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SYNOPSIS: 
 
 
1. Description of Proposed LCP Amendment.  
 
Humboldt County has submitted an application for an amendment to its certified 
Implementation Plan (IP) to amend its Implementation Plan to change certain standards 
as they apply to the Airport Business Park located east of Highway 101 and south of 
Airport Road in McKinleyville.  The specific changes proposed include (1) changing the 
Airport Safety Review zoning standards as they apply to the Airport Business Park to 
require compliance with the Noise and Land Use criteria of 1993 Airport Land Use 
Compatibility Plan in amended airport approach and transition areas and (2) establishing 
an “S” or Development Standard combining zone to allow reduced front yard setbacks 
and limit maximum ground coverage within the Airport Business Park to 35% where 
50% is currently allowed.   
 
 
2. Summary of Staff Recommendation. 
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The staff recommends that the Commission, upon completion of a public hearing, deny 
the proposed Implementation Plan amendment as submitted and certify the amendment 
request with suggested modifications.   
 
The proposed Implementation Plan amendment would change certain zoning standards as 
they apply to the Airport Business Park, adjacent to the Arcata-Eureka Airport in 
McKinleyville.  The amendments were approved by the County in conjunction with its 
previous approval of a subdivision that created the 53-acre, 46-lot Airport Business Park. 

 
The first part of the amendment affects the Airport Safety Review or “AP” combining 
zone standards as they apply to the Airport Business Park.  These standards affect such 
aspects of development as the density, height, and required noise insulation for 
development in areas under or near airport approach and transition zones to minimize 
potential conflicts between the airport use and the surrounding land uses.  The adopted 
Airport Master Plan that was in effect at the time when the original LCP was certified 
was the 1980 Airport Master Plan.  In 1998, the County Airport Land Use Commission 
adopted an updated version of the Airports Master Plan which includes a component 
known as the 1993 Airport Land Use Compatibility Plan  (ALUCP).  The proposed 
amendment to the AP Combining Zone standards would substitute the 1993 ALUCP  
land use and noise criteria as adopted by the Humboldt County Airport Land Use 
Commission for the corresponding standards of the 1980 Airport Master Plan as they 
apply to the Airport Business Park.   The AP standards would not be changed for other 
sites encumbered with an AP combining zone, which include large areas around the 
Eureka- Arcata Airport that are not part of the Airport Business Park.  Thus, other area 
encumbered with an AP combining zone would continue to be governed by the land use 
and noise criteria of the 1980 Airport Master Plan.   The amendment would add language 
specifically indicating that the Airport Business Park is subject to the noise and land use 
criteria as shown in the 1993 Airport Land use Compatibility Plan. 
 
McKinleyville Area Plan Policy 3.28G requires that new development with the airport 
approach and transitional zones shall be consistent with the approved off-site 
development guidelines contained in the adopted county airport Master Plan and 
indicates that the Airport Land Use Commission will apply new airport safety zone noise 
and safety standards over time to all new development within these zones.  Staff believes 
that the proposed zoning amendment would conform to the provisions of the LUP policy 
requiring that new development within the airport approach and transitional zones be 
consistent with the airport noise and safety standards developed by the Airport Land Use 
Commission as reflected in the adopted county airport Master Plan.  However, as 
submitted, the proposed amendments to the AP combining zone standards are somewhat 
difficult to interpret and do not clearly distinguish which particular airport noise and 
safety standards apply within the Airport Business Park and which apply to areas 
encumbered by the AP combining zone that are outside of the Airport Business Park.  
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Staff recommends suggested modifications that would make various clarifications to the 
AP combining zone standards as amended by the County.  First, these modifications 
would more clearly indicate that only the standards from the 1980 Airport Master Plan 
are meant to apply to areas outside of the Airport Business Park and only the standards 
from the 1993 ALUCP are meant to apply within the Airport Business Park.   
Second, to more clearly identify the particular noise and land use criteria from the 1993 
ALUCP that would apply to development within the Airport Business Park, the suggested 
modifications would clarify that the Airport Business Park is subject to the noise and land 
use criteria as shown in Tables 2A and 2B of the 1993 ALUCP.  Third, the suggested 
modifications would clarify that the AP combining zone standards must be applied in 
conjunction with the standards of the base zone. 
 
The second part of the proposed Implementation Plan amendment would establish an “S” 
combining zone over the Airport Business Park.  The purpose of the “S” combining zone 
is to establish development standards different than what the base zone requires or 
allows.  In this case the “S” combining zone would (1) limit the maximum ground 
coverage to 35% where 50% is now allowed, and (2) allow the applicant to deviate from 
the prescriptive yard setback requirements of the base zone.  Where 30-foot setbacks are 
currently required for all front yards and side yards of lots that adjoin public streets and 
all other side yard setbacks must be at least 10 feet, the S combining zone as adopted by 
the County would require a minimum building setback requirement of 25 feet for all lots 
with the exception of two lots shown on the approved tentative map, which would be 
required to maintain a minimum 10-foot rear setback.  These proposed modifications to 
the ground coverage and yard setback requirements of the zoning code as they apply to 
the Airport Business Park would conform with the provisions of the Business Park LUP 
designation in that they would not change the allowable uses within the zone and the 
LUP designation, and would still conform with the stated purpose of the Business Park 
LUP designation to provide sites for business parks with allowed uses developed in a 
park-like environment.  The reduction in ground coverage allowed under the proposed S 
combining zone would increase the amount of required open space within the Airport 
Business Park over what currently is required, thereby increasing the amount of 
landscaped area and enhancing the park-like environment that is intended to be provided.  
The benefits of this increase in open space in enhancing the park-like environment would 
outweigh and opposite effect engendered by allowing certain front and side yards to be 
reduced from 30 feet to 25 feet.  Therefore, staff believes that the S combining zone as 
proposed to be attached to the Airport Business Park property conforms with and 
adequately carries out the provisions of the Business Park LUP designation. 
 
With the suggested modifications, staff believes the Implementation Plan amendment 
will be adequate to carry out the certified Land Use Plan.  

The appropriate motions and resolutions to adopt the staff recommendation are found on 
pages 4-6 of this report.   
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3. Analysis Criteria. 
 
The relationship between the Coastal Act and a local government’s Local Coastal 
Program can be described as a three-tiered hierarchy with the Coastal Act setting 
generally broad statewide policies.  The Land Use Plan (LUP) portion of the LCP 
incorporates and refines Coastal Act policies for the local jurisdiction, giving guidance as 
to the kinds, locations, and intensities of coastal development.  The Implementation 
Program (IP) of an LCP typically sets forth zone districts and site development 
regulations through legally enforceable ordinances which are the final refinement 
specifying how coastal development is to precede on a particular parcel.  The LUP must 
be consistent with the Coastal Act. The IP must conform with, and be adequate to carry 
out the policies of the LUP.   
 
In this case, the proposed LCP amendment affects just the IP component of the Humboldt 
County LCP.  The proposed IP amendment would effectuate changes to the zoning 
standards and designations as they apply to the Airport Business Park.  Therefore, the 
following analysis concentrates on the conformity of the proposed zoning changes with 
the policies and standards of the LUP. 
 
 
 
4. Additional Information. 
 
For further information, please contact Robert Merrill at the North Coast District Office 
(707) 445-7833.  Correspondence should be sent to the District Office at the above 
address. 
 
 

PART ONE: RESOLUTIONS AND SUGGESTED MODIFICATIONS 
 
 
I. MOTIONS, STAFF RECOMMENDATIONS, AND RESOLUTIONS FOR 

LCP AMENDMENT NO. HUM-MAJ-1-98 
 

A. DENIAL OF IMPLEMENTATION PROGRAM AMENDMENT NO. HUM-
MAJ-1-98, AS SUBMITTED: 

 
MOTION I: I move that the Commission reject Implementation Program 

Amendment No. HUM-MAJ-1-98 for the County of Humboldt  
as submitted. 
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STAFF RECOMMENDATION OF REJECTION: 
 

Staff recommends a YES vote.  Passage of this motion will result in rejection of 
Implementation Program Amendment and the adoption of the following resolution 
and findings.  The motion passes only by an affirmative vote of a majority of the 
Commissioners present. 

 

RESOLUTION I TO DENY CERTIFICATION OF THE IMPLEMENTATION 
PROGRAM AS SUBMITTED: 
 

The Commission hereby denies certification of the Implementation Program 
submitted for the County of Humboldt and adopts the findings set forth below on 
grounds that the Implementation Program Amendment as submitted does not conform 
with and is inadequate to carry out the provisions of the Land Use Plan as certified.  
Certification of the Implementation Program Amendment would not meet the 
requirements of the California Environmental Quality Act as there are feasible 
alternatives and mitigation measures that would substantially lessen the significant 
adverse impacts on the environment that will result from certification of the 
Implementation Program as submitted. 

 

B. APPROVAL OF IMPLEMENTATION PROGRAM AMENDMENT NO. 
HUM-MAJ-1-98 WITH SUGGESTED MODIFICATIONS: 

 

MOTION II: I move that the Commission certify the Implementation 
Program Amendment No. HUM-MAJ-1-98 for the County 
of Humboldt if it is modified as suggested in this staff 
report. 

 

STAFF RECOMMENDATION TO CERTIFY WITH SUGGESTED 
MODIFICATIONS: 
 

Staff recommends a YES vote.  Passage of this motion will result in certification of 
the Implementation Program with suggested modifications and the adoption of the 
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following resolution and findings.  The motion passes only by an affirmative vote of a 
majority of the Commissioners present. 

 

RESOLUTION II TO CERTIFY THE IMPLEMENTATION PROGRAM 
WITH SUGGESTED MODIFICATIONS: 

 

The Commission hereby certifies the Implementation Program Amendment for the 
County of Humboldt if modified as suggested on the grounds that the Implementation 
Program Amendment with the suggested modifications conforms with and is 
adequate to carry out the provisions of the Land Use Plan as certified.  Certification 
of the Implementation Program if modified as suggested complies with the California 
Environmental Quality Act, because either: 1) feasible mitigation measures and/or 
alternatives have been incorporated to substantially lessen any significant adverse 
effects of the Implementation Program Amendment on the environment, or 2) there 
are no further feasible alternatives and mitigation measures that would substantially 
lessen any significant adverse impacts on the environment. 

 

 

II. SUGESTED MODIFICATIONS TO THE IMPLEMENTATION PLAN 
AMENDMENT: 

 
Key for County Amendment and Commission Modification Language 

 
The Suggested Modifications proposed by the Commission are set forth below.  
Throughout the staff report, the text can be read as follows: 

 

• Existing LCP language is shown in plain type; 
• Language added by the County is shown in underline; 
• Language deleted by the County is shown in strikethrough; 
• Language added by the Commission is shown in bold double underline;  
• Language deleted by the Commission is shown in double strikethrough. 

 

Note also that in cases where a Suggested Modification alters the numbering sequence of 
a policy section, it is implied that the section would be renumbered accordingly. 

 

 



HUMBOLDT COUNTY LCP AMENDMENT (AIRPORT BUSINESS PARK) 
HUM-MAJ-1-98 
PAGE 7 
 
 
 
Suggested Modification No. 1 (Formatting)  
Section numbers shall be consistent with the section numbers as revised by Coastal 
Zoning Ordinance formatting LCP Amendment No. HUM-MAJ-1-00 (Part A) approved 
by the Coastal Commission on December 15, 2000.  
 
 
Suggested Modification No. 2 (Airport Safety Review Standards): 
Revise Section A314-50 as follows: 
 
A. Purpose.  The purpose of these provisions is to establish regulations to maintain 

compatibility between proposed land uses and development and Humboldt 
County airports. 

 
B. Applicability.  These regulations shall apply to lands designated AP on the 

Zoning Maps that are described in Section 333, Chapter 3, Division 3, Title III, of 
the Humboldt County Code as clear zones, transition zones, and beneath the flight 
track or as identified in the Technical Report for the 1980 Humboldt County 
Airports Master Plan.  The Airport Business Park is also subject to the noise and 
Land Use criteria as shown in Tables 2A and 2B of the 1993 Airport Land Use 
Compatibility Plan (ALUCP) and the boundaries boundary limitations between 
Zones B-1 and C as amended by the Airport Land Use Commission on February 
24, 1998.. 

 
C. Permitted Land Use.  Table 1 specifies further limits the land uses that are 

permitted when the AP – Airport Safety Review Zone is combined with a 
principal zone district for locations other than the Airport Business Park..   
The Airport Business Park is subject to the Noise and Land Use Criteria as shown 
in Tables 2A and 2B of the 1993 Airport Land Use Compatibility Plan (ALUCP) 
and the boundaries boundary limitations between Zones B-1 and C as amended 
by the Airport Land Use Commission on February 24, 1998 in addition to the 
land use limitations of the applicable principal zone and other applicable 
combining zones. 

 
D. Development Standards.  In addition to the development standards of the 

applicable principal zone, the following standards shall apply whenever the AP – 
Airport Safety Review zone is combined with the principal zone: 

 
(1) No structure, tree, or other object shall be permitted to exceed the height 

limits established in Section 331 of the Humboldt County Ordinance 
Code. 

 
(2) Buildings constructed over 35’ may be permitted subject to approval of a 

special permit. 
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(3) The maximum density in an approach zone is one unit per three acres.  A 

minimum of one (1) dwelling unit per lawfully created lot is permitted, 
even if this density is exceeded.  The special permit process shall be used 
to retain to the maximum extent feasible the contiguous open space in the 
approach zone. 

 
Exceptions to the maximum density of one unit per three acres within an approach zone 
may be granted if  permitted by the Director of the Department of Public Works and if 
the reviewing authority for the coastal development permit determines that (a) the 
density is consistent with the density limitations of the principal zone district, and 
(b) the density increase will not have an adverse effect on coastal resources. 
 
 
. 

TABLE 1 
 
               Beneath 
              Clear       Approach     Transitional        Flight 
              Use              Zone           Zone          Zone              Track 
----------------------------------------------------------------------------------------------------------- 
Residential Use Types  SP  SP  A  A 
having an average 
density of less than 
10 dwelling units per 
acre 
 
Residential Use Types  NA  SP  SP  SP 
having an average density 
of 10 or more dwelling 
units per acre 
 
High Occupancy Use Types  NA  SP  A  A 
whether permanent or 
temporary and whether 
in or out of a structure  
which result in  
assemblages of more than 
25 persons per acre 
(excluding streets) 
 
Structures    SP  A  A  A 
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Abbreviations 
 
NA: Developments of this type are not permitted uses in this zone. 
 
SP: Special permit required.  Review for consistency with Airport/Land Use Safety 

Compatibility Criteria of the 1980 Humboldt County Airports Master Plan. 
 
A: Use permitted consistent with principal zone requirements. 
 
 
 
 
PART TWO:  FINDINGS FOR DENIAL OF IMPLEMENTATION PROGRAM  

AMENDMENT NO. HUM-MAJ-1-99-B AS SUBMITTED AND 
CERTIFICATION IF MODIFIED  

 
The Commission finds and declares as following for IP Amendment No. HUM-MAJ-1-
98: 
 
A. ANALYSIS CRITERIA 
 
The standard of review for the proposed amendment to the Implementation Plan (IP) of 
the Humboldt County LCP is whether the IP, as amended, conforms with and is adequate 
to carry out the certified LUP, as amended and modified herein.  For the reasons 
discussed in the findings below, the proposed amendment to the Implementation Program 
is not consistent with or adequate to carry out the certified Land Use Plan.  As modified, 
the proposed amendment to the IP would conform with and be adequate to carry out the 
LUP as amended with suggested modifications by Humboldt County LCP Amendment 
No. HUM-MAJ-1-98. 
 
 
A. BACKGROUND AND SITE  DESCRIPTION 
 
The County proposes an amendment to the Coastal Zoning Ordinance that would change certain 
standards that apply to the Airport Business Park located adjacent to the Eureka – Arcata Airport 
Park, east of Highway 101 and south of Airport Road in the McKinleyville area of Humboldt 
County. 
 
The proposed amendment has two main elements, including (1)  adding a Development Standard 
(S)  combining zone to the existing base zone applicable to the Airport Business Park to adjust 
lot coverage and yard setback requirements, and (2) modifying the standards of the existing 
Airport Safety Review or “AP” combining zone that  is already attached to the site to conform 
the standards as they apply to the Airport Business Park to the most recent version of the 
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County’s Airport Master Plan.  The AP combining zone standards affect such aspects of 
development as the density, height, and required noise insulation for development in areas under 
or near airport approach and transition zones to minimize potential conflicts between the airport 
use and the surrounding land uses.  The amendment was approved by the County in conjunction 
with the County’s approval of the subdivision that created the layout of the lots, roadways, and 
infrastructure for the Airport Business Park.  Future development of the lots created by the 
subdivision would have to conform to the proposed changes to the zoning standards. 
 
The 53-acre Airport Business Park property was subdivided into 46 lots ranging in size 
from approximately half an acre to 4.25 acres.  The Airport Business Park property is 
bisected by the coastal zone boundary.  Approximately the western half of the property is 
within the coastal zone.   In addition to a tentative map approval for the entire 
subdivision, the County granted a coastal development permit for the portion of the 
subdivision within the coastal zone.  The County approvals also authorized the phased 
installation of public facilities and utilities to include roads, power, telephone, cable, 
sewer, water, and drainage.  In the portion of the park outside the coastal zone, the 
County granted a conditional use permit for the development of a motel and a restaurant.  
The motel and other development has been constructed on several of the lots of the 
subdivision.  
 
The McKinleyville Area Plan segment of the certified Land Use Plan designates the 
coastal zone portion of the subject property as Business Park (MB).  The MB designation  
is applied to sites which are suitable for “business park” developments that are well-
designed industrial/commercial areas composed of nuisance-free light industrial research 
and development, administrative and business and professional office, warehousing and 
storage facilities developed in a park-like environment. 
 
The base zoning district for the subject property is also Business Park (MB).  The subject 
property also designated with several combining zones which apply special zoning 
regulations for that area.  The combining zones applied to the parcel include a Qualified 
or “Q” combining zone that further limits the range of uses allowed at the site, a 
Landscaping of “L” combining zone, the previously mentioned Airport Safety Review or 
“AP” combining zone, and an Alquist-Priolo Fault Hazard one or “G” combining zone. 
 
The Qualified or “Q” combining zone applied to the site prohibits metal working shops 
and lumberyards.  The Landscaping or “L” combining zone applied to the site establishes 
specific landscaping and architectural design standards for the site, including 
requirements that all lot areas not covered by structures parking lots, or walkways be 
permanently landscaped, that at least 20% of the net site area of each lot be landscaped, 
that at least one tree be planted per fifty feet of frontage on public streets, that exterior 
walls of structures be constructed of certain materials and finished in “earth tones,” that 
all permitted and accessory activities be conducted within completely enclose buildings, 
that lighting be located and directed to not shine beyond the boundaries of the parcel, and 
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that no land or building be used in a manner that creates any dangerous injurious, noxious 
or otherwise objectionable or hazardous condition.   
 
The 53-acre property encompasses a portion of a gently sloping coastal terrace.  The site 
contains no known wetlands, but does contain a state designated “threatened” beach pine 
forest association or other environmentally sensitive habitat.  The site is not designated as 
highly scenic although there are blue water views of the ocean from the airport and 
portions of Airport Drive 
 
 
C. AMENDMENT DESCRIPTION 
 
As noted above, the proposed amendment includes: (1)  adding a Development Standard 
(S)  combining zone to the existing base zones applicable to the Airport Business Park to 
adjust lot coverage and yard setback requirements, and (2) modifying the standards of the 
existing Airport Safety Review or “AP” combining zone that  is already attached to the 
site to conform the standards as they apply to the Airport Business Park to the most 
recent version of the County’s Airport Master Plan. 
 
1. Addition of “S” Combining Zone 
 
The amendment would establish an “S” combining zone over the Airport Business Park.  
The purpose of the “S” combining zone is to establish development standards different 
than what the base zone requires or allows.  In this case the “S” combining zone would 
(1) limit the maximum ground coverage to 35% where 50% is now allowed, and (2) 
allow the applicant to deviate from the prescriptive yard setback requirements of the base 
zone.  Where 30-foot setbacks are currently required for all frontyards and sideyards of 
lots that adjoin public streets and all other side yard setbacks must be at least 10 feet, the 
S combining zone as adopted by the County would require a minimum building setback 
requirement of 25 feet for all lots which are adjacent to Halfway Avenue, Meyers Road 
and Lily Avenue, with the exception of lots 27 and 28 as shown on the approved tentative 
map, which would be required to maintain a minimum 10-foot rear setback. 
 
The reduction in allowable ground coverage was proposed as a traffic mitigation measure 
for future development of the Airport Business Park.  The traffic study for the 
development identified 35% as the threshold ground coverage for lots within the 
subdivision that would avoid or reduce potential traffic and circulation impacts associated 
with the project.  The reduction in front yard setback is proposed to allow more flexibility 
in site planning for future development within the Airport Business Park. 
 
2. Amendments to Airport Safety Review Standards 
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The Airport Safety Review or “AP” combining zone standards affect such aspects of 
development as the density, height, and required noise insulation for development in 
areas under or near airport approach and transition zones to minimize potential conflicts 
between the airport use and the surrounding land uses.  The adopted Airport Master Plan 
that was in effect at the time when the original LCP was certified was the 1980 Airport 
Master Plan.  The current AP combining zone standards incorporate portions of this 1980 
Airport Master Plan.  The AP zone sets certain limits on land uses consistent with the 
1980 Airport Master Plan that are imposed in addition to those limits imposed through 
the base principal zone.  A table is included within the AP standards that limit land use 
densities in certain areas within the airport clear zones, approach zones, and transitional 
zones, and beneath the flight track.  In addition, in some instances, development must be 
consistent with the Airport/Land Use Safety Compatibility criteria contained in the 1980 
Airport Master Plan. 
 
In 1993, consultants for the County prepared an updated Airport Master Plan that was 
later adopted by the Airport Land Use Commission with certain changes in 1998.  A 
major component of the 1993 Plan is the Airport Land Use Compatibility Plan (ALUCP) 
which provides revised land use and noise criteria for ensuring new development is 
compatible with the adjoining airport use.  The 1993 ALUCP noise and land use criteria 
are more detailed and specific than the corresponding compatibility criteria in the original 
Airport Master Plan prepared in 1980.  Among the key differences in the two plans is a 
greater differentiation of types of approach zones near the runways.  The 1980 plan 
simply referred to clear zones, approach zones, and transitional zones, while the 1993 
ALUCP includes a matrix which further classifies the approach and transition areas into 
compatibility zones labeled A, B1, B2, C, C*, C1, C1* and D.  The compatibility zones 
range from zone A, which encompasses the runways and areas immediately surrounding 
the runways to zone D, which encompasses areas farthest away from runways and/or 
flight paths.  The 1993 ALUCP includes a Table 2A, which is a matrix that specifies 
maximum densities for residential and other uses within the various approach and 
transition zones and also includes requirements that certain amounts of open land be 
reserved (See Exhibit 11, pages 8 and 9). 
 
A key difference between the land use criteria of the 1993 ALUCP and the corresponding 
criteria in the 1980 Airport Master Plan are the allowances for density for uses other than 
residential.  Both plans specify these densities for non-residential land uses as people per 
acre.  The land use should not attract more than the indicated number of people per acre 
at any time.  The 1980 Airport Master Plan indicates that uses which have a gross density 
of 25 people per acre or more are considered as conditionally acceptable in transition 
zones if they do not “regularly” result in densities exceeding 50 people per acre.  Under 
the 1993 ALUCP, the allowable densities for these non-residential uses is higher and it 
varies for the different compatibility zones.   Maximum densities of 10 persons per acre 
are allowed within compatibility zone A, 60 persons per acre are allowed within 
compatibility zones B1 and B2, 150 persons per acre are allowed in compatibility zones 
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C, and no limit on the number of persons per acre is imposed in compatibility zone D.  It 
should be noted that the density limits applied through the AP combining zone do not 
allow the densities of the base zone to be exceeded; the AP combining zone density 
limitations can only reduce the density that would otherwise be allowed under the base 
zone. 
 
In addition, the 1993 ALUCP also includes a Table 2b, which provides a matrix that 
establishes noise compatibility criteria by land use (See Exhibit 11, page 13).  The matrix 
indicates what noise level is acceptable for various kinds of land uses and indicates what 
degree of noise attenuation should be incorporated in the construction of structures 
serving these land uses to make the noise levels acceptable.  
 
The proposed amendment to the AP Combining Zone standards would substitute the 
1993 ALUCP land use and noise criteria as adopted by the Humboldt County Airport 
Land Use Commission in 1998 for the corresponding standards of the 1980 Airport 
Master Plan as they apply to the Airport Business Park.   The AP standards would not be 
changed for other sites encumbered with an AP combining zone, which include large 
areas around the Eureka- Arcata Airport that are not part of the Airport Business Park.  
Thus, other area encumbered with an AP combining zone would continue to be governed 
by the land use and noise criteria of the 1980 Airport Master Plan.   The amendment 
would add language specifically indicating that the Airport Business Park is subject to the 
noise and land use criteria as shown in the 1993 Airport Land use Compatibility Plan. 
 
The added language also refers to a boundary change approved by the Airport Land Use 
Commission between airport transition Zones B-1 and C as amended by the Airport Land 
Use Commission in February 1998, subsequent to the Airport Land Use Commission’s 
adoption of the 1993 ALUCP.  This amendment was an amendment to the 1993 ALUCP.  
The boundary between compatibility zone B1 and C was slightly modified to make the 
boundary coincide with property boundaries of the lots of the approved subdivision for 
the Airport Business Park.  The adjustment did not appreciably affect the development 
potential for the property.  The property owner and the County indicate that moving the 
boundary to coincide with property lines will allow easier administration of the standards 
for the ALUCP and  AP combining zone standards by the County and provide clearer 
definition of standards for future lot owners. 
 
The purpose of the amendment to the AP combining zone standards is to change the 
standards of the AP combining zone as they apply to the Airport Business Park only.   
The 1993 ALUCP land use and noise criteria are more detailed and up to date than the 
1980 Airport Master Plan criteria that are incorporated into the certified AP combining 
zone standards and they also allow for certain development within the Airport Business 
Park that would not be allowed under the 1980 Airport Master Plan criteria, primarily 
uses such as motels and restaurants that involve assemblages of people greater than 50 
persons per acre.  In addition, about half of the Airport Business Park is located outside 
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of the coastal zone, and the County is already applying the standards of the 1993 ALUCP 
in the portions of the Airport Business Park outside the coastal zone.  The amendment 
would make the airport safety standards that the County applies to the Airport Business 
Park consistent throughout the site. 
 
County staff indicates the amendment was limited to affect only the Airport Business 
Park as the amendment was only being sought by the developer of the business park as a 
single applicant.  The County staff suggests that further amendments of the AP 
combining zone standards to apply the 1993 ALUCP noise and land use criteria to the 
other areas encumbered by the combining zone may be considered as part of the 
forthcoming comprehensive update of the Humboldt County General Plan and Local 
Coastal Program. 
 
The full text of the County’s proposed amendment to the Airport Safety Review 
Combining Zone standards is as follows: 
 
 Revise Section A314-50 (Airport Safety Review Standards) as follows: 
 
A. Purpose.  The purpose of these provisions is to establish regulations to maintain 

compatibility between proposed land uses and development and Humboldt 
County airports. 

 
B. Applicability.  These regulations shall apply to lands designated AP on the 

Zoning Maps that are described in Section 333, Chapter 3, Division 3, Title III, of 
the Humboldt County Code as clear zones, transition zones, and beneath the flight 
track or as identified in the Technical Report for the Humboldt County Airports 
Master Plan.  The Airport Business Park is subject to the noise and Land Use 
criteria as shown in the 1993 Airport Land Use Compatibility Plan (ALUCP) and 
the boundaries between Zones B-1 and C as amended by the Airport Land Use 
Commission. 

 
C. Permitted Land Use.  Table 1 specifies the land uses that are permitted when the 

AP – Airport Safety Review Zone is combined with a principal zone district.   The 
Airport Business Park is subject to the Noise and Land Use Criteria as shown in 
the 1993 Airport Land Use Compatibility Plan (ALUCP) and the boundaries 
between Zones B-1 and C as amended by the Airport Land Use Commission. 

 
D. Development Standards.  In addition to the development standards of the 

applicable principal zone, the following standards shall apply whenever the AP – 
Airport Safety Review zone is combined with the principal zone: 
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(1) No structure, tree, or other object shall be permitted to exceed the height 
limits established in Section 331 of the Humboldt County Ordinance 
Code. 

 
(2) Buildings constructed over 35’ may be permitted subject to approval of a 

special permit. 
 
(3) The maximum density in an approach zone is one unit per three acres.  A 

minimum of one (1) dwelling unit per lawfully created lot is permitted, 
even if this density is exceeded.  The special permit process shall be used 
to retain to the maximum extent feasible the contiguous open space in the 
approach zone. 

 
Exceptions to the maximum density of one unit per three acres within an approach zone 
may be permitted by the Director of the Department of Public Works. 
 
           

TABLE 1 
 
               Beneath 
              Clear       Approach     Transitional        Flight 
              Use              Zone           Zone          Zone              Track 
----------------------------------------------------------------------------------------------------------- 
Residential Use Types  SP  SP  A  A 
having an average 
density of less than 
10 dwelling units per 
acre 
 
Residential Use Types  NA  SP  SP  SP 
having an average density 
of 10 or more dwelling 
units per acre 
 
High Occupancy Use Types  NA  SP  A  A 
whether permanent or 
temporary and whether 
in or out of a structure  
which result in  
assemblages of more than 
25 persons per acre 
(excluding streets) 
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Structures    SP  A  A  A 
 
Abbreviations 
 
NA: Developments of this type are not permitted uses in this zone. 
 
SP: Special permit required.  Review for consistency with Airport/Land Use Safety 

Compatibility Criteria. 
 
A: Use permitted consistent with principal zone requirements. 
 
 
 
C. AIRPORT SAFETY  
 
The proposed amendments to the Airport Safety Review standards for the AP combining 
zone are intended by the County to implement the Arcata-Eureka Airport Special Study 
Area safety policies of the McKinleyville Area Plan segment of the certified LUP.  In 
evaluating the proposed Implementation Plan amendment, the Commission must 
determine whether the proposed amendments to the Airport Safety Review standards 
conform with and carry out these LUP policies. 
 
1. Relevant LUP Policies 
 
LUP Policy 3.28G states the following: 
 
3.28 G.  Arcata-Eureka Airport Special Study Area 
 

1. New development with the Arcata-Eureka Airport approach and 
transitional zones shall be consistent with the approved off-site 
development guidelines contained in the adopted county airport Master 
Plan.  The Airport Land Use Commission will define and formally 
establish an airport safety zone, adopt specific noise and safety standards, 
and apply such standards to all new development within these zones. 

 
2. Generally, within the airport approach and transitional zones the plan 

recommends an overall residential density of 1 unit permit 2-1/2 acres.  
Based on this recommendation, the land use designation Residential Low 
Density within the transitional and approach zone is amended to include 
the plan density of 0-8 units per acre.  As amended, the planned land uses 
and densities will not frustrate or prejudice the airport Land Use 
Commission’s task of implementing the Airport Master Plan. 
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3. The clustering of new development or planned unit development 
technique shall be encouraged for new development proposed in these 
zones to mitigate health and safety concerns. 

 
 
2. Analysis 
 
McKinleyville Area Plan Policy 3.28G address the means of ensuring that land uses 
developed near the Arcata-Eureka Airport are compatible with the airport use from the 
standpoint of safety and noise concerns.  The policy sets a guideline for residential 
density within airport runway approach and transition zones and encourages the 
clustering of development in these zones to mitigate health and safety concerns.  The 
policy also recognizes that planning for airport safety is largely a function of the 
County’s Airport Land Use Commission, and that the County Commission’s work in 
determining needed safety zones and establishing specific noise and safety standards is 
ongoing.  The LUP policy requires that new development with the airport approach and 
transitional zones shall be consistent with the approved off-site development guidelines 
contained in the adopted county airport Master Plan and indicates that the Airport Land 
Use Commission will apply new airport safety zone noise and safety standards over time 
to all new development within these zones.   
 
The proposed amendments to the Airport Safety Review standards for the AP combining 
zone would conform with McKinleyville Area Plan Policy 3.28G in that the amendments 
would apply land use and noise criteria from the airport master plan most recently 
adopted by the County’s Airport Land Use Commission to the AP combining zone 
standards in the Implementation Plan.  The proposed amendment to the AP Combining 
Zone standards would substitute the 1993 ALUCP land use and noise criteria as adopted 
by the Humboldt County Airport Land Use Commission in 1998 for the corresponding 
standards of the 1980 Airport Master Plan as they apply to the Airport Business Park.   
The AP standards would not be changed for other sites encumbered with an AP 
combining zone, which include large areas around the Arcata-Eureka Airport that are not 
part of the Airport Business Park.  Thus, other area encumbered with an AP combining 
zone would continue to be governed by the land use and noise criteria of the 1980 Airport 
Master Plan.   The amendment would add language specifically indicating that the 
Airport Business Park is subject to the noise and land use criteria as shown in the 1993 
Airport Land use Compatibility Plan.  As the amendment would update the AP 
combining zone standards in so far as they apply to the Airport Business Park to 
incorporate the most recent land use and noise criteria developed by the Airport Land Use 
Commission, the proposed zoning amendment would conform with the provisions of the 
LUP policy requiring that new development within the airport approach and transitional 
zones be consistent with the airport noise and safety standards developed by the Airport 
Land Use Commission as reflected in the adopted county airport Master Plan.  
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As submitted, the proposed amendments to the AP combining zone standards are 
somewhat difficult to interpret and do not clearly distinguish which particular airport 
noise and safety standards apply within the Airport Business Park and which apply to 
areas encumbered by the AP combining zone that are outside of the Airport Business 
Park.  For example, by merely stating in Sections A314-50(B) and (C) that the Airport 
Business park is subject to the Noise and Land Use Criteria as shown in the 1993 Airport 
Land Use Compatibility Plan (ALUCP), the proposed amendments do not clearly indicate 
that only the standards from the 1980 Airport Master Plan are meant to apply to areas 
outside of the Airport Business Park and only the standards from the 1993 ALUCP are 
meant to apply within the Airport Business Park.  In addition, the proposed amendments 
to Sections A314-50(B) and (C) indicate that the Airport Business Park is subject to the 
Noise and Land Use Criteria as shown in the 1993  ALUCP, but do not specify what 
those criteria are.  The 1993 ALUCP is a large document with numerous policies and 
standards, including some which clearly address noise and land use criteria, others that do 
not address noise and land use criteria, and still others where its debatable whether they 
specifically address noise and land use criteria or not.  Furthermore, the proposed 
amendments to Sections A314-50(B) and (C) refer to amendment approved by the 
Airport Land Use Commission to the boundaries between Zones B-1 and C, but there no 
indication of what particular amendment is being referred to and how to identify that 
amendment.  These ambiguities and less than clear statements would make it difficult for 
the County or the Commission on appeal to interpret and apply the amended AP 
combining zone standards in their review of coastal development permit applications for 
future development within the area covered by the AP combining zone.  Therefore, the 
Commission finds that as submitted, the proposed IP amendment is not adequate to carry 
out the certified LUP policy 3.28G and must be denied.  
 
However, the amendment could be modified to adequately carry out certified LUP policy 
3.28G.  The Commission attaches Suggested Modification No. 2 that would make various 
clarifications to the AP combining zone standards as amended by the County.  First, to 
more clearly indicate that only the standards from the 1980 Airport Master Plan are 
meant to apply to areas outside of the Airport Business Park and only the standards from 
the 1993 ALUCP are meant to apply within the Airport Business Park, the suggested 
modification changes Section A314-50(B) to state that Table 1 of the Policy, which 
incorporates the land use safety and noise compatibility criteria of the 1980 Airport 
Master Plan, limits land uses within the AP combining zone “for locations other than the 
Airport Business Park.”  In addition, the suggested modification modifies the notes 
contained in Table 1 of the AP combining zone standards to more clearly reference the 
1980 Humboldt County Airports Master Plan to make it clearer that development within 
the AP combining zone outside the Airport Business Park is subject to the 1980 standards 
and not the 1993 ALUCP standards. 
 
Second, to more clearly identify the particular noise and land use criteria from the 1993 
ALUCP that would apply to development within the Airport Business Park, Suggested 
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Modification No. 2 changes Sections A314-50(B) and (C) to state that the Airport 
Business Park is subject to the noise and land use criteria as shown in Tables 2A and 2B 
of the 1993 ALUCP.  County staff had previously indicated in correspondence to 
Commission staff that Tables 2A and 2B of the 1993 ALUCP contain the standards that 
are meant to apply to the Airport Business Park. 
 
Third, to more specifically identify the amendment approved by the Airport Land Use 
Commission to the boundaries between Zones B-1 and C referred to in Sections A314-
50(B) and (C), Suggested Modification No. 2 includes the date of the boundary change 
amendment, February 24, 1998. 
 
 
The Commission finds that if modified as suggested in Part II of this report and as 
described above, the proposed amendment would conform with and be adequate to carry 
out McKinleyville Area Plan Policy 3.28G  regarding land use compatibility with the 
Arcata-Eureka Airport. 
 
 
F. CONFORMANCE WITH BUSINESS PARK (MB) AND OTHER LAND 

USE PLAN DESIGNATIONS 
 
The coastal zone portion of the Airport Business Park is located within an area designated 
in the McKinleyville Area Plan segment of the certified Land Use Plan as Business Park 
(MB).   The Commission must determine whether the proposed amendments to the IP 
conform with and carry out the provisions of the Business Park LUP designation as well 
as the other LUP designation for areas where the AP combining zone could be applied. 
 
1. Relevant LUP/IP Provisions 
 
The McKinleyville Area Plan MB designation  is applied to sites which are suitable for 
“business park” developments that are well-designed industrial/commercial areas 
composed of nuisance-free light industrial research and development, administrative and 
business and professional office, warehousing and storage facilities developed in a park-
like environment.  The MB LUP designation is implemented by the Business Park (MB) 
zoning designation,  which in addition to specifying principal and conditionally permitted 
uses consistent with the range of allowable uses allowed by the Business Park LUP 
designation, also includes the usual range of development standards addressing such 
criteria as lot size, minimum yard setbacks, maximum ground coverage, maximum 
structure height, etcetera.  The AP combining zone is also applied to other property that 
are designated with different LUP designations in the McKinleyville Area Plan. 
 
 
2. Analysis 
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The proposed attachment of an S combining zone to the Airport Business Park property 
would modify certain standards of the MB zoning district to (1) limit the maximum 
ground coverage to 35% where 50% is now allowed, and (2) allow the applicant to 
deviate from the prescriptive yard setback requirements of the base zone.  Where 30-foot 
setbacks are currently required for all front yards and side yards of lots that adjoin public 
streets and all other side yard setbacks must be at least 10 feet, the S combining zone as 
adopted by the County would require a minimum building setback requirement of 25 feet 
for all lots which are adjacent to Halfway Avenue, Meyers Road and Lily Avenue, with 
the exception of lots 27 and 28 as shown on the approved tentative map, which would be 
required to maintain a minimum 10-foot rear setback.  These proposed modifications to 
the ground coverage and yard setback requirements of the zoning code as they apply to 
the Airport Business Park would conform with the provisions of the Business Park LUP 
designation in that they would not change the allowable uses within the zone and the 
LUP designation, and would still conform with the stated purpose of the Business Park 
LUP designation to provide sites for business parks with allowed uses developed in a 
park-like environment.  The reduction in ground coverage allowed under the proposed S 
combining zone would increase the amount of required open space within the Airport 
Business Park over what currently is required, thereby increasing the amount of 
landscaped area and enhancing the park-like environment that is intended to be provided.  
The benefits of this increase in open space in enhancing the park-like environment would 
outweigh and opposite effect engendered by allowing certain front and side yards to be 
reduced from 30 feet to 25 feet.  Therefore, the Commission finds that the S combining 
zone as proposed to be attached to the Airport Business Park property conforms with and 
adequately carries out the provisions of the Business Park LUP designation. 
 
The Airport Safety Review standards for the AP combining zone as proposed to be 
amended by the County, are intended to be applied in conjunction with the development 
standards of the base zoning district to which the AP combining zone is attached.  The 
AP combining zone is meant to apply further limitations on development proposed within 
the base zoning district, not separate limitations.  For example, even though in some 
cases the AP combining zone standards address residential land uses, the AP combining 
zone is not intended to allow for residential use within the Business Park base zoning 
district, which does not allow for residential use.   Allowing residential use at the Airport 
Business Park would also not conform with the Business Park land use plan designation 
that applies to the site.  The standards of the AP combining zone addressing residential 
uses are meant to apply where the AP combining zone is attached to a base residential 
zoning district, where residential uses are clearly allowed.   
 
As proposed to be amended by the County, the AP combining zone standards do not state 
as clearly as they could that the AP combining zone standards are meant to be applied in 
addition to the standards of the applicable base zone.  The lack of clarity with regard to 
implementing the AP combining zone standards in conjunction with the base zone 
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standards would make it difficult for the County or the Commission on appeal to interpret 
and apply the amended AP combining zone standards in their review of coastal 
development permit applications for future development within the area covered by the 
AP combining zone.  Therefore, the Commission finds that as submitted, the proposed IP 
amendment is not adequate to carry out the certified LUP policy 3.28G and must be 
denied.  
 
However, the amendment could be modified to adequately carry out the certified 
Business Park land use plan designation as implemented by the base Business Park 
zoning District as well as the other certified land use plan designations and zoning 
districts to which the AP combining zone is applied.  Suggested Modification No. 2 
modifies the proposed provision of Section A314-50(C) to help ensure that the limitations 
on development within the AP combining zone are applied in conjunction with the 
limitations on development imposed by the base zoning district as they are intended, and 
not without regard to the base zoning district standards.  Suggested Modification No. 2 
modifies the proposed provision of Section A314-50(C) that the Airport Business Park is 
subject to the Noise and Land Use Criteria of the 1993 ALUCP to state that the Airport 
Business Park is also subject to the land use limitations of the applicable principal zone 
and other applicable combining zones. 
 
In addition, Suggested Modification No. 2 modifies the provisions of the AP combining 
zone standards as proposed to be amended by the County that deal with granting 
exceptions to the maximum residential densities allowed by the standards within an 
airport approach zone.  Currently, the exception language allows exceptions to be granted 
by the Public Works Director, without reference to specific standards, including assuring 
that the exception is still consistent with the density provisions of the base zoning district.  
Suggested Modification No. 2 adds qualifying language to the exception on residential 
density to specify that the exception can only be granted if the reviewing authority for the 
coastal development permit determines that (a) the exception will be consistent with the 
density limitations of the base zoning district and the increase will not have an adverse 
effect on coastal resources.  The Commission finds that if modified as suggested in Part II  
of this report and as described above, the proposed amendment would conform with and 
be adequate to carry out the LUP designations of the McKinleyville Area Plan. 
 
 

 

PART THREE:  CALIFORNIA ENVIRONMENTAL QUALITY ACT 

In addition to making a finding that the amendment is in full compliance with the Coastal 
Act, the Commission must make a finding consistent with Section 21080.5 of the Public 
Resources Code.  Section 21080.5(d)(2)(A) of the Public Resources Code requires that 
the Commission not approve or adopt an LCP: 
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... if there are feasible alternatives or feasible mitigation measures available 
which would substantially lessen any significant adverse effects which the activity 
may have on the environment. 

 
As discussed in the findings above, the amendment request, as modified, is consistent 
with the California Coastal Act and will not result in significant environmental effects 
within the meaning of the California Environmental Quality Act. 
 
 
EXHIBITS: 
 
1. Regional Location Map 
2. Vicinity Map 
3. Subject Property 
4. Airport Business Park Subdivision Map 
5. Airport Business Park Site Plan 
6. County Resolution of Transmittal of Amendment and Ordinances 
7. Certified Land Use Plan Excerpts 
8. Existing Zoning Map 
9. Certified Zoning Ordinance Excerpts 
10. 1980 Airports Master Plan Excerpts 
11. 1993 Airport Land Use Compatibility Plan Excerpts 
12. Airport Compatibility Zone Boundaries 
 
 
 
 
 
 
 
 
 




























































































































































