
Signal Hill LLC 
Combined Development Permit 

Final 
Environmental Impact Report 
SCH No. 2015021054 

Prepared for: 

County of Monterey 
Housing and Community Development 
1441 Schilling Place 
South Building, 2nd Floor 
Salinas, California 93901 
Contact: Mary Israel, Senior Planner 
831.755.5183 

Prepared by: 

SWCA Environmental Consultants 
3426 Empresa Drive, Suite 100 
San Luis Obispo, California 93401 
Contact: Emily Creel, Project Manager 
805.543.7095 

October 2022 



SWCA Project No. 29674 

 

 

 

 

 

 

 



 

Signal Hill LLC Combined Development Permit  i 
Environmental Impact Report 

TABLE OF CONTENTS 
 

Errata Edits to the EIR .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . .  xix  
Global Errata Implied by Statement .................................................................................................. xix 

EXECUTIVE SUMMARY .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . .  ES-1  
A. Purpose of the EIR .............................................................................................................. ES-1 
B. Project Location ................................................................................................................... ES-1 
C. Project Background ............................................................................................................. ES-1 
D. Project Objectives ................................................................................................................ ES-2 
E. Project Description .............................................................................................................. ES-5 

1. Demolition ............................................................................................................... ES-5 
2. New Residence ...................................................................................................... ES-5 

F. Significant Environmental Impacts Identified ....................................................................... ES-6 
G. Project Alternatives .............................................................................................................. ES-8 

1. Alternative 1: Preservation ..................................................................................... ES-8 
2. Alternative 2: Preservation/Adaptive Reuse ........................................................... ES-8 
3. Alternative 3: Preservation and Separate Onsite Development ............................. ES-8 
4. Alternative 4: Project Integration ............................................................................ ES-8 
5. Alternative 5: Relocation and Preservation ............................................................ ES-9 
6. Alternative 6: Reduced Project ............................................................................... ES-9 
7. Alternative 7: Neutra-Inspired Redesign ................................................................ ES-9 
8. Alternative 8: Salvaged Reuse Integration ............................................................. ES-9 
9. Alternative 9: Reduced Height ................................................................................ ES-9 
10. No Project Alternative ........................................................................................... ES-10 

H. Environmentally Superior Alternative ................................................................................ ES-10 
CHAPTER 1 INTRODUCTION .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . .  1-1  

1.1 Project Setting and Background ............................................................................................. 1-1 
1.2 Purpose of the EIR ................................................................................................................. 1-1 
1.3 Scoping and Notice of Preparation Process ........................................................................... 1-1 
1.4 EIR Contents .......................................................................................................................... 1-2 
1.5 Project Sponsors .................................................................................................................... 1-3 
1.6 Review of the Draft EIR .......................................................................................................... 1-3 

CHAPTER 2 PROJECT DESCRIPTION .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . .  2-1  
2.1 General Background ............................................................................................................... 2-1 

2.1.1 Project Location ......................................................................................................... 2-1 
2.1.2 Project Site and Vicinity ............................................................................................. 2-1 

2.2 Project Objectives ................................................................................................................... 2-4 
2.3 Proposed Project .................................................................................................................... 2-5 

2.3.1 Construction Activities ............................................................................................... 2-5 
2.3.2 Native Dune Habitat Restoration ............................................................................. 2-20 

2.4 Requested Action and Required Permits ............................................................................. 2-21 
2.5 References ........................................................................................................................... 2-22 



Table of Contents 

ii  Signal Hill LLC Combined Development Permit 
Environmental Impact Report 

CHAPTER 3 Environmental Setting .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . .  3-1  
3.1 Physical Setting ...................................................................................................................... 3-1 

3.1.1 Regional Setting ........................................................................................................ 3-1 
3.1.2 Local Setting .............................................................................................................. 3-1 

3.2 Regulatory Setting .................................................................................................................. 3-2 
3.2.1 Applicable Plans and Policies ................................................................................... 3-2 

3.3 Cumulative Development Scenario ...................................................................................... 3-10 
3.3.1 CEQA Requirements ............................................................................................... 3-10 
3.3.2 Cumulative Development Scenario ......................................................................... 3-11 

CHAPTER 4 Environmental Impact Analysis . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . .  4-1  
4.1 Aesthetic Resources ............................................................................................................ 4.1-1 

4.1.1 Existing Conditions ................................................................................................. 4.1-1 
4.1.2 Regulatory Setting .................................................................................................. 4.1-8 
4.1.3 Thresholds of Significance ................................................................................... 4.1-28 
4.1.4 Impact Assessment Methodology ........................................................................ 4.1-29 
4.1.5 Impact Assessment and Mitigation Measures ...................................................... 4.1-32 
4.1.6 Cumulative Impacts .............................................................................................. 4.1-47 
4.1.7 References ........................................................................................................... 4.1-49 

4.2 Biological Resources ........................................................................................................... 4.2-1 
4.2.1 Existing Conditions ................................................................................................. 4.2-1 
4.2.2 Regulatory Setting ................................................................................................ 4.2-30 
4.2.3 Thresholds of Significance ................................................................................... 4.2-60 
4.2.4 Impact Assessment Methodology ........................................................................ 4.2-60 
4.2.5 Impact Assessment and Mitigation Measures ...................................................... 4.2-61 
4.2.6 Cumulative Impacts .............................................................................................. 4.2-76 
4.2.7 References ........................................................................................................... 4.2-78 

4.3 Historical Resources ............................................................................................................ 4.3-1 
4.3.1 Existing Conditions ................................................................................................. 4.3-1 
4.3.2 Regulatory Setting ................................................................................................ 4.3-14 
4.3.3 Thresholds of Significance ................................................................................... 4.3-27 
4.3.4 Impact Assessment Methodology ........................................................................ 4.3-29 
4.3.5 Impact Assessment and Mitigation Measures ...................................................... 4.3-34 
4.3.6 Cumulative Impacts .............................................................................................. 4.3-39 
4.3.7 References ........................................................................................................... 4.3-42 

4.4 Archaeological Resources ................................................................................................... 4.4-1 
4.4.1 Existing Conditions ................................................................................................. 4.4-1 
4.4.2 Regulatory Setting .................................................................................................. 4.4-2 
4.4.3 Thresholds of Significance ................................................................................... 4.4-10 
4.4.4 Impact Assessment Methodology ........................................................................ 4.4-10 
4.4.5 Impact Assessment and Mitigation Measures ...................................................... 4.4-10 
4.4.6 Cumulative Impacts .............................................................................................. 4.4-14 
4.4.7 References ........................................................................................................... 4.4-15 

4.5 Geology and Soils ............................................................................................................... 4.5-1 
4.5.1 Existing Conditions ................................................................................................. 4.5-1 
4.5.2 Regulatory Setting .................................................................................................. 4.5-4 
4.5.3 Thresholds of Significance ................................................................................... 4.5-23 
4.5.4 Impact Assessment Methodology ........................................................................ 4.5-23 
4.5.5 Impact Assessment and Mitigation Measures ...................................................... 4.5-24 



Table of Contents 

Signal Hill LLC Combined Development Permit  iii 
Environmental Impact Report 

4.5.6 Cumulative Impacts .............................................................................................. 4.5-27 
4.5.7 References ........................................................................................................... 4.5-28 

4.6 Hydrology and Water Quality............................................................................................... 4.6-1 
4.6.1 Existing Conditions ................................................................................................. 4.6-1 
4.6.2 Regulatory Setting .................................................................................................. 4.6-5 
4.6.3 Thresholds of Significance ................................................................................... 4.6-19 
4.6.4 Impact Assessment Methodology ........................................................................ 4.6-19 
4.6.5 Impact Assessment and Mitigation Measures ...................................................... 4.6-20 
4.6.6 Cumulative Impacts .............................................................................................. 4.6-26 
4.6.7 References ........................................................................................................... 4.6-27 

4.7 Less than Significant Issue Areas ....................................................................................... 4.7-1 
4.7.1 Agricultural Resources ........................................................................................... 4.7-1 
4.7.2 Air Quality and Greenhouse Gases ........................................................................ 4.7-4 
4.7.3 Hazards and Hazardous Materials ....................................................................... 4.7-18 
4.7.4 Land Use and Planning ........................................................................................ 4.7-27 
4.7.5 Mineral Resources ................................................................................................ 4.7-39 
4.7.6 Noise ..................................................................................................................... 4.7-42 
4.7.7 Paleontological Resources ................................................................................... 4.7-49 
4.7.8 Population and Housing ....................................................................................... 4.7-51 
4.7.9 Public Services and Utilities ................................................................................. 4.7-55 
4.7.10 Recreation ............................................................................................................ 4.7-65 
4.7.11 Transportation and Circulation ............................................................................. 4.7-67 
4.7.12 References ........................................................................................................... 4.7-77 

CHAPTER 5 Alternatives Analysis . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . . . . . . . . . . . .  5-1  
5.1 Introduction ............................................................................................................................. 5-1 
5.2 Project Objectives and Significant Impacts ............................................................................ 5-1 

5.2.1 Project Objectives ...................................................................................................... 5-2 
5.2.2 Potentially Significant Environmental Impacts........................................................... 5-3 

5.3 Alternatives Development and Analysis Process ................................................................... 5-5 
5.3.1 Preliminary Alternatives Screening Process ............................................................. 5-6 
5.3.2 Alternative Project Evaluation Process ..................................................................... 5-6 

5.4 Preliminary Alternatives .......................................................................................................... 5-7 
5.4.1 Alternative 1: Preservation ........................................................................................ 5-7 
5.4.2 Alternative 2: Preservation/Adaptive Reuse .............................................................. 5-8 
5.4.3 Alternative 3: Preservation and Separate Onsite Development ................................ 5-8 
5.4.4 Alternative 4: Project Integration ............................................................................... 5-8 
5.4.5 Alternative 5: Relocation and Preservation ............................................................... 5-9 
5.4.6 Alternative 6: Reduced Project .................................................................................. 5-9 
5.4.7 Alternative 7: Neutra-Inspired Redesign ................................................................... 5-9 
5.4.8 Alternative 8: Salvaged Reuse Integration ................................................................ 5-9 
5.4.9 Alternative 9: Reduced Height ................................................................................... 5-9 
5.4.10 No Project Alternative ................................................................................................ 5-9 

5.5 Preliminary Alternatives Screening Analysis .......................................................................... 5-9 
5.6 Alternatives Impacts Analysis ............................................................................................... 5-22 

5.6.1 Alternative 1: Preservation ...................................................................................... 5-23 
5.6.2 Alternative 4: Project Integration ............................................................................. 5-25 
5.6.3 Alternative 6: Reduced Project ................................................................................ 5-27 
5.6.4 Alternative 9: Reduced Height ................................................................................. 5-28 
5.6.5 No Project Alternative .............................................................................................. 5-39 



Table of Contents 

iv  Signal Hill LLC Combined Development Permit 
Environmental Impact Report 

5.7 Environmentally Superior Alternative ................................................................................... 5-41 
5.8 References ........................................................................................................................... 5-42 

CHAPTER 6 Other CEQA Considerations .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . . . . . . . . . . . . .  6-1  
6.1 Growth Inducing Impacts ........................................................................................................ 6-1 
6.2 Significant Irreversible Environmental Changes ..................................................................... 6-1 

6.2.1 Energy Conservation ................................................................................................. 6-1 
6.2.2 Irreversible Commitment of Non-Renewable Resources .......................................... 6-2 

CHAPTER 7 Mitigation Monitoring and Reporting Program .. . . . . . . . . . . . . . . . . . . . .  7-1  
7.1 Statutory Requirement ............................................................................................................ 7-1 
7.2 Administration of the Mitigation Monitoring and Reporting Program ...................................... 7-1 
7.3 Mitigation Measures and Monitoring Program ........................................................................ 7-1 

CHAPTER 8 References and Report Preparation .. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .. . . . .  8-1  
8.1 References ............................................................................................................................. 8-1 

8.1.1 Aesthetic Resources .................................................................................................. 8-1 
8.1.2 Biological Resources ................................................................................................. 8-2 
8.1.3 Historical Resources .................................................................................................. 8-4 
8.1.4 Archaeological Resources ......................................................................................... 8-8 
8.1.5 Geology and Soils ..................................................................................................... 8-8 
8.1.6 Hydrology and Water Quality .................................................................................. 8-10 
8.1.7 Less than Significant Issue Areas ........................................................................... 8-12 

8.2 Report Preparation ............................................................................................................... 8-17 
8.2.1 CEQA Lead Agency ................................................................................................ 8-17 
8.2.2 SWCA Environmental Consultants .......................................................................... 8-17 
8.2.3 Robert G. Carr, ASLA .............................................................................................. 8-17 

8.3 EIR Preparers ....................................................................................................................... 8-18 
CHAPTER 9 Response to Comments on the Public Review Draft EIR .. . .  9.1-1  

9.1 Master Responses ............................................................................................................... 9.1-1 
9.2 Agency Comment Letters and Responses .......................................................................... 9.2-1 

9.2.1 Response to State of California Governor’s Office of Planning and Research, 
State Clearinghouse and Planning Unit ................................................................. 9.2-4 

9.2.2 Response to California Coastal Commission, Central Coast District Office .......... 9.2-8 
9.2.3 Response to Monterey Bay Air Resources District .............................................. 9.2-14 

9.3 Organization Comment Letters and Responses ................................................................. 9.3-1 
9.3.1 Response to Fondation Strutt Foundation .............................................................. 9.3-4 
9.3.2 Response to Iconic Houses Foundation ................................................................. 9.3-7 
9.3.3 Response to Pasadena Heritage ......................................................................... 9.3-10 
9.3.4 Response to Monterey Bay Modernism ............................................................... 9.3-12 
9.3.5 Response to Alliance of Monterey Area Preservationists .................................... 9.3-16 
9.3.6 Response to Monterey Bay Modernism ............................................................... 9.3-19 
9.3.7 Response to Pacific Legal Foundation ................................................................. 9.3-27 
9.3.8 Response to California Preservation Foundation ................................................. 9.3-32 

9.4 General Public Comment Letters and Responses .............................................................. 9.4-1 
9.4.1 Response to Letter from Anne Fougeron, FAIA ................................................... 9.4-10 
9.4.2 Response to Letter from Jonathan Pearlman....................................................... 9.4-14 
9.4.3 Response to Letter from Russell Quacchia .......................................................... 9.4-16 
9.4.4 Response to Letter from Louis O. Roberts, Architect ........................................... 9.4-18 



Table of Contents 

Signal Hill LLC Combined Development Permit  v 
Environmental Impact Report 

9.4.5 Response to Letter from Paul M. Wolff, Professor Emeritus ................................ 9.4-20 
9.4.6 Response to Letter from John Bertram ................................................................ 9.4-22 
9.4.7 Response to Letter from Gabriele Mary Ann Schicketanz, AIA MB Board 

Member, LEED ..................................................................................................... 9.4-24 
9.4.8 Response to Letter from Elizabeth A. Powell ....................................................... 9.4-26 
9.4.9 Response to Letter from Sharon M. Russell, PhD ............................................... 9.4-28 
9.4.10 Response to Letter from Barton Myers, FAIA ...................................................... 9.4-30 
9.4.11 Response to Letter from Ted Wells ...................................................................... 9.4-34 
9.4.12 Response to Letter from Sally Aberg ................................................................... 9.4-39 
9.4.13 Response to Letter from Catherine Rose Ettinger Mc Enulty, Full Profesor, 

Faculty of Architecture .......................................................................................... 9.4-42 
9.4.14 Response to Letter from John W Linnert, AIA ...................................................... 9.4-44 
9.4.15 Response to Letter from Dion Neutra, Architect, AIA, FISD ................................ 9.4-46 
9.4.16 Response to Letter from Susan G. Rosen ........................................................... 9.4-48 
9.4.17 Response to Letter from Mark Rozzo ................................................................... 9.4-50 
9.4.18 Response to Letter from Howard Barnett ............................................................. 9.4-52 
9.4.19 Response to Letter from Mark Beall, Landscape Architect .................................. 9.4-54 
9.4.20 Response to Letter from Michael Blatt ................................................................. 9.4-56 
9.4.21 Response to Letter from José Vela Castillo, PhD Architect ................................. 9.4-58 
9.4.22 Response to Letter from Ellen P. Clarkson .......................................................... 9.4-60 
9.4.23 Response to Letter from Chris Drayer ASLA, Landscape Architect..................... 9.4-62 
9.4.24 Response to Letter from Brian Glagola ................................................................ 9.4-65 
9.4.25 Response to Letter from Dennis Hill ..................................................................... 9.4-67 
9.4.26 Response to Letter from Morgan Sykes Jaybush, LEED AP, Director of 

Hospitality Projects ............................................................................................... 9.4-69 
9.4.27 Response to Letter from Linda V. Kade, AIA, Senior Associate .......................... 9.4-71 
9.4.28 Response to Letter from Carol Soucek King, MFA, PhD ..................................... 9.4-73 
9.4.29 Response to Letter from Austin Mccormack ........................................................ 9.4-75 
9.4.30 Response to Letter from Stephen A. Montgomery ............................................... 9.4-77 
9.4.31 Response to Letter from Ron Nestor, AIA, LEED AP, NCARB, Senior 

Principal ................................................................................................................ 9.4-79 
9.4.32 Response to Letter from Nancy Oliver ................................................................. 9.4-81 
9.4.33 Response to Letter from Linda Provance ............................................................. 9.4-84 
9.4.34 Response to Letter from Elizabeth Smalley, MD ................................................. 9.4-86 
9.4.35 Response to Letter from Bill Wolpert, Architect.................................................... 9.4-88 
9.4.36 Response to Letter from Arturo Fribourg, Architect, Artist ................................... 9.4-90 
9.4.37 Response to Letter from Catherine Mahon .......................................................... 9.4-92 
9.4.38 Response to Letter from Bridget McCormick ....................................................... 9.4-94 
9.4.39 Response to Letter from Kent L. Seavey ............................................................. 9.4-97 
9.4.40 Response to Letter from Oliver Dawson .............................................................. 9.4-99 
9.4.41 Response to Letter from James and Nadene Ivens ........................................... 9.4-101 
9.4.42 Response to Letter from Melissa Michelson ...................................................... 9.4-104 
9.4.43 Response to Letter from Dion Neutra ................................................................. 9.4-106 
9.4.44 Response to Letter from Daniela de Sola .......................................................... 9.4-108 
9.4.45 Response to Letter from Stephen & Thalia Lubin, Architects ............................ 9.4-110 
9.4.46 Response to Letter from Raymond Neutra ......................................................... 9.4-117 
9.4.47 Response to Letter from Samantha Rose, Designer ......................................... 9.4-119 
9.4.48 Response to Letter from Daryl Hawkins, AIA ..................................................... 9.4-122 
9.4.49 Response to Letter from Anita Madison ............................................................. 9.4-125 
9.4.50 Response to Letter from Raymond Richard Neutra MD Dr.PH .......................... 9.4-130 
9.4.51 Response to Letter from Robyn G. Peterson ..................................................... 9.4-132 
9.4.52 Response to Letter from Tony Agosta ................................................................ 9.4-134 



Table of Contents 

vi  Signal Hill LLC Combined Development Permit 
Environmental Impact Report 

9.4.53 Response to Letter from Alan Hess, Architect ................................................... 9.4-136 
9.4.54 Response to Letter from Mark McLarry, CEO .................................................... 9.4-138 
9.4.55 Response to Letter from Frederick Noyes FAIA, LEED AP ............................... 9.4-142 
9.4.56 Response to Letter from Thomas Williams ........................................................ 9.4-144 
9.4.57 Response to Letter from William West Clark, Jr................................................. 9.4-148 
9.4.58 Response to Letter from Fidel Fernandez .......................................................... 9.4-152 
9.4.59 Response to Letter from Richard N Janick ......................................................... 9.4-154 
9.4.60 Response to Letter from Tom Kundig, FAIA, RIBA, Principal/Owner ................ 9.4-157 
9.4.61 Response to Letter from Ken Curtis ................................................................... 9.4-160 
9.4.62 Response to Letter from Pete D'Errico ............................................................... 9.4-163 
9.4.63 Response to Letter from Bill Brosseau ............................................................... 9.4-165 
9.4.64 Response to Letter from Margaret Jimenez ....................................................... 9.4-167 
9.4.65 Response to Letter from Dennis Chambers ....................................................... 9.4-170 
9.4.66 Response to Letter from Heather Roberts ......................................................... 9.4-173 
9.4.67 Response to Letter from Ben Rogan .................................................................. 9.4-176 
9.4.68 Response to Letter from Bill Bernstein, Architect ............................................... 9.4-180 
9.4.69 Response to Letter from Lawrence Samuels ..................................................... 9.4-182 
9.4.70 Response to Letter from Lyn Nelson .................................................................. 9.4-185 
9.4.71 Response to Letter from Lynn Pigott .................................................................. 9.4-188 
9.4.72 Response to Letter from Joy Robinson .............................................................. 9.4-190 
9.4.73 Response to Letter from Gary W. Sackett .......................................................... 9.4-193 
9.4.74 Response to Letter from Thomas Saxby, Architect ............................................ 9.4-195 
9.4.75 Response to Letter from Sarah Brady ................................................................ 9.4-198 
9.4.76 Response to Letter from Emily Burt ................................................................... 9.4-200 
9.4.77 Response to Letter from Michael Clair ............................................................... 9.4-203 
9.4.78 Response to Letter from Audrey MacLean ......................................................... 9.4-205 
9.4.79 Response to Letter from Steven J. Martello ....................................................... 9.4-208 
9.4.80 Response to Letter from Karen M. Riley ............................................................ 9.4-210 
9.4.81 Response to Letter from Archie S. Robinson ..................................................... 9.4-213 
9.4.82 Response to Letter from Meredith Stricker and Thomas Cowen, Principals in 

Visual Poetry Studio ........................................................................................... 9.4-215 
9.4.83 Response to Letter from Liza Temple ................................................................ 9.4-218 
9.4.84 Response to Letter from Cynthia Zurolo ............................................................ 9.4-220 
9.4.85 Response to Letter from Raymond Richard Neutra MD .................................... 9.4-230 
9.4.86 Response to Letter from Wendy Roberts ........................................................... 9.4-232 
9.4.87 Response to Letter from Bill Shellooe ................................................................ 9.4-234 
9.4.88 Response to Letter from Janey Bennett ............................................................. 9.4-237 
9.4.89 Response to Letter from Cheri Knobbe .............................................................. 9.4-239 
9.4.90 Response to Letter from Elizabeth Canning....................................................... 9.4-242 
9.4.91 Response to Letter from James M Dobbins ....................................................... 9.4-244 
9.4.92 Response to Letter from Kia Mirkia .................................................................... 9.4-246 
9.4.93 Response to Letter from Connie Skidmore ........................................................ 9.4-248 
9.4.94 Response to Letter from LeBon G. Abercrombie ............................................... 9.4-251 
9.4.95 Response to Letter from Fred Ballerini ............................................................... 9.4-254 
9.4.96 Response to Letter from Daniel R. Skidmore ..................................................... 9.4-256 
9.4.97 Response to Letter from Sally Aberg ................................................................. 9.4-260 
9.4.98 Response to Letter from Steve Gruin ................................................................. 9.4-262 
9.4.99 Response to Letter from Payvand Kadivar ......................................................... 9.4-265 
9.4.100 Response to Letter from Mary Liskin .................................................................. 9.4-267 
9.4.101 Response to Letter from Steven V Moore, MD .................................................. 9.4-270 
9.4.102 Response to Letter from Mark Edwin Norris ...................................................... 9.4-272 
9.4.103 Response to Letter from Sharon Saunders ........................................................ 9.4-275 



Table of Contents 

Signal Hill LLC Combined Development Permit  vii 
Environmental Impact Report 

9.4.104 Response to Letter from Katherine Spitz, ASLA ................................................ 9.4-277 
9.4.105 Response to Letter from Guofeng Wang, President .......................................... 9.4-279 
9.4.106 Response to Letter from Richard Weber ............................................................ 9.4-282 
9.4.107 Response to Letter from Russell Abraham ........................................................ 9.4-285 
9.4.108 Response to Letter from Luana Conley .............................................................. 9.4-287 
9.4.109 Response to Letter from June C. Duran ............................................................. 9.4-289 
9.4.110 Response to Letter from Marvin Guillermo, AIA, Architect ................................. 9.4-291 
9.4.111 Response to Letter from Mary Liskin .................................................................. 9.4-293 
9.4.112 Response to Letter from Katherine Marren ........................................................ 9.4-295 
9.4.113 Response to Letter from Sheila McElroy ............................................................ 9.4-297 
9.4.114 Response to Letter from Christine Shimp .......................................................... 9.4-299 
9.4.115 Response to Letter from Danielle Bianchi Golod ............................................... 9.4-302 
9.4.116 Response to Letter from Joan B. Hoover ........................................................... 9.4-304 
9.4.117 Response to Letter from Alexis Knepp ............................................................... 9.4-306 
9.4.118 Response to Letter from Craig Knobbe, Esq...................................................... 9.4-308 
9.4.119 Response to Letter from David Edward Lane, Managing Director ..................... 9.4-311 
9.4.120 Response to Letter from Patrick Lovejoy ........................................................... 9.4-313 
9.4.121 Response to Letter from Lisa Ciani .................................................................... 9.4-315 
9.4.122 Response to Letter from Dale Ellis ..................................................................... 9.4-319 
9.4.123 Response to Letter from Sateez Kadivar ........................................................... 9.4-322 
9.4.124 Response to Letter from Eddie Kinman ............................................................. 9.4-325 
9.4.125 Response to Letter from Massy Mehdipour ....................................................... 9.4-358 
9.4.126 Response to Letter from Joel Panzer ................................................................. 9.4-384 
9.4.127 Response to Letter from Lois Panziera .............................................................. 9.4-389 
9.4.128 Response to Letter from Mihoko Fukushige ....................................................... 9.4-391 
9.4.129 Response to Letter from Josh Temple ............................................................... 9.4-393 

 

  



Table of Contents 

viii  Signal Hill LLC Combined Development Permit 
Environmental Impact Report 

LIST OF APPENDICES 
 
Appendix A: Notice of Preparation for the Draft Environmental Impact Report and Comment 

Letters 
Appendix B: Del Monte Forest Area Past and Present Projects 
Appendix C: Biological Resources Background Information 
Appendix D: Historical Resources Background Information 
Appendix E: Geology and Soils Background Information 
Appendix F; Connell House Structural Evaluation 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



Table of Contents 

Signal Hill LLC Combined Development Permit  ix 
Environmental Impact Report 

LIST OF TABLES 
 
Table ES-1. Summary of Impacts and Mitigation Measures .............................................................. ES-11 
 
Table 4-1. Summary of Environmental Impacts Analysis ....................................................................... 4-1 
 
Table 4.1-1. Applicable Local Plans and Policies Relevant to Aesthetics (Visual Resources) ......... 4.1-10 
Table 4.1-2. Key Viewing Areas ......................................................................................................... 4.1-30 
 
Table 4.2-1. Special-Status Plant Species Evaluated for Potential Occurrence ................................. 4.2-8 
Table 4.2-2. Special-Status Wildlife Species Evaluated for Potential Occurrence ............................ 4.2-24 
Table 4.2-3. Applicable Local Plans and Policies Relevant to Biological Resources ........................ 4.2-33 
 
Table 4.3-1. Applicable Local Plans and Policies Relevant to Historic Resources ........................... 4.3-24 
 
Table 4.4-1. Applicable Local Plans and Policies Relevant to Archaeological Resources .................. 4.4-4 
 
Table 4.5-1. Applicable Local Plans and Policies Relevant to Geology and Soils .............................. 4.5-6 
 
Table 4.6-1. Applicable Local Plans and Policies Relevant to Hydrology and Water Quality ............. 4.6-9 
 
Table 4.7.2-1. Ambient Air Quality Standards ...................................................................................... 4.7-4 
Table 4.7.2-2. Attainment Status for the North Central Coast Air Basin .............................................. 4.7-7 
Table 4.7.2-3. Ambient Air Quality Monitoring Data for Project Vicinity .............................................. 4.7-8 
 
Table 4.7.3-1. Applicable Local Plans and Policies Relevant to Hazards and Hazardous Materials 4.7-21 
 
Table 4.7.4-1. Applicable Local Plans and Policies Relevant to Land Use and Planning ................. 4.7-29 
 
Table 4.7.5-1. Applicable Local Plans and Policies Relevant to Mineral Resources ......................... 4.7-41 
 
Table 4.7.6-1. Land Use Compatibility for Exterior Community Noise............................................... 4.7-44 
Table 4.7.6-2. Default Noise Emission Reference Levels ................................................................. 4.7-46 
 
Table 4.7.7-1. Applicable Local Plans and Policies Relevant to Paleontological Resources ............ 4.7-50 
 
Table 4.7.8-1. Applicable Local Plans and Policies Relevant to Population and Housing ................ 4.7-53 
 
Table 4.7.9-1. Applicable Local Plans and Policies Relevant to Public Services .............................. 4.7-59 
 
Table 4.7.10-1. Applicable Local Plans and Policies Relevant to Recreation ................................... 4.7-66 
 
Table 4.7.11-1. Applicable Local Plans and Policies Relevant to Transportation and Traffic ........... 4.7-69 
 



Table of Contents 

x  Signal Hill LLC Combined Development Permit 
Environmental Impact Report 

Table 5-1. Preliminary Alternatives Screening Analysis ....................................................................... 5-17 
Table 5-2. Alternative Impact Analysis .................................................................................................. 5-22 
 
Table 7-1. Condition Compliance and Mitigation Monitoring Reporting Program ................................... 7-2 
 
  



Table of Contents 

Signal Hill LLC Combined Development Permit  xi 
Environmental Impact Report 

LIST OF FIGURES 
 
Figure ES-1. Project Vicinity Map .........................................................................................................ES-3 
Figure ES-2. Project Location Map .......................................................................................................ES-4 
 
Figure 2-1. Project Vicinity Map .............................................................................................................. 2-2 
Figure 2-2. Project Location Map ............................................................................................................ 2-3 
Figure 2-3. Project Areas ........................................................................................................................ 2-6 
Figure 2-4. Site Plan ............................................................................................................................... 2-8 
Figure 2-5. Ground Floor/Basement Plan ............................................................................................... 2-9 
Figure 2-6. First Floor Plan ................................................................................................................... 2-10 
Figure 2-7. Second Floor Plan .............................................................................................................. 2-11 
Figure 2-8. Roof Plan ............................................................................................................................ 2-12 
Figure 2-9. North and East Exterior Elevations..................................................................................... 2-14 
Figure 2-10. South and West Exterior Elevations ................................................................................. 2-15 
Figure 2-11. Grading and Drainage Plan .............................................................................................. 2-16 
Figure 2-12. Erosion Control Plan ......................................................................................................... 2-18 
Figure 2-13. Landscape Plan ................................................................................................................ 2-19 
 
Figure 3-1. Land Use Designations ........................................................................................................ 3-3 
Figure 3-2. Zoning Map ........................................................................................................................... 3-4 
Figure 3-3. Pebble Beach Company Concept Plan Approved Entitlements ......................................... 3-13 
 
Figure 4.1-1. The existing residence as seen from Signal Hill Road looking south............................. 4.1-2 
Figure 4.1-2. The western portion of the project site. .......................................................................... 4.1-2 
Figure 4.1-3. The shoreline visual character typical of the area. ......................................................... 4.1-3 
Figure 4.1-4. The overall visual context includes shoreline, ocean, vegetated hills, residences and 

golf course development. .............................................................................................. 4.1-4 
Figure 4.1-5. The visual context in the vicinity of the project. The project site can be seen in the 

center of the photograph. .............................................................................................. 4.1-5 
Figure 4.1-6. Many of the existing residences along 17-Mile Drive are visually subordinate to the 

natural setting. ............................................................................................................... 4.1-6 
Figure 4.1-7. Several existing residences along 17-Mile Drive are seen extending above the 

ridgeline. ........................................................................................................................ 4.1-6 
Figure 4.1-8. Existing residences along 17-Mile Drive. ....................................................................... 4.1-7 
Figure 4.1-9. The existing residence adjacent to the project site at the end of Signal Hill Road is 

barely noticeable on the hillside. ................................................................................... 4.1-7 
Figure 4.1-10. Key Viewing Area Location Map ................................................................................ 4.1-31 
Figure 4.1-11. Existing Visual Conditions – Key Viewing Area 1....................................................... 4.1-35 
Figure 4.1-12. Photo-simulation of Proposed Project – Key Viewing Area 1 .................................... 4.1-36 
Figure 4.1-13. Existing Visual Conditions – Key Viewing Area 2....................................................... 4.1-37 
Figure 4.1-14. Photo-simulation of Proposed Project – Key Viewing Area 2 .................................... 4.1-38 
Figure 4.1-15. Existing Visual Conditions – Key Viewing Area 3....................................................... 4.1-39 
Figure 4.1-16. Photo-simulation of Proposed Project – Key Viewing Area 3 .................................... 4.1-39 
Figure 4.1-17. Existing Visual Conditions – Key Viewing Area 4....................................................... 4.1-40 



Table of Contents 

xii  Signal Hill LLC Combined Development Permit 
Environmental Impact Report 

Figure 4.1-18. Photo-simulation of Proposed Project – Key Viewing Area 4 .................................... 4.1-41 
Figure 4.1-19. Existing Visual Conditions – Key Viewing Area 5....................................................... 4.1-42 
Figure 4.1-20. Photo-simulation of Proposed Project – Key Viewing Area 5 .................................... 4.1-43 
 
Figure 4.2-1. Habitat Map .................................................................................................................... 4.2-3 
 
Figure 4.3-1. West elevation, looking east from 17-Mile Drive. ........................................................... 4.3-6 
Figure 4.3-2. West elevation, looking east from 17-Mile Drive. ........................................................... 4.3-7 
Figure 4.3-3. West elevation, looking north. ........................................................................................ 4.3-8 
Figure 4.3-4. West and south elevations, looking northwest. .............................................................. 4.3-8 
Figure 4.3-5. North and west elevations, looking southeast. ............................................................... 4.3-9 
Figure 4.3-6. North elevation, looking southwest. .............................................................................. 4.3-10 
Figure 4.3-7. East elevation, looking west. ........................................................................................ 4.3-11 
Figure 4.3-8. South elevation, looking northwest. .............................................................................. 4.3-12 
Figure 4.3-9. Looking northwest at east and north sides. .................................................................. 4.3-13 
Figure 4.3-10. West elevation, looking north. .................................................................................... 4.3-31 
Figure 4.3-11. South elevation, looking northwest. ............................................................................ 4.3-31 
Figure 4.3-12. North elevation, looking southwest. ............................................................................ 4.3-32 
Figure 4.3-13. Interior view facing northwest. .................................................................................... 4.3-32 
 
Figure 4.5-1. Geologic Hazards ........................................................................................................... 4.5-3 
 
Figure 4.6-1. Watershed Map .............................................................................................................. 4.6-2 
Figure 4.6-2. Hydrologic Hazards Map ................................................................................................ 4.6-4 
 
Figure 5-1. Reduced Height Alternative Site Plan ................................................................................ 5-10 
Figure 5-2. Reduced Height Alternative Ground Floor/Basement Plan ................................................ 5-11 
Figure 5-3. Reduced Height Alternative First Floor Plan ...................................................................... 5-12 
Figure 5-4. Reduced Height Alternative Roof Plan ............................................................................... 5-13 
Figure 5-5. Reduced Height Alternative North and East Exterior Elevations ....................................... 5-14 
Figure 5-6. Reduced Height Alternative South and West Exterior Elevations ...................................... 5-15 
Figure 5-7. Reduced Height Alternative Landscape Plan ..................................................................... 5-16 
Figure 5-8. Key Viewing Area Location Map ......................................................................................... 5-31 
Figure 5-9. Existing Visual Conditions – Key Viewing Area 1 ............................................................... 5-33 
Figure 5-10. Photo-simulation of Proposed Project – Key Viewing Area 1 .......................................... 5-33 
Figure 5-11. Photo-simulation of Reduced Height Alternative – Key Viewing Area 1 .......................... 5-33 
Figure 5-12. Existing Visual Conditions – Key Viewing Area 2 ............................................................. 5-34 
Figure 5-13. Photo-simulation of Proposed Project – Key Viewing Area 2 .......................................... 5-34 
Figure 5-14. Photo-simulation of Reduced Height Alternative – Key Viewing Area 2 .......................... 5-34 
Figure 5-15. Existing Visual Conditions – Key Viewing Area 3 ............................................................. 5-35 
Figure 5-16. Photo-simulation of Proposed Project – Key Viewing Area 3 .......................................... 5-35 
Figure 5-17. Photo-simulation of Reduced Height Alternative – Key Viewing Area 3 .......................... 5-35 
Figure 5-18. Existing Visual Conditions – Key Viewing Area 4 ............................................................. 5-36 
Figure 5-19. Photo-simulation of Proposed Project – Key Viewing Area 4 .......................................... 5-36 



Table of Contents 

Signal Hill LLC Combined Development Permit  xiii 
Environmental Impact Report 

Figure 5-20. Photo-simulation of Reduced Height Alternative – Key Viewing Area 4 .......................... 5-36 
Figure 5-21. Existing Visual Conditions – Key Viewing Area 5 ............................................................. 5-37 
Figure 5-22. Photo-simulation of Proposed Project – Key Viewing Area 5 .......................................... 5-37 
Figure 5-23. Photo-simulation of Reduced Height Alternative – Key Viewing Area 5 .......................... 5-37 
 
  



Table of Contents 

xiv  Signal Hill LLC Combined Development Permit 
Environmental Impact Report 

ACRONYMS AND ABBREVIATIONS 
 

Acronym Term 

§ Section 

°F degrees Fahrenheit 

A.S.B.S. Area of Special Biological Significance 

AAQS Ambient Air Quality Standard 

AB Assembly Bill 

ACHP Advisory Council on Historic Preservation 

AIA American Institute of Architects 

AMBAG Association of Monterey Bay Area Governments 

APN Assessor’s Parcel Number 

Applicant Signal Hill LLC 

AQMP Air Quality Management Plan 

Basin Plan Water Quality Control Plan for the Central Coast Region 

Cal Am California American Water Company 

CAL FIRE California Department of Forestry and Fire Protection 

CalEPA California Environmental Protection Agency 

California CAA California Clean Air Act 

CalRecycle California Department of Resources, Recycling, and Recovery 

CARB California Air Resources Board 

CAWD Carmel Area Wastewater District 

CBC California Building Code 

CCAA California Clean Air Act 

CCC California Coastal Commission 

CCR California Code of Regulations 

CDFW California Department of Fish and Wildlife 

CDWR California Department of Water Resources 

CEC California Energy Commission 

CEQA California Environmental Quality Act 

CESA California Endangered Species Act 

CFR Code of Federal Regulations 

CGS California Geological Survey 

CH4 methane 

CHBC California State Historical Building Code 



Table of Contents 

Signal Hill LLC Combined Development Permit  xv 
Environmental Impact Report 

Acronym Term 

CHP California Highway Patrol 

CHRIS California Historical Resources Information System 

CIP Coastal Implementation Plan 

CLG Certified Local Government 

CNDDB California Natural Diversity Database 

CNEL community noise equivalent level 

CNPS California Native Plant Society 

CO carbon monoxide 

CO2 carbon dioxide 

CO2e carbon dioxide equivalent 

County County of Monterey Resource Management Agency – Planning Department 

CPUC California Public Utilities Commission 

CRHP California Register of Historical Places 

CRHR California Register of Historical Resources 

CSD Community Services District 

CZ Coastal Zone 

D District Design Control District 

dB Decibels 

dBA A-weighted decibels 

DHS California Department of Health Services 

DPM Diesel Particulate Matter 

DTSC Department of Toxic Substances Control 

EIR Environmental Impact Report 

ESHA Environmentally Sensitive Habitat Area 

Federal CAA Federal Clean Air Act 

FEMA Federal Emergency Management Agency 

FESA Federal Endangered Species Act 

FHWA Federal Highway Administration 

FMMP Farmland Mapping and Monitoring Program 

GHG greenhouse gas 

HABS Historic American Building Survey 

HFCs hydrofluorocarbons 

HR District Historic Resources District 

IPaC Information, Planning, and Conservation System 



Table of Contents 

xvi  Signal Hill LLC Combined Development Permit 
Environmental Impact Report 

Acronym Term 

IPCC Intergovernmental Panel on Climate Change 

KVA Key Viewing Area 

lb/day pounds per day 

LCP Local Coastal Program 

Ldn day-night sound level 

LDR Low Density Residential land use category 

Lmax maximum sound level 

LUFT Leaking Underground Fuel Tank 

LUP Land Use Plan 

MBTA Migratory Bird Treaty Act of 1918 

MBUAPCD Monterey Bay Unified Air Pollution Control District 

MCWRA Monterey County Water Resources Agency 

mgd million gallons per day 

MLD Most Likely Descendant 

mm Mitigation Measure 

mma Mitigation Measure Action 

MMRP Mitigation Monitoring and Reporting Program 

MMtCO2e million metric tons of CO2 equivalent 

MOMA Museum of Modern Art 

MPWMD Monterey Peninsula Water Management District 

MRWMD Monterey Regional Waste Management District 

MRZ mineral resource zone 

msl mean sea level 

N2O nitrous oxide 

NCCAB North Central Coast Air Basin 

NEPA National Environmental Policy Act of 1969 

NHPA National Historic Preservation Act of 1966 

NO2 nitrogen dioxide 

NOAA National Oceanic and Atmospheric Administration 

NOAA Fisheries NOAA National Marine Fisheries Service 

NOP Notice of Preparation 

NOx nitrogen oxides 

NPDES National Pollutant Discharge Elimination System 

NPS National Park Service 



Table of Contents 

Signal Hill LLC Combined Development Permit  xvii 
Environmental Impact Report 

Acronym Term 

NRCS Natural Resources Conservation Service 

NRHP National Register of Historic Places 

NWIC Northwest Information Center 

O3 ozone 

OCEN Ohlone/Costanoan-Esselen Nation 

OES Office of Emergency Services 

OHP Office of Historic Preservation 

PBCSD Pebble Beach Community Services District 

PFCs perfluorocarbons 

PG&E Pacific Gas and Electric Company 

PIC Pacific Improvement Company 

PM2.5 fine particulates 

PM10 inhalable particulates 

ppb parts per billion 

ppm parts per million 

PRC Public Resources Code 

project Signal Hill LLC Combined Development Permit 

ROG reactive organic gas 

RTP Regional Transportation Plan 

RWQCB Regional Water Quality Control Board 

SB Senate Bill 

SF6 sulfur hexafluoride 

SHPO State Historic Preservation Officer 

SLOAPCD San Luis Obispo County Air Pollution Control District 

SMARA Surface Mining and Reclamation Act 

SO2 sulfur dioxide 

SSC Species of Special Concern 

State Parks State of California Department of Parks and Recreation 

SWPPP Stormwater Pollution Prevention Plan 

SWRCB State Water Resources Control Board 

TAMC Transportation Agency for Monterey County 

TMDL total maximum daily load 

U.S.C. United States Code 

UBC Uniform Building Code 



Table of Contents 

xviii  Signal Hill LLC Combined Development Permit 
Environmental Impact Report 

Acronym Term 

USACE U.S. Army Corps of Engineers 

USDA U.S. Department of Agriculture 
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ERRATA EDITS TO THE EIR 

Any edits made to the EIR are shown as strike-through and underline in the FEIR. The following 
edits are in addition to those edits called out specifically in the Responses to Comments: 

Correcting land use and zoning designation references.  

 Reference to General Plan designation was more specifically clarified, at section 2.1.2 at 
the 3rd paragraph, to be the Del Monte Forest Area Land Use Plan designation of Low 
Density Residential (LDR) and zoning maps from the local coastal implementation Plan. 

 Revision and reference to the Del Monte Forest Land Use Plan, the 1982 County of 
Monterey General Plan, and Title 20 of the Monterey County Code, were added to the 
Preliminary Screening Analysis for clarity and specificity in Table 5-1, section 5.5, for 
Alternative 2. 

1. Correcting entitlement processing.  
Corrections occur in Chapter 2, section 2.4 Requested Action and Required Permits. 
Several bullets were combined and corrected to clarify the subsequent permitting that would 
be required for the completion of the proposed project. 

2. Correcting various minor typographic errors. 
Various minor typographic errors were corrected to improve clarity and grammar.  For 
example, in Chapter 2, section 2.3.1.6, “a” and “al” to “though” were corrected, in Chapter 4, 
section 4.1.1.1, spelling out “Mean Sea Level” instead of using the abbreviation of MSL and 
in Chapter 4 section 4.1.3.1, adding “il” to “lumination” to correct grammar.  

GLOBAL ERRATA IMPLIED BY STATEMENT 

Resource Management Agency (RMA) split into Housing and Community Development (HCD) 
and Public Works, Facilities and Parks Departments in November 2020. The Signal Hill LLC 
Draft EIR was circulated prior to the reorganization. This global edit was not made in the Draft 
EIR to correct “Resource Management Agency” or “RMA” to Housing and Community 
Development” or “HCD”. However, the correct and current name is used in the Responses to 
Comments. As Mitigation Measures are added to Accela Civic Platform database as Conditions 
of Approval, RMA will be corrected to HCD. 

No significant changes are involved in these clarifications in the Draft EIR that would result in a 
new or substantially increased environmental impact as a result of the responses to comments, 
and no significant new information has been added that would require recirculation of the 
document under State CEQA Guidelines Section 15088.5. 
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