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From: Peter Douglas, Executive Director
Robert S. Merrill, North Coast District Manager

Date: December 22, 2009

Subject: HUMBOLDT COUNTY LOCAL COASTAL PROGRAM AMENDMENT
REQUEST NO. HUM-MAJ-01-08 (SAMOA):

The County of Humboldt requests that the Commission review and certify LCP
Amendment No. HUM-MAJ-01-08. The amendment includes Land Use Plan and
Implementation Program components, including map changes that, if certified, will
redesignate and rezone much of the approximately 138-acre site from General
Industrial to a variety of other uses, including single and multi-family residential,
business park, commercial general , commercial recreation, public facilities, and natural
resources. The proposed amendment includes provisions that would establish an
advisory design review committee to evaluate development proposals within Samoa, in
recognition of the need to protect the unique character of the historic timber company
town, and text additions to the Humboldt Bay Area Plan that would limit some land
divisions that would increase development vulnerable to tsunami inundation.

Scheduled for Public Hearing and Commission Action at the California Coastal
Commission’s meeting on Friday, January 15, 2010 at the City Council Chambers,
200 Main Street, Huntington Beach, California.

Local Coastal Program (LCP) Amendment Request No. HUM-MAJ-01-08:

The lands subject to the LCP Amendment request submitted by the County of Humboldt
comprise approximately 138 acres of land located on the north spit of the Samoa
Peninsula, which runs south of Arcata and North of Eureka, and lies between the Pacific
Ocean and Humboldt Bay (area map Exhibit 1). The proposed LCP amendment would
also modify tsunami hazard policies that apply to all coastal lands within the area of the
Humboldt Bay Area Plan if located in areas subject to potential tsunami inundation.

STAFF RECOMMENDATION:  Staff recommends that, following a public hearing,
the Commission deny certification of the proposed LUP and IP components of the
amendment as submitted, and then approve certification if modified in accordance
with the suggested modifications described in this staff report.

MOTIONS & RESOLUTIONS: The motions and resolutions drafted in accordance
with the staff recommendation commence on Page 15 of this staff report.
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TIMING OF SUBMITTAL AND DEADLINE TO ACT:  The subject Local Coastal
Program Land Use Plan (LUP) and Implementation Program (IP) Amendment Request
No. HUM-MAJ-01-08 was submitted by the County of Humboldt on April 23, 2008 and
was determined by the Executive Director to be incomplete for filing on May 6, 2008.
Subsequently, the County staff provided substantial additional information in response
to the requests of Commission staff, and the Humboldt County Board of Supervisors
made certain changes to the land use plan and implementation plan components, and
finalized the previously advisory resolutions and ordinances on October 27, 2009. The
revised LCP amendment reflecting the Board’s further action was submitted in part by
the County on December 11, 2009. The County submitted additional components of the
amendment on December 15, 2009. On December 16, 2009 the Executive Director
determined that the County’s revised amendment submittal was in proper order and
legally adequate to comply with the submittal requirements of Coastal Act Section
30510(b) to Coastal Act Section 30512. Pursuant to California Code of Regulations
Section 13522, the Commission must take action on an amendment of the Land Use
Plan component of a certified LCP within 90 days of a complete submittal. In this case,
the 90" day is March 16, 2010. The Commission must therefore act on LCP
Amendment Request HUM-MAJ-01-08 before the end of the Commission’s March 2010
hearing (presently scheduled March 10-12, 2010) unless the Commission grants an
extension of time for further review.

STAFF NOTE: Addendum

This staff report does not contain the complete findings for approval of the LCP
amendment. Staff was unable to complete the findings prior to the mailing of the staff
report. However, the County has identified the Commission’s review of the County’s
LCP amendment as an urgent matter and therefore, rather than delay scheduling this
item in order to complete the findings, and due to the constrained holiday mailing
schedule, staff will present the remaining portion of the recommended findings for
approval of the project as part of the addendum prior to the Commission meeting. The
summary of the staff recommendation in this report reflects the basis for certification
with suggested modifications contained in the existing findings in this staff report and
the findings that will be included in the addendum.

I PROCEDURAL ISSUES

A. CONTENTS of AMENDMENT

The County of Humboldt (“County”) proposes to amend the County’s certified Local
Coastal Program (LCP) (the amendment includes proposed changes to both the Land
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Use Plan (LUP) (known locally as the Humboldt Bay Area Plan) and the Implementation
Plan (IP) (known locally as the Humboldt County Coastal Zoning Regulations) to
undertake the following changes:

1. Amend the Land Use Plan to add the following as Urban Land Use Designations:
Business Park (MB), and Natural Resources (NR); and

2. Amend the Land Use Plan (Humboldt Bay Area Plan) to generally re-designate
the affected lands as shown on the Samoa Town Master Plan Land Use Plan Map; and

3. Amend the Land Use Plan (Humboldt Bay Area Plan) to include the Samoa Town
Master Plan area within the urban portion of the Urban Limit Line; and

4, Amend the Land Use Plan (Humboldt Bay Area Plan) to add policies that would
impose certain restrictions on subdivisions or development projects which could result in
three or more additional dwelling units within an area subject to potential tsunami run-up
conditions;

5. Amend the Implementation Plan (Humboldt County Coastal Zoning Regulations)
to re-zone the affected lands as shown on the Samoa Town Master Plan map,
establishing zoning through the map (general, not lot-line-specific) adoption method as
the subject lands have not been surveyed for subdivision at this time, to include areas
zoned for Residential Single Family (RS), Residential Multi-Family (RM), Commercial
General (CG), Commercial Recreation (CR), Natural Resources (NR), Public
Recreation (PR), and Public Facilities (PF). Various “combining zones” (which function
similarly to zoning district overlays) are also proposed. As proposed by the County, the
specific new lot line boundaries would not be determined by the adoption and
certification of the map, but would be identified by future subdivision;

6. Amend the Implementation Plan (Humboldt County Coastal Zoning Regulations)
to establish a Samoa Design Review Committee and to add standards for protection of
existing structures (referred to by the County as “Old Town Samoa”) and to add “Design
Guidelines” for Old Town Samoa and for new development (referred to by the County
as “Samoa New Town”) portions of the STMP.

B. SUMMARY

Location and resources

Humboldt County’s LCP Amendment Request No. HUM-MAJ-01-08 primarily includes
land use and zoning changes proposed for approximately 138 acres along the narrow
north spit of the Samoa Peninsula, situated between the cities of Eureka and Arcata,
Humboldt Bay and the Pacific Ocean, in unincorporated Humboldt County (Exhibit 1).
The site is an industrial brownfield subject to Regional Water Quality Control Board
regulation of cleanup requirements. The site also contains numerous wetland and other
sensitive habitat areas, and direct access from the subject site to the beaches and
dunes west of New Navy Base Road. The historic timber mill company town is largely
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intact, and may be the last of its kind in the United States. The location and the
substantial dedication of the lands to non-Coastal Act priority land uses raises concern
about providing adequate public coastal access and low-cost visitor accommodation
facilities as the proposed plans for buildout of the site are implemented.

Attachment 1, Sheet A, submitted by Samoa Pacific Group LLC, contains an aerial
photograph of the subject site, and for those with internet access: the California Coastal
Records Project contains a collection of aerial photographs of the coast, and aerial
views of the Samoa area can be accessed directly via this link:
http://www.californiacoastline.org/cqi-
bin/image.cqgi?image=200901329&mode=sequential&flags=0&year=2009

Map Change method replaces conceptual “Master Plan”

The amendment has been described as the “Samoa Town Master Plan” and in the
simplest terms calls for the re-designation and similar rezoning of approximately 138
acres of lands — most designated General Industrial presently (a relict of the site’s
history as an industrial timber processing center/company town) — to a mixture of land
uses focused mainly on Business Park, Single Family Residential, Multi-Unit
Residential, and some General Commercial, and Commercial Recreation.

The amendment is not, however, a Specific Plan, and the term “master plan” applied to
this amendment means only that the County and the landowner/developer have
identified a conceptual option for how the future master subdivision and development
might look — if information can be submitted at some point in the future, which supports
the approvability of the patterns and intensities shown in the LUP and Coastal Zoning
maps submitted with the LCP amendment. The subject LCP amendment revised by
the County October 27, 2009 and submitted December 15, 2009 (shown in Exhibit 2) is
more accurately characterized as a map change amendment than as a master plan
amendment.

Staff determined during the course of review of the County’s amendment submittal that
most of the specific features shown on the pertinent maps containing the phrase
“master plan” in the map title were somewhat illusory because, as the County and the
landowner/developer verified upon the request of Commission staff, the development
plan shown on the “master plan” maps* was not actually being proposed and was not

'Humboldt County’s previous LUP and zoning maps, which were submitted by
Humboldt County on April 23, 2008 as part of the County’s initial LCP amendment
certification request for HUM-MAJ-01-08 included individual lot layouts and detailed
planning and development features. The former maps, since replaced by the Board of
Supervisors on October 27, 2009, are contained in Exhibit 3 (colored version on
website). The new LUP and zoning maps approved by the Board of Supervisors on
October 27, 2009 and submitted on December 15, 2009 as part of the County’s revised
LCP amendment submittal are contained in Exhibit 2 (colored versions of the subject
maps are available on the Commission’s website). Attachment 1 contains a set of
colored maps submitted directly by Samoa Pacific Group LLC and Sheet F contains
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accompanied by development standards that would bind the review of future coastal
development permits necessary to implement any master subdivision and other
development of the site in the future. The County staff further explained that the
development patterns and specific development features shown on the “master plan”
land use and zoning maps submitted for Commission certification review were only
meant to be a conceptual illustration of one way that development might be proposed
and arranged in the future master subdivision and development of the Samoa lands.

79 potential small lots with Unconditional Certificates of Compliance disclosed

This clarification was received just as other new information was received by staff
concerning the possible existence of a large number of small, substandard lots within
and near the lands subject to HUM-MAJ-01-08 that had not been previously identified.
The records submitted by the County previously had referred to the subject Samoa
lands as being comprised of large parcels that were a relict of the lands being held in
the ownership of one corporation at a time for over a hundred years (Vance, to
Hammond Lumber, to Georgia Pacific, to Louisiana Pacific, to Simpson
Timber/Simpson Samoa, and finally to Samoa Pacific Group LLC, the current owner).
In light of the implications for the Commission’s review of HUM-MAJ-01-08, staff
requested that the County verify the extent of legal lots that would be subject to the
proposed LCP amendment.

Specifically, Commission staff requested that the County verify that the assessor parcel
numbers and map page copies that had been used to visually and textually describe the
subject properties in the LCP amendment submittal were in fact the same as the
location and limits of all legal lots comprising the lands subject to the pending LCP
amendment. The information was essential to the determination that the LCP
amendment request contained a legally complete and adequate project description of
the land and intensity of uses the proposed LCP amendment would affect. Without
knowing the number, location, configuration and size of lots in relation to the coastal
resources existing within the Samoa lands proposed for redesignation and rezoning, the
Commission staff could not ascertain what effect the Commission’s certification of the
proposed LUP and zoning maps might have on land use. Thus, clarification was
necessary.

The County staff and the landowner/developer responded on August 4, 2009 and in
various responses provided to staff, acknowledged that as is generally known, assessor
parcels do not necessarily represent legal parcels. The County staff indicated that the
County issued Unconditional Certificates of Compliance for 79 “historic” Samoa lots on
December 5, 2000 (Exhibit 15), however the County did not explain the basis for their

another illustrative “Proposed Master Plan SAMOA TOWN MASTER PLAN” which
differs from the version replaced by the County and is not part of HUM-MAJ-01-08. This
map, like the other maps purporting to show a “master plan” for the Samoa lands, has
not been submitted for certification or for coastal development permit approval for a
master subdivision of the Samoa lands.
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issuance. The lots were originally shown on a map created in 1892 that proposed the
division of the Samoa site into about 2,000 very small lots. At the time, the developer
and investors envisioned developing a beach resort at “Samoa.”

The surveyor/planner representing the landowner/developer stated that the certificate
lots were not created by the map, which did not meet the standards for subdivisions set
forth in the Subdivision Map Act. The subsequent transfer of the lots established
legality according to his analysis. As the surveyor in 2000 of the lots subject to the
unconditional certificates of compliance, he indicated that he had prepared the requests
for certificates of compliance for the 79 lots based on documents provided by Simpson
Samoa before the company publicly auctioned the lands that comprise part of the
subject LCP (the auction was held December 13, 2000 according to published
accounts). Samoa Pacific Group LLC (the present owner/developer) was the winning
bidder at the auction, though the sale was not finalized until approval, due diligence and
escrow transactions were completed in 2001. The surveyor/planner was able to provide
substantial information to Commission staff due to continued work on the subject
project; however, it seemed apparent that despite his efforts, the lot legality questions
could not be resolved without extensive additional investigation of historic records.

Options for resolution

The staff met with the County representatives and the landowner/developer on August
11, 2009 to discuss this concern, among others. Commission staff suggested that the
County consider revising the LUP and Coastal Zoning maps to delete conceptual
information on the maps that was unaccompanied by an environmental analysis of the
intensity of uses the LCP amendment could affect. Among other things, the
Commission staff also suggested that the landowner/developer and the County consider
the option of a requirement that all lots be merged into one undivided lot upon
certification of the pending LCP amendment, and then subsequently divided in
accordance with an approved master subdivision and coastal development permit. The
County and the landowner/developer agreed to the first suggestion but needed time to
evaluate the implications of the second suggestion.

The staff also offered to schedule for a September Commission hearing the “Phase I”
portion of the LCP amendment --the cleanup and restoration of the existing structures in
old town Samoa. The landowner/developer had previously described this as “job one”
leading staff to suggest that facilitating this portion of the proposal would provide the
landowner/developer with some schedule relief while the other problems with the LCP
amendment submittal were resolved.

The County was willing to go forward with the review of the Phase | portion of the LCP
amendment first. Samoa Pacific Group LLC rejected the option, however, stating that
the investors wanted to secure all approvals at the same time. A September
Commission hearing on a portion of the amendment was therefore not scheduled.
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Four basic problems emerge

By the end of August, 2009 four basic problems presented by the structure of the
County’s LCP amendment submittal became clear:

1). The proposed “master plan” wasn't actually proposed in a manner that could be
legally certified by the Commission. The proposal was only conceptual and appeared to
be in a state of flux as to the specifics.

2). The proposed LCP amendment request did not adequately describe the number,
size, and configuration of lots and intensity of uses it would affect. The 79 certificate
lots acknowledged by the County in 2000 were not settled as to lot legality and the
development expectations that the LCP amendment might create for these lots had not
been disclosed or analyzed.

3). The proposed LCP amendment lacked text policies and provisions to implement
it. Without such policies and provisions, the illustrative nature of the proposed Samoa
LUP and Coastal Zoning maps is insufficient. The County staff had previously asserted
that the County’s Master Environmental Impact Report (MEIR) adequately serves this
function. However, the MEIR has not been submitted for certification as an amendment
of the LCP, which would be necessary for the document to become part of the legal
standard of review for future development subject to the LCP, nor is the MEIR prepared
in a manner suitable for this purpose. When the County eventually reviews a coastal
development permit for the extensive master subdivision and redevelopment that will be
required to move the conceptual plans forward, the LCP will not contain policies and
provisions sufficient to ensure that the master plan is consistent with Chapter 3 of the
Coastal Act. For example, there is no specific provision to require public coastal
access amenities to connect the access tunnel under New Navy Base Road with the
beach and dunes and the other coastal access, recreation, and visitor-serving
accommodations of the Samoa site. Nor is there any specific requirement within the
pending LCP amendment that presents any particular requirements for the provision of
these features.

4). As the cleanup requirements necessary to satisfy the requirements of the
Regional Water Quality Control Board (and the associated cost) became clearer, the
guestion of how to ensure adequate and timely brownfield remediation throughout the
site became more pressing as an amendment review concern.

The solution proposed by the suggested modifications
To address the emerging combination of problems (without rejecting the submittal and
sending it back to the County as part of the filing review of HUM-MAJ-01-08), the

Commission staff developed a solution that is contained in the suggested modifications
set forth in this staff report.
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First, it was decided that the County would revise the proposed LUP and zoning maps.
The County agreed to strip the “master plan” components that were advisory or
conceptual only from the County’s proposed LUP and zoning maps for the Samoa
lands. That change was captured in the Board of Supervisors action on October 27,
2009, which revised the amendment package for HUM-MAJ-01-08 (the County
submitted the revised amendment on December 15, 2009).

The County staff did not include a provision in the Board'’s revision to address the
legality of lots affected by the proposed amendment. The County staff and the
landowner/developer did not want to make “substantive revisions” to the amendment,
fearing this might result in delay, but indicated that they would support a staff-drafted
modification that called for the merger and subsequent subdivision of all lands within the
area subject to the Samoa LCP amendment. The lands would be merged to create a
single undivided lot, and that lot would subsequently be divided into the lots authorized
by a master subdivision and coastal development permit.

Subsequently the County staff, in a meeting on November 17, 2009, suggested that
perhaps the merger modification would be unnecessary because at the time a
subdivision is implemented, merger of all lands subject to the subdivision is required by
the provisions of the Subdivision Map Act. The problem with that approach, however,
is that if the Commission certifies HUM-MAJ-01-08 without the suggested modification
previously agreed to by the landowner/developer requiring a merger of all property into
a single legal parcel followed by a subsequent subdivision of all such property as
authorized by a coastal development permit for a master subdivision of the entire site,
the potential would remain for the landowner/developer to seek approval of an intensity
or location of development and uses not supported by the size, legality, and
configuration of the lots subject to the LCP amendment or the existence and location of
coastal resources on those lots.

Conclusion

For these reasons, staff determined that the most feasible solution is to develop
suggested modifications that define a Samoa Town Master Plan Land Use Plan
Designation Overlay (abbreviated as: STMP-LUP) and an accompanying Samoa Town
Master Plan Special Area Combining Zone (abbreviated as: STMP) within the Coastal
Zoning Regulations, and prepare numbered policies and zoning provisions to ensure
that development of the Samoa lands is undertaken in a comprehensively planned
manner, consistent with the resource protection policies of the Coastal Act.

Brownfield issues

Preliminary review of the LCP Amendment submittal (submitted April 23, 2008)
indicated that the although the site was a brownfield, there was no evidence that the
hazardous wastes present at the site had been adequately characterized (defined as a
conclusive determination -- made through prescribed field testing and laboratory
sampling --of the kinds and extent of contamination present, including the horizontal and
vertical extent of such contamination in soil and water — particularly groundwater).
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The Regional Water Quality Control Board (RWQCB) confirmed in September 2008 that
the site was not adequately characterized, and that the landowner/developer had been
so notified approximately one year previously. The landowner/developer and the County
were notified that development facilitated by the LCP amendment could not be
authorized until the site was fully characterized to the satisfaction of the RWQCB and
until remedial action plans for cleanup of contaminated areas of the site found during
characterization were approved by the RWQCB.

The landowner/developer thereafter resumed efforts to complete the site
characterization through a program of soil and groundwater sampling at the Samoa
lands, and interpretation of the resultant laboratory report. The site characterization
was mostly completed by the end of summer of 2009, as well as the majority of the work
necessary to secure RWQCB approval of the remedial action plans for the three most
contaminated locations at the site.

The RWQCB provided certain clarifications of some of its requirements concerning the
site remediation in a letter to the Commission staff on November 10, 2009 (Exhibit 12),
and continued the process of finalizing other requirements (such as the final review of
the contents of pending deed restrictions) at that time. The RWQCB determined that
three areas of the lands subject to the LCP amendment would require active cleanup
due to the high levels of certain contaminants detected during site characterization. The
RWQCB also determined eight areas of the subject Samoa lands qualified for
“Institutional controls” which consist of deed restrictions that call for further analysis in
the future, and potentially additional soil and water cleanup, before development of the
deed-restricted areas would be allowed to proceed. What these future requirements
might entail is presently unknown; however the RWQCB staff has indicated that
migration of the contaminants to other presently unaffected areas of the site, including
the further movement of contaminated groundwater, has a low probability of occurring.

The landowner/developer has not initiated cleanup activities of the three areas of the
site (the abandoned Lorenzo Shell gas station, the past and present locations of
structures that discharged lead-based paint into the surrounding soils, and an area
referred to as the “soccer fields”) with approved remedial plans, and must secure
coastal development permits for the work from Humboldt County. The question of how
to ensure that plans to finalize all of the cleanup requirements that may be necessary
are prepared by the landowner/applicant, approved by the RWQCB, and implemented
before master subdivision and other development of the subject lands has not been fully
addressed by the County in the subject LCP amendment, and thus remains to be
resolved in the suggested modifications.

Suggested Modifications to Ensure Comprehensive Planning for Samoa Lands
For all of these reasons, the staff has prepared modifications that are far more
extensive than would typically be required for a project-driven LCP amendment. The

staff has essentially drafted the necessary policies and provisions for a replacement
master plan for the Samoa lands. The modifications also include revisions of text
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amendments to the certified Humboldt Bay Area Plan that the County has proposed for
the purpose of limiting some land divisions (those that would result in three or more new
lots, for example) that increase potential development exposure to tsunami hazards. In
addition, the suggested modifications contain revisions to text amendments to the
certified Coastal Zoning Regulations that the County proposes for the purpose of
establishing a Design Review Committee to undertake review of Samoa development
proposals that would affect historic community character, including requiring certification
of the “Design Guidelines” prepared for Samoa and referenced as a tool for the
proposed Design Review Committee.

C. KEY ISSUES

= Adequate articulation of policies and provisions necessary to direct
comprehensive planning for the subdivision and development of Samoa
consistent with Coastal Act requirements.

= Revised Urban Limit Line requires adequate infrastructure on site.

= Community Character: preservation and restoration of relatively intact historic
timber working town with period architecture and features

= Brownfield cleanup: how to ensure implementation of RWQCB requirements
prior to subdivision and sale of individual lots

= Extinguish small lots of uncertain legality upon Commission certification of the
subject LCP amendment, merge all lots into one undivided Samoa parcel.

= Planning in the face of coastal hazards such as Cascadia Subduction Zone
rupture with earthquake and tsunami, coastal flooding and groundwater changes
associated with future sea level rise

= Full protection of wetlands and other Environmentally Sensitive Habitat

= Adequacy of Low-Cost Visitor-Serving Accommodations

= Public coastal access and recreation

= Minimizing vehicle miles and energy use

= Protecting public coastal views

D. PUBLIC PARTICIPATION

Section 30503 of the Coastal Act requires public input in preparation, approval,
certification, and amendment of any Local Coastal Program. The County held public
hearings and received written comments regarding the project from concerned parties
and members of the public. The hearings were duly noticed to the public consistent
with Sections 13552 and 13551 of the California Code of Regulations. Notice of the
subject amendment has been distributed to all known interested parties.

E. PROCEDURAL REQUIREMENTS

Pursuant to Section 13551 (b) of the California Code of Regulations, the County
resolution of submittal may specify that a Local Coastal Program Amendment will either
require formal local government adoption after the Commission approval, or is an
amendment that will take effect automatically upon the Commission’s approval
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automatically upon the Commission’s approval pursuant to Public Resources Code
Sections 30512, 30513, and 30519. The County’s Resolution for this amendment
states that the amendment will take effect after Commission certification. However, in
this case, because this approval is subject to suggested modifications by the
Commission, if the Commission approves this Amendment, the County must act to
accept the certified suggested modifications within six months from the date of
Commission action for the Amendment to become effective (California Code of
Regulations Section 13544.5; Section 13537 by reference). Pursuant to Section 13544,
the Executive Director shall determine whether the County’s action in accepting the
suggested modifications is adequate to satisfy all requirements of the Commission’s
certification order and report on such adequacy to the Commission.

F. STANDARD OF REVIEW

Land Use Plan (LUP) Amendments: The Coastal Act provides:

The commission shall certify a land use plan, or any amendments thereto, if it
finds that a land use plan meets the requirements of, and is in conformity with, the
policies of Chapter 3 (commencing with Section 30200)... (Section 30513(c))

The amendment affects the LUP components of the certified Humboldt County LCP,
specifically the Humboldt Bay Area Plan. The standard of review that the Commission
uses in reviewing the adequacy of land use plan amendments is whether the proposed
changes are consistent with the Chapter 3 policies of the Coastal Act.

Implementation Program (IP) Amendments: The Coastal Act provides:

The local government shall submit to the Commission the zoning ordinances,
zoning district maps, and, where necessary, other implementing actions that are
required pursuant to this chapter...The Commission may only reject ordinances,
zoning district maps, or other implementing action on the grounds that they do
not conform with, or are inadequate to carry out, the provisions of the certified
land use plan.

The amendment also affects the Implementation Program of the certified Humboldt
County LCP, specifically the Humboldt County Coastal Zoning Regulations. The
standard of review used by the Commission in reviewing the adequacy of zoning and
other implementing measures is whether or not the implementing procedures are
consistent with and adequate to carry out the land use plan.

G. ADDITIONAL INFORMATION

This staff report is also available on the Coastal Commission’s website at:
http://www.coastal.ca.qov. Extra staff reports are often copied in black and white
to conserve resources; therefore, some exhibits may be available in color if the reader
consults the staff report posted on the website. See the current “Public
Meeting/Agenda” (January 2010) link to locate the current agenda and the staff report.
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If there is an addendum to the staff report published after distribution, that information
will also be available on the website, at the North Coast District Office (at the letterhead
address), and at the public hearing.

As noted above, the County’s revised LCP amendment request that was submitted by
the County on December 15, 2009 is attached as Exhibit 2. The pertinent land use and
zoning maps are reproduced in black and white in the printed copies of this staff report
but are available in color on the Commission’s website. The landowner/developer has
also submitted a package of colored maps attached as Attachment 1, Sheets A-I.
Exhibit 3 contains the master plan version of the amendment maps that have been
replaced by the County in revisions of the LCP amendment submittal (the County’s
revised submittal is attached as Exhibit 2). These and other exhibits, the staff report,
and an addendum to the staff report (if time allows posting) will be available on the
Commission’s website prior to the scheduled hearing. Staff intends to present
additional findings that were not completed at the time of the staff report publication at
the Commission’s hearing on this matter.

For those with internet access, an archival record of coastal aerial photographs is
available via the California Coastal Records Project. The following link leads to the
aerial photograph that includes a portion of the Samoa town site. The site is “navigable”
so that the viewer can scroll through other aerial photographs up and down the coast
and get a sense of the subject location’s coastal landscape context. The archives of the
Coastal Records Project are made available to the public through the generosity of
Kenneth and Gabrielle Adelman. The archival material is copyrighted.

http://www.californiacoastline.org/cqi-
bin/image.cqi?image=200901329&mode=sequential&flags=0&year=2009

The California State Office of Emergency Service released tsunami inundation maps for
the California coast on December 17, 2009. The link to the map that includes the
Samoa area:

http://www.conservation.ca.gov/cgs/geologic hazards/Tsunami/lnundation Maps/humb
oldt/Documents/Tsunami Inundation Eureka Quad Humboldt.pdf

In addition, the Humboldt Earthquake Education Center of Humboldt State University
publishes Humboldt Bay area tsunami hazard illustration maps and many other
resources pertaining to large earthquake and tsunami risks and resources at website:
http://www.humboldt.edu/~geology/earthquakes/egk_info.html

For further information, please contact the North Coast District Office in Eureka, in care
of Linda Thomas, Office Manager, at (707) 445-7833.

H. SUBMITTING COMMENTS

Correspondence should be sent by regular mail or delivered in person to the North
Coast District Office at 710 E St., Suite 200, Eureka, CA 95501. Do not send
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information or comments via e-mail or facsimile unless specifically requested to do so
by Commission staff.

I LIST OF EXHIBITS & ATTACHMENT

ay, Eureka & Arcata:

xhibit 2. Humboldt County LCP Amendment Request HUM-MAJ-01-08, revised —
oard of Supervisors, October 27, 2009, submitted December 15, 2009. Includes
evised Land Use Plan and Zoning Maps, and a Map of the Urban Limit Line. (color
ersion on Commission’s website) 88 pages.

xhibit 3.  Previous Land Use Plan and Coastal Zoning map components of LCP
mendment Request HUM-MAJ-01-08, submitted April 23, 2008, replaced by County
oard of Supervisors as reflected by maps contained in Exhibit 2. (color version on
ommission’s website)

|Exhibit 4. Design Guidelines for Samoa, California areas subject to LCP |
Amendment Request HUM-MAJ-01-08, pursuant to the modifications suggested by the
Coastal Commission for certification of LCP Amendment Request HUM-MAJ-01-08.
(color version on Commission’s website) L

Exh. 4, pt. 2 Exh. 4, pt. 3
Exhibit 5. Department of Commerce, Nauoraroceanic & ATMTTOSPITETTC
Administration, National Weather Service (NWS) Instruction 10-1802, dated October 6,

2004, “Operations and Services, Stormready and Tsunamiready Recognition
Programs.”

Exhibit 6. Tsunami Hazard Map dated July 28, 2004, Humboldt State University,
illustrating tsunami inundation relative hazard areas (including areas relevant to the
review of such hazards pursuant to the requirements of the Humboldt Bay Area Plan).
Colored version available through the HSU Humboldt Earthquake Education Center
website: http://www.humboldt.edu/~geology/earthquakes/egk info.html

Exhibit 7. “Samoa Town Master Plan Biological Resources Study,” prepared by Mad
River Biologists, dated December 2004. Prepared for County of Humboldt Community
Development Services Dept. & Samoa Pacific Group, submitted to Planwest Partners.

Exhibit 8.  “Botanical Survey for Samoa Town Master Plan Coastal Access and
Visitor Use Area” prepared by Mad River Biologists, dated August 26, 2009. Prepared
for Samoa Pacific Group and Planwest Partners. (colored version scanned for website
staff report)

Exhibit 9. “Samoa Town Master Plan Coastal Access and Visitor Use Area Map”
showing approximate location of the Tent Camping Site proposed in LCP Amendment
HUM-MAJ-01-08 and sensitive habitat areas, July 16, 2007.

(color version scanned for website staff report)

Exhibit 10. Regional Water Quality Control Board “Concurrence with Revised
Removal Action Workplan for Lead in Soil — Samoa Peninsula Brownfield” dated August
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28, 2009 and received September 1, 2009 by the Coastal Commission, signed by
Kasey Ashley , P.G., Senior Engineering Geologist, copy only to Commission,
pertaining to the July 24, 2009 “Revised Removal Action Workplan-Samoa Peninsula
Brownfield” prepared by Winzler & Kelly for Mr. Sean Armstrong, Danco Construction.

Exhibit 11. “REVISED REMOVAL ACTION WORKPLAN FOR LEAD IN SOIL SAMOA
PENINSULA BROWNFIELD,SAMOA, HUMBOLDT COUNTY, CALIFORNIA,
NCRWQCB CASE No. 1INHU890, GLOBAL ID: SL0602323372" prepared by Winzler &
Kelly for Mr. Sean Armstrong, Danco Construction, dated July 24, 2009.

Exhibit 12. Letter dated November 10, 2009 with attachments, from Kasey Ashley,
Senior Engineering Geologist, Regional Water Quality Control Board, pertaining to the
Board’s requirements for the Site Cleanup Process for the Samoa Peninsula Brownfield.

Exhibit 13. “THIRD PARTY REVIEW OF SAMOA TOWN MASTER PLAN TSUNAMI
VULNERABILITY REPORT” prepared by Jose Borrero, Fredric Raichlen, Harry
Yeh (undated). Copy submitted to the Coastal Commission by Humboldt County,
March 8, 2007.

Exhibit 14. “Revised Tsunami Vulnerability Evaluation, Samoa Town Master Plan,
Humboldt County, California” prepared by GeoEngineers for Samoa-Pacific Partnership,
LLC, dated October 17, 2006.

Exhibit 15. “Certificate of Subdivision Compliance” with annotations, issued by
Humboldt County Community Development Services on December 5, 2009 for 79 lots
owned by Simpson Samoa Company. Recorded as 2000-25874-10 Humboldt County
Recorder, December 7, 2000.

Exhibit 16. “Corridor Area” ESHA Map, for protection of wildlife corridor, including
wetlands and non-wetland ESHA and connecting areas, including revisions of the
proposed land use map, zoning map, and Urban Limit Line map, pursuant to the
Coastal Commission’s suggested modifications for Humboldt County LCP Amendment
Request No. HUM-MAJ-01-08.

Attachment T, Sheets A-I. Map Package prepared and submitied by Samoa PacifiC
Group, LLC, color copied set.

Attach. 1, pt. 2 Attach. 1, pt. 3
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. STAFF MOTIONS, RESOLUTIONS, RECOMMENDATIONS
A. REJECTION OF THE LAND USE PLAN AMENDMENT AS SUBMITTED

Following a public hearing, staff recommends that the Commission adopt the following
resolution and findings:

MOTION 1: | move that the Commission CERTIFY Amendment HUM-
MAJ-1-08 to the County of Humboldt Land Use Plan
(Humboldt Bay Area Plan), as submitted by Humboldt
County.

STAFF RECOMMENDATION: REJECTION of CERTIFICATION REQUEST:

Staff recommends a NO vote. Failure of this motion will result in the rejection of the land
use plan amendment as submitted and adoption of the following resolution and findings.
The motion to certify as submitted passes only upon an affirmative vote of a majority of
the appointed Commissioners present.

RESOLUTION TO DENY CERTIFICATION OF THE LAND USE PLAN (LUP)
AMENDMENT AS SUBMITTED:

The Commission hereby DENIES CERTIFICATION of Amendment HUM-MAJ-01-08 to
the County of Humboldt Land Use Plan (Humboldt Bay Area Plan) and adopts the
findings set forth below on the grounds that the land use plan amendment as submitted
does not meet the requirements of and is not in conformity with the policies of Chapter 3
of the Coastal Act. Certification of the land use plan 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 land use plan amendment as
submitted.

B. CERTIFICATION OF THE LAND USE PLAN (LUP) AMENDMENT WITH
SUGGESTED MODIFICATIONS

Following a public hearing, staff recommends that the Commission adopt the following
resolution and findings:

MOTION 2: I move that the Commission CERTIFY Amendment HUM-
MAJ-1-08 to the County of Humboldt Land Use Plan
(Humboldt Bay Area Plan), if modified as suggested in
this staff report.

STAFF RECOMMENDATION TO CERTIFY THE LAND USE PLAN (LUP)
AMENDMENT IF MODIFIED:
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Staff recommends a YES vote. Passage of this motion will result in certification of the
land use plan with suggested modifications and adoption of the following resolution and
findings. The motion to certify with suggested modifications passes only upon an
affirmative vote of a majority of the appointed Commissioners.

RESOLUTION TO CERTIFY THE LAND USE PLAN WITH SUGGESTED
MODIFICATIONS:

The Commission hereby CERTIFIES Amendment HUM-MAJ-01-08 to the County of
Humboldt Land Use Plan (Humboldt Bay Area Plan) and adopts the findings set forth
below on the grounds that the land use plan amendment with the suggested
modifications will meet the requirements of and be in conformity with the policies of
Chapter 3 of the Coastal Act. Certification of the land use plan if modified as suggested
complies with the California Environmental Quality Act because either 1) feasible
mitigation measures and/or alternative have been incorporated to substantially lessen
any significant adverse effects of the plan 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 that will result from certification of the
land use plan if modified.

C. REJECTION OF THE IMPLEMENTATION PROGRAM (IP) AMENDMENT AS
SUBMITTED

Following a public hearing, staff recommends that the Commission adopt the following
resolution and findings:

MOTION 3: | move that the Commission REJECT Implementation
Program Amendment HUM-MAJ-1-08 (Humboldt Coastal
Zone Regulations) for the County of Humboldt as
submitted.

STAFF RECOMMENDATION: REJECTION OF THE IMPLEMENTATION
PROGRAM (IP) AMENDMENT AS SUBMITTED:

Staff recommends a YES vote. Passage of this motion will result in rejection of the
implementation plan 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 FOR DENIAL OF CERTIFICATION OF THE IMPLEMENTATION
PROGRAM (IP) AMENDMENT AS SUBMITTED:

The Commission hereby DENIES CERTIFICATION of Amendment HUM-MAJ-01-08 to
the County of Humboldt Implementation Program (Humboldt Coastal Zone Regulations)
as submitted by the County of Humboldt and adopts the findings set forth below on the
grounds that the implementation plan amendment as submitted does not conform with,
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and is inadequate to carry out, the provisions of the certified land use plan as amended.
Certification of the implementation plan amendment as submitted 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 amendment as submitted.

D. CERTIFICATION OF THE IMPLEMENTATION PROGRAM (IP) AMENDMENT
WITH SUGGESTED MODIFICATIONS

Following a public hearing, staff recommends that the Commission adopt the following
resolution and findings:

MOTION 4: | move that the Commission CERTIFY Implementation
Program Amendment HUM-MAJ-1-08 for the County of
Humboldt if modified as suggested in this staff report.

STAFF RECOMMENDATION FOR CERTIFICATION:

Staff recommends a YES vote. Passage of this motion will result in certification of the
implementation plan amendment with suggested modifications 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 FOR CERTIFICATION WITH SUGGESTED MODIFICATIONS:

The Commission hereby CERTIFIES Amendment HUM-MAJ-01-08 for the County of
Humboldt Implementation Program (Humboldt Coastal Zone Regulations) if modified as
suggested and adopts the findings set forth below on grounds that the implementation
plan amendment with the suggested modifications conforms with, and is adequate to
carry out, the provisions of the certified land use plan as amended. Certification of the
implementation plan amendment 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 plan 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.

lll. SUGGESTED MODIFICATIONS: LAND USE PLAN

The County’s proposed LCP amendment (revised October 27, 2009, submitted
December 15, 2009) is attached as Exhibit 2. Staff recommends that the Commission
certify the County’s proposed LUP amendment subject to the following suggested
modifications.
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Text conventions:

= Language that the County proposes to add pursuant to the pending LCP
amendment is shown in bold single underline;

= Language staff recommends that the Commission suggest be added is shown in
bold double underline;

» Language staff recommends that the Commission suggest be deleted is shown

in bold-strikethrough.

In a few cases the suggested modifications may affect existing text contained in the
certified LCP. Where this occurs, full passages of the pertinent existing LCP text are
provided for context.

1. SUGGESTED MODIFICATION #1:

Add the following to Chapter 5 (Definitions) of the Humboldt Bay Area Plan:

LUP)”

The STMP-LUP is a land use designation overlay that applies to the Town of
amoa, specifica he area bounded b P, Drive to the south, New Na Base
R he w he Peninsula Elemen hool pr he north, and th
North Railr Authority railr right-of-w h nd al
includin 1.5-acre area w f New Navy B R ign with the Publi

re ar ntaining the si f th m kh n ign with th
mmercial Recreation lan ignation, all generally shown in the ar lan
m f Ch r3.6andin A ndix L of the Humboldt Bay Area Plan.

The m r overl ignation qui he ph r ration and further

velopmen licies for the principal lan ignation shall al ly in th
TMP-LUP overl ignation ex insofar h re inconsistent with th
limitations an velopmen lici forth in the STMP-LUP overl
designation. Where a conflict arises between the policies of the STMP-LUP
verl ignation and an her polici f th ified LUP, including th
lici f Ch r 3, “Humboldt Bay Area Development and R rce Policies,”
h lici f the STMP-LUP overl ignation shall take pr n

2. SUGGESTED MODIFICATION # 2:
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Add the following language to Section 4.10, “Introduction” of Chapter 4 of the Humboldt
Bay Area Plan (language to be added is shown in bold double underline and language
to be deleted is shown in bold strikethrough):

STANDARDS FOR PLAN DESIGNATIONS

4.10 INTRODUCTION

The Area Plan Land Use Maps indicate the planned principal use for all areas in the
Coastal Zone. These planned uses are the basis on which zoning and subsequent
development decisions are made; their intent is to guide the development of each area
within the framework of community goals and objectives (Chapter 3 of the Area Plan)
and the requirements of Public Resources Code section 30000 et seq., (the California
Coastal Act of 1976).

On the maps, the planned principal uses — or planning designations are indicated by
symbols; the key on the map indicates which symbol stands for which planning
designation. While in some cases these standards are very specific, they are for the
most part of a more general nature than the zoning standards, (these are found in the
Coastal Zoning Ordinance). This is for a definite reason: the plan designations for an

area indicate the type of development use which is permissible everall-pattern-of
eventual—develep{mnt—fer—seve#al—yeaps—ahead while the zoning identifies the
maximum potentially allowable level of development. now-in-force limits present
developmentto-what-can-now be-supported-inthe-area. Ordinarily only one zone

will be compatible with a single plan designation, and any zoning adopted must confirm
with and be adequate to carry out the land use plan.

For each Urban and Rural land use designation, the purpose, principal use, and
conditional use, and as applicable, the gross density are identified.

Oil and gas pipelines and electrical transmission lines are allowed in all land use
designations, in accordance with Sections 3.14B (5) and (6), in both urban and rural
areas, by conditional use permit. Surface mining and solid waste disposal projects are
allowed in certain land use designations according to the policies of Sections 3.14 B (9)
and (10).

The Area Plan Lan M for the area in the vicini f Sam how m
Town M r Plan Lan Designation Overl TMP-LUP). The STMP-LUP
verl ignation provi itional ndar h | h ign
r h re inten rovide for th mprehensiv Innin nd orderl
velopment of th mmuni f Samoa. All n vel licies for
he principal lan ignation shall | h TMPLP vrI
r
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forth in the STMP-LUP overlay designation. Where a conflict arises between the

i 0 \'i DVE

ignation shall take pr n

3. SUGGESTED MODIFICATION #3

Modify the proposed revised official full scale Area Plan Map for the Samoa Peninsula
to show the STMP-LUP land use designation overlay over the area bounded by L.P.
Drive to the south, New Navy Base Road to the west, the Peninsula Elementary School
property to the north, and the North Coast Railroad Authority railroad right-of-way to the
east, and also including a 1.5-acre area west of New Navy Base Road designated with
the Public Recreation land use designation, and the following areas east of the North
Coast Railroad Authority railroad right-of-way (a) the site of the existing Samoa Post
Office, (b) a 1.6-acre area proposed as a future treatment plant site and designated with
the Public Facilities land use designation, (c) an approximately 5-acre area containing
the site of the Samoa Cookhouse and designated with the Commercial Recreation land
use designation, all as generally shown in the area plan maps of Chapter 3.6 and in
Appendix L of the Humboldt Bay Area Plan.

4, SUGGESTED MODIFICATION #4:

The illustrative 8-1/2” by 11” Area Plan Map on Page 90 of Chapter 3 of the Humboldt
Bay Area Plan shall be replaced with a new map that reflects the changes to the official
full scale Area Plan Map for the Samoa Peninsula as proposed to be amended and
modified by Suggested Modification No. 3, including but not limited to showing the area
of the STMP-LUP overlay land use designation. As some of the land use designations
for the Town of Samoa would appear very small on the illustrative 8-1/2” by 11" Area
Plan Map and would be difficult to interpret, an Appendix “L” shall be added to the
Humboldt Bay Area Plan that shows all of the land use designations and the Urban
Limit Line for the Samoa Town Master Plan area as proposed and modified in a larger
scale.

5. SUGGESTED MODIFICATION #5:

Add the following to the listings of “HUMBOLDT BAY AREA PLAN LAND USE
DESIGNATIONS” on page 87 of Chapter 3 of the Humboldt Area Master Plan
(language to be added is shown in bold double underline and language to be deleted is
shown in bold strikethrough):

HUMBOLDT BAY AREA PLAN LAND USE DESIGNATIONS
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URBAN
.__.__ - URBAN LIMIT LINE
R - RESIDENTIAL/LOW DENSITY
RM - RESIDENTIAL/MEDIUM DENSITY
RV - URBAN RESERVE
CG - COMMERCIAL GENERAL
RE - RESIDENTIAL ESTATES
MG - RESOURCE DEPENDENT
MC - INDUSTRIAL/COASTAL DEPENDENT
MB - BUSINESS PARK
NR - NATURAL RESOURCES

R - MMERCIAL RECREATION
PR - PUBLIC RECREATION
PE - PUBLIC FACILITIES

TMP - SAMOA TOWN MASTER PLAN LAND USE OVERLAY DESIGNATION
RURAL
AE - AGRICULTURE EXCLUSIVE/PRIME LANDS
TC - TIMBER COMMERCIAL
RR - RURAL RESIDENTIAL
RX - RURAL EXURBAN
PF - PUBLIC FACILITY
PR - PUBLIC RECREATION
NR - NATURAL RESOURCES
CR - COMMERCIAL RECREATION
MG - INDUSTRIAL/GENERAL
MR - RESOURCE DEPENDENT
MC - INDUSTRIAL/COASTAL DEPENDENT
AG - AGRICULTURAL GENERAL

TMP-LUP — SAMOA TOWN MASTER PLAN LAND USE OVERLAY DESIGNATION

6. SUGGESTED MODIFICATION #6:

Modify Section 1.30 of Chapter 1 of the Humboldt Bay Area Plan as follows (language
to be added is shown in bold double underline and language to be deleted is shown in
bold strikethrough):

1.30 USE OF THIS DOCUMENT

The California Coastal Act requires that all development within the Coastal Zone have a
Coastal Development Permit in addition to any other permit required for development by
a local or State agency. In most cases, the Coastal Development Permit is issued by
Humboldt County. In some cases, specified types of development are exempt from the
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requirement for a Coastal Development Permit. EXEMPT DEVELOPMENTS MUST
STILL BE IN CONFORMANCE WITH THIS AREA PLAN AND APPLICABLE
ZONING, AND ALL NECESSARY COUNTY PERMITS MUST BE SECURED. In a few
cases, the Coastal Development Permit must still be obtained from the California
Coastal Commission. Chapter 2 of the Area Plan indicates which areas or types of
development are under local jurisdiction and which require Commission approval.

While all development in the Coastal Zone must conform to this Area Plan, the zoning of

a parcel mdm%%mmmallowable uses and

densmes

paet+eu4&r—area— Therefore anyone conS|der|ng avallable uses of a property should
first consult the Coastal Planning Ordinance and applicable zoning map, available at the

offlce of the Humboldt County PIannrng Department —\Al-here—the—prepesed

document. Where a condrtronal use (as mdrcated by the zoning), or a variance from
specific zoning standards, or a zone change is necessary, such conditional use or
variance m nl rm if nt with all polici f the STMP-LUP
overlay designation. pehere&and—standard&ef—theAmaﬁlana&mdmated—m
Chapter-3-provide-guidance for such-decisions: Plan designation for the property

should ordinarily be determinable from the maps attached to the Area Plan. In cases
where this determination is difficult, the official map may be consulted at the office of the
Humboldt County Planning Department.

Section .40 of Chapter 2 of the Area Plan details the administrative procedures for
Coastal Development Permits, and identifies those areas or types of development
where appeals from a county decision can be made to the California Coastal
Commission.

7. SUGGESTED MODIFICATION #7:

Add the following to Chapter 4 (Land Use Designations) of the Humboldt Bay Area Plan:
TMP-LUP: moa Town M r Plan Lan Designation

PURPOSE and GENERAL PROVISIONS:
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Th r f th m TwnM rPInLn Din|n verl

rovisions and all other li ler iremen f th ified LCP.

L ing New Development; mmunity Infrastr re; mulative Im
TMP (New Development) Policy 1 (Phasing of Devel

Th horization an n velopment of the lan i he STMP-
LUP shall proceed in the following sequence:

1. Prior her development, the landowner shall in
§ggg|w§|gn Map Ag; approval and Coastal Development Permit to
merge in ne undivi | ILindivi 1 r other land uni f an
ription within th ndari f the STMP-LUP ex for th
roximately 2.5-acr r ining the Ar R lin

|
Community Recycling Center whlgh may remain a separate lot (known
APN41-14Thm r of all lan i he STMP-LUP

r
ggg nto one legal Ig;ghgll encompass all such property reqardless of
| li f an Is or | within the STMP-LUP ar n
r rdl fwhhr ifi f Complian nditional
nconditional) hav ni for any of th rcels or | inh
. The merger in ne (1) | | parcel of the entir roximatel

1§§.2-ggrg Si ;g ghgll fgllx expunge all development rights that may have

h TMP L P r ne | 11 hall r r nd the r Itan
undivided parcel §th| be treated as one single legal lot, and shall be

r r h an ign n r rcel number h
Humbol nty A r prior h horization of any further lan
ivision or development of land within the STMP ndari

2. After merger of all lan i he STMP-LUP in ne | 11 n
rior ny further development, including land divisions, th
landowner shall in ivision Map A roval an |
Development Permit for a m r ivision of all lands within th

ndari f the STMP-LUP that would cr 111 ntici

vel nder the STMP-LUP. N ion of the lan ver h
TMP-LUP shall lef remainder parcel. T rov h
m r ivision m full nsistent with all polici f th
TMP-LUP and all other li le provisions of th ified LCP, Th
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<5

(b) final botanical surveys that map the full extent of all environmentally
lans for the removal of lations of ressive, non-nativ
invasive plan i nsistent with the r iremen f STMP
Wetlands/ESHA) Poli ;

(d) building envelopes for each lot;
f

(e) final remedial action plans for the cleanup of all contaminated soils,
rf waters, and groundwaters on the si rov h
Regional Water li ntrol Boar nsistent with th
r iremen f STMP (New Development Policy 17);
relimin rading plans;

(q) plans for development of the new waste water treatment facilities

n
serve buildout of the subdivision and has received approval from the
Redgional Water li ntrol Boar nsistent with th

r iremen f STMP (New Development Policy 11);

nsistent with the r iremen f STMP 1A Poli
k il | vehicl rking analysis and plan

nsistent with the r iremen f STMP 1A Policy 7;
| lan for the pl ment of small communi rks an her r
recreation ar nsistent with the r iremen f STMP

Wetlands/ESHA) Poli :
(m) a plan for the on-going funding, maintenance, and management of

moa Town infrastr re an li nsistent with th
r iremen f STMP (New Development) Policy 4;
n) eviden h Il pr rcels will fe from fl in

erosion, and geologic hazards without the need to construct

Hazard) Policy 4; an

viden hat | r for new residential developmen n
be feasibly developed in a manner that the finished floor elevation of
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new residen n nstr n elevation of at | 2 fi

| level istent with tl : ts of STMP
(Hazard)Policy 5.

Any pr han h roved m r ivision shall r ir
Cl C y C C Cl Cl ACVC § C DEC :tl.!. 1€
ivision. T rov ny amendmen | developmen
rmit m | full nsistent with the STMP-LUP and all other
li le provisions of th ified LCP.

3. Th | developmen rmit for the m r ivision shall r ir
hat: (1) prior to i n f th | developmen rmit for th

master subdivision and (2) prior to the recordation of the final map for

landowner/devel rm monstr hat: he clean lan
rov he RWQCB for the STMP-LUP ar hav n full
implemen nd the r isi lean f soil and water (ground an

written eviden hat th velopm r hr h he STMP-

LUP area i ifi he RWQCB itable for th i i

with further remediation; an hat the RWQCB further ifi h

he STMP-LUP area, if devel r nd with further

remediation, will not r It in the off site migration of contaminants in
rf r groundwater that m ventually reach Humboldt B r th

Pacifi n.

4, All | developmen rmi ran for development within th
TMP-LUP, including the m r ivision an n |
velopmen rmi ined for build- f th ivision shall
horize the physical development of the STMP-LUP ar nsisten

with the following sequence:

Prior to i n f th | developmen rmit for the m

(1) the cleanup plans approved by the RWQCB for all lands subject to
he STMP-LUP m hav n fully implemen nd the r isi

lean f soil and water (ground an rf mpl in a manner
hat i ified in writin he RWQCB as “clean

kground;” (2) the RWQCB m have provi written eviden
hat th f development pr hr h he STMP-LUP ar
r ifi he RWQCB itable for th i ite with
further remediation; an he RWQCB m hav ifi hat th
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STMP-LUP area, if developed as proposed and without further
liati ill not It in tt ff site migrati f tami ts inf

rf r groundwater that m ventually r h Humboldt B r th
Pacific O

b, CI T isti I | soil iated wit

histori m hall n ken, in a manner th r h
str gg;g g stability and retention of original features, stabilization of
r h nsurin h h r r re weather-
|h he foundations of th res reinfor r improv
n nsure that th r r r fe from coll
h k . h r h ntempor ildin woul

c. Development of th li rail network requir TMP
1A Poli nd improvement of th li
facility w f New Navy B R requir TMP |
A Policy 1

d. Development of Sew Treatment Faciliti

e. Conversion of sewage treatment of all existing development to
treatment under new sewage treatment facilities.

TMP (New Development) Policy 2.

STMP (New Development) Policy 3:

The Principal Permi f any ar i he STMP-LUP shall
rmined in rdance with th ign Lan nd in th rns an
| ion nerally shown on the STMP Lan Map; however, no minimum or
maximum number of lots shall be determined or authorized until or unless a
rmit h n roved for the m r ivision
lan i he STMP-LUP. Th | developmen rmit for the m r
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ivision of the lan i hTMPLPhIIhWhI ion an

Prior roval or i n f | developmen rmit for the m r
subdivision of the lands subject to the STMP-LUP, the landowner/developer shall
demonstrate the existence of a mechanism, organized under public ownership
and management, for the on-going funding and maintenance of the STMP’s
le water deliver m, w water pr in m rm water
i | rian hw nsitive r r r h moa Dunes D
Ar includin hroom an rking faciliti nd th moa RV/car
mpin includin hroom/shower an her faciliti

han the STMP-LUP) provi for pursuan TMP (New Devel

PIi 4 shall nsistent an mpliant with all provisions of th TMP-LP
nd shall in pl nd available for review f th | developmen
rmi lication for the m r or n ivision of STMP-LUP lan

STMP (New Development) Policy 6:

1l | r r n fe from fl in rosion, an | hzr
including the eff fatl 4.6 f f level rise, with hf
nstruction of shoreline armorin Vi nd that th vel nt pr
on the resultant lots can be constructed consistent with all perti g t policies of
h ified LCP.

TMP (New Development) Policy 7:

To minimize ener man velopment of lan i he STMP-LUP
hall minimize vehicle mil ravel n nserve ener he maximum
xtent f |I Exampl f meth r his r |rmnm |nI
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multi-m | corridor nn in Erk nAr h TMPLPr n

in hybri nd/or alternative fuelin ion new hnologi mer
ffering “car-banking” niti h hourly, rather than dail r rental
for STMP-LUP ar mpl nd residen nd providing tran ion
mand man ment incentiv n r mmuter conservation
r n h ffering flexible/alternative work sch |
| mmutin nd financial idies for th f lic tran ion
her m r Id incl for example, th imal f alternative ener

r
W water treatment facili her STMP-LUP developm

STMP (New Development) Policy 8:
g development gg;hgrlzgg W|;h|n the STMP- LQP and ;hrggg the restoration of

Xistin r nd hi wh site f hall in r h

gvgllgglg practices fgr the p g;ggygn of coastal wg;grg, in ggggrggngg with the
ndar lined in STMP ial Ar mbining Zone STMP (New

Developmen ndard8. T hieve th ndar h licant shall
rovi lemental information filing r irement of an |
development permit application for development within the area subject to the
TMP-LUP, and th inen ision-makers shall ific findin n

h conditions r iring the incorporation of, an mpliance with, th
water li r ion m res in rovin | developmen rmits for

ivision or further development of the lan i he STMP-LUP,

STMP (New Development) Policy 9.

he landowner lican rve all development within the lan i h
TMP-LUP shall i ign n rov he Regional Water li
ntrol Board (RWQCB) prior n velopment of the STMP-LUP overl
her than th ivision of the STMP-LUP ar nd shall nstr

nd r for connection an rvi rior nstruction of any new
velopment pr for th TMPLPr hrhn1hrhi|iinr

rem ling of the existing resi 2) the cl f contamin il
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RWQCB: an h velopment of th li rail network an

he
h
the STMP-LUP only. No other location or method of providing waste water
reatment for the lan i he STMP-LUP shall horized with n
amendment to the County’s LCP certified by the Coastal Commission. No lands
or development outside the STMP-LUP shall be served by the STMP-LUP. No
r

pipeline connections to collect or transfer waste water from off-site to or through
he STMP-LUP lan hall install n or adj n he lan i h

STMP-LUP.

TMP (New Development) Policy 11:

Prior roval or i n f an | developmen rmit for the m r
ivision of lan i he STMP-LUP, the pr w water
reatment plant and all i w water collection, transfer, and filtration
faciliti hall monstr hav fficient tran ion ntainmen

nd filtration fiel i Il effluent di hr maximum
ntial build- f the STMP-LUP at maximum w r flow r. n
volum rin k winter rm water run ff an wm rh| h round water
nditions, with i i
manner that would allow ic effluen “ light”in any area n ificall
ign n rov reatmen nd. The pr w water
reatment plant shall incl fficien r k mergen i n
ntainment an K mpin i nd emergen Iternative fuel
m fficien ntin rovide w water re and treatment for
the STMP-LUP development for a minimum of 72 consecutive hours without
discharge of effluent overflow directly or indirectly to the waters of Humboldt Bay
or the Pacific Ocean. Prior to approval of a coastal development permit for athe
m r ivision of lan i he STMP-LUP, the landowner vI r
hall mit a written evaluation prepar lifornia-licen I f nal
licen rofessional civil engineer shall review an mp all final w water
reatment plant and filtration facili lan nformin h ndar n
itional r irements that m im he Regional W
li ntrol Board in roving plans for the w water treatment facili
TMP (New Development) Policy 12:
The existing residen hall nn he new w water treatmen
lant within six fter the new w water treatment plant is pl in

. i
hall remov r remedi in rdance with the r iremen f th
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Regional Water li ntrol B RW B |

TMP (New Development) Policy 13:

The Ar R lin nter shall nn he new w water treatmen
lant within six fter the new w water treatment plant is pl in
service. The existing septic system that presently serves the Arcata Recycling
Center shall be rgmgvgg or remedi g;gg ggggrgg ce W|;h the rggglrgmgngg of
he Regional W li ontr 1B RW
velopmen rmit, within fter h Ar R lin nter i

nn h e new w water treatment plant. The Ar R lin nter
m ntin rely on the existin ic di | m until the new w
water treatment plant i nstr rovi hat the RWQCB n | h
Xxisting w water treatment plant under an order h ntr

TMP (New Development) Policy 14:

rnrrf waters with leran f

r iremen fhmTMPNvaImnPIi 10.

TMP (New Development) Policy 15:

Prior to approv al of a coastal development permit for the master subdivision of
lan he STMP-LUP, the landowner/devel r shall demonstr h
sufficient potable and emergency control water supplies exist to serve and

r h i velopment that woul n ken il f th

r ivision under routine and emergen nditions th Id aff

he STMP area. A f available water volume and pr re, and th

ni . .0 on the Richter le, includin r h ke along th

Page 30 of 96



Humboldt County LCP Amendment No. HUM-MAJ-01-08 (Samoa)

,“ 2, d ) avie U K C y i 1] o[ C C C
nty Fire D ment, and th n heriff’s offi rior roval of th
bj tal d ! I it
TMP (New Development) Policy 16:
For ar f the lan i ntinuing Reqgional Water li ntrol
Board (RWQCB) oversigh f the pr n f contamin il or water
(ground or surface):
A. Prior roval of | developmen rmit for the m r ivision
f the lan i he STMP-LUP and prior her rdation of the final m
for the m r ivision (that i rior h le of any | r h
ivision of the lan j he STMP-LUP), the landowner/devel rm
r r lean lan for th ntamin r hat h n review n
B; an

. Prior he i n f th | developmen rmit for the m r
.

i
“clean kground,” (2) the RWQCB h rovi written eviden h

h velopment pr hr h he STMP-LUP ar r ifi h

RWQCB itable for the STMP-LUP area with further remediation; an

the RWQCB further certifies that the STMP-LUP area if developed as proposed
nd with further remediation, will not r It in the off site migration of
ntaminants in rf r groundwater that m ventually reach Humbol

B r the Pacifi n; an

D. Prior roval or i n f | developmen rmit for the m r

ivision of lan i he STMP-LUP and after the merger of all lan

he STMP-LUP in ne | | parcel, th rovin hori hall
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whether chanaing groundwater elevations that may be associated with seasonal

rainfall rns or lon rm level rise m ffi h ili f an
remainin ntamination th Id aff he pr in the future.

TMP (New Development) Policy 17:

lean f contamin il and water rf r groun n r ral
rf r in within the ar: i he STMP-LUP icularl
xcavation of contamin il r removal or treatment of remaining | -
ntamin int on existin r r hall n ken in a manner th
nsur he pr ion and preservation of original w work, windows, an
millwork, and th rovi for con in ili f the foundations of h
r res. Pr Is for h rem ion within the STMP-LUP shall clearl
indi hrvamh hW|II for th il, groundwater, and th
reviewin hority for h project. In ition h pr Is shall incl
ndar rating Pr re for safe implementation of removal meth h
will n or near the existin r res which will incorpor in
h li le removal contr nd which shall clearl he manner in
which rel f contaminan he environment will reven A |

velopmen rmi roved for hwrkhII|nI rv f h

ription of any prior si isturban he r It of remedial ions or
naturall rrin h movement, and provi written r f th rv
nclusions, including r mmendation nsure that th r re remain

le thr h he pr rvawrk well remediation. In

foundation of each structure will adequately support the building throughout the

removal of hazar materials or if a new foundation is r mmen . Inth

event that a new foundation is recommended by the civil engineer, the civil

ngineer shall pr n ropri foundation which m rren liforni
ildin ndards. The reviewin hori hall r ire that the new
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implemented. including through the construction of new foundations where such
: ough th ne _whe

r mmendation ilize th r r rmanently shall in h
reviewin hori nd implemen fore remediation or other si isturban
r mes. All civil engineering anal ndr inin h

Pr rvation and Enhancement of Communi har r

TMP mmuni har r) Policy 1:

Th velopment and future man ment of th i lan hall pr in
manner th reserv nd pr he uni mmuni har r of th
histori | vill f Sam r ing and r. ring existin wh Si
structures and by providing for new construction that extends and enhances the
histori whn char r, including f r h rovide histori ntext an
contribute to the unique community character and coastal village charm of

moa. The existin wh Si rchi ral f r n le shall serv h
verarchin ign templ for the | ion, intensi ign |
lan in ign n heti f all new

- (<

ment within the lan
f

fi r | nd materials shall serv he overarchin ign templ for

preservation of existing and authorization of new development within the lands
mprising the STMP-LUP.

TMP mmuni har r) Policy 2:

The Design Guidelines for Ol m nd New Samoa, P land ll March
4, 2007 and Febr 2007, r ively, are her ifi ndards for

velopment within the STMP-LUP overl ignation and any chan r
isi h idelines inconsistent with th ici
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ndar ntained in the STMP overl ignation shall r ire an
amendment of the LCP.

STMP (C ity Ct ter) Policy 3:

No ct ! isting struct iated with the historic ! ite shall

m hieve ener nservation ign ion ropri for new
vel mnW|h|nh m TwnM r Plan if th hn would disr

improvements in ener fficien

TMP mmuni har r) Policy 4:

TMP mmuni har r) Poli

Development within the STMP-LUP ndari hall pr he uni
mmnl har r of the histori moa “compan wn” rV||nfrh

ifi n, and of the STMP-LUP lan viewed from
n

retain any millwork, wmgg §, doors, g an other existing gx;grlgr mg;grlgl, or if
any of these are fgg d to be damaged beyond repair, the fgg;g re or material shall

repl with lication m from th me material he repl men
hall installed i h a manner that the exterior ran f th ildin
n han . AII xterior r m ling of the existin r r includin n

manner that the exterior ran f th ilding is n han . _All exterior
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lication, with r mmendations for ensuring the pr rem lin

rchi I|n h r retain h |nh
licr r n r ir h ndition h h i |

Pr ion, Pr rvation and Enhancement of Wetlan nd Non-Wetlan
Environmentall nsitive Habitat Ar ESHA):

TMP (Wetlands/ESHA) Policy 1:

Th rn ign and | ion of development within the STMP-LUP shall
rovide maximum pr ion, r ration and enhancement of existin
nvironmentall nsitive habi r h as wetlan nes, for |
r nd rare plant habi including the habi fIn h re | lly rar

The STMP shall implemen in a manner th rovi 1 ntial
ndistur hysical corridor connection among th nsitive r r r

2) a minimum ESHA buffer ar h hall generall minimum of at | n

hundr 1 f from near velopment; r rV|nf niti

rovi r f undistur \'; ion; an nservation an
r ion of corridors in order to facili wildlife movement thr h and alon
he lan i he STMP-LUP velopment of the STMP pr
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TMP (Wetlands/ESHA) Policy 2:

Wetlan nd non-wetlan E HAI in th rridor Ar hown on Exhibi

TMP (Wetlands/ESHA) Poli

Distur f wetlan r non-wetland ESHA shall minimiz m r
including ; e g gggmgn; of ggnvgnlgn; gmgll ggmmgmg ggrkg W|;h gg;gggr
ive r mmuni nin i

he ar j h TMPLPlnI hrinilr h

TMP (Wetlands/ESHA) Policy 4:

A. All other wetlan nd non-wetland ESHA | i f th rridor
ntifi hall r ire a 100-f k/buffer, unl i n monstr
h ne hundr 1 f is not n r he r r f th
particular habitat area from significant disruption caused by the proposed
velopment. Th ffer ar hall in no even | han fif feet. Th
men n ken pur n he pr ration of iological r:
r ir TMP (Wetland/ESHA) Policy 11 and STMP (Wetland/ESHA ndar
1an ing the following criteria:
1). Biological _significance of gg@ggnt lands. The functional

rI|nh| mong nhear habi n Fn|nIrI|nh|

hi Ii.nhi hall al nsider fhEHAn

h ffrzn hall m r from th f th lan n
functional relationshi Xi h ffer shall m red from th f th
ESHA that i i n he pr velopment.
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velopment on the r rce.

. Erosion ibility. The width of th ffer shall in
on an assessment of the slope, soils, impervious surface coverage, runoff
har. risti rosion ntial, and v iv ver of th rcel pr for
velopment an i nt lands. A sufficien ffer llow for the inter ion
f an itional material er r It of the pr velopment shall
be provided.

7. natural raphy. Where feasibl hills and bluff: i n
Environmentall nsitive Habitat Ar ffer th habi reas. Wher
herwi rmi | velopmen n_th i f _hill w from

Environmentall nsitive Habitat Areas. Incl luff f in th ffer area.
8. Required buffer areas shall be measured from the following points,
i historic | i h i habi i
inen he habi i with the STMP-LUP ar li le:
) Th rimeter of th n n rmanentl lish rrestrial
\'4 ion interf for dune-rel ESH.
) Th lan f a wetland.
) Th r f th n f | r r for | h
additional area as may be necessary to account for underground root zone
reas. All r zon hall r f th i ESH.
) Th r f the plan h mpri he rare plan mmunity for

rare plan mmunity ESHA, including any ar f rare annual plan h
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hall rain nd cr ntial h inen n ndertak

nty’ rmination shall n ific findin h
inen ision-maker h ience- rmination of th

nalyzed in r with th rviinf iological r r r

gg rsuant to STMP (Wg;lgngggEgHA) Policy 11 ,g d th ggggllgggggrgwglgng of
implementation ordinan nd inn r ffer

r | han fif f in width.

TMP (Wetlands/ESHA) Poli

Bi le an rian corridors shall | i h rridor Ar
identified on Exhibit 16, except for a minimum area that may be necessary to
nn h rian tunnel under New Navy B R . Developmen i
h rridor Ar hall r from th rridor Ar fen h
maximum of four (4) f in height, an ractivel igned with w n
caps extending above the level of a four-foot-high upper wooden rail and faced
with black vinyl- rrier mesh with gri nings not | han six
inch ix inches in siz reven from entering the pr r

“no tr ing” and shall restri from entry. Interpretive sign
xplaining th nsitivi f the habi nd the pr iv r f th
reserv r hall install nd inform corridor visitors. N f
lighting that illumin nd the f rint of th hw hall install

lighting shall | maximum height of four f ve groun
level and shall low w hiel n wnward-dir in ign.

TMP (Wetlands/ESHA) Policy 7:

forth in STMP (Wetland/ESHA) Poli nd that is | where i |

r n rr| r wildlife movement, including thr h th rridor Ar
in rdance with i rmi r other vali rovals. However, all new or
replacement fencing shall be sited, designed, and constructed only if consistent
with the r iremen f STMP (Wetlands/ESHA) Poli ._All repl ment or new
r fencing within the STMP ar hall al ign VOi

Page 38 of 96



Humboldt County LCP Amendment No. HUM-MAJ-01-08 (Samoa)

Vehicl metimes referr RVs or ATV hall rohibi n th
lan i he STMP-LUP including within th nnectin nnel ween
he STMP-LUP ar nd th n n hes w f New Navy B R

TMP (Wetlands/ESHA) Poli

Prior to gggrgvglg ggggg;g development permit for any land glwglgn or other
vel fI n h TMP LUP | n h II r

invasive plan i f icular logical concern h m r

hat hav m I| hed within an i n he STMP-LUP. Ii n

WI h th 1 f the plan shall ndition of

Ivan rmi h ndition shall |fh h

InhII implemen within on rf roval of th | developmen
rmit.

TMP (Wetlands/ESHA) Policy 10:

A. Wetland shall fin land where the water Ii near, or V.
he lan rf long en h rom he formation of h il
support the growth of hydrophytes, an gghgllggg include th ggg types gf
wetlands where v ion is lackin il i rl vel r n
result of frequent and drastic fluctuati gng of surface water levels, wave action,
water flow, turbidi r high concentrations of sal r other n in th

rate. Such wetlan n be recogniz he presence of surface water or

B. For purposes of this section and the application of the provisions of the
STMP-LUP, the upland I|m|; of a wetland, which gg stitutes the outer boundary of
he ar lin lan hall fin

1). The boundary gg; een Igng with p gggmlngnglx hydrophytic cover and
land with pr m|nnI h r xerophyti ver;

2). Th r wn|IhirminnIhrin il that i

r minnlnnh ric; or
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In th f wetlands with \', ion or soils, th ndar ween

r
2008 (Wetlands Regulatory Assistance Program ERDC/EL TR-08-13

TMP (Wetlands/ESHA) Policy 11:

EnV|rnmn 1 nsitive Habitat Ar EHA hall fin ny area in

velopments. Th rmination fwh her ESHA i hIIr
mpl | developmen rmi I||nfrnln |V||nrhr

velopment on lan i he STMP-LUP th hII|nI il

gg gg;gn; mgnngr, without ggnfllg; gfln;g gg; Thg gg;g gg ggrnlng gg g¥§ gf
ESHA shoul r n inn hall Ider than fiv . Th
iological r r ir TMP (Wetlands/ESHA) Poli 11hIIinI h
inf - forth in STMP (Wetlands/ESHA) Standard 1
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TMP (Wetland/ESHA) Policy 12:

non-wetland ESHA woul likel r, or han he wetlan r other

water filtering function.
TMP (Wetland/ESHA) Policy 13:

identifi n Exhibit 1 2) within wetlan nn-wIn ESHA, or th ffer

thereof; g‘__&) in areas whgrg; e effects of such use could adversely affect the

nsitiv r h n_or near th In h TMP-LUP.
Th n i Ifnhrii for inv ies removal shall follow
he written direction f the manuf rer hII mply with all ndition
im h n n hall mplish in a manner _that will full

r jacent native v ion an | water litv. R ntici

TMP_ (Wetlands/ESHA) Policy 14: A lan in lan_shall mi for

roval prior to i n f | developmen rmit for an velopmen
| W|h|nh lan i h TMPLP Lan ing with exoti
r velopment. Invasive non-native plants includin not limi

m r Cortaderia ia (Acacia sp.), broom (Genista sp.), English
ivy (H ra helix), and i In r r ., M mbryanthemum

hr indigen lan mmuniti n hall n lan nywher
within the lan i h TMPLPN lan ies li roblemati
n - . - - ia Invasi

ncil, or li “noxi h vernmen

liforni r _th ni h II rov f an r

lan ing.

TMP (Wetlands/ESHA) Policy 15:

gnl¥ if all resu ; g ggrgglg gg be ggmgngg ated to be gg ggg e and protective of

1 lr in rovidin fficien n r nd all other

|
wetland and wg;lg d ggﬁg@! and all non-wetland ESHA and non-wetland ESHA
ffer ar r ir he STMP (wetland/ESHA lici
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TMP 1A Policy 1:

e land : 0 the MP-LUP, a master pedestrian and bi e circulati
plan shall be prepared that includes a complete publicly available network of
orrida ecting the land uses established in the MP ngd e Map

coastal visitor gmgn;igg, and the underground passageway frg m the §T area
he w i f New Navy B R . Th rian and bi I rridor

hall al ign link the STMP neighborh hool rks an
mmuni rden ar in a manner th ffor f w r
the maximum extent feasible from motorized vehicle traffic. The plan shall include
| ions an igns for pull n nches within the bi | rian
hw i ral i nities for i

“bul ” of the bik rian hway n X ing an itional fif
re fi f aream horiz nsistent with the limitations of the STMP
Wetlands/ESHA licies.
TMP 1A Policy 2:
A. After merger of all lan i he STMP-LUP area in ingle | |
parcel and prior to issuance of any coastal development permit for the master
subdivision of land division of the STMP-LUP, the landowner/developer shall
in the n rmi n rovals for, and offer i for li
he following low- visitor servin mm ions that hav n
r he landowner/devel r:

1) A minimum of twenty-two (22) units of lower
\'4 ion rentals on the 2. r f lan ign nd zon
mmercial recreation north of Vance Aven nd th moa Park

he northern end of the STMP-LUP area; an

3) Atl igh Recreational Vehicle (RV) Parkin
— e ice hook > o

h hower iz fficientl mm full-sized Recreational
Vehicl houl | f in length) and on itional
vehicl r nd th will al vail for |

|
visitors with smaller vehicles or tents, or pickups with campershells or
other similar combinations, within an area not less than 1.1 acres in size

near the northern ndary of th m kh nd the in r
r arena pr he landowner/devel r. in the ar
designated for commercial recreation. The RV area shall include at a

minimum: n administrativ reqistration si llin n
items and | within nvenient distan f the RV park
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icni r rea with | r rfrhllrn mIIr

4. These maps shall be prominently posted in the
RV Ar n i hall rovi registration. Si hall
limi ntin f not more than thr weeks.

B. If roval an ication for li fn f either item A1 or A2 li
ve will n mplish W|h|nh ri ime, th

f | h nstr whichever ion of th ve-identified low-
visitor servin mm ions th re pr h
landowner/devel r which is n nstr . h in-lieu f hall iliz
rovi ivalent low visitor servin mm ion h as for th
rovision of regional low visitor servin mm ion th
National Park H . The f hall id in fun lish

administered by the California Coastal Conservancy subject to a Mgmgrgngg of
Understanding executed by the Executive Director of the California Coastal

| r of the r irement of roval an ication for

ve, m ificall li he critical saf nd Americans with
Di ility A r n ring the Redw National Park H I
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Th velopment of th TMP hII implemen in a manner that limits th

in rkin

f convenient an re bicycle lockers, and empl hower and locker

TMP 1A Poli
The r red histori wntown Samoa may incl retail hat woul
ggg gg iate fgr V|§|;g §grvmg ggmmgrglgl gg el gg en ;gng for ;hg §ggggg of
ff| ien rvi r routin rivin TMP ar iden
h hr h the provision of a | I ffi r Wi hfr h milk

nd pr r ran rvi lic libr | f w Iking/bikin

Attractivel ign f ize, with encl h
wind and rain, emergen Il box lightin nami ev ion m
n ver: rash r | hall nstr hree | i
Vance Aven including 1) a | ion near the entran h m
kh 2)al ion in th nter of th wntown commercial distri n
| ion within th nter of the pr in rk. Th h 1]
install rir mmn ment of constr infnnwr'nll
in rk hall in r n ign m
deemed ggggggg Qg ;hg Hgmgg dt Trgnglg Ag;hgrlg (HTA) as a ggnglg on gf
roviding transi rvice. Transi hall |mImn n or befor
nstruction of twen -f|v 2 f the new r n r rsuan
h ivision of the STMP-L PIn ron or fr mpletion of fif

percent of the total ground elevation square footage allowed for the Business
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Prior to gggrgvgl of a coastal development permit for any master subdivision of
lan he STMP-L P il li | vehicl rkin
nal lan shall red for h lan r W|h|nh TMP
r mIin with th rviin f th rking plan shall r
n||nf rvah | developmen rmlfrh TMPm

hr h metering or other devi h reven | rking from bein
converted to use for general commercial and residential parking overflow. The
parking plan shall provide uniquely numbered parking space inventories and
rovisions for n ff to verify th ntin rovision of the r ir
number rkin natl n annual is. Th n ff shall
retain on file for lic in ion the r | f the annual STMP li |
rkin mplian rveys. Parkin ign for li
| rking shall n nv n her kind of parkin
with ifi mendment of the LCP,
TMP LA Poli
Th | developmen rmit for the m r iviinfh TMP-LUP
ir m

n nnecting the STMP-LUP ar xternal hw ffsite th ffer
mpl multi-m | li | nnection Ar nd Eurek
n nd. The bi le an rian hw nd the r ir j n

fencing shall install rior mmencement of construction of any new

| visitor i r hln whner/devel r li n

f the ameniti rV|. for in the plan shall lished within th inen

nditions of roval of th | developmen rmit for the STMP-LUP
master subdivision. The plan shall incl i i
| ign n
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whhrr nrhmn mnf mmn| rvi ni r
rivatel nstr f re. N | rrier her str r hall

h nnectin in f licr with th r n |

nywhere within the Lan i he STMP-LUP.

TMP 1A Policy 10:

Th | developmen rmit for the m r ivision of the STMP-LUP
ghgll require the implementation of a plan for maintenance and management of
rian nnInerNvB R . Th | developmen
hall r hat in the event th nnel mes im I for an
r ninlin ne erosion level ri h movement, fl
ite implementation of the maintenan nd man ment plan, th
hall mi mpl lication for an amendmen h |
velopmen rmi rovi new ign and | i
ween the lan f the STMP-LUP and th |l area w f New
Navy B R ._The new way m nstr h rmi
wi h|n h neral ar. h nnel and m nn h rian
r|I - S IR

§TMP LUP area.

TMP 1A Policy 11:

A dedication or offer of dedication of a public access easement, and a deed
restriction pr ing th i r in nversion n her hall
be recorded for all lands containing existing or proposed bicycle and pedestrian
hs and r. w including in | ion lished in th |
velopmen rm' roved for the m r ivision of the lan
he STMP-LUP rovi for in th rian/bi | irIinIn
r ir r TMP LA Policy 1 Iinkin li
| wi h|n n i n he STMP-LUP lan Th ion or
offer of dedication and deed restriction shall be recorded ggg nst ;hg merged
ingle | | parcel comprising the STMP-LUP ar fter th rger of all lan
subject to the STMP-LUP and prior to any division of the mer ggg single legal
rcel. Am f th i i le an rian hw rail m shall
vel n lic | ions within the STMP-LUP area. N
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n;grfgrgngg W|;h gggg§§ ;g ; g ;g nel cr g§§ ng gf Ngw Ngv¥ ngg ggg g use of

nrinfh r|Imnii r mI

TMP 1A Policy 12
Th li rk n n lic trail/bik h network shall ffer
for ication and/or conv he landowner/devel r h ropri
- - ity T » n sh
r r inst the mer ingle | | parcel mriin h TMP-LUP ar
mer
r|n|kw r|In wrklmrvmn nd all ameniti includin
r ive wetland/ESHA fencin 1l r provi in rdance with other
TMP-LUP Polici fi hhr|n hall nstr h
landowner/devel r and shall incl 1l h li rk n li
rails an i improvemen nd ameniti ri r shown in th
n | Samoa Town M r Plan pr r h moa Pacifi
r242 7 and/or herwise r ir Iih r forth in
r wih h lici f the STMP-LUP. All li rk an
n rian/bikew hs and rel meniti hall
completed an g;hg facilities opened to the public prior to the commencement of
construction of either the Business Park development or new residential
structures.
TMP 1A Policy 1

Th moa Dun n mping si r he landowner/devel rw

welve (12) r rkin reserved for li | rking.
An rov Ii | ign shall in a visible | ion for
rivers on New Navy B R indicating th li rking ar n h
rail. Th lic ar includin rking ar hall ncl mboli
fencin n r revent trampling of niivh itat. Trails | in

h lic restroom and the improv rking faciliti wh|h hall

nstr he landowner/devel ran n h lic prior h
mmen mnf nstruction of in rk mmercial, or new residential
vel her than the rehabilitation of th ing residen . Th
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landowner/developer shall provide funding to the management entity identified

The eigh recreational vehicl r-campin ichic an

ility | n

nd near th m kh nd the pr In. r r Aren hall

hat m n r man he si istri mon he annual
number of dail f llections. mpers shall llow hav
rovi re | hed when i f the owners’ vehicl X when
ing th run) an n hazar her r . Afen
lawn ar hall rovi nd maintained in ndition an “m
mit” di nser for clean f w hall rovi long with encl
waste receptacles. The parking sites shall have full RV hookups including water,

ricity and w water, an le water and electric vehicle chargin
ions shall al vailable for non-RV vehicl ilizing the site. Th

f hall nnuall i review an i h nty with r r

i .
llection of f rs on r, the ex fun hall li idiz
the fees for day use the following year, unless special maintenance expenses to
k he RV in working order are r ired. The eight- i hall
mm visitors for not more than thr ntin week ime.
Thi velopment of low- visitor servin mm ions may n ff

rovision fh. TMP-LUP and available for li rior mmencemen

f the STMP-LUP lands.
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TMP 1A Policy 15:

rotective of all coastal resources and consistent with the provision of all coastal

faciliti ired by the STMP (C LA ) poli

TMP (Busin Park) Policy 1:

Th nomic vitality of the STMP-LUP shall nhan hrough mpatibl

The prim r f th in rk shall he in ion of new mil

in in Humbol n rovi mployment for many of th
n f the existing and planned h ing that woul | within th
STMP-LUP, and to support the development of coastal dependent industrial uses
i n he STMP-LUP and Humboldt Bay. In ition, th in rk
hall only incorpor retail sal minor component of the overall in
rk development and in a manner th not incr incoming traffic for
“ ination” retail sal he extent that woul ignifican ver

im he primar | \i f High 101 and 255.

in rvi r f li | match th man f other Busin
Park nts. High ener nd water usin velopmen h he in r
Itivation of plan hall n rmi within the Busin Park.

TMP (Busin Park) Policy 2:

in rial park”-styl velopment th ifies in rial parks and wareh -
| velopmen mmonly | within large- le “ ination” retail
h ing shall voi . r r hall no more than thr ries in

height and shall be designed, sited, and landscaped to provide a continuity of

mmuni har r with the histori m | working vill hetic.

Busin Park Str ral Restrictions:

A. An r r horiz Principal Permi hall limi
maximum ground floor footprint of 2,500 square feet as measured around the
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mmi r inen ision-makers hav rmin hat th
requirements have been met. Conditions shall be attached to the pertinent
rmits, including th | developmen rmi nsure that th nstr
r mplies with th ign, | ion | n her ameniti r
he landowner/devel r and/or consider r otherwise r ir h
ision-makers in horizing th velopment.

TMP (Busin Park) Policy 4:

Not more than one of the maximum | of tw ible new str r r r
han 2 re f horiz r n TMP (Busin Park) Poli
shall be authorized for retail use. Retail use of this structure shall only be

horized if findin re m hat th ific retail woul ntiall

rve the residential development of the STMP well h n f other
lan within the STMP, and will thus r ffsite traffic tri rdingl

h hr h th horization of a gr mponent offering fresh milk

m nd pr ., and/or fé/deli that r he number of traffi
ri i f the STMP gener TMP-LUP ar mpl n
residents). All retail within the Busin Park mbin hall restri
to a maximum of ten (10) percent of the total square footage of final Business

Park buil including all ied floors. Minor retail developmen horiz

mall café/deli outlets, etc.) A Conditional Use Permit shall be required for th

roval of all retail within the STMP Busin Park and findings m
m h inen ision maker he time of h | developmen
rmit an nditional rmi roval that the traffi ner h

r retail hall minimiz hr h implementation of all f ibl
itigati i in traffic will n It in traffi
rns th X he existing level of service for any inter: ion of Highw

101 through the City of Eurek vel in the traffi lin i
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run levation li | he STMP-LUP ar hall incorpor he followin
i i lifornia-li i i

r r nd who shall affix his/her prof ional engineerin m he final
roj lans an ign viden hat his/her r mmendations hav n

incl ndition of roval for | developmen rmi rov

r re, th rm ied floor elevation of an r rel within
he STMP Busin Park shall: n elevation ve th nami
inundation elevation calcul for th i rea; hall ntin |
ibl nd lar n h helter the maximum number of le th
woul r nt within th i ildin ny tim
2 nami hazard warnin nd direction nami saf hall
prominently posted;
lear, unlock n herwi nim h r elevation
hall ntin ly availabl Il buildin n n all floors with
r levators; an
4 h rm floor ign for ntial shelter shall have f r h
llow n h i f th ilding directly from th
levation if fl in nditions block lower elevations; an

no lockable entran irwells or other r from insi h

r
h
r | ion an ign within th ildin nd unl her ion
r monstr r rall rior, th hall Vi
mmon irwell on a reinfor i r ral wall of h in rk
r re, with h irwell contin ly available and clearl
as a tsunami emergency escape and shelter route at each entrance and in other
| ions that would direct visitor h ropri r .

Busin Park Str ral Restrictions: The Busin Park shall have sidewalk
nd entran lighting f r r r hering ar for
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mpl n r mall | rking ar k hind th in

wn Si n h in th nnectin ign r irements im n th
revitaliz wntown, th in rk, th mmercial recreation ar n

he new residential development. Th velopment of th moa Town M r
Plan shall in this manner n, an rmanently pr rve and enhan

histor workin | lumber compan wn.

TMP (Busin Park) Policy 7:

The Ar R lin nter and th i lan mprising an roximatel
2.5-acre site within the STMP-LUP ar ign nerally for Busin Park
velopment, shall n nv n her han the present r lin
nter facility, nor shall an her str r | within th i rcel
or the parcel further divided, unless all such development is consistent with all
li le provisions of th ified LCP. The Ar R lin nter shall n
nv retail . The Ar R lin nter shall ilizing th
xistin ic di | m and in ilize the new w. water treatmen
facility that will serve all development on lan i he STMP-LUP lan
n he new facility is availabl r .

TMP (Busin Park) Poli

iting an velopm lans shall r r n mpani he written

r velopment i nstr in rdance with the ex
r mmendations, th velopment will fe from hazar landsli
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slope failure, shaking or other ground movement and associated conditions (such

TMP (Hazard) Policy 2:

-technical, hydrologi nd engineering investigations. Developmen
nearshore si hall analyz ntial | hazards from erosion
fl ing, wav k ran her conditions, for a ran f ntial

sea level rise scenarios, from three to six feet per century. The analysis

hall al nsider | liz li r iden | | raph

hazard anal hall identif rrent and future site hazar

hel i i ign velopment | ion, and hazard mitigation

requirements, and to identify sea level rise thresholds after which

limitations in th velopment’ ign and siting woul h

improvemen me significantly | le. For ign pur
velopment proj hall m minimum level ri f thr

feet per century and critical infrastructure development shall assume 4.6

f rcen . gr r level rise r hall if development i

expected to have a long economic life, if the proposed development has

few ions for ion level higher than th ign minimum, or

if th vail ientific information he time of review

higher ign level.

TMP (Hazards) Poli

New developmen i with the provision of critical communi
function h w water treatment, provision of le or
fire fighting water, or fire and lif f mmand an ipmen nter
r that m nv in ritical communi helter facilities in an
mergen r str r hat h vulnerabl lations th nn

readily evacuated, including hospitals, schools, and care facilities for the

elderly and/or disabled, shall be designed and located in a manner that will
fr f risk of rophic failur i with h ke or
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All new development entailing th nstruction of str res inten for
human n i within historic, m | rm nami
inundation hazard ar hall r ir r re an r roval
f nami saf lan. Th f lan shall repared in rdination
with the Humbol nty D ment of Emergen rvi heriff’
ffi nd City Police D ment, and shall contain information relayi
he existen f the thr f namis from h distant- and | -
ismic even he n for prom \' ion n the recei f
nami warning or n experien ismic shaking for a | |
h ke, and the ev ionr ke from th velopmen
r n ntial inundation. Th f lan information shall
nspi | r i f the information provi 1]
nts. No new residential land divisions shall rov nl i
demonstrated that timely evacuation to safe higher ground, as depicted on

nami hazard m nf ibl hiev fore th

TMP (Hazards) Poli

inundation hazard ar h i n th nami hazard m lish
Humbol niversi hall ign nd si h that the finish
floor elevation for residential n f all new permanent residential uni r
nstr n elev in fatl hirty-tw 2) f ve mean level,
Additionall 1l h r ntainin rmanent residential uni hall
design gg to withstan g;hg hydrostatic and hydrodynamic loads an gg fects of
i with inundation rm sur n nami wav
ninI ing th nami run i ntheT nm|Her with
minimum level rise r f3f rcen hall when

mbined with a maximum credibl nami condition. For
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STMP (Hazard) Policy 6:

itle of h lan n inst title of lan ntaining th i velopmen

setting forth the following disclosures,

(1) Disclosure that the lands situated within the STMP-LUP are subject to
extraordinary hazards posed by earthquake and tsunamis, and by future sea

IvIr| which m Iso incr he risk | erosion
r nd wav k;
(2) D fh f an roved final Tsunami
inen r including th f th I n an h w
QM%Q
(3) Disclosure that no shoreline grmgrlng structu ggg ggggrg gg g ; gr are
h str r h r|z in the f for th i n
within the STMP-LUP f rhzr hat m ri h
| ing of th TMP nd the pr f incr level rise in
he future, and that the present landowners hav ken futur level ri
in nsideration and have warran hat n h pr iv r r
will n r r he pr velopment of the STMP-LUP
and further, have acknowledged the possibility that no such protective

r res woul r roval for construction.

8. MODIFICATION #8:

The County proposes to make the certain text amendments to Section 3.17.B.3
Tsunamis of the Humboldt Bay Area Plan (HBAP). Suggested modifications to Section
3.17.B.3, including suggested modifications of the County’s proposed text amendments
are set forth below.

Note: The County’s proposed amended text as submitted in HUM-MAJ-01-08 is shown
in bold underline, proposed modification language is shown in bold double underline
for suggested additional text and in beld-strikethrough to indicate suggested deletions
of existing or County-proposed text.

3.17.B.3 Tsunamis

3. Tsunamis—New development below the level of the 100 year tsunami run-up
elevation described in Tsunami Predictions for the West Coast of the Continental United
States (Technical Report H-78-26) shall be limited to public access, boating, public
recreation facilities, agriculture, wildlife management, habitat restoration, and ocean
intakes, outfalls, and pipelines, and dredge spoils disposal. New subdivisions or
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development projects which could result in three-one or more additional dwelling

units within a potential tsunami run-up area shall require submission of a tsunami

vulnerability report which provides a site-specific prediction of tsunami-run-up

elevation resultant from a local cascadia subduction zone major earthquake.

Such developments shall be subject to the following standards or requirements:

1.

New residential development shall not have habitable living space below
the predicted tsunami run-up elevation calculated at maximum tide plus a
minimum of thr fi nt for futur level ri | ne f
of freeboard space.

New residential development shall be required to meet the requirements of
a Tsunami Safety Plan (TSP) based on the Tsunami-Ready Guidelines of
NATIONAL WEATHER SERVICE INSTRUCTION 10-1802, October 6, 2004,

Appendix D,
The Approving Authori hall onl horize residential developmen

forth in the Tsunami-R idelin f the NATIONAL WEATHER
ERVICE INSTRUCTION 10-1802 r 6, 2004, Appendix D, hav

been reviewed and have been fully met or implemented as applied to the

ific | ion of the pr velopment.
Th n hall onl horize residential development pr n an
xisting | | lot | within nami run-up inundation area if
Tsunami Safety Plan (TSP) for th i ite h n_prepar
i ia li rofessional civil i i i

hazard analysis experien ifically including evaluatin nami
hazar ing that if the reviewing engineer’s r mmendations are m
the site will be safe for the subject development from catastrophic failure
r inundation | | gr i ion Zon

h ke event an mpanyin nami. The final plans an ign
hall review n m he reviewin lifornia licen
professional engineer to confirm that all pertinent recommendations set
forth in the subject final TSP have been incorporated into the final plans
n igns.
Th n hall h th inent NWS Instruction 10-1802

r 6, 2004 he Humboldt Bay Area Plan nA ndix.

(The Appendix D document is attached to this staff report as Exhibit 5, for
reference.)

9.

MODIFICATION #9: Map Changes

The maps included by Humboldt County in the certification submittal request for HUM-
MAJ-08-01 shall incorporate the general changes required to the Urban Limit Line (such
that it matches the Corridor Area limit, except where the ULL extends into the interior of
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the lands subject to the STMP-LUP), and the Samoa Town Master Plan Zoning and
Land Use Plan Maps listed here, and shown and described in Exhibit 16:

Samoa Town Master Plan Land Use Plan Map:

Revise the illustrated extent of the footprint of development of Business Park (MB),
Public Facilities (PF), Residential Low Density (RL), and Residential Medium Density
(RM) and any other land uses affected by the changes shown in Exhibit 16, and extend
the footprint of Natural Resources (NR) to approximate the changes shown in Exhibit
16.

Samoa Town Master Plan Zoning Plan Map:

Revise the illustrated extent of the footprint of development of the zoning that
implements the STMP-LUP in the same manner as listed above, pursuant to the
changes shown in Exhibit 16.

Delete proposed Land Use Map change from Natural Resources to Public Recreation in
the area west of New Navy Base Road (retain the existing Natural Resources
designation).

Revise the proposed Land Use Map to incorporate the Corridor Area shown in Exhibit
16 and revise the pertinent adjacent boundaries of the Natural Resources, Business
Park, Single Family Residential, and Commercial Recreation Boundaries accordingly.

Urban Limit Line:

Revise the illustrated extent of the proposed new Urban Limit Line to reflect the
changes to the Land Use and Zoning Plan Maps with respect to the location of the line
in relation to the Corridor Area described in the suggested modifications to limit or buffer
the development adjacent to these resources as shown in Exhibit 16.

IV. SAMOA TOWN MASTER PLAN AMENDMENT: SUGGESTED
MODIFICATIONS FOR IMPLEMENTATION PROGRAM:

1. Suggested Implementation Program Modification #1:

The County’s proposed ordinances to amend the certified Implementation Program
(Coastal Zoning Regulations) include establishment of a Design Review Committee and
associated requirements, as described in the County’s proposed LCP Amendment
Request HUM-MAJ-01-08 pursuant to Ordinance No. 2425 Attachment C3-Exhibit C3-1,
amending Section 1. Section 313-19.1, Chapter 3, Division 1, to Title Ill of the Humboldt
County Code having to do with Design Review of lands subject to the “D” designation
(as is the Samoa Town Master Plan) on the County’s certified coastal zoning maps.

The text proposed by the County and shown in Exhibit 2 attached to this staff report
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references, but does not attach certain Design Guidelines referenced only as “Exhibit
D”. This modification (Suggested STMP Implementation Plan Modification #X) requires
the County to attach the referenced Design Guidelines for Old Samoa (existing
structures within the Samoa Town Master Plan area) and New Samoa (new
development within the Samoa Town Master Plan area) as an Appendix to the County’s
certified Coastal Zoning Ordinance (a copy of the Guidelines provided by Humboldt
County staff is attached to this staff report as Exhibit 4). As such, if the Guidelines are
changed in the future, an amendment of the certified LCP would be required to
incorporate such changes.

2. Suqgested Implementation Program Modification #2:

Modify Section 313-15.2 of the Humboldt County Zoning Regulations as follow:
(language to be added is shown in bold double underline and language to be deleted

is shown in beld-strikethrough):

SECTION A: REGULATIONS FOR ZONING DISTRICTS
PART 2: SPECIAL AREA COMBINING ZONES

313-15 SPECIAL AREA COMBINING ZONES: PURPOSE, WHERE
THEY APPLY, AND LIST OF ZONE DESIGNATIONS

A Combining Zone is an additional zoning designation applied to some (but not all)
properties. A Combining Zone modifies the allowed land use in some way when
necessary for sound and orderly planning. The following regulations for each of the
Combining Zones shall modify the regulations for the Principal Zones with which they
are combined. All uses and development regulations for the Principal Zone shall apply
in the Combining Zone except insofar as they are modified or augmented by the uses
and regulations set forth in the Combining Zone regulations.

313-15.1 PURPOSE

The purpose of these regulations is to establish regulations for land use and
development in special areas, as identified in the Humboldt County General Plan and
associated plan maps. (See, Chapter 1 for an explanation of the zoning maps.)

313-15.2 APPLICABILITY

The Special Area Combining Zone Regulations shall apply when any of the special area
combining zones are combined with a principal zone by the County Board of
Supervisors. When more than one regulation is applicable to the same subject matter

within a zone, the most restrictive regulation is applicable: except in the case of

nfli ween the r lations of th moa Town M r Plan (STMP ial
Ar mbining Zone an herr lations of the zoning ordinance. Wher
nfli ri ween the r lations of the STMP Combining Zone and an
herr lation of the zoning ordinan he r lations of the STMP Combinin
Zone shall take pr: n
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3. Suggested Implementation Program Modification #3:

Modify the table in Section 313-15.3 entitled, “Special Area Combining Zones and
Respective Designations” to include a new Samoa Town Master Plan (STMP) Special
Area Combining Zone.

4. Suqgested Implementation Program Modification #4:

Add the following to Section A: Regulations For the Zoning Districts Part 2: Combining
Zones of Chapter 3 of the Humboldt County Zoning Regulations. Number subsections
in a manner consistent with the format for Part 2 of Section A of Chapter 3.

13-34. STMP: SAMOA TOWN PLAN STANDARDS

Pur : Th f th lations i rovide for th

ggmgrghgnglvg ngnnlng and or gg y development of the community of

Applicability: Th ions shall he Town of Sam
ifically th n L.P. Driv h h, New Navy B

R he w h Peninsula Elemen hool he north
he North Railr Authority railr right-of-w h

nd also includin 1.5-acre area w f New Navy B R ign

with the Public Recreation land use designation, and the following areas

f the North Railr Authority railr right-of-w he si

he r n
her r lation of the zoning ordinan her lations of the STMP
mbining Zone shall take pr n
| developmen rmi rovals for development within the lan
he STMP shall onl horized if the following r iremen
re met, in ition n her li ler iremen f th ifi
L | | Program. Development within the STMP m nl
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;(iin r r hall incorpor h vailable practi for th

r ion of | waters. T hieve th ndar h licant shall
rovi lemental information filing r irement of an |
velopmen rmi lication for development within the ar i h

TMP, and th inen ||n-mkr hall ific findin n h

A. nstruction llution ntrol plan. A nstruction-ph rosion

maximum exten racti le. Th nstruction llution ntrol plan shall
monstr hat:

1 Durin nstruction velopment shall minimiz ite runoff an
rosion thr h th f tempor BMPs (includin n
limi il ilization m r n hall elimin h

retain the natural stormwater infiltration capacity of the soil.

f

nstruction shall minimize th isturban f natural v ion

includin ignificant tr native v ion, and r r r
4 Development shall implemen il ilization BMPs, includin

not limi re-v ion, on gr r distur r n
f_e_a_si_bLe_.

in r hall n n ring the rain
L_Lom_o_cjg_b_er 1 tg April 15), except in response to em g rgen ggg,

nl h n rmin h il ndition h
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Design ifications for str ral treatmen ntrol BMP
h imentation in
Re-v ion or lan in lans for gr r_distur
areas.
her soil ilization BMP implemen
Meth infiltr r tr rmwater prior nveyan
ff-si rin nstruction.

Meth limin r r h ischar f her
rmwater II n r Itin from nstruction iviti
includi Iimi in lvents, vehicle flui hal

n men m n ris) in rmwater runoff,
(h) BMPs to be mglgmgn;gg g staging, storage, and disposal of

nstruction chemicals and m r|I

B. Post-Construction rmwater Plan. A plan ntrol -construction
stormwater runoff flows, and maintain or improve water quality (“post-
construction stormwater plan”) shall specify site design, source control, and if
necessary, tggtmgnt ggntrgl BMP§ that will b_e mglgmgn;gg to minimize
rmwater In hall demonstr h
1 Followin nstruction, erosion on th i hall ntroll
VOoi verse im n adj nt pr i nd r rces.
2 Permanent erosion ntrol m r hall install m
n ndin n the intensi f development pr n
the sensitivity of receiving waters.
Runoff from the proj hall not incr imentation in receivin
waters.
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n h int of dischar
In th lication and initial plannin r h licant shall
mi relimin -construction rmwater plan, and prior
i n f ildin rmit th licant shall mit a final
nstruction rmwater plan for roval h nty. The plan
hall incl minimum, the followin mponents:
Pr i ign_an r ntrol BMPs that will
implemen minimiz nstructi Il runoff,
(b) Proposed drainage mgrgvgmgn;g (lnglgg ng locations of

infiltration in n |vr|n nv r rmrnff

(e) .Mg;hggg to convey runoff from impervious surfaces into

rm le ar f the pr in a non-erosive manner.

(f) A site plan showing the location of all permanent erosion

ntrol m r

n ris filtration, gr. n r iment tr . warran

intervals an i rain improvemen
i ign low im vel hni Th
ggng;rgg; on g;grmwg;g plan shall demonstrate ; e grgfgrgnygl ggnglgg ation gf
low im velopment (LID hni in order to minimiz rmwater li

n ntity im frm velopment. LID i velopment si ign

impervi rf infiltratin rmwater cl i r n r rvation
f perm | ils and native v ion. LID hni nsider incl
re not limi he following:
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1 Development shall i n ign r rve the infiltration

includin vemen walk rivew i rkin r
r n f- iall irectl nn impervi
r h maximum exten racti le. Directl nn
impervi r incl r ver ilding, imperm |
vemen nd/or other impervi rf which drain directl
in h rm_drain m_with first flowin r rm |
land ar .g., lawn
Development shall maintain _or enhan wher ropri n

feasibl n-site infiltration of rmwater runoff, in order reserv

natural hydrologi ndition rechar roundwater n

runoff flow, and minimize transport of pollutants.

Alternative man ment practi hall i where th
review hority h rmin h infiltration BMPs may r It in
verse im includin I|m| wher r il

mav | . - - . ;

fl in r where r lation r roundwater m

violated.

4 Development th r new impervi rf hall div
stormwater runoff flowing from these surfaces into permeable areas
in order to maintain, or enhance wher ropri nd feasibl n-
site stormwater infiltration capacity.

To enhan rmwater infiltration i velopmen lican
hall rm | vement materials an hni .. vin
lock r hal rm | ncr nd reinfor r r
ravel), wher ropri nd feasible. Perm | vemen hall

ign h rmwater infiltr in he underlyin il

nhan roundwater rechar nd provide filtration of poll

D. Water li nd hydrol lan_for velopmen f _water li
ncern. In ition he information rovi in th -construction
rmwater plan licants for “developmen f water li ncern,” shall
mi water li nd hydrol lan_an i h itional

r irements li low,

1 “Devel f water li ncern” incl he followin

(g) ggg g ggvglggmgngg of flve_Qr ng dw elllng g its,
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(Q ngglggmgn;g ; gt WI|| cum gatlvglv re_s_ult in ; e c gg;g ;

m

re f
Vehicl rvi faciliti |nI retail lin I

mmercial, recreational or in rial r r r

on the use of the storage area, where used for storage of materials

hat m ntri lHlutan h rm drain m or |

h Busin in rial mmercial ricultural, or recreational
velopmen f any size th ilize chemicals that m ntri

r
functionin f th filtration fiel i
w water treatment plant.
i r r n i nt bi le lan n
idewalk mulativel ling 1 f r more of impervi

hw rail nd off-str i le lanes.
All velopmen ntailin h reation i

repl ment of re f r more of impervi rf r
located within 200 feet of the ocean or a coastal waterbody
includin ri wetlan river ream nd lak r th

har irectl h n or a water i, flow from th
rain nveyan m i m nirI f flows from th

i velopment or redevelopment si nd n mmingl
with flows from adj nt lan

2 Additional R irements for developmen f water li ncern:

(a) Water quality and hydrology plan. The applicant for a

development of water quality concern shall Qg required to submit a
water li hydrol lan (WQHP r liforni

licen iviIn|nrrIn rchi which lemen

the post-construction stormwater plan. The WQHP §th| mglugg

llutant | n han in rmw rrnffh rol i.e.
volume and flow r r Iting from the pr velopment, an
hall ify the BMPs that will implemen minimiz -

Page 64 of 96



Humboldt County LCP Amendment No. HUM-MAJ-01-08 (Samoa)

nstruction water li nd hydrologic im . The QHPh

lection of str ral treatmen ntrol BMPs. If th n
rmin h h mbination of si ign_an r ntrol
BMPs is n fficien r water li n | water
r ral treatmen ntrol BMP (or i f BMP hall al
required. developments of water quality concern are presumed to
r ire_treatmen ntrol BMP m he r iremen f th
| lan lan an nd federal water lity law nl
he water li hydrol lan demonstr herwi

The water li hydrol lan for velopmen
li ncern shall ri h lection of treatmen ntrol
BMPs. Applican hall fir nsider the treatmen ntrol BMP, or

llutan f ncern, or provi justification if that BMP i
determined to be infeasible.

h rcentil ign ndard for treatmen ntrol BMPs.
For -construction reatmen f rmwater runoff in
velopmen f water li ncern, treatmen ntrol BMP r
f BMP hall iz n ign r infiltr r

filter the amount of rmwater runoff pr 1l rm
nd including th h ntile, 24-hour rm_event for volume-

based BMPs, and/or the gg;h percentile, one-hour storm event (with
n ropri f f rof 2 or gr r) for flow- BMPs.

(d) Maintain pre-development hydrograph. In developments of
water quality gg cern where changes in §;grmwg;gr runoff hydrology

i.e., volum flow r m r It in _incr ntial for
rmnkrin wnstream fl in r other adverse habi
im hydrologi ntrol m r .g. rmwater infiltration

ntion, harv nd re- nd lan Vv ranspiration

hs match within 10% for r return

ntent. The water li nd hydrol lan shall ntain th
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(a) i ign r ntrol, and treatmen ntrol BMPs th

(c) W
and flow rate) from the site.

(d) Expected post-development stormwater runoff hydrology (i.e.,
volume and flow r from the site, with all pr. non-str ral

n r ral BMPs in place.
(e) Measures to infiltrate or treat runoff from impervious surfaces
r

including r rivew rkin r r ildin f
n i n the si n ischar he runoff in a manner th
voi ntial adverse im . hm res may incl

re n limi r ral treatmen ntrol BMPs includin

(f) A ription of how the BMP r sui f BMPs) hav n

ign infiltr nd/or tr he amount of rm _water run
g gggggg by all storms up to and includi g th g gg E% ggn; g, 24-
rm event for volume- BMP
n -h r rm _event (with an ropri f f W r
r r) for flow- BMPs.
(g) Appropriate structural post-construction Treatment Control
BMP | remove th ific runoff pollutan ner
h velopmen ing pr h ravi ling, filtr
iol i | ke, medi rption, or an her physical, chemical

r biological pr

(h) A_long-term gn and §g hedule for the monitorin g and

maintenan f all ral Tr n ntrol BMPs. All ral

BMP hall in lean nd r ir n

nsur hirffiv ration for the lif f th velopment.
wners of th hall r nsible for ensuring that th
ntin fun rl n itional in ion houl

occur after §;grm§ gg nggggg throughout the rainy season. Repairs,

ification r installation of itional BMP n hall

rri rior he next rain n.

1 All development shall incorpor ffective si inn.ln-rm

verse im water li n | waters r Iting from
h velopmen he maximum extent practi le. BMPs th
r -construction water li nd minimize incr in

runoff volume and rate shall be incorporated as necessary in the

roj ign of developments in the following order of priori
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pollutants at their sources and/or avoid entrainment of

pollutants in runoff, includin h l f iviti

prohibitions of practices, maintenance procedures, managerial

racti r rational practi .__Exampl r verin
r r r f _efficient irrigation n

minimizing th f lan ing chemicals.

Treatmen ntrol BMPs: m ign remov

llutan from rmwater impl ravi lin f

r . Exampl re v wal ntion in
n rm drain inlet filters.

2 Th lection of BMPs shall i h liforni rmwater
lity A iation ASQA rmwater BMP_ Han k
nuary 2 r th rren ition ran ivalent BMP _manual
that describes the type, location, size, mglgmgn;g; on, and
maintenan f BMP itabl r h 1] ner
h velopment an ifi lim imilar Humbol
nty’ Iltrans' 2 7" rm_Water lity Han k: Proj
Plannin nd Design ” (or _th rren ition) m |
used to guide design gf construction-phase BMPs. Additional
idan n BMPs i ilable from th water r r n
water li r h .S. Environmental Pr ion Agen
regional entiti h he B Ar rmwater Man men
Agencies Association’s (BASMAA) “Start at the Source: Design
idance Manual for rmwater lity Pr ion,” and/or m
vel from tim ime with hnological advan in water
lity treatment.

Where BMP re r ir BMPs shall | hat hav n
hown ffective in r in h llutan icall ner.

he pr lan . Th for selection of ropri
BMP water li | water h 1l i

Tables 2 55B1 through -3, ggg , Oor ggglvglgn; tables whlgh list
pollutants of concern and appropriate BMPs for each type of

velopment or lan

velopmen rmi velopmen horization r her entitlemen
rovi h n n the r f the landowner/devel r, th
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followin lemental findin n f | eviden hall m

hn h f|nIIn hII rW|h nmnmn h.
| developmen rmi r ivalen nl he dir r rmin hat n

TMP (Wetlands/ESH ndard 1:

The biological r requir TMP (Wetlands/ESHA) Policy 11 shall incl
but is not limited to, the following:

a. A sjy_dv lientlfvm i I

h.i rical. The r r hall hown within th ntext of raphi
m h hall | fficiently lar rmit clear r
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north arrow, graphi r | n itation for th r f th m
including th .
f. An analysis of th ntial im f th r velopment on th

hall pr me th nauthoriz isturban f th inent r r may hav
rr n hall investi nd r n his information rdingl n

ision-makers. Development of ar i rior unauthoriz isturban
hall n horiz ntil or unl r lution of th ntial violation h

i A ffer nalysi n nt with th iremen f STMP

(Wetland/ESH) Policy 5 where an ESH buffgr of less t an 100 feet (100') is
r Th ffer nal hall minimum _incl h
fgllgwing:

1). Biological _significance of gg@ggnt lands. The functional

rIinhi mong nhear habi n Fn|nIrI|nh|

his relationship shall al nsider fhEHAn
h ffrzn hall m r from th f th lan n

f pl
rmi velopment. h rmination shall n the followin
: ith bi - -
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An ment of the im n ivity levels of th r

of any additional material eroded as a result of the proposed development shall
be provided.

7. Use natural topography. Where feasible, use hills and bluffs adjacent
Environmentall nsitive Habitat Ar ffer th habi r . Wher
herwi rmi | velopmen n th i f hill w from

Environmentall nsitive Habitat Ar . Incl luff f in th ffer area.

8. Required buffer areas shall be measured from the following points,

- hi ic | : h - habi : h

° Th rimeter of th n n rmanent! lish rrestrial

\'4 ion interf for dune-rel ESH.
° Th lan f a wetland.

[ ]
D [
-
2]

f th n f | r r for | h

° Th r f th lan h mpri he rar lan mmunity for

5. Suggested Implementation Program Modification #5

Create the remainder of new Section 313-34.5 of the zoning regulations “STMP:
Samoa Town Plan Standards,” by including all portions of Suggested Land Use Plan
Modification #7 starting after the PURPOSE AND GENERAL PROVISIONS section
starting with “Locating New Development; Community Infrastructure; Cumulative
Impacts,” with minor formatting changes, including (a) changing the references to
“STMP-LUP overlay” to “STMP combining zone,” (b) change each subheading to refer
to a “Standard” rather than a “Policy,” and (c) renumber the Policy/Standard numbers to
be sequential and consistent with the numbering for the first part of Section 313-34.5
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6. Suggested Implementation Program Maodification 5:

Delete the proposed rezoning from Natural Resources to Public Facilities of the
approximately 1.5 acres west of New Navy Base Road (retain the Natural Resources
coastal zoning as well as the existing B, W combining zones that also apply to these
lands.

7. Suggested Implementation Program Modification 6:

Revise the proposed Coastal Zoning Maps to incorporate the Corridor Area shown in
Exhibit 16 and revise the pertinent adjacent boundaries of the Natural Resources,
Business Park, Single Family Residential, Public Facilities, and Commercial Recreation
Boundaries accordingly.

V. FINDINGS FOR APPROVAL OF LAND USE PLAN AMENDMENT
IF MODIFIED AS SUGGESTED

The following findings support the Commission’s approval of the LCP Amendment if
modified as indicated in Sections Il and Il (suggested modifications) above. The
information contained in the Section |, Subparagraphs A through H set forth above is
hereby incorporated into this Section, as part of the Commission’s findings, by
reference. The commission hereby finds and declares as follows:

A. AMENDMENT DESCRIPTION

The County of Humboldt (“County”) proposes to amend the County’s certified Local
Coastal Program (LCP) (the amendment includes proposed changes to both the Land
Use Plan (LUP) (known locally as the Humboldt Bay Area Plan) and the Implementation
Plan (IP) (known locally as the Humboldt County Coastal Zoning Regulations) to
undertake the following changes:

1. Amend the Land Use Plan to add the following as Urban Land Use Designations:
Business Park (MB), and Natural Resources (NR); and

2. Amend the Land Use Plan (Humboldt Bay Area Plan) to re-designate the
affected lands as shown on the Samoa Town Master Plan Land Use Plan Map; and

3. Amend the Land Use Plan (Humboldt Bay Area Plan) to include the Samoa Town
Master Plan area within the urban portion of the Urban Limit Line; and

4. Amend the Land Use Plan (Humboldt Bay Area Plan) to add policies that would
impose certain restrictions on subdivisions or development projects which could result in
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three or more additional dwelling units within an area subject to potential tsunami run-up
conditions;

5. Amend the Implementation Plan (Humboldt County Coastal Zoning Regulations)
to re-zone the affected lands as shown on the Samoa Town Master Plan map,
establishing overall zoning boundary lines through the map adoption method (not
parcel-specific), to include areas zoned for Residential Single Family (RS), Residential
Multi-Family (RM), Commercial General (CG), Commercial Recreation (CR), Natural
Resources (NR), Public Recreation (PR), and Public Facilities (PF). Various “combining
zones” (which function similarly to zoning district overlays) are also proposed. As
proposed by the County, the specific new lot line boundaries would not be determined
by the adoption and certification of the map, but would be identified by future
subdivision;

6. Amend the Implementation Plan (Humboldt County Coastal Zoning Regulations)
to establish a Samoa Design Review Committee and to add standards for protection of
existing structures (referred to by the County as “Old Town Samoa”) and to add “Design
Guidelines” for Old Town Samoa and for new development (referred to by the County
as “Samoa New Town”) portions of the STMP.

B. BACKGROUND

Humboldt County’s LCP Amendment Request No. HUM-MAJ-01-08 includes land use
and zoning changes proposed for General Industrial lands totaling about 138 acres in
size to other uses in the Samoa area, and including a small amount of adjacent lands
presently designated Coastal Dependent Industrial and Natural Resources, located
along the north spit of the Samoa Peninsula, situated between the cities of Eureka and
Arcata, Humboldt Bay and the Pacific Ocean, in unincorporated Humboldt County.

The land use plan and coastal zoning changes proposed by the County and the
landowner/developer would replace approximately 130 acres of General Industrial lands
with a variety of other land uses, including single family and multi-family residential,
business park, general commercial, commercial recreation, public facilities, public
recreation and natural resources.

The proposed amendment could facilitate the subdivision and development of the
subject lands in a manner that the County and the landowner/developer have most
recently described as including (the Samoa Town Master Plan is only conceptual) the
following:

= Clean up lead contamination, restore/refurbish, parcelize, and sell as individual
residences-- 99 existing cottages that are part of the historic mill town

= Construct new on-site waste water treatment facility and accessory structures,
and filtration fields

= 300 new single family residences

= 40 apartment units

= 19-acre business park
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= 20,000-sq.-ft. indoor soccer arena

= Refurbish and retain existing gymnasium, park, and existing structures converted
to museum.

= Refurbish historic Victorian mansion, Samoa Cookhouse, the post office and
other existing structures and renew and construct additional downtown
commercial area

= Construct a mini-storage unit

= Second floor boutique hotel over the Samoa Cookhouse (more recently
described as a possible hostel) with 30 room

= Provide 8-unit Recreational Vehicle (RV) park with amenities and hookups
adjacent to the Samoa Cookhouse

= Construct 22 vacation condominiums

»= Provide a tent-camping site west of New Navy Base Road

= Construct fire and life safety equipment and services structures

= Design and install interconnected bicycle and pedestrian pathways to connect all
areas of the subject lands, and other public amenities

The County’s proposed LCP amendment also contains text amendments to the certified
LUP that apply to all coastal lands within the area of the Humboldt Bay Area Plan that
lay within areas subject to potential tidal inundation by tsunami. The proposed policy
text would limit some land divisions that, if implemented, would increase the potential
amount of new development that would be located in coastal areas subject to
inundation by tsunami. The tsunami provisions reference to certain guidelines
published by the National Weather Service as an appendix to another NWS document,
but do not attach the referenced material for certification. (Exhibit 5 contains the
referenced NWS guidelines).

The limited text amendments in the LCP amendment submittal also include provisions
to add requirements to the certified Coastal Zoning Regulations to establish a Design
Review Committee for advisory review of Samoa development proposals that would
affect historic community character, based on referenced “Design Guidelines” that the
County provided as part of the amendment submittal package. The County staff
clarified in December 16, 2009 on request that the Design Guidelines in the submittal
are advisory, are not submitted as part of the request for certification review by the
Commission, and thus are, as submitted, without legal force or effect.

The proposed LCP amendment therefore contains policies and provisions that
reference two distinctive outside sources of information that were not submitted to the
Commission for its review of content and of potential future revisions that may occur, or
to establish the status of the external document as a legal standard of review for future
County approvals of coastal development permits (only the certified provisions of the
LCP provide this standard — see Section | (F) (Standard of Review) above.

Small lots of uncertain legality

Section | contains a detailed description of new information concerning the potential
existence of numerous small lots associated with a map created in 1892 by local
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investors interested in developing a “Coney Island West” called “Samoa.” 2,000 tiny
lots for future resort development were envisioned, but the development scheme never
materialized and the area developed as an industrial site and timber mill town that was
transferred from one corporate owner to another for most of its history (including
corporate giants such as Georgia Pacific and Louisiana Pacific). 79 small lots were
issued Unconditional Certificates of Compliance by Humboldt County staff on December
5, 2000 (Exhibit 15). The subject lands were sold by Simpson Samoa at public auction
later that month, and Samoa Pacific Group LLC was the successful bidder, closing
escrow in early 2001.

The County has been unable to provide either the basis for issuance of the certificates
or evidence that the issuance of the certificates was publicly noticed in any way. The
history of the map (a map that does not meet the pertinent tests of the Subdivision Map
Act for a recognized division of land) and the history of corporate transfer of lands
combine to suggest that some or perhaps all of the 79 lots may not be legal lots, or may
not be entitled to consideration as a separate economic unit. Samoa Pacific Group LLC
submitted a package of colored maps that are attached as Attachment 1, and a
schematic representation of some small lots is shown in that packet (Sheet F). This
illustration differs from maps of the small lots that were provided to Commission staff or
referenced by the County staff previously, and is not considered by the Commission to
constitute evidence of the legality or location of any of the illustrated lots. Commission
staff has not independently investigated the legality of any of the referenced lots
sufficiently to verify the legality of the lots, or otherwise, which would require a
substantial investment of time (for the landowner/developer as well). The County staff
acknowledges that neither a chain-of-lot-creation nor a chain-of-title-transfer
investigation or report has been prepared for the certificate lots. These documents
would likely be necessary to undertake an adequate investigation of the legality of the
certificate lots.

The uncertainty of the legality of the lots is resolved by requiring the merger of all lands
subject to the LCP amendment into one single undivided legal lot and subsequently
allowing the land to be divided thereafter in accordance with an approved master
subdivision and coastal development permit.

County’s revision of the pending amendment

The pending LCP amendment continues to be referred to as the “Samoa Town Master
Plan” although the amendment was originally based on a “master plan” that proved to
be somewhat illusory, as discussed in detail in Section I. During staff review of the
submittal, the County verified on request that the master plan elements shown on the
proposed LUP and zoning maps were included only as an illustration of a way that the
town might be redeveloped—not a Specific Plan. Subsequently, the County reinforced
this approach by revising the pending LCP amendment (October 27, 2009, Exhibit 2) to
remove the “master plan” elements and to substitute new Land Use Plan and Coastal
Zoning maps. The new maps that are now included in the amendment submittal show
only a mosaic of proposed new land uses to replace the mostly-Industrial land use
presently certified for most of the area of the affected Samoa lands.
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Need for Suggested Modifications

Although the Board of Supervisors addressed the problem posed by the conceptual
“master plan,” the submittal still lacked an evaluation of whether the intensity and
location of development would be supported by the size, legality and configuration of
lots subject to the LCP amendment and the existence and location of coastal resources
on those lots. The LCP amendment submittal lacked accompanying text that would
provide the policies and provisions to implement the development of the Samoa lands
as a cohesive community. The County staff had asserted before submitting the
amendment that such policies and provisions were unnecessary because a Master EIR
had been prepared for the Samoa Town Master Plan. However, the MEIR is not
proposed for certification and was not prepared in a manner that suits it for this purpose
in any case.

To resolve the above-identified omissions in the County’s submittal, the Commission
has adopted suggested modifications. If accepted by the County, the suggested
modifications provide the necessary development standards and planning framework
consistent with the requirements of Chapter 3 of the Coastal Act.

The land use changes proposed pursuant to the County’s LCP Amendment Request
No. HUM-MAJ-01-08 for the subject Samoa lands cannot be implemented as submitted
for areas that contain brownfield contamination; such areas are subject to (presently
unknown) final cleanup requirements that may be imposed by the Regional Water
Quality Control Board when development of the new land uses shown in the LCP
amendment is proposed.

The County and the landowner/developer have requested, and the RWQCB has
approved, the use of “institutional controls” as an interim measure for eight (8) locations
within the subject Samoa lands that have been shown to have soil and water
contamination that exceeds the levels that the RWQCB considers to be the threshold for
certifying the closure of the affected areas.

The landowner/developer has previously requested that the RWQCB determine that the
subject sites can be certified as requiring no further cleanup or land use restrictions
even with the residual levels of soil and water contamination that have been identified
on site, but the RWQCB has denied this request. Instead, the RWQCB has authorized
the landowner/developer to record deed restrictions against the title of the lands that
are located within the referenced eight areas, thus deferring the determination of final
cleanup requirements (if any) to an unspecified time in the future.

The RWQCB has explained that the recordation of such deed restrictions generally
means that the landowner/developer need not take any further action at the present
time; however, if there is a change in land use or development, or activities are
proposed that would disturb the soils of the site, then the landowner/developer at that
time must contact the RWQCB for a determination of how to proceed (at that time,
RWQCB requirements could include additional testing of soils and/or water at the site,
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and, based on the results, the RWQCB could potentially require remediation of the
contamination prior to implementing the proposed land use change or development). In
addition, pumping of groundwater is restricted in the affected areas that are subject to
the deed restrictions.

The RWQCB staff provided a letter explaining the institutional controls and included a
copy of the draft deed restriction provisions under consideration by the Board, attached
as Exhibit 12. The RWQCB has explained that the soil and groundwater contamination
affecting the sites subject to the deed restrictions has been in place for decades (if not
longer), is not likely to migrate beyond the areas where the contamination presently is
located, and thus is not likely to contaminate ground or surface waters trending toward,
or draining directly into Humboldt Bay or the Pacific Ocean. The RWQCB staff has also
explained that the Board reserves the right to pursue the previous landowners to secure
cleanup of the site. Previous landowners of the subject lands (prior to purchase of the
subject lands by Samoa Pacific Group LLC) include Simpson Timber
Company/Simpson Samoa, Georgia Pacific, and Louisiana Pacific (the latter two are
“Fortune 500" corporations still in existence).

The RWQCB staff acknowledges, as does the landowner/developer, that the
institutional controls do not demonstrate the feasibility of cleanup of the affected areas.
The landowner/developer has postponed investigating the ultimate cleanup
requirements and thus the feasibility of implementing the requirements is unknown. The
landowner/developer cannot produce evidence, therefore, at the present time that the
costs of undertaking whatever cleanup requirements the RWQCB may eventually
impose would be such that the proposed new land use designations could be
implemented at an estimated profit sufficient to induce the landowner/developer to
pursue that land use.

The RWQCB staff has also identified three areas of the site that are contaminated to
such an extent that the RWQCB requires active cleanup. These areas include: (1) the
soils and groundwater beneath an abandoned gasoline station (“Lorenzo Shell”) in the
Samoa downtown area, (2) the upper soil layers of the “soccer field” site (approximately
overlapping the location proposed for redesignation to Commercial Recreation and
proposed by the landowner/developer as the possible site of 22 vacation condominium
rental units), and (3) the outer painted surfaces and soils surrounding existing structures
(most — but not all -- are single family residences associated with Samoa’s historic
timber mill town past) and locations where structures once stood. Lead paint applied to
past and present structures over Samoa’s long history has weathered into the
surrounding soils and accumulated there at hazardous levels.

The RWQCB staff and the staff of the federal Environmental Protection Agency (the
EPA provided grant money for the testing/characterization of the Samoa Brownfield to
facilitate the future redevelopment of the site) have stated that cleanup of contaminated
areas at Samoa will be best accomplished if undertaken while only one landowner is
involved. In addition, both the RWQCB and the EPA staff have noted that cleanup
activities may raise complicated concerns, such as whether methods of cleanup
undertaken might exacerbate the release of additional contaminants into the
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environment. For example, cleanup of lead from existing houses and soils — even with
protective measures in place -- could release lead-contaminated dusts and vapors
during the process. Since the structures of concern are mostly residences, human
health risks could arise that would be difficult to resolve if the 99 cottages have been
subdivided into individual lots and sold to numerous new owners. And, new
homeowners may differ in their financial means to pursue the necessary cleanup
process, and in their willingness to endure the neighborhood disruption of piecemeal
cleaning efforts. Potential conflict could prevent the completion of the RWQCB'’s
cleanup requirements, and even if individual homeowners decided to bear the risk of
living with the lead contamination as-is, the slow release of lead contamination into the
environment, and ultimately into coastal waters, would continue according to the
RWQCB staff if the lead contamination is allowed to remain in place.

The general advice of state and federal agency staff contacted by the Commission staff,
and the advice of the Commission’s water quality staff, has been that it is important to
ensure that the necessary cleanup activities are concluded before the Samoa lands are
subdivided, while control of cleanup plans and the ability to implement a comprehensive
approach to cleanup is possible. Both agencies indicated that the sole-owner cleanup
approach provides multiple benefits for human health and for the environment and is
generally the most environmentally protective way to proceed.

To ensure that the development of the Samoa lands in accordance with the new land
designations proposed in the LCP amendment is feasible before the lands are
subdivided, and to ensure that final cleanup and RWQCB closure certification are
achieved before any lots are sold, the Commission finds that suggested modification #7,
STMP (New Development) Policy 1 (Phasing of Development), is necessary.

The County, the landowner/developer, the staff of the County Environmental Health
Department, and the staff of the RWQCB all agree that a new waste water treatment
facility must be designed and constructed on the subject site before new development
can be constructed. This facility is needed because the septic system facilities serving
the existing town (approximately half of the 99 existing single family residences on site
are occupied) have outlived their useful life and are failing. RWQCB staff have
indicated that the Board has refrained from issuing orders requiring replacement of the
systems, which are not adequately treating or controlling waste water effluent presently,
because the Samoa Pacific Group LLC has assured the staff that a new waste water
treatment plant will be installed soon and that the existing houses will be connected to
the new system as soon as it is operational.

The County proposes to extend the Urban Limit Line to encircle the subject Samoa
lands. Section 30250 of Chapter 3 of the Coastal Act requires that sufficient
infrastructure be available to support such development. The subject site is located on
a peninsula of land that is less than a mile wide. Surface waters drain from the site
toward the Pacific Ocean and Humboldt Bay, and groundwater beneath the site is
shallow (approximately four feet below the lower surface elevations on site) and trends
toward Humboldt Bay according to the staff of the RWQCB. Inadequate waste water
treatment facilities, whether the facilities are inadequate due to deterioration of aging
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equipment, obsolete design, or limited capacity may contaminate coastal waters and
degrade sensitive habitat if effluent is not properly managed.

For the reasons discussed above, a timely-constructed new waste water treatment
facility of adequate design and capacity is necessary to serve the land uses proposed in
the County’s pending LCP amendment. The necessary waste water treatment plant is a
critical community facility. For this reason, suggested Modification #7, STMP (New
Development) Policy 1 (Phasing of Development) requires that the coastal development
permit for a master subdivision of the Samoa lands be conditioned by the appropriate
authority to require the construction of necessary waste water treatment facilities prior to
construction of any new development.

Modification #7, STMP (New Development) Policy 1 (Phasing of Development) also
addresses the timely provision of visitor serving and public access facilities. The
Commission finds that this suggested modification is necessary to ensure that non-
Coastal Act priority development does not occur before (or to the exclusion of) Coastal
Act priority land uses. Therefore, STMP (New Development) Policy 1 (Phasing of
Development) requires that the public access trail network and the public access day
use facility west of New Navy Base Road, as well as all visitor serving accommodation
facilities not offset by in lieu fee provisions, be constructed and made available to the
public before non-Coastal Act priority land uses such as the development of residential,
commercial, and business

As noted above, the uncertainty of the legality of the lots is resolved by requiring the
merger of all lands subject to the LCP amendment into one single undivided legal lot
and subsequently allowing the land to be divided thereafter in accordance with an
approved master subdivision and coastal development permit. The County staff and the
landowner/developer agreed to this resolution, which has been incorporated into the
suggested modifications attached thereto.

The findings set below are intended to anchor the suggested modifications within the
context of the requirements of the pertinent standards of the Coastal Act. The most
important concept set forth within the modifications is the framing of a Samoa Town
Master Plan Land Use Designation Overlay (referenced as "STMP-LUP” and shown on
maps or referenced in pertinent text as STMP-LUP) and the implementing component
for the overlay, the Samoa Town Master Plan Special Area Combining Zone
(referenced as “STMP” and shown on maps or referenced in pertinent text as STMP)
which functions in the same manner that a zoning district overlay would (combining
zones and zoning overlays are similar planning tools). Within these, the policies and
provisions are established that will ensure that the comprehensive planning,
subdivision, and future development of the Samoa lands is undertaken in a manner
consistent with the requirements of the Coastal Act.

C. SETTING

The town of Samoa and the subject lands affected by the County’s pending LCP
Amendment request No. HUM-MAJ-01-08 are located in unincorporated Humboldt
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County, on the north spit of the Samoa Peninsula which is the narrow (approximately
one mile wide) sand spit north of the Humboldt Bay entrance between the Pacific Ocean
and Humboldt Bay (see Exhibit 1). Although rural and relatively undeveloped in the
wake of the collapse of the former industrial timber milling industry that once covered
the site, the location is close to Eureka (approximately 3 miles south) and Arcata
(approximately 12 miles north) via Highway 255 and Highway 101.

The existing town is a relatively intact and very rare (possibly the only such example
remaining in the United States) example of a historic timber company mill town. About
99 cottages that once provided worker housing remain, and about half of the cottages
are rented — many by tenants who, according to the landowner/developer, have
expressed interest in purchasing their homes once a master subdivision of Samoa is
approved. Almost half of the cottages, however, have been allowed to decay to the
extent that the structures are not presently suitable for occupancy and require
restoration. The County and the landowner/developer have stated consistently since
the first public presentations of the “Samoa Town Master Plan” in 2002 that the
restoration of the existing structures that are part of the historic town will be the first
phase of work undertaken at the site. (For photographs of the individual structures
contributing to historic town character, see the Design Guidelines for Samoa, attached
as Exhibit 4, particularly the color version scanned for the Exhibit posted on the
Commission’s website. The Design Guidelines contain a detailed inventory of the
existing structures as well as photographic documentation.)

A Victorian mansion has also been preserved on site, and many of the original
community structures remain, and provide significant historic context. The town has an
attractive presence enhanced by its charming architecture, pleasant coastal setting, and
unique neighborhood character. Some of the existing structures, such as the original
Samoa Cookhouse, have become landmark tourist destinations. At the height of
Samoa’s timber days, the Cookhouse fed as many as 500 workers at a sitting and
continues to serve “logger-sized meals” to tourists and local residents.

The Samoa lands are a brownfield, and numerous areas of the site contain
contaminated soil and/or groundwater that is subject to the cleanup requirements of the
Regional Water Quality Control Board. The existing structures have been tested and
shown to contain lead based paint, and the soils surrounding the structures also contain
very high concentrations of lead that has weathered into the soils from existing and
previously existing structures, including fences that were treated with older lead paint
formulations that contained significant amounts of lead. See particularly Exhibits 10 and
11.

Samoa is physically marked by numerous flat stretches where dune fields were graded
starting in the late 1800s to make way for timber milling operations and for the storage
of stacks of timber. This pattern is clearly visible in the aerial photographs of the
Coastal Records Project: http://www.californiacoastline.org/cqi-
bin/image.cqgi?image=200901329&mode=sequential&flags=0&year=2009

Site elevations vary considerably, from a low of about 10 feet above sea level to over 60
feet above sea level at the northern end of the site.
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The site contains a mosaic of sensitive habitat areas, including remnant dune habitat,
dune hollow (and other) wetlands, coastal scrub and forests, and rare plant populations.
The site also provides habitat for a variety of seasonal and year-round wildlife, and
contains corridors that connect important habitat areas and allow for wildlife movement
through the site. The variety of habitats and the continuous spatial connections
between habitats found on and near the site contributes to a complexity of habitat
niches that is often associated with an increased richness of species that are present.

Samoa offers expansive coastal views toward the inland side and Humboldt Bay, and
particularly from elevated areas of the site toward the westerly dunes and beaches and
the Pacific Ocean. Views toward the south have long been interrupted by the existing
industrial pulp mill, but the mill stands abandoned and plans are in progress for its
removal.

D. NEW DEVELOPMENT: Locating New Development, Public
Services, Community Character, Phasing and Cumulative
Impacts

Coastal Act Policies

Section 30250 (Locating New Development) of the Coastal Act states, in relevant
part:

(a) New residential, commercial, or industrial development, except as otherwise provided
in this division, shall be located within, contiguous with, or in close proximity to, existing
developed areas able to accommodate it or, where such areas are not able to
accommodate it, in other areas with adequate public services and where it will not have
significant adverse effects, either individually or cumulatively, on coastal resources. In
addition, land divisions, other than leases for agricultural uses, outside existing
developed areas shall be permitted only where 50 percent of the usable parcels in the
area have been developed and the created parcels would be no smaller than the
average size of surrounding parcels...

Section 30251 (Scenic Resources; Visual Character and Compatibility) of the
Coastal Act states, in relevant part:

The scenic and visual qualities of coastal areas shall be considered and protected as a
resource of public importance. Permitted development shall be sited and designed to
protect views to and along the ocean and scenic coastal areas, to minimize the alteration
of natural land forms, to be visually compatible with the character of surrounding areas,
and, where feasible, to restore and enhance visual quality in visually degraded areas.
New development in highly scenic areas such as those designated in the California
Coastline Preservation and Recreation Plan prepared by the Department of Parks and
Recreation and by local government shall be subordinate to the character of its setting.

Section 30253 (Minimization of Adverse Impacts; Protection of Community
Character) of the Coastal Act states, in relevant part:
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New development shall do all of the following:

(a) Minimize risks to life and property in areas of high geologic, flood, and fire hazard.
(b) Assure stability and structural integrity, and neither create nor contribute
significantly to erosion, geologic instability, or destruction of the site or surrounding area
or in any way require the construction of protective devices that would substantially alter
natural landforms along bluffs and cliffs.

(c) Be consistent with requirements imposed by an air pollution control district or the
State Air Resources Board as to each particular development.

(d) Minimize energy consumption and vehicle miles traveled.

(e) Where appropriate, protect special communities and neighborhoods that, because
of their unique characteristics, are popular visitor destination points for recreational uses.

Section 30254 Public works facilities

New or expanded public works facilities shall be designed and limited to accommodate
needs generated by development or uses permitted consistent with the provisions of this
division; provided, however, that it is the intent of the Legislature that State Highway
Route 1 in rural areas of the coastal zone remain a scenic two-lane road. Special
districts shall not be formed or expanded except where assessment for, and provision of,
the service would not induce new development inconsistent with this division. Where
existing or planned public works facilities can accommodate only a limited amount of
new development, services to coastal dependent land use, essential public services and
basic industries vital to the economic health of the region, state, or nation, public
recreation, commercial recreation, and visitor-serving land uses shall not be precluded
by other development.

The County proposes a number of changes in the pending LCP Amendment Request
No. HUM-MAJ-01-08. These include substantially intensifying the development of an
area that is presently located outside of the Urban Limit Line. The traffic study prepared
by the Humboldt County as part of the County’s Master Environmental Impact Report
established that the implementation of the “Samoa Town Master Plan” buildout would
add at least 7,000 traffic trips per day, which would add congestion to the Highway 101
and Highway 255 corridors. The LCP Amendment Request also proposes land use
plan map changes and similar zoning map changes that would convert approximately
10 acres of General Industrial and Coastal Dependent Industrial lands, total, to Public
Facilities for the purpose of constructing a new on site waste water treatment plant,
accessory structures, and effluent filtration fields.

The majority of the area proposed for new development would be developed for non-
Coastal Act priority uses, and although the initial versions of the Samoa Town Master
Plan (conceptual) contained substantial visitor-serving amenities and accommodations,
these previously proposed amenities have been replaced by single family residential
development in some cases. In other cases, the lower-cost visitor serving overnight
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accommodations that are still conceptually proposed face challenges, including
feasibility concerns, due to unresolved costs — and potential adverse impacts on coastal
resources --- that are associated with brownfield cleanup obligations that will be
necessary to complete before these facilities could be constructed.

A benefit of allowing a substantial amount of non-Coastal Act priority development to be
planned for the overall site, however, is the potential for restored economic vitality in the
nearby area such that restoration of the existing historic mill town of Samoa is attractive
as a component of the overall site redevelopment. The unique community character of
the historic company town lends overall charm and attractiveness that enhance the
site’s value as a coastal visitor-serving resource, helping thereby to establish that
support for some of the lower-priority uses of coastally situated lands could provide
resources to facilitate improvement of coastal access and recreation.

As described in previous sections, the County revised the originally submitted LCP
amendment to replace the land use plan and zoning maps that had shown the Samoa
Town Master Plan features in detail (See Exhibits 2 and 3) with maps that contained the
same land use and zoning change outlines, but without any plan features. In order to
address the omissions in the County’s submittal and provide development standards
that would guide future development of lands subject to the LCPA, the Commission
finds it necessary to suggest substantial suggested modifications. Some suggested
modifications to the maps submitted in the LCP amendment are also necessary. The
suggested modifications have been designed in part as a new land use plan designation
overlay (“STMP-LUP”) and a new special area combining zone (“STMP”) to implement
the LUP overlay, including accompanying policies, provisions and standards. The
suggested modifications establishing the policies and provisions within the suggested
new Samoa Town Master Plan Land Use Designation Overlay (STMP-LUP) and the
new Samoa Town Master Plan Coastal Zoning Overlay (STMP-CZ) contain policies and
provisions that are organized according to Coastal Act policy subjects.

The Commission finds that to ensure the orderly master subdivision and future
development of the Samoa lands, several concerns must be addressed within the
appropriate sequences. Therefore, a suggested modification (STMP ((New
Development)) Policy 1 ((Phasing Plan) establishes the pertinent requirements. The
Commission finds this manner of organizing the suggested modifications necessary due
to concerns that have arisen during the staff review of the County’s proposed LCP
amendment.

The land use changes proposed pursuant to the County’s LCP Amendment Request
No. HUM-MAJ-01-08 for the subject Samoa lands cannot be implemented for areas that
contain brownfield contamination; such areas are subject to unknown final cleanup
requirements that may be imposed by the Regional Water Quality Control Board at the
time that development of the new land uses (proposed) is implemented.

The County and the landowner/developer have requested, and the RWQCB has

approved, the use of “institutional controls” as an interim measure for eight (8) locations
within the subject Samoa lands that have been shown to have soil and water
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contamination that exceeds the levels that the RWQCB considers to be the threshold for
certifying the closure of the affected areas.

The landowner/developer has previously requested that the RWQCB determine that the
subject sites can be certified as requiring no further cleanup or land use restrictions
even with the residual levels of soil and water contamination that have been identified
on site, but the RWQCB has denied this request. Instead, the RWQCB has authorized
the landowner/developer to record deed restrictions against the title of the lands that
are located within the referenced eight areas, thus deferring the determination of final
cleanup requirements (if any) to an unspecified time in the future.

The RWQCB has explained that the recordation of such deed restrictions generally
means that the landowner/developer need not take any further action at the present
time; however, if there is a change in land use or development, or activities are
proposed that would disturb the soils of the site, then the landowner/developer at that
time must contact the RWQCB for a determination of how to proceed (at that time,
RWQCB requirements could include additional testing of soils and/or water at the site,
and, based on the results, the RWQCB could potentially require remediation of the
contamination prior to implementing the proposed land use change or development). In
addition, pumping of groundwater is restricted in the affected areas that are subject to
the deed restrictions.

The RWQCB staff provided a letter explaining the institutional controls and included a
copy of the draft deed restriction provisions under consideration by the Board, attached
as Exhibit 12. The RWQCB has explained that the soil and groundwater contamination
affecting the sites subject to the deed restrictions has been in place for decades (if not
longer), is not likely to migrate beyond the areas where the contamination presently is
located, and thus is not likely to contaminate ground or surface waters trending toward,
or draining directly into Humboldt Bay or the Pacific Ocean. The RWQCB staff has also
explained that the Board reserves the right to pursue the previous landowners to secure
cleanup of the site. Previous landowners of the subject lands (prior to purchase of the
subject lands by Samoa Pacific Group LLC) include Simpson Timber
Company/Simpson Samoa, Georgia Pacific, and Louisiana Pacific (the latter two are
“Fortune 500" corporations still in existence).

The RWQCB staff acknowledges, as does the landowner/developer, that the
institutional controls do not demonstrate the feasibility of cleanup of the affected areas.
The landowner/developer has postponed investigating the ultimate cleanup
requirements and thus the feasibility of implementing the requirements is unknown. The
landowner/developer cannot produce evidence, therefore, at the present time that the
costs of undertaking whatever cleanup requirements the RWQCB may eventually
impose would be such that the proposed new land use designations could be
implemented at an estimated profit sufficient to induce the landowner/developer to
pursue that land use.

The RWQCB staff has also identified three areas of the site that are contaminated to
such an extent that the RWQCB requires active cleanup. These areas include: (1) the
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soils and groundwater beneath an abandoned gasoline station (“Lorenzo Shell”) in the
Samoa downtown area, (2) the upper soil layers of the “soccer field” site (approximately
overlapping the location proposed for redesignation to Commercial Recreation and
proposed by the landowner/developer as the possible site of 22 vacation condominium
rental units), and (3) the outer painted surfaces and soils surrounding existing structures
(most — but not all -- are single family residences associated with Samoa’s historic
timber mill town past) and locations where structures once stood. Lead paint applied to
past and present structures over Samoa’s long history has weathered into the
surrounding soils and accumulated there at hazardous levels.

The RWQCB staff and the staff of the federal Environmental Protection Agency (the
EPA provided grant money for the testing/characterization of the Samoa Brownfield to
facilitate the future redevelopment of the site) have stated that cleanup of contaminated
areas at Samoa will be best accomplished if undertaken while only one landowner is
involved. In addition, both the RWQCB and the EPA staff have noted that cleanup
activities may raise complicated concerns, such as whether methods of cleanup
undertaken might exacerbate the release of additional contaminants into the
environment. For example, cleanup of lead from existing houses and soils — even with
protective measures in place -- could release lead-contaminated dusts and vapors
during the process. Since the structures of concern are mostly residences, human
health risks could arise that would be difficult to resolve if the 99 cottages have been
subdivided into individual lots and sold to numerous new owners. And, new
homeowners may differ in their financial means to pursue the necessary cleanup
process, and in their willingness to endure the neighborhood disruption of piecemeal
cleaning efforts. Potential conflict could prevent the completion of the RWQCB'’s
cleanup requirements, and even if individual homeowners decided to bear the risk of
living with the lead contamination as-is, the slow release of lead contamination into the
environment, and ultimately into coastal waters, would continue according to the
RWQCB staff if the lead contamination is allowed to remain in place.

The general advice of state and federal agency staff contacted by the Commission staff,
and the advice of the Commission’s water quality staff, has been that it is important to
ensure that the necessary cleanup activities are concluded before the Samoa lands are
subdivided, while control of cleanup plans and the ability to implement a comprehensive
approach to cleanup is possible. Both agencies indicated that the sole-owner cleanup
approach provides multiple benefits for human health and for the environment and is
generally the most environmentally protective way to proceed.

To ensure that the development of the Samoa lands in accordance with the new land
designations proposed in the LCP amendment is feasible before the lands are
subdivided, and to ensure that final cleanup and RWQCB closure certification are
achieved before any lots are sold, the Commission finds that suggested modification #7,
STMP (New Development) Policy 1 (Phasing of Development), is necessary.

The County, the landowner/developer, the staff of the County Environmental Health

Department, and the staff of the RWQCB all agree that a new waste water treatment
facility must be designed and constructed on the subject site before new development

Page 84 of 96



Humboldt County LCP Amendment No. HUM-MAJ-01-08 (Samoa)

can be constructed. This facility is needed because the septic system facilities serving
the existing town (approximately half of the 99 existing single family residences on site
are occupied) have outlived their useful life and are failing. RWQCB staff have
indicated that the Board has refrained from issuing orders requiring replacement of the
systems, which are not adequately treating or controlling waste water effluent presently,
because the Samoa Pacific Group LLC has assured the staff that a new waste water
treatment plant will be installed soon and that the existing houses will be connected to
the new system as soon as it is operational.

The County proposes to extend the Urban Limit Line to encircle the subject Samoa
lands. Section 30250 of Chapter 3 of the Coastal Act requires that sufficient
infrastructure be available to support such development. The subject site is located on
a peninsula of land that is less than a mile wide. Surface waters drain from the site
toward the Pacific Ocean and Humboldt Bay, and groundwater beneath the site is
shallow (approximately four feet below the lower surface elevations on site) and trends
toward Humboldt Bay according to the staff of the RWQCB. Inadequate waste water
treatment facilities, whether the facilities are inadequate due to deterioration of aging
equipment, obsolete design, or limited capacity may contaminate coastal waters and
degrade sensitive habitat if effluent is not properly managed.

For the reasons discussed above, a timely-constructed new waste water treatment
facility of adequate design and capacity is necessary to serve the land uses proposed in
the County’s pending LCP amendment. The necessary waste water treatment plant is a
critical community facility. For this reason, suggested Modification #7, STMP (New
Development) Policy 1 (Phasing of Development) requires that the coastal development
permit for a master subdivision of the Samoa lands be conditioned by the appropriate
authority to require the construction of necessary waste water treatment facilities prior to
construction of any new development.

Modification #7, STMP (New Development) Policy 1 (Phasing of Development) also
addresses the timely provision of visitor serving and public access facilities. The
Commission finds that this suggested modification is necessary to ensure that non-
Coastal Act priority development does not occur before (or to the exclusion of) Coastal
Act priority land uses. Therefore, STMP (New Development) Policy 1 (Phasing of
Development) requires that the public access trail network and the public access day
use facility west of New Navy Base Road, as well as all visitor serving accommodation
facilities not offset by in lieu fee provisions, be constructed and made available to the
public before non-Coastal Act priority land uses such as the development of residential,
commercial, and business or industrial uses.

The Commission finds that to ensure that new development is located in areas able to
accommodate it and where it will not have significant cumulative impacts on coastal
resources, as required by Section 30250 of the Coastal Act, it is necessary for the LCP
to designate the appropriate location, and development standards applicable to each
kind of proposed development. Such designations must also take into account the
requirements of other applicable policies of Chapter 3 of the Coastal Act, including
public access, recreation, land and marine resources, and scenic and visual quality. As
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such, the Commission finds that the subject suggested modifications set forth above are
necessary to ensure that the County’s certified LCP contains the clear and
comprehensive planning framework necessary to provide, in particular, for the master
planning for the lands of the Samoa area. The Commission hereby notes that the
certification of the Land Use Plan and Zoning maps proposed by the County and as
revised in accordance with the subject suggested modifications, and including the
certification of the Samoa Town Master Plan Land Use Designation Overlay and the
Samoa Town Master Plan Coastal Zoning Overlay does not constitute a finding that the
parcels shown on any of the subject maps, exhibits, or attachments hereto are
indicative of lot legality. To the contrary, the Commission finds that substantial
concerns exist about the legality of the small lots subject to Unconditional Certificates of
Compliance as discussed herein.

The Commission finds therefore that the proposed LUP amendments as submitted are
inconsistent with and inadequate to carry out the pertinent requirements of Sections
30250, 30251, 30252, and 30253 of the Coastal Act unless modified as suggested
above.

E. ENVIRONMENTALLY SENSITIVE HABITAT AREAS, WETLANDS,
WATER QUALITY

Coastal Act Policies

Section 30210 Access; recreational opportunities; posting

In carrying out the requirement of Section 4 of Article X of the California Constitution,
maximum access, which shall be conspicuously posted, and recreational opportunities
shall be provided for all the people consistent with public safety needs and the need to
protect public rights, rights of private property owners, and natural resource areas from
overuse.

(bold emphasis added)

Section 30230 Marine resources; maintenance

Marine resources shall be maintained, enhanced, and where feasible, restored. Special
protection shall be given to areas and species of special biological or economic
significance. Uses of the marine environment shall be carried out in a manner that will
sustain the biological productivity of coastal waters and that will maintain healthy
populations of all species of marine organisms adequate for long-term commercial,
recreational, scientific, and educational purposes.

Section 30231 Biological productivity; water quality

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
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substantial interference with surface waterflow, encouraging waste water reclamation,
maintaining natural vegetation buffer areas that protect riparian habitats, and minimizing
alteration of natural streams.

Section 30233 Diking, filling or dredging; continued movement of sediment and
nutrients, in pertinent part:

(a) The diking, filling, or dredging of open coastal waters, wetlands, estuaries, and lakes
shall be permitted in accordance with other applicable provisions of this division, where
there is no feasible less environmentally damaging alternative, and where feasible
mitigation measures have been provided to minimize adverse environmental effects, and
shall be limited to the following:

() New or expanded port, energy, and coastal-dependent industrial facilities, including
commercial fishing facilities.

(2) Maintaining existing, or restoring previously dredged, depths in existing navigational
channels, turning basins, vessel berthing and mooring areas, and boat launching ramps.

(3) In open coastal waters, other than wetlands, including streams, estuaries, and lakes,
new or expanded boating facilities and the placement of structural pilings for public
recreational piers that provide public access and recreational opportunities.

(4) Incidental public service purposes, including but not limited to, burying cables and
pipes or inspection of piers and maintenance of existing intake and outfall lines.

(5) Mineral extraction, including sand for restoring beaches, except in environmentally
sensitive areas.

(6) Restoration purposes.
(7) Nature study, aquaculture, or similar resource dependent activities.

Section 30234.5 Economic, commercial, and recreational importance of fishing

The economic, commercial, and recreational importance of fishing activities shall be
recognized and protected.

Section 30240 Environmentally sensitive habitat areas; adjacent developments

(a) Environmentally sensitive habitat areas shall be protected against any significant
disruption of habitat values, and only uses dependent on those resources shall be allowed
within those areas.

(b) Development in areas adjacent to environmentally sensitive habitat areas and parks
and recreation areas shall be sited and designed to prevent impacts which would
significantly degrade those areas, and shall be compatible with the continuance of those
habitat and recreation areas.

Section 30252 Maintenance and enhancement of public access
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The location and amount of new development should maintain and enhance public access
to the coast by (1) facilitating the provision or extension of transit service, (2) providing
commercial facilities within or adjoining residential development or in other areas that will
minimize the use of coastal access roads, (3) providing nonautomobile circulation within
the development, (4) providing adequate parking facilities or providing substitute means of
serving the development with public transportation, (5) assuring the potential for public
transit for high intensity uses such as high-rise office buildings, and by (6) assuring that
the recreational needs of new residents will not overload nearby coastal recreation
areas by correlating the amount of development with local park acquisition and
development plans with the provision of onsite recreational facilities to serve the
new development.

(bold emphasis added)

The County proposes a number of changes in the pending LCP Amendment Request
No. HUM-MAJ-01-08. These include substantially intensifying the development of an
area that is presently located outside of the Urban Limit Line. The site contains a
variety of sensitive coastal resources, including wetlands and a variety of non-wetland
Environmentally Sensitive Habitat Areas, including rare plant populations and wildlife
corridors. Numerous biological studies prepared in the area have confirmed the
presence of these resources (see Exhibit 7-9).

In addition, the County and the landowner/developer proposed through LCP
Amendment Request No. HUM-MAJ-01-08 to substantially intensify residential use of
the Samoa lands, and the layout of residential lots is proposed to abut the sensitive
resource areas of the site. As can be readily seen from the illustrative maps showing
the concept of lot layout on the site (see Exhibit 3, for example), dense development on
small lots, and the placement of multi-family housing and potentially dense clusters of
condominiums for visitor-serving uses are proposed. While there is one proposed park
location, no community parks are distributed through the areas proposed for residential
development, even though pockets of wetlands and other sensitive habitat areas adjoin
the proposed residential areas. If the Samoa lands are developed in this manner,
without including community park facilities with designated play areas and equipment,
community gardens, and other similar features at distances convenient for families with
young children for example (typically within two blocks of home), it is likely that the
sensitive habitat areas of the site will become de facto recreation areas. Much of the
soil base on the site is relatively sandy and weakly consolidated and is very prone to
erosion. As the result of increased disturbance in ESHA, the sensitive resource areas
would be significantly and adversely affected by the substantial disturbance and
degradation of habitat that would result from trampling, erosion, etc.

As described in the suggested modifications and explained in more detail below, the
Commission identifies herein a Corridor Area (see Exhibit 16) to establish a protective
standard that limits the fragmentation of habitat and allows unified connecting areas to
preserve areas of wildlife habitat and movement as well.

The site contains a mosaic of sensitive habitat areas, including remnant dune habitat,

dune hollow (and other) wetlands, coastal scrub and forests, and rare plant populations.
The site also provides habitat for a variety of seasonal and year-round wildlife, and
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contains corridors that connect important habitat areas and allow for wildlife movement
through the site. The variety of habitats and the continuous spatial connections
between habitats found on and near the site contributes to a complexity of habitat
niches that is often associated with an increased richness of species that are present.

The Commission considers the overall protection of connected corridors that provide
wildlife corridors as well as habitat connections is more important than protecting
isolated pockets of habitat, and in the case of the Samoa lands, substantial corridors of
wildlife habitat exist along primarily along the western and northern boundaries of the
site (in general terms). To ensure that these areas receive protection from the
encroachment of development, the boundaries between the Natural Resources land use
designation and the adjoining proposed land uses proposed by the County in the
subject LUP map for the Samoa Lands is adjusted as shown in Exhibit 16, and as
discussed in the suggested modifications. These changes eliminate some portions of
proposed development that would be constructed if the Corridor Area changes were not
required.

In addition, the Commission finds it necessary to ensure that the STMP-LUP lands are
carefully delineated to find the locations and limits of sensitive wetlands and other non-
wetland ESHAs at the time the master subdivision or other development of the subject
lands is proposed. The suggested modifications contain detailed requirements and
procedures for preparing the biological resource studies, delineations, etc. necessary
for this purpose, including the requirement that pertinent data be reasonably current and
in no case older than five (5) years old.

The Commission further finds that the County and the landowner/developer have
submitted biological survey data for the area west of New Navy Base Road that shows
that ESHA exists within the boundaries of the area proposed for redesignation from
Natural Resources to Public Recreation. The area remaining after ESHA and
necessary buffers for sensitive habitat is taken into consideration is too small to provide
the tent camping area that is conceptually proposed for that location. The Commission
finds it necessary to delete this change, but to allow for a day use assembly area that
would be suitable for environmental interpretation activities and would contain pertinent
amenities and habitat protection features (such as symbolic post-and-rope fencing) at
that location, and improved parking at the parking site adjacent to New Navy Base
Road, including improvements to include school bus and Americans With Disability Act-
compliant parking.

The Commission also finds that the County and the landowner/developer propose
substantially intensified development of the subject lands if the land use changes shown
on the proposed LUP map for the Samoa lands are implemented. The single family
residential and multi-unit residential areas in particular do not contain small
neighborhood recreational parks and community garden facilities that would
compensate for the small (or non-existing) open spaces that accompany small lot or
apartment-style development. If adequate parks and recreation spaces are not
provided (and studies show that these must typically be within two blocks or less if the
facilities are to be convenient enough to attract neighbors without requiring driving, and
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this is particularly true families with small children), it is likely that the sensitive
resources such as those protected by the Corridor Area (Exhibit 16) will become de
facto recreation areas for residents and their guests, to the detriment of the sensitive
habitat areas disturbed by such unauthorized use.

The Commission finds that the following suggested modifications are necessary to
ensure that the County’s proposed LCP Amendment Request No. HUM-MAJ-01-08 is
consistent with the pertinent requirements of the Coastal Act pertaining to the protection
of coastal waters, wetlands, and ESHA.

The Commission finds that to ensure that new development is located in areas able to
accommodate it without significantly and adversely impacting sensitive resources such
as wetlands and other non-wetland environmentally sensitive habitat areas, and to
ensure that new development is sited and designed in a manner protective of coastal
waters, including groundwater and surface waters that trend toward and may affect the
guality of the Pacific Ocean and Humboldt Bay, the suggested modifications set forth
above are necessary to ensure that the County’s LCP amendment is sufficiently
protective of these resources. The Commission further finds that the fisheries, including
oyster culture activities, dependent on the waters of Humboldt Bay and the Pacific
Ocean are important coastal resources and that protecting the quality of the waters
supporting fisheries is critical to their function.

In particular, the Commission finds that protection of the Corridor Area — an ESHA
shown in Exhibit 16, generally on Page 1 (of 7 total pages) of the exhibit, and more
specifically defined and located pursuant to Sheets 1-6 of Exhibit 16. Exhibit 16 relies
on the most recent wetland delineation and other environmentally sensitive habitat
survey data that is currently available (primarily biological surveys conducted by Mad
River Biologists on behalf of Humboldt County in 2002-2003 pursuant to maps
contained in the project file for HUM-MAJ-01-08, North Coast District Office).

The Corridor Area, referenced and described within the suggested modification
attached hereto, and as set forth above, provides a substantial corridor for wildlife
habitat use and movement through the natural areas of the site, connects the mosaic of
individually-delineated wetlands, including the rare Dune Hollow wetlands, dune mat
habitat (many areas of dune mat habitat contain rare plant species such as Beach Layia
and Dark- Eyed Gilia, including areas of the Samoa lands east of New Navy Base
Road), Northern Coastal Scrub, Coastal Coniferous Forest, and other environmentally
sensitive habitat and buffers thereof. Some areas mapped as Corridor Area are
established to connect habitats and buffers and other areas show reduced or even
absent buffers, but the overarching consideration in establishing the corridor is to
protect overall habitat and to provide for species dispersal and the enhancement of
areas within the corridor that while degraded by disturbance, offer the potential of
recovery, or serve to buffer and connect adjacent habitats. The Corridor Area as a
whole provides more substantial and significant habitat by unifying, rather than allowing
further isolation of habitat within that corridor as development of the lands subject to the
STMP-LUP proceeds in the future.
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Other wetlands and non-wetland ESHA within the areas of the STMP-LUP are also
subject to protective provisions set forth in the STMP-LUP suggested modifications, but
the manner in which these areas would be protected (the location and extent of needed
buffers, for example) would be considered on a case-by-case basis, in light of more
current biological data, and in accordance with the methods for delineation and
evaluation set forth in the suggested modifications. The Corridor Area described above
is established based on the based biological data available presently because the
guiding principle for describing the corridor is the interconnection of otherwise
fragmented habitats and their buffer areas (which are typically only 50 feet for non-
wetland ESHA in the Corridor Area) recognizing that some areas that are not described
specifically as ESHA or buffer will also be included to establish connections and wildlife
passage areas, thus making the “whole” of the Corridor Area sufficient to describe the
location and extent of the Corridor Area and to thus also direct the necessary revisions
of the County’s LUP and Coastal Zoning Maps to incorporate the Corridor Area.

For all of these reasons the Commission finds that the subject suggested modifications
set forth above are necessary to ensure that the County’s certified LCP contains the
clear and comprehensive planning framework necessary to provide for the master
planning for the lands of the Samoa area in a manner consistent with the Chapter 3
policies of the Coastal Act that are protective of sensitive resources.

The Commission finds therefore that the proposed LUP amendments as submitted are
inconsistent with and inadequate to carry out the pertinent requirements of Sections

30210, 30230, 30231, 30233, 30234.5, 30240, 30251, and 30252 of the Coastal Act
unless modified as suggested above.

F. PUBLIC COASTAL ACCESS AND RECREATION;

Coastal Act Policies

The Coastal Act, cited below in pertinent part, protects public coastal access and
recreational opportunities:

Section 30210 Access; recreational opportunities; posting

In carrying out the requirement of Section 4 of Article X of the California Constitution,
maximum access, which shall be conspicuously posted, and recreational opportunities
shall be provided for all the people consistent with public safety needs and the need to
protect public rights, rights of private property owners, and natural resource areas from
overuse.

Section 30211 Development not to interfere with access

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.
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Section 30212 New development projects

(a) 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.

Section 30212.5 Public facilities; distribution
Wherever appropriate and feasible, public facilities, including parking areas or facilities,
shall be distributed throughout an area so as to mitigate against the impacts, social and

otherwise, of overcrowding or overuse by the public of any single area.

Section 30213 Lower cost visitor and recreational facilities; encouragement and
provision; overnight room rentals

Lower cost visitor and recreational facilities shall be protected, encouraged, and, where
feasible, provided. Developments providing public recreational opportunities are
preferred.

The commission shall not: (1) require that overnight room rentals be fixed at an amount
certain for any privately owned and operated hotel, motel, or other similar visitor-serving
facility located on either public or private lands; or (2) establish or approve any method for
the identification of low or moderate income persons for the purpose of determining
eligibility for overnight room rentals in any such facilities.

Section 30214 Implementation of public access policies; legislative intent

(a) The public access policies of this article shall be implemented in a manner that takes
into account the need to regulate the time, place, and manner of public access depending
on the facts and circumstances in each case including, but not limited to, the following:

(1) Topographic and geologic site characteristics.
(2) The capacity of the site to sustain use and at what level of intensity.

(3) The appropriateness of limiting public access to the right to pass and repass
depending on such factors as the fragility of the natural resources in the area and the
proximity of the access area to adjacent residential uses.

4) The need to provide for the management of access areas so as to protect the privacy of
adjacent property owners and to protect the aesthetic values of the area by providing for
the collection of litter.

(b) It is the intent of the Legislature that the public access policies of this article be carried
out in a reasonable manner that considers the equities and that balances the rights of the
individual property owner with the public's constitutional right of access pursuant to
Section 4 of Article X of the California Constitution. Nothing in this section or any
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amendment thereto shall be construed as a limitation on the rights guaranteed to the
public under Section 4 of Article X of the California Constitution.

(c) In carrying out the public access policies of this article, the commission and any other
responsible public agency shall consider and encourage the utilization of innovative
access management techniques, including, but not limited to, agreements with private
organizations which would minimize management costs and encourage the use of
volunteer programs.

Section 30220 Protection of certain water-oriented activities

Coastal areas suited for water-oriented recreational activities that cannot readily be
provided at inland water areas shall be protected for such uses.

Section 30221 Oceanfront land; protection for recreational use and development

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.

Section 30222 Private lands; priority of development purposes

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.

Section 30223 Upland areas

Upland areas necessary to support coastal recreational uses shall be reserved for such
uses, where feasible.

Section 30250 Location; existing developed area

(@) New residential, commercial, or industrial development, except as otherwise provided
in this division, shall be located within, contiguous with, or in close proximity to, existing
developed areas able to accommodate it or, where such areas are not able to
accommodate it, in other areas with adequate public services and where it will not have
significant adverse effects, either individually or cumulatively, on coastal resources. In
addition, land divisions, other than leases for agricultural uses, outside existing developed
areas shall be permitted only where 50 percent of the usable parcels in the area have
been developed and the created parcels would be no smaller than the average size of
surrounding parcels.

(b) Where feasible, new hazardous industrial development shall be located away from
existing developed areas.

(c) Visitor-serving facilities that cannot feasibly be located in existing developed areas

shall be located in existing isolated developments or at selected points of attraction for
visitors.
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Section 30252 Maintenance and enhancement of public access

The location and amount of new development should maintain and enhance public access
to the coast by (1) facilitating the provision or extension of transit service, (2) providing
commercial facilities within or adjoining residential development or in other areas that will
minimize the use of coastal access roads, (3) providing nonautomobile circulation within
the development, (4) providing adequate parking facilities or providing substitute means of
serving the development with public transportation, (5) assuring the potential for public
transit for high intensity uses such as high-rise office buildings, and by (6) assuring that
the recreational needs of new residents will not overload nearby coastal recreation areas
by correlating the amount of development with local park acquisition and development
plans with the provision of onsite recreational facilities to serve the new development.

Section 30253 Minimization of adverse impacts
New development shall: (in pertinent part only):

(e) Where appropriate, protect special communities and neighborhoods that, because of
their unique characteristics, are popular visitor destination points for recreational uses.

The land use plan component of Humboldt County’s LCP Amendment Request No.
HUM-MAJ-01-08 presently consists mainly of a land use plan map that is labeled
“Samoa Town Master Plan” but is not a master plan in the conventional sense: Instead,
the LUP map (like the accompanying new zoning map in the amendment) shows only
the general outlines of proposed new land uses that could be implemented on the site in
the future, once the County and the landowner/developer have (1) conducted the
necessary biological and geohazard analyses; (2) conducted the necessary cleanup of
the site; and (3) demonstrated the approvability of a subdivision and redevelopment
plan as part of the coastal development permit application process.

The County and the landowner/developer originally indicated that extensive public
coastal access and recreation amenities of the site would be included in the plan for
redevelopment of Samoa,as noted in the “MASTER PLAN FOR THE TOWN OF
SAMOA, Humboldt County, California” prepared for Samoa Pacific Group, LLC by RNL
Design, The PLANNING Studio of Kevin Young, dated July 2002. The proposed plan
for such amenities has changed substantially during the following years, and most
recently included only the substantially reduced proposal for potential future amenities
shown in the LUP and zoning maps (now revised) pertaining to the County’s pending
LCP amendment request (the previous maps are shown in Exhibit 3).

F. HAZARDS

Coastal Act Policies

Section 30253 Minimization of adverse impacts, in pertinent part

New development shall do all of the following:
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(a) Minimize risks to life and property in areas of high geologic, flood, and fire hazard.

(b) Assure stability and structural integrity, and neither create nor contribute significantly to
erosion, geologic instability, or destruction of the site or surrounding area or in any way
require the construction of protective devices that would substantially alter natural
landforms along bluffs and cliffs.

Section 30235 Construction altering natural shoreline, in pertinent part:

Revetments, breakwaters, groins, harbor channels, seawalls, cliff retaining walls, and
other such construction that alters natural shoreline processes shall be permitted when
required to serve coastal-dependent uses or to protect existing structures or public
beaches in danger from erosion, and when designed to eliminate or mitigate adverse
impacts on local shoreline sand supply.

VI. FINDINGS FOR APPROVAL OF IMPLEMENTATION PLAN
AMENDMENT IF MODIFIED AS SUGGESTED

The Commission finds it necessary to suggest modifications to the proposed
Implementation Plan amendment to ensure that the Implementation Plan as amended
will conform with and adequately carry out the Land Use Plan as amended. Suggested
Modifications for this purpose are set forth above.

VIl. CALIFORNIA ENVIRONMENTAL QUALITY ACT

Section 21080.9 of the California Environmental Quality Act (CEQA) exempts local
governments from the requirement of preparing an environmental impact report (EIR) in
connection with a local coastal program (LCP). Instead, the CEQA responsibilities are
assigned to the Coastal Commission. Additionally, the Commission’s Local Coastal
Program review and approval procedures have been found by the Resources Agency to
be functionally equivalent to the environmental review process. Thus, under Section
21080.5 of CEQA, the Commission is relieved of the responsibility to prepare an
environmental impact report for each local coastal program submitted for Commission
review and approval. Nevertheless, the Commission is required when approving a local
coastal program to find that the LCP or LCPA does conform with the provisions of
CEQA including the requirement in CEQA section 21080.5(d)(2)(A) that the LCPA will
not be approved or adopted as proposed if there are feasible alternatives or feasible
mitigation measures available which would substantially lessen any significant adverse
impact which the activity may have on the environment. (14 C.C.R. 88 13542(a),
13540(f), and 13555(b)).

The County of Humboldt's LCPA consists of a Land Use Plan amendment and an
Implementation Plan Amendment. The Land Use Plan amendment as originally
submitted raises a number of concerns regarding the Chapter 3 policies of the Coastal
Act and thus cannot be found to be consistent with and adequate to carry out the
Chapter 3 policies of the Coastal Act. The Commission, therefore, has suggested
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modifications to bring the Land Use Plan amendment into full conformance with the
requirements of the Coastal Act. As modified, the Commission finds that approval of
the Land Use Plan amendment will not result in significant adverse environmental
impacts under the meaning of the California Environmental Quality Act.

Further, the Commission finds that approval of the Implementation Program
Amendment with the incorporation of the suggested modifications to implement the
Land Use Plan would not result in significant adverse environmental impacts under the
meaning of CEQA. Absent the incorporation of these suggested modifications to
effectively mitigate potential resource impacts, such a finding could not be made.

Therefore, the Commission finds that approval of the LCP amendment conforms to the
applicable provisions of CEQA as there are no feasible alternatives or feasible
mitigation measures available which would substantially lessen any significant adverse
impact which the activity may have on the environment.
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