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SUMMARY 
 
In this application, PG&E proposes to remove a 2.7 million-gallon above-ground fuel oil tank 
and appurtenances from the Humboldt Bay Power Plant (HBPP) located in Humboldt County, 
California.  No new structures are proposed as part of this application.  
 
The key issue is that removing the tank will result in a loss of 0.31 acres of low quality wetlands.  
To facilitate the tank removal, PG&E proposes to construct a temporary access road through an 
undeveloped portion of the site containing about 0.28 acres of grassland with wetland 
characteristics and 0.03 acres of riparian wetlands.  To mitigate the loss of the 0.31 acres, PG&E 
proposes to restore and enhance a total of 0.50 acres of similar low quality grasslands to the 
southeast of the tank area, enlarging the nearby Buhne Point Wetlands Preserve.  PG&E has 
submitted a project-specific Wetland Mitigation Plan outlining the proposed mitigation and 
monitoring efforts. The Commission staff is recommending the Commission require two Special 
Conditions.  Special Condition 1 would require PG&E to submit a revised Wetland Mitigation 
Plan with more detailed performance criteria and survey methods, specific deadlines for 
mitigation and monitoring, and provisions for further remediation if unsuccessful. Special 
Condition 2 would require PG&E to execute a deed restriction that would record the wetland 
mitigation requirement of this permit. 
 
As conditioned, staff believes the project will be carried out consistent with Coastal Act Section 
30231, as well as other applicable sections of Chapter 3.  Staff recommends that the Commission 
approve the proposed project, as conditioned. 
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1.0 RECOMMENDED MOTION AND RESOLUTION 
 
The staff recommends approval of the permit application, subject to standard conditions. 
 
Motion: 
 

I move that the Commission approve Coastal Development Permit E-08-003 subject to 
conditions specified below. 

 
Staff recommends a YES vote.  Passage of this motion will result in approval of the permit as 
conditioned and adoption of the following resolution and findings.  The motion passes only by 
affirmative vote of a majority of Commissioners present. 
 
Resolution: 
 

The Commission hereby approves a Coastal Development Permit for the proposed 
development and adopts the findings set forth below on grounds that the development as 
conditioned will be in conformity with the policies of Chapter 3 of the Coastal Act.  
Approval of the permit 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 development on the 
environment, or 2) there are no further feasible mitigation measures or alternatives that 
would substantially lessen any significant adverse impacts of the development on the 
environment. 
 

2.0 STANDARD CONDITIONS 
 
1. Notice of Receipt and Acknowledgment.  This permit is not valid and development shall 

not commence until a copy of the permit, signed by the applicant or authorized agent, 
acknowledging receipt of the permit and acceptance of the terms and conditions, is 
returned to the Commission office. 

 
2. Expiration.  If development has not commenced, the permit will expire two years from the 

date on which the Commission voted on the application.  Development shall be pursued in 
a diligent manner and completed in a reasonable period of time.  Application for extension 
of the permit must be made prior to the expiration date. 

 
3. Interpretation.  Any questions of intent of interpretation of any condition will be resolved 

by the Executive Director or the Commission. 
 
4. Assignment.  The permit may be assigned to any qualified person, provided assignee files 

with the Commission an affidavit accepting all terms and conditions of the permit. 
 
5. Terms and Conditions Run with the Land: These terms and conditions shall be perpetual, 

and it is the intention of the Commission and the permittee to bind all future owners and 
possessors of the subject property to the terms and conditions. 
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3.0 SPECIAL CONDITIONS 
 
1. PRIOR TO ISSUANCE OF THIS PERMIT, PG&E shall submit for Executive Director 

review and approval a Revised Wetlands Mitigation and Monitoring Plan that includes 
specific standards for target vegetation coverage (%) by species, target species composition, 
target wildlife usage, and survey methods based on statistical analysis. PG&E shall 
implement the approved revised plan.  If the Executive Director concludes that after 5 years 
the wetland mitigation has been unsuccessful, in part or in whole, based on the approved 
performance standards, PG&E will submit within 90 days of the Executive Director’s 
determination in the form of an amendment to this permit a remediation plan to compensate 
for those portions of the original mitigation that did not meet the approved performance 
standards.  

 
2. No later than October 1, 2008, PG&E shall submit to the Executive Director for review and 

approval documentation demonstrating that PG&E has executed and recorded against the 
parcel(s) governed by this permit a deed restriction, in a form and content acceptable to the 
Executive Director: (1) indicating that pursuant to this permit, the California Coastal 
Commission has authorized development on the subject property subject to terms and 
conditions that restrict the use and enjoyment of that property; and, (2) imposing the Special 
Conditions of this permit as covenants, conditions and restrictions on the use and enjoyment 
of the Property.  The deed restriction shall include a legal description of the entire parcel or 
parcels governed by this permit.  The deed restriction shall also indicate that, in the event of 
an extinguishment or termination of the deed restriction for any reason, the terms and 
conditions of this permit shall continue to restrict the use and enjoyment of the subject 
property so long as either this permit or the development it authorizes, or any part, 
modification, or amendment thereof, remains in existence on or with respect to the subject 
property. 

 
The deed restriction shall establish a wetland mitigation site of no less than 0.50 acres and 
shall include limitations necessary to ensure development in or adjacent to the identified 
mitigation site does not diminish the site’s wetland functions and values, including water 
quality improvement and native wildlife habitat. PG&E may submit the required deed 
restriction documentation as part of the deed restriction required under CDP E-07-005 for the 
HBPP Repowering Project, which is also part of a mitigation proposal currently under review 
by the California Energy Commission (CEC). The Executive Director may, upon PG&E’s 
request, provide a reasonable extension of this deadline should there be a delay in the Energy 
Commission’s review process. 
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4.0 FINDINGS AND DECLARATIONS 
 
4.1 Project Purpose and Description 
 
PG&E proposes to remove a 2,730,000-gallon, 50-foot tall above-ground welded steel fuel oil 
tank and appurtenances from the Humboldt Bay Power Plant (HBPP), next to Humboldt Bay 
near King Salmon, Humboldt County (see Exhibit 1).  Specific appurtenances to be removed 
include: piping, heat exchangers, metering equipment, transfer pumps, electrical raceways and 
equipment controls. The tank and all appurtenances up to 1-foot below existing grade will be 
emptied of residual oil, cleaned, dismantled and transported offsite to a recycling facility, 
requiring approximately 15 truck trips. No new structures are proposed as part of this application 
(see Exhibit 2). An 11-foot high berm surrounds the tank; an area 24-feet wide (12,500 cubic 
feet) will be cut through the berm to allow diesel trucks to access the tank site. This cut material 
will remain stockpiled onsite and used for future construction projects at the HBPP.  The area 
within the berm will be backfilled to existing grade, post-tank demolition. 
 
PG&E proposes to remove approximately 200-400 cubic yards of contaminated soil from an area 
adjacent to the tank; the final amount will be determined by the depth of soil at which levels 
above North Coast Regional Water Quality Control Board (NCRWQCB) contamination 
objective standards are reached. Removal of the impacted soil is expected to require 10-20 truck 
trips, with each truck carrying about 20 cubic yards. Further soil and groundwater analysis will 
be conducted beneath the tank once the structure is removed; additional soil may need to be 
removed and transported offsite, per the requirements of the NCRWQCB. Contaminated soils 
will be taken to either the Anderson Solid Waste Landfill (160 miles from the HBPP) or the 
Redwood Landfill in Novato (240 miles). 
 
The project also includes constructing a 24-foot wide temporary construction access roadway 
extending northwest from the tank site (through the berm cut) to King Salmon Avenue, 
traversing an undeveloped portion of the site containing Coastal Commission-delineated 
wetlands (see Exhibit 3).  The temporary road would remain unimproved (no gravel or other road 
base is proposed, equipment will drive over mowed grass), except for an approximate 50-foot 
long, 24-foot wide paved encroachment onto King Salmon Avenue that would minimize tracking 
of soil onto adjacent roadways. Silt barrier fencing would be installed on either side of the access 
road, as well as absorbent fiber roll in the middle section, to prevent erosion impacts in 
surrounding riparian areas.   
 
Construction of the temporary access road and removal of the tank and appurtenances would be 
conducted during dry weather conditions in summer months only. The roadway would be 
maintained until project activities and soil remediation are completed, at which time the 
grassland area in the roadway would be restored to pre-project conditions.  Wetland mitigation 
would begin as soon as possible upon approval of this permit. 
 
Humboldt County has determined that the proposed project is categorically exempt from CEQA 
requirements, pursuant to Section 15302(c) of the CEQA Guidelines.  The County also 
determined the proposal meets applicable zoning requirements and needs no local permits other 
than building permits. 
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4.2 Coastal Commission Jurisdiction and Standard of Review  
 
The proposed project is within the Commission’s retained jurisdiction.  The standard of review is 
whether the project complies with the policies of Chapter 3 of the Coastal Act.   
 
4.3 Conformity to Applicable Coastal Act Policies 
 
4.3.1 Wetland Protection 
 
Coastal Act Section 30231 states: 
 

The biological productivity and the quality of coastal waters, streams, wetlands, 
estuaries, and lakes appropriate to maintain optimum populations of marine organisms 
and for the protection of human health shall be maintained and, where feasible, restored 
through, among other means, minimizing adverse effects of waste water discharges and 
entrainment, controlling runoff, preventing depletion of ground water supplies and 
substantial interference with surface waterflow, encouraging waste water reclamation, 
maintaining natural vegetation buffer areas that protect riparian habitats, and 
minimizing alteration of natural streams. 

 
Development associated with the proposed project would occur in and adjacent to wetlands on 
the power plant site (see Exhibit 3).  The HBPP site includes a wide variety of wetland types, 
from areas of relatively high quality riparian marsh and salt marsh to lower quality grasslands 
with wetland characteristics.  Although the site is occupied by an active power plant and 
associated infrastructure, its location on the shoreline of Humboldt Bay results in some of these 
areas having relatively high levels of wildlife and shorebird use. 
 
The tank removal project would directly impact about 0.31 acres of Coastal Commission-
delineated wetlands, consisting of approximately 0.28 acres of grassland and 0.03 acres of 
riparian wetlands.  The table below shows the approximate acreage for impact and mitigation 
areas for each type of wetland: 
 

CCC Wetland 
Type: 

Direct Impact 
(acres): 

MIT-A (3.1:1 
ratio) acres: 

MIT-B (1.2:1 
ratio) acres: 

Grassland 0.279   
• Permanently 

Impacted 
0.035 0.109  

• Temporarily 
Impacted 

0.244  0.293 

Riparian wetlands 0.031   
• Permanently 

Impacted 
0.031 0.096  

Total Impacted: 0.31    
  0.205 0.293 
Total Mitigated:  0.50 
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PG&E considered the feasibility of alternative access routes that would use existing paved areas 
and avoid wetland areas.  None of these other routes, however, would allow the diesel 
construction trucks to enter and exit safely from the bermed tank area. The current HBPP road to 
the tank area is as narrow as 10 feet wide in places and cannot accommodate larger construction 
equipment. Furthermore, the HBPP roads are currently used by diesel trucks delivering fuel to 
the plant, which would make passing of large trucks dangerous.  In addition, the existing paved 
access road to the bermed area is not large enough to safely allow trucks to turn around and exit 
during tank removal and soil remediation activities.  Current activities at the HBPP limit the 
remaining access road alternatives to the open space west of the tank area.  Relatively high 
quality riparian marsh wetlands lie throughout the southwest portion of the HBPP site and the 
recently permitted Independent Spent Fuel Storage Installation (ISFSI) area, which has restricted 
access, is situated to the northwest of the tank. As the only remaining feasible option, the 
proposed temporary access road uses what is likely to be the least environmentally sensitive 
available open area to access the tank site.   
 
Although the proposed roadway is located in and adjacent to wetlands, most of the wetlands are 
grassland (as shown above) and low quality.  PG&E believes the access corridor is an extension 
of an abandoned farm road that predates the power plant. Prior use compacted the soil, which led 
to the formation of wetland characteristics caused by an accumulation of sheet flow; in addition, 
much of the route is underlain by compacted gravel fill elevating it slightly above adjacent 
wetlands (road base may have been installed previously). Commission staff assigned the 
grassland areas as wetlands due to the presence of facultative plants1, which allowed the areas to 
meet the vegetation parameter (a small area of hydric soils were also recently found in an 
easternmost portion of the proposed access road as it nears the fuel oil tank berm).  While the 
grassland areas are wetlands pursuant to the Commission’s definition due to the presence of 
wetland vegetation, they provide relatively limited wetland habitat or water quality functions. No 
federal or state-listed species occur within the project site; however, Northern red-legged frogs, a 
state-listed Species of Concern, and other amphibians, reptiles and small mammals are known to 
inhabit the wetland areas. 
 
There exist open areas of freshwater marsh to the north and south of the access road and tank 
removal site, as depicted in Exhibit 3, which provide relatively high quality wetland habitat used 
by numerous shorebirds and other wildlife.  The proposed deconstruction activity at the tank 
removal site would occur away from existing freshwater marsh. However, development of the 
access road would require loss of 0.031 acres of riparian wetland habitat as PG&E proposes to 
remove four trees of native willow and red alder species along with minor brush clearing within 
the intended access roadway. These trees provide habitat for songbirds and potential perch sites 
for foraging raptors such as sharp-shinned hawk and Cooper’s hawk.  
 
PG&E has included in the proposed project several measures to compensate for the potential 
adverse effects of project activities on the wetland areas, as described in the April 2008 Buhne 
Point Wetlands Preserve Mitigation and Monitoring Plan for LFO Tank Removal Project 
(Wetland Plan). In this project-specific Wetland Plan, PG&E proposes to restore two adjacent 

                                                 
1 Facultative plants are equally likely to occur in wetland or non-wetland areas.  Fur purposes of wetland 
designation, facultative plants are considered indicators of wetland characteristics.  
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wetland areas totaling 0.50 acres on the southeast side of the power plant site (see Exhibit 4) next 
to the wetland areas proposed for mitigation under the HBPP Repowering project.  These 
additional areas are identified as MIT-A and MIT-B in the Wetland Plan and consist largely of 
degraded wetlands supporting primarily non-native facultative grasses, compacted (hydric) soils 
and fill from a former access road.  However, the conditions are such that the two areas have a 
strong potential to be restored as they are located adjacent to existing, higher quality salt marsh 
and riparian wetlands.   

 
With MIT-A, PG&E intends to compensate for permanent impacts to 0.035 acres of grassland 
from removal of the earthen berm and 0.031 acres of riparian wetlands from removal of trees 
along the proposed access road (0.066 acres total) by restoring approximately 0.20 acres of 
degraded grassland at a ratio of 3.1:1.  The mitigation efforts in MIT-A will consist of removing 
exotics and planting riparian trees (willows) and shrubs as well as scarifying an abandoned road 
bed marked by fill and compacted soil.  MIT-B will offset 0.244 acres of temporarily impacted 
wetlands located in the proposed access roadway by enhancing 0.29 acres of grassland at a ratio 
of 1.2:1.  No planting is proposed in MIT-B, although exotic plants will be removed through 
selective weed control and disturbance to the landscape (i.e. mowing or driving) will not be 
permitted in this area to allow native, hydrophytic species to recolonize naturally from the 
adjacent riparian areas.  
 
PG&E has included in its Wetland Plan mitigation goals, objectives, and performance criteria, as 
well as a list of acceptable plants to be used at the mitigation sites, an implementation schedule, 
and provisions for monitoring.  Special Condition 1 requires PG&E to revise this Wetland Plan 
to provide more specific target vegetation coverage and wildlife usage metrics, as well as detail 
the proposed survey techniques used to determine these metrics, based upon statistical analysis. 
PG&E has agreed to complete wetland enhancement activities at the mitigation sites no later than 
October 31, 2009 and provide final mitigation site design plans by December 31, 2009. PG&E 
will submit annual monitoring reports in December of each year beginning in 2008, culminating 
in a final monitoring report no sooner than 3 years after the end of all remediation activities. If 
the Executive Director of the Coastal Commission concludes that after 5 years the mitigation 
project has been unsuccessful, in part or in whole, based on the approved performance standards, 
PG&E will submit within 90 days of the Executive Director’s determination in the form of an 
amendment to this permit a revised mitigation (remediation) plan to compensate for those 
portions of the original mitigation which did not meet the approved performance standards.  
 
Special Condition 2 requires PG&E to submit to the Executive Director a deed restriction to 
ensure that development in or adjacent to the identified mitigation sites does not diminish the 
sites’ wetland functions and values.  
 
Successful completion of this proposed mitigation would result in higher overall wetland 
functions and values than those that would be lost due to the project.  As stated, the bulk of the 
proposed project’s impacts, as well as the proposed mitigation efforts, occur within low quality 
single-parameter wetlands.  Because the mitigation areas MIT-A and MIT-B will be sited 
adjacent to one another and existing riparian and salt marsh habitat, as well as the proposed 
mitigation areas for the HBPP Repowering project, they may create a much larger net benefit 
than the acreage would if separated.  
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For the reasons described above, the Commission finds that the project, as conditioned, is 
consistent with Coastal Act Section 30231. 
 
 
4.3.2 Spill Prevention and Response 
 
Coastal Act Section 30232 states: 
 

Protection against the spillage of crude oil, gas, petroleum products, or hazardous 
substances shall be provided in relation to any development or transportation of such 
materials.  Effective containment and cleanup facilities and procedures shall be provided 
for accidental spills that do occur. 

 
Removing the tank could result in a release of residual fuel oil. While the tank area is bermed to 
prevent spillage out to coastal waters, groundwater could be impacted. Temporary use of motor 
vehicles and equipment during construction activities also increases the risk of oil spills in or 
adjacent to wetlands and potentially coastal waters (via the wetland watershed).  Coastal Act 
Section 30232 requires an applicant to undertake measures to prevent an oil spill and to clean up 
spills should they occur.   
 
The fuel oil tank previously stored No. 6 fuel oil (also known as Bunker C or Residual), a heavy 
residual oil that has low concentrations of lighter fraction hydrocarbons.  The residual oil left in 
the tank is likely to occur in both liquid and solid forms.  PG&E proposes to remove the liquid 
fuel oil by pumping directly into 7,000 gallon tanker (diesel) trucks and transporting the oil 
offsite to a certified recycling facility.  The contractor will physically remove solid residual with 
either hand tools or excavating equipment, depending on the amount present, and transfer it to 
20-yard rolling bins to be transported offsite to a certified recycling facility.    
 
The tank is located in a bermed area that is designed to contain 65,000 barrels of fuel oil, the 
entire amount that could be stored in the tank.  However, PG&E expects the current quantity left 
in the tank at less than 1,500 barrels.  Because the original berm will be compromised with a 24-
foot wide cut to allow entry and exit of construction equipment, PG&E has agreed to maintain 
appropriate spill response equipment onsite (i.e. sorbent waddles as well as machinery capable of 
filling in the gap in the earthen berm) during removal of residual liquids to contain any spills that 
may occur. In addition, the two closed-valve drains within the berm will be secured and 
protected with impenetrable barriers to prevent any release down the site drainages during the 
tank removal.  PG&E also maintains a supply of oil spill cleanup items, including absorbent 
booms, pads and other absorbing material, at the main power plant, which are immediately 
available if needed.  Emergency spill response training will be provided on-site for project 
personnel as well as daily briefings on safety and environmental protection related to the 
activities for the day. As a protective measure in the event of a large spill, PG&E has also agreed 
to employ a third party oil spill response contractor who will keep sufficient oil spill response 
equipment on-site capable of containing and cleaning-up the largest reasonable worst case spill 
of the tank’s entire contents of 1500 barrels.  Prior to tank removal commencement, PG&E will 
submit the contract information for the oil spill response contractor, as well as a list of the spill 
response equipment to be maintained on-site and a copy of the Oil Spill Response Plan to be 
used by the contractor. 
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Approximately 15 truck trips will be necessary to transport construction equipment and tank 
removal materials to and from the tank removal site along the access road. An additional 10 to 20 
truck trips will be necessary to remove the identified 200-400 cubic yards of contaminated soil 
within the tank area and several more trips may be necessary following tank removal, depending 
on the results of the future soil analysis beneath the tank. As mentioned above, the proposed 
access road transects Coastal Commission-delineated wetlands and therefore use of the road by 
diesel trucks poses a risk of spill to the surrounding wetlands and watershed, potentially 
extending to local coastal waters. 
 
PG&E has committed to implement project-specific oil spill prevention and contingency 
measures as well as adhere to the Spill Prevention and Contingency Plan (SPCP) already in place 
at the HBPP.  These include several Best Management Practices (BMPs) to avoid and minimize 
the potential for spills on the HBPP site and in nearby wetlands, including installing fiber rolls in 
riparian areas alongside the temporary access road to absorb oil and keep eroded soil out of the 
wetlands, maintaining an environmental boundary fence (silt fence) to direct vehicles along the 
access road and away from wetlands or other sensitive areas, and placing other spill response 
equipment where the greatest risk of release exists (i.e. drains in bermed area).   
 
With implementation of the measures discussed above, the Commission finds that the project 
will provide adequate protection against spills and effective containment and clean-up equipment 
and procedures if a spill occurs.  The Commission therefore finds the project is consistent with 
Section 30232 of the Coastal Act. 
 
 
4.3.3 Public Access 
 
Coastal Act Section 30211 states: 
 

Development shall not interfere with the public's right of access to the sea where 
acquired through use or legislative authorization, including, but not limited to, the use of 
dry sand and rocky coastal beaches to the first line of terrestrial vegetation. 

 
Coastal Act Section 30212(a) states:   
 

Public access from the nearest public roadway to the shoreline and along the coast shall 
be provided in new development projects except where (1) it is inconsistent with public 
safety, military security needs, or the protection of fragile coastal resources, (2) adequate 
access exists nearby, or (3) agriculture would be adversely affected.  Dedicated 
accessway shall not be required to be opened to public use until a public agency or 
private association agrees to accept responsibility for maintenance and liability of the 
accessway. 

 
Coastal Act provisions require generally that development not limit public access to the shoreline 
and that projects located between the first public road and the sea in most cases provide public 
access. 
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The project site is entirely within the existing power plant complex, which is subject to a number 
of public access restrictions, including the high security requirements associated with the shut-
down but not yet decommissioned nuclear power plant and waste storage facility.  There is an 
existing public access trail along the Humboldt Bay shoreline (outside the HBPP boundary) 
which PG&E recently improved and protected via a deed restriction to ensure long-term public 
access of the shoreline.  Aside from transport of materials, the project will be contained 
completely within the HBPP site and will not affect the public’s use or enjoyment of this 
shoreline trail.  Future intended use of the tank area, including materials storage and equipment 
lay-down, parking and office modulars, would not create additional impact to public access.  The 
project’s main potential for affecting public access would be due to the 25-35 total additional 
round trips by truck (including 15 for transport of construction equipment and tank materials and 
10-20 to remove the contaminated soil) to and from the power plant along King Salmon Avenue; 
however, these additional trips would be spread out over several weeks.  Therefore, due to the 
relatively minor number of vehicle trips per day and the project’s location within a restricted 
area, the project will not interfere with the public’s access to the shoreline. 
 
The Commission thus finds the project will not adversely affect public access to and along the 
coast and is consistent with Sections 30211 and 30212(a) of the Coastal Act. 
 
 
4.3.4 Air Quality 
 
Coastal Act Section 30253(3) states: 
 

New development shall be consistent with requirements imposed by an air pollution 
control district or the State Air Resources Control Board as to each particular 
development. 

 
The proposed project will require approximately two months of site activity to be scheduled 
during summer months. During that time, project equipment (excavator, loader and two trucks) 
will be in operation 8 hours a day, 5 days per week.  Short-term air emissions from project 
equipment are expected to be below adopted air quality significance thresholds for demolition 
projects2.  Because the project will only include temporary construction activities, PG&E is not 
required to obtain any air permits. The Commission finds the project is consistent with Section 
30253(3) of the Coastal Act. 
 

 
2 Air quality significance thresholds have been adopted from the South Coast Air Quality Management District 
(SCAQMD) since the North Coast Unified Air Quality Management District (NCUAQMD) has not adopted 
thresholds of significance.  Short-term air emissions are expected to total 0.8 tons of NOx, 0.001 tons of SOx, 0.6 
tons of CO, 0.08 tons of Volatile Organic Compounds (VOCs), 0.03 tons of PM10 and 0.18 tons of PM2.5. 
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5.0 CALIFORNIA ENVIRONMENTAL QUALITY ACT 
 
Section 13096 of the Commission’s administrative regulations requires Commission approval of 
CDP applications to be supported by a finding showing the application, as modified by any 
conditions of approval, to be consistent with any applicable requirements of the California 
Environmental Quality Act (CEQA).  Section 21080.5(d)(2)(A) of the CEQA prohibits approval 
of a proposed development if there are feasible alternatives or feasible mitigation measures 
available that would substantially lessen any significant impacts that the activity may have on the 
environment.  Mitigation measures that will minimize or avoid all significant adverse 
environmental impacts have been required.  As conditioned, there are no feasible alternatives or 
feasible mitigation measures available, beyond those required, which would substantially lessen 
any significant adverse impact that the activity would have on the environment.  Therefore, the 
Commission finds that the proposed project, as conditioned to mitigate the identified impacts, 
can be found consistent with the requirements of the Coastal Act and to conform to CEQA. 
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Exhibit 1 
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Exhibit 2 
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Exhibit 3 
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Exhibit 4 
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