

d) Create a new source of 
substantial light or glare which 
would adversely affect day or 
nighttime views in the area? 

□ □ □  

 
a)  No Impact.  Scenic vistas can be impacted by development in two ways. First, a structure may be 
constructed that blocks the view of a vista. Second, the vista itself may be altered (i.e., development on 
a scenic hillside). The proposed Master Plan Update does not include any physical alterations to the 
existing site condition. Therefore, the proposed Project would not obstruct any scenic vistas and no 
impact would occur.  
 
b) No Impact.  The Project is not located adjacent to a designated state scenic highway or eligible 
state scenic highway, as identified on the California Scenic Highway Mapping System.1 The proposed 
Project is located in a fully developed, urbanized area that contains no scenic resources. Therefore, no 
impact to scenic resources visible from a state scenic highway would occur as a result of the proposed 
Master Plan Update. 
 



Evaluation of Environmental Impacts 

16 Initial Study and Negative Declaration
 Public Review Draft July 26, 2022 

c)  No Impact. Degradation of visual character or quality is defined by substantial changes to the 
existing site appearance through construction of structures such that they are poorly designed or 
conflict with the site’s existing surroundings. The site is currently occupied by the American University 
of Health Sciences (AUHS) and is located in a fully developed, urbanized area. The proposed Master 
Plan Update does not include any physical alterations to the existing site condition. Continued 
operation of AUHS under the proposed Master Plan Update would not substantially alter the existing 
visual character of the site or area. All existing building features on the site would be retained with 
adoption of the update. Additionally, as discussed above, the update would not conflict with any 
protected views and is consistent with surrounding uses. No impact would occur. 
 
d)   No Impact. Excessive or inappropriately directed lighting can adversely impact night-time views 
by reducing the ability to see the night sky and stars. Glare can be caused from unshielded or 
misdirected lighting sources. Reflective surfaces (i.e., polished metal) can also cause glare. Impacts 
associated with glare range from simple nuisance to potentially dangerous situations (i.e., if glare is 
directed into the eyes of motorists). Because no physical alterations are proposed as part of the Master 
Plan Update no new sources of lighting or glare will be introduced in the Project area. Therefore, the 
update will not create a new source of substantial light or glare which would adversely affect day or 

nighttime views in the area. No impact will occur. 
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4.2 –  Agriculture and Forest Resources 

In determining whether impacts to agricultural resources are significant environmental effects, lead 
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model 
(1997) prepared by the California Department of Conservation as an optional model to use in 
assessing impacts on agriculture and farmland. In determining whether impacts to forest resources, 
including timberland, are significant environmental effects, lead agencies may refer to information 
compiled by the California Department of Forestry and Fire Protection regarding the state’s 
inventory of forest land, including the Forest and Range Assessment Project and the Forest Legacy 
Assessment project, and forest carbon measurement methodology provided in Forest Protocols 
adopted by the California Air Resources Board.  
 
Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant 

with 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a) Convert Prime Farmland, Unique 
Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on 
the maps prepared pursuant to the 
Farmland Mapping and Monitoring 
Program of the California Resources 
Agency, to non-agricultural use? 

□ □ □  

b) Conflict with existing zoning for 
agricultural use, or a Williamson Act 
contract? 

□ □ □  

c) Conflict with existing zoning for, or 
cause rezoning of, forest land (as 
defined in Public Resources Code 
Section 12220(g)), timberland (as 
defined by Public Resources Code 
Section 4526), or timberland zoned 
Timberland Production (as defined by 
Government Code Section 51104 (g))? 

□ □ □  

d) Result in loss of forest land or 
conversion of forest land to non-forest 
use? 

□ □ □  

e) Involve other changes in the existing 
environment which, due to their location 
or nature, could result in conversion of 
Farmland to non-agricultural use or 
conversion of forest land to non-forest 
use? 

□ □ □  
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a) No Impact. Due to its urban setting, the Project site and its surroundings are not included in the 
Farmland Mapping and Monitoring Program of the California Department of Conservation and the 
Project site is not zoned for agricultural use and is not under a Williamson Act Contract.2, 3 In addition, 
there are no areas of forestland as defined in Public Resources Code Section 12220(g) or timberland 
as defined in Public Resources Code Section 4526 within the City of Signal Hill. The proposed Project 
is located in a developed, urbanized area, and surrounded primarily by residential, commercial, and 
industrial uses. The proposed Master Plan Update does not include any physical alterations to the 
existing site condition. The proposed Project would not change the existing environment in a manner 
that would result in the conversion of farmland or forestland to other kinds of land uses. Therefore, no 
impact would occur.  
 
b) No Impact.  Williamson Act contracts are formed between a county or city and a landowner for the 
purposes of restricting specific parcels of land to agricultural preserve areas. The Project site does not 
contain any agricultural uses nor is it zoned for agricultural use. No active Williamson Act contracts 
pertain to the Project site. Therefore, no impact would occur.  
 
c) No Impact. The Project site is developed and located in an urbanized area of the City of Signal Hill 
with no timberland resources onsite. The Project site has a zoning designation of OC – Office 
Commercial, and a General Plan land use designation of 3.3 – Commercial Office. Both land uses do 
not allow for forest land or timberland production. Therefore, the proposed Project would not conflict 
with existing zoning or cause rezoning of forest land. Therefore, no impact would occur.  
 
d) No Impact. As previously discussed, no forest lands occur within the City of Signal Hill. Therefore, 
the proposed Project would not result in the loss of forest land or conversion of forest land to non-forest 
use and no impact would occur.  
 
e)  No Impact.  No agricultural or farmland occurs on the site. The Project site is zoned OC – Office 
Commercial, and a General Plan land use designation of 3.3 – Commercial Office, and no forest lands, 
farmland or agricultural uses are allowed. Therefore, the proposed Project would not involve changes 
in the existing environment which would result in conversion of farmland to non-agricultural use or the 
conversion of forest lands to non-forest use. Therefore, no impact would occur.  
  



Evaluation of Environmental Impacts 

AUHS/AURA Specific Plan (SP-25) 19 
City of Signal Hill 

4.3 –  Air Quality 

  
Where available, the significance criteria established by the applicable air quality management 
district or air pollution control district may be relied upon to make the following determinations. 
Where available, the significance criteria established by the applicable air quality management or 
air pollution control district may be relied upon to make the following determinations.  

 

Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant 

with Mitigation 
Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

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

□ □ □  

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

□ □  □ 

c) Expose sensitive receptors to 
substantial pollutant concentrations □ □ □  

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

□ □ □  

 
a) No Impact. The City of Signal Hill is located within the South Coast Air Basin (Basin) under the 
jurisdiction of the South Coast Air Quality Management District (SCAQMD). SCAQMD and the Southern 
California Association of Governments (SCAG) are responsible for formulating and implementing the 
Air Quality Management Plan (AQMP) for the Basin. The AQMP is a series of plans for the purpose of 
reaching short-and long-term goals for those pollutants for which the Basin is designated as a 
“nonattainment” area because it does not meet Federal and/or State Ambient Air Quality Standards 
(AAQS). To determine consistency between a project and the AQMP, the project must comply with all 
applicable SCAQMD rules and regulations, comply with all proposed or adopted control measures, and 
be consistent with the growth forecasts utilized in preparation of the Plan. A significant impact could 
occur if the proposed Project conflicts with or obstructs implementation of the South Coast Air Basin 
2016 AQMP. Conflicts and obstructions that hinder implementation of the AQMP can delay efforts to 
meet attainment deadlines for criteria pollutants and maintaining existing compliance with applicable air 
quality standards. Pursuant to the methodology provided in Chapter 12 of the 1993 SCAQMD CEQA 
Air Quality Handbook, consistency with the South Coast Air Basin 2016 AQMP is affirmed when a 
project meets the following: 
 

1. does not increase the frequency or severity of an air quality standards violation or cause a new 
violation and 
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2. is consistent with the growth assumptions in the AQMP. 
As discussed in Section 4.3 (b) below, the proposed Project would not increase the frequency or severity 
of an air quality standards violation. The proposed Project does not include any housing or demolition 
of housing and would not generate any population increase. The Project would result in a negligible 
increase in employment. Based on Criteria 1 and 2 the proposed Project is consistent with the AQMP; 
therefore, no impact would occur.  

 
b) Less Than Significant Impact.  A project may have a significant impact if project-related emissions 
will exceed Federal, State, or regional standards or thresholds, or if project-related emissions will 
substantially contribute to existing or project air quality violations. A Focused Traffic Impact 
Assessment, dated May 23, 2022, was prepared for the proposed Project by Linscott, Law and 
Greenspan (LLG) (See Appendix B) to evaluate potential air quality impacts from the proposed Project. 
The proposed Project is located within the South Coast Air Basin. Efforts to attain State or Federal air 
quality standards are governed by the SCAQMD. Both the State and Federal governments have 
established health based ambient air quality standards (AAQS). The SCAQMD has prepared the AQMP 
to set forth a comprehensive and integrated program that would lead the Basin into compliance with the 
Federal 24-hour PM2.5  (particulate matter less than 2.5 microns in size) air quality standard and to 
provide an update to the SCAQMD’s commitments toward meeting the Federal 8-hour ozone standards. 
The Basin is currently in non-attainment standards for State, Federal criteria pollutants ozone, nitrogen 
dioxide, and fine particulate matter (PM2.5 and PM10).4   
 
Construction Emissions 
 
The proposed Master Plan Update does not include any physical alterations to the existing site 
condition. As such, the Project would not result in any construction-related criteria pollutant emissions 
and would not exceed any daily thresholds established by SCAQMD.  

 
Operational Emissions 
 
AUHS currently has an enrollment of 180 total students, of which 70 students are on campus. Under 
the proposed Master Plan Update, AUHS anticipates that enrollment will increase to 470 total students, 
of which 231 would be on campus. These changes would correspond with a net increase of 290 total 
students, and an increase of 161 students on campus. In addition, the number of on-campus faculty 
and staff would increase from 27 to 63, a net increase of 36 faculty and staff on the site. All the additional 
programs of study would occur within the existing buildings on the site. No physical alterations to the 
site or surrounding area are proposed. No demolition, ground-disturbing, or construction activities are 
proposed and no additional building square footage or parking is proposed as part of the Master Plan 
Update. According to the Focused Traffic Impact Assessment, the increase in students on campus would 
result in a net increase of approximately 80 daily trips, with 8 trips produced in the AM peak hour and 9 
trips produced in the PM peak hour on a “typical” weekday. Projects that generate or attract fewer than 
110 trips per day generally may be assumed to cause a less than significant transportation impact. The 
Project would result in a small increase in criteria pollutant emissions over existing conditions as a result 
of the increase in students and employees on the site during operation. However, the Project’s net 
increase in operational emissions over existing conditions are expected to be negligible and would not 
result in an exceedance of any SCAQMD daily operational threshold. As such, long-term, operational 
emissions from the proposed Project are not anticipated to contribute considerably to any potential 
cumulative air quality impact. Therefore, impacts would be less than significant. 
 
c) No Impact. Sensitive receptors include uses occupied by children or the elderly such as hospitals, 
parks, schools, and residential homes. Schools and universities such as AUHS do not emit pollutants 
during operation. Because there would be no construction-related emissions, operational emissions 
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would not exceed any SCAQMD daily threshold, and because the Project would not result in the 
emission of any pollutants, no impact would occur.  
 
d) No Impact. According to the CEQA Air Quality Handbook, land uses associated with odor 
complaints include agricultural operations, wastewater treatment plants, landfills, and certain industrial 
operations such as manufacturing uses that produce chemicals, and paper. Odors are associated with 
industrial projects including the use of chemicals, solvents, petroleum products, and other strong-
smelling elements used in manufacturing process, as well as sewage treatment facilities and landfills. 
The continued use of the Project site as an educational facility would not include any of the above noted 
uses or processes; therefore, no impact would occur.  
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4.4 –  Biological Resources 

Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant 

with Mitigation 
Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a) Have a substantial adverse effect, 
either directly or through habitat 
modifications, on any species 
identified as a candidate, sensitive, 
or special status species in local or 
regional plans, policies, or 
regulations, or by the California 
Department of Fish and Game or 
U.S. Fish and Wildlife Service? 

□ □ □  

b) Have a substantial adverse effect 
on any riparian habitat or other 
sensitive natural community 
identified in local or regional plans, 
policies, regulations, or by the 
California Department of Fish and 
Game or US Fish and Wildlife 
Service? 

□ □ □  

c) Have a substantial adverse effect 
on state or federally protected 
wetlands (including, but not limited 
to, marsh, vernal pool, coastal, 
etc.) through direct removal, filling, 
hydrological interruption, or other 
means? 

□ □ □  

d) Interfere substantially with the 
movement of any native resident or 
migratory fish or wildlife species or 
with established native resident or 
migratory wildlife corridors, or 
impede the use of native wildlife 
nursery sites? 

□ □ □  

e) Conflict with any local policies or 
ordinances protecting biological 
resources, such as a tree 
preservation policy or ordinance? 

□ □ □  
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f) Conflict with the provisions of an 
adopted Habitat Conservation 
Plan, Natural Community 
Conservation Plan, or other 
approved local, regional, or state 
habitat conservation plan? 

□ □ □  

 

a) No Impact. The City of Signal Hill is a mostly built out, urbanized area with limited to no natural 
habitat for special status species. The Project site is a developed site within an urbanized area of 
the City. The site does not contain any natural habitat, and plant life on the Project site is limited to 
ornamental trees and landscaping. The proposed Master Plan Update does not include any physical 
alterations to the existing site condition. The proposed Project would not change the existing 
environment in a manner that would result in a substantial adverse effect, either directly or through 
habitat modifications, on any species identified as a candidate, sensitive, or special status species in 
local or regional plans, policies, or regulations, or by the California Department of Fish and Game or 
U.S. Fish and Wildlife Service. For these reasons, no impact would occur.  
 
b) No Impact. A significant impact would occur if the proposed Project would have a substantial 
adverse effect on any riparian habitat or other sensitive natural community. As discussed above, the 
Project site is a developed site within an urbanized area of the City. The site does not contain any 
natural habitat, and plant life on the Project site is limited to ornamental trees and landscaping. 
According to the United States National Wetlands Inventory (NWI), no riparian habitat or other sensitive 
natural community identified by the California Department of Fish and Wildlife or US Fish and Wildlife 
Service occurs on the Project site.5 The proposed Master Plan Update does not include any physical 
alterations to the existing site condition. Therefore, the proposed Project would not have a substantial 
adverse effect on any riparian habitat or other sensitive natural community identified in any local or 
regional plans, policies regulations or by the CDFW or by the U.S. Fish and Wildlife Service, and no 
impact would occur. 
 
c) No Impact. A significant impact would occur if state or federally protected wetlands would be 
modified or removed as a result of the proposed Project. The proposed Project would not have any 
effect on federally protected wetlands as defined by Section 404 of the Clean Water Act (including, 
but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means. The Project site is currently developed and is located in a fully 
urbanized area and the Project does not proposed any physical alterations to the site or 
surrounding area. Therefore, no impact would occur.  
 
d) No Impact. The Project site is a developed site within an urbanized area of the City. The site 
does not contain any natural or riparian habitat, and plant life on the Project site is limited to 
ornamental trees and landscaping. The proposed Master Plan Update does not include any physical 
alterations to the existing site condition. The proposed Project would not change the existing 
environment in a manner that would result in impacts to any sensitive habitat areas or interference with 
the movement of any native resident or migratory wildlife species. No riparian habitat occurs on the 
Project site; therefore, the Project would not interfere with any fish populations. Furthermore, no native 
wildlife nurseries occur on the Project site. Native avian species may occupy urban sites; however, 
the proposed Project would not remove or disturb any trees or landscaping. Therefore, the proposed 
Project would not interfere with the movement of any native resident or migratory fish or wildlife 
species or with established native resident or migratory wildlife corridors or impede the use of native 
wildlife nursery sites. No impact will occur.  
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e) No Impact. The proposed Master Plan Update would not result in the removal or disturbance 
of any trees. As such, the proposed Project would have no impact.  
 
f)  No Impact. No native habitat exists on the fully developed Project site. The Project site is not 
located in an area that would be subject to any Habitat Conservation Plans or Natural Community 
Conservation Plan. Therefore, the proposed project would not conflict with the provisions of any 
adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other approved 
local, regional, or state habitat conservation plan. No impact will occur.  
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4.5 –  Cultural Resources 

Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant 

with Mitigation 
Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

a) Cause a substantial adverse change 
in the significance of a historical 
resource as defined in 15064.5? 

□ □ □  

b) Cause a substantial adverse change 
in the significance of an 
archaeological resource pursuant to 
15064.5? 

□ □ □  

C) Disturb any human remains, 
including those interred outside of 
formal cemeteries? 

□ □ □  

 
a) No Impact. A significant impact would occur if the proposed project would cause a substantial 
adverse change in the significance of a historical resource. There are no historic resources listed in the 
California Register of Historical Resources pursuant to in Section 15064.5 on, adjacent to, or in 
proximity to the Project site. The proposed Project site is currently fully developed with a university 
campus, and the proposed Project does not propose to change the local historic designations of any 
recognized historical sites or structures. The proposed Master Plan Update does not include any 
physical alterations to the existing site condition. Therefore, no impact would occur. 
   
b) No Impact. A significant impact would occur if a known or unknown archaeological resource would 
be removed, altered, or destroyed as a result of the proposed Project. The Project site has been 
previously disturbed during development of the existing university that currently operates on the site. 
The proposed Master Plan Update does not include any physical alterations to the existing site 
condition, and no ground-disturbing activities would occur. Therefore, there would be no potential for 
uncovering archaeological resources, and impacts to archaeological resources would not occur.  
 
c)  No Impact. A significant impact would occur if previously interred human remains would be disturbed 
during excavation of the Project site. As previously discussed, no ground-disturbing activities would be 
required of the Project. Because the Project would not involve ground-disturbing activities, impacts to 
buried human remains would not occur. 
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4.6 –  Energy  

Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant 

with Mitigation 
Incorporation 

Less Than 
Significant 

Impact 

No 
Impact 

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

□ □  □ 

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

□ □ □  

 
a)  Less than Significant Impact. The main forms of available energy supply are electricity, natural 
gas, and oil. The proposed Project, a comprehensive master plan for the AUHS campus, would be 
subject to all applicable Federal, State, and local building regulations, including the California Building 
Code (CBC) as approved by the Signal Hill Building Safety Division. The proposed Master Plan Update 
does not include any physical alterations to the Project site, and no demolition or construction activities 
will occur as a result of the proposed Project. Therefore, construction-related energy impacts would not 
occur. Electricity would continue to be provided to the AUHS campus by Southern California Edison 
(SCE), which obtains its energy supplies from power plants and natural gas fields in southern California, 
as well as from energy purchased outside its service area and delivered through high voltage 
transmission lines and pipelines. Power is generated from various sources, including fossil fuel, 
hydroelectric, nuclear, wind, and geothermal plants; and is fed into the electrical grid system serving 
Southern California. SCE is subject to California’s Renewables Portfolio Standard, which was 
established in 2002 under Senate Bill 1078, accelerated in 2006 under Senate Bill 107, and expanded 
in 2011 under Senate Bill 2. This program requires investor-owned utilities, electric service providers, 
and community choice aggregators to increase procurement from eligible renewable energy resources 
to 33 percent of total procurement by 2020. According to the CPUC, as of 2017, SCE already provided 
32% of its retail electricity from renewable energy resources.6 As such, the AUHS campus’s electricity 
source is expected to be produced and utilized in an efficient manner. Energy, in the form of fossil fuels, 
would also be used to fuel vehicles traveling to and from the campus during regular school hours. 
However, the potential increase in daily passenger vehicle trips that could occur as a result of the Project 
would be nominal, and would not result in a potentially significant environmental impact due to wasteful, 
inefficient, or unnecessary consumption of energy resources. The proposed Project would not result in 
the use of large amounts of energy or use of energy in a wasteful manner. Therefore, operational 
impacts will be less than significant impact. 
 
b) No Impact. The Signal Hill General Plan does not include any goals or policies related to renewable 
energy or energy efficiency. The proposed Master Plan Update does not include any physical alterations 
to the campus facilities, or programs that would result in conflicts with local plans. Recent tenant 
improvements to the existing AUHS campus facilities were completed pursuant to the California Building 
Code (CBC) and California Green Building Standards Code (CGBSC), which was confirmed through 
the City’s plan review process. As such, the proposed Project would not conflict with or obstruct a state 
or local plan for renewable energy or energy efficiency. No impact will occur. 
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4.7 –  Geology and Soils  

Would the project: 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a) Directly or indirectly cause potential 
substantial adverse effects, including 
the risk of loss, injury, or death 
involving:  

    

i) Rupture of a known earthquake fault, 
as delineated on the most recent 
Alquist-Priolo Earthquake Fault 
Zoning Map issued by the State 
Geologist for the area or based on 
other substantial evidence of a known 
fault? Refer to Division of Mines and 
Geology Special Publication 42. 

□ □ □  

ii) Strong seismic ground shaking? □ □  □ 
iii) Seismic-related ground failure, 

including liquefaction? □ □ □  
iv) Landslides? □ □ □  

b) Result in substantial soil erosion or 
the loss of topsoil? □ □ □  

c) Be located on a geologic unit or soil 
that is unstable, or that would become 
unstable as a result of the project, and 
potentially result in on- or off-site 
landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

□ □ □  

d) Be located on expansive soil, as 
defined in Table 18-1-B of the Uniform 
Building Code (1997), creating 
substantial direct or indirect risks to 
life or property? 

□ □ □  

e) Have soils incapable of adequately 
supporting the use of septic tanks or 
alternative wastewater disposal 
systems where sewers are not 
available for the disposal of waste 
water? 

□ □ □  
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f) Directly or indirectly destroy a unique 
paleontological resource or site or 
unique geologic feature? 

□ □ □  

 
a.i)  No Impact. The City of Signal Hill is located in a seismically active region of Southern California. 
Multiple Alquist-Priolo Earthquake Fault Zones have been identified in the City of Signal Hill, as 
identified by the State Department of Conservation and in the Signal Hill General Plan Safety Element.7, 
8 Locally, the Newport-Inglewood Fault System cuts diagonally across Signal Hill. This is the most 
significant seismic feature in the area and is considered seismically active. Since the Newport-
Inglewood Fault System is active, it has been designated as an Alquist-Priolo zone. Within the Newport-
Inglewood Fault System, five faults have been identified in and in the immediate vicinity of Signal Hill: 
the Cherry Hill Fault, Pickler Fault, Northeast Flank Fault, Reservoir Hill Fault, and Wardlow Fault. 
These faults are generally in a northwest-to-southeast alignment. The Newport-Inglewood Fault System 
is a nearly linear alignment of faults extending 45 miles along the southwestern side of the Los Angeles 
basin. It can be traced as a series of topographic hills, ridges, and mesas from the Santa Monica 
Mountains to Newport Beach, where it trends offshore. Structures along the zone of deformation act as 
groundwater barriers and, at greater depths, as petroleum traps. Continuing seismic activity has been 
evidenced most prominently by the 1920 Inglewood and 1933 Long Beach earthquakes. The City of 
Signal Hill complies with the Alquist-Priolo Earthquake Fault Zoning Act of 1972 through Signal Hill 
Municipal Code (SHMC) Chapter 15.04 (Building Code). The SHMC requires an engineering geology 
report be prepared for all projects within Alquist-Priolo zones, as well as other areas when deemed 
necessary by the City Engineer. Before projects can be permitted, the geologic investigation must 
demonstrate that proposed buildings will not be constructed across active faults. Structures for human 
occupancy must be set back at least 50 feet from active faults. The evaluation and written report must 
be prepared by a registered geologist. The AUHS campus is not located within the Alquist-Priolo fault 
zone, which is located approximately 0.1 miles to the northeast of the campus. Furthermore, the campus 
recently underwent renovations and retrofitting. These improvements were completed subject to all 
applicable Federal, State, and local building code regulations, including the California Building Code 
(CBC) seismic standards as approved by the Signal Hill Building Safety Division and City approved 
construction permit. The addition of 161 new students and 36 new faculty and staff to the existing 
campus would not directly or indirectly cause potential adverse effects, including the risk of loss, injury, 

or death involving rupture of a known earthquake fault. No impact will occur. 
 
a.ii)   Less Than Significant Impact. A significant impact could occur if the proposed Master Plan 
Update would cause personal injury or death or result in property damage as a result of seismic ground 
shaking. As discussed above, the City is located in a region subject to violent ground shaking and heavy 
damage to property in potential earthquake scenarios. Compliance with existing local City building 
standards and other applicable seismic related design requirements is intended to reduce the potential 
for damage to occur as the result of rupture of known earthquake faults in the region. All construction 
in Signal Hill is required to occur in compliance with the most current CBC requirements. Recent 
renovations and retrofitting of the AUHS campus structures were completed in compliance with Federal, 
State, and local building code regulations, including the CBC seismic standards as approved by the 
Signal Hill Building Safety Division and City approved construction permit. While the potential for strong 
seismic activity is present throughout Southern California, the existing structures on the AUHS campus 
are considered structurally safe in the event of an earthquake, and the addition new students and 
employees to the campus would not directly or indirectly cause potential substantial adverse effects, 
including the risk of loss, injury, or death involving strong seismic ground shaking. Therefore, impacts 
would be less than significant. 
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a.iii)  No Impact.  Liquefaction is a phenomenon that occurs when soil undergoes transformation from 
a solid state to a liquefied condition due to the effects of increased pore-water pressure. This typically 
occurs where susceptible soils (particularly soils in the medium sand to silt range) are located over a 
high groundwater table. A high groundwater table is described as one within 50 feet of the surface. 
According to the City of Signal Hill General Plan Safety Element (Figure 5), the Project site is not located 
in an area of known liquefaction potential. In addition, the site is completely developed with a university 
and the proposed Master Plan Update does not include any physical alterations to the campus. 
Therefore, the proposed Project would not result in direct or indirect seismic-related ground failure 
including liquefaction, and would not expose people or structures to potential ground failure due to 
liquefaction.  
 
a.iv)  No Impact.  Structures built below or on slopes subject to failure or landslides may expose people 
and structures to harm. The AUHS campus and surrounding area is in a flat, urbanized setting devoid 
of steep slopes. The Project site is not mapped in an area of potential earthquake-induced landslide 
movement on the State of California Seismic Hazards Zones Map or in the Signal Hill General Plan 
Safety Element (Figure 5). Therefore, the Project would not directly or indirectly cause potential 
substantial adverse effects, including the risk of loss, injury, or death involving landslides. No impact 
would occur. 
 
b)  No Impact.  The AUHS campus is completely developed with structures, landscaping, and asphalt 
parking. The proposed Master Plan Update does not include any physical alterations to the AUHS 
campus and would not involve any ground-disturbing activities. Therefore, the proposed Project would 
not have the potential to expose superficial soils to wind and water erosion. Wind erosion and water 
erosion would also not occur for this reason. Therefore, impacts due to erosion of topsoil would not 
occur as a result of the proposed Master Plan Update. 
 
c)  No Impact. Lateral spreading of the ground surface during a seismic activity usually occurs along 
the weak shear zones within a liquefiable soil layer and has been observed to generally take place 
toward a free face (i.e., retaining wall, slope, or channel) and to lesser extent on ground surfaces with 
a very gentle slope. Liquefaction occurs when seismic waves pass through saturated granular soil, 
distorting its granular structure, and causing some of the empty spaces between granules to collapse. 
Due to the developed nature of the site and the urbanized character of the area, the potential for lateral 
spread occurring on or off the Project site is considered negligible. As described above, the AUHS 
campus is not subject to liquefaction hazards. Because the AUHS campus is completely developed with 
structures, landscaping, and asphalt parking, and the proposed Project does not include any ground-
disturbing activities, it can be assumed the campus is not located on a geologic unit or soil that is 
unstable, or that would become unstable as a result of the Project, and potentially result in on- or off-
site landslide, lateral spreading, subsidence, liquefaction or collapse. Therefore, no impact will occur.  
 
d) No Impact. The proposed project would not be located on expansive soil, as defined in Table 18-1-
B of the Uniform Building Code (1997). Moreover, because the Project site is currently developed, 
subsurface soils would have been excavated, and compacted in accordance with standard building 
code practices, including removal of any expansive or other non-engineered soils, no impacts related 
to expansive soils would occur. Therefore, no impact would occur.  
 
e)  No Impact. The AUHS campus is served by the municipal sewer system and would not require 
installation of septic tanks. Therefore, no impact would occur. 
 
f)  No Impact. The proposed Master Plan Update would not require any ground disturbing activities. 
Therefore, the proposed Project will not directly or indirectly result in the destruction of a unique 
paleontological resource or unique geologic feature. No impact will occur.  
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4.8 –  Greenhouse Gas Emissions  

Would the project: 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a) Generate greenhouse gas 
emissions, either directly or 
indirectly, that may have a significant 
impact on the environment? 

□ □  □ 

b) Conflict with an applicable plan, 
policy or regulation adopted for the 
purpose of reducing the emissions of 
greenhouse gases? 

□ □  □ 

 
a) Les than Significant Impact. Greenhouse gases differ from other emissions in that they contribute 
to the “greenhouse effect.” The proposed Master Plan Update would not create short-term construction-
related greenhouse gas emissions because the Update does not include any physical changes to the 
campus that would require construction activities. However, the Update could potentially result in 
increases in long-term operation-related greenhouse gas emissions due to the fact that the number of 
students and employees on campus will increase. The CEQA Guidelines require lead agencies to adopt 
GHG thresholds of significance. When adopting these thresholds, the amended Guidelines allow lead 
agencies to consider thresholds of significance adopted or recommended by other public agencies, or 
recommended by experts, provided that the thresholds are supported by substantial evidence, and/or 
to develop their own significance threshold. Neither the City nor SCAQMD has officially adopted a 
quantitative threshold value for determining the significance of GHG emissions that will be generated 
by projects under CEQA. SCAQMD published the Draft Guidance Document – Interim CEQA 
Greenhouse Gas (GHG) Significance Threshold in October 2008.9 SCAQMD convened a GHG CEQA 
Significance Threshold Stakeholder Working Group beginning in April of 2008 to examine alternatives 
for establishing quantitative GHG thresholds within the district’s jurisdiction. The Working Group 
proposed a tiered screening methodology for assessing the potential significance of GHG emissions 
generated by CEQA projects. The tiered screening methodology was outlined in the minutes of the final 
Working Group meeting on September 28, 2010.10  
 
For the purposes of this environmental assessment, the interim Tier III screening threshold value of 
3,000 MTCO2e per year is the most appropriate comparison value for impacts determination based on 
the non-industrial use comprising the proposed Project. The CEQA Guidelines require a lead agency 
to make a good-faith effort based, to the extent possible, on scientific and factual data to describe, 
calculate, or estimate the amount of GHG emissions resulting from a project. Operational emissions 
associated with an increase of students and employees on the AUHS campus during normal school 
hours would include GHG emissions from mobile sources (transportation), water use and treatment, 
waste disposal, and electricity. However, given that there would be no construction activities associated 
with the proposed Master Plan Update and the relatively nominal increase in on-campus students and 
employees that would occur as a result of the Update, it can be reasonably assumed that greenhouse 
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gas emissions associated with the Project would not exceed SCAQMD’s proposed 3,000 MTCO2E 
threshold for non-industrial uses. Therefore, impacts would be less than significant. 
 
b)  Less than Significant Impact.  The City has adopted the 2016 edition of the CBC, including the 
California Green Building Standards Code. Continued operation of the existing AUHS campus is subject 
to the California Green Building Standards Code. Recent renovations and retrofitting that occurred on 
the existing AUHS campus structures were completed in compliance with the Green Building Standards. 
The City of Signal Hill does not have any additional adopted plans, policies, standards, or regulations 
related to climate change and GHG emissions. The Project would generate GHG emissions, directly 
and indirectly, from a variety of sources which would all emit GHG emissions during operation. The 
project’s consistency with AB 32 and SB 32 are discussed below. 
 
AB 32 Consistency. Assembly Bill 32 (AB 32) was adopted in 2006 and requires California to reduce 
its GHG emissions to 1990 levels by 2020. The California Air Resources Board (CARB) identified 
reduction measures to achieve this goal as set forth in the CARB Scoping Plan. Thus, projects that are 
consistent with the CARB Scoping Plan are also consistent with AB 32 goal. The CARB Scoping Plan 
includes strategies for implementation at the statewide level to meet the goals of AB 32. These 
strategies serve as statewide measures to reduce GHG emissions levels. The Project would not be 
subject to the applicable measures established in the Scoping Plan because these measures are 
implemented at the state level. Therefore, the Project would not conflict or otherwise interfere with 
implementation of AB 32. 
 
SB 32 Consistency. Senate Bill 32 (SB 32) was adopted in 2016 and requires the state to reduce 
statewide GHG emissions 40 percent below 1990 levels by 2030. SB 32 codifies the reduction target 
issued in Executive Order B-30-15. SB 32 builds upon the AB 32 goal of 1990 levels by 2020 and 
provides an interim goal to achieving Executive Order S-3-05’s 2050 reduction goal of 80 percent below 
1990 levels. The CARB 2017 Scoping Plan identified reduction measures to achieve the SB 32 GHG 
reduction goal. Like the previously adopted Scoping Plans, the 2017 Scoping Plan includes statewide 
reduction measures that are implemented at the state level. The proposed Project would not be subject 
to the applicable measures established in the 2017 Scoping Plan because these measures are 
implemented at the state level.  
 
Additionally, the 2014 Scoping Plan Update indicates "California is on track to meet the near-term 2020 
greenhouse gas limit and is well positioned to maintain and continue reductions beyond 2020 as 
required by AB 32"; and it recognizes the potential for California to "reduce emissions by 2030 to levels 
squarely in line with those needed in the developed world and to stay on track to reduce emissions to 
80 percent below 1990 levels by 2050."  
 
Moreover, the Project does not propose facilities or operations that would substantively interfere with 
any future County-mandated, state-mandated, or federally-mandated regulations enacted or 
promulgated to legally require development to assist in meeting state-adopted GHG emissions 
reduction targets, including those established under Executive Order S-3-05, Executive Order B-30-15, 
SB 32, or the 2017 Scoping Plan. Therefore, the Project would not conflict with implementation of SB 
32 or otherwise interfere with implementation of this or future goals. Impacts will be less than significant.  
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4.9 –  Hazards and Hazardous Materials  

Would the project: 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

□ □  □ 

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

□ □  □ 

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

□ □  □ 

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

□ □ □  

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

□ □  □ 

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

□ □ □  

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

□ □ □  
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a) Less Than Significant Impact. The proposed Master Plan Update will not result in the transport, 
use of disposal of significant amounts of hazardous materials requiring special control measures. Thus, 
the Project will not have a significant impact on the public or the environment through the routine 
transport, use, or disposal of hazardous materials. The proposed Project does not include any physical 
alterations to the site and, therefore, will not require excavation activities and will not result in the need 
for soil removal from the site. All materials used in the treatment of patients, and any waste generated 
during operation, will be handled according to existing federal, state, and City regulations regarding 
hazardous materials handling and disposal. Therefore, the Project will not create a significant hazard 
to the public or the environment through the routine transport, use, or disposal of hazardous materials. 
 
b)  Less Than Significant Impact. The proposed Master Plan Update will not result in any physical 
changes to the AUHS campus and will not require any construction or demolition activities that could 
potentially release hazardous materials into the environment. As discussed in response 4.9.a, all 
materials used in the treatment of patients, and any waste generated during operation, will be handled 
according to existing federal, state, and City regulations regarding hazardous materials handling and 
disposal. Therefore, the Project will not create a significant hazard to the public or the environment 
through reasonably foreseeable upset and accident conditions involving the release of hazardous 
materials into the environment. Impacts will be less than significant. 
 
c)  Less Than Significant Impact. There are multiple schools in close proximity to the Project site: 
Nelson Middle School, located approximately 0.1 miles southeast of the Project site; Signal Hill 
Elementary School, located approximately 0.02 miles northeast of the site; and Alvarado Elementary 
School, which is located approximately 0.06 miles south of the site. However, these schools would not 
be subject to any hazardous waste as a result of implementation of the proposed Master Plan Update. 
Continued use of the campus for health science education and medical care will not generate any 
hazardous emissions, or storage, handling, production or disposal of acutely hazardous waste. The 
AUHS campus does not utilize hazardous materials or produce hazardous wastes. No demolition of 
existing structures would be necessary that would expose persons to asbestos or other hazardous 
materials. Therefore, the proposed Project would not emit hazardous emissions or handle hazardous 
or acutely hazardous materials, substances, or waste within one-quarter mile of an existing or proposed 
school.  
 
d) No Impact. The Project site is not located on a site which is included on a list of hazardous materials 
sites compiled pursuant to Government Code Section 65962.5.11 Therefore, the proposed Project would 
not create a significant hazard to the public or the environment. 
 
e)  Less than Significant Impact. Long Beach International Airport is located less than two miles to 
the northeast of the AUHS campus and the Project site is located within FAA Part 77 – Transitional 
Surface for the airport. However, the Project site is developed with an existing university campus. The 
proposed Master Plan update would result in an increase in the number of students and employees on 
the Project site. However, the proposed Project does not include any physical alterations to the campus 
and would not result in a change in the use of the site. In addition, the Project site is not located within 
a noise hazard contour for the airport. Therefore, the Project would not result in a safety hazard or 
excessive noise for people residing or working in the Project area. Impacts will be less than significant. 
 
f)   No Impact. The proposed Master Plan Update does not include any physical alterations to the 
Project site or the surrounding area, and no changes to the existing transportation circulation system or 
an existing emergency response plan or evacuation plan would occur as a result of the Project. 
Therefore, no impact would occur. 
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g) No Impact.  As noted by CALFIRE Fire Hazard Severity Zone Maps, the Project site is not located 
in an area of high fire threat.12 Furthermore, the Signal Hill General Plan Safety Element (Figure 7) does 
not identify the Project site as being within or near a wildland fire hazard severity zone. Therefore, the 
Project would not expose people or structures, either directly or indirectly, to a significant risk of loss, 
injury or death involving wildland fires. 
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4.10 –  Hydrology and Water Quality  

Would the project: 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a) Violate any water quality standards 
or waste discharge requirements or 
otherwise substantially degrade 
surface or ground water quality? 

□ □ □  

b) Substantially decrease groundwater 
supplies or interfere substantially 
with groundwater recharge such that 
the project may impede sustainable 
groundwater management of the 
basin?  

□ □  □ 

c) Substantially alter the existing 
drainage pattern of the site or area, 
including through the alteration of the 
course of a stream or river, or 
through the addition of impervious 
surfaces, in a manner which would:  

□ □ □  

i) result in substantial erosion or 
siltation on-or off-site; □ □ □  

ii) substantially increase the rate or 
amount of surface runoff in a manner 
which would result in flooding on-or-
offsite; 

□ □ □  

iii) create or contribute runoff water 
which would exceed the capacity of 
existing or planned stormwater 
drainage systems or provide 
substantial additional sources of 
polluted runoff; or 

□ □ □  

iv) Impede or redirect flood flows? □ □ □  
d) In flood hazard, tsunami, or seiche 

zones, risk release of pollutants due 
to project inundation? 

□ □ □  
e) Conflict with or obstruct 

implementation of a water quality 
control plan or sustainable 
groundwater management plan? 

□ □ □  
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a) No Impact. The proposed Project does not include any physical alterations to the Project site or 
surrounding area. The Project does not include any earth-moving, grading, or construction activities 
that could result in violations of any water quality standards or waste discharge requirements. Due to the 
lack of grading, earth-moving activities, or construction as part of the proposed Master Plan Update, the 
Project would not violate any water quality standard or waste discharge requirement or otherwise 
substantially degrade surface or ground water quality. No impact would occur.  
 
b) Less than Significant Impact. The proposed Master Plan Update would result in an increase in 
water use on the AUHS campus; however, this increase would be nominal. The Project site is paved 
and provides little to no infiltration of water into groundwater aquifers. The Project site does not support 
any groundwater production systems, and the addition of students and employees to the university 
would not interfere with the operation of any production system. The Project would not include any 
ground-disturbing activities and would not substantially decrease groundwater supplies or interfere 
substantially with groundwater recharge. The Project would not change the amount of existing 
impervious surface area and would not have a substantial impact on groundwater recharge. Therefore, 
no impact would occur.  
 
c)  No Impact. The Project site is fully developed and surrounded by areas that are developed. No 
streams or water resource features occur on the Project site. The Project does not include any earth 
moving, grading, or construction activities. Therefore, the proposed Project would not substantially alter 
the existing drainage pattern of the site or area, including through the alteration of a course, stream or 
river, or through the addition of impervious surfaces. As such, no impact would occur. 
 
i)  No Impact. The Project does not include any earth moving, grading, or construction activities. No 
native soil would be disturbed, and no ground-disturbing activities would occur. Therefore, the proposed 
Project would have no impact on erosion or siltation.  
 
ii)  No Impact. The Project would not contribute to an increase in surface runoff as the Project site is 
currently comprised of mostly impervious surfaces. According to the Federal Emergency Management 
Agency (FEMA) Flood Insurance Rate Maps (FIRMs), there are no special flood zones in the City of 
Signal Hill. As such, the Project site is not subject to flooding. The proposed Master Plan Update would 
not impede or redirect flood flows because no physical alterations to the site or surrounding area are 
proposed as part of the Project. Therefore, as no native soil is being replaced with an impermeable 
surface the project would not substantially increase the rate or amount of surface runoff in a manner 
which would result in flooding on-or-offsite. No impact would occur. 
 
iii)  No Impact.  The Project site is located in a developed area with existing storm sewer drains. The 
Project does not include any earth moving, grading, or construction activities. The Project would not 
increase the amount of impervious surfaces. The Project site would not exceed the capacity of existing 
or planned stormwater drainage systems or provide substantial additional sources of polluted runoff. 
Therefore, the Project would result in no impact.  
 
iv) No Impact.  The proposed Project, a university Master Plan Update that does not include any 
construction activities, would not redirect flood flows. Therefore, no impact would occur.  
 
d) No Impact. The proposed Project is not located in a tsunami or seiche zone. According to the 
Federal Emergency Management Agency (FEMA) Flood Insurance Rate Maps (FIRMs), there are no 
special flood zones in the City of Signal Hill. As such, the Project site is not subject to flooding. 
Therefore, the Project would not risk release of pollutants due to project inundation. No impact would 
occur. 
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e) No Impact. As mentioned above, there are no special flood zones in the City of Signal Hill. As such, 
the Project site is not subject to flooding. The Project would result in a nominal increase in water use 
during operation. However, the Project would not conflict with or obstruct implementation of a water 
quality control plan or sustainable groundwater management plan because there are no physical 
alterations to the site that are proposed as part of the Master Plan Update. The university facility will 
continue to be subject to all applicable water quality controls, and will not increase impervious surface 
that could interfere with groundwater recharge. Therefore, the Project would not result in a significant 
impact.  
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4.11 –  Land Use and Planning  

Would the project: 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a) Physically divide an established 
community? □ □ □  

b) Cause a significant environmental 
impact due to a conflict with any land 
use plan, policy, or regulation 
adopted for the purpose of avoiding 
or mitigating an environmental 
effect?   

□ □ □  

 

a)   No Impact. The proposed Master Plan Update would not physically divide the surrounding 
community since the proposed Project would not obstruct or in any way change access to the existing 
community. The Project site is an existing university use and would not impact any roadways or traffic 
circulation patters within the existing community. The proposed Project would not create any barriers to 
access to a community or require removal of any housing. As such, the proposed Project would have 
no impact.  
 
b)   No Impact. The proposed Project consists of a Master Plan Update for the existing AUHS campus. 
The proposed Project does not include any physical alterations to the campus and would not include 
any construction activities. The proposed Project does not require a General Plan Amendment and 
would not conflict with any General Plan policies designed to protect the environment. Therefore, no 
impact will occur. 
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4.12 –  Mineral Resources  

Would the project: 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a) Result in the loss of availability of a 
known mineral resource that would 
be of value to the region and the 
residents of the state? 

□ □ □  

b) Result in the loss of availability of a 
locally important mineral resource 
recovery site delineated on a local 
general plan, Specific Plan or other 
land use plan? 

□ □ □  

 
a)   No Impact. A significant impact would occur if the proposed Project resulted in the loss of a known 
mineral resource that would be of value to the region and the residents of the State. The Project site is 
currently developed with a university campus. Therefore, the proposed project would have no impacts 
associated with the loss of a mineral resource. 
 
b)   No Impact. A significant impact would occur if the proposed Project resulted in the loss of a locally 
important mineral resource recovery site. The Project site is currently developed with a university 
campus. The proposed Project would not result in the loss of availability of a locally important mineral 
resource recovery site. Therefore, the proposed project would have no impacts associated with a locally 
important mineral resource recover site.  
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4.13 –  Noise   

Would the project result in: 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a) Generation of a substantial 
temporary or permanent increase in 
ambient noise levels in the vicinity of 
the project in excess of standards 
established in the local general plan 
or noise ordinance, or applicable 
standards of other agencies?  

□ □  □ 

b) Generation of excessive 
groundborne vibration or 
groundborne noise levels? 

□ □ □  

c) For a project located within the 
vicinity of a private airstrip or an 
airport land use plan or, where such 
a plan has not been adopted, within 
two miles of a public airport or public 
use airport, would the project expose 
people residing or working in the 
project area to excessive noise 
levels? 

□ □  □ 

 
Noise can be defined as unwanted sound which consists of energy waves that people receive and 
interpret. Sound pressure levels are described in logarithmic units or ratios of sound pressures to a 
reference pressure, squared. These units are called bels. To account for the range of sound that human 
hearing perceives, a modified scale is utilized known as the A-weighted decibel (dBA). Since the 
decibels are logarithmic units, sound pressure levels cannot be added or subtracted by ordinary 
arithmetic means. Typically doubling the traffic volume on a street or the speed of the traffic will increase 
the traffic noise level by 3-dBA. A 3-dBA change in sound is the beginning at which humans generally 
notice a barely perceptible change in sound, and a 5-dBA change is generally readily perceptible.13 
 
a) Less than Significant Impact. The Project site is located in an urbanized area of the City of Signal 
Hill. The existing ambient noise levels near the Project site are primarily generated by traffic noise from 
local streets and Interstate 405 (I-405). Noise from Long Beach Airport is also discernable at the Project 
site. The Project site does not contain any discernable stationary noise sources. There are sensitive 
receptors in close proximity to the Project site; with residential uses surrounding the site on all sides. 
The proposed Master Plan Update would not include any short-term construction-related noise because 
the Project does not include any physical alterations to the AUHS campus. The proposed Project would 
result in an increase in the number of students and employees on the campus during regular school 
hours. However, the potential increase in students and employees on campus during regular school 
hours is not anticipated to result in a doubling of traffic volumes on local streets, and the Project is not 
anticipated to result in an increase in traffic noise of 3 dBA. Therefore, the potential increase in students 
and employees would not result in a perceptible increase in noise in the area. Continued long-term 
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operation of the campus would not result in exposure of sensitive receptors to noise levels that exceed 
the standards of the Municipal Code, nor would long-term operation of the campus exceed ambient 
noise level conditions. Therefore, impacts would be less than significant. 
 
b) No Impact. Vibration is the movement of mass over time. It is described in terms of frequency and 
amplitude and unlike sound there is no standard way of measuring and reporting amplitude. Vibration 
can be described in units of velocity (inches per second) or discussed in decibel (dB) units in order to 
compress the range of numbers required to describe vibration. Vibration impacts to buildings are 
generally discussed in terms of peak particle velocity (PPV) which describes particle movement over 
time (in terms of physical displacement of mass).  For purposes of this analysis, PPV is used to describe 
all vibration for ease of reading and comparison. Vibration can impact people, structures, and sensitive 
equipment.14 The primary concern related to vibration and people is the potential to annoy those working 
and residing in the area. Vibration with high enough amplitude can damage structures (such as crack 
plaster or destroy windows). Groundborne vibration can also disrupt the use of sensitive medical and 
scientific instruments such as electron microscopes. Common sources of vibration within communities 
include construction activities and railroads. The proposed Master Plan Update would not result in any 
demolition, earth-moving, or construction activities. Therefore, the proposed Project is not anticipated 
to result in vibration impacts from construction. Additionally, the existing educational use does not 
generate any groundborne vibration. Therefore, no impact will occur as a result of the proposed Project. 
 
c) Less than Significant Impact.  As detailed in response 4.9.e, Long Beach International Airport is 
located less than two miles to the northeast of the AUHS campus and the Project site is located within 
FAA Part 77 – Transitional Surface for the airport. However, the Project site is developed with an 
existing university campus. The proposed Master Plan update would result in an increase in the number 
of students and employees on the Project site. However, the proposed Project does not include any 
physical alterations to the campus and would not result in a change in the use of the site. In addition, 
the Project site is not located within a noise hazard contour for the airport. Therefore, the Project would 
not expose people residing or working in the Project area to excessive noise levels. Impacts will be less 
than significant. 
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4.14 –  Population and Housing  

Would the project: 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a) Induce substantial unplanned 
population growth in an area, either 
directly (for example, by proposing 
new homes and businesses) or 
indirectly (for example, through 
extension of roads or other 
infrastructure)? 

□ □ □  

b) Displace substantial numbers of 
existing people or housing, 
necessitating the construction of 
replacement housing elsewhere? 

□ □ □  

 
a)  No Impact. The proposed Master Plan Update does not call for the establishment of any new 
housing. The Project does not propose the extension of any roads or other infrastructure. The proposed 
Update has the potential to result in an increase in the number of on-campus students from 70 students 
to 231 students. This potential increase would likely come from the existing population in and around 
the Long Beach Metropolitan area, as it has since AUHS’s founding in 1994. In addition, the potential 
increase from 27 to 63 on-campus faculty and staff that could result from the proposed Master Plan 
Update would also likely come from the existing population in the area. Therefore, the proposed Project 
would not induce substantial population growth in the City of Signal Hill. No impacts would occur. 
 
b)   No Impact. The proposed Master Plan Update does not include the removal of any housing; thus, 
no persons will be displaced as a result of the proposed Project. Therefore, no impact would occur 
related to displacement of people or housing.  
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4.15 –  Public Services  

Would the project result in substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental impacts, 
in order to maintain acceptable service ratios, response times or other performance objectives 
for any of the public services: 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a) Fire protection? □ □  □ 

b) Police protection? □ □  □ 

c) Schools? □ □ □  

d) Parks? □ □  □ 

e) Other public facilities? □ □ □  

 
a) Less than Significant Impact. The AUHS campus is served by Los Angeles County Fire Station 
#60, located approximately 0.75 miles northeast of the Project site at 2300 East 27th Street. No new fire 
stations or other capital improvements would be needed to accommodate the potential increases in the 
number of students and employees on the AUHS campus as a result of the proposed Master Plan 
Update. In addition, no new fire personnel will need to be hired in order to maintain existing service 
ratios and response times, as the Project would not increase population or the need to service an 
increased population. Therefore, the proposed Project would have a less than significant impact on fire 
protection services. 
 
b) Less than Significant Impact. The AUHS campus is served by the Signal Hill Police Department, 
located approximately 0.7 miles north of the Project site at 2745 Walnut Avenue. The proposed Project 
would not include any new uses that would require police protection services. The potential increase in 
on-campus students and employees that could result from the proposed Master Plan Update would not 
result in any need for additional police protection services. The proposed Project would not create new 
households that could increase usage of local and regional police facilities. Therefore, the Project would 
have a less than significant impact on police protection services.  
 
c) No Impact. The proposed Project would not result in the construction of new housing or create a 
demand for new housing resulting in an increase in the school age student population In addition, the 
intent of the proposed Master Plan Update is to provide more school capacity in the area. Therefore, 
the proposed Project would not have an impact on schools.  
 
d) Less Than Significant. The proposed Project would not generate new housing for residences that 
may increase the demand for new or existing park and or recreational facilities. The potential additional 
on-campus students and employees that could result from the proposed Master Plan Update are not 
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anticipated to significantly impact parks facilities.. Therefore, project impacts would be less than 
significant.  
 
e) No Impact. The Project will not generate any new households or residences that might increase 
demand for other public facilities. The proposed Project would not include construction of any library 
facilities and would not require construction or improvement of any such facilities. In addition, the 
proposed Project would not create new households that could increase usage of local and regional 
library facilities. Therefore, no impact would occur. 
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4.16 –  Recreation 

 

 
Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporation 

Less Than 
Significant 

Impact 
No 

Impact 

a) Would the project increase the use of 
existing neighborhood and regional 
parks or other recreational facilities 
such that substantial physical 
deterioration of the facility would 
occur or be accelerated? 

□ □  □ 

b) Does the project include recreational 
facilities or require the construction 
or expansion of recreational facilities 
which might have an adverse 
physical effect on the environment? 

□ □ □  

 
a) Less Than Significant. The proposed Master Plan Update will not result in the creation of new 
households and will not increase use of local and regional parks and recreational facilities. The Project’s 
potential increase in on-campus students and employees would have a negligible increase in the use of 
parks and recreation facilities. Therefore, Project impacts would be less than significant.  
 
b) No Impact. The Project does not include and will not result in the construction of any households nor 
would the Project remove or reduce recreational areas within the City of Signal Hill. The Project would 
not require construction or improvement of any offsite recreation facilities or the expansion of 
recreational facilities. Therefore, the Project would have no impact.  
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4.17 –  Transportation 

Would the project: 

 
 Potentially 

Significant 
Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a) Conflict with a program plan, 
ordinance or policy addressing the 
circulation system, including transit, 
roadway, bicycle and pedestrian 
facilities?   

□ □  □ 

b) Would the project conflict or be 
inconsistent with CEQA Guidelines 
Section 15064.3, subdivision (b) 

□ □  □ 

c) Substantially increase hazards due 
to a geometric design feature (e.g., 
sharp curves or dangerous 
intersections) or incompatible uses 
(e.g., farm equipment)? 

□ □ □  

d) Result in inadequate emergency 
access? □ □ □  

 
A Focused Traffic Impact Assessment, dated June 27, 2022, was prepared for the proposed Project by 
Linscott, Law and Greenspan (LLG) (See Appendix B). This section reflects the findings of LLG’s report. 
 
Background Information 
 
Senate Bill 743 (SB 743), signed by the Governor in 2013, has changed the way transportation impacts 
are identified. Specifically, the legislation directed the Office of Planning and Research (OPR) to look 
at different metrics for identifying transportation as a California Environmental Quality Act (CEQA) 
impact. The Final OPR guidelines were released in December 2018 and identified Vehicle Miles 
Traveled (VMT) as the preferred metric moving forward. The Natural Resources Agency completed the 
rule making process to modify the CEQA guidelines in December of 2018. The CEQA Guidelines 
identify that, by July of 2020 all lead agencies must use VMT as the new transportation metric for 
identifying impacts for land use project. The City of Signal Hill has yet to adopt criteria for evaluating 
VMT impacts under CEQA. However, it is our understanding that the City of Signal Hill may likely utilize 
criteria consistent with the OPR Technical Advisory, and may be open to considering the criteria which 
has been adopted by neighboring jurisdiction of the City of Long Beach. It should be noted that CEQA 
requirements change as the CEQA Guidelines are periodically updated and/or legal opinions are 
rendered that change how analysis is completed. As such, the City may continually review the guidelines 
for applicability and consultants should contact the City to ensure that they are applying the City’s most 
recent guidelines for project impact assessment. 
 
CEQA Changes 
A key element of the changes brought about by SB 743 is the elimination of auto delay, Level of Service 
(LOS) analysis, and other similar measures of vehicular capacity or traffic congestion as a basis for 
determining significant environmental impacts. This change is intended to assist in balancing the needs 
of congestion management with statewide goals related to infill development, promotion of public health 
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through active transportation, and reduction of greenhouse gas emissions. SB 743 includes 
amendments to current congestion management law that allows cities and counties to effectively opt-
out of the LOS standards that would otherwise apply in areas where Congestion Management Plans 
(CMPs) are still used. Further, SB 743 required OPR to update the CEQA Guidelines and establish 
criteria for determining the significance of transportation impacts. In December 2018, OPR released 
their final recommended guidelines based on feedback from the public, public agencies, and various 
organizations and individuals. OPR recommended VMT as the most appropriate measure of project 
transportation impacts for land use projects and land use plans. For transportation projects, lead 
agencies may select their own preferred metric but must be prepared to support their decision with 
substantial evidence that complies with CEQA expectations. SB 743 does not prevent a city or county 
from continuing to analyze delay or LOS outside of CEQA review for other transportation planning or 
analysis purposes (i.e., general plans, impact fee programs, corridor studies, congestion mitigation, or 
ongoing network monitoring). 
 
Level of Service Policy 
The Circulation Element of the City’s General Plan includes Policy 1.a, which requires that necessary 
circulation system enhancements and expansions occur concurrently with new development and are 
consistent with the Los Angeles County CMP. Per City of Signal Hill direction, existing traffic volumes 
for the three (3) key study intersections are derived from the Opening Year (Year 2020) With Project 
Peak Hour Turning Movement Volumes from the Signal Hill Business Center Traffic Impact Analysis 
(prepared by Kunzman Associates in July 2019). These Year 2020 AM and PM peak hour traffic 
volumes have been grown at the city-approved growth rate of one percent (1%) per year to establish 
Year 2021 existing traffic volumes (i.e., 1% total growth). Pursuant to the City of Signal Hill guidelines, 
existing AM and PM peak hour operating conditions for three (3) key study intersections were evaluated 
using the Intersection Capacity Utilization (ICU) methodology for signalized intersections and the 
Highway Capacity Manual 6th Edition (HCM 6) methodology for unsignalized intersections. Pursuant to 
the City of Long Beach guidelines, existing AM and PM peak hour operating conditions for the key 
signalized study intersections were evaluated using the HCM 6 methodology.  
 
In conformance with City of Signal Hill and LA County CMP requirements, existing weekday peak hour 
operating conditions for the key signalized study intersections were evaluated using the ICU method. 
The ICU technique is intended for signalized intersection analysis and estimates the volume to capacity 
(V/C) relationship for an intersection based on the individual V/C ratios for key conflicting traffic 
movements. The ICU numerical value represents the percent signal (green) time, and thus capacity, 
required by existing and/or future traffic. It should be noted that the ICU methodology assumes uniform 
traffic distribution per intersection approach lane and optimal signal timing. Per LA County CMP 
requirements, the ICU calculations use a lane capacity of 1,600 vehicles per hour (vph) for left-turn, 
through-, and right-turn lanes, and dual left turn capacity of 2,880 vph. A clearance interval of 0.10 is 
also added to each Level of Service calculation. The ICU value translates to a Level of Service (LOS) 
estimate, which is a relative measure of the intersection performance. The ICU value is the sum of the 
critical volume to capacity ratios at an intersection; it is not intended to be indicative of the LOS of each 
of the individual turning movements. According to the City of Signal Hill significant impact criteria, 
impacts to local and regional transportation systems are considered significant if: 
 
Signalized Intersections: 
 

• Intersection with more than 40 project trips, and 

• An unacceptable peak hour LOS (i.e., LOS E or F) at any of the key study intersections is 
projected. The City of Signal Hill considers LOS D (ICU = 0.801 - 0.900) to be the minimum 
acceptable LOS for all intersections, and 
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• The project increases traffic demand at the study intersection by 2% of capacity (ICU increase 
≥ 0.020), causing or worsening LOS E or F (ICU > 0.901). 

• Intersection left-turn queue lengths exceed the existing storage lengths. 
 
Unsignalized Intersections: 
 

• The project causes an intersection operating at LOS D or better to degrade to LOS E or F, and 
the traffic signal warrant analysis determines that a traffic signal is justified. 

 
According to the City of Long Beach significant impact criteria, impacts to local and regional 
transportation systems are considered significant if: 
 
Signalized Intersections: 
 

• The project causes a study intersection to deteriorate from Level of Service (LOS) D to LOS E 
or F. The City of Long Beach considers LOS D to be the minimum acceptable LOS for all 
intersections; or 

• The project increases average control delay at the study intersection by 2.5 seconds or more 
when an intersection is operating at LOS E or F in the baseline condition. 

• The 95th percentile queue length exceeds the available storage length at any turn bay under 
project conditions. 

 
Unsignalized Intersections: 
 

• The intersection operates at LOS E or F, and the intersection meets the peak-hour traffic signal 
warrant after the addition of project traffic. 

 
Analysis of Impacts 
 
a) Less than Significant Impact. The proposed Master Plan Update would not result in any physical 
alterations to the AUHS campus and no construction activities of any kind would occur. As such, there 
would be no temporary construction-related traffic impacts. In order to estimate the operational traffic 
impact characteristics of the proposed Project, a multi-step process is utilized. The first step is traffic 
generation, which estimates the total arriving and departing traffic on a peak hour and daily basis. The 
traffic generation potential is forecast by applying the appropriate vehicle trip generation equations or 
rates to the Project development tabulation. The second step of the forecasting process is traffic 
distribution, which identifies the origins and destinations of inbound and outbound project traffic. These 
origins and destinations are typically based on demographics and existing/expected future travel 
patterns in the study area. The third step is traffic assignment, which involves the allocation of Project 
traffic to study area streets and intersections. Traffic assignment is typically based on minimization of 
travel time, which may or may not involve the shortest route, depending on prevailing operating 
conditions and travel speeds. Traffic distribution patterns are indicated by general percentage 
orientation, while traffic assignment allocates specific volume forecasts to individual roadway links and 
intersection turning movements throughout the study area. With the forecasting process complete and 
Project traffic assignments developed, the impact of the Project is isolated by comparing operational 
LOS conditions at selected key intersections and road segment using expected future traffic volumes 
with and without forecast Project traffic. The need for site-specific and/or cumulative local area traffic 
improvements can then be evaluated. 
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Project Trip Generation 
Based on the application of ITE trip generation rates for “Junior Community College”, and empirical trip 
rates from a prior LLG study for Orange Coast College in Costa Mesa, trip generation estimates were 
calculated for the existing and future student enrollment to estimate potential increases in trips due to 
the Project. As Table 2 (Project Trip Generation) indicates, the application of ITE and empirical trip rates 
for Junior/Community Colleges would result in a nominal increase in trips generated by the Project. A 
review of the middle portion of Table 2 indicates that the proposed Project, utilizing ITE trip rates, is 
forecast to generate a net increase of approximately 59 daily trips, with 5 trips (4 inbound, 1 outbound) 
produced in the AM peak hour and 5 trips (3 inbound, 2 outbound) produced in the PM peak hour on a 
“typical” weekday. Similarly, the proposed Project, utilizing empirical trip rates, is forecast to generate 
a net increase of approximately 65 daily trips, with 7 trips (6 inbound, 1 outbound) produced in the AM 
peak hour and 7 trips (4 inbound, 3 outbound) produced in the PM peak hour on a “typical” weekday. 
As a conservative step, the potential impact of the Project has been analyzed using the greater net 
increase in trips (i.e., utilizing the empirical trip rates; 7 trips during the AM peak hour and 7 trips during 
the PM peak hour). 
 

Table 2 
Project Trip Generation 

 
 
Project Trip Distribution and Assignment 
Project traffic volumes both entering and exiting the site have been distributed and assigned to the 
adjacent street system based on the following considerations: 
 

• the site's proximity to major traffic carriers and regional access routes, 

• expected localized traffic flow patterns based on adjacent street channelization, and presence 
of traffic signals, 

• existing traffic volumes, and 

• ingress/egress availability at the Project site. 
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Table 3 (Project-Related Added Peak Hour Traffic Volumes) presents a summary of the project-related 
added peak hour traffic volumes at the three (3) study intersections, based the traffic generation forecast 
presented in Table 2, and indicates whether the project trips exceed either the City of Signal Hill’s peak 
hour trip threshold of 40 trips or the City of Long Beach’s peak hour trip threshold of 50 trips. Review of 
Table 3 shows that the three (3) intersections do not meet the peak hour trip threshold for analysis. 
However, they have been included in this analysis per the City’s requirements to fully assess the 
potential impact in the immediate area of the Project. 
 

Table 3 
Project-Related Added Peak Hour Traffic Volumes 

 
 
Existing (Year 2021) Plus Project Capacity Analysis 
Table 4 (Existing Plus Project Peak Hour Intersection Capacity Analysis) summarizes the peak hour 
level of service results at the three (3) key study intersections for Existing (Year 2021) Plus Project 
traffic conditions. Review of column (1) of Table 4 indicates that all of the key study intersections 
currently operate at LOS C or better during the weekday AM and PM peak hours. Review of columns 
(2) and (3) of Table 4 indicates that all of the key study intersections are forecast to operate at 
acceptable LOS C or better during the weekday AM and PM peak hours under Existing Plus Project 
traffic conditions. 
 
General Plan Buildout (Year 2040) Plus Project Capacity Analysis 
Table 5 (Year 2040 Buildout Plus Project Peak Hour Intersection Capacity Analysis) summarizes the 
peak hour level of service results at the three (3) key study intersections for General Plan Buildout (Year 
2040) Plus Project traffic conditions. Review of column (2) of Table 5 indicates that all of the key study 
intersections are forecast to continue to operate at acceptable LOS C or better during the weekday AM 
and PM peak hours under General Plan Buildout (Year 2040) traffic conditions. Review of columns (3) 
and (4) of Table 5 indicates that all of the key study intersections are forecast to operate at acceptable 
LOS C or better during the weekday AM and PM peak hours under General Plan Buildout (Year 2040) 
Plus Project traffic conditions. 
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Table 4 
Existing Plus Project Peak Hour Intersection Capacity Analysis 

 
Table 5 

Year 2040 Buildout Plus Project Peak Hour Intersection Capacity Analysis 
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Intersection Vehicle Queuing Analysis 
Excessive left-turn vehicle queuing which extends into and/or blocks adjacent through travel lanes may 
have detrimental effects on intersection operations and the roadway network as a whole in ways not 
otherwise accounted for by the ICU methodology. Therefore, left-turn vehicle queuing at the two (2) 
signalized study intersections were evaluated in order to identify the effects of project traffic on left-turn 
queuing at the intersections. Additionally, to address the City’s concerns, vehicle queueing at the one 
(1) unsignalized study intersection (Walnut Avenue at Hill Street) was also evaluated to ensure the 
queues do not impact the intersection of Gaviota Avenue at Hill Street (i.e., westbound approach 
queue). The left-turn vehicle queuing analysis was prepared utilizing the HCM methodology for 
signalized intersections using Vistro 2020 software. The HCM methodology considers traffic volume 
data, lane configurations, and traffic signal phasing in order to calculate the 95th percentile queues for 
the respective traffic movements. The 95th percentile queue represents the maximum back of vehicle 
queue with 95th percentile traffic volumes (i.e., actual traffic volumes will exceed the 95th percentile 
volumes 5 percent of the time) and is commonly used for design purposes. The left-turn vehicle queuing 
analysis was based on the forecast weekday AM and PM intersection turning movement volumes 
utilized in the level of service analyses. The existing left-turn lane configurations and storage lengths 
were determined based on a review of aerial maps of the subject intersections obtained from Google 
Earth and on field reviews conducted by LLG Engineers. A minimum vehicle length of 25 feet is 
assumed for purposes of this analysis. Table 6 (Existing Plus Project Peak Hour Intersection Queuing 
Analysis) presents the left-turn queueing analyses results for the three (3) study intersections. Column 
1 presents the queuing results for existing traffic conditions. Column 2 presents the results for existing 
plus project traffic conditions. Table 7 (Year 2040 Buildout Plus Project Peak Hour Intersection Queuing 
Analysis) presents the left-turn queueing analyses results for the three (3) study intersections. Column 
1 presents the queuing results for General Plan Buildout (Year 2040) traffic conditions. Column 2 
presents the results for General Plan Buildout (Year 2040) Plus Project traffic conditions. 
 

Table 6 
Existing Plus Project Peak Hour Intersection Queuing Analysis 
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Table 7 
Year 2040 Buildout Plus Project Peak Hour Intersection Queuing Analysis 

 
Existing (Year 2021) Traffic Conditions 
Review of Column 1 of Table 6 indicates that the three (3) study intersections have queues that are 
adequately accommodated by the existing storage space. 
 
Existing (Year 2021) Plus Project Traffic Conditions 
Review of Column 2 of Table 6 indicates that the three (3) study intersections have queues that are 
adequately accommodated by the existing storage space. 
 
General Plan Buildout (Year 2040) Traffic Conditions 
Review of Column 1 of Table 7 indicates that the three (3) study intersections have queues that are 
adequately accommodated by the existing storage space. 
 
General Plan Buildout (Year 2040) Plus Project Traffic Conditions 
Review of Column 2 of Table 7 indicates that the three (3) study intersections have queues that are 
adequately accommodated by the existing storage space. 
 
Site Distance Analysis 
In support of evaluating the Project’s site access, a sight line assessment was prepared to validate the 
adequacy of sight lines at the Project’s four (4) driveways located along Walnut Avenue. The line of 
sight evaluation was prepared according to the general engineering practices for stopping sight distance 
analysis as documented in the State of California Department of Transportation (Caltrans) Highway 
Design Manual (HDM). This assessment is based on the intersection sight distance requirements as 
published in the Caltrans HDM and focuses on the sight distance requirements for the Project’s 
driveways located along Walnut Avenue. The Sight Distance Evaluation prepared for the proposed 
driveways was based on the criteria and procedures set forth by the California Department of 
Transportation (Caltrans) in the State’s Highway Design Manual for “Private Road Intersections”. 
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The Highway Design Manual (HDM)U, in Section 405.1(2)(c), page 400-22, indicates that for Private 
Road Intersections, “The minimum corner sight distance shall be equal to the stopping sight distance 
as given in Table 201.1...”, where stopping sight distance is defined as the distance required by the 
driver of a vehicle, traveling at a given speed, to bring his vehicle to a stop after an object on the road 
becomes visible. Stopping sight distance is measured from the driver’s eyes, which are assumed to be 
3.5 feet above the pavement surface, to an object 0.5-foot high on the roadway. The speed used in 
determining stopping sight distance is defined as the “critical speed” or 85th percentile speed which is 
the speed at which 85% of the vehicles are traveling at or less. The critical speed is the single most 
important factor in determining stopping sight distance. Table 201.1 in the HDM is used in determining 
stopping sight distance based on the critical speed of vehicles on the affected roadway. For this 
analysis, a design speed of 30 miles per hour (mph) for Walnut Avenue, which is the existing posted 
speed limit for these roadways, was utilized. Using Table 201.1, titled Sight Distance Standards, in the 
State’s HDM for stopping, a minimum stopping sight distance of 200 feet is required. To provide a 
conservative assessment, the “corner sight distance” criteria in Section 405.1(2)(b) of the HDM was 
also utilized. Based on the criteria set forth in Table 405.1A of the HDM and a posted speed limit of 30 
mph on Walnut Avenue, a corner sight distance of 331 feet is required for exiting vehicles looking right 
(i.e., left-turning vehicles) and 287 feet is required for exiting vehicles looking left (i.e., left-turning and 
right-turning vehicles). Figures 11 and 12 of LLG’s Traffic study illustrate a schematic of the sight 
distance evaluation for the four (4) Project driveways along Walnut Avenue. These figures illustrate the 
limited use areas. Review of Figures 11 and 12 indicate that sight distances at the four (4) Project 
Driveways along Walnut Avenue are expected to be adequate if obstructions within the sight triangles 
are minimized. 
 
Conclusions 
The proposed Project, utilizing empirical rates, is forecast to generate a net increase of approximately 
59 daily trips, with 5 trips (4 inbound, 1 outbound) produced in the AM peak hour and 5 trips (3 inbound, 
2 outbound) produced in the PM peak hour on a “typical” weekday. As a conservative step, the potential 
impact of the Project has been analyzed using the greater net increase in trips (i.e., utilizing the empirical 
trip rates; 7 trips during the AM peak hour and 7 trips during the PM peak hour). All of the key study 
intersections are forecast to operate at acceptable LOS C or better during the weekday AM and PM 
peak hours under Existing (Year 2021) Plus Project and General Plan Buildout (Year 2040) Plus Project 
traffic conditions. The three (3) study intersections have queues that are adequately accommodated by 
the existing storage space. The sight distances at the four (4) Project Driveways along Walnut Avenue 
are expected to be adequate if obstructions within the sight triangles are minimized. Therefore, the 
proposed Master Plan Update would not conflict with a program plan, ordinance or policy addressing the 

circulation system and impacts will be less than significant. 
 
b)   Less than Significant Impact. The Traffic study prepared by LLG analyzed the Vehicle Miles 
Traveled (VMT) for the proposed Project based on Senate Bill 743 (SB 743) requirements consistent 
with the Technical Advisory on Evaluating Transportation Impacts In California Environmental Quality 
Act (CEQA), December 2018, prepared by the State of California Governor’s Office of Planning and 
Research (OPR). The OPR Technical Advisory provides project screening criteria and guidance for 
analysis of VMT assessments under SB 743. With the adopted guidelines, transportation impacts are 
to be evaluated based on a project’s effect on vehicle miles traveled. Lead agencies are allowed to 
continue using their current impact criteria, or to opt into the revised transportation guidelines. However, 
the new guidelines must be used starting July 1, 2020, as required in CEQA section 15064.3. 
 
The City of Signal Hill has yet to adopt criteria for evaluating VMT impacts under CEQA. However, it is 
understood that the City of Signal Hill may likely utilize criteria consistent with the OPR Technical 
Advisory, and may be open to considering the criteria which has been adopted by neighboring 
jurisdiction of the City of Long Beach. 
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For the VMT screening analysis, the presumption of less than significant impact near Transit Stations 
was applied to the proposed Project. Proposed CEQA Guideline Section 5064.3, subdivision (b), states 
that “generally, [land use] projects within one-half mile of either an existing major transit stop or an 
existing high-quality transit corridor should be presumed to cause a less than significant transportation 
impact”. A high-quality transit corridor is defined as a corridor with fixed route bus service with service 
intervals no longer than 15 minutes during peak commute hours. Review of the Long Beach Transit 
Priority Areas Map from the City of Long Beach Traffic Impact Analysis Guidelines dated June 2020 
shows the Project falls within half a mile from high quality transit corridor or major transit stop. Since the 
proposed Project is considered to be located within half a mile of an existing high-quality transit corridor, 
this project can be screened from further VMT analysis and can be presumed to have a less than 
significant impact on VMT. 
 
In addition, screening for small projects was also applied to the proposed Project. Consistent with the 
OPR Technical Advisory Section E.1 Threshold for Small Projects, projects that generate or attract 
fewer than 110 trips per day generally may be assumed to cause a less than significant transportation 
impact. Based on the trip generation estimates presented in Table 2, the proposed Project is forecast 
to generate 65 daily trips which is less than 110 daily trip threshold for small projects. As such the 
Project can be screened from further VMT analysis and can be presumed to have a less than significant 
impact on VMT. 
 
c)  No Impact. The proposed Project would not include any construction activities or physical alterations 
to the site or surrounding area that could substantially increase hazards due to a geometric design 
feature (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm equipment). No 
impact will occur.  
 
d) No Impact. The proposed Master Plan Update does not require any construction activities or physical 
alterations to the site that could result in inadequate emergency access. Therefore, the Project will have 
no impact with regard to emergency access. 
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4.18 –  Tribal Cultural Resources  

Would the project cause a substantial adverse change in the significance of a tribal cultural 
resource, defined in Public Resources Code Section 21074 as either a site, feature, place, 
cultural landscape that is geographically defined in terms of the size and scope of the landscape, 
sacred place, or object with cultural value to a Cultural Native American tribe, and that is: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Listed or eligible for listing in the 
California Register of Historical 
resources, or in a local register of 
historical resources as defined in 
Public Resources Code Section 
5020.1(k), or 

□ □ □  

b) A resource determined by the lead 
agency, in its discretion and 
supported by substantial evidence, to 
be significant pursuant to criteria set 
forth in subdivision (c) of Public 
Resources Code Section 5024.1. In 
applying the criteria set forth in 
subdivision (c) of Public Resource 
Code Section 5024.1, the lead 
agency shall consider the 
significance of the resource to a 
California Native American tribe. 

□ □ □  

 
a) No Impact. A significant impact would occur if the proposed Project would cause a substantial 
adverse change in the significance of a tribal cultural resource listed or eligible for listing in the California 
Resources of Historical Resources, or in a local register of historical resources as defined in Public 
Resources Code Section 5020.1(k). The Project site is currently developed, and there are no historic 
resources on, adjacent to, or in proximity to the project site listed in the California Register of Historical 
Resources pursuant to in Section 15064.5. The City does not have any landmarks listed under its 
historic preservation program as defined in Public Resources Code Section 5020.1(k). However, in 
compliance with Assembly Bill 52, Native American tribes traditionally and culturally affiliated with the 
geographic area of the Project site were notified of the proposed Project on June 27, 2022. No 
responses were received, and no consultation was requested by any of the tribes. Therefore, because 
the proposed Project would not include any ground disturbing activities and no tribes requested 
consultation the proposed Project will have no impact. 
 
b) No Impact. A resource is determined by the lead agency, in its discretion and supported by 
substantial evidence, to be significant pursuant to criteria set forth in subdivision (c) of Public Resources 
Code Section 5024.1. In applying the criteria set forth in subdivision (c) of Public Resource Code Section 
5024.1, the lead agency shall consider the significance of the resource to a California Native American 
tribe.  
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Assembly Bill (AB) 52 
 
Assembly Bill (AB) 52 specifies that a project that may cause a substantial adverse change to a defined 
Tribal Cultural Resource (TCR) may result in a significant effect on the environment. AB 52 requires 
tribes interested in development projects within a traditionally and culturally affiliated geographic area 
to notify a lead agency of such interest and to request notification of future projects subject to CEQA 
prior to determining if a negative declaration, mitigated negative declaration, or environmental impact 
report is required for a project. The lead agency is then required within 14 days of deeming a 
development application subject to CEQA complete to notify the requesting tribe, and invite the tribe 
consult on the project. AB 52 identifies examples of mitigation measures that will avoid or minimize 
impacts to TCR.  
 
Pursuant to California AB 52, Native American Tribes that previously requested the City to notify them 
about projects of interest were given a 30-day notice to request consultation regarding the Project on 
June 27, 2022. A notification list is maintained by the City of Signal Hill and tribes requesting notification 
were sent notification via certified mail by the City of Signal Hill. The 30-day period concluded on July 
26, 2022 and no requests for consultation were received. 
 
A significant impact would occur if the proposed Project would cause a substantial adverse change in 
the significance of a tribal cultural resource determined by the lead agency, in its discretion and 
supported by substantial evidence, to be significant pursuant to criteria set forth in Public Resources 
Code Section 5024.1(c). As discussed above, Native American tribes affiliated with the geographic area 
of the Project site were notified of the proposed Project and no responses were received from any of 
the tribes. Because the proposed Project would not include any ground disturbing activities and no 
tribes requested consultation the proposed Project will have no impact. 
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4.19 –  Utilities and Service Systems 

Would the project:     

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 
No 

Impact 

a) Require or result in the relocation or 
construction of new or expanded 
water, wastewater treatment or storm 
water drainage, electric power, 
natural gas, or telecommunications 
facilities, the construction or 
relocation of which could cause 
significant environmental effects?  

□ □  □ 

b) Have sufficient water supplies 
available to serve the project and 
reasonably foreseeable future 
development during normal, dry, and 
multiple dry years? 

□ □  □ 

c) Result in a determination by the 
wastewater treatment provider which 
serves or may serve the project that 
it has adequate capacity to serve the 
project’s projected demand in 
addition to the provider’s existing 
commitments? 

□ □  □ 

d) Generate solid waste in excess of 
State or local standards, or in excess 
of the capacity of local infrastructure, 
or otherwise impair the attainment of 
solid waste reduction goals?  

□ □  □ 

e) Comply with federal, state, and local 
management and reduction statutes 
and regulations related to solid 
waste? 

□ □  □ 

 
a) Less Than Significant Impact.  The City operates its own municipal water supply and distribution 
system, which provides water service to the AUHS campus and the rest of the City of Signal Hill. The 
City of Signal Hill Water Department operates a system with four (4) pressure zones that distributes 
water to customers throughout the City of Signal Hill limits. The City limits and City water service area 
are approximately the same. Primary sources of water to the City are imported water from Metropolitan 
Water District of Southern California (MWD) and groundwater pumped from Central Groundwater Basin, 
through City owned and operated Well No. 7, Well No. 8, and Well No. 9. The City utilizes chloramination 
to treat water supplies. Water from Well No. 7 and Well No. 8 is treated and then enters the system 
through the Gundry Reservoir, which acts as a forebay to the rest of the system. Well No. 9 water is 
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treated at the site by passing through a 3-stage nano-filtration system followed by a liquid granular 
activated carbon (LGAC) treatment. Then the water is pumped directly into the system from a clearwell. 
Imported water enters the system through a pressure regulating station and directly serves Zone 1 of 
the system. There are two other storage reservoirs, namely Temple Reservoir and Hilltop Reservoir. 
Water is conveyed through approximately 50 miles of transmission and distribution pipeline to 3,123 
customers. The water system consists of four pressure zones (Zone I, II, III, and IIIA). Zone IIIA is 
served water through a pressure regulating station. The water system consists of the following facilities: 
50 miles of pipe, 4-inches to 20-inches in diameter; 3 Storage Reservoirs (Gundry, Temple, Hilltop) with 
a total capacity of 7.3 MG; 3 Wells (Well No. 7, 8, and 9) with a total capacity of 3,585 gpm; 3 Booster 
Pump Stations (Gundry, Temple, Hilltop); 2 Pressure Regulating Stations (Walnut and Zone 3A); 1 
Imported Water Connection (CB-19), maximum capacity of 7.5 cfs or 3,366 gpm; 2 Groundwater 
Treatment Facilities; and 2 Emergency Interconnections (Lakewood and Long Beach Water 
Department). The proposed Master Plan Update, and the potential increase in students and employees 
on the AUHS campus, would not substantially increase water use in the City of Signal Hill because the 
potential increase in on-campus students and employees is considered negligible. The Master Plan 
Update would not alter or impact any existing water or wastewater treatment facilities, and would not 
substantially increase demand so as to require expansion of existing or new facilities. Impacts would 
be less than significant.  
 
Regarding wastewater facilities, the potential increase in wastewater that could result from 
implementation of the proposed Master Plan Update would be well within the treatment capacity of 
MWD’s treatment plants. Impacts will be less than significant.  
 
No new connections to local water and sewer mains would occur as a result of the Project.  Impacts are 
not anticipated to either sewer lines or treatment facilities that serve the AUHS campus, as the Project 
involves a negligible increase in the number of people using the existing campus. Therefore, the project 
will result in less than significant impacts as a result of new or expanded wastewater treatment facilities.  
 
Potentially significant impacts could occur as a result of this project if storm water runoff was increased 
to a level that would require construction of new storm drainage facilities.  As discussed in the Hydrology 
section, the proposed Master Plan Update does not include any physical alterations to the site or 
surrounding area and would not generate substantially increased runoff from the site that would require 
construction of new storm drainage facilities. This is due to the fact that the Project will not increase the 
amount of impermeable surfaces. As such, the proposed project would not require the construction of 
new facilities or expansion of existing storm drainage facilities. Impacts would be less than significant.   
 
Electricity is provided by Southern California Edison. Natural Gas is provided by Long Beach Gas. 
Telecommunications is provided by Frontier Communications and Spectrum. The proposed Project is 
accounted for in the City’s General Plan, Land Use Element and Zoning Code and will have sufficient 
electric power, natural gas, and telecommunications capacity available. Impacts will be less than 
significant. 
 
b) Less than Significant Impact. According to the City’s 2020 Urban Water Management Plan, the 
City’s groundwater right of 2,022 AFY is in the Central Basin Aquifer, and the City’s existing potable 
water demand is currently 1,918 AFY.15 Based on analysis of historical rainfall data and associated 
demands, the City anticipates that there will be a surplus of supply during all average, single dry years, 
and multiple dry years (up to 5 years) that may occur in the future, and no drastic action is expected to 
be needed as long as typical water supplies are available. Therefore, even under the condition of not 
being able to access groundwater carryover rights, the City is expected to have enough supply to meet 
the demands during the drought years. In addition, in response to the current extreme drought 
conditions throughout California, MWD’s Board of Directors declared a Water Supply Alert in August 
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2021, calling for consumers and businesses to voluntarily reduce their water use and help preserve the 
region’s storage reserves. The AUHS campus is actively pursuing and implementing water conservation 
measures in order to voluntarily reduce its water use. The proposed Master Plan Update would likely 
generate a negligible increase in additional demand for water, relative to overall existing citywide 
demand. As the Urban Water Management Plan anticipates an overall increase in demand associated 
with development in the area over 2010 conditions, and the water demand for this project is within that 
demand assumption, impacts would be less than significant. There are sufficient water supplies in the 
City to meet the Project’s estimated water demand. The Project would not substantially deplete water 
supplies, and the Project would have a less than significant impact on entitled water supplies.  
 
c) Less than Significant Impact.  As detailed in Sections 4.19a and 4.19b, the proposed Project will 
be adequately served by existing facilities. Therefore, a less than significant impact would occur.  
 

d)  Less than Significant Impact. Significant impacts could occur if the proposed Master Plan Update 
led to an exceedance of the existing permitted landfill capacity or violates federal, state, and local 
statutes and regulations. Regional landfill capacity fluctuates daily and is regularly monitored by the 
County Sanitation Districts of Los Angeles County to ensure there is sufficient landfill space available 
to dispose of municipal solid wastes. The City of Signal Hill exclusively contracts with EDCO Disposal 
for refuse and recycling collections services. All City residents, businesses, and developers are required 
to use EDCO for the collection of regular trash, recyclables, and debris. This includes the AUHS 
campus. EDCO disposes of waste at several area landfills in the Southern California region. The 
proposed Master Plan Update would not lead to a significant increase in the amount of solid waste 
generated at the AUHS campus. The Project would not generate solid waste in excess of State or local 
standards, or in excess of the capacity of local infrastructure, or otherwise impair the attainment of solid 
waste reduction goals. Impacts will be less than significant.  
 
e)  Less than Significant Impact.  The AUHS campus is required to comply with all federal, state, 
and local management and reduction statutes and regulations related to solid waste. As such, the 
proposed Project would have a less than significant impact.  
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4.20 –  Wildfire 

If located in or near state responsibility areas or lands classified as very high fire hazard 
severity zones, would the project: 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

with 
Mitigation 

Incorporation 

Less Than 
Significant 

Impact 
No 

Impact 

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

□ □ □  

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

□ □ □  

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

□ □ □  

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

□ □ □  

 
a) No Impact.  As noted by CALFIRE Fire Hazard Severity Zone Maps, the Project site is not located 
in an area of high fire threat.16 Furthermore, the Signal Hill General Plan Safety Element (Figure 7) does 
not identify the Project site as being within or near a wildland fire hazard severity zone. Therefore, the 
proposed Project would not substantially impair an adopted emergency response plan or emergency 
evacuation plan. No impact will occur. 
 
b) No Impact. The Project site is located in a flat surface area with no steep hills or slopes. No native 
vegetation occurs on the Project site and though the project site would experience prevailing winds 
such as the Santa Ana winds, the proposed Project would not exacerbate wildfire risks. Therefore, no 
impact would occur.  
 
c)  No Impact. In accordance with Senate Bill No. 1241, the Director of Forestry and Fire Protection 
must identify areas in the State of California that are considered Very High Fire Hazard Severity Zones. 
Fire threats occur as a result of a combination of climate, topography, vegetation and developmental 
site characteristics. High fire hazard risks areas are found in areas adjoining the Santa Ana Mountains 
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and foothills. Development that encroaches upon wildland areas can expose occupants to a higher fire 
risk. The Project is not located in or near state responsibility areas or lands classified as very high fire 
hazard severity zones. The proposed Project would not result in wildfire impacts as the Project is located 
in a fully urbanized area. Finally, the site is not located in an area adjacent to wildlands. The Project 
would not require the installation or maintenance of associated infrastructure that may exacerbate fire 
risk or that may result in temporary or ongoing impacts to the environment. Therefore, no impact would 
occur.  
 
d)  No Impact. Wildland fires are defined as any non-structure fire, other than prescribed burns, that 
occur in an undeveloped or natural environment. Continued operation of the AUHS campus would not 
generate any known risk of wildfire. Furthermore, no residential uses are proposed. The proposed 
Master Plan Update would not expose people or structures to significant risks, including downslope or 
downstream flooding or landslides, as a result of runoff, post-fire instability or drainage changes. 
Therefore, no impact would occur.  
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4.21 –  Mandatory Findings of Significance 
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a) Does the project have the potential to 
substantially degrade the quality of 
the environment, substantially reduce 
the habitat of a fish or wildlife 
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population to drop below self-
sustaining levels, threaten to 
eliminate a plant or animal 
community, substantially reduce the 
number or restrict the range of a rare 
or endangered plant or animal or 
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major periods of California history or 
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□ □  □ 

b) Does the project have impacts that 
are individually limited, but 
cumulatively considerable?  

□ □ □  

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

□ □  □ 

 

a) Less Than Significant Impact.  The proposed Master Plan Update would not impact any 
agricultural or forest resources, as discussed in Section 4.2. The Project site is located within an 
urbanized area with no natural habitat. The Project would not significantly impact any sensitive 
plants, plant communities, fish, wildlife, or habitat for any sensitive species as discussed in 
Section 4.4. Sections 4.5 and 4.18 conclude that impacts related to cultural and tribal cultural 
resources would not occur as a result of the proposed Master Plan Update. Section 4.7 concludes 
that impacts related to paleontological resources would not occur. The Project would not 
significantly impact the environment with concern to the routine transport of hazardous materials, 
as concluded in Section 4.9. Based on the preceding analysis of potential impacts in the 
responses to items 4.1 thru 4.20, no evidence is presented that this Project would degrade the 
quality of the environment. The City hereby finds that the proposed Master Plan Update does not 
have the potential to substantially degrade the quality of the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a fish or wildlife population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal community, substantially reduce the number or restrict the range 
of a rare or endangered plant or animal or eliminate important examples of the major periods of 
California history or prehistory. Impacts are less than significant. 
 
b)  No Impact.  Cumulative impacts can result from the interactions of environmental changes resulting 
from one proposed project with other past, present, and future projects that affect the same resources. 
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As an example, impacts to utilities and infrastructure systems, public services, transportation network 
elements, air basin, watershed, or other physical conditions. Such impacts could be short-term and 
temporary, usually consisting of overlapping construction impacts, as well as long term, due to the 
permanent land use changes involved. Such impacts are expected to be less than significant for this 
Project due to the fact that there are no other similar projects taking place in the area. An increase in 
the number of students and employees on the AUHS campus will not substantially impact the 
environment. Therefore, no cumulative impacts would occur. 
 
c) Less Than Significant Impact. Based on the analysis of the Project’s impacts in the responses to 
Sections 4.1 thru 4.20 of the Initial Study, there are no indications that this Project could result in 
substantial adverse effects on the environment, including human beings. The Project does not include 
any construction activities; therefore, no short-term construction related impacts will occur. Long-term 
effects will include increases in the number of students and employees on the AUHS campus and 
associated increases in the use of public services and utilities. However, the potential increase in the 
number of students and employees at the existing university campus is considered negligible and would 
not lead to any significant impacts such that additional public services or utilities facilities would be 
required. With adherence to existing regulations, impacts related to public services and utilities will be 
less than significant. The analysis herein concludes that direct and indirect environmental effects will 
be less than significant. 
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To:
Subject:
Date:

Ryan Agbayani
Re: AUHS/AURA Specific Plan 
Tuesday, June 14, 2022 12:29:43 PM

CAUTION: This email originated from outside your organization. Exercise caution when
opening attachments or clicking links, especially from unknown senders.

Hi Ryan,

My specific comments would be the following:

My concern is for parking and traffic for residents on Gaviota Avenue across from the
University and proposed High School. 

-Has the impact been considered in conjunction with the Walnut Commercial project?
This would include an increase in morning traffic to drop off students coinciding with
workers commuting to their workplace.

-Will there be access to the school parking lot from Gaviota Ave?

-Is there a plan in place if residents along Gaviota Ave are negatively impacted?  (i.e.
residence only parking along street,  rerouting traffic down Walnut?)

Thanks

Jeremy Jones

Jeremy Jones. Owner & Designer. 

On Jun 14, 2022, at 12:03 PM, Ryan Agbayani
<RAgbayani@cityofsignalhill.org> wrote:

Good afternoon Jeremy,
Attached is the PowerPoint Presentation that the American University of Health
Sciences (AUHS) presented at the Neighborhood Meeting held on 5/19/22. There were
no members of the public in attendance that evening. As stated in the public notice you
received, a Planning Commission public workshop for AUHS is scheduled for 7:00 PM
on Tuesday, June 21, 2022. You and any interested parties are strongly encouraged to
attend this virtual public meeting to provide comments and feedback (if any). Please let
me know if you have any specific comments so I can save them to the file and also
include them in the staff report. Lastly, I have included the Neighbor’s Guide to
Development, which is a flow chart explaining the various Planning Stages. The

Attachment H



Planning Commission agenda (including the staff report for the AUHS project) will 
officially be published on the City’s website by end of business this Thursday 6/16/22. 
We strongly encourage you to read over the staff report once published.

Thank you,

-Ryan Agbayani
Associate Planner – Community Development Department

-----Original Message-----
From: Jeremy Jones 
Sent: Tuesday, June 14, 2022 11:46 AM
To: Ryan Agbayani <RAgbayani@cityofsignalhill.org>
Subject: AUHS/AURA Specific Plan

CAUTION: This email originated from outside your organization. Exercise caution when 
opening attachments or clicking links, especially from unknown senders.

Hi Ryan,

I can’t find the file referenced in the letter I received to review the associated 
documents for the proposed project.

Can you point me in the right direction?

Thanks,

Jeremy Jones

<AUHS PPT 5_16.pdf><Neighbor's Guide to Development.pdf>

mailto:contact@bigbrownvan.com


To:
 Ryan 
Agbayani

Subject: RE: AUHS Master Plan - Impact on environment - Comments/Concerns about the "Intent to Adopt a Negative Declaration"
Date: Monday, August 08, 2022 6:46:21 PM

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking links,
especially from unknown senders.

Good day Sir, and thanks for your time to discuss my concerns and opinions associated with the AUHS Plan.

I have lived at 2254 Gaviota Ave since June 1990, and have seen a lot of changes in Signal Hill during that time.  I appreciate that the City
has a rigorous process for including public comments before authorizing these changes to be implemented.

As we discussed, here is a brief summary of my questions/concerns about the AUHS plan:

1. Traffic and Parking – I’ve reviewed the revised traffic study, but am concerned specifically about the intersection of Hill St. and
Gaviota Ave..  Crossing Hill St. (either on foot, or in a passenger car) is extremely dangerous due to speeding drivers and poor
visibility due to changes in elevation.   The added traffic from the AUHS project will only exacerbate the problem. My wife and my
neighbors cross this intersection everyday to visit the park/library and/or walk the dogs.  I don’t have the words to express my
concern about this intersection.  I feel that speed bumps every 300 feet from Cherry to Walnut is not out of line considering the
proximity of schools, parks, library, and high-density housing.  The employees of City Hall get a cross walk…and it should be lit with
flashers and a camera for their safety.

2. Neighborhood Beautification – There are several issues that I would like to see addressed by AUHS:
a. Trash in the South-East corner of the property.  It’s a repetitive and on-going issue.  See pic below.
b. Large beautiful Ficus trees were removed along the east property line.  Please consider a landscape that would enhance the

appearance of the entire property and benefit the environment and neighborhood.
c. Junk cars and cut up logs in the AUHS parking lot (east side behind the sliding gate).  It has been an eye sore for way too

long.  See pic below.
d. The curb appeal of the entire complex is not very attractive.

3. Outpatient Clinic and Pharmacy – The plan is not very clear about these programs, and I don’t believe the traffic study captured the
potential impact.  Also concerned about attracting unwelcomed guests.  Would appreciate further questions/clarification.

4. Exterior Maintenance – rotten wood siding in need of significant repair.  General trashy appearance.  Elevated walkways and
balconies should be inspected/repaired.  Graffiti in several areas.  See pic below.

5. Water conservation – fountain / pool is decorative only, but in full operation.  Non-functional turf is very green, but our lawns are
dying from the twice a week watering restriction.  Large area of standing water (leak?) observed on East side grass area.  See pic
below.

6. The asphalt on Walnut Ave – is in really poor shape.  I will submit a request on the new Go Signal Now app and see how that works.

A few pics taken today:





 
 
 





 
Thanks for your consideration!
 
Peace,
 
Greg Wildenthaler

 

From: Ryan Agbayani <RAgbayani@cityofsignalhill.org> 
Sent: Monday, August 1, 2022 7:51 AM
To: Greg W 
Subject: RE: AUHS Master Plan - Impact on environment - Comments/Concerns about the Negative Declaration
 
Hello Greg,
Thank you for your email. When is a good time to contact you?
 
Thank you,
 
-Ryan Agbayani
Associate Planner - Community Development Department
(562) 989-7341
 

From: Greg W  
Sent: Friday, July 29, 2022 5:50 PM
To: Ryan Agbayani <RAgbayani@cityofsignalhill.org>
Subject: AUHS Master Plan - Impact on environment - Comments/Concerns about the Negative Declaration
 

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking links,



especially from unknown senders.

Hi Ryan,
I’ve lived at 2254 Gaviota for >30 years.   
I have some comments/concerns that I would like to discuss with you.
I am available most days.  Please let me know when you can spare 30 minutes to chat.
 
 
Peace,
 
Greg Wildenthaler

 




