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     Addendum: Th11b  
 
 
To:   Commissioners and Interested Parties 
 
From: Peter Douglas, Executive Director 
 Robert Merrill, North Coast District Manager 
 
Date:  October 13, 2010 
 
RE: Humboldt County LCP Amendment Request No. HUM-MAJ-01-08 
______________________________________________________________________________ 

 
 

I.  Purpose of Addendum
 
This addendum supplements the staff report dated September 30, 2010 for Humboldt County 
LCP Amendment Request No. HUM-MAJ-01-08 concerning the Brownfield redevelopment 
(formerly referred to as the “Samoa Town Master Plan”) of an area located within approximately 
220 overall acres of land situated on the North Spit of Humboldt Bay (known as the Samoa 
Peninsula), located between Humboldt Bay to the east, the Pacific Ocean to the west, the City of 
Arcata to the North, and the City of Eureka to the south, in unincorporated Humboldt County.  
The site is primarily accessed via U.S. Highway 101 and State Highway 255.  This is a project-
driven LCP amendment originally initiated by the County with redevelopment funds (for 
planning and permitting costs) in tandem with the landowner/developer Samoa Pacific Group 
LLC/Danco Development.  
 
The purpose of the addendum is to: 

 
• (Section II) Respond to comments and concerns received by staff prior to October 10, 

2010 (any pertinent changes to the staff recommendation are noted along with the 
concern, but are edited below); and 

• Attach correspondence received by the Commission since publication of the September 
30, 2010 staff report; and 

• Respond to correspondence received from October 10, 2010  through the publication of 
the addendum on October 13, 2010, to the extent possible while preparing for the 
Commission meeting (Attachment 1 – Correspondence Since October 10, 2010); and 

• Make corrections and responsive modifications to the September 30, 2010 staff report 
recommendation, including to the recommended suggested modifications where staff has 
determined that these are indicated; and  

• Provide the remaining findings that were not complete at the time of publication of the 
September 30, 2010 staff report (hazards and implementation program), as well as 
pertinent revised or additional suggested modifications, where necessary based on these 
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findings, and provide remaining exhibits that were not attached to the staff report at the 
time of original publication on September 30, 2010. 

• Attach Ex Parte notices received from Commissioners through publication of the 
addendum. 

• Attach Substantive File Documents List. 
 
II. Comments and concerns received by staff prior to October 10, 2010;  

Where a change in the suggested modifications is shown below, the change is hereby 
incorporated by reference into the Commission’s findings and declarations as though part 
of the staff recommendation set forth in the staff report dated September 30, 2010: 

 
Staff Note:  Since the publication of the staff report on September 30, 2010, the Commission 
staff has met on request with Humboldt County staff and landowner/developer managing owner 
(Dan Johnson of Samoa Pacific Group LLC and Danco Development) and various members of 
the Samoa Pacific Group staff, as well as consulting experts for Samoa Pacific Group (wetlands, 
hazardous waste management).  The meetings were held at the Humboldt County Community 
Development Department office in Eureka on Tuesday, October 5, 2010, Thursday, October 6, 
2010, and Tuesday, October 12.  To the extent that these meetings yield further insights or 
resolution of as-yet unresolved concerns raised by the County or the landowner/developer, these 
will be reported by staff in the staff presentation on October 14, 2010.    
 
In addition, staff met on request with representatives of Humboldt Baykeeper and ORCA on 
Thursday, October 7, 2010 from 10:15 a.m. until 11:45 a.m. 
 
The comments and concerns of these parties identified by staff in the meetings noted above are 
addressed below (County: Sub-section A; Samoa Pacific Group/Danco Development:  Sub-
section B; and Humboldt Baykeeper and/or ORCA:  Sub-section C);  all of the parties listed in 
this section indicated that they intend to submit further comments to the Commission in writing 
or in person, or both, prior to or at the Commission’s October 15, 2010 scheduled hearing on 
LCP Amendment Request No.  HUM-MAJ-01-08.   (Additional correspondence received by 
staff prior to publication of this addendum will be attached, but will only be responded to within 
the addendum if staff resources allow time for such a written response.)    
 
This addendum hereby incorporates into the staff recommendation for agenda item TH11b 
(Humboldt County LCP Amendment Request No. HUM-MAJ-01-08) and into the pertinent 
Coastal Commission findings otherwise set forth in the September 30, 2010 staff report, the 
following changes or additions to the findings that were not completed prior to the publication of 
the staff report dated September 30, 2010.    
Changes to Findings:  Ordinary font indicates text of additional findings (staff does not propose 
the deletion of any findings published in the September 30, 2010 staff report except as may be 
required in “corrections” Section III).   
 
Changes to Suggested Modifications:  Where additional or revised text is associated with the 
suggested modifications, double underline indicates text of existing suggested modification; 
additional recommended suggested modifications associated with this addendum are shown in 
bold double underline.  Where an existing staff-recommended suggested modification set forth in 
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the September 30, 2010 staff report is changed by this addendum, bold strike-through denotes 
such text. 
 
The text conventions shall be as follows: 
 

• Existing recommended suggested modification text shall be shown in regular Times New 
Roman font with double underline; and 

• The proposed additional text shall be shown in bold Times New Roman font with 
double underline; and 

• Any existing text proposed for deletion shall be shown in bold Times New Roman font 
without underline but with strike-through.   

 
 
A. Concerns expressed by County staff prior to October 10, 2010:    
 
County Concern #1:    Brownfield remediation records: local government retention requirement.
 
The County staff requested that staff delete the requirement that the County retain certain records 
pertaining to Brownfield remediation during future CDP application review and for public 
review access thereafter, as the County considers the requirement to be burdensome and beyond 
the scope of the County’s statutory obligations and responsibilities.  The County staff 
commented that the State’s “Geotracker” on-line database should instead be relied upon 
exclusively as the repository of such records, for use by interested parties seeking such 
information in the future.  The County staff also cited constraints on County file storage space 
and the burden the collection and storage of the subject information would place on the County’s 
resources.   A concern discussed in the meeting is that if the State decides to stop maintaining the 
Geotracker website in the future, there would be no retained hard copies of the records locally 
available; the SPG consultants confirmed that if the Geotracker website was taken down, there 
might be no readily accessible alternative public record kept at the state level.  It is not known 
whether financial or other constraints might effect the Geotracker program.  Nevertheless, 
whether Geotracker is retained in the future, or not, the County prefers not to retain the 
Brownfield remediation records within its public files in the manner that the suggested 
modifications recommended by staff presently require. 
 
Response to County Concern #1:     
 
The Commission has considered the County’s objection and revised the subject provisions to 
instead require that the County obtain the subject records as required during future Coastal 
Development Permit review so that interested parties have access to the subject information 
during the public hearing “window” of local government decision, and that the County also 
forward copies of such records to the Commission whether or not there is an appeal of the 
County action to the Commission for placement with the Commission’s LCP Amendment HUM-
MAJ-01-08 records or with the pertinent post-certification notification records, if such records 
are associated with an appeal of the local action to the Commission.  This combination will 
provide some insurance that local information is available to interested parties to the extent the 
Commission records remain on-site, and thereafter if archived, would remain reasonably 
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available on request and as a backup if the Geotracker site is discontinued in the future or does 
not include all of the pertinent documents.  This option would alleviate the concerns expressed 
by the County while preserving for the public record potentially important information about the 
kinds and locations of contamination that have affected the subject lands and the associated land 
use decisions, where pertinent. 
 
The Commission hereby revises the pertinent suggested modification set forth above as follows: 
 
F.   The Coastal Development Permits for the merger and redivision of all lands within the 
STMP-LUP area generally depicted on Exhibit 1A into the Samoa Town Master Plan – Master 
Area Parcels generally depicted in Exhibit 1A shall include conditions incorporating the 
following requirements: 
 
1)   Prior to issuance of the coastal development permit, and prior to recordation of the final map for 
the merger and redivision of the STMP-LUP Overlay Area generally depicted on Exhibit 2A into the 
Master Area Parcels generally depicted on Exhibit 1A, the landowner shall provide copies to the 
County for permanent inclusion in the public record prepared for the subject CDP, of the 
complete records of all characterization, remedial action plans and implementing work plans, and 
other requirements of reviewing agencies including, as applicable,  Humboldt County Environmental 
Health Department, State Regional Water Quality Control Board, State or Federal Environmental 
Protection Agency, State Department of Toxic Substances Control, or any other state or federal 
agency or local government department with review authority over the soil and groundwater 
contamination status and remediation of the Samoa Town lands establishing the Samoa Town 
Master Plan - Master Area Parcels  and these records shall be retained by the County and available 
for public inspection until the pertinent appeal period, if any, for the subject Coastal 
Development Permit has ended.  Whether or not such records are related to an appeal to the 
Commission, the County staff may provide copies of the collected records required by 
Subsection (F) (1) and (F) (1) (a), (b), (c), and (d) below to the Coastal Commission’s North 
Coast District Office.   
This requirement shall additionally apply in full to any future Coastal Development Permit or 
Coastal Development Permit Amendment associated with the subject STMP-LUP lands.  The 
pertinent records collected by the County and copied to the Commission after local permit 
approval to the Coastal Commission shall include at a minimum the following:   
a)   the complete record of detection of contamination of soils, surface, or groundwater disclosed by 
the previous landowner(s) to the landowner/developer (Samoa Pacific Group) at the time of 
auction/purchase of the subject Samoa lands;  
b)   a complete record of all subsequent site investigations (whether of soils, ground or surface 
waters) undertaken to characterize the soil and groundwater contamination present, including maps 
of sampling locations, documentation of chain of custody, and associated laboratory test results, 
analyses, conclusions, and correspondence of the landowner/developer with applicable regulatory 
agencies with review authority over the soil and groundwater contamination status of the STMP 
lands;  
c)   a complete record of the approved Remedial Action plans and any amendments or revisions to 
the approved Remedial Action Plans authorized by the State of California Regional Water Quality 
Control Board (RWQCB);  
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d)   a complete record of the approved Final Work Plans authorized by the RWQCB to implement 
the Remedial Action Plans, and any amendments or revisions to the approved Work Plans authorized 
by the RWQCB; all reports or records of testing or monitoring of ground or surface waters or soil 
and all remediation actions undertaken in reliance on the direction of the RWQCB or other agency 
with regulatory oversight of the subject lands whether through RWQCB processes listed herein or 
through any other authority; and evidence of the implementation status of any remedial measures 
required by the RWQCB.   
 
County Concern #2:    Lot legality review requirement: 
 
The County requested that the lot legality review required prior to the effectiveness of the 
redesignations and rezonings certified by the Commission in its action on LCP Amendment 
HUM-MAJ-01-08 be clarified to apply only to those lands presently in the common ownership 
of the Samoa Pacific Group LLC.    
 
Response to County Concern #2:
 
Although the suggested modifications allow the landowners to proceed with the LCPA without 
establishing the legality of the property affected by the LCPA if all such property is merged and 
redivided into the Master Parcels authorized by the Commission, it is still necessary to ensure 
that the entirety of the legal parcel(s) containing the property affected by the LCPA are merged 
and redivided before the land use designations and zoning proposed in LCP Amendment HUM-
MAJ-01-08 take effect.  See suggested STMP (New Development) Policy - Phasing 1A – set 
forth below for easy reader reference. 
 
The lands in question are part of substantially larger holdings that were entirely in the ownership 
of Louisiana-Pacific Corporation as recently as 1989-90 according to the certified Humboldt 
County Beach and Dunes Management Plan (certified in 1993 as part of the Humboldt County 
LCP).   Land transfers may have occurred prior to acquisition by Samoa Pacific Group LLC that 
involve portions of the lands affected by the LCPA and therefore analysis of only the lands 
presently subject to the common ownership of SPG may not ensure that the entirety of the legal 
parcel(s) containing the APNs affected by the LCPA is merged and redivided.   
 
Therefore, the Commisson continues to require that the entirety of the legal parcels containing 
the APNs affected by the LCPA are merged and redivided  prior to the effectiveness of HUM-
MAJ-01-08, but with two corrected phrases.   
 
The Commission hereby revises Policy 1A as indicated below. 
 
STMP (New Development) Policy 1A (Phasing of Development – Establishment of Samoa 
Town Master Plan -  Master Area Parcels, or STMP-MAPs). 
 
1.    Establishment of Samoa Town Master Plan - Master Area Parcels (STMP-MAPs): 
 
A.   Prior to any other development, the landowner shall obtain a Subdivision Map Act approval 
and Coastal Development Permit (CDP), to merge and resubdivide into the Samoa Town Master 
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Plan Master Area Parcels shown on Exhibit 1A and listed in subparagraph C below the entirety 
of the legal parcel(s) containing APN 401-031-38, APN 401-031-46, APN 401-031-55, APN 
401-031-059, APN 401-031-65, APN 401-031-67, and APN 401-031-44, generally depicted on 
Exhibit 2A. 
 
B.  The merger and redivision of all lands subject to the STMP-LUP, i.e. the entirety of the legal 
parcel(s) containing APN 401-031-38, APN 401-031-46, APN 401-031-55, APN 401-031-059, 
APN 401-031-65, APN 401-031-67, and APN 401-031-44, generally depicted on Exhibit 2A 
into the STMP-MAPs identified in subparagraph C below shall encompass all such property 
regardless of the legality of any parcels or lots within the STMP-LUP area, and regardless of 
whether Certificates of Compliance (conditional or unconditional) have been issued for any of 
these parcels or lots in the past, and shall fully expunge all development rights that may have 
existed under any prior land division or transmittal. No remainder parcels may be created.  If a 
legal lot containing any APN generally depicted on Exhibit 2A straddles the STMP-LUP 
boundaries generally depicted on Exhibit 2A, the portion of the legal lot containing the APN 
outside the STMP Overlay Area boundary shall be included within the merger and redivision and 
become part of the immediately adjacent MAP generally depicted on Exhibit 1A. 
 
C.  Evidence that the entirety of the legal parcel(s) containing APN 401-031-38, APN 401-031-
46, APN 401-031-55, APN 401-031-059, APN 401-031-65, APN 401-031-67, and APN 401-
031-44, generally depicted on Exhibit 2A are being merged and redivided, including, but not 
limited to, chain of title information, Subdivision Map Act approval, and Coastal Development 
Permit approval shall be submitted as a filing requirement of the Coastal Development Permit 
Application for the merger and redivision. 
 
B. Concerns expressed by SPG Prior to October 10, 2010 
 
SPG Concern #1:  requirement for removal of invasive, non-native plant species: 
 
The SPG managing owner/Danco Development CEO and consulting wetlands biology specialist 
indicated a concern that references to the obligation of removing invasive, non-native plant 
species within the Samoa lands appeared open-ended, possibly requiring decades, if not 
generations, to achieve.   
 
Response to SPG Concern #1:  There is an extensive presence of pampas grass within the town 
site.  This is a particularly invasive and persistent species.  The development of the town site will 
include extensive site disturbance, which substantially increases the potential to spread and 
germinate the seeds of non-native species that tend to vigorously out-compete native plants and 
to adversely affect wildlife habitat and native plant reserves and habitat areas.  Since the site 
would be developed in managed phases subject to specific Coastal Development Permit review 
requirements, the opportunity to plan for the removal and control of ecologically important non-
native species is significant.   
 
The particulars of landscape/revegetation plans are typically tailored to the site characteristics 
and representative native plant species that are the focus of revegetation efforts.  Most often, 
efforts to remove aggressive invasive species are focused heavily on the initial first-year effort 
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and in follow-up control of newly emergent individuals in the year or two thereafter, often in a 
particular season.  If managed appropriately, such a plan can be extremely effective, and periodic 
removal for the remainder of the plan period helps to ensure that the native plants are well 
established and better able, therefore, to withstand colonization by non-native species as 
compared to the initial few years after disturbance, differential germination or colonization by 
more vigorous non-native weedy species, and the slow initial development that often 
characterizes new native plantings.  Native plants tend to grow more slowly and to be out-
competed by weedy exotic or particularly aggressive non-native species in early stages of 
comparative development and establishment, which is why control of exotics in the earliest 
stages leverages the most benefit.   As such, and to provide additional clarity, the Commission 
adopts minor modifications to suggested modification that includes the policy of concern to the 
SPG representatives: 
 
STMP (Wetlands/ESHA) Policy 9: 
 
Prior to approval of a coastal development permit for any land division or other development of 
STMP-MAPs except (1) the rehabilitation or remodeling of the existing residences provided the 
RWQCB authorizes the continuing reliance of such residences on the existing waste disposal 
system; and (2) the cleanup of contaminated soil surrounding existing structures in the STMP-
LUP area that is required by the RWQCB, a plan shall be prepared for the removal of  invasive, 
non-native plant species of particular ecological concern (such as pampas grass) within the 
subject STMP-MAP.  To the extent that proposed development will require landscaping 
and/or erosion control, the plan may be combined with these requirements.  In either case, 
the post-implementation period of monitoring and additional removal of non-native species 
shall generally be completed within a five-year period of time, or less depending on the 
biological objectives identified in the plan, commencing with initial removal of identified 
non-native plant species of ecological importance within the subject area, and with 
additional time if plan milestones are not achieved and additional removal is thus required.  
The plan shall contain a timeline not to exceed a maximum of ten (10) years, which shall 
include a five-year initial plan and followup remediation or adaptive management for up to 
five additional years based on the review of a qualified botanist,  and the plan shall also 
include performance milestones, monitoring, and reporting requirements. Compliance with the 
requirements of the plan shall be attached as a condition of approval of the subject coastal 
development permit, and the condition shall specify that the plan must be implemented within 
one year of approval of the coastal development permit. 
 
SPG concern #2:  Business Park structural and retail limitations. 
 
SPG managing owner requested that staff eliminate the restrictions on retail use, including on 
regional retail use within the proposed Business Park, and allow a ground floor area of at least 
25,000 square feet (30,000 sq. ft. in March 2010 comments).    
 
Response to SPG concern #2: 
 
The reasons for the limitations on regional retail have been discussed in substantial detail in the 
staff report.  The area called out for Business Park use since 2002 was approved by the County in 
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2005 as a “General Industrial” type of use for the creation of a 2.5-acre parcel and construction 
of an approximately 40,000 sq. ft. warehouse-style recycling center/processing facility (the 
Samoa Processing Center opened in 2007).  The facility does not reflect the “campus-like” 
landscaping and atmosphere illustrated in the Design Guidelines developed by the County and 
SPG–but is designed on an “industrial scale.”  Existing traffic congestion affecting the main 
routes into the Samoa area are already causing deleterious affects to significant coastal access 
routes (U.S. Highway 101 and State Highway 255).     
 
To achieve some flexibility in design elements and to accommodate the potential for light 
industrial manufacturing incubator use, the Commission finds it appropriate to include the option 
of constructing up to two structures within the business park that are a maximum of 20,000 
square feet in total square footage, provided that the ground floor is no more than 10,000 square 
feet, and provided that these structures are also designed and located to provide vertical tsunami 
evacuation and shelter for the greater business park community (via outdoor access to the 
uppermost evacuation elevation that is accessible under any emergency condition or time of day 
in a manner accessible to business park occupants).  
 
The Commission hereby revises STMP (Business Park) Policy 2 as follows:   
 
Boxy, monolithic “industrial park” and warehouse-style development shall be avoided.  
Structures shall be no more than three (3) ordinary stories in height and shall be sited, designed, 
scaled and landscaped to blend compatibly with the community character of the existing town of 
Samoa.  Individual structures shall be limited to a maximum of 10,000 square feet, with the 
following exceptions:  a maximum of two structures may be sized up to 20,000 square feet, 
however the first-floor area shall not exceed 10,000 square feet and the visible bulk of the 
structures shall be reduced by design features and landscaping elements, and the structures 
shall include upper elevation vertical tsunami evacuation and assembly areas for the 
benefit of the overall business park users.  Access to the vertical evacuation elevation shall 
be made continuously available from outside accessways so that evacuees would not be 
locked out of the main building internal areas, and use of the vertical evacuation areas shall 
be included in annual tsunami evacuation drills within the business park area.  The business 
park shall be designed in manner that ties all development within the park together in an 
aesthetically compatible manner, with an emphasis on public greenways and common areas.  
Parking areas shall be located behind structures and screened with landscape plantings.   
 
SPG Concern #3:  Bus stops in Samoa should not be required to have emergency call boxes 
or security lighting. SGP managing owner noted that this seems like a burdensome requirement 
because SPG partnership should not have to pay for the electricity and maintenance that 
providing these features would require. 
 
Response to SPG Concern #3:   
 
Considered in isolation this requirement may seem burdensome.  The goal at the Samoa site is 
for the Redwood Transit Agency to include the town site in its bus transportation route.  The 
route does not stop at Samoa now, and the Samoa Pacific Group and the County can (and likely 
will) request such service, but the RTA’s decision in response to the request is based on ridership 
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demand; the RTA is not obligated to add the town site to its route.  The Samoa Town Master 
Plan as proposed by the County and the landowner/developer originally included three bus stops 
within the town, but the March 2010 comments of the County staff and the SPG included the 
proposal to reduce the bus stops to only two.  Securing public transportation use in Samoa is 
considered highly important to reducing the traffic congestion posed by the 7,100+ traffic trips 
per day that SPG and the County estimate Samoa buildout will produce.   
The Samoa EIR does not include cumulative traffic impact analysis with the Marina 
Center/Balloon Tract development (for which a preliminary coastal development permit 
associated with remediation of contamination approved by the City of Eureka is presently on 
appeal to the Coastal Commission).  Each of these projects is quite large by rural Humboldt 
County standards. Therefore, the traffic congestion that the combination of projects will produce 
within critical coastal access routes (particularly Highway 101 which is the main route through 
the City of Eureka and is presently a constrained “safety corridor” from Eureka north to the City 
of Arcata) is significant.  Caltrans has advised that congestion management may be the most 
significant traffic mitigation measure that remains (other than installing a roundabout near the 
Samoa site, which will not help the U.S. Highway 101 traffic congestion), as the other mitigation 
measures (such as one-directional turning only options at Highway 255 intersections with 
Highway 101) and remote operator-controlled management of key intersections during peak 
hours have already been implemented.   
 
Taking into account the SPG representatives’ assertion that the requirements for emergency call 
boxes and safety lighting in the two required Samoa bus stops will impose a significant financial 
and management burden on the SPG partnership, and the fact that the County supports the SPG 
objection to the requirement, the Commission deletes such requirement in favor of simpler 
requirements for two weather protected bus stops.  Samoa is a very windy, high humidity, often 
very cool, and relatively high annual rainfall climate that calls for weather-sheltered bus stops at 
a minimum.  The requirement that tsunami evacuation maps be posted in the bus stop shelters 
also remains in the revised suggested modification (see below) as coastal visitors or incidental 
commuters arriving by bus might not otherwise have access to this potentially life-saving 
information.     
 
The Commission hereby includes the following changes to the pertinent suggested modification:  
 
STMP (Coastal Access) Policy 4: 
 
A.   At least two weather-protected bus stops with emergency call boxes, security lighting, and 
tsunami evacuation maps, shall be constructed within the Town of Samoa at the following 
locations:  1) a location within the historic Samoa downtown area; and 2) a location within the 
Business Park.  A landscaped and signed pedestrian pathway separated from traffic shall be 
installed to connect the Samoa Cookhouse visitor-serving area with the downtown bus stop.   
 
B.  The improvements required in Subparagraph A shall be installed prior to commencement of 
construction of any new residential or business park structures.   
 
C.  Bus service between at least Samoa and downtown Eureka shall be implemented at the 
earliest opportunity in coordination with the Redwood Transit Authority. 
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SPG Concern #4:  Object to obligation to install trash receptacles and to empty and remove 
trash near Samoa Beach and the proposed Samoa Dunes Interpretive Area.  The SPG 
managing owner objects to the requirement that the company maintain trash receptacles at the 
Interpretive Area (the County does not currently propose to accept this maintenance 
responsibility).     
 
Response to SPG Concern #4:   
 
The County is requiring the SPG to improve parking at the Samoa Beach turnout as part of the 
County’s master environmental impact analysis documents.   The Commission has considered 
the SPG objection, but notes that the Samoa project will add residential units of various 
descriptions as well as significant commercial and visitor serving uses, drawing residents, their 
guests, and coastal visitors to the area.   Significant increased use of the beach and dunes areas, 
as well as the connecting trail that is required between the Samoa Cookhouse low cost visitor 
serving area and the public underground tunnel crossing of New Navy Base Road, will inevitably 
result as a consequence of the SPG’s  development proposals.  All of the Samoa lands proposed 
for development share direct access to the undercrossing of New Navy Base Road and 
convenient access to the beach and dunes beyond that make use of the area for recreation likely.  
Thus, the SPG development traffic is likely to play a significant role in increased potential 
littering.  It is also the case that the SPG development will be using the public trust lands 
seaward of the mean high tide line as part of the recreational features and attractions of the SPG 
development’s proximity to this public resource.  This is particularly true because the Humboldt 
County Beach and Dunes Management Plan certified by the Commission in 1993 as a part of the 
County’s certified LCP allows the riding of Off Road Vehicles along the wave slope (public trust 
lands) that traverses the edgle of the SGP lands located west of New Navy Base Road.   
 
Thus, in order to mitigate for the increased intensity of use of the public coastal resources of the 
Samoa beach area, the Commission requires that the landowner/developer provide trash 
receptacles and trash removal at these minor designated locations.  The suggested modifications 
have been drafted to specify that the owner/operator of (presently SPG’s)  Low Cost Visitor-
Serving Accommodations associated with the Samoa Cookhouse parcel undertake this specific 
obligation, to provide at least an interim management structure regarding the trash management 
obligation.  The resultant decrease in littering will also benefit the marine environment by 
keeping trash off the beaches and thus out of the ocean waters, and will reduce trash disposal 
within the Wildlife Corridor and ESHA areas of the STMP-LUP area connecting the town site 
and the public access tunnel at New Navy Base Road, and the Samoa Beach and Samoa Dunes 
Interpretive Area.     
 
The Commission therefore retains that suggested modification containing STMP (Coastal 
Access) Policy 3 as set forth below for ease of reader reference: 
 
STMP (Coastal Access) Policy 3: 
 
Prior to construction of the Business Park or new Residential development other than the 
renovation of existing structures: 
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A.   Public coastal access day-use parking improvements required by the County shall be 
constructed and signed at the public beach and dune interpretive area proposed west of New 
Navy Base Road, including sufficient space and turnaround area to safely accommodate a school 
bus. 
 
B.  The 1.5-acre site west of New Navy Base Road contained within MAP 18 and identified on 
Exhibit 1A shall be designated as the Samoa Dunes Interpretive Area and shall be available for 
day use only.  Permanent interpretive displays explaining the ecology of the sensitive habitat 
surrounding of the site shall be installed; the content of the signs shall be approved by a qualified 
biologist and the design and location of the display shall be approved by the County.  The 
boundaries of the interpretive area shall be marked by symbolic cord-and-post fencing.  Picnic 
tables and benches sufficiently sized and located to accommodate school field trips shall be 
provided, in addition to covered trash collection receptacles impervious to wildlife.   
 
C.   A public pedestrian path through STMP MAP 15 (Natural Resources Area A) east of New 
Navy Base Road shall connect the Samoa Cookhouse area to the Samoa Dunes Interpretive Area 
via the tunnel undercrossing of New  Navy Base Road.  The pedestrian path shall be constructed 
and shall be bordered by cord-and-post symbolic fencing throughout its length.  The fencing 
shall be designed to prevent habitat disturbance caused by the use of informal routes.  Signage 
restricting access to the designated areas shall be posted at reasonable intervals. 
 
D.   The Samoa Dunes Interpretive Area contained within MAP 18 and identified on Exhibit 1A, 
including public parking area and connector trails shall be maintained by the landowner/manager 
of the Samoa Low Cost Visitor Accommodations area until or unless the County accepts such 
responsibility. 
 
E.   The Samoa Dunes Interpretive Area shall be made available to visitors free of charge.   
 
SPG Concern #5 (Low Cost Visitor-Serving Accommodations/Hostel): 
 
The concern expressed by SPG in this regard relates to the low cost visitor serving 
accommodations listed in STMP (Coastal Access) Policy 1.   
 
Staff response to SPG Concern #5:   The previous staff recommendation (December 22, 2009) 
included a requirement that the Samoa town site include construction of the 22 vacation units 
proposed by SPG in the withdrawn “Samoa Town Master Plan” within a specified timeframe, or 
pay the prescribed in-lieu fee of $500,000 for equivalent amount of alternative coastal visitor 
serving accommodations to be constructed or otherwise provided elsewhere on the North Coast.  
The recommendation also included affirmative requirements for the construction of the 
previously proposed minimum of 8 RV camping sites, the second floor hotel or hostel on the 
second floor of the Samoa Cookhouse, etc.   
 
The suggested modification does not indicate a requirement or preference for the Low Cost 
Visitor Serving Accommodations to be owned or otherwise managed by an “Eco-hostel” or any 
other particular group – but rather only that the specified accommodations be constructed and 
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opened to the public and maintained in good repair and condition and continuously available at 
affordable rates for the general public in the future.  
 
However, the previously proposed 22 vacation units have been permanently deleted from the 
conceptual master plan since the publication of the last staff report (December 22, 2009).  The 
landowner/developer indicated that the deletion was necessary to make the project feasible from 
a profit perspective, and proposed instead a dry tent-camping site on the dunes owned by SPG 
west of New Navy Base Road,  Thereafter, though, rare plant habitat was identified by SPG’s 
biological consultant in the tent camping area.  In addition, since the publication of the 
September 30, 2010 staff report, it has become clear that 25 existing residences within the Samoa 
lands east of New Navy Base Road share a waste water disposal system that delivers secondary 
effluent to the same area west of New Navy Base Road that had been proposed by SPG for the 
tent camping site.  In addition, an 8-unit RV parking area near the Samoa Cookhouse was under 
consideration for deletion by the landowner/developer in the months before preparation of the 
September 30, 2010 staff report.   
 
Therefore, the Commission finds that the most effective way to ensure that the relatively 
intensive development of the Samoa lands for non-Coastal Act priority land uses (general 
commercial, business park, and residential for example) includes a reasonable amount of low 
cost visitor serving accommodations is to specify the basic amenities, and to include them in the 
area that the SPG already proposed generally for this type of use.  The SPG project manager has 
indicated that the listed features could fit reasonably into the approximately 5-acre site associated 
with the Samoa Cookhouse area of the SPG property.  
 
For these reasons, the Commission makes no changes to the existing suggested modificaton: 
 
STMP (Coastal Access) Policy 1: 
 
A.   The lands included within STMP-MAP-13 and 14 shall be reserved for Low Cost Visitor 
Serving Accommodations (LCVSA), shall not incorporate or be converted to other uses,  and 
shall include the specific amenities listed below, or the equivalent thereof,  and shall be made 
continuously available to the public at low cost rates: 
 

1) A  hostel with at least 20 guest rooms and common hallway bathrooms  
on the second floor of the Samoa Cookhouse; 

2) 20 detached small housekeeping cabins; 
3) 15 car/tent camping spaces with tables and benches, grills, covered trash receptacles and 

potable water outlets at each site; 
4) bathroom/shower facilities, picnic and play areas, and fenced pet exercise areas for use 

by the cabin and campsite occupants; 
5) adequate internal circulation routes and parking for coastal visitors and their guests, as 

well as day-use visitors, restaurant patrons, and adequate space and turnaround capacity 
for bus arrivals. 
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B.   The LCVSA facilities shall be attractively landscaped with an emphasis on locally native 
plant species, which shall be permanently labeled to identify the subject species.  The LCVSA 
facilities and grounds shall be maintained in good repair and kept free of trash and litter.   
 
C.  The LCVSA facilities shall be connected to the public undercrossing of New Navy Base 
Road and the dunes and beaches beyond via a public, pedestrian-only path through STMP-MAP-
15 (Natural Resources Area A).  In addition, paved streets leading through Samoa development 
to the New Navy Base Road undercrossing shall be open to the public and shall not be gated.   
 
D.  The LCVSA owner/manager shall prepare and make continuously available to coastal 
visitors at no cost, brochures highlighting the habitats and species found along the Natural 
Resource Corridor pathway and in the beach and dune habitats west of New Navy Base Road.  
The brochures shall explain the importance of protecting and preserving the resources, and shall 
provide earthquake and tsunami safety information including Samoa tsunami evacuation routes 
and assembly areas.  Tsunami evacuation routes and assembly areas shall also be prominently 
posted for the benefit of coastal visitors. 
 
E.   The LCVSA owner/manager shall be responsible for daily litter cleanup and the collection 
and disposal of trash from the LCVSA facilities, from the Samoa Dunes Interpretive Area and 
associated parking facilities, and shall periodically collect litter from the connecting trail 
between these, until or unless the County accepts such responsibilities.     
 
F.   The County shall ensure that permit conditions for the pertinent STMP development 
incorporate the conditions necessary to secure the obligations set forth in this policy. 
 
C. Concerns expressed by other interested parties prior to October 10, 2010 
 
As noted above, Commission staff met with representatives of Humboldt Baykeeper and ORCA 
at the request of representatives of these organizations, on Thursday, October 7, 2010 from 10:20 
– 11:30 a.m. 
 
Concerns expressed by the Humboldt Baykeeper representatives included: 
 
1. Concern that Commission staff findings regarding water quality improperly rely exclusively 
on deference to the review of Regional Water Quality Control Board. 
2. Concern that Commission staff has failed to properly require installation of new waste 
water treatment facilities within the town site with respect to existing development, and that the 
waste water leachfield on the dunes west of New Navy Base Road is inappropriately located, has 
not been analyzed to determine whether groundwater or ocean contamination is occurring at this 
location, whereas other effluent disposal areas were identified and characterized in the other 
Samoa Pacific Group Brownfield evaluations.  Concern that this leachfield was probably not 
analyzed by RWQCB prior to the original installation.  Think that new Urban Limit Line calls 
for upgraded waste water treatment facilities and that waiting until new facilities are required for 
new development may result in long delays in transfer from the aging treatment facilities, likely 
contaminating groundwater, or sea water. Cite “Fairhaven Cottages” denial decision by County 
as evidence that similarly situated facilities on the Peninsula considered under modern standards 
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do not meet pertinent water quality protection requirements and that the County is inconsistently 
applying standards for waste water disposal to Samoa Peninsula lands with high permeability 
and high groundwater. 
3. Concern that the Cookhouse property relies for some waste water treatment offsite on 
property owned by Humboldt Harbor District, should be relocated or upgraded to within the new 
proposed Urban Limit Line and onto SPG-owned lands. 
4. Concern that there are known pre-historic cultural sites within the SPG-owned lands and 
that there should be requirements to identify and avoid those sites at the pre-subdivision stage, 
not later when individual lots are up for development; could be too late to properly identify and 
avoid at that stage.  Appears that historic resources (existing “company town”, etc.) have been 
mostly adequately addressed in staff recommendation. 
5. Concern that the alternative car/tent-camping site required within Samoa Cookhouse area 
will be situated in an area that the RWQCB indicates is contaminated area of the Brownfield and 
subject to deed restriction requirements. 
6. Concern that if the County’s Beach & Dunes Management Plan (1993) is a certified portion 
of the County’s LCP, that consistency of the proposed LCPA with the Beach and Dunes 
Management Plan should be addressed.   Concern that increased development of the Samoa 
lands will increase the unauthorized ORV and truck trespass into sensitive dune areas.  Request 
placement of barriers to prevent this where there is strong physical evidence of such occurrences 
now. 
7. Concern that the overall issue of the legality of the lots comprising the Samoa lands should 
be investigated and resolved prior to certification of the LCP amendment.  Concern that the LCP 
amendment certification will render enforcement of underlying lot legality issues difficult. 
Requested clarification of land ownership changes and land transfers since publication of the 
Beach and Dunes Management Plan which shows many hundreds of acres of land including the 
subject lands as part of Louisiana-Pacific common ownership as recently as 1989-1990.   
8. Concern that RWQCB staff originally compared the Samoa Brownfield to the Marina 
Center/Balloon Tract contamination area as an example of an area (the latter) that is underlain by 
clay layer and could potentially be capped to control some contaminants, while noting that 
Samoa site is underlain by former sand dunes, is permeable, has high groundwater close to the 
sea & Bay, and thus not similar in this way to the Marina Center site or suitable for a capping 
solution.  Nevertheless the RWQCB appears now to endorse capping as an acceptable solution at 
Samoa.  Why?   
 
Commission responses: 
 
Concern #1:  The Commission does rely upon the determinations and supervision of cleanup by 
the RWQCB vis-à-vis resolution of the Brownfield remediation issues of the subject Samoa 
lands.  Certain deed restriction requirements are included in the staff recommendation, and 
certain milestones of cleanup progress are required, but the actual requirements, standards, and 
final resolution of cleanup relies completely on the RWQCB determinations.  
 
Response to Concerns #2, #3, and #5:   It is true that the SPG lands are still being actively 
served by a secondary wastewater disposal field on the dunes west of New Navy Base Road (a 
small building is shown there that is a pump station, and the area is fenced off).  The treatment 
facility disposes of the secondary effluent generated by approximately 25 existing houses in the 
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historic residential area of Samoa.  The arsenic levels detected in the boring approximated 
normal background levels for the area.  Testing for nitrites and nitrates, coliform, or e-coli 
bacteria that might be associated with waste water leachate was not conducted at that location.  
Staff does not know whether the RWQCB ever evaluated the system for underlying permits, as 
the houses served are very old, almost 100 years old, and the age of the leachfield is not known.   
 
HUM-MAJ-01-08 as modified requires that the existing residences be transferred to any new 
waste water treatment facility that may be developed.  However, the amendment as modified 
allows the houses to continue to be served by whatever existing waste water treatment facility 
exists presently unless ordered to the contrary by the RWQCB.  It is true as pointed out by 
Humboldt Baykeeper that there is no requirement in the recommended suggested modifications 
for the new wastewater treatment plant to be built on a particular timeline, and if new 
development that requires the plant is not constructed, then the existing waste water facilities 
may potentially continue in use in perpetuity, including after the existing residences are 
parcelized and sold off as proposed in LCPA HUM-MAJ-01-08. 
 
The Humboldt Baykeeper discussed concerns about the physical location of the leachfield, and 
potential problems with storm erosion.  If the system should be breached by storm waves, 
emergency permits and additional Regional Water Quality Control Board approval would likely 
be required to address the situation at that time.  The Commission has issued emergency and 
follow-up permits for effluent outfalls failures along the dunes west of New Navy Base Road 
several times during the past 15 years, including grading of 5 acres of dunes at one point.  Thus, 
the dunes have been disturbed for effluent disposal facility upkeep requirements in the face of 
storm wave attack in nearby locations in the past and such situations could be similarly 
addressed in the future.   Ultimately, the LCPA proposal is to transfer the residences to a new 
sewage treatment system, even though there is not a mandatory timeline for this transfer.  There 
is the requirement, however, that the existing residences be transferred to any new system, and 
thus although the leachfield on the dunes was not specifically identified and evaluated in the 
County’s LCPA, the leachfield would be retired at that time under the necessary permit 
approvals. 
 
The representatives also expressed concern that SPG and the County proposed the use of the 
leachfield location for the tent camping site on the dunes without disclosing that an active 
leachfield was in use in approximately the same location without a timeline for abandonment and 
removal prior to tent camping use.  The suggested modifications do not authorize the tent 
camping location because of potential adverse impacts to rare plant habitat in the area. 
The suggested modifications instead require the establishment of a Samoa Dunes Interpretive 
Area, for day use only, in the same location.  Therefore, since the County will investigate the 
compatibility of the existing leachfield and the day use improvements in reviewing the necessary 
permits for the interpretive area, the Commission adopts no change to the suggested 
modifications. 
 
Concern #4:  Staff has consulted the underlying environmental impact reports prepared by the 
County with regard to pre-historic/archaeological sites that may exist within the subject Samoa 
lands.  The County references five pre-historic cultural sites within the subject area, but these are 
not specifically identified spatially (this information is typically not revealed for the protection of 
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the resources) and the County has not included provisions to ensure that further land divisions or 
redivisions and development are undertaken in a manner that preserves these sites from future 
disturbance.   Baykeeper and ORCA representatives requested that a new suggested modification 
be included that would require a further evaluation and delineation of sensitive cultural resource 
areas prior to resubdivision of the Samoa lands or other development thereafter, and that would 
specifically require that the sites be protected from development as part of the subdivision and 
other development coastal development permit review.  The Commission agrees that this is a 
protective requirement that should be imposed pursuant to Coastal Act policy 30244.   
 
Therefore, the Commission hereby adds the following additional suggested modification to the 
staff recommendation set forth in the staff report dated September 30, 2010: 
 
STMP (Archaeological Resources) Policy 1: 
 
Prior to the approval or issuance of the CDP for the division or other development of the 
Master Area parcels generally depicted on Exhibit 1A, a Phase II archaeological resources 
assessment of all known archaeological sites shall define the resultant boundaries of such 
sites if not formerly known, or if the boundaries of the sites are fully recognized, shall 
ensure that the former Wiyot village sites and all five of the sites noted previously by 
County studies or referenced in the County’s environmental impact reports for the “Samoa 
Town Master Plan” are protected from further development and disturbance.  Prior to 
undertaking any further division or other development, the landowner and County shall 
confer with designated Wiyot representatives to ensure that the cultural resources 
identified herein are protected in accordance with the Wiyot representative’s 
recommendations.  The Coastal Development Permit for any land division or other 
development that is undertaken on lands subject to the resultant restrictions shall be 
conditioned to ensure the continuing protection of the archaeological resources identified in 
accordance with these requirements. 
 
Concern #6:   The County’s 1993 Beach and Dunes Management Plan is a certified portion of 
the County’s LCP.  There is authorized ORV riding on the wave slope portion of the Samoa 
lands west of New Navy Base Road, and the Beach and Dunes Management Plan shows two 
populations of rare plants within the area proposed for Business Park use by the County and 
Samoa Pacific Group.  Studies undertaken by the County in preparation of the EIR documents 
for the LCP Amendment, including botanical surveys, however, have not shown rare plants in 
the areas shown in the Beach and Dunes Management Plan.  Placement of boulders or other 
obstacles to limit unauthorized access to the dunes is an enforcement matter for Humboldt 
County or, if not an enforcement matter, an improvement that could be considered at the time the 
County processes the coastal development permit(s) that will be required for the necessary 
improvements of the parking area near Samoa Beach and the future Samoa Dunes Interpretive 
Area.  The Commission makes no change or response to this comment.   
 
Concern #7:   As noted above, although the suggested modifications allow the landowners to 
proceed with the LCPA without establishing the legality of the property affected by the LCPA if 
all such property is merged and redivided into the Master Parcels authorized by the Commission, 
it is still necessary to ensure that the entirety of the legal parcel(s) containing the property 
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affected by the LCPA are merged and redivided before the land use designations and zoning 
proposed in LCP Amendment HUM-MAJ-01-08 take effect.  See suggested STMP (New 
Development) Policy - Phasing 1A – set forth below for easy reader reference. 
 
The lands in question are part of substantially larger holdings that were entirely in the ownership 
of Louisiana-Pacific Corporation as recently as 1989-90 according to the certified Humboldt 
County Beach and Dunes Management Plan (certified in 1993 as part of the Humboldt County 
LCP).   Land transfers may have occurred prior to acquisition by Samoa Pacific Group LLC that 
involve portions of the lands affected by the LCPA and therefore analysis of only the lands 
presently subject to the common ownership of SPG may not ensure that the entirety of the legal 
parcel(s) containing the APNs affected by the LCPA is merged and redivided.   
 
Therefore, the Commisson continues to require that the entirety of the legal parcels containing 
the APNs affected by the LCPA are merged and redivided  prior to the effectiveness of HUM-
MAJ-01-08, but with two corrected phrases.   
 
Concern #8:   It is true that Samoa Peninsula is primarily a narrow dune field expanse separating 
the Bay from the Pacific and soils tend to be highly permeable, with high groundwater.  Whether 
clay lenses or other features exist on Peninsula lands is unknown to staff.   The Commission 
relies on the determinations of the RWQCB with regard to the remediation requirements 
applicable to the Samoa lands.  
 
III.    Correspondence received October 10, 2010 through publication of this addendum on 

October 13, 2010:
 

A. Humboldt County  (if any) 
B. Samoa Pacific Group, LLC/Danco Development (Landowner/Developer) 

correspondence received October 11, 2010. 
C. Humboldt Baykeeper and/or ORCA (if any) 
D. Other  Correspondence (if any) 

 
IV.  Additional findings and associated additional or revised suggested modifications  
 
This addendum hereby incorporates into the staff recommendation for agenda item TH11b 
(Humboldt County LCP Amendment Request No. HUM-MAJ-01-08) and into the pertinent 
Coastal Commission findings otherwise set forth in the September 30, 2010 staff report, the 
following changes or additions (hazards, implementation program, visual) to the findings that 
were not completed prior to the publication of the staff report dated September 30, 2010.   In 
addition, any pertinent changes listed in Section II of this addendum (such as changes to the 
suggested modifications) and the reasons discussed therein, are also incorporated by reference 
into the Commission findings set forth in the staff recommendation dated September 30, 2010. 
 
Changes to Findings:  Ordinary font indicates text of additional findings (staff does not propose 
the deletion of any findings published in the September 30, 2010 staff report except as may be 
required in “corrections” Section III).   
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Changes to Suggested Modifications:  Where additional or revised text is associated with the 
suggested modifications, double underline indicates text of existing suggested modification; 
additional recommended suggested modifications associated with this addendum are shown in 
bold double underline.  Where an existing staff-recommended suggested modification set forth in 
the September 30, 2010 staff report is changed by this addendum, bold strike-through denotes 
such text. 
 
 
A.   New (Additional) Exhibits (new exhibits attached to the September 30, 2010 staff report 
used the series convention of “Exhibit 1A, 2A, 3A, etc., and concluded in that report with 
Exhibit 13A, thus the additional exhibits included in this addendum commence with Exhibit 
14A, 15A, etc.) 
 
14A     Samoa location map 
 
15A Tsunami Hazard Evaluation – October 4, 2006 
 
16A Tsunami Hazard Evaluation – Third Party Review 
 
17A Tsunami Hazard Map – Humboldt Bay Area – Emergency Plans 
 
18A Draft Tsunami Safety Plan 
 
B. New (Additional) Findings: 
 
F.  HAZARDS 
 
Pertinent Coastal Act Chapter 3 Policies 
 
Section 30253    Minimization of adverse impacts, in pertinent part 
 
 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. 

 
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.   
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Section 30250    Location; existing developed area… in pertinent part: 
 

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

 
LCP Policies 
 
The Humboldt Bay Area Plan segment of the certified Land Use Plan incorporates 
Section 30253 of the Coastal Act as a policy of Section 3.17 “Hazards.” Section 30253 
of the Coastal Act states in pertinent part: 
 

New development shall: 
(1) Minimize risks to life and property in areas of high geologic, flood, and 
fire hazard. 

 
Discussion 
 
The Samoa Peninsula is located immediately east of the Pacific Ocean and west of Humboldt 
Bay.  The Peninsula is approximately one mile wide at its widest point, and is about one-half 
mile wide in the vicinity of the subject project location (Exhibit 14A).  Soils on the peninsula 
tend to be sandy and highly permeable, and the weakly consolidated soils associated with the 
dune field origin of much of the peninsula lands frequently co-occur with high groundwater 
conditions in many areas.  Liquefaction risks are greater for structures located in such conditions.   
The relatively low topography of much of the peninsula combined with site-specific geologic 
conditions produce variability in degree of risk from one site to another; however the geologic 
and flood hazards potentially affecting lands on the Samoa Peninsula remains high.  The 
landowner/developer Samoa Pacific Group LLC/Danco Development has submitted an 
evaluation of geologic feasibility of development of the subject Samoa lands indicating that the 
subject location may be feasibly developed with pertinent mitigation measures (Exhibit X). 
 
The proximity of the Cascadia Subduction Zone less than 35 miles offshore from the Humboldt 
coast, and the “Triple Junction” where several plates meet offshore of northern California, 
ensures that the area is seismically active.  These earthquakes have the potential to be much 
stronger than the worst earthquakes that the better known San Andreas Fault is capable of 
generating.  Great earthquakes produced by the Cascadia Subduction Zone are estimated to range 
from 8.0 to 9.1 on the Richter scale.1  The built environment of northern California has never 
been tested against an earthquake of that magnitude.  The last great Cascadia earthquake is 
believed to have struck in January of 1700, before Northern California settlers had arrived, and 
to have measured 9.0 on the Richter scale.    

                                                           
1 An earthquake’s magnitude is a measurement of energy released by an earthquake, as 
expressed on a logarithmic scale measuring the horizontal displacement caused by an earthquake 
and detected on a seismograph.  A magnitude 6 earthquake, for example, produces ten times the 
amount of ground shaking as a magnitude 5 earthquake.  
 



Agenda Item TH11B for Coastal Commission hearing of October 14, 2010 
Humboldt County LCP Amendment Request No. HUM-MAJ-01-08 (SAMOA) 
Addendum to Staff Report dated September 30, 2010 
October 13, 2010 
Page 20 
 
 
Earthquakes can produce tsunami waves that travel at hundreds of miles per hour until the wave 
reaches shallow nearshore waters.  Nearer to shore, the wave slows and builds height.  A tsunami 
wave generated regionally could arrive on shore in a matter of minutes; sirens would be of no 
use, and the only warning to evacuate to higher ground would be the experience of a strong 
earthquake.   More distant earthquakes may produce tsunami waves that allow for hours of 
warning time and evacuation.  For these circumstances, emergency siren systems and evacuation 
efforts can be highly effective. 
 
In any coastal setting similar to that of the Samoa Peninsula, storm wave attack and shoreline 
erosion also pose hazards, which may be exacerbated in the future as the effects of predicted sea 
level rise occur. 
 
Some areas of coastal California are also subject to risks from wildfire; this is particularly true in 
central and southern California where highly flammable chaparral vegetation, ecologically 
adapted to fire cycles, carry flames rapidly down canyon slopes when the “Santa Ana” winds 
blow hot inland air toward the coast.  Though frequently windy, coastal Humboldt County is 
cool and humid, has relatively high annual rainfall, and thus rarely experiences wildfire hazards. 
The Samoa Peninsula has no fire hazard rating.  
 
Consistency Analysis 
 
As the pertinent policies and provisions set forth above indicate, the Coastal Act and the certified 
Humboldt Bay Area Plan contain provisions that require new development to be sited, designed 
and developed in a manner that minimizes risks posed by natural hazards, and reduces the risk of 
hazardous development to other land uses, thereby minimizing human-induced hazards as well.  
These concerns are discussed below in light of the pertinent policies and of the suggested 
modifications set forth herein to address the consistency of the pending amendment request with 
the pertinent requirements. 
 
Earthquake & Tsunami Hazards 
 
At the request of Commission staff in 2006, the landowner/developer of the Samoa lands 
evaluated tsunami hazards pertinent to the subject site. Samoa Pacific Group retained 
engineering geology consultant GeoEngineers to analyze tsunami vulnerability for the purposes 
of the Samoa Town Master Plan.  A resultant report was published on October 4, 2006 (Exhibit 
15A).  The consulting geologists noted that the north coast of California is an area of high 
seismic activity with at least five distinct sources of earthquakes.   The report identified 
earthquake sources that could affect the Samoa site: 

 
1. Faults within the Gorda Plate  
The stresses produced by the differential motions of the plates causes internal 
deformation in the Gorda Plate that has resulted in the majority of damaging 
earthquakes in the Humboldt Bay region (Dengler et al., 1992).  
 
2. The Mendocino Transform Fault Zone  
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The Mendocino Fault Zone extends west from near Cape Mendocino. At its closest point 
it is located approximately 39 miles southwest of the plan area. It is the second most 
frequent source of damaging earthquakes in the region.  
 
3. The San Andreas Transform Fault Zone  
The northern end of the San Andreas Fault Zone is located approximately 43 miles south 
of the plan area. The San Andreas Fault Zone is capable of producing large earthquakes 
similar to the 1906 San Francisco Earthquake, which caused significant damage in the 
Humboldt Bay region.  
 
4. Faults within the North American Plate   
Fault activity investigations of these indicate that several episodes of movement have 
occurred within the last 2,000 years; however, there is no historic record (i.e. the last 
200 years) of activity on these faults.  
 
5. The Cascadia Subduction Zone (CSZ) where the Gorda and Juan de Fuca Plates are 
subducted beneath the North American Plate  
 

The last, the Cascadia Subduction Zone, is the potential source of the largest magnitude 
earthquakes in the Humboldt Bay region. It extends from Cape Mendocino northward to 
Vancouver Island and from approximately 32 miles west of the plan area to over 100 miles east 
of the plan area. The Cascadia Subduction Zone forms the boundary between the North 
American plate and the oceanic crust formed by the Juan De Fuca and Gorda plates. The North 
American plate and the oceanic plates are moving towards each other, forming what geologists 
refer to as a convergent plate margin. The North American plate is moving over oceanic plates, 
and the oceanic plates are sliding (subducting) underneath the North American plate.  
 
According to the GeoEngineers report, a great earthquake (magnitude 8 to 9) along the Cascadia 
Subduction Zone, similar to the events shown in the geologic record to have occurred about 1100 
and 300 years ago, was selected as the “design event” – an likely earthquake scenario deemed 
capable of producing a tsunami that could affect the plan area. Recurrence intervals (RI) for such 
a seismic event range from 150 to 540 years which equates to a probability of recurrence of 
about 0.2 to 0.7 percent annually. In comparison, engineers have typically used peak ground 
accelerations with a 10 percent probability of exceedence in a 50-year period for developing 
seismic design criteria for structures. This equates to a seismic event with a recurrence interval of 
about 1 in 500 years, or about 0.2 percent annually. The report stated that a rupture along the 
entire CSZ is expected to have a Magnitude 8.8 (expected to recur every 500 years), while a 
rupture of only the southern segment would have a magnitude of 8.3 (expected to recur every 
150 years).   
 
The Geoengineers report used the design event earthquake analysis to evaluate the risk posed at 
Samoa as a basis for siting and designing development, preparing evacuation plans, and other 
mitigation recommendations.  The report states: 
  

Based on the literature review we have completed, it appears that the expected runup for 
a Magnitude 9 Cascadia event is approximately Elevation 31 feet msl, which is also the 
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mid-range for the range developed by PG&E. Some uncertainties exist based on world-
wide trends and for local site conditions. Because of the presence of foredunes, some 
surface roughness creates friction. This friction will reduce turbulence and slow the 
tsunami surge. Therefore, a small amount of attenuation, on the order of about 0.95 
might be expected within the majority in the Samoa Town Master Plan area. However, 
occupied structures should not be located any lower than the previously established 30 
feet elevation.  

Mitigation measures suggested by GeoEngineers included measures that would minimize 
damage from tsunami hazards and measures that would promote safety.  The report provided the 
following additional information and specific recommendations for the tsunami-safe 
development of the Samoa lands: 

MITIGATION MEASURES  

As discussed by the State of California Seismic Safety Commission (2005), there are no 
U.S. building codes that provide design guidelines to reduce or prevent damage to 
structures from tsunami hazard. They contrast differences expressed in FEMA’s Coastal 
Construction Manual (FEMA 55) and the National Tsunami Hazard Mitigation Program 
“Background Paper #5: Building Design” with respect to the feasibility of designing for 
tsunami impacts. While the FEMA publication states it is impractical, the National 
Tsunami Mitigation Program paper suggests that proper design can significantly reduce 
the impacts of tsunami on buildings. This paper also reports that only the City and 
County of Honolulu has implemented building requirements for tsunami. In lieu of 
appropriate building codes for design of structures, avoidance of the hazard by siting 
structures above the anticipated runup elevation is suggested.  

Use Guidelines for Single-family Use  
Planning criteria were developed for uses that could result in potential life loss. Single 
family use will be restricted to above Elevation 31 feet msl.  

Use Guidelines for Multi-family Use  
Habitation uses will be located above Elevation 31 feet msl. In the case of multi-family 
and resort use buildings the first floor level can be used for non-residential use such as 
parking. Residential use could occur on the second story.  

Use Guidelines for Public and Critical Facilities  

For proposed public facilities, it is recommended that critical facilities be constructed 
above Elevation 40 feet because they are centers of population concentrations and/or 
may be necessary for first response.  

MEASURES TO REDUCE TSUNAMI AMPLITUDE AND VELOCITY  

Anecdotal evidence from recent tsunami events including the December 26, 2004 Indian 
Ocean Tsunami strongly indicates that natural features such as off shore reefs, dunes, 
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dense forested areas and wetlands help to reduce both velocity and inundation. In India, 
there were reports that dense stands of mangrove forests provided protection and helped 
to reduce velocity and run up elevations. Conversely, there were numerous reports, such 
as multiple communities in Sri Lanka, that compared the high damage levels experienced 
by in Sri Lanka, that compared the high damage levels experienced by communities 
where there had been destruction of dunes and off-shore reefs, with low (or even no) 
damage levels in communities where such features were present.  

Preservation and/or enhancement of eco-system features by Samoa Town Master Plan to 
reduce tsunami wave effects include:  
 
• Dune Preservation  

No development is proposed west of New Navy Base Road.  
Designated pathways and trails to Samoa Beach will be constructed in order to avoid 
creation of non-designated trails. This measure will be stipulated as a condition of 
subdivision approval.  
Interpretative signage at the parking areas to inform recreation users of sensitive 
biological resources in the plan area. This measure will be stipulated as a condition 
of subdivision approval.  

• Vegetation  
Preservation and enhancement of vegetation in dune areas adjacent to New Navy 
Base Road and elsewhere will strengthen existing dunes and reduce likelihood of 
degradation. Plantings will both reduce effects of tsunami while contributing to soil 
stabilization.  
For proposed Natural Resource and Public Recreation areas, a vegetation planting 
plan will be developed to reduce the potential for mobilizing large woody debris that 
could impact structures below the 26 foot elevation. Planting of deep rooted species 
such as shore pine and shrubs instead of Eucalyptus trees (which are very brittle) in 
these areas would reduce potential impacts. Also, some species of Eucalyptus trees 
are highly flammable. Removal of “danger” species within the plan area is proposed.  

• Wetlands  

Wetlands create added opportunities for friction as well as for water detention.  

Existing wetlands on the site will be expanded.  

To improve the functional value of the two small wetlands adjacent developed dunes 
will be restored to native landscapes, fill material will be removed and native 
vegetations will be planted within the setback area.  

 
SAFETY 
MEASURES TO REDUCE TSUNAMI AMPLITUDE AND VELOCITY  

Anecdotal evidence from recent tsunami events including the December 26, 2004 Indian 
Ocean Tsunami strongly indicates that natural features such as off shore reefs, dunes, 
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dense forested areas and wetlands help to reduce both velocity and inundation. In India, 
there were reports that dense stands of mangrove forests provided protection and helped 
to reduce velocity and run up elevations. Conversely, there were numerous reports, such 
as multiple communities in Sri Lanka, that compared the high damage levels experienced 
by communities where there had been destruction of dunes and off-shore reefs, with low 
(or even no) damage levels in communities where such features were present.  

Preservation and/or enhancement of eco-system features by Samoa Town Master Plan to 
reduce tsunami wave effects include:  
• Dune Preservation  
No development is proposed west of New Navy Base Road.  
Designated pathways and trails to Samoa Beach will be constructed in order to avoid 
creation of non-designated trails. This measure will be stipulated as a condition of 
subdivision approval.  
Interpretative signage at the parking areas to inform recreation users of sensitive 
biological resources in the plan area. This measure will be stipulated as a condition of 
subdivision approval.  
• Vegetation  
Preservation and enhancement of vegetation in dune areas adjacent to New Navy Base 
Road and elsewhere will strengthen existing dunes and reduce likelihood of degradation. 
Plantings will both reduce effects of tsunami while contributing to soil stabilization. 
Details are provided in the EIR.  
 
For proposed Natural Resource and Public Recreation areas, a vegetation planting plan 
will be developed to reduce the potential for mobilizing large woody debris that could 
impact structures below the 26 foot elevation. Planting of deep rooted species such as 
shore pine and shrubs instead of Eucalyptus trees (which are very brittle) in these areas 
would reduce potential impacts. Also, some species of Eucalyptus trees are highly 
flammable. Removal of “danger” species within the plan area is proposed.  
 
• Wetlands  
 

Wetlands create added opportunities for friction as well as for water detention.  

Existing wetlands on the site will be expanded.  

To improve the functional value of the two small wetlands adjacent developed dunes will 
be restored to native landscapes, fill material will be removed and native vegetations will 
be panted within the setback area.  

Central location chosen for the Emergency Services Vehicle Storage Facility  

The facility housing the Emergency Services Vehicles is centrally located with respect to 
harbor facilities and to expected response demands. It has been sited above Elevation 40 
feet. In the event of a tsunami the vehicles will be removed from the storage facility to 
assist with response. The building will then become available for shelter.  
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Designated Shelters  

Refuge sites are safe buildings above the expected tsunami run up elevation where people 
can remain until it is safe to leave. Four shelter sites could be used for refuges. They 
include:  
• Peninsula School,  
• The New Emergency Services Building,  
• The Manager’s House, and,  
• The Women’s Club.  
We recommend that the Peninsula School and the New Emergency Services building be 
constructed above Elevation 40 feet msl. Other buildings listed should also be located 
above Elevation 40 feet if they are designated as shelters. The buildings should be 
located so that people can travel by foot within approximately 5 to 8 minutes.  

In addition, use of the proposed water tower will be prohibited for vertical evacuation 
because of its proximity to the commercial gas station and potential for a fire hazard. 
Signage will be installed.  

Evacuation Routes  

Strong ground motion from the earthquake essentially constitutes the warning from a 
CSZ earthquake. Based on this assumption the amount of time available for evacuation 
will be very short. An evacuation route plan will be prepared for the plan area which will 
include information on tsunami warning devices. The plan will be kept on file at the 
Samoa Peninsula Fire department (SPFD) in the Samoa Block Building. Key SPFD 
emergency services personnel shall be trained in tsunami evacuation procedures. For 
areas below 26-feet directional signage will be posted on designated paths that show 
non-vehicular evacuation routes to designated areas greater than Elevation 40 feet msl.  

Safety Plan  

A Tsunami Safety Plan will be submitted the County as a condition of subdivision 
approval.  
• The tsunami evacuation route and plan will include information on tsunami warning 
devices and techniques and a public information and education program targeted at 
Samoa residents.  

• The applicant will submit a proportional share of the fee towards a fund for the 
installation and maintenance of a warning siren in the town of Samoa. (If funding for a 
warning siren becomes available prior to the collection of sufficient funds from each 
newly proposed residence, the fund can be used for tsunami education, identification of 
evacuation routes, signage and subsidized weather radios to residents of Samoa.)  

 
After the publication of the GeoEngineers report (Exhibit 15A), the Commission staff requested 
and the County staff required the preparation of a third-party review of the tsunami hazard 
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analysis and recommendations.  The resultant report, submitted to the Coastal Commission staff 
by County staff March 8, 2007 is attached as Exhibit 16A.  In addition, a Tsunami Hazard 
Emergency Planning map of the Humboldt Bay area prepared by Humboldt State University is 
attached as Exhibit 17A and is intended for use as part of the emergency planning for the Samoa 
lands.   In addition, the County’s “Draft Tsunami Safety Plan” dated September, 2007 is attached 
as Exhibit 18A.   
 
To better ensure that all of the pertinent recommendations of the tsunami hazard expert 
reviewers, and a plan for wider evacuation of the Samoa lands where emergency warning notice 
and time remaining before tsunami arrival allow for such evacuation to safer mainland areas,  are 
incorporated into an adequate Final Tsunami Safety Plan by Humboldt County, distributed to fire 
and life safety and police emergency response sources, and that the pertinenent standards to 
ensure tsunami safety planning are  hereafter applied to the land divisions and development 
proposes for the lands subject to the STMP-LUP, the Commission staff revises STMP (Hazards) 
Policy 4 as set forth in the recommended suggested modifications within the staff report dated 
September 30, 2010 as follows:   

 
 STMP (Hazards) Policy 4:    
 

Prior to the approval or issuance of a CDP for the division or other development of 
the STMP-MAPs depicted on Exhibit 1A, the landowner/developer shall 
demonstrate compliance with the Final Tsunami Safety Plan incorporating into the 
County’s “Draft Tsunami Safety Plan for the Town of Samoa” dated September 
2007 (attached to the October 13, 2010 Coastal Commission staff report addendum 
as Exhibit 19A) all of the recommended tsunami hazard mitigation, design, safety, 
and other pertinent recommendations, including recommendations for vertical or 
horizontal evacuation options throughout the lands subject to the STMP-LUP, as set 
forth in:   
a) the “Revised Tsunami Vulnerability Evaluation, Samoa Town Master Plan, 
Humboldt County, California” prepared by GeoEngineers, dated October 17, 2006 
(attached to the October 13, 2010 Coastal Commission staff report addendum as 
Exhibit 16A); and 
b) the additional recommendations set forth in the “Third Party Review” of the 
GeoEngineers October 17, 2006 document prepared for Humboldt County by Jose 
Borrero, Fredric Raichlen, Harry Yeh, copy submitted to Coastal Commission by 
Humboldt County March 8, 2007 (attached to the October 13, 2010 Coastal 
Commission staff report addendum as Exhibit 17A); and 
c) the Final Plan the tsunami hazard map prepared for “Emergency Planning 
Purposes” by Humboldt State University for reference as an indicator of site areas 
and evacuation routes subject generally to tsunami hazard (attached to the October 
13, 2010 Coastal Commission staff report addendum as Exhibit 18A); and d) the 
County shall include plans to orderly evacuate the maximum estimated number of 
occupants of STMP-LUP lands off the Samoa Peninsula in circumstances where 
advance warning of tsunami coming from distant sources allows time for such 
evacuation to safer mainland areas. 
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All new development entailing the construction of structures intended for human 
occupancy, situated within historic, modeled, or mapped tsunami inundation hazard 
areas, shall be required to prepare and secure approval of a of a plan showing 
consistency with all of the requirements of the Final tsunami safety plan required 
herein as a condition of approval for the required Coastal Development Permit for 
the subject development. The County’s Final Samoa tsunami safety plan shall be 
prepared in coordination with distributed by the County Planning Department to 
the Humboldt County Department of Emergency Services,  Sheriff’s Office, and City 
Police Department, and shall contain information guiding the emergency actions of 
these emergency responders in relaying the existence of the threat of tsunamis from 
both distant- and local-source seismic events, the need for prompt evacuation upon the 
receipt of a tsunami warning or upon experience seismic shaking for a local earthquake, 
and the evacuation route to take from the development site to areas beyond potential 
inundation.  The Final tsunami safety plan information shall be conspicuously posted or 
copies of the information provided to all occupants. No new residential land divisions 
of the lands subject to the STMP-MAPs shall be approved unless it can be 
demonstrated that timely evacuation to safe higher ground, as depicted on adopted 
tsunami hazard maps, can feasibly be achieved before the predicted time of arrival 
of tsunami inundation at the project site.  

 
The Commission notes that the tsunami emergency planning map (Exhibit 18A) shows that the 
Samoa lands are in part subject to high velocity wave hazard , particularly in the southerly to 
middle portions of the site.  The third party review (Exhibit 17A) recommended vertical 
evacuation sites for development in those areas where it cannot be established that horizontal 
evacuation to safe ground could be accomplished within 5 to 8 minutes.  The STMP (Hazards) 
Policy 4 provision calls for the preparation of a Final Plan that will incorporate these 
requirements.   
 
The staff report discusses the concerns that significant destination or regional retail within the 
Business Park would generate additional traffic in areas that will already face considerable 
additional congestion as the result of the subject project and other projects proposed within the 
general area.   The focus of the discussion in those findings published has been the significant 
adverse effects such congestion would have upon the important regional coastal access and 
recreation route central to all North Coast coastal visitor transportation – U.S. Highway 101.  
Caltrans has already imposed “Safety Corridor” limitations and reduced speeds on Highway 101 
between Eureka and Arcata and reports continuing safety problems due to congestion despite 
these measures.   
 
The proposed LCPA also failed to evaluate the cumulative traffic impacts of the Samoa project 
combined with the Marina Center/Balloon Track project recently proposed within the City of 
Eureka, off Highway 101, nor did the Marina Center/BalloonTrack project documents include an 
analysis of the cumulative impacts of that project combined with the Samoa project.    
 
The transportation analysis consultants for the Samoa project have indicated that their traffic 
analysis for the Business Park component of the Samoa proposal included within that category, 
standardized numbers that incorporate a small percentage of retail use.    The transportation 
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analysts evaluating the Samoa project concluded that at build out of all of the land uses proposed 
for the approximately 200-acre (overall acreage) site (including the 19-acre Business Park, 
hundreds of single family residential units, 44 multi-family residential units, revitalized 
downtown commercial, approximately 50 visitor serving “units” of various kinds, and other 
existing recreational facilities within the Samoa lands), approximately 7,000 net traffic trips per 
day would be generated.   These trips would be distributed between Arcata and Eureka general 
destination directions (with somewhat more Eureka trips than Arcata trips).  The Samoa traffic 
analysis data was gathered, according to the County, during the time after the closure of 
Montgomery Wards (off U.S. 101 near Eureka Bridges) but before the authorization for the 
Target that has since been constructed in the former Wards location. 
 
The transportation analysis for the Marina Center/Balloon Track project was reported in the 
Draft EIR released in 2008, and prepared under the supervision of City of Eureka staff.  That 
EIR concluded that the Marina Center project (proposed on a site of approximately 50 acres 
overall) would include about 300,000 square feet of various kinds of retail space and that the 
retail component would generate approximately 3,500 net traffic trips daily.  The EIR also stated 
that approximately 54 multi-family units would be included in the project, and assigned an 
additional approximately 7,000 net traffic trips to the non-retail component of the project.  The 
combined net traffic total for the Marina Center/Balloon Track project was therefore: 
About 11,000 net traffic trips for 54 acres of development (total acreage, including open spaces, 
etc.).   
 
The Samoa project Master EIR for the approximately 200 acres of site (including open spaces, 
etc.) calculated about 7,100 net traffic trips for that development.   The Business Park itself, 
however, at approximately 19 acres already contains one approximately 40,000 square foot 
structure that the County proposes to redesignate from General Industrial to Business Park 
(leaving the structure a legal, non-conforming use within the new Business Park area).  The 
Business Park land use allows for retail use as a use with a Conditional Use Permit (General 
Industrial, the existing land use and zoning of the 19-acre area, does not allow any retail use, 
even with a CUP).  The standards for lot coverage of Business Park allows for about 50% 
coverage.  In the most general (non-technical) terms possible, if the 19 acres could be converted 
to approximately 400,000 square feet of ground level structural space, and since the existing 
Business Park use allows structures to be multiple stories and up to 50 feet in height, potentially 
the ground floor square footage could be quadrupled:  affording approximately 1,600,000 square 
feet of structural coverage.   
 
This suggests that the traffic analysis prepared for the Samoa project within the existing series of 
environmental documents prepared by the County is very conservative.  In addition, the Samoa 
lands are served by traffic traveling over U.S. Highway 101, but as Exhibits 14A and 17A show, 
the traffic must go via Highway 255 over the very narrow and aging Samoa Bridges (discussed 
in detail in the September 30, 2010 staff report), which cannot be widened according to Caltrans, 
or via Highway 255 on to Arcata on the west side of Humboldt Bay.  Upon nearing the Samoa 
site, traffic must funnel into the site via New Navy Base Road and surface streets.  The Samoa 
lands are, in a landscape context, more or less a large “cul-de-sac.”   
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This configuration has significant consequences when considered in light of tsunami hazard and 
the attraction of significant retail shoppers into a high tsunami hazard area with limited 
emergency evacuation options.  The traffic routes into the Samoa lands have not been evaluated 
for large-scale evacuation of Samoa land occupants under approaching tsunami conditions 
generated at a distance and with sufficient warning time to leave the peninsula. The result could 
be traffic gridlock stranding drivers in extremely high tsunami hazard areas (see Exhibit 17A, 
which shows that portions of the State Highway 255 route are within the highest tsunami hazard 
areas of the map).  The annual tsunami evacuation drills to higher ground that residents of 
NOAA-certified tsunami-ready residential Samoa undergoes would not be information and 
experience common to occasional retail shoppers visiting the site.  The Business Park is located 
in an open wave hazard area, and the tsunami safety expert consultants evaluating the site have 
recommended vertical evacuation areas and horizontal evacuation areas not more than ten 
minutes average walk, and preferably only a 5-minute walk (a Cascadia-Subduction Zone 
locally-generated tsunami wave could arrive at the Samoa lands within as little as 5 minutes). 
 
The California Highway Patrol also commented on the Samoa traffic implications – even at the 
relatively minimal estimate of about 7,000 net daily trips (compared with 11,000 net daily trips 
that the Marina Center/Balloon Track acknowledged for that much smaller project).  Adding to 
the concern that significant retail use within the proposed Business Park could unnecessarily 
increase traffic congestion and compound emergency evacuation concerns that already exist, the 
CHP wrote to Humboldt County planning staff in a letter dated March 30, 2007 prepared by 
S.W. Pudinski, Captain, Commander, Humboldt Area: 
 

“ … The Humboldt Area Office of the California Highway Patrol (CHP) received the 
“Recirculation Draft 2 Master Environmental Impact Report” for the proposed Samoa 
Town Master Plan State Clearning House (SCH) #20030502054.  The CHP is the 
primary agency that provides traffic law enforcement, safety, and traffic management in 
unincorporated areas of California.  The Humboldt Area is responsible for these 
functions in the proposed development and will be affected by the implementation of the 
project, if the following is not addressed.  We offer the following comments.” 

 
“1.  The proposed project development is located within an area of unincorporated 
Humboldt County west of the City of Eureka. The Humboldt CHP Area has primary 
traffic enforcement and investigative authority in and around the Samoa and Manila 
areas, including the proposed site.    
 
“2.  The project is of considerable size for this area and one of the larger developments 
undertaken in recent years.  Currently, there are minimal lane widths and inadequate 
shoulders along the two-lane highways (roadways) providing ingress and egress to the 
proposed project.  Vance [an abandoned County road that is presently unimproved within 
the subject STMP-LUP area, note of staff] and other roadways within the project area 
were not designed or maintained for high traffic volumes and will have to be modified to 
accept the increase in vehicular traffic. 
 
“3.  The proposed Samoa Town Master Plan contains estimates of 308 new residential 
units in addition to 99 existing structures, the construction of an RV park and 
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approximately 56 acres dedicated for industrial and commercial build out.  Considering 
projected increases in vehicular traffic, population, service traffic and average trip 
calculations, the ability of this office to provide quality service to Humboldt County 
residents will be substantially impacted.  The Humboldt CHP Area will be responding to 
and investigating traffic collisions, stolen vehicles, and a variety of other California 
Vehicle Code and Penal Code violations.  In addition, this office will respond to assist 
the Humboldt County Sheriff’s Department on calls within or surrounding the project.  
With the construction of this project, the Humboldt Area will experience a significant 
increase in demands for services from our already limited resources. 
 
“It is this Area’s opinion that the proposed project, if completed as outlined in the 
Master Plan, would have a significant impact on our operations.  Without 
improvements to the highways surrounding and feeding the proposed site, the impact 
of this project on local (and possibly interstate) traffic could be significant.  Area 
foresees increased calls for service for traffic related matters, ingress and egress to the 
proposed site reaching gridlock and backing up within the area, possibly hampering 
emergency response.  In addition, increased response times to emergency incidents can 
be anticipated as a result of increased calls for service.  In order for the project to be 
feasible, a number of highway (roadway) infrastructure changes would have to be 
made and an increase in CHP staffing considered.  Absent these changes, Area 
foresees a significant and detrimental impact to traffic safety within the Humboldt 
Area.”   (bold emphasis added). 
 

The County responded to the CHP concerns in part by stating that:   
 
“…This comment presents concerns that the large project size will bring increased traffic 
volumes that current roadways are not designed and maintained for.  The roadways have 
been analyzed and findings conclude that there is adequate capacity for this proposed 
development.  The circulation and safety improvements proposed will be further refined 
in the tentative map prepared for the Samoa Master Plan.  The commenter will have an 
opportunity to review the tentative map.  As stated in the note above this future review 
alleviated CHP concerns.  No change in the EIR necessary.”  (Staff:  the “note above” 
also states that the CHP Captain Pudinsky met with County staff and reiterated the CHP 
concerns in his comment letter.) 
 

 
 
The Commission notes that the CHP comments were prepared and submitted to the County at 
least a year before the Marina Center/Balloon Track EIR was released (2007 – 2008, 
respectively), the latter project potentially adding another 11,000 traffic trips per day to the 
Highway 101 corridor (though not all trips would overlap Samoa trips), and likely exacerbating 
the concerns expressed by the CHP in the letter excerpted above.  In addition to the significant 
adverse effects that such traffic could have on the primary coastal access and recreation route 
along the North Coast (U.S. Highway 101), there are localized problems such as the ability to 
safely develop and if necessary evacuate, occupants of development, within the Samoa lands.   
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Coastal Act Section 30253 (which is incorporated by the County in the LCP as set forth above) 
requires that: 
 

 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. 

 
The Commission finds that unless retail use within the proposed Business Park is limited in the 
manner set forth in the suggested modifications, excess, and avoidable additional traffic would 
be generated by retail shoppers and employees driving into Samoa from outer areas.   
 
The Commission notes that the additional traffic of retail uses would not only significantly and 
adversely affect key coastal access routes, but would bring substantial populations of shoppers to 
the businesses located in the highest tsunami risk locations within the southerly Samoa site lands.  
Therefore, measures to limit traffic that would be generated by retail are prudent and necessary 
to secure consistency of the Samoa proposal with the requirements of Coastal Act Section 30253.  
 
For all of these reasons, the Commission continues to find the limitations included within the 
Business Park policies and provisions necessary to reduce traffic associated with the overall 
Samoa development that will be implemented upon certification of the County’s proposed LCP 
amendment.    
 
Sea Level Rise 
 
The Commission, like many other permitting agencies, has undertaken past assessments of sea 
level rise effects using the principal of “uniformitarianism” as guidance — that natural processes 
such as erosion, deposition, and sea level changes occur at relatively uniform rates over time 
rather than in episodic or sudden catastrophic events. As a result, future ocean surface elevations 
have been extrapolated from current levels using historical rates of sea level rise measured over 
the last century. For much of the California coast, this equates to a rate of about eight inches per 
100 years. Rates of up to one foot per century have typically been used to account for regional 
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variation and to provide for some degree of uncertainty in the form of a safety factor. This rate of 
rise is then further adjusted upward or downward as needed depending upon other factors, such 
as localized subsidence or tectonic uplift.  
 
Most climate models now project that the historic trends for sea level rise, or even a 50% 
increase over historic trends, will be at the very low end of possible future sea level rise by 2100. 
Satellite observations of global sea level have shown sea level changes since 1993 to be almost 
twice as large as the changes observed by tide gauge records over the past century. Recent 
observations from the polar regions show rapid loss of some large ice sheets and increases in the 
discharge of glacial melt. The 2007 Fourth Assessment Report by the Intergovernmental Panel 
on Climate Change (IPCC)2 notes that sea level could rise by 7 to 23 inches from 1990 to 2100, 
provided there is no accelerated loss of ice from Greenland and West Antarctica.  Sea level rise 
could be even higher if there is a rapid loss of ice in these two key regions. 
 
The IPCC’s findings were based on a 2007 report prepared by Dr. Stefan Rahmstorf of the 
Potsdam Institute for Climate Impact Research (hereinafter “Rahmstorf Report”). This report has 
become the central reference point for much of recent sea level rise planning. The Rahmstorf 
Report projects that by 2100, sea level could be between 20 to 55 inches higher than 1990 levels. 
The Rahmstorf Report developed a quasi-empirical relationship between historic temperature 
and sea level change. Using the temperature changes projected for the various IPCC scenarios, 
and assuming that the historic relationship between temperature and sea level would continue 
into the future, he projected that by 2100 sea level could be between 20 inches and 55 inches (0.5 
to 1.4 meters) higher than the 1990 levels (for a rate of 0.18 to 0.5 inches/year). These 
projections for future sea level rise anticipate that the increase in sea level from 1990 to 2050 
will be from about 8 inches to 17 inches (for a rate of 0.13 to 0.28 inches/year); from 1990 to 
2075, the increase in sea level would be from about 13 inches to 31 inches (for a rate of 0.15 to 
0.36 inches/year) and that the most rapid change in sea level will occur toward the end of the 
21st century. Most recent sea level rise projections show the same trend as the projections by 
Rahmstorf — that as the time period increases the rate of rise increases and that the second half 
of the 21st century can be expected to have a more rapid rise in sea level than the first half. 
 
Several recent studies have projected future sea level to rise as much as 4.6 feet from 1990 to 
2100. For example, in California, the Independent Science Board (ISB) for the Delta Vision Plan 
has used the Rahmstorf Report projections in recommending that for projects in the San 
Francisco Delta, a rise of 0.8 to 1.3 feet by 2050 and 1.7 to 4.6 feet by 2100 be used for planning 
purposes.  This report also recommends that major projects use the higher values to be 
conservative, and that some projects might even consider sea level projections beyond the year 
2100 time period. The ISB also recommends “developing a system that can not only withstand a 
design sea level rise, but also minimizes damages and loss of life for low-probability events or 

 
2  The IPCC is a scientific intergovernmental body established by the World Meteorological 

Organization (WMO) and the United Nations Environmental Programme to provide the 
decisionmakers and others interested in climate change with an objective source of information 
about climate change; http://www.ipcc.ch/ipccreports/assessments-reports.htm 5 Independent 
Science Board, 2007. Sea Level Rise and Delta Planning, Letter Report from Jeffrey Mount to 
Michael Healey, September 6, 2007, CALFED Bay-Delta Program: 
http://deltavision.ca.gov/BlueRibbonTaskForce/Sept2007/Handouts/Item_9.pdf 
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unforeseen circumstances that exceed design standards. Finally the board recommends the 
specific incorporation of the potential for higher-than-expected sea level rise rates into long term 
infrastructure planning and design.” 
 
The Rahmstorf Report was also used in the California Climate Action Team's Climate Change 
Scenarios for estimating the likely changes range for sea level rise by 2100. Another recent draft 
report, prepared by Philip Williams and Associates and the Pacific Institute for the Ocean 
Protection Council, the California Energy Commission’s Public Interest Energy Research (PIER) 
Climate Change Research Program, and other agencies also identifies impacts from rising sea 
level, especially as relate to areas vulnerable to future coastal erosion and flooding. This report 
used the Rahmstorf Report as the basis to examine the flooding consequences of both a 40-inch 
and a 55-inch centurial rise in sea level, and the erosion consequences of a 55-inch rise in sea 
level. 
 
On November 14, 2008, Governor Schwarzenegger issued Executive Order S-13-08, directing 
various state agencies to undertake various studies and assessments toward developing strategies 
and promulgating development review guidelines for addressing the effects of sea level rise and 
other climate change impacts along the California coastline. 3 Consistent with the executive 
order, the governing board of the Coastal Conservancy adopted interim sea level rise rates: (a) 16 
inches (40 cm) by 2050; and (b) 55 inches (140 cm) by 2100 for use in reviewing the 
vulnerability of projects it funds. These rates are based on the PEIR climate scenarios. If 
adopted, these criteria would be utilized until the study being conducted by the National 
Academy of Sciences regarding sea level rise, requested by a consortium of state resource and 
coastal management agencies pursuant to the executive order, is completed. 
 
Concurrently, in the Netherlands, where flooding and rising sea level have been national 
concerns for many years, the Dutch Cabinet-appointed Deltacommissie has recommended that 
all flood protection projects consider a regional sea level rise (including local subsidence) of 2.1 
to 4.2 ft by 2100 and of 6.6 to 13 ft. by 2200.  Again, the Rahmstorf Report was used by the 
Delta Committee as a basis in developing their findings and recommendations. Given the general 
convergence of agreement over the observed and measured geodetic changes world wide in 
ocean elevations over the last several decades, most of the scientific community has ceased 
debating the question of whether sea level will rise several feet higher than it is today, but is 
instead only questioning the time period over which this rise will occur. However, as the 
conditions causing sea level rise continue to change rapidly, prognostications of sea level rise are 
similarly in flux. As a result of this dynamism, anticipated amounts and rates of sea level rise 
used in project reviews today may be either lower or higher than those that will be utilized ten 
years from now. This degree of uncertainty will continue until sufficient feedback data inputs are 
obtained to allow for a clear trend to be discerned from what is now only a complex and highly 
variable set of model outputs. Accordingly, in the interest of moving forward from the debate 
over specific rates and amounts of rise to a point where the effects of sea level rise greater than 
those previously assumed in the past may be considered, one approach is to undertake a 
sensitivity analysis on the development project and site to ascertain the point when significant 
changes to project stability would result based on a series of sea level rise rates. The analysis 

 
3  Office of the Governor of the State of California, 2008. Executive Order S-13-08; 

http://gov.ca.gov/index.php?/print-version/executive-order/11036/ 
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would be structured to use a variety of sea level rise projections, ranging from the relatively 
gradual rates of rise indicated by the IPCC and Rahmstorf models, to scenarios involving far 
more rapid rates of sea level rise based upon accelerated glacial and polar sea and shelf inputs. 
 
For example, for the most typical development projects along the coast (i.e., residential or 
commercial), consideration of a two to three foot rise in level rise over 100 years could be 
assumed to represent the minimum rate of change for design purposes. However, in the interest 
of investigating adaptive, flexible design options, sensitivity testing should also include assessing 
the consequences of sea level rise at three to five times greater rates, namely five to six feet per 
century, and even 10 to 20 feet per 100 years. The purpose of this exercise is to determine, if 
there is some “tipping point” at which a given design would rapidly become less stable, and to 
evaluate what would be the consequences of crossing such a threshold. This type of analysis 
would make the property owner aware of the limitations, if any, of the initial project design early 
in the planning process. Depending upon the design life of the development, the economic and 
technical feasibility of incorporating more protective features, and levels of risk acceptance, the 
project proponent could propose, or the permitting agency may require, that greater flexibility be 
provided in the design and siting of the development, or other mitigation be identified, to 
accommodate the higher rates of sea level rise. 
 
The sensitivity analysis approach would allow accelerated rates of sea level rise to be considered 
in the analysis of projects. Such evaluations provide some flexibility with regard to the 
uncertainty concerning sea level rise, providing an approach to analyze project in the face of 
uncertainty that would not involve the imposition of mandatory design standards based upon 
future sea level elevations that may not actually be realized. Given the nonobligatory and 
adaptive nature of this approach to hazards avoidance and minimization, as necessitated by such 
scientific uncertainty, it will remain important to include new information on sea level trends and 
climate change as iterative data is developed and vetted by the scientific community. 
Accordingly, any adopted design or siting standards that may be applied to development projects 
should be re-examined periodically to ensure the standard is consistent with current estimates in 
the literature before being reapplied to a subsequent project. 
 
Regardless of its particular rate, over time elevated sea level will have a significant influence on 
the frequency and intensity of coastal flooding and erosion. Accordingly, rising sea level needs 
to be considered to assure that full consistency with Section 30253 can be attained in the review 
and approval of new development in shoreline areas. 
 
The LUP as proposed to be amended contains no provisions for the consideration of sea level 
rise in the review of new development at shoreline proximate localities where instability and 
exposure to flooding risks could be intensified at higher ocean surface elevations. Without such 
provisions, the LUP as proposed for amendment would be inconsistent with the policies of 
Chapter 3 of the Coastal Act, specifically Section 30253 and must be denied. The Commission 
thus includes suggested modifications to ensure that, to the greatest degree feasible given current 
scientific uncertainties relating to the variable projected rates of sea level rise, new projects in the 
City’s coastal zone area will minimize risks to life and property in areas of high geologic and 
flooding hazard and not create or contribute to geologic-related instability or destruction by 
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requiring that the effects of sea level rise be quantitatively considered in geologic and other 
engineering technical evaluations of new development. 
 
If modified as suggested above, the proposed amendment could be found consistent with Coastal 
Act policies concerning the avoidance and minimization of geologic and flooding hazards.  
 
The Commission finds that as modified, the proposed LUP as amended is consistent with Coastal 
Act Section 30253. 
 
Hazards associated with land uses 
 
Samoa Brownfield  
 
Coastal Act Section 30232 set forth above requires the effective cleanup of hazardous materials 
that are accidentally released.  As described previously, the area within the subject site is an 
identified Brownfield (Samoa Brownfield) under the direct supervision of the Regional Water 
Quality Control Board.  Contaminated areas of concern to the RWQCB are scattered in 
numerous locations throughout the site.  Cleanup of leaking tanks from the abandoned Lorenzo 
Shell Station (located in historic downtown Samoa) until recently was under the separate, direct 
supervision of the Humboldt County Environmental Health Department under the delegated 
authority of the RWQCB.  The state Geotracker site indicates that the transfer of cleanup 
oversight was made in July 2010).  Residual contamination considerations are discussed in more 
detail in the water quality section of the findings.      
 
The RWQCB has made certain determinations concerning the extent of active cleanup or passive 
land use restriction (“institutional controls”) deemed appropriate for the various areas 
characterized by the developer/landowner.  Documents describing the responses required by the 
RWQCB staff through final approvals in this regard are provided in Exhibit 9A of the staff report 
dated September 30, 2010, a summary of the Brownfield review undertaken to date.    In sum, 
the Commission requires that the County and the developer/landowner demonstrate that the 
proposed land uses in the requested LCP amendment be feasible with regard to the cleanup 
requirements that have been imposed.  Three areas of the site require active cleanup measures to 
satisfy RWQCB requirements for the proposed re-use of the subject areas of the site.   
 
Thus, the Commission finds that the land uses at the Samoa site will meet the requirements of 
Coastal Act Section 30232. 
 
Conclusion
 
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  master planning in the face of 
natural hazards associated with the Samoa site.  The County’s submittal, therefore, if modified in 
the manner suggested, would be consistent with the requirements of Sections 30232 and 30253 
of the Coastal Act and with the pertinent policies of Humboldt County’s certified Humboldt Bay 
Area Plan. 
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G. IMPLEMENTATION 
 
As compared to the major changes to the Land Use Plan, the proposed amendments to the 
Implementation Plan (IP) portion of the County’s LCP are relatively minor. The proposed 
updated IP document would not entail a significantly changed requirement, but is necessary to 
ensure that the filing review and analysis of specific proposals are evaluated in a manner that 
ensures consistency of the resultant authorization with the policies and provisions designed for 
the STMP-LUP (Samoa Town Master Plan Land Use Plan Overlay). The STMP-LUP serves as 
the overarching policy template for the land use decisions affecting the master subdivision and 
further subdivision and development of the Samoa lands.  
 
One additional suggested modification is deemed necessary to fully implement the hazard 
policies set forth in the suggested modifications.  This modification is consistent with the 
Commission’s similar requirement for hazard policy implementation in the Crescent City LCP 
update (October 2010) and the Del Norte County LCP update (September 2009).    
 
The additional provision, which shall be incorporated into the STMP requirements is set forth as 
follows and hereby incorporated into the suggested modifications: XXXX BOB:  may need Jim 
to email the complete text which is only excerpted below as it won’t lift from the document on 
line.  I’m working on it. 
 
STMP (Hazards) Requirements Supplementary findings. 
 In addition to the findings for approval or conditional approval of a coastal 
development permit as required pursuant to the policies for the STMP-LUP lands, or other 
pertinent policies and provisions of the certified LCP, the following supplementary 
findings, based on factual evidence, shall be made for new development or uses occurring 
in or in proximity to hazardous areas: 
A, General.  The development meets all pertinent development standards established 
within the STMP-LUP policies. 
B. Development or uses in to geologic or flooding hazard areas.  The development or 
use has been designed and sited to: 

1. Minimize risks to life and property;  
2. 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. Commercial, business park, or industrial development involving the use, storage, or 
transport of hazardous materials.  The development or use has been designed and sited 
such that protection against the spillage of crude oil, gas, petroleum products, or hazardous 
substances shall be provided and that effective containment and cleanup facilities and 
procedures shall be provided for accidental spills that do occur.   
D. Development in areas subject to natural or man-made hazards shall only be 
authorized subject to the following conditions: 

1. Geologic hazard areas.   
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a.  All recommendations of the consulting Certified Engineering Geologist, 
Geotechnical Engineer, and registered engineer(s) and/or the department 
staff shall be incorporated into all final design and construction including 
foundations, grading, sewage disposal, and drainage. Final plans must be 
reviewed and approved for compliance with geologic recommendations by 
the consulting registered engineer(s) and the department staff; and 
b.  Final plans approved by the consulting professionals and the department 
staff shall be in substantial conformance with the plans approved by the final 
City decision making body relative to construction, grading, sewage disposal 
and drainage. Any substantial changes in the proposed development 
approved by the City which may be required by the project consultants or 
department staff shall require an amendment to the permit or a new coastal 
development permit. 

E. Shoreline sites. 
1. The development is sited such that it will remain safe from coastal erosion 

and slope instability for the full span of its economic life (usually 100 years); 
2. The erosion control plan is implemented as part of the approved 

development; 
3. Provisions are included in the authorization should beach, dune, or other 

shoreline retreat occur at locations or rates other than anticipated, the 
permittee is required to seek a permit amendment for relocation of the 
structure or to authorize other stabilizing actions if the  area of instability 
encroachs within ten feet of the structure; and 

4. Rights to future construction of a sea wall, cliff retaining wall, or other 
protective devices that would substantially alter natural landforms along the 
shoreline are waived by recorded deed restriction. 

F.  Floodplains and other flood-prone sites. 
1. The development has been conditioned to meet all requirements of the flood 

damage prevention requirements within the STMP-LUP policies; and    
2.  Maintenance projects involving the removal of materials from erosion 

control and flood control facilities constructed on watercourses are required, 
where feasible, to be placed at appropriate points on the shoreline such that 
the movement of sediment and nutrients which would otherwise be carried 
by storm runoff into coastal waters are not impeded, and the continued 
delivery of these sediments to the littoral zone is facilitated.   Such placement 
shall be done in accordance with feasible mitigation measures to minimize 
adverse environmental effects, taking into consideration physical and 
chemical properties of the removed materials, the method of placement, time 
of year of placement, and sensitivity of the placement area and receiving 
waters. 

G. New permanent residential development created through land divisions located 
within mapped or modeled tsunami hazard areas. 

1. Have floor elevations one-foot above the height of tsunami runup originating 
from the maximum credible near-source seismic event on the Cascadia 
Subduction Zone, as depicted on the latest government-prepared tsunami 
hazard maps or local modeling, taking into consideration local uplift and 
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subsidence, and a three-foot rise in sea level over a 100 year period.  As of 
2010 this total has been determined to be 32 feet above mean sea level; 
however, development review undertaken significantly later than 2010 shall 
incorporate the most recent credible scientific evidence in calculating the 
pertinent height necessary to achieve this standard of safety, which in no case 
shall be less than 32 feet above mean sea level; and 

2. The building has been designed to withstand the hydrodynamic, hydrostatic, 
and buoyancy forces associated with wave strike and back-flow, including 
the effects on foundation scour, without experiencing catastrophic failure.     

 
 
The Commission finds that, as modified, the Implementation Plan proposed by Humboldt 
County will conform with and be sufficiently specific to adequately implement the policies of 
the Land Use Plan as modified.   

 
a. Revised (corrected) Suggested Modifications:   

 
The recommended suggested modifications set forth in the staff report dated September 30, 2010 
are hereby revised and corrected as follows, and no change to the findings is required: 
 

1. Eliminate the phrase “or other land units of any description within the boundaries of the 
STMP-LUP area” from the end of New Development Policy 1A on page 37 of 136.    

2. Eliminate the phrase “,however the eight (8) STMP MAPs may include more than one 
land use within the subject MAP boundaries” from the end of New Development Policy 
3 on page 48 of 136.     

3.   Revise New Development Policy 1A subsection C, by replacing the phrase “are legal 
parcels” with the phrase “are being  merged and redivided” 
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