
STATE  OF  CALIFORNIA -- THE  RESOURCES  AGENCY                                                                                                                                          ARNOLD SCHWARZENEGGER,  GOVERNOR 

CALIFORNIA  COASTAL  COMMISSION 
NORTH COAST DISTRICT OFFICE MAILING ADDRESS: 
710  E  STREET •  SUITE 200  P. O. BOX 4908 
EUREKA,  CA  95501-1865 EUREKA,  CA  95502-4908  
VOICE (707) 445-7833    
FACSIMILE  (707) 445-7877 

    

  F8a 
Filed:  July 10, 2006          

 90th Day:  Oct. 8, 2006 
Staff:   Robert Merrill 
Staff Report:  Aug. 31, 2006         
Hearing Date:  Sept. 15, 2006 
Commission Action:  

 
 
TO:    Commissioners and Interested Parties 
 
FROM:   Peter M. Douglas, Executive Director 
  Robert S. Merrill, North Coast District Manager 
   
SUBJECT: City of Eureka LCP Amendment No. EUR-MAJ-2-05 (Truesdale). 

(Meeting of September 15, 2006 in Eureka) 
 

SYNOPSIS: 
 
Amendment Description: 
 
The proposed amendment would amend the City of Eureka LCP, certified in 1984, to 
change the Land Use Plan (LUP) designation of an approximately 2.01-acre property 
located at 1807 and 1809 Truesdale Street from Coastal Dependent Industrial (CDI) to 
Service Commercial (SC) and change the Implementation Plan (IP) zoning for the 
property from General Industrial (MG) to Service Commercial (CS).   
 
 
Summary of Staff Recommendation: 
 
Staff recommends that the Commission, upon completion of the public hearing, approve 
the amendment request as submitted. 
 
The principal issue raised by the proposed amendment is whether changing the LUP 
designation for the approximately two-acre subject property from Coastal Dependent 
Industrial use to Service Commercial is consistent with the priority use policies of the 
Coastal Act.  Staff believes that as (1) the subject property lacks proximity to deep water, 
was not designated for coastal dependent use in the originally certified LCP, and the 
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redesignation of the site to coastal dependent use in 1999 was not based on any evidence 
in the record that the site is needed for such use; (2) there is a large amount of 
underutilized land along the Humboldt Bay shorelines designated for coastal dependent 
industry including properties with access to deep water that would be better suited for 
coastal dependent industrial use; and (3) the site is not identified among the 16 key sites 
for harbor development identified in the recently completed Port of Humboldt Bay 
Harbor Revitalization Plan, redesignation of the property from coastal dependent industry 
to the proposed service commercial designation is consistent with Sections 30222, 30234 
and 30255 of the Coastal Act to the extent that the proposed amendment will not displace 
needed coastal dependent uses. 
 
In addition, the proposed CS designation would accommodate visitor serving recreational 
uses such as hotels and restaurants, which are other priority uses under the Coastal Act.  
Information submitted to the City by the property owners indicates the existing hotel on 
property immediately adjacent to the site if often fully occupied and there is large 
demand for additional visitor accommodations in the area.  In fact, the property owners 
are proposing to develop the subject property in the future with hotel and restaurant uses 
to meet this demand.  As the proposed LUP amendment will accommodate future use of 
the site for visitor serving commercial recreational uses, staff believes the proposed 
amendment is consistent with Section 30221 and 30222 of the Coastal Act to the extent 
that the proposed CS designation would accommodate visitor serving priority uses.  
 
The subject property is also located within the urban services boundary where there is 
adequate capacity to accommodate future commercial development that would be 
accommodated by the proposed LCP amendment.  Therefore, staff recommends that the 
Commission find that LUP Amendment No. EUR-MAJ-2-05 as submitted is consistent 
with the Chapter 3 policies of the Coastal Act.  
 
The proposed Service Commercial (CS) zoning district is the district of the certified 
Coastal Zoning Ordinance that matches the proposed General Service Commercial LUP 
designation.  The purpose of both the district and the designation as stated in the certified 
Coastal Zoning Code and Land Use Plan, respectively, is “to provide appropriately 
located areas for retail stores, offices, service establishments, amusement establishments, 
and wholesale businesses offering commodities and services required by residents of the 
city and its surrounding market area.”  In addition, the range of principal and conditional 
uses allowed within the CS zoning district are consistent with the principal and condition 
uses allowed within the GSC LUP designation.  Therefore, staff recommends that the 
Commission find that the IP amendment as submitted conforms with and is adequate to 
carry out the Land Use Plan, as amended by LCP Amendment No.  EUR-MAJ-2-05. 
 
 
The motions to adopt the staff recommendation are found on pages 3 and 4. 
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Analysis Criteria 
 
To approve the amendment to the Land Use Plan (LUP), the Commission must find that 
the Land Use Plan, as amended, would be in conformity with the policies of Chapter 3 of 
the Coastal Act.  To approve the amendment to the Implementation Plan (IP), the 
Commission must find that the Implementation Plan, as amended, conforms with and is 
adequate to carry out the policies of the Land Use Plan (LUP) portion of the City’s 
certified LCP. 
 
Additional Information: 
 
For further information, please contact Robert Merrill at the North Coast District Office 
(707) 445-7833.  Please mail correspondence to the Commission at the above address. 
 
 
 
 
PART ONE:  STAFF RECOMMENDATION, MOTIONS, AND RESOLUTIONS  

 
 
I. APPROVAL OF THE LUP AMENDMENT PORTION OF AMENDMENT 

NO. EUR-MAJ-2-05 (TRUESDALE) AS SUBMITTED 
 
MOTION 1: I move that the Commission certify Land Use Plan Amendment No. EUR-

MAJ-2-05 as submitted by the City of Eureka. 
 
STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED: 
 
Staff recommends a YES vote.  Passage of the motion will result in certification of the 
land use plan amendment as submitted and adoption of the following resolution and 
findings.  The motion passes only by an affirmative vote of a majority of the appointed 
Commissioners. 
 
RESOLUTION TO CERTIFY THE LAND USE PLAN AMENDMENT: 
 
The Commission hereby certifies the Land Use Plan Amendment No EUR-MAJ-1-05 as 
submitted by the City of Eureka and adopts the findings set forth below on the grounds 
that the amendment conforms with the policies of Chapter 3 of the Coastal Act.  
Certification of the Land Use Plan amendment 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 plan on the environment; or 2) there are no further feasible alternatives or 
mitigation measures which could substantially lessen any significant adverse impact 
which the Land Use Plan Amendment may have on the environment. 
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II. APPROVAL OF THE IP AMENDMENT PORTION OF AMENDMENT 

NO. EUR-MAJ-2-05(TRUESDALE)  AS SUBMITTED 
 
MOTION 2: I move that the Commission reject Implementation Program 

Amendment No. EUR-MAJ-2-05 for the City of Eureka as 
submitted. 

 
STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED: 
 
Staff recommends a NO vote.  Failure of this motion will result in certification of the 
Implementation Program Amendment as submitted 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 : 
 
The Commission hereby certifies the Implementation Program Amendment No. EUR-
MAJ-2-05 for the City of Eureka as submitted and adopts the findings set forth below on 
grounds that the Implementation Program as amended, conforms with and is adequate to 
carry out the provisions of the Land Use Plan, as amended and certified, and certification 
of the Implementation Program Amendment will meet the requirements of 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 or mitigation measures that would substantially lessen any 
significant adverse impacts on the environment that will result from certification of the 
Implementation Program Amendment. 
 
 
________________________________________________________________________ 
 
 

PART TWO: BACKGROUND 
 
 
The Commission finds and declares as following for LCP Amendment No. EUR-MAJ-2-
05: 
 
 
I. PROPOSED LCP AMENDMENT 
 
The City of Eureka proposes to amend both its certified Land Use Plan and 
Implementation Plan to redesignate and rezone an approximately 2.01-acre property 
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located at 1807 and 1809 Truesdale Street.  The  Land Use Plan (LUP) designation of the 
site would be changed from Coastal Dependent Industrial (CDI) to Service Commercial 
(SC) and the Implementation Plan (IP) designation of the site would be changed from 
General Industrial (MG) to Service Commercial (CS).  The LCP amendment consists 
entirely of LUP and Zoning map changes for the subject property; no policies, standards 
or other text is proposed to be modified or added to the certified LCP. 
 
According to the City’s staff report for the proposed LCP amendment, the purpose of the 
LCP amendment is two-fold.  First, the amendment would make the zoning and LUP 
designations consistent.  At present, the LUP designation is Coastal Dependent Industrial 
(CDI) and the IP or zoning designation is General Industrial (MG).   
 
The second purpose of the amendment is to accommodate a future commercial 
development of the subject property.  The property owners have indicated to the City that 
they wish to expand the existing hotel located east of the site on to the subject property, 
remodel an existing commercial building on the site, and build a new restaurant.  The 
owners state the following in their application to the City: 
 

“…The owners propose to build an upscale addition to the Bayshore Inn featuring 
luxury rooms with fireplaces, spa tubs and wet bars offering beautiful view s of 
Humboldt Bay and the Pacific Ocean…. The 81 rooms in the Bayshore Inn fill 
almost every day of the year and the Hotel is forced to turn business travelers and 
tourists away on an almost daily basis…In addition to the proposes Victorian 
Hotel expansion, our project will include a new first class wood fired grilled 
steak, seafood, and California cuisine restaurant which will also include 
outstanding Humboldt Bay and Pacific Ocean Views…The owners propose to 
remodel the existing, vacant metal building for CS type uses 

 
These uses could not be accommodated fully under the existing LUP and zoning 
designations for the site. 
 
No coastal development permit application has yet been submitted to the City for the 
future project.    As noted by the City staff report, the approval and certification of the 
LCP amendment is not predicated on development of the owners proposed future 
development.  The potential future development should be considered only as an example 
of the type  and intensity of development that could be developed if the amendment is 
certified.  
 
 
II. SITE DESCRIPTION 
 

The subject property is located west of Highway 101 in the southwestern portion of the 
City of Eureka (See Exhibits 1-9).   The inverted L-shaped property encompasses 
approximately 2.01 acres located on the south side of Truesdale Street, west of the 
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intersection of Truesdale Street and Broadway (Highway 101).  The site is not a bayfront 
parcel, as it is separated from Humboldt Bay by railroad tracks and intervening City-
owned land.  As is the case for much of the land in the surrounding area, the property 
consists of former tidelands that have been filled over the last century for a variety of 
uses.  Most of the site to be redesignated and rezoned, the long axis of the inverted L-
shaped property, currently does not contain structures and is partially surrounded by a 
chain link fence.  The eastern portion of the subject property, the short axis of the 
inverted L-shaped property, contains a small retail sales building, and a larger building 
housing a portion of a recreational vehicle parts and service center business which 
extends off the subject property on to adjoining parcels.  The subject property is located 
within a developed area containing mixed uses including the existing Best Western 
Bayshore Inn to the east, the Northwestern Railroad Authority railroad tracks and a City 
of Eureka sewer pump station to the west, a supermarket and the Bayshore Mall shopping 
center to the north, and two vacant metal warehouse buildings and a mobile home park to 
the south. 
 
The vacant portion of the site is covered with ruderal vegetation and does not contain 
wetlands or other known environmentally sensitive habitat.  The developed portion of the 
site is almost entirely covered with the previously mentioned buildings and paved parking 
and vehicle access ways. 
 
The site is not located within a designated highly scenic area and views of the Bay from 
public streets or other public vantage points would not be affected by the future 
development of the site. 
 
As the subject property is separated from Humboldt Bay by railroad tracks and another 
intervening City-owned property, there is no direct access for public access to the 
shoreline through the property.  However, the unimproved City-owned area adjacent to 
the Bay at the foot of Truesdale is used by the public for parking and access to and along 
the Bay. 
 
 

III. BACKGROUND ON CITY OF EUREKA LCP 
 
The City of Eureka LCP was certified by the Commission in July of 1984, and the City 
assumed coastal development permit issuing authority in January of 1985. The 
Commission has certified a total of 14 LCP amendments since the certification of the 
original LCP.  A major update of the Land Use Plan was certified by the Commission in 
September of 1998, and effectively certified on April 16, 1999.  The Commission 
approved a categorical exclusion order in 1988 that excludes coastal development permits 
for principal permitted uses under certain circumstances in certain areas of the City. 
 



CITY OF EUREKA LCP AMENDMENT (TRUESDALE) 
EUR-MAJ-2-05 
PAGE 7 
 
 
 
The coastal zone covers only portions of the City.  With a number of exceptions, the 
coastal zone generally covers the portions of the City west of South Broadway (a portion 
of Highway 101) and north of Third Street and Myrtle Avenue.   
 
 
 
 

PART THREE: AMENDMENT TO LAND USE PLAN 
 
 
I. ANALYSIS CRITERIA 
 
To approve the amendments to the Land Use Plan (LUP), the Commission must find the 
LUP, as amended, will remain consistent with the policies of Chapter 3 of the Coastal 
Act.   
 
As submitted, the proposed LUP amendment is consistent with the policies of the Coastal 
Act. 
 
 
II. FINDINGS FOR APPROVAL OF THE LUP PORTION OF AMENDMENT 

NO. EUR-MAJ-2-05 (TRUESDALE) AS SUBMITTED: 
 
The Commission finds and declares as following for Land Use Plan Amendment No. 
EUR-MAJ-2-05: 
 
A. Amendment Description 
 
The proposed amendment would amend the certified LUP to redesignate the 
approximately 2.01-acre property from a Coastal Dependent Industrial (CDI) to Service 
Commercial (GSC).  The amendment is limited to this LUP map change.  No changes to 
the text of the LUP are proposed. 
 
1. Current CDI Designation. 
 
The certified LUP describes the purpose of the CDI designation as follows: 
 
 “To protect and reserve parcels on, or adjacent to, the Bay for coastal-dependent 

and coastal-related uses.”  
 
The listed principal uses allowed under the CDI designation in the coastal zone without a 
conditional use permit are uses that require a site on, or adjacent to, the Bay in order to be 
able to function at all, including, but not limited to: docks, waterborne carrier import and 
export facilities, ship building and boat repair, commercial fishing facilities, food fish 



CITY OF EUREKA LCP AMENDMENT (TRUESDALE) 
EUR-MAJ-2-05 
PAGE 8 
 
 
 
processing plants, marine services, marine oil terminals, OCS service bases and pipelines 
serving offshore facilities. 
 
The listed conditional uses allowed under the CDI designation in the coastal zone that 
require a conditional use permit are oil and/or gas processing and treatment facilities 
serving offshore production, onshore petroleum production facilities, electrical generating 
or other facilities which require ocean intake-outfalls and pipelines, fish waste processing 
plants, ice and cold storage facilities, fishing piers, boat launching and berthing facilities, 
access support facilities, warehouses. 
 
 
2. Proposed SC Designation. 
 
The certified LUP describes the purpose of the SC designation as follows: 
 
 “To provide appropriately located areas for retail and wholesale commercial 

establishments that offer commodities and services required by residents of the 
city and its surrounding market area.” 

 
The listed principal uses allowed under the SC designation in the coastal zone without a 
conditional use permit are retail stores, service establishments, amusement 
establishments, wholesale businesses, restaurants and soda fountains (not including drive-
in establishments) and offices. 
  
The listed conditional uses allowed under the SC designation in the coastal zone that 
require a conditional use permit are drive-in theaters, drive-in restaurants, mobile home 
and trailer parks. 
 
 
B. Planning New Development 
 
Section 30250(a) of the Coastal Act states that new development shall be located within 
or near existing developed areas able to accommodate it or in other areas within or near 
adequate public services and where it will not have significant adverse effects, whether 
individually or cumulatively, on coastal resources.  The intent of this policy is to channel 
development toward more urbanized areas where services are provided and potential 
impacts to resources are minimized. 
 
The area affected by the proposed amendment is within an existing developed urban area.  
The proposed redesignation of the site from a coastal dependent industrial designation to 
a commercial designation will allow for continued and expanded use of the site for 
commercial purposes in an urbanized area where impacts to coastal resources would be 
minimized.   
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The site is contiguous to existing commercially designated lands and consolidates and 
continues a logical commercial service area parallel with and adjacent to the main 
Broadway retail corridor of the City.  As discussed above, the property owner envisions 
using a major portion of the property to an expansion of the adjoining hotel use with a 
restaurant, among other commercial uses.  Therefore the proposed amendment will not 
result in isolated or sprawling commercial activities.  As discussed below in Finding II-C, 
there is no evidence that the site is needed for coastal dependent uses.  Therefore, as the 
site is within an existing urbanized area and the proposed redesignation of the site from 
industrial to commercial uses will not force future industrial development out of the City, 
the proposed amendment would concentrate development within an urbanized area where 
the impacts of such development on coastal resources can be minimized. 
 
The area affected by the proposed amendment is within the City’s designated urban 
services boundary and has adequate services.  The property is served by community 
water and sewer service connected to existing City systems.  The City’s waste water 
system capacity is 32 million gallons per day  (MGD) at an overall system peak wet 
weather flow.  The current operating level is approximately 14.5 MGD.  The City of 
Eureka water supply system capacity is 8 MGD, and the current operating level is 
approximately 4.4 MGD.  The City receives its water from the Humboldt Bay Municipal 
Water District (HBMWD) which obtains the water from subsurface wells on the Mad 
River.  The capacity of the HBMWD system is approximately 75 MGD (combined 
domestic and untreated industrial water) and the current operating level is approximately 
40 MGD.  According to the City Community Services Department, adequate wastewater 
and water capacity exists to serve the development that would be accommodated by the 
proposed LCP amendment as well as all priority uses that could be developed elsewhere 
in the City.  Therefore, the proposed amendment is consistent with Section 30250 to the 
extent that the uses and development that would be allowed by the proposed LUP 
designation would be located in an urbanized area with adequate services. 
 
The proposed land use designation change would not adversely affect coastal resources.  
As noted, the SC designation would allow for expanded commercial use of the affected 
area.  Such an intensification of use of an area can lead to significant adverse impacts on 
coastal resources.  However, the proposed amendment would not lead to significant 
adverse impacts on coastal resources as: (1) the site is already partially developed and is 
currently designated for more intensive industrial uses;  (b) the site is within the urban 
area of Eureka; (3) the site currently contains no environmentally sensitive habitat areas; 
(4) the site is not located where future development would adversely affect public access 
to the shoreline access; and (5) new development that results from the proposed change in 
land use designation could be designed in a manner that would be compatible with the 
visual character of the area. 
 
Therefore, the proposed amendment is consistent with Section 30250(a) of the Coastal 
Act because: (a) the area affected by the amendment is located in a developed area with 
adequate public services able to accommodate the proposed uses; and (b) the amendment 
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will not result in any adverse effects, either individually or cumulatively, on coastal 
resources. 
 
 

C. Priority Uses 
 
Coastal Act Section 30101 states: 
 

“Coastal-dependent development or use" means any development or use which 
requires a site on, or adjacent to, the sea to be able to function at all. 

 
Coastal Act Section 30101.3 states: 
 

"Coastal-related development" means any use that is dependent on a coastal-
dependent development or use.  

 
Coastal Act Section 30221 states: 
 

Oceanfront land suitable for recreational use shall be protected for recreational 
use and development unless present and foreseeable future demand for public or 
commercial recreational activities that could be accommodated on the property is 
already adequately provided for in the area.  

 
Coastal Act Section 30222 states: 
 

The use of private lands suitable for visitor-serving commercial recreational 
facilities designed to enhance public opportunities for coastal recreation shall 
have priority over private residential, general industrial, or general commercial 
development, but not over agriculture or coastal-dependent industry.  

 
Coastal Act Section 30222.5 states: 
 

Ocean front land that is suitable for coastal dependent aquaculture shall be 
protected for that use, and proposals for aquaculture facilities located on those 
sites shall be given priority, except over other coastal dependent developments or 
uses.  

 
Coastal Act Section 30234 states: 
 

Facilities serving the commercial fishing and recreational boating industries 
shall be protected and, where feasible, upgraded. Existing commercial fishing 
and recreational boating harbor space shall not be reduced unless the demand for 
those facilities no longer exists or adequate substitute space has been provided. 
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Proposed recreational boating facilities shall, where feasible, be designed and 
located in such a fashion as not to interfere with the needs of the commercial 
fishing industry.  

 
Coastal Act Section 30255 states: 
 

Coastal-dependent developments shall have priority over other 
developments on or near the shoreline. Except as provided elsewhere in 
this division, coastal-dependent developments shall not be sited in a 
wetland. When appropriate, coastal-related developments should be 
accommodated within reasonable proximity to the coastal-dependent uses 
they support. 

 

 
The Coastal Act establishes certain priority uses which must be protected in favor of 
allowing other competing uses without priority.  Generally, these priority land uses 
include uses that by their nature must be located on the coast to function, such as ports, 
and commercial fishing facilities, uses that encourage the public’s use of the coast such 
as various kinds of visitor serving facilities, and uses that protect existing coastal 
resources such as wetlands and other sensitive habitat, and coastal agriculture.   The 
Coastal Act requires that adequate land be reserved for such uses in the local coastal 
programs adopted for each coastal city and county. 
 
The site is currently designated in the certified LUP as Coastal Dependent Industry.  As 
described above, this designation allows for docks, waterborne carrier import and export 
facilities, ship building and boat repair, commercial fishing facilities, food fish processing 
plants, marine services, marine oil terminals, OCS service bases and pipelines serving 
offshore facilities.  All of these uses are coastal dependent or coastal related uses that are 
considered priority uses under the above-mentioned policies of the Coastal Act.   
 
Among other uses, the proposed Service Commercial (SC) designation does allow for 
visitor serving uses such as hotels and restaurants which are also considered priority uses 
under Sections 30221 and 30222 of the Coastal Act, though do not qualify as coastal 
dependent uses.  In fact, the City indicates that the property owners are currently 
proposing to expand an existing hotel use located on an adjacent parcel onto the subject 
site and develop a restaurant.   Therefore, the proposed LUP designation of CS would 
also accommodate certain priority uses 
 
Although the visitor serving commercial recreational uses that would be accommodated 
under the proposed new LUP designation are considered priority uses, they are not 
coastal dependent uses as they do not require a location on or adjacent to the water to 
function.   Sections 30222 and  30255 indicate that coastal dependent uses such as the 
uses accommodate under the current CDI designation have priority over visitor serving 
uses.  Therefore, the proposed LUP amendment would not be consistent with Section 
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30222 and 30255 of the Coastal Act if the site is needed for any of the priority uses that 
are allowed under the current designation.   
 
As discussed below, the subject property is not needed for the priority uses that are 
allowed under the current CDI designation of the site.  Several factors indicate that the 
subject property is not needed for the priority uses allowed under the current CDI 
designation.  First, the originally certified LUP did not reserve the site for coastal 
dependent uses and redesignation of the site to CDI in the late 1990s was not based on 
any particular study or evaluation that provided evidence the site is needed for such uses.  
Second, a relatively large amount of land designated as CDI along the Eureka waterfront 
is either vacant or has not been converted to coastal dependent uses.  Third, the subject 
property is not identified in the most recent evaluations of Humboldt Bay  port 
development potential  as being needed for port and other coastal dependent uses. 
 
 
Designation of Site as CDI Not Based on Study 
 
The original LCP was certified in 1984.  The original LUP designated the site as General 
Industrial (MG) and the original IP zoned the site with the companion General Industrial 
(MG) zoning district.  These designations reflected the historic zoning for the site which 
had always been either heavy or general industrial.  The MG designation does not reserve 
a site for coastal dependent industrial sites in the same way the Coastal Dependent 
Industrial (CDI) designation does, as the MG designation is meant to accommodate the 
wide spectrum of industrial uses that are likely to locate in the City and not just coastal 
dependent uses.  In 1984 many lands along the City’s waterfront were designated as CDI 
with the intention of specifically reserving those properties for coastal dependent uses, 
but not the subject property.   The inventory of CDI designated lands included all those 
lands that had been proposed or were thought to have strong potential for use as port 
terminals, commercial fishing facilities, boat repair, and other coastal dependent uses. 
 
A principal factor that may have lead to the designation of the site as MG rather than CDI 
in the original LCP is the shallow depth of Bay water in the vicinity.  Unlike along other 
parts of the waterfront, the shoreline near the subject property does not front onto deep 
water.  Instead, the Bay bottom in this area is a shallow mudflat.  A considerable amount 
of dredging would be required to create a navigable channel and maintain the channel 
over time.  Such dredging would have significant adverse impacts on Bay habitat.  In 
addition, the surrounding mixed uses of the site which include various industrial, 
commercial, and residential site was located  
 
The CDI designation was first applied to the site in 1999 when the City updated the Land 
Use Plan and the update was certified by the Commission (LCP Amendment No. 1-97).  
The LCP amendment was limited to a LUP amendment only;  There was no 
corresponding update or change to the Implementation Plan.  Thus, the zoning 
designation for the site remained General Industrial (MG) as it does today, and the LUP 
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and IP designations for the site became inconsistent.  There is no specific discussion of 
why it was considered appropriate to redesignate the site in either the City’s findings for 
approval of the amendment or the Commission’s findings for certification of the 
amendment.  At the request of Commission staff, City staff has reviewed City records to 
determine why the site may have been designated as CDI during the 1999 LUP update.  
The City staff reviewed all known records associated with that amendment, including 
background reports, the draft EIR and comments received on the EIR, public hearing 
minutes, etc.  The City staff states that it could not find any specific files, study, minutes, 
reference or inferences as to why the site LUP designation was changed as part of the 
update of the LUP.  Therefore, the change of designation of the site from MG to CDI 
does not appear to have been based on any particular analysis, determination of need, or 
other evidence that the site needed to be reserved for coastal dependent industry.   It is 
possible that the change in designation may have been a mapping or other error. 
 
 
Vacant CDI Lands 
 
A relatively large amount of land designated as CDI along the Humboldt Bay waterfront 
is either vacant or is underutilized for coastal dependent industry.   The Humboldt Bay 
Harbor Recreation & Conservation District has recently adopted its “Humboldt Bay 
Management Plan.”  This document contains information about land use along the 
Humboldt Bay shoreline and indicates that approximately 15% of the shoreline is devoted 
to port-related marine uses and activities.  Currently approximately 4,873 linear feet of 
dock space is available in Humboldt Bay, divided among several industries.  There are 
five operating terminals serving ocean-going dry-cargo vessels, and one oil dock.  In 
addition, there are several other inactive terminals.  Three of the six active cargo docks 
are located on the Eureka waterfront, two are located on the Samoa Peninsula, and one is 
located at Fields Landing.  The Humboldt Bay Management Plan contains a listing of 
underutilized port facilities in Humboldt Bay.  The total amount of identified 
underutilized port facilities includes 12 different sites totaling 1,139 acres in size.  This 
information demonstrates that there currently is not a high demand for coastal dependent 
industrial land along the bayfront.  The lack of deep water along the shoreline near the 
subject property and the availability of underutilized and inactive port terminals that do 
front on deeper water, suggests that the subject property is not currently needed for 
coastal dependent uses.  
 
Not Identified in Port Revitalization Study as Needed for Coastal Dependent Uses. 
 
The subject property has not been identified in comprehensive analyses of the port 
development potential of Humboldt Bay as being needed for coastal dependent or coastal 
related uses.  The most comprehensive analysis of port or harbor related development 
potential of Humboldt Bay performed in recent years is the Port of Humboldt Bay Harbor 
Revitalization Plan, prepared by consultants for the Humboldt Bay Harbor, Recreation 
and Conservation District in February, 2003.  The City of Eureka and Humboldt County 
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also participated in the study.  A copy of the Executive Summary of the report is attached 
as Exhibit 13. 
 
The Revitalization Plan presents an overview of waterborne cargo trends over the last 20 
years in Humboldt Bay.  The Revitalization Plan documents how waterborne commerce 
in Humboldt Bay increased consistently to a peak of over 1.2 million tons in 1991, then 
dropped significantly to between 400,000 and 600,000 revenue tons for the remainder of 
the study period through 2002.  The declines in waterborne commerce occurred most 
precipitously in sectors dominated by forest products, such as general cargo and dry 
bulks.  The relative loss of forest products exports and domestic shipments has 
substantially impacted all ports on the Pacific Coast of the U.S. from Humboldt Bay 
north to Bellingham Washington, with waterborne commerce in lumber and forest 
products declining along the West Coast by more than 50 percent.  The Revitalization 
Plan notes that the loss of these cargoes has resulted in heightened competition for the 
remaining general cargo and dry bulk cargoes. 
 
Against this backdrop of declining trade in Humboldt Bay’s historically most significant 
cargoes, lumber and other forest products, the Revitalization Plan analyzed market 
opportunities for the Port of Humboldt Bay for the full range of cargo types and a variety 
of non-cargo waterfront commercial, recreational and industrial markets.  The 
Revitalization plan determined that (1) the limited size of the population and economic 
base in the region and (2) Humboldt’s limited inland rail and truck access are significant 
disadvantages in attracting traditional marine cargo business, relative to other West Coast 
ports.  These are major competitive disadvantages for cargo handling activities including 
containers, automobiles, break-bulk steel, fruit, and project cargoes.  However, the 
Revitalization Plan also identified a number of core competitive advantages for the Port 
of Humboldt Bay, including: 
(1) The existence of a number of large waterfront industrial sites on deep water; 
(2) The availability of natural resources that are in demand such as rock and gravel; 
(3) The presence of unique tourism features and downtown waterfront features; 
(4) The presence of a marine science and environmental base that could complement 

tourist oriented waterfront development; and  
(5) The livable environment for Humboldt’s residents which should be attractive to 

employees, professionals and managers of new industry that could locate in the 
area. 

Building on these core advantages and after analyzing specific market opportunities and 
the availability of sites for harbor development, the Revitalization Plan presents a vision 
for Humboldt Bay that incorporates the following elements: 

(1) People-oriented activities to the north and industry to the south, on both the 
Eureka side of the harbor and Samoa Peninsula side, considering the Samoa 
township development; 

(2) Large-parcel marine-dependent industrial development on the Samoa 
Peninsula south of the Samoa township; 
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(3) Niche dry and liquid bulk cargoes on the Samoa Peninsula and at Fields 
Landing Terminal; 

(4) Potential public-private development of marine-dependent industrial and bulk 
docks; 

(5) Long term focus on downtown waterfront tourism and marine science with the 
Dock B/Balloon Track development; 

(6) Permanent homes for aquaculture and commercial fishing work areas; and  
(7) Active development of coastal barge feeders at private terminals as market 

conditions warrant. 
 

The Revitalization Plan study area included all current and potential marine industrial and 
commercial properties in Humboldt Bay from the Samoa Bridge to the end of the Field’s 
Landing Channel on the mainland, and from the Samoa Bridge to the channel entrance on 
the Samoa Peninsula.  The Revitalization Plan identified 80 key parcels grouped into 16 
major sites for coastal-dependent industries and port-related commercial harbor 
development.  The 16 key sites evaluated included six sites with active cargo terminals, 
five sites with inactive cargo terminals, and five industrial, commercial or other public 
sites.  The 16 sites include: 
 

1. Schneider Dock 
2. Eureka Forest Products (Sierra Pacific)/Preston Properties 
3. Chevron Terminal 
4. Humboldt Bay Forest Products 
5. Simpson Samoa Chip Export Dock 
6. Simpson Property/Fairhaven Terminal 
7. DockB/Balloon Track 
8. Phillips Petroleum (formerly Tosco) 
9. Fields Landing Terminal Area 
10. Redwood Dock Site 
11. Pulp Mill Dock 
12. Halavorsen/City of Eureka Sites 
13. Humboldt State University Boating Instruction and Safety Center 
14. Commercial Street/C Street Docks 
15. Parcel 4 (Cit of Eureka) 
16. Eureka Airport Property. 

 
The subject property off of Truesdale Street is not identified as one of the 16 key sites. 
 
 
Conclusion 
 
Therefore, the Commission finds that as (1) the subject property lacks proximity to deep 
water, was not designated for coastal dependent use in the originally certified LCP; and 
the redesignation of the site to coastal dependent use in 1999 was not based on any 
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evidence in the record that the site is needed for such use; (2) there is a large amount of 
underutilized land along the Humboldt Bay shorelines designated for coastal dependent 
industry including properties with access to deep water that would be better suited for 
coastal dependent industrial use; and (3) the site is not identified among the 16 key sites 
for harbor development identified in the recently completed Port of Humboldt Bay 
Harbor Revitalization Plan, redesignation of the property from coastal dependent industry 
to the proposed service commercial designation is consistent with Sections 30222, 30234 
and 30255 of the Coastal Act to the extent that the proposed amendment will not displace 
needed coastal dependent uses. 
 
As noted previously, the proposed CS designation would accommodate visitor serving 
recreational uses such as hotels and restaurants, which are other priority uses under the 
Coastal Act.  Information submitted to the City by the property owners indicates the 
existing hotel on property immediately adjacent to the site if often fully occupied and 
there is large demand for additional visitor accommodations in the area.  In fact, the 
property owners are proposing to develop the subject property in the future with hotel and 
restaurant uses to meet this demand.  As the proposed LUP amendment will 
accommodate future use of the site for visitor serving commercial recreational uses, the 
proposed amendment is consistent with Section 30221 and 30222 of the Coastal Act to 
the extent that the proposed CS designation would accommodate visitor serving priority 
uses.  
 
 

 

PART FOUR: AMENDMENT TO IMPLEMENTATION PROGRAM 
 
 
I. ANALYSIS CRITERIA 
 
Section 30513 of the Coastal Act establishes the criteria for Commission action on 
proposed amendments to certified Implementation Programs (IP).  Section 50513 states, 
in applicable part: 

…The commission may only reject zoning ordinances, zoning district 
maps, or other implementing actions on the grounds that they do not 
conform with, or are inadequate to carry out, the provisions of the 
certified land use plan.  If the commission rejects the zoning ordinances, 
zoning district maps, or other implementing actions, it shall give written 
notice of the rejection specifying the provisions of land use plan with 
which the rejected zoning ordinances do not conform or which it finds will 
not be adequately carried out together with its reasons for the action 
taken. 
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To approve the amendment, the Commission must find that the amended Implementation 
Plan will conform with and adequately carry out the provisions of the LUP as certified.  
For the reasons discussed in the findings below, the proposed amendment to the 
Implementation Program is consistent with and is adequate to carry out the certified Land 
Use Plan. 
 
 

II. FINDINGS FOR APPROVAL OF THE IP PORTION OF AMENDMENT 
NO. EUR-MAJ-2-05 (TRUESDALE) AS SUBMITTED: 

 
The Commission finds and declares as following for Implementation Plan Amendment 
No. EUR-MAJ-2-05: 
 
 
A. Description of Proposed Implementation Plan Amendment 
 

The proposed amendment would rezone the subject property from the general industrial 
(MG) zoning district to the Service Commercial (CS) zoning district.  
 
The current MG district is designed to accommodate general industrial uses.  The 
certified Coastal Zoning Code lists a total of 53 industrial uses that are considered 
principal permitted uses and a total of 43 industrial uses that are conditional. 
 
The proposed CS district is designed to “provide appropriately located areas for retail 
stores, offices, service establishments, amusement establishments, and wholesale 
businesses offering commodities and services required by residents of the city and its 
surrounding market area.”   The certified Coastal Zoning Code lists a total of 197 
commercial uses that are considered principal permitted uses and a total of 20 
commercial uses that are conditional. 
 
The proposed Implementation Plan Amendment is limited to the above-described change 
to the zoning map.  No text changes are proposed. 
 
 

B. Adequacy of Implementation Program Changes  
 
The Service Commercial (CS) zone is the zoning district of the certified Coastal Zoning 
Ordinance that most closely matches the Service Commercial (SC) designation of the 
LUP.  The stated purpose of the CS zoning district to “provide appropriately located 
areas for retail stores, offices, service establishments, amusement establishments, and 
wholesale businesses offering commodities and services required by residents of the city 
and its surrounding market area,” is exactly the same purpose stated in the certified LUP 
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for the SC designation.  In addition, the range of principal uses allowed within the CS 
zoning district are consistent with the principal uses allowed within the SC LUP 
designation including retail stores, service establishments, amusement establishments, 
wholesale businesses, restaurants and soda fountains (not including drive-in 
establishments) and offices.  Furthermore, the range of conditional uses allowed within 
the CS zoning district are consistent with the conditions uses allowed within the SC LUP 
designation including drive-in theaters, drive-in restaurants, mobile home and trailer 
parks.  Moreover, the proposed land use designation and zoning district boundaries would 
be coterminous under the proposed LCP amendment.  The Commission notes that the 
proposed LCP amendment will bring what are currently inconsistent designations in the 
LUP (Coastal Dependent Industrial) and IP (General Industrial) into conformance with 
each other as Service Commercial designations.  Therefore, the Commission finds that 
proposed Amendment No. EUR-MAJ-2-05 to the Implementation Plan conforms with 
and is adequate to carry out the Land Use Plan, as amended by LCP Amendment No.  
EUR-MAJ-2-05. 
 
 

 

 

 

PART FIVE: 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: 
 
 ...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, hereby incorporated by reference, the amendment 
request is consistent with the California Coastal Act.  These findings address and respond 
to all public comments regarding potential significant adverse environmental effects of 
the proposed LCP amendment that were received prior to preparation of the staff report.                     
Further, future development within the approximately two-acre area affected by the 
amendment request would require coastal development permits further assessing the 
specific impacts of individual development projects.  There are no other feasible 
alternatives or mitigation measures available which would substantially lessen any 
significant adverse effects which the activity may have on the environment.  The 
Commission finds that approval of the LCP Amendment with the incorporation of the 
suggested modifications will not result in significant environmental effects within the 
meaning of the California Environmental Quality Act. 



CITY OF EUREKA LCP AMENDMENT (TRUESDALE) 
EUR-MAJ-2-05 
PAGE 19 
 
 
 
______________________________________________________________________________ 

 
 
 
 
EXHIBITS: 
 
1. Regional Location Map 
2 Vicinity Map 
3. Aerial Photos 
4. Parcel Map 
5. Subject Property 
6. Existing LUP Map Designations 
7. Proposed LUP Map Designations 
8. Existing Zoning Map Designations 
9. Proposed Zoning Map Designations 
10. City Resolutions of Transmittal 
11. City Resolution Adopting LUP Amendment 
12. City Zoning Ordinance Amendment 
13. Port Revitalization Plan Summary 
14. Property Owner’s Correspondence  
 
 




















































































































