EDMUND G. BROWN, JR., G O VE RNO R

STATE OF CALI FORNI A—NATURAL RESOURCES AGENCY

CA L IF O RN IA C O A S T AL C O M M ISS IO N
NORTH COAST DISTRI CT OFFI CE
1385 8th STREET • SUITE 130
ARCAT A, CA 9 552 1
VOICE (707) 826-8950
FAX (707) 826-8960

Click here to go to
original staff report

MEMORANDUM

Date:

November 7, 2014

To:

Commissioners and Interested Persons

From:

Alison Dettmer, Deputy Director
Bob Merrill, District Manager
Kasey Sirkin, Coastal Planner

W11b

Subject: Addendum to Commission Meeting for Wednesday, November 12, 2014
North Coast District Item W11b, CDP Application 1-14-1030 (Crescent City Harbor
District)
This addendum presents certain revisions to the staff recommendation for approval of the project
with conditions mailed on October 24, 2014, including changes to the project description and
associated findings related to the installation of two oil-water separators, modifications to
Special Condition Nos. 1 and 11, and the deletion of Special Condition No. 5. The addendum
does not otherwise alter staff’s recommendation of approval.
As originally described, the proposed stormwater treatment system included the installation of
two oil-water separators into the existing drain inlets on the eastern side of the proposed building
location to achieve treatment of the 85th percentile 24-hour storm flows. During the project
review period the applicant changed the proposed project description to include installation of
two permeable pavement areas that will treat stormwater quantities up to and including the 85th
percentile 24-hour storm flows. The applicant had intended, but neglected to remove the oilwater separators from the project description at that time. Following receipt of the staff report,
the applicant indicated that the oil-water separators would not be installed as the stormwater
treatment system now includes the installation of the permeable pavement areas capable of
treating 85th percentile storm flows. Accordingly, references to the oil and water separators in
Special Condition No. 1 and the findings are deleted.
In addition, staff is deleting Special Condition No. 5 from the staff recommendation. The
condition would have required submittal of evidence of a General Permit for Storm Water
Discharges and a Stormwater Prevention Plan (SWPP) from the North Coast Water Quality
Control Board (NCWQCB). Following receipt of the staff report, the applicant informed staff
that the proposed project does not require either of these documents as a General Permit and
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SWPP only apply to projects that are larger than one acre in area. The proposed Englund Marine
project is well under an acre in area. Therefore, Special Condition No. 5 is deleted and the
following Special Conditions will be renumbered.
Special Condition No. 11 is being modified to change the word “may” to “shall” in the fifth line
of the condition to clarify that changes to the intensity, density or use of the site require a CDP,

as reflected in the requirements of Coastal Act Sections 30601, 30603, and 306610(b) and Section
13253(b)(7) of the Commission’s regulations.

Text to be deleted is shown in bold strikethrough, text to be added appears in bold doubleunderline.
Modifications to Special Conditions.
•
1.

Special Condition No.1 on pages 5-6 of the staff recommendation is modified as follows:
Final Sediment and Runoff Control Plans. PRIOR TO ISSUANCE OF COASTAL
DEVELOPMENT PERMIT NO. 1-14-1030, the applicant shall submit, for review and
approval of the Executive Director, final plans for sediment and run-off control. The final
plans shall include a site plan(s) and Sediment and Runoff Control Plans.
A. The Plans shall include, at a minimum, the following:
(i) The sediment and runoff control plans shall demonstrate that:
(a) During construction, erosion and sediment on the site shall be controlled
to avoid adverse impacts on adjacent properties and coastal resources;
(b) Runoff from the project shall not increase sedimentation into coastal
waters;
(c) Runoff from building roofs and other impervious surfaces on the site shall
be collected and conveyed into vegetated areas and permeable pavement
to avoid sedimentation either on or off the site, and provide for biofiltration treatment of pollutants entrained in runoff. The system shall treat
or filter stormwater runoff from each storm, up to and including the 85thpercentile, 24-hour storm event in a manner that is in substantial
conformance with the proposed preliminary stormwater runoff treatment
system;
(d) At a minimum, the following temporary control measures, as described in
detail within in the January 2012 “California Stormwater BMP Handbook
– Construction, developed by Camp, Dresser & McKee, et al. for the
Storm Water Quality Task Force, shall be used during construction:
Scheduling (EC-1), Preservation of Existing Vegetation (EC-2), Stabilized
Construction Roadway (TC-2), and Silt Fences (SE1); Sediment Basin
(SE2);Sediment Traps (SE3);Check Dam (SE4);Fiber Rolls (SE5);Storm
Drain inlet protection (SE10);Material Delivery and Storage (WM-01),
Solid Waste Management (WM-05), and Vehicle and Equipment Fueling
(NS-9);
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(e)

B.

Following construction, sediment and runoff on the site shall be controlled
to avoid adverse impacts on adjacent properties and coastal resources;
(f) Two oil and water separators shall be installed as proposed within
drop inlets in proximity to the eastern side of the development to treat
runoff in excess of the runoff generated by the 85th percentile 24-hour
storm that flows east and south from the development;
(fg) The plan shall be consistent with the requirements of Special Condition
No. 2 and all other terms and conditions of the permit.
(gh) The stormwater runoff treatment system and oil and water separators
shall be maintained to function as designed. The oil and water
separators shall be maintained in accordance with the manufacturer’s
recommended maintenance schedule. In addition, the permittee shall
inspect the oil and water separators after the first large storm event
each rainy season to ensure that the separators are not clogged and
are functioning properly.
(ii) The sediment and runoff control plans shall include, at a minimum, the
following components:
(a) A narrative report describing all temporary sediment and runoff control
measures to be used during construction and all permanent sediment and
runoff control measures to be installed for permanent sediment and runoff
control;
(b) A site plan(s) showing the location of all temporary and permanent control
measures;
(c) A schedule for the installation, removal, and maintenance of the temporary
and permanent control measures;
(d) A site plan showing finished grades (at 1-foot contour intervals) and
drainage improvements; and
(e) A narrative report describing all necessary measures to maintain the
stormwater runoff control system and oil and water separators and a
schedule for providing needed maintenance.
The permittee shall undertake development in accordance with the approved final
plan. Any proposed changes to the approved final plan shall be reported to the
Executive Director. No changes to the approved final plan shall occur without a
Commission amendment to this coastal development permit unless the Executive
Director determines that no amendment is required.

Reasons for recommended changes: The changes to Special Condition No. 1 reflect
that the oil-water separators will not be installed as installation of the permeable
pavement system will be sufficient to provide treatment of stormwater runoff from
up to and including the 85th percentile 24-hour storm.
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•

Special Condition No. 5 on page 9 of the staff recommendation is deleted as follows:

5.
Regional Water Quality Control Board Approval. PRIOR TO ISSUANCE OF
COASTAL DEVELOPMENT PERMIT NO. 1-14-1030, the applicant shall submit to the
Executive Director for review and written approval, evidence of a General Permit for Storm
Water Discharges Associated with Construction and Land Disturbance Activities and Storm
Water Pollution Prevention Plan from the North Coast Water Quality Control Board
(NCWQCB). The applicant shall inform the Executive Director of any changes to the project
required by the Board. Such changes shall not be incorporated into the project until the
applicant obtains an amendment to this coastal development permit, unless the Executive
Director determines that no amendment is legally required.
Reasons for recommended changes: Special Condition No. 5 is deleted because a
General Permit and Storm Water Pollution Prevention Plan are not required since the
project size is less than one acre and no other NCRWQCB approval is required for the
project.

•
11.

Special Condition No. 11 on page 11 of the staff recommendation is modified as follows:
Future Development Restriction. This permit is only for the development described in
Coastal Development Permit Application No. 1-14-1030. All development authorized by
Coastal Development Permit No. 1-14-1030 must occur in strict compliance with the
proposal set forth in the application for the permit as modified by the special conditions.
Changes in the intensity, density, or use of the site shall may require a new coastal
development permit or an amendment to this permit, unless the Executive Director
determines that no amendment is legally required. Pursuant to Title 14 California Code of
Regulations section 13253(b)(6), the exemptions otherwise provided in Public Resources
Code section 30610 (b) shall not apply to the subject site. Accordingly, any future
improvements to the structure authorized by this permit, including but not limited to repair
and maintenance identified as requiring a permit in Public Resources section 30610(d) and
Title 14 California Code of Regulations sections 13252(a)-(b), shall require an amendment
to Permit No. A-1-CRC-08-004 from the Commission or shall require an additional coastal
development permit from the Commission or from the applicable certified local
government.
Reasons for recommended changes: The changes clarify Special Condition No. 11 to
reflect that changes to the intensity, density or use of the site require CDP
authorization.

4

1-14-1030 (Crescent City Harbor District) Addendum

Modifications to Findings
•

On page 13 of the staff recommendation, the “ North Coast Regional Water Quality
Control Board” section of Finding D, “Other Approvals Necessary ,shall be modified as
follows:

North Coast Regional Water Quality Control Board
The proposed project requires a General Permit for Storm Water Discharges Associated
with Construction and Land Disturbance Activities (NPDES/SWPPP) from the North
Coast Water Quality Control Board (NCWQCB). To ensure that the project ultimately
approved by the NCWQCB is the same as the project authorized herein, the Commission
attaches Special Condition No. 5, which requires the Harbor District to submit to the
Executive Director evidence of NCWQCB approval of the project prior to the issuance of
the permit. The condition requires that any project changes resulting from NCWQCB
approval not be incorporated into the project until the applicant obtains any necessary
amendments to this coastal development permit.
Construction activities can introduce pollutants to stormwater runoff, including sediment,
paints, solvents, pavement, construction debris and trash. These potential pollutants are
subject to regulation by the North Coast Regional Water Quality Control Board (RWQCB)
under the National Pollutant Discharge Elimination System (NPDES) General permit for
Storm Water Discharges Associated with Construction and Land Disturbance Activities.
The NPDES applies to construction activities that occur over an area greater than 1.0 acre.
The proposed project, as designed, is approximately 0.5 acres in area and therefore the
project construction activities are not subject to NPDES requirements and do not otherwise
require RWQCB approval.
Reasons for recommended changes: The changes reflect the fact that Special Condition No.
5 has been deleted from the staff recommendation as the project does not require a NPDES
permit or Stormwater Prevention Plan approval from the North Coast Regional Water
Quality Control Board.

•

On pages 20-21 of the staff recommendation, beginning with the fourth paragraph of
the “Stormwater Runoff,” section of Finding G, “Protection of Environmentally
Sensitive Habitat Areas and Quality of Coastal Waters,” the findings shall be
modified as follows:

Stormwater Runoff
Under the proposed development, a stormwater treatment system will be installed to retain and
treat stormwater that is generated by the proposed development and the associated increase in
impervious surface area. The proposed stormwater treatment system will be designed and
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constructed in accordance with the proposed Stormwater Treatment/Drainage plan (Exhibit
5). The new stormwater treatment system will utilize the existing berm and drain inlets
adjacent to the site on Starfish Way and includes the installation of approximately 7,000
square feet of permeable asphalt, and planting of approximately 2,000 square feet of
landscaping. , and installation of two oil-water separators on the eastern side of the
proposed building site.
The permeable asphalt will be installed in the parking lots on the north and south sides of the
proposed building. To facilitate stormwater movement into permeable areas, all improved
(impervious) areas on the site will be graded to slope towards the permeable asphalt parking lots,
and the roof downspouts will be directed towards the permeable areas to capture roof runoff. In
addition, Citizens Dock Road has a substantial crown along the center line that will redirect
stormwater to the areas where permeable asphalt parking lots for treatment.
Each permeable asphalt parking lot will be comprised of a permeable asphalt surface placed over
a granular working platform on top of a reservoir of large stone, which will act as a storage
container to hold the stormwater. Each underground working platform will consist of well graded
sand, and the infiltration rates will be approximately 4” per hour. Stormwater runoff that is
directed to these areas will infiltrate through the permeable asphalt into the ground over a 24hour period. The preliminary plan submitted for the proposed stormwater treatment system
illustrates retention and treatment of the 85th Percentile, 24-hour storm event as calculated by
using the volume-based BMP’s in accordance with Commission water quality staff
recommendations. The stormwater treatment system will be designed to retain and treat the
increased volume of runoff expected from the greater amount of impervious surface that will be
created as part of the development project. Therefore, although there will be an increase in
impervious surfaces, given the construction of a new stormwater treatment system there will be
an overall decrease in the quantity of polluted stormwater that is conveyed from the site into the
harbor.
To ensure that the system is designed and installed as needed to function properly, the
Commission attaches Special Condition No. 2. This special condition requires that the
permeable asphalt is installed by a contractor that is trained in proper installation techniques, and
that the Crescent City Harbor District establishes and follows a long term maintenance plan to
ensure that the permeable areas continue to function as intended and remain in working order to
capture and retain the planned quantities of stormwater and to prevent pollution from stormwater
runoff from entering harbor waters. Regular inspection and maintenance of the permeable
pavement is necessary to prevent it from becoming clogged with sediment and preventing the
system from retaining and treating the runoff. Additionally, Special Condition No. 1 requires
the permittee to establish and follow an inspection and maintenance plan for the proposed
oil-water separators that will be placed in the existing drain inlets on the eastern side of the
new building. Regular inspection and maintenance of the oil-water separators is necessary
to prevent the separators from becoming clogged and preventing them from working
adequately. Special Condition Nos. 1 and 2 are also imposed to require the permittee to
implement a stormwater management plan that incorporates the provisions of the applicant’s
proposed stormwater treatment system. Special Condition No. 4 contains additional conditions
related to the proper installation of all landscaping so as not to impact the areas where permeable
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asphalt has been placed. The special condition includes restrictions on the depth of the
landscaping areas and placement of staged equipment and landscaping materials.
In the event of storms that are larger than the 85th Percentile, 24-hour storm event, excess
stormwater that is generated from on the western side of the building will be directed to the
permeable pavement areas by the crown in the road along Citizen's Dock Road. Once the
stormwater reaches the permeable pavement areas it will be treated by the new stormwater
treatment system.may be directed along the berm to the gutters and into the existing DI
system. The berm and associated gutters will prevent excess stormwater that may be
generated from the building and is not retained on site from entering coastal waters by
directing stormwater along the length of the berm and into existing gutters. Stormwater
that is generated on the eastern side of the proposed building will be treated and that is not
retained on site will be directed to existing drain inlets where oil-water separators will be
installed as part of the proposed drainage plan. As proposed, one oil-water separator will
be installed in each of the two existing eastern drain inlets to provide for the treatment of
excess stormwater that cannot be retained on site. The drain inlets are currently, and will
continue to be, connected to the City of Crescent City's stormwater treatment system.
For all of the reasons discussed above the Commission finds that the proposed project, as
conditioned, will be carried out in a manner that will sustain the biological productivity and
quality of coastal waters and consistent with Coastal Act Sections 30230 and 30231.

Reasons for recommended changes: The changes reflect that the oil and water separators
originally proposed by the applicant have been deleted from the project description as the
applicant has provided an alternative permeable pavement runoff treatment system that is
adequate to treat runoff from up to and including the 85th percentile storm.
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STAFF REPORT: REGULAR CALENDAR
Application No:

1-14-1030

Applicant:

Crescent City Harbor District

Location:

191 Citizens Dock Road, Crescent City Harbor, Del Norte
County.

Project Description:

Construct a 10,371-square-foot marine equipment and
supply commercial building with parking and landscaping.

Staff Recommendation:

Approval with conditions

SUMMARY OF STAFF RECOMMENDATION
Commission staff recommends approval with conditions of coastal development permit (CDP)
application 1-14-1030 for the construction of a new marine equipment and supply commercial
development on the Crescent City Harbor.
Under the proposed CDP, the Crescent City Harbor District proposes to replace the existing
Englund Marine building with a new concrete masonry building with a metal roof, storefront
windows and entries and wooden accents. The new building would be located at the southwest
corner of the intersection of Starfish Way and Citizens Dock Road and will be across Starfish
Way from the present building location. The proposed building site was previously the location
of a restaurant and is zoned for commercial use with all necessary public services and facilities
currently existing at the site.
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The primary Coastal Act issues associated with this development include protection of harbordependent uses, minimization of geologic and flood hazards, and protection of water quality.
Staff believes that the proposed use of the subject property for the retail sale of commercial
fishing and marine supplies is consistent with the priority use policies of the Coastal Act. The
proposed development, when leased to Englund Marine, will provide supplies for commercial
and recreational fishing boats that use the Crescent City Harbor and other nearby marine areas.
Staff recommends Special Condition No. 11 to restrict future development and changes in use
of the site so that the Commission will be able to evaluate in the future whether any proposed
change in a legally authorized use is consistent with the priority use policies of the Coastal Act.
Staff also recommends that the Commission find that the project as proposed and conditioned
with Special Condition Nos. 1-3 to incorporate and maintain a stormwater runoff treatment
system designed to retain and treat stormwater runoff from each storm, up to and including the
85th percentile, 24-hour storm event, to avoid discharges of runoff to adjacent coastal waters will
protect the quality of coastal waters consistent with Sections 30230 and 30231 of the Coastal
Act.
Finally, staff recommends Special Condition Nos. 7-9 to minimize geologic and flood hazard
risks. These conditions require final plans to conform to geotechnical recommendations,
preparation and implementation of a tsunami safety plan, and assumption of risk.
The motion to adopt the staff recommendation of approval of the CDP with special conditions is
found on page 4.
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I.

MOTION AND RESOLUTION

The staff recommends that the Commission adopt the following resolution:
Motion:
I move that the Commission approve coastal development permit 1-14-1030
pursuant to the staff recommendation.
Staff recommends a YES vote on the foregoing motion. Passage of this motion will result in
approval of the permit as conditioned and adoption of the following resolution and findings. The
motion passes only by affirmative vote of a majority of the Commissioners present.
Resolution:
The Commission hereby approves a coastal development permit for the proposed
development and adopts the findings set forth below on grounds that the
development as conditioned will be in conformity with the policies of Chapter 3 of
the Coastal Act. Approval of the permit complies with the California
Environmental Quality Act because either 1) feasible mitigation measures and/or
alternatives have been incorporated to substantially lessen any significant
adverse effects of the development on the environment, or 2) there are no further
feasible mitigation measures or alternatives that would substantially lessen any
significant adverse impacts of the development on the environment.

II.

STANDARD CONDITIONS

This permit is granted subject to the following standard conditions:
1.

Notice of Receipt and Acknowledgment: The permit is not valid and development shall
not commence until a copy of the permit, signed by the permittee or authorized agent,
acknowledging receipt of the permit and acceptance of the terms and conditions, is returned
to the Commission office.

2.

Expiration: If development has not commenced, the permit will expire two years from the
date on which the Commission voted on the application. Development shall be pursued in a
diligent manner and completed in a reasonable period of time. Application for extension of
the permit must be made prior to the expiration date.

3.

Interpretation: Any questions of intent of interpretation of any condition will be resolved
by the Executive Director or the Commission.

4.

Assignment: The permit may be assigned to any qualified person, provided assignee files
with the Commission an affidavit accepting all terms and conditions of the permit.
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5.

III.

Terms and Conditions Run with the Land: These terms and conditions shall be
perpetual, and it is the intention of the Commission and the permittee to bind all future
owners and possessors of the subject property to the terms and conditions.

SPECIAL CONDITIONS

This permit is granted subject to the following special conditions:
1.

Final Sediment and Runoff Control Plans. PRIOR TO ISSUANCE OF COASTAL
DEVELOPMENT PERMIT NO. 1-14-1030, the applicant shall submit, for review and
approval of the Executive Director, final plans for sediment and run-off control. The final
plans shall include a site plan(s) and Sediment and Runoff Control Plans.
A. The Plans shall include, at a minimum, the following:
(i) The sediment and runoff control plans shall demonstrate that:
(a) During construction, erosion and sediment on the site shall be controlled
to avoid adverse impacts on adjacent properties and coastal resources;
(b) Runoff from the project shall not increase sedimentation into coastal
waters;
(c) Runoff from building roofs and other impervious surfaces on the site shall
be collected and conveyed into vegetated areas and permeable pavement
to avoid sedimentation either on or off the site, and provide for biofiltration treatment of pollutants entrained in runoff. The system shall treat
or filter stormwater runoff from each storm, up to and including the 85thpercentile, 24-hour storm event in a manner that is in substantial
conformance with the proposed preliminary stormwater runoff treatment
system;
(d) At a minimum, the following temporary control measures, as described in
detail within in the January 2012 “California Stormwater BMP Handbook
– Construction, developed by Camp, Dresser & McKee, et al. for the
Storm Water Quality Task Force, shall be used during construction:
Scheduling (EC-1), Preservation of Existing Vegetation (EC-2), Stabilized
Construction Roadway (TC-2), and Silt Fences (SE1); Sediment Basin
(SE2);Sediment Traps (SE3);Check Dam (SE4);Fiber Rolls (SE5);Storm
Drain inlet protection (SE10);Material Delivery and Storage (WM-01),
Solid Waste Management (WM-05), and Vehicle and Equipment Fueling
(NS-9);
(e) Following construction, sediment and runoff on the site shall be controlled
to avoid adverse impacts on adjacent properties and coastal resources;
(f) Two oil and water separators shall be installed as proposed within drop
inlets in proximity to the eastern side of the development to treat runoff in
excess of the runoff generated by the 85th percentile 24-hour storm that
flows east and south from the development;
(g) The plan shall be consistent with the requirements of Special Condition
No. 2 and all other terms and conditions of the permit.

5

1-14-1030 (Crescent City Harbor District)
(h)

B.

2.

The stormwater runoff treatment system and oil and water separators shall
be maintained to function as designed. The oil and water separators shall
be maintained in accordance with the manufacturer’s recommended
maintenance schedule. In addition, the permittee shall inspect the oil and
water separators after the first large storm event each rainy season to
ensure that the separators are not clogged and are functioning properly.
(ii) The sediment and runoff control plans shall include, at a minimum, the
following components:
(a) A narrative report describing all temporary sediment and runoff control
measures to be used during construction and all permanent sediment and
runoff control measures to be installed for permanent sediment and runoff
control;
(b) A site plan(s) showing the location of all temporary and permanent control
measures;
(c) A schedule for the installation, removal, and maintenance of the temporary
and permanent control measures;
(d) A site plan showing finished grades (at 1-foot contour intervals) and
drainage improvements; and
(e) A narrative report describing all necessary measures to maintain the
stormwater runoff control system and oil and water separators and a
schedule for providing needed maintenance.
The permittee shall undertake development in accordance with the approved final
plan. Any proposed changes to the approved final plan shall be reported to the
Executive Director. No changes to the approved final plan shall occur without a
Commission amendment to this coastal development permit unless the Executive
Director determines that no amendment is required.

Permeable Pavement Maintenance and Installation. PRIOR TO ISSUANCE OF
COASTAL DEVELOPMENT PERMIT NO. 1-14-1030, the applicant shall submit, for
review and approval of the Executive Director, final plans for the installation and
maintenance of the permeable pavement to be installed pursuant to the sediment and runoff
control plan required by Special Condition No. 1.
A. The Plans shall include, at a minimum, the following:
(i) The pervious concrete pavement (or other permeable pavement material) shall
be installed by a contractor trained in the installation of permeable pavement
consistent with industry standards, including those of the National Ready Mixed
Concrete Association (NRMCA);
(ii) The pervious concrete pavement (or other permeable pavement material) shall
be installed consistent with the manufacturer’s recommended specifications for
installation;
(iii) The pervious concrete pavement (or other permeable pavement material) shall
be maintained for effective permeability throughout the life of the project,
including but not limited to a minimum periodic annual vacuum sweeping in the
late summer and early spring, and pressure washing as needed;
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B.

3.

(iv) Infiltration Rate testing shall be completed twice annually, in October and again
in May, following project completion. Testing methods shall be conducted in
accordance with those presented in the “Pervious Pavements – Installation,
Operations and Strength – Final Report” available at
http://www.dot.state.fl.us/researchcenter/Completed_Proj/Summary_RD/FDOT
_BDK78_977-01-2_rpt.pdf. If the calculated Infiltration Rate is greater than the
Maintenance Rate by a safety factor of three or greater for each of three
continuous years, testing shall be completed every third year thereafter, for the
life of the development. Infiltration Rate test results shall be reported in writing
to the Executive Director of the Coastal Commission by November 15th and
June 15th of each year for the October and May testing respectively;
(v) If after the first three years of infiltration rate testing or at any time thereafter
the Executive Director determines that the required measures are not successful
at maintaining the performance of the pervious concrete pavement (or other
permeable pavement material) consistent with the testing specifications
described above , the applicant shall submit an amendment to the coastal
development permit proposing additional maintenance measures to ensure all
performance criteria are satisfied consistent with the terms and conditions of
this permit. Additional special maintenance measures may include, but are not
limited to, subscription to a maintenance program through local street sweeping
companies, repairs to permeable material, and increased frequency of general
maintenance;
(vi) The applicant shall maintain a log documenting all testing dates, observations,
and maintenance activities. The log shall be available for inspection upon
request by either the County of Del Norte Building Department or the Executive
Director of the Coastal Commission;
(vii) At no time shall a seal coat be applied to the pervious concrete pavement (or
other permeable pavement material); and
(viii) The maintenance plan shall include an identification of the party or entity(ies)
responsible for maintaining the various drainage systems and pervious concrete
pavement (or other permeable material) over its lifetime and shall include
written acceptance of these responsibilities by the responsible entity(ies).
The permittee shall undertake development in accordance with the approved final
plan. Any proposed changes to the approved final plan shall be reported to the
Executive Director. No changes to the approved final plan shall occur without a
Commission amendment to this coastal development permit unless the Executive
Director determines that no amendment is required.

Best Management Practices and Construction Responsibilities. The project shall
comply with the following construction-related requirements:
A. Sediment and runoff control products approved pursuant to the final approved plan
required by Special Condition No. 1 shall be installed as proposed prior to and
maintained throughout the construction period to minimize erosion and trap entrained
sediment and other pollutants to prevent discharge of sediment and polluted runoff to
coastal waters and wetlands;
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B.

C.

D.
E.

F.
G.

H.

4.

To minimize wildlife entanglement and plastic debris pollution, temporary rolled
erosion and sediment control products (such as fiber rolls, erosion control blankets,
and mulch control netting) that incorporate plastic netting (such as polypropylene,
nylon, polyethylene, polyester, or other synthetic fibers) shall not be used. Acceptable
alternatives include products without netting, those made with loose-weave natural
fiber netting, and unreinforced silt fences;
Any excess excavated material and other construction debris resulting from
construction activities shall be removed immediately upon completion of component
construction and shall be disposed of at an authorized disposal site outside the coastal
zone or within the coastal zone pursuant to a valid coastal development permit;
On-site native vegetation shall be maintained to the maximum extent possible during
construction activities;
Water quality Best Management Practices (BMPs) shall be implemented to minimize
the discharge of pollutants resulting from staging, storage, use, and disposal of
construction chemicals and materials (such as paints, solvents, vehicle fluids, asphalt
and cement compounds, trash, and debris) into runoff or coastal waters. Maintenance
and refueling of construction equipment and vehicles at the project site is prohibited;
Adequate supplies of hazardous materials spill prevention and clean-up supplies shall
be kept on site at all times during construction;
All on-site stockpiles of soil and construction debris shall be contained at all times
and shall be covered during storm events if necessary to minimize discharge of
sediment and other pollutants; and
Concrete paving and grinding operations and storm drain inlet protection BMPs shall
be employed to prevent concrete grindings, cutting slurry, and paving rinsate from
entering drop inlets or sheet-flowing into coastal waters. Concrete delivery vehicle
wash-out maintenance at the project site is prohibited.

Landscaping Restrictions. PRIOR TO COMMENCEMENT OF CONSTRUCTION, the
applicant shall submit, for review and approval of the Executive Director, final plans for
the installation and maintenance of landscaping. The Plans shall include the following
provisions:
A. Only plant species native to northern coastal habitats obtained from local genetic
stocks shall be planted as part of the project landscaping. If documentation is
provided to the Executive Director prior to planting that demonstrates that native
vegetation from local genetic stock is not available, native vegetation obtained from
genetic stock outside of the local area may be used;
B. No plant species listed as problematic and/or invasive by the California Native Plant
Society, the California Invasive Plant Council, or as may be identified from time to
time by the State of California, shall be employed or allowed to naturalize or persist
on the site (see http://www.cal-ipc.org/paf/). No plant species listed as a “noxious
weed” by the governments of the State of California or the United States shall be
planted within the property (see
http://www.cdfa.ca.gov/plant/ipc/encycloweedia/encycloweedia_hp.htm,
http://www.invasivespeciesinfo.gov/plants/main.shtml, and
http://plants.usda.gov/java/noxious); and
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C.
D.
E.

F.

G.

Rodenticides containing any anticoagulant compounds, including, but not limited to,
Bromadiolone or Diphacinone shall not be used.
The landscaping must be installed at a depth as to not cause sedimentation or
obstruction of the adjacent areas where permeable asphalt has been installed.
Following installation, all landscaped areas must be maintained on a regular schedule
as to ensure that the adjacent permeable areas are not being impacted by dirt and
debris from landscaped areas.
No soil, mulch, yard debris, or other pore-clogging materials shall be stored or staged
atop the pervious concrete (or other permeable pavement) areas, including the
driveway, parking, and turnaround areas, at any time.
The applicant shall undertake development in accordance with the approved final
plan. Any proposed changes to the approved final plan shall be reported to the
Executive Director. No changes to the approved final plan shall occur without a
Commission amendment to this coastal development permit unless the Executive
Director determines that no amendment is required.

5.

Regional Water Quality Control Board Approval. PRIOR TO ISSUANCE OF
COASTAL DEVELOPMENT PERMIT NO. 1-14-1030, the applicant shall submit to the
Executive Director for review and written approval, evidence of a General Permit for
Storm Water Discharges Associated with Construction and Land Disturbance Activities
and Storm Water Pollution Prevention Plan from the North Coast Water Quality Control
Board (NCWQCB). The applicant shall inform the Executive Director of any changes to
the project required by the Board. Such changes shall not be incorporated into the project
until the applicant obtains an amendment to this coastal development permit, unless the
Executive Director determines that no amendment is legally required.

6.

Lighting Limitations. All exterior lighting attached to the authorized structures shall be
low-wattage and downcast shielded such that no glare will be directed beyond the bounds
of the property or into adjoining coastal waters.

7.

Conformance of Design and Construction Plans to Geotechnical Report. PRIOR TO
THE ISSUANCE OF COASTAL DEVELOPMENT PERMIT NO. 1-14-1030, the
applicant shall submit, for the Executive Director's review and approval, evidence that an
appropriate licensed professional has reviewed and approved all final design and
construction plans and certified that each of those final plans is consistent with all of the
recommendations specified in the above-referenced geologic evaluation approved by the
California Coastal Commission for the project and site.
A. All final design and construction plans, including foundations, grading and drainage
plans, shall be consistent with all recommendations contained in pages 10 through 19
of the Geotechnical Investigation prepared by LACO Associates, dated January 23,
2014, “Geotechnical Report – New Retail/Warehouse Building Crescent City Harbor
Assessor’s Parcel Number 117-020-016.”
B. The permittee shall undertake development in accordance with the approved final
plans. Any proposed changes to the approved final plans shall be reported to the
Executive Director. No changes to the approved final plans shall occur without a
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Commission amendment to this coastal development permit unless the Executive
Director determines that no amendment is required.
8.

Tsunami Safety Plan. PRIOR TO ISSUANCE OF COASTAL DEVELOPMENT
PERMIT NO. 1-14-1030, the applicant shall submit, for the review and approval of the
Executive Director, a plan for mitigating the hazards associated with tsunamis.
A. The plan shall demonstrate that: (i) the existence of the threat of tsunamis from both
distant and local sources will be adequately communicated to all employees and
customers; (ii) information will be made available to all customers and employees
regarding personal safety measures to be undertaken in the event of a potential
tsunami event in the area; (iii) efforts will be undertaken to facilitate physically less
mobile customers in seeking evacuation from the site and/or sheltering-in-place
during a potential tsunami event; and (iv) Englund Marine staff have been adequately
trained to carry out the safety plan.
B. The plan shall include, at a minimum, the following components: (i) Tsunami
Information Component, detailing the posting of placards or other notices at
conspicuous locations throughout the store provided in English and Spanish
explaining tsunami risks, the need for evacuation if strong earthquake motion is felt
or alarms and/or sirens are sounded, and the location of evacuation routes; (ii)
Tsunami Evacuation Assistance Component, detailing the efforts to be undertaken by
staff to assist the evacuation of physically less mobile persons during a tsunami event;
and (iii) Onsite Staff Training Component, detailing the instruction to be provided to
all employees to assure that the Tsunami Safety Plan is effectively implemented.
C. The permittee shall undertake development in accordance with the approved final
plan. Any proposed changes to the approved final plan shall be reported to the
Executive Director. No changes to the approved final plan shall occur without a
Commission amendment to this coastal development permit unless the Executive
Director determines that no amendment is required.

9.

Assumption of Risk. By acceptance of this permit, the applicant acknowledges and agrees:
(A) that the site may be subject to hazards from waves, tidal inundation, tsunami, groundshaking, and other geologic and flood hazards; (B) to assume the risks to the applicant and
the property that is the subject of this permit of injury and damage from such hazards in
connection with this permitted development; (C) to unconditionally waive any claim of
damage or liability against the Commission, its officers, agents, and employees for injury
or damage from such hazards; and (D) to indemnify and hold harmless the Commission, its
officers, agents, and employees with respect to the Commission’s approval of the project
against any and all liability, claims, demands, damages, costs (including costs and fees
incurred in defense of such claims), expenses, and amounts paid in settlement arising from
any injury or damage due to such hazards.

10.

State Lands Commission Review. PRIOR TO ISSUANCE OF COASTAL
DEVELOPMENT PERMIT 1-14-1030, the applicant shall submit to the Executive
Director, a written determination from the State Lands Commission that:
A. No State lands are involved in the development; or
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B.
C.

11.

IV.

State lands are involved in the development and all permits required by the State
Lands Commission have been obtained; or
State lands may be involved in the development, but pending a final determination an
agreement has been made with the State Lands Commission for the project to proceed
without prejudice to that determination.

Future Development Restriction. This permit is only for the development described in
Coastal Development Permit Application No. 1-14-1030. All development authorized by
Coastal Development Permit No. 1-14-1030 must occur in strict compliance with the
proposal set forth in the application for the permit as modified by the special conditions.
Changes in the intensity, density, or use of the site may require a new coastal development
permit or an amendment to this permit, unless the Executive Director determines that no
amendment is legally required. Pursuant to Title 14 California Code of Regulations section
13253(b)(6), the exemptions otherwise provided in Public Resources Code section 30610
(b) shall not apply to the subject site. Accordingly, any future improvements to the
structure authorized by this permit, including but not limited to repair and maintenance
identified as requiring a permit in Public Resources section 30610(d) and Title 14
California Code of Regulations sections 13252(a)-(b), shall require an amendment to
Permit No. A-1-CRC-08-004 from the Commission or shall require an additional coastal
development permit from the Commission or from the applicable certified local
government.

FINDINGS AND DECLARATIONS

The Commission hereby finds and declares as follows:

A. PROJECT DESCRIPTION
Englund Marine and Industrial Supply (Englund Marine) is a marine and commercial fisheries
supply company located at the southeast corner of Citizens Dock Road and Starfish Way on the
Crescent City Harbor. The existing commercial development, consisting of 3,723 square feet of
retail area and 892 square feet of warehouse, has been in continuous operation at the subject site
since 1977. Englund Marine’s core business is supplying the commercial fishing fleet with
supplies and it is estimated that over 80% of their business at the current Crescent City location
is ocean related. The Crescent City Harbor District, which owns the property, proposes to
construct a new commercial structure, which will be leased by Englund Marine to allow for the
expansion of the current retail and warehouse space. The proposed building will be located
across Starfish Way from the present location at the southwest corner of the intersection of
Starfish Way and Citizens Dock Road (Exhibits 1-2).
The proposed new one-story building would be approximately 10,371 square feet in area and
contain 5,191 square feet of retail area, 3,731 square feet of warehouse, and 739 square feet of
office space, restrooms and staff areas (Exhibit 3). The proposed building site is a previously
developed site that is within the urban services boundary for the City of Crescent City (though
the site is outside of the incorporated limits of the city). The building would be connected to
existing utilities and services through existing lines and physical connections to the proposed
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site. The existing Englund Marine Building will be retained by the Harbor District, and there are
no plans for demolition or reuse of the building at this time.

B. ENVIRONMENTAL SETTING
Crescent City Harbor is located approximately 20 miles south of the California-Oregon border in
west-central Del Norte County (Exhibit 1). Highway 101 is northeast of the harbor, and the
harbor is situated between Huston Street and Sunset Circle to the northeast and Anchor Way and
Whaler island breakwater to the south (Exhibit 2). The Crescent City Harbor is located
immediately south of the main residential and commercial areas of Crescent City. Harbor
elevations range from approximately 0 to 20 feet above mean sea level, and the topography is
generally flat.
The harbor lies on the seaward edge of the broad coastal plain that extends from South Beach to
the south to the lower Smith River floodplain to the north. The harbor lies within a crescentshaped bay, with Battery Point as the up-coast (western) limit and the rocky causeway
connecting the former offshore Whaler Island, approximately one mile to the southeast, as the
down-coast (eastern) limit. A significant anadromous fish-bearing watercourse, Elk Creek, enters
the harbor on its northeastern shoreline. The relative location of this south-facing cove, situated
between the Ports of Humboldt Bay and Brookings (Oregon), makes it an important “harbor of
refuge” from the predominantly northwesterly winds and seas in the area. In addition, the
constructed outer breakwaters provide supplemental protection against westerly and southerly
storms.
Facilities within the bounds of the harbor include a boat basin, launch areas, a repair and
fabrication boatyard, associated marina fueling, lift hoist, drayage, stevedore, waste disposal
services, a recreational vehicle park, and other ancillary visitor accommodations and harborrelated services. The harbor includes services for commercial fishing vessels and recreational
boats, restaurants, one motel (privately owned) parking areas, and RV sites.
Two principal features of the Crescent City Harbor are the Inner Boat Basin and the Outer Boat
Basin. The Inner Boat Basin, located northwest of Citizens Dock Road, comprises an
approximately 17.5-acre rectangular area of water area partially enclosed by revetment covered
shoreline embankment on most of three sides and an in-water breakwater along its seaward side.
The Inner Boat Basin is the main berthing area for commercial fishing boats and recreational
vessels at the harbor. The Outer Boat Basin, to the south and seaward of the Inner Boat Basin
includes the waters of the harbor that are seaward of the shore-side industrial area and which are
partially enclosed by (a) the approximately half-mile long narrow projection of filled land that
extends perpendicular to the shoreline to Whaler Island and supports Anchor Way, and (b) a
breakwater that extends northwest from Whaler Island parallel to the mainland (Exhibit 2).
The proposed building site is located approximately 250 feet from the nearest coastal waters and
is separated physically and spatially from this area by Citizens Dock Road and an asphalt
parking lot that is situated about 4.5 feet above the grade at which the building will be
constructed. The elevated parking areas is separated from Citizens Dock Road by an
approximately 4.5-foot-high, 550-foot-long grassy embankment that acts as a physical and
spatial separation between the proposed building site and any coastal waters. Biological and
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botanical surveys concluded that the proposed building site contains no wetlands, special status
plants, sensitive habitat, or any other biological resources. The site is currently vacant and the
substrate contains a mixture of pavement and compacted gravel and natural ground cover. In the
areas where no pavement currently exists, the natural ground surface is severely compacted from
years of previous use and loss of vegetation. Information provided by the applicant indicates that
the current compaction rate of the natural areas on the site is close to 95%. There is no ESHA on
the proposed project site and there is no ESHA on any of the adjacent areas.

C. STANDARD OF REVIEW
The site of the proposed project is adjacent to the semi-confined waters of the Crescent City
Harbor, an embayment of the Pacific Ocean. The project is located in areas subject to the public
trust within the Coastal Commission’s area of original or retained jurisdiction. Therefore, the
standard of review that the Commission must apply to the development is the Chapter 3 policies
of the Coastal Act.

D. OTHER AGENCY APPROVALS
State Lands Commission
The project site is located in an area that was formerly State-owned waters but remains otherwise
subject to the public trust. On July 13, 1963, by Senate Bill No. 1383, the State of California
transferred all rights, title, and interest to portions of the submerged and tidelands within
Crescent City Harbor and surrounding ocean waters to the District. In granting these ownership
rights, the State Lands Commission (SLC) has retained authority over these former sovereign
lands through both exempted and reserved rights to all deposits of minerals and its public trust
responsibilities under the state Constitution. Granted lands are monitored by the SLC to ensure
compliance with the terms of the issued statutory grant. These grants encourage development of
tidelands consistent with the public trust while requiring grantees to re-invest revenues produced
from the lands back into the lands where they are generated. To assure that the applicant has a
sufficient legal property interest in the site to carry out the project consistent with the terms and
conditions of this permit, the Commission attaches Special Condition No. 10. This special
condition requires that the applicant submit evidence that any necessary authorization from the
State Lands Commission has been obtained prior to issuance of the permit.
North Coast Regional Water Quality Control Board
The proposed project requires a General Permit for Storm Water Discharges Associated with
Construction and Land Disturbance Activities (NPDES/SWPPP) from the North Coast Water
Quality Control Board (NCWQCB). To ensure that the project ultimately approved by the
NCWQCB is the same as the project authorized herein, the Commission attaches Special
Condition No. 5, which requires the Harbor District to submit to the Executive Director
evidence of NCWQCB approval of the project prior to the issuance of the permit. The condition
requires that any project changes resulting from NCWQCB approval not be incorporated into the
project until the applicant obtains any necessary amendments to this coastal development
permit.

E. LOCATING NEW DEVELOPMENT
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Section 30250(a) of the Coastal Act states in applicable part that:
New residential, commercial, or industrial development, except as otherwise provided in
this division, shall be located within, contiguous with, or in close proximity to, existing
developed areas able to accommodate it or, where such areas are not able to
accommodate it, in other areas with adequate public services and where it will not have
significant adverse effects, either individually or cumulatively, on coastal resources…
The intent of this policy is to direct development toward areas where community services are
provided and potential impacts to resources are minimized.
While not the standard of review, the certified Local Coastal Plan (LCP) for Del Norte County
designates the subject site as Harbor Dependent (HD) and Harbor Dependent Commercial
(HDC), and the site is zoned Harbor Dependent Commercial. The land use designation provides
a transition area between the more visitor-oriented area and the more industrial activities of the
Harbor. The proposed development and use of the site by Englund Marine is consistent with the
land use and zoning designations. The proposed development qualifies as a principal permitted
use under both land use designations. As discussed in Finding H (Geologic Hazards) below, the
development as conditioned to will minimize risks associated with tsunami hazards and other
geologic and flood hazards consistent with the requirements of Section 30253 of the Coastal Act.
Furthermore, as discussed in the below findings, the project as conditioned will protect water
quality, public access, nearby environmentally sensitive habitat areas, and other coastal
resources.
The proposed commercial redevelopment project is within the urban services boundary for the
City of Crescent City. Utilities and services, including potable water and sanitary sewer
collection and treatment, will be provided by the City through existing lines and connections.
The existing water and sewer lines have sufficient capacity to continue to service the proposed
project at the current capacity, and the proposed project will not increase demand for public
services or sewer treatment, since the old building will be vacated once the new building is ready
for occupancy. Additionally, the project will not increase traffic volume, since the old building
will be vacated and the number of employees will remain the same.
Therefore, the Commission finds that as conditioned, the proposed development is consistent
with Section 30250 of the Coastal Act, in that it is located in a developed area that can
accommodate the proposed use, there will be adequate water, sewer, utility, transportation, and
other public services to serve the development, and there will be no significant adverse effects,
either individually or cumulatively, on coastal resources.

F. PROTECTION OF PRIORITY USES
Section 30101 of the Coastal Act states as follows:
‘Coastal-dependent development or use’ means any development or use which requires a
site on, or adjacent to, the sea to be able to function at all.
Section 30101.3 of the Coastal Act Section states as follows:
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‘Coastal-related development’ means any use that is dependent on a coastal-dependent
development or use.
Section 30222 of the Coastal Act states as follows:
The use of private lands suitable for visitor-serving commercial recreational facilities
designed to enhance public opportunities for coastal recreation shall have priority over
private residential, general industrial, or general commercial development, but not over
agriculture or coastal-dependent industry.
Section 30223 of the Coastal Act states as follows:
Upland areas necessary to support coastal recreational uses shall be reserved for such
uses, where feasible.
Section 30234 of the Coastal Act states as follows:
Facilities serving the commercial fishing and recreational boating industries shall be
protected and, where feasible, upgraded. Existing commercial fishing and recreational
boating harbor space shall not be reduced unless the demand for those facilities no
longer exists or adequate substitute space has been provided. Proposed recreational
boating facilities shall, where feasible, be designed and located in such a fashion as not
to interfere with the needs of the commercial fishing industry.
Section 30255 of the Coastal Act states as follows:
Coastal-dependent developments shall have priority over other developments on or near
the shoreline. Except as provided elsewhere in this division, coastal-dependent
developments shall not be sited in a wetland. When appropriate, coastal-related
developments should be accommodated within reasonable proximity to the coastaldependent uses they support.
The Coastal Act establishes certain priority uses, which must be protected in favor of allowing
other competing uses without such priority status. Generally, these priority land uses include
uses that by their nature must be located on the coast to function, such as ports, and commercial
fishing facilities, or uses that encourage the public’s use of the coast, such as various kinds of
visitor-serving facilities, and uses that protect existing coastal resources such as wetlands and
other sensitive habitat and coastal agriculture. The policies require the protection and
prioritization of sites suitable for siting priority uses and reservation of adequate land base for
such uses. Coastal Act policies also establish a hierarchy of the priority uses themselves. For
example, Section 30255 of the Coastal Act states that coastal-dependent developments shall have
priority over other developments on or near the shoreline.
Other policies of the Coastal Act establish protections for certain uses over other uses regardless
of whether the use proposed to displace the protected use is a priority use or coastal dependent
use. One such policy with relevance to the proposed amendment is Section 30234 of the Coastal
Act. Under this section, existing facilities serving commercial fishing and recreational boating
must be protected.

15

1-14-1030 (Crescent City Harbor District)
The proposed use of the subject property involves the retail sale of commercial fishing supplies.
The proposed development, when leased to Englund Marine, will provide fishing and marine
supplies for commercial and recreational fishing boats that use the Crescent City Harbor and
other nearby marine areas. As discussed above, Englund Marine’s core business is supplying the
commercial fishing fleet and recreational boaters with supplies for vessels. Approximately 80%
of the company’s business at the current Crescent City location is ocean related.
As indicated above, Section 30255 of the Coastal Act states that coastal-dependent developments
shall have priority over other developments on or near the shoreline. To be coastal dependent, a
use must require a location on or adjacent to the sea to be able to function at all. The proposed
commercial store, while serving commercial fishing and other coastal dependent uses does not
require a location on or adjacent to the sea to function, as fishing and marine supplies can be sold
from inland locations. Therefore, the proposed use is not coastal-dependent. Although the
proposed commercial use is not coastal dependent, the use is consistent with Section 30255 in
that the use will not displace shoreline lands needed for coastal dependent uses. No coastal
dependent use occupies the subject property. As noted above, the site is currently vacant and is
located approximately 250 feet away from the actual shoreline of the Harbor. The subject
property is separated from the waters of the Inner Harbor area by a shoreline promenade, a
parking lot, and Citizens Dock Road.
The primary coastal dependent uses that have historically used the harbor make use of the
Crescent City Harbor are (1) commercial fishing, (2) fish processing, (3) the loading of ships and
barges with lumber, (4) the unloading of bulk fuels, and (5) vessel repair. None of these uses
would be displaced or adversely affected by the proposed development. According to the
Crescent City Harbor District, the harbor reasonably accommodates the present and projected
future fishing fleet. The harbor has seen a dramatic decrease in the number of commercial
vessels operating from the Harbor. Landings in Crescent City have declined by about 50% from
the early 1980s to early 2000’s, and a 2003 buyback program removed 17 of the 19 trawlers that
were once operating from the Crescent City harbor. The primary berthing area in the harbor for
commercial fishing vessels is the Inner Harbor, located near the subject property. The Inner
harbor was completely rebuilt in 20112 and 2013 after being devastated by the May 2011
tsunami originating from Japan. The Inner Harbor contains berthing facilities for both
commercial and recreational fishing vessels. In addition, other docking facilities are located
within the Outer Harbor. To the extent that any additional commercial fishing vessel berthing
facilities may be needed in the future, the Outer Harbor contains extensive shoreline and water
area where such berthing facilities could be built. The subject property is not located where
parking or other commercial fishing support facilities would be needed to serve any expansion of
commercial fishing facilities.
The waterfront of the Harbor was planned to accommodate three fish processing plants. Two
such facilities were constructed over the years, but only one of the two existing fish processors is
in operation (Alber Seafood). The old Eureka Fisheries building is leased but not in operation.
The site for the third processing plant remains empty.
Very little shipping activity currently occurs at the Harbor. The unloading of bulk fuels from
barges no longer takes place within the Harbor, however the pipelines previously used for this
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activity are still in place. Similarly, lumber is no longer shipped from the Harbor. The Outer
Harbor contains extensive shoreline and water area where berthing facilities for commercial
barging activities that might be needed in the future be built, and the subject property is not
located where area for vessel loading and unloading activities would be required. The present
vessel repair facility at the Harbor was constructed in 1977 and is still in operation. The level of
activity at the facility is reduced from what it was previously, and the facility has capacity and
area available if any expansion of vessel repair facilities may be needed in the future.
The proposed commercial use will also not displace area needed for recreational boating
activities or otherwise adversely affect this use. According to the Harbor District, historically
there were approximately 500 slips in use for recreation vessels, although with the down turn in
fisheries, only 60 of the slips are currently being used for recreational vessels. Many existing
boat slips are not utilized, and as mentioned above, extensive shoreline and water area exists
within the Outer Harbor where additional berthing facilities could be installed in the future
should demand for berthing facilities ever rise.
Not only will the proposed use not adversely affect Coastal Act priority uses, the proposed
commercial fishing and marine supply store will help support priority commercial fishing and
recreational boating activities at the Harbor. The proposed new development, when leased by
Englund Marine, will continue to support priority commercial fishing and coastal-dependent
industrial uses and provide support for commercial fishing and recreational boating uses. The
development of a larger retail location to replace the existing undersized retail store and
warehouse facility will upgrade service to the commercial fishing and recreational boating uses
at Crescent City Harbor.
To ensure that in the future there is no introduction or substitution of new uses at the subject site
which could adversely affect the support of commercial fishing or recreational boating
opportunities or preclude the establishment of other priority uses at the site, the Commission
attaches Special Condition No. 11. This condition notifies the applicant and current and future
lessees that the introduction of new uses or any changes in the density or intensity in the use of
the site is subject to the Commission’s permitting authority. In its review of any coastal
development permit application submitted for a change of use, the Commission will be able to
review whether the proposed change in use is consistent with the priority use policies of the
Coastal Act.
Therefore, as the development as conditioned will not displace or otherwise adversely affect
shoreline lands needed for coastal dependent uses, other priority uses, or commercial fishing or
recreational boating facilities, the Commission finds that the development, as conditioned, is
consistent with Coastal Act Sections 30222, 30223, 30234 and 30255.

G. PROTECTION OF WATER QUALITY AND ESHA
Coastal Act Section 30107.5 defines “environmentally sensitive area” as:
…any area in which plant or animal life or their habitats are either rare or especially
valuable because of their special nature or role in an ecosystem and which could be
easily disturbed or degraded by human activities and developments.
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Coastal Act Section 30240 states that:
(a) Environmentally sensitive habitat areas shall be protected against any significant
disruption of habitat values, and only uses dependent on such resources shall be allowed
within such areas.
(b) Development in areas adjacent to environmentally sensitive habitat areas and
parks and recreation areas shall be sited and designed to prevent impacts which would
significantly degrade those areas, and shall be compatible with the continuance of those
habitat and recreation areas.
Coastal Act Section 30230 states the following:
Marine resources shall be maintained, enhanced, and where feasible, restored. Special
protection shall be given to areas and species of special biological or economic
significance. Uses of the marine environment shall be carried out in a manner that will
sustain the biological productivity of coastal waters and that will maintain healthy
populations of all species of marine organisms adequate for long-term commercial,
recreational, scientific, and educational purposes.
Coastal Act Section 30231 states the following:
The biological productivity and the quality of coastal waters, streams, wetlands,
estuaries, and lakes appropriate to maintain optimum populations of marine organisms
and for the protection of human health shall be maintained and, where feasible, restored
through, among other means, minimizing adverse effects of waste water discharges and
entrainment, controlling runoff, preventing depletion of ground water supplies and
substantial interference with surface water flow, encouraging waste water reclamation,
maintaining natural vegetation buffer areas that protect riparian habitats, and
minimizing alteration of natural streams.
Environmentally Sensitive Habitat Areas
The subject site is within a developed harbor, and according to information from two biological
reports prepared for the proposed project, no wetlands, special-status plant or animal habitat, or
other environmentally sensitive habitat areas (ESHA) occur within or adjacent to the project site.
Coastal waters of the harbor are approximately 250 feet away at the nearest point and are
physically and spatially separated from the proposed building site by a roadway and raised
parking lot. However, the site is located approximately 1,200 feet from coastal marsh/wetland
habitat (Crescent City Marsh Wildlife Area (CCMWA)), owned and managed by the California
Department of Fish and Wildlife (CDFW), which is identified as ESHA in the Del Norte County
certified LCP and is known to contain several species of rare and endangered plants.
Invasive Plants and Rodenticides
The nearby ESHA could be adversely affected if nonnative, invasive plant species were
introduced in landscaping at the subject site. If any of the proposed landscaping were to include
introduced invasive exotic plant species, the weedy landscaping plants could colonize (e.g., via
wind or wildlife dispersal) the nearby ESHA over time and displace native vegetation, thereby
disrupting the functions and values of the ESHA. The applicant has proposed to landscape the
site with a variety of trees, shrubs, and ground cover, and the Commission attaches Special
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Condition No. 4 to ensure that only native and/or non-invasive plant species are planted on the
subject property. As conditioned, the proposed project will ensure that the ESHA near the site is
not significantly degraded by any future landscaping that would contain invasive exotic species.
In addition, the Commission notes that certain rodenticides, particularly those utilizing blood
anticoagulant compounds such as brodifacoum, bromadiolone and diphacinone, have been found
to pose significant primary and secondary risks to non-target wildlife present in urban and
urban/wildland interface areas. As these target species are preyed upon by raptors or other
environmentally sensitive predators and scavengers, the pest control compounds can bioaccumulate in the animals that have consumed the rodents to concentrations toxic to the
ingesting non-target species. To avoid this potential cumulative impact to environmentally
sensitive wildlife species, Special Condition No. 4 also contains a prohibition on the use of such
anticoagulant-based rodenticides.
With the mitigation measures discussed above, which are designed to minimize any potential
impacts to nearby ESHA, the project as conditioned will not significantly degrade nearby ESHA
and will be compatible with the continuance of the habitat area. Therefore, the Commission finds
that the project as conditioned is consistent with Section 30240(b) of the Coastal Act.
Stormwater Runoff
The proposed development will be located approximately 250 feet away from coastal waters.
Construction activities associated with the project will result in the accumulation of soil and
debris in close proximity to coastal waters. Grading to prepare the site for construction of the
building may expose demolition debris and loosened soil to stormwater runoff, which then could
entrain loose soil materials that could in turn drain into coastal waters, adversely affecting water
quality. Unless appropriate protocols are followed, the proposed work could result in solid
material entering coastal waters, improper storage of materials in or adjacent to sensitive areas,
and other activities that could have adverse impacts on water quality and marine resources
adjacent to the project site.
To ensure the protection of water quality from construction-related impacts, the Commission
attaches Special Condition Nos. 1 and 3. Special Condition No. 1 requires approval of final
sediment and runoff plans prior to commencement of construction, incorporating various
sediment and runoff control measures. The plans are required to ensure that appropriate best
management practices (BMPs) to control runoff and prevent spills are implemented in light of
expected precipitation events or construction mishaps. These BMPs include such measures as
timing the construction to occur during times with low probability of storm events, use of earthen
diking, straw bales and debris fencing barriers to intercept and divert any stormwater runoff that
may occur away from the excavation area, mulching and re-seeding the area upon completion of
demolition- and construction-related ground disturbing activities, and training of employees in
the use of BMPs. Further, the Commission imposes Special Condition No. 3, which
outlines general construction standards and responsibilities that must be adhered to during the
course of the proposed construction work to further protect water quality from constructionrelated impacts.
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Runoff from the completed development could also result in discharges into harbor waters of
soil, debris, and oily wastes from vehicle use of project driveways and parking areas. The
proposed building site is relatively flat, with ground surface elevations ranging from 10 to 12
feet. Although the proposed building site was previously developed, there currently are no
stormwater treatment or retention areas on the site. The site contains a mixture of pavement,
compacted gravel, and natural ground cover. In the areas where no pavement currently exists, the
natural ground surface is severely compacted from years of previous use and loss of vegetation.
Information provided by the applicant indicates that the current compaction rate of the natural
areas on the site is close to 95%. This high level of compaction, in conjunction with the paved
areas, does not allow for adequate infiltration of stormwater. Under the current conditions, it is
likely that most of the stormwater and the pollutants contained within are being conveyed, rather
than detained, away from the property and could be entering coastal waters.
Under the proposed development, a stormwater treatment system will be installed to retain and
treat stormwater that is generated by the proposed development and the associated increase in
impervious surface area. The proposed stormwater treatment system will be designed and
constructed in accordance with the proposed Drainage Plan (Exhibit 5). The new stormwater
treatment system will utilize the existing berm and drain inlets adjacent to the site on Starfish
Way and includes the installation of approximately 7,000 square feet of permeable asphalt,
planting of approximately 2,000 square feet of landscaping, and installation of two oil-water
separators on the eastern side of the proposed building site.
The permeable asphalt will be installed in the parking lots on the north and south sides of the
proposed building. To facilitate stormwater movement into permeable areas, all improved
(impervious) areas on the site will be graded to slope towards the permeable asphalt parking lots,
and the roof downspouts will be directed towards the permeable areas to capture roof runoff. In
addition, Citizens Dock Road has a substantial crown along the center line that will redirect
stormwater to the areas where permeable asphalt parking lots for treatment.
Each permeable asphalt parking lot will be comprised of a permeable asphalt surface placed over
a granular working platform on top of a reservoir of large stone, which will act as a storage
container to hold the stormwater. Each underground working platform will consist of well graded
sand, and the infiltration rates will be approximately 4” per hour. Stormwater runoff that is
directed to these areas will infiltrate through the permeable asphalt into the ground over a 24hour period. The preliminary plan submitted for the proposed stormwater treatment system
illustrates retention and treatment of the 85th Percentile, 24-hour storm event as calculated by
using the volume-based BMP’s in accordance with Commission water quality staff
recommendations. The stormwater treatment system will be designed to retain and treat the
increased volume of runoff expected from the greater amount of impervious surface that will be
created as part of the development project. Therefore, although there will be an increase in
impervious surfaces, given the construction of a new stormwater treatment system there will be
an overall decrease in the quantity of polluted stormwater that is conveyed from the site into the
harbor.
To ensure that the system is designed and installed as needed to function properly, the
Commission attaches Special Condition No. 2. This special condition requires that the
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permeable asphalt is installed by a contractor that is trained in proper installation techniques, and
that the Crescent City Harbor District establishes and follows a long term maintenance plan to
ensure that the permeable areas continue to function as intended and remain in working order to
capture and retain the planned quantities of stormwater and to prevent pollution from stormwater
runoff from entering harbor waters. Regular inspection and maintenance of the permeable
pavement is necessary to prevent it from becoming clogged with sediment and preventing the
system from retaining and treating the runoff. Additionally, Special Condition No. 1 requires
the permittee to establish and follow an inspection and maintenance plan for the proposed oilwater separators that will be placed in the existing drain inlets on the eastern side of the new
building. Regular inspection and maintenance of the oil-water separators is necessary to prevent
the separators from becoming clogged and preventing them from working adequately. Special
Condition Nos. 1 and 2 are also imposed to require the permittee to implement a stormwater
management plan that incorporates the provisions of the applicant’s proposed stormwater
treatment system. Special Condition No. 4 contains additional conditions related to the proper
installation of all landscaping so as not to impact the areas where permeable asphalt has been
placed. The special condition includes restrictions on the depth of the landscaping areas and
placement of staged equipment and landscaping materials.
In the event of storms that are larger than the 85th Percentile, 24-hour storm event, excess
stormwater that is generated on the western side of the building may be directed along the berm
to the gutters and into the existing DI system. The berm and associated gutters will prevent
excess stormwater that may be generated from the building and is not retained on site from
entering coastal waters by directing stormwater along the length of the berm and into existing
gutters. Stormwater that is generated on the eastern side of the proposed building and that is not
retained on site will be directed to existing drain inlets where oil-water separators will be
installed as part of the proposed drainage plan. As proposed, one oil-water separator will be
installed in each of the two existing eastern drain inlets to provide for the treatment of excess
stormwater that cannot be retained on site. The drain inlets are currently, and will continue to be,
connected to the City of Crescent City's stormwater treatment system.
For all of the reasons discussed above the Commission finds that the proposed project, as
conditioned, will be carried out in a manner that will sustain the biological productivity and
quality of coastal waters and consistent with Coastal Act Sections 30230 and 30231.
Lighting
Night sky light pollution is an emerging regional, national and even international concern.
Commission staff research has determined that artificial night lighting can have a variety of
significant direct and cumulative effects on flora and fauna, including disruption of light-dark
photosynthesis cycles and circadian rhythms, disruption of foraging behaviors and increased
risks of predation, and inference with vision and migratory orientation. These impacts can result
in reductions in biological productivity, reduce the populations of sensitive species, elevate
incidences of collisions between birds and structures, or cause large numbers of arthropods to
fixate on the lighting source attraction to the point of fatal exhaustion, negatively affecting their
populations and reproductive success as well as the food web they support. The Commission
staff ecologists note that the effects of night lighting on sensitive habitat and species are both
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complex and not well understood. Nonetheless new research supports the basis for concern and
the need to limit light pollution to the extent feasible.
Part of the proposed building design includes the installation of exterior lighting. This area of the
Harbor has substantial night time lighting for safety and security purposes. Given the proximity
of the proposed development to coastal waters, there is the potential for the added light pollution
to adversely affect aquatic species and marine mammals that utilize the inner harbor coastal
waters.
The proposed building design contains several mitigation measures that will minimize artificial
light impacts (Exhibit 6). In addition to the proposed building being located more than 250 feet
from the nearest water source, the exterior lights on the proposed building will be placed in a
way that no light from the building will illuminate the surrounding area. All exterior lighting will
be designed and constructed to be shielded and focus light downwards. Illumination from the
exterior lighting will be less than 0.5 foot-candles in strength at the outer limits of the landscaped
areas. No light will reach further than the building footprint, which is approximately 250 feet
from the nearest coastal waters. Special Condition No. 6 is attached to require that all exterior
lighting associated with the proposed development be low-wattage and downcast shielded such
that no glare is directed beyond the bounds of the property or into adjoining coastal waters or
nearby environmentally sensitive areas.
Finally, in accordance with the provisions of Section 13253(b)(6) of Title 14 of the California
Code of Regulations, the Commission also attaches Special Condition No. 11. Section 30610(b)
of the Coastal Act exempts certain additions to existing structures from coastal development
permit requirements. Thus, once the permitted development has been constructed, certain
additions that the applicant might propose in the future could be exempt from the need for a
permit or permit amendment, including changes to the exterior lighting. Depending on its nature,
extent, and location, such a change to the exterior lighting could result in impacts to the nearby
coastal waters and ESHA. To avoid such impacts to coastal resources from the development of
otherwise exempt additions to existing structures, Section 30610(b) requires the Commission to
specify by regulation those classes of development which involve a risk of adverse
environmental effects and require that a permit be obtained for such improvements. Pursuant to
Section 30610(b) of the Coastal Act, the Commission adopted Section 13250 of Title 14 of the
California Code of regulations. Section 13253(b)(6) specifically authorizes the Commission to
require a permit for additions to structures that could involve a risk of adverse environmental
effect by indicating in the development permit issued for the original structure that any future
improvements would require a development permit. As noted above, certain additions or
modifications to the approved exterior lighting system could involve a risk of creating impacts to
wetland and environmentally sensitive habitats near the site. Therefore, in accordance with
provisions of Section 13253 (b)(6) of Title 14 of the California Code of Regulations, the
Commission attaches Special Condition No. 17 which requires that all future development on the
subject parcel that might otherwise be exempt from coastal permit requirements requires an
amendment or coastal development permit. This condition will allow future development to be
reviewed by the Commission to ensure that future changes to the exterior lighting system will
not be sited or designed in a manner that would result in impacts to habitat. Therefore the
Commission finds that the proposed project, as conditioned, will be sited and designed to prevent
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lighting impacts that would significantly degrade coastal waters, consistent with Coastal Act
Section 30240(b).
Conclusion
The Commission finds that as conditioned to include the mitigation measures discussed above,
the project will be carried out in a manner that (1) will sustain the biological productivity and
quality of coastal waters and marine resources consistent with Coastal Act Sections 30230 and
30231; and (2) will not significantly degrade adjacent ESHA and will be compatible with the
continuance of adjacent ESHA consistent with Coastal Act Section 30240(b).

H. GEOLOGIC HAZARDS
Section 30253 of the Coastal Act states in applicable part:
New development shall do all of the following:
(1) Minimize risks to life and property in areas of high geologic, flood, and fire
hazard.
(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…
The proposed building site is situated on the Crescent City Harbor at an elevation of 10 to 12 feet
above mean sea level (msl) (NGVD). The primary natural hazard issues pertinent to the project
site include potential liquefaction and tsunami inundation.
Liquefaction
Although no active faults are identified within the immediate project area, the project is located
within a seismically active region in which earthquakes do occur. Strong seismic shaking,
subsidence, and tsunami inundation could result from local or distant earthquake activity. Based
on the distance between the site and the closest active faults, the risk of surface rupture to occur
within the proposed development site is estimated to be low. Given the proximity of significant
active faults (the Cascadia Subduction Zone to the west [located approximately 42 miles south
and 56 miles west] and the Trinidad fault to the south), as well as other active faults within and
offshore of northern California, the risk is high that the site will experience strong ground
shaking during the economic life span of the proposed development. The extent of ground
shaking during an earthquake is controlled by the earthquake magnitude and intensity, distance
to the epicenter and the geologic conditions in the area. The intensity of the earthquake ground
motions will depend upon the characteristics of the generating fault, distance from the rupture,
magnitude and duration of the earthquake, and specific subsurface conditions.
Cone penetration test (CPT) boring data was utilized to perform quantitative analysis of the
liquefaction potential and related dynamic settlement of the site. The results of the liquefaction
analysis indicate that the site has a high liquefaction risk, although the total dynamic settlement
of the proposed building would be less than 3 inches. These results are further supported by
CDMG Special Publication 115 Map S-3 (CDMG 1995), which show the vicinity to be near an
area of moderate to high liquefaction potential. According to further information provided in the
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geotechnical report, although the risk of liquefaction is high, the anticipated amounts of
differential settlement is expected to only result in aesthetic damage to the structure and is not
anticipated to pose a significant threat to the building occupants or the building structure. As
recommended by LACO, to mitigate for the potential settlement, the proposed building will be
designed with a shallow foundation design that will withstand settlement that may occur from a
nearby earthquake resulting in liquefaction of the soils. The intent of this building foundation
design is to reduce the potential for excessive differential and total structural settlement
associated with the fill soils following a liquefaction event. As described in the LACO report,
isolated foundation elements that are designed to support structural loads will be tied together
with grade beams or the structural slab to reduce the magnitude of differential dynamic
settlement and the potential for structural collapse.
Therefore, to further minimize risks to life and property from geologic hazards, assure stability
and structural integrity, and neither create nor contribute significantly to geologic instability
associated with liquefaction hazards at the site, the Commission attaches Special Condition No.
7 incorporating the building foundation specifications outlined in the LACO geotechnical
analysis. Special Condition No. 7 requires that the applicant submit final foundation plans for
the review and approval of the Executive Director that incorporate the various recommendations
set forth in the geotechnical investigation including recommendations concerning site
preparation, general foundation, building design, excavation, fill, and retaining wall criteria,
groundwater, moisture, and drainage control, and erosion and runoff control, inspection, and
documentation.
As the development has been conditioned to provide a foundation to withstand potential ground
settlement and dislocation associated with soil liquefaction, the proposed building will be located
and designed so as to minimize risks to life and property from liquefaction consistent with the
above mentioned Coastal Act policies.
Tsunami Inundation
Crescent City is heavily affected by tsunamis from distant source seismic events. Recent
evidence suggests that earthquakes may generate large tsunamis every 300 to 700 years along the
Cascadia subduction zone, an area off of the Pacific Northwest coast from Cape Mendocino to
Puget Sound, where a crustal plate carrying part of the Pacific Ocean is diving under North
America. Crescent City has experienced at least six tsunamis in the last 54 years, the greatest
occurring on March 28, 1964. On that date, a series of tsunamis generated from the Richter 9.2
earthquake near Anchorage, Alaska rolled into the harbor and inundated much of the waterfront
and downtown area, killing eleven people. The fourth wave was the largest of the set, with a
height of approximately 20 to 21 feet. The wave was preceded by a withdrawal of the water that
left the inner harbor almost dry. This fast moving wave capsized 15 fishing boats. Three other
boats disappeared, and eight more sunk in the mooring area. Several other boats were washed
onto the beach. Extensive damage was inflicted to the piers. The wave covered the entire length
of Front Street, and about thirty blocks of Crescent City were devastated. Overall damage was
estimated at between $7.5-16 million (1964 dollars). Because of the ongoing risk of future
tsunami events, much of the City’s harbor waterfront remains vacant or has been reserved for
open space, parks, and other low-occupancy public facilities uses.
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It is not practical to design a structure in this location that would position the habitable space of
the building above maximum tsunami inundation levels. The flood risks from tsunami can best
be minimized through warnings of imminent tsunamis and evacuation. The project site is
located within the coverage area of the City's tsunami warning system, which in the event of
such potentially dangerous events, will alert Englund Marine employees and customers to
evacuate the immediate harbor area. The project site has adequate siren broadcast coverage from
facilities located on the nearby Cultural Center building to the north, and within the Harbor
complex. In addition, the City has developed a community tsunami readiness program. Signs
clearly mark tsunami evacuation routes, and sheltering locations have been established on higher
ground. Furthermore, as part of the 50th anniversary commemoration of the 1964 Gulf of Alaska
Tsunami, the City of Crescent City plans to install throughout the city a series of temporary
public informational kiosks with mobile device readable Quick Response (QR) matrix barcode
strips containing addresses to internet website pages where interpretative information on the
tsunami event may be accessed. Locations for the interpretative kiosks include placing a station
in proximity to the project site along the Harbor Trail near the U.S. 101 crossing of Elk Creek,
where five people lost their lives as a result of the 1964 tsunami.
Not all customers visiting the Englund Marine store will be local residents familiar with the
tsunami evacuation routes and procedures. Additional education about tsunami evacuation routes
and procedures is needed for customers to further minimize tsunami hazard risks. Therefore, the
Commission attaches Special Condition No. 8, which requires that prior to issuance of the
coastal development permit, the applicant must submit for the review and approval of the
Executive Director, a tsunami safety plan. The plan would detail tsunami hazard response
materials to be posted within and around the new building, including hazard zone maps,
evacuation routes, and a summary of local warning plans as developed by the City of Crescent
City and the Del Norte County Office of Emergency Services. As conditioned, the Commission
finds that adequate tsunami related warning and evacuation information will be provided to
minimize risks to visitors of the hazards of tsunami inundation.
Flooding From Storm Surge and Sea Level Rise
The Federal Emergency Management Agency’s Flood Insurance Rate Map (FEMA-FIRM)
Community Panel No. 06015C0331E, dated September 26, 2008 designates the area around the
proposed building site as being within “Zone X,” which is defined as areas being outside the 0.2
percent annual chance floodplain. Therefore, the risk of flooding from a 100-year storm event,
with the potential to adversely affect the new development, is considered low to moderate.
Additionally, the project is located more than 1,900 feet from exposed open waters of the Pacific
Ocean with existing storm surge attenuation improvements located southerly and northerly of the
project. Storm surge has not been observed at the project site due to the breakwaters and sand
barriers in place. Storm surge carrying debris is regularly observed along the sand barrier and
road known as Anchor Way from Highway 101 out to Whaler Island during southerly storms.
This barrier is 1,900 feet from the project site and protects inland improvements of the Harbor.
Storms from the north break on the outer breakwater, which is 4,600 feet from the site. Fetch
between the breakwater and the inner breakwater and Citizens Dock is negligible. Storm surge
has not been historically observed onshore in the project area and its impact risk is low.

25

1-14-1030 (Crescent City Harbor District)
Global sea level rise can influence the flooding risks from storm surge. Throughout the first half
of the 21st-century, sea-level rise alone is not expected to cause significant flooding, inundation,
or erosion, but rather the highest probability and most damaging events likely will take place
when increasingly elevated sea-level occurs simultaneously with high tides and large waves
(e.g., during El Niños). Between 2050 and 2100, the effects of sea level rise alone (flooding and
inundation) and the combined effects of sea-level rise and large waves (e.g., damage to coastal
structures, cliff erosion, beach loss) are projected to have much greater impacts.
The most recent National Academy of Science (NAS) report issued in 2012 takes into account
estimates of vertical land movement resulting from tectonic activity and land subsidence along
the west coast of the United States and projects somewhat lesser amounts of sea level rise than
the State’s 2010 sea level rise interim guidance document in areas of California north of Cape
Mendocino. In 2013, following both the 2012 NAS report and the Commission’s receipt of this
application, the Coastal and Ocean Working Group of the California Climate Action Team (COCAT) published updated state sea level rise guidance and recommendations that reflect the
updated science provided in the NAS report. The 2013 guidance states that the differences in sealevel rise projections north and south of Cape Mendocino are due mainly to vertical land
movement. North of Cape Mendocino, geologic forces are causing much of the land to uplift,
resulting in a lower rise in sea level, relative to the land, than has been observed farther south.
This uplift is evidenced by a tide gauge location 65 miles north of Crescent City, which has
recorded an annual drop in sea level of -0.21 feet per year. The proposed project is at an
elevation of 10 to 12 feet. As such, sea level rise is not anticipated to cause substantial harm to
the proposed project within the expected life of the project building. Risk of damage due to sea
level rise over the design life of the project is low.
Conclusion
As discussed above, feasible mitigation measures necessary to minimize coastal flooding risks
are required to be incorporated into the development. Therefore, the Commission finds that the
proposed project as conditioned, will minimize risk to life and property from hazards, and assure
stability and structural integrity, and neither creates nor contributes significantly to erosion,
geologic instability, or destruction of the site or surrounding area, consistent with Section 30253
of the Coastal Act.

I. PUBLIC ACCESS
Section 30210 of the Coastal Act states:
In carrying out the requirements of Section 4 of Article X of the California
Constitution, maximum access, which shall be conspicuously posted, and
recreational opportunities shall be provided for all the people consistent with
public safety needs and the need to protect public rights, rights of private
property owners, and natural resource areas from overuse.
Section 30211 of the Coastal Act states:
Development shall not interfere with the public’s right of access to the sea where
acquired through use or legislative authorization, including, but not limited to,

26

1-14-1030 (Crescent City Harbor District)
the use of dry sand and rocky coastal beaches to the first line of terrestrial
vegetation.
Section 30212 of the Coastal Act states, in applicable part:
(a) Public access from the nearest public roadway to the shoreline and along the
coast shall be provided in new development projects except where:
(1) It is inconsistent with public safety, military security needs, or the
protection of fragile coastal resources,
(2) Adequate access exists nearby, or,
(3)Agriculture would be adversely affected. Dedicated accessway shall not
be required to be opened to public use until a public agency or private
association agrees to accept responsibility for maintenance and liability of
the accessway.
Section 30214 of the Coastal Act states:
(a) The public access policies of this article shall be implemented in a manner
that takes into account the need to regulate the time, place, and manner of public
access depending on the facts and circumstances in each case including, but not
limited to, the following:
(1) Topographic and geologic site characteristics.
(2) The capacity of the site to sustain use and at what level of intensity.
(3) The appropriateness of limiting public access to the right to pass and
repass depending on such factors as the fragility of the natural resources in
the area and the proximity of the access area to adjacent residential uses.
(4) The need to provide for the management of access areas so as to protect
the privacy of adjacent property owners and to protect the aesthetic values of
the area by providing for the collection of litter.
(b) It is the intent of the Legislature that the public access policies of this article
are carried out in a reasonable manner that considers the equities and that
balances the rights of the individual property owner with the public's
constitutional right of access pursuant to Section 4 of Article X of the California
Constitution. Nothing in this section or any amendment thereto shall be construed
as a limitation on the rights guaranteed to the public under Section 4 of Article X
of the California Constitution.
(c) In carrying out the public access policies of this article, the commission and
any other responsible public agency shall consider and encourage the utilization
of innovative access management techniques, including, but not limited to,
agreements with private organizations which would minimize management costs
and encourage the use of volunteer programs.
Projects located between the first public road and the sea, within the CDP jurisdiction of a local
government, are subject to the coastal access policies of the Coastal Act. Coastal Act Sections
30210, 30211, 30212, and 30214 require the provision of maximum public access opportunities,
with limited exceptions. In applying Sections 30210, 30211, 30212, and 30214, the Commission
is also limited by the need to show that any denial of a permit application based on these
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sections, or any decision to grant a permit subject to special conditions requiring public access, is
necessary to avoid or offset a project’s adverse impact on existing or potential access.
The project as proposed will have no significant adverse impact on public access. Crescent City
Harbor provides a number of public access and recreational opportunities , including boat
launching, berthing for commercial vessels and recreational boats, boat repair areas, marinerelated retail/commercial businesses, sailing programs, yacht club and boat sales, and passive
recreational pursuits, such as shoreline walking, beachcombing, and bird-watching. The
proposed project does not include the closure of any shoreline or public access areas. The project
site is set back approximately 250 feet from the shoreline of the Inner Harbor and is separated
from the shoreline promenade by a parking lot and Citizens Dock Road. Public access to the
adjacent shoreline and coastal waters will remain open at all of the public access areas in the
nearby vicinity, including the Harbor Trail and Promenade, Beachfront Park, the inner harbor
beach areas, the “B” Street Fishing Pier, and the Battery Point Lighthouse.
Therefore, the Commission finds that the proposed project will not have any significant adverse
effect on public access, and that the project as proposed without new public access is consistent
with the requirements of Coastal Act Sections 30210, 30211, and 30212.

J. VISUAL RESOURCES
Section 30251 of the Coastal Act states in applicable part:
The scenic and visual qualities of coastal areas shall be considered and protected
as a resource of public importance, and requires in applicable part that permitted
development be sited and designed to protect views to and along the ocean and
scenic coastal areas, to minimize the alteration of natural land forms, to restore
and enhance where feasible the quality of visually degraded areas, and to be
visually compatible with the character of surrounding areas.
The Crescent City Harbor lies to the west of U.S. Highway 101. The coastal stretch of Highway
101 approaching the Harbor from the south offers exceptional views of the Pacific Ocean and its
beaches. The views from Highway 101 through the harbor area itself, however, are mostly
blocked by trees planted near the highway right-of-way and by commercial and harbor related
structures. The proposed building site is within the interior developed area of the Harbor and the
building will not be readily visible from Highway 101. Within the developed area of the Harbor,
the proposed building, which will be one-story and a maximum of 28 feet above finished grade,
will occupy a previously developed site and will have no effect on the limited views of the ocean
currently available from Citizens Dock Road and Marine Way. As the building site is set back
from the shoreline and the shoreline promenade, the building also will not block views of the
water from public access areas within the harbor. In addition, the building will be designed in
compliance with the development guidelines of the Harbor (Exhibit 4). Therefore, the proposed
exterior design, walkways, grading and landscaping are designed to be compatible with the
character of its setting.
In summary, the project as proposed involves low-lying, at-grade development that will not
obstruct views to and along the shoreline of the Crescent City Harbor, will not entail significant
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landform alteration. In addition, as the proposed project will be designed to comply with the
Harbor Development Guidelines and therefore will be visually compatible with the character of
the surrounding area. The Commission therefore finds that the proposed project, as conditioned,
is consistent with Coastal Act Section 30251.

K. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA)
The County Planning Commission approved a Mitigated Negative Declaration for the project on
April 10, 2014 (SCH No. 2014042062).
Section 13096 of the Commission's administrative regulations requires Commission approval of
Coastal Development Permit applications to be supported by a finding showing the application,
as modified by any conditions of approval, to be consistent with any applicable requirements of
the California Environmental Quality Act (CEQA). Section 21080.5(d)(2)(A) of CEQA prohibits
a proposed development from being approved if there are feasible alternatives or feasible
mitigation measures available which would substantially lessen any significant adverse effect
which the activity may have on the environment.
The Commission incorporates its findings on conformity with Coastal Act policies at this point
as if set forth in full. These findings address and respond to all public comments regarding
potential significant adverse environmental effects of the project that were received prior to
preparation of the staff report. As discussed herein, in the findings addressing the consistency of
the proposed project with the Coastal Act, the proposed project has been conditioned to be found
consistent with the Coastal Act. Mitigation measures which will minimize all adverse
environmental impacts have been made requirements of project approval. As conditioned, there
are no feasible alternatives or feasible mitigation measures available, beyond those required,
which would substantially lessen any significant adverse impact that the activity may have on the
environment. Therefore, the Commission finds that the proposed project can be found to be
consistent with the requirements of the Coastal Act to conform to CEQA.
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Application File for Coastal Development Permit No. 1-14-1030
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