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AGENDA ITEM TRANSMITTAL 

Hearing Date 

January 6, 2022 
Subject 

North McKay Ranch Subdivision Project 
Contact 

Des Johnston 

Project: The project is a General Plan Amendment, Zone Reclassification, Tentative Subdivision 

Map, Planned Unit Development, Development Agreement and Special Permit for a mixed-use 

development with 320 residential units and approximately 22,000 square feet of commercial 

development. The Tentative Subdivision Map would create 146 single-family lots, 6 lots to support 

construction of up to 174 multi-family residential units, 2 commercial parcels supporting up to 

approximately 22,000 square feet of commercial space and 6 parcels totaling 21.73 acres to be 

dedicated to the County for future trail management and open space. The proposed project 

would be developed in nine phases over a period of 20 years or as market conditions allow. The 

proposed project would require annexation into HCSD for the provision of utilities.  The project 

includes an amendment to the Eureka Community Plan land use map to change the land use 

designation from Residential Low Density (1-7) to Commercial General (CG) and Residential 

Medium Density (RM) and to reclassify the zoning district from One Family Residential (R-1) with 

overlays for Planned Development, Recreation and Greenway and Open Space to 

Neighborhood Commercial (C-1) and Apartment-Professional (R-4) zoning. The project will be a 

Planned Development. A Special Permit is required for work within Streamside Management 

Areas for two isolated wetlands in the northern part of the project, a wetland at the proposed 

location of the Arbutus Street extension and stream crossings related to the extension of 

Redwood Street.   

An Environmental Impact Report (SCH#2019049166) has been prepared for the project finding 

potentially significant and unavoidable impacts related to greenhouse gases and wildfire. The 

EIR evaluated the need for an off-site sewer line, and an off-site water storage tank (APN 303-

012-020) in support of the project.  The off-site water storage tank would be owned and managed

by the Humboldt Community Services District (HCSD) and would support the proposed

development.

Project Location: The project site is located immediately south of the City of Eureka and 

surrounding the Cutten Ballfields at the eastern terminus of Redwood Street and Arbutus 

Street, with an additional access at the eastern terminus of Manzanita Avenue. The 

proposed water storage tank would be located approximately 2.5 miles south, near 

Ridgewood, in proximity to HCSD’s existing water storage tank.  

Present Plan Designation: Residential Low Density (RL), Density: Range is 1 to 7 units per acre, 

Eureka Community Plan (ECP), 2017 General Plan; Timberland (T) 2017 General Plan  

Slope Stability: Slope Stability: Low Instability (1), Moderate Instability (2) 

Present Zoning: Residential One-Family, Planned Unit Development, Recreation and Greenway 

and Open Space Combining District s(R-1-P,R,GO); TPZ (Timberland Production Zone)

Case Number: PLN-9902-GPA 

Assessor’s Parcel Number: 017-032-003, 017-071-004, 017-071-009, 017-072-002, 017-072-003, 017-

073-007, 017-073-009 and 303-012-020

Applicant Owner(s) Agent 

Kramer Properties Inc. 

1589 Myrtle Ave, Suite B 

Eureka, CA  95501 

 Same Same 
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Environmental Review: An Environmental Impact Report (EIR) was prepared for the for the 

project (SCH #2019049166).   

Major Issues: Significant and unavoidable Impacts to Greenhouse Gas Emissions and Wildfire 

State Appeal Status: Project is not appealable to the Coastal Commission.  
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NORTH MCKAY RANCH SUBDIVISION PROJECT 

Case Number PLN-9902-GPA 

Assessor Parcel Number 017-032-003, 017-071-004, 017-071-009, 017-072-002, 017-072-003, 017-073-

007, 017-073-009 and 303-012-020 

RECOMMENDED COMMISSION ACTION: 

1. Describe the application as a Public Hearing;

2. Request staff to present the project;

3. Open the public hearing and receive public testimony; and

4. Close the public hearing and adopt the two resolutions to take the following actions:

a) Recommend that the Board of Supervisors certify the Environmental Impact

Report for the North McKay Ranch Subdivision project; and

b) Recommend that the Board of Supervisors adopt the Statement of Overriding

Considerations; and

c) c) Recommend that the Board of Supervisors adopt the Mitigation Monitoring

and Reporting Program;

d) Make all required findings for approval of the General Plan Amendment, Zone

Reclassification, Tentative Subdivision Map Subdivision and Planned Unit

Development, Special Permit and Development Agreement; and

e) (e)Approve the North McKay Ranch Subdivision project as recommended by

staff and subject to the recommended conditions.

Staff Analysis of the Evidence Supporting the Required Findings 

The proposed project involves the development of an approximately 81-acre parcel and 

would involve a mixed-use development with 320 residential units, approximately 22,000 

square feet of commercial development, an off-site sewer line, and an off-site water 

storage tank. The proposed development would include single-family dwellings, multi-

family dwellings, and neighborhood commercial. The residential mix could include 146 

single-family houses and 174 multi-family units. Two proposed commercial parcels would 

contain approximately 22,000 square feet of commercial space. Approximately 21.73 acres 

would remain as undeveloped open space that would be dedicated to the County for 

future trail management or conveyed in fee. The off-site water storage tank would be 

owned and managed by the Humboldt Community Services District (HCSD) and would 

support the proposed development. The proposed project is anticipated to be developed 

in nine phases over a period of 20 years, but a final phasing plan would be based on market 

conditions. The proposed project would require annexation into HCSD for the provision of 

utilities.  The project includes an amendment to the Eureka Community Plan land use maps 

and a zone reclassification to designate land for Commercial General (CG) and Residential 

Medium Density (RM) use and to apply corresponding Neighborhood Commercial (C-1) 

and Apartment-Professional (R-4) zoning. The project will be a Planned Development. A 

Special Permit is required for work within Streamside Management Areas for two isolated 

wetlands in the northern part of the project, a wetland at the proposed location of the 

Arbutus Street extension and stream crossings related to the extension of Redwood Street.  

A total of 0.168 acres of wetlands would be impacted and 0.050 acres of riparian habitat 

will be impacted as a result of the project. Development of the proposed project would 

require removal of approximately 59.27 acres of timberland. 

The proposed project includes annexing to the Humboldt Community Services District and 

will be extending and installing necessary infrastructure to serve the project. A sewer line 

will also be extended to Hemlock Street and Walnut Drive to provide sanitary sewer facilities 

to the proposed project. An off-site water tank will be constructed on land currently 

planned Timberlands and Zoned Timberland production Zone. The water storage tank will 

be located on land that is already owned by a public utility and managed for water 
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distribution purposes. The installation of an additional water storage tank on this site already 

utilized for public services will not have a significant adverse impact on the production of 

timber.. 

The project includes a General Plan Amendment, Zone Reclassification, Tentative Subdivision 

Map, Planned Unit Development, Special Permit, and Development Agreement. There are 

findings required by Humboldt County Code and California Government Code for all these 

actions.  These findings are addressed in in the attached resolutions however in general the 

project must be found: 

a) to be in the public interest,

b) to be consistent with the applicable goals of the General Plan.

c) to be consistent with the applicable zoning and subdivision regulations.

d) not detrimental to the public health, safety, or welfare; or materially injurious to

property or improvements in the vicinity; and

c) to not reduce the residential density for any parcel below that utilized by the

Department of Housing and Community Development in determining compliance

with housing element law (the midpoint of the density range specified in the plan

designation) unless certain site-specific findings are made.

d) that an environmental impact report (EIR) has been prepared and all significant

environmental effects have been eliminated or mitigated to a level of insignificance,

or the required findings in Section 15091 of the CEQA Guidelines are made.

Staff Analysis 

The project meets various objectives of the Humboldt County General Plan. 

• Comply with the Humboldt County Local Agency Formation Commission (LAFCo) policy

to create a more logical service boundary and provide more effective delivery of

municipal services by annexing all existing unincorporated islands zoned for

development in the HCSD.

• Ensure new residents receive the same level of service as current residents.

• Ensure existing service levels to current County residents are not reduced in order to

provide services to the HCSD service area.

• Promote economic vitality by maintaining and expanding small businesses and local

services for residents.

• Assist County in meeting housing needs to accommodate forecasted population

growth.

• Incorporate parks and open space, including trails, into the project design in a manner

that would provide community connectivity and is aesthetically pleasing.

• Promote economic growth through new capital investment for an expanded

population and increased tax base.

• Provide a diversity of housing choices in one development that would cater to various

segments of the community, including low-cost, single-family homes
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The property is planned Residential Low Density and is zoned Residential Single Family with 

combining zones for Planned Unit Developments, Recreation, and Greenway and Open 

Space areas. In order to accommodate the additional density and meet the goal for self-

sustainable walkable neighborhoods a general plan amendment and zone reclassification 

are needed to change the proposed development pattern from residential low-density to 

multi-family and commercial. 

The GPA and zone reclassification do not increase the total number of units which could 

be placed on the site but allow for a range of residential densities which allow housing at 

differing levels of affordability.  The existing land use allows up to 7 units per acre which on 

paper could allow up to 561 parcels.  The 320 units proposed are well below this number.    

It is important to consider the 2019 County Housing Element identified that up to 323 units 

would be constructed on this property in meeting the Regional Housing Needs Allocation. 

The County is significantly behind in providing housing to its share of regional housing 

obligations. The county’s projected housing needs for the current period (2019-2027) is 1,413 

units spread across all housing income categories.   This project providing 320 units, 

providing housing to a variety of different housing income categories is a priority under the 

County Housing Element.  

Further, the amendment results in a portion of the property designated for neighborhood 

commercial facilities which will serve the needs of the residents of the development and 

reduce the need for people to travel by motorized vehicle to shop for convenience items.  

A supermarket is also within convenient walking distance of the site.  Lastly, the amendment 

facilitates the transfer of approximately 21.73 acres to the County for future trails and open 

space which will serve the public. 

The project is a planned development which will allow for flexibility in the development 

standards, most specifically for the minimum lot size standards of the proposed R-4  zone 

and the setback requirements  of the proposed lots.  The purpose of the planned 

development regulations is to allow flexibility in the administration of the development 

standards for the purpose of providing clustered development in concert with the provision 

of residential amenities such as open space, recreation areas, and neighborhood 

commercial services. This project is planned around a variety of housing types and 

commercial and recreational development that benefits from the flexibility in design 

standards. 

Proposed Land Uses 

Residential 

Up to 320 residential units would be constructed on 81 acres, including approximately 174 

multi-family units on 19 acres, 50 small-lot single-family units (includes 18 affordable single-

family units) on approximately 6 acres, and 96 single-family lots on approximately 32 acres. 

The multi-family buildings are anticipated to be two stories and no more than three stories 

in height. The single-family homes would not exceed 35 feet in height. As shown in Figure 2-

4, the multi-family units would be located on the western portion of the project site, closer 

to Redwood Fields Park. The large-lot, single-family homes would be located farther away 

to the east bordering the community  forest and at least 300 feet away from Ryan Creek 

Slough. All development is proposed to occur on the flat upper terrace portion of the 

property.  

Commercial 

The proposed neighborhood commercial land use could include professional and business 

offices and other neighborhood-serving retail, such as bakeries, banks, barber shops, 

beauty salons, book stores, clothing and apparel stores, coin-operated dry cleaning and 
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laundries, dry cleaning and laundry services, drug stores, restaurants and licensed premises 

appurtenant thereto, automobile service stations, and other uses as principally permitted 

under the C-1 zoning designation. The commercial buildings would be up to 45 feet in 

height. The commercial uses would be located at the intersection of proposed new internal 

roadways, Redwood Street and Arbutus Street, and centrally accessible from other 

proposed land uses and existing land uses to the west.  

Open Space and Recreational Amenities  

The proposed project would include the designation of approximately 21.73 acres as 

permanent open space (areas of steep slopes and drainages) to be preserved through a 

permanent easement and would be dedicated to the County or conveyed in fee to the 

County. This would include the northern portion of the project site south of Phase 9. The 

proposed project would provide 20-foot-wide trail easements and construct trail 

connections to the future public trails accessing the McKay Community Forest.  

These easements and trail connections would be developed in phases. For the purposes of 

this EIR, tentative locations are identified; final trail alignments would be subject to the 

approval of the Public Works Director. A temporary trail would be provided from Fern Street, 

Arbutus Street, or Redwood Street to the McKay Community Forest as part of the project’s 

first phase, and would be abandoned as each subsequent phase and accompanying trails 

are developed. Phase 3 would include two trail connections. One would provide access 

from Arbutus Street/Oakview Drive and could be from Lot 52 proposed for multi-family 

development. A second trail connection and parking lot would be provided between lots 

57 and 58, to connect Canyon Lane to the McKay Community Forest. Phase 8 or 9 would 

include a trail connection to the adjacent McKay Community Forest from Oakview Drive 

on the southern portion of the project site. The development of future trails outside the 

project site are not part of the proposed project and are not evaluated in this EIR. Redwood 

Fields Park would remain in place and would be accessible to the residents of the new 

subdivision. Landscaping for the proposed project would include a mix of trees, shrubbery, 

and grass for the residential units and commercial spaces.  

Natural Resource Impacts 

Biological Impacts 

Numerous biological resource surveys have been prepared. Based on the results of the 

literature, and database review and field surveys, an inventory of sensitive and critical 

habitat within the project site has been mapped. This inventory is found in the Draft EIR and 

refined in the Final EIR.  The project is anticipated to require federal permits. A Clean Water 

Act Section 404 Nationwide Permit for wetland fill and work within riparian areas may likely 

be required. No critical habitat for sensitive species will be impacted. Development within 

the stream channels and wetland areas have been minimized through project refinements 

and mitigation measures. The project as designed will not be inconsistent with adopted 

habitat recovery plans or interim recovery strategies. Approximately 0.338 acres (14,723 

square feet) of wetlands exist within the project area. An estimated 0.168 acres (7,318 

square feet) of the wetlands (50%) will be temporarily (0.017 acres) and permanently (0.151 

acres) impacted by the extension of Redwood Street and Arbutus Street in Phase 2. The 

two ephemeral (headwater) streams that cross the proposed Redwood Street extension 

would be culverted during roadway construction. All riparian and wetland areas will be 

required to be mitigated at a 1:1 ratio. 

The property is in a Greenway and Open Space (GO) Combining Zone per the Eureka 

Community Plan.  The Greenspace and Open Space zone is applied in sensitive habitat 

areas historically known as gulches. Greenway and Open Space areas are mapped to 

contain Streamside Management Areas, measured from the centerline of the stream and 

all slopes of 30% or greater on lands adjacent to streams and all streams and level areas 

below those slopes. Road, street and utility crossing and trails and parks are compatible 
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uses within the GO areas upon approval of a Special Permit.  All subdivisions within areas 

which have the GO combining zone must submit a detailed development map prepared 

by a licensed engineer or surveyor that shows the SMA areas and the greenway and open 

space areas.  The Applicant has submitted a detailed map (see preliminary grading and 

drainage plan) prepared by Brian Ontiveros, a licensed engineer, which shows these areas 

and demonstrates that all areas are outside of the greenway and open space areas with 

the exception of the road crossings, for which a Special Permit is requested. 

Timberland Impacts 

While the property is currently heavily timbered, it was immediately rezoned out of 

Timberland Production Zone as part of the adoption of the Eureka Community Plan in 1995. 

As required by the immediate rezone the property owner at the time, Louisiana Pacific 

Corporation, paid a tax recoupment fee of $290,874 and obtained approval of a 

timberland conversion permit from the Department of Forestry and Fire Protection.  The 

timberland conversion permit was approved by the Director of the Department of Forestry 

and Fire Protection on August 21, 1995.  The conversion permit included the finding that the 

conversion of these lands to non-timbered uses would not have a substantial affect on the 

continued timber growing use or open space use of other land zoned TPZ within one mile 

of the project site.  The conversion of these lands were analyzed and approved as part of 

the rezone of the land to residential. 

Circulation 

General Plan Policy C-P5: Level of Service Criteria states: 

The County shall strive to maintain Level of Service C operation on all roadway segments 

and intersections, except for U.S. 101, where Level of Service D shall be acceptable. Level 

of Service improvements for automobiles should not adversely affect Level of Service 

and/or Quality of Service for other modes of transportation, if possible. 

A Traffic Study for the McKay Ranch Subdivision was prepared in May 2018 by TJKM found 

12 intersections had the potential to be impacted and needed to be analyzed for level of 

service conditions to determine consistency with this Humboldt County General Plan policy.  

The study found 9 of these intersections would be functioning below LOS C under both Future 

(2040) with no project and Future (2040) plus Project conditions. The traffic study identified 

improvements to all intersections operating at LOS D or worse in the future condition with 

Project, with the exception of the Harris and Harrison intersection where a traffic signal is 

already in place.  The study also calculated the project’s contribution to LOS delay at these 

intersections as a percentage of the Future plus Project conditions.  

The project is not responsible for mitigating existing LOS delay conditions but is responsible 

for its proportionate share of the traffic contributed to the intersection. (Dolan v. City of 

Tigard, 512 U.S. 374). The project’s cumulative fair share is 197%, which is roughly two 

intersections. County Public Works identified two intersections that are priority needs for 

signalization based on circulation patterns, and which may serve an equivalent share of the 

total of improvement costs for intersections that fall below LOS C. Signalization of these 

intersections is a condition of approval of the subdivision map. The various intersection 

improvements would help minimize traffic congestion in the vicinity of the proposed project. 

Additional traffic calming facilities such as roundabouts, chicanes and traffic circles would 

necessitate a reduction in off-street parking for existing residents and a reduction in available 

space for the proposed residential development and is not feasible for this project.  SB 743 

became effective in July of 2020 and LOS may no longer be used for determining the 

significance of environmental impacts.  LOS may be evaluated as part of a General Plan 

policy which is what is presented here. 
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Tribal Consultation 

The following Tribes were contacted regarding the project: 

• Wiyot Tribe

• Bear River Band of the Rohnerville Rancheria

• Blue Lake Rancheria

These Tribes were contacted as part of the referral process as soon as the project was 

submitted to the County. Additionally, formal consultation pursuant to SB 18 and AB 52 

occurred.  Representatives of all three tribes responded that no further consultation was 

desired 

Environmental Review 

An Environmental impact Report (EIR) has been prepared and circulated for public review 

pursuant to sections 15080 through 15097 of the CEQA Guidelines.  

The Draft EIR was released for public and agency review on May 15, 2020, with a 45-day 

review period ending on June 29, 2020. The Draft EIR contains a description of the proposed 

project, description of the environmental setting, identification of proposed project 

impacts, and mitigation measures for impacts found to be significant, as well as an analysis 

of proposed project alternatives. The Draft EIR was provided to interested public agencies 

and the public and was made available for review on the County’s website. 

There are 14 impact areas identified as potentially significant but has been reduced to an 

impact level of Less than Significant through the implementation of Mitigation Measures.  

One of the impact areas that had mitigation was traffic.  The mitigation requirements to 

install signal at 7 intersections.  This was clearly beyond the proportional traffic contribution 

of the project and so this chapter needed to be rewritten.  Subsequent to release of the 

DEIR, the law for determining traffic effects changed, and so the traffic analysis needed to 

be completely rewritten. 

On July 1, 2020, the provisions of CEQA Guidelines Section 15064.3 “Determining the 

Significance of Transportation Impacts” became effective. Before July 1, 2020, traffic 

congestion levels (known as level of service, or LOS) were the main measurement to 

determine the negative environmental impacts of development and transportation 

projects. Under SB 743, these effects are now measured according to the number of miles 

the project would require people to drive (known as vehicle-miles traveled, or VMT). 

Because of this shift in determining the significance of transportation impacts, Humboldt 

County decided to recirculate two environmental impact analysis sections that have been 

impacted by this shift from LOS to VMT: the Land Use and Planning section and the 

Transportation section of the Draft EIR were recirculated to the public for comment 

between October 18, 2021, and December 1, 2021 in the Partial Recirculation Draft EIR. 

The Draft EIR and Partial Recirculation Draft EIR identified potential significant impacts that 

can be mitigated to less than significant levels on aesthetics, air quality, biological 

resources, cultural resources, geology and soils, greenhouse gas emissions and climate 

change, hydrology/ water quality, noise, public services, recreation, utilities and service 

systems, transportation and traffic, and wildfire.  

The Draft EIR and Partial Recirculation Draft EIR identified significant impacts on greenhouse 

gas emissions and climate change, and wildfire, that cannot be mitigated to less than 

significant levels. 

Public and Agency Comments on DEIR 
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Comments on both the original and partially recirculated Draft EIR were received from various 

agencies and individuals including from Cal-Fire, Cal-Trans, the Coalition for Responsible 

Transportation, Environmental protection Center, Humboldt Baykeeper, Humboldt trails 

Council. Humboldt County Association of Governments, California Water Quality Control 

Board and the Humboldt Local Agency Formation Commission. 

Comments have generally been related to traffic, wildfires and safety, natural resources, 

noise, and affordability. Numerous comments covered similar issues, particularly with regards 

to greenhouse gases, and transportation. All  these comments are identified and addressed 

in the FEIR included as Attachment 4 to this staff report. 

Alternatives 

The EIR identified project alternatives for review and consideration. These include a No Project 

alternative, a Project Redesign alternative, and a Reduced Density Alternative, as well as 

three alternative locations for the proposed project.  

The Environmentally Superior Alternative was identified to be the Reduced Density 

alternative. This alternative would result in a smaller overall development footprint and would 

accommodate 150 multi-family units and 130 single family homes, which is a reduction of 36 

units. This alternative would have incrementally less environmental impacts to aesthetics, air 

quality, biological resources, cultural resources, geology and soils, hazards and hazardous 

materials, hydrology and water quality, noise, and traffic and transportation. Although there 

may be incremental reduction to many impacts only significant impacts to Wildfire would be 

fully avoided. All other impacts would still require the proposed mitigation.  This alternative 

would fail to meet the project objective to facilitate the creation of affordable housing across 

all income levels and to assist the county in meeting its regional housing needs. Accordingly, 

staff is not recommending approval of the Environmentally Superior Alternative.   

Statement of Overriding Consideration 

Pursuant to Section 15093 of the CEQA Guidelines, the County may only approve a project 

with unavoidable significant impacts if specific economic, legal, social, technological, or 

other benefits, including regionwide or statewide environmental benefits, of the project 

outweigh its unavoidable, adverse environmental impacts. The project provides significant 

economic and public benefits as identified below. 

1. Housing Needs

The Regional Housing Needs Allocation (RHNA) indicates that the County is expected to

accommodate 3,390 new housing units within the four income levels between

December 31, 2018, and August 31, 2027. RHNA shows that forty percent of the total

housing units will need to be within the unincorporated areas of the County. This project

would develop 320 units over a 15–20-year period and over the 8.7 year period the first

six phases of this project would generate approximately 16 percent of the County’s

RHNA allocation. Approval of the project is important for meeting the County’s housing

needs and for complying with state housing law.

2. Economic Benefits

Potential economic impacts that could be generated from the project would extend

into numerous areas of the economy, including significant employment gains in the

immediate term from construction, increased income generated and spent in the

local economy and increased tax revenue directed towards local and state entities.

Approval of the project would provide important economic growth.

3. Recreational Benefits

The project would function as an extension of the Cutten community to the east and

would provide substantial additional open space to the County’s residents.
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Approximately 21.3 acres of forest lands would be preserved and dedicated to the 

County and access points will be provided within the development to connect to the 

existing McKay Community Forest. Approval of this project will contribute to a logical 

and orderly expansion of public recreational purposes to serve the surrounding 

community.  

Development Agreement 

The applicant is seeking approval of a Development Agreement to allow for the extension of 

the Subdivision to a maximum of 20 years over 9 individual phases. Given the amount of 

infrastructure investment and the need to develop the project consistent with market 

conditions the pashing and extension is appropriate.  Given that the subdivision project will 

provide a significant benefit to the county’s housing inventory over the lifetime of the project 

the Development Agreement is in the public interest.  

Staff Recommendation 

Because the project involves a General Plan Amendment and Zone Reclassification, the 

Planning Commission must make a recommendation to the Board of Supervisors who will 

make the final decision on the project. Staff recommends that the Planning Commission 

recommend that the Board of Supervisors certify the EIR, adopt a Statement of Overriding 

Considerations, Adopt the MMRP, make the findings for approval and approve the project 

and development agreement as recommended by staff and subject the recommended 

conditions of approval. 

ALTERNATIVES:    

Several alternatives to the recommended action have been identified: 

1. The Planning Commission could elect not to recommend certification of the EIR and

approval of the project.  This is not recommended as this is a well designed project with

multiple types of housing which will meet critical housing needs in the County.

2. The Planning Commission could elect to recommend approval of one of the identified

project alternatives. This is not recommended as this is a well designed project with

multiple types of housing which will meet critical housing needs in the County.  A

reduction in density will not achieve the objectives of the County.

3. The Planning Commission could elect to recommend that the applicant make

amendments to the project not currently considered in the EIR. If this alternative is chosen

staff recommends a continuance of this project to a date uncertain to enable the County

to complete any additional environmental review necessary.
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RESOLUTION OF THE PLANNING COMMISSION 

OF THE COUNTY OF HUMBOLDT 

Resolution Number 22- 

RECORD NUMBER PLN-9902-GPA   

ASSESSOR PARCEL NUMBERS: 017-032-003, 017-071-004, 017-071-009, 017-072-

002, 017-072-003, 017-073-007, 017-073-009 and 303-012-020 

FINDINGS FOR CERTIFICATION OF ENVIRONMENTAL IMPACT REPORT AND ADOPTION OF 

STATEMENTS OF OVERIDING CONSIDERATIONS 

1. FINDING: CEQA (EIR) - The County of Humboldt has completed an 

Environmental Impact Report (EIR) in compliance with CEQA.  

EVIDENCE: a) The California Environmental Quality Act (CEQA) requires preparation

of an environmental impact report if there is substantial evidence in

light of the whole record that the project may have a significant effect

on the environment.

b) A Notice of Preparation (NOP) was prepared on March 28, 2019, in

accordance with CEQA Guidelines Section 15082 to inform interested

parties of the County’s determination that an EIR would be required

for the project, solicit input about the desired content and scope of

the DEIR, announce the date and time of a public scoping meeting,

and provide information on where documents about the project were

available for review and where comments could be sent on the

project. The NOP was posted at the County Recorder’s office; mailed

to property owners and tenants of parcels within project area and

parcels adjacent to/just outside of the project area boundary, and to

relevant agencies within the region; circulated through State

Clearinghouse (SCH#2019049166); and published in the Times

Standard on May 23, 2019. The NOP was circulated for a period of 30

days, ending on June 22,2019.

c) Pursuant to CEQA Guidelines Section 15083, prior to completing the

Draft EIR, the County of Humboldt held a scoping meeting on June 13,

2019 at Cutten Elementary School to solicit input from the regulatory

agencies and public. Appendix A of the Draft EIR includes the NOP,

written comments in response to the NOP, and a summary of the

comments received in writing and during the scoping meetings.

Areas of potential controversy known to the County include the

following:

• Concern about low-income housing in the Cutten neighborhood

possibly increasing crime and drug use;

• Traffic on Walnut;

• Parking on Fern Street during large events;

• Traffic on Hemlock and Dolbeer;

• Access to the McKay Community Forest;

• Proximity of the development to Ryan Creek and potential

impacts to natural resources there;

• Increased draw on public services;
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• Impact of high-density housing adjacent to Winship School;

• Need for stand of trees to be preserved to protect the viewshed.

These issues were considered during preparation of the Draft EIR and 

the Partial Recirculation Draft EIR and, where appropriate, are 

addressed in the environmental impact analyses of the Draft EIR 

and/or the Partial Recirculation Draft EIR. 

d) The Draft Environmental Impact Report (“DEIR”) for North McKay

Ranch Subdivision Project was prepared in accordance with CEQA

and circulated for public review from May 15, 2020 through June 29,

2020 (SCH#: 2019049166), a 45-day review period, in compliance with

CEQA Guidelines Section 15105; a Notice of Availability of the Draft

EIR was posted at the County Recorder’s office; mailed to property

owners and tenants of parcels within the project area and parcels

adjacent to/just outside of the project boundary, and to relevant

agencies within the region, and published in the Times Standard on

May 15, 2020.

e) On July 1, 2020, the provisions of new CEQA Guidelines Section 15064.3

Determining the Significance of Transportation Impacts became

effective, which required that impacts of development projects be

measured according to the overall distance that people drive, known

as vehicle miles travelled (VMT) and no longer measured by level-of-

service (LOS).

f) A VMT analysis of the North McKay Ranch Subdivision Project was

prepared, and two Draft EIR sections that were affected by CEQA’s

change from LOS to VMT, the Transportation Section and the Land Use

and Planning Section, were revised, as well as an update to the

project description.

g) In accordance with CEQA Guidelines Section 15088.5 for recirculating

portions of an EIR, the North McKay Ranch Subdivision Project Partial

Recirculation Draft EIR was prepared which included only the sections

that were changed, and circulated to the State Clearinghouse

(SCH#2019049166) for a 45-day review period from October 18, 2021

through December 1, 2021. A Notice of Availability of the Partially

Recirculated Draft EIR was posted at the County Recorder’s office;

mailed to property owners and tenants of parcels within the project

area and parcels adjacent to/just outside of the project boundary,

and to relevant agencies within the region, published in the Times

Standard, and a copy of the Partially Recirculated Draft EIR placed at

the Planning Division front counter, on October 18, 2021.

h) Issues that were analyzed in the Draft EIR and Partial Recirculation

Draft EIR include aesthetic resources, agricultural and forestry

resources, air quality, biological resources, cultural and tribal

resources, geology and soils, energy, greenhouse gas emissions and

climate change, hazards hazardous materials, land use and planning,

mineral resources, hydrology/water quality, noise, paleontological

resources, population and housing, public services, recreation,

transportation and traffic, utilities and service systems, wildfire and

cumulative impacts.

i) The Draft EIR and Partial Recirculation Draft EIR found that the

following areas would not have significant  impacts: Agricultural

Resources (Farmland to Non-Agricultural Use), Agricultural Resources
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(Agricultural Zoning or Williamson Act Contract), Agricultural 

Resources (Pressures to Convert Farmland to Non-Agricultural Use), 

Geology, Soils, Seismicity (Septic or Alternative Wastewater Disposal 

Systems), Hazards and Hazardous Materials (Airports), Hydrology and 

Water Quality (Seiches, Tsunamis, or Mudflows), Mineral Resources 

(Mineral Resources of Statewide or Local Importance), Noise (Aviation 

Noise), Population and Housing (Displacement of Persons or Housing), 

Transportation (Air Traffic Patterns).  

j) The Draft EIR and Partial Recirculation Draft EIR identified potential

significant impacts that can be mitigated to less than significant levels

on aesthetics, air quality, biological resources, cultural resources,

geology and soils, greenhouse gas emissions and climate change,

hydrology/ water quality, noise, public services, recreation, utilities

and service systems, transportation and traffic, and wildfire.

k) The Draft EIR and Partial Recirculation Draft EIR identified significant

impacts on greenhouse gas emissions and climate change, and

wildfire, that cannot be mitigated to less than significant levels.

l) All project changes required to avoid significant effects on the

environment have been incorporated into the project and/or are

made conditions of approval.  A Mitigation Monitoring and Reporting

Plan has been prepared in accordance with Humboldt County

regulations and is designed to ensure compliance during project

implementation and is recommended to be adopted in conjunction

with project approval.  The applicant must enter into an “Agreement

to Implement a Mitigation Monitoring and Reporting Plan as a

condition of project approval (Condition of Approval No. 2)

m) Evidence that has been received and considered includes:  the

application, technical studies/reports that have been peer reviewed

and reflect the County’s independent judgment and the FEIR, and

information and testimony presented during public hearings before

the Planning Commission.  These documents are on file in the Planning

and Building Department (PLN-9902-GPA) and are hereby

incorporated herein by reference.

l) The County received comments from 36 agencies, organizations,

and individual on the Draft EIR and the Partial Recirculation Draft EIR.

The FEIR considered the comments received during the public

review periods for the Draft EIR and Partial Recirculation Draft EIR

and provided appropriate responses.  In order to better address

repetitive comments, the FEIR used Master Responses to address

different topics. The Master Comment allows a more complete

response to the comments made rather than individually

responding to all the comments. The FEIR also included a refined

project description to clearly identify where changes had been

made to more clearly demonstrate how impacts were being

addressed.  Together, the Draft EIR, the Partial Recirculated Draft EIR,

the Responses to Comments, the Revisions to the DEIR, the

References, the FEIR Errata, and the Appendices constitute the Final

EIR on the project.

m) FINAL EIR -- RESPONSES TO COMMENTS.

The County prepared a Final EIR including responses to comments

on the North McKay Ranch Subdivision Project Draft EIR and the

Partial Recirculation Draft EIR.  The Responses to Comments respond
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to comments that were received during the circulation periods for 

both documents. The Responses to Comments document (FEIR) was 

released to the public on December 20, 2021 and responded to all 

environmental points raised by persons and organizations that 

commented on the Draft EIR and the Partial Recirculation Draft EIR.  

  n)  FINAL EIR - The County responded to all comments on the Draft EIR 

and on the Partial Recirculation Draft EIR. The County received 

comments on the Draft EIR and the partially recirculated Draft EIR 

from public agencies, organizations, and individuals, and provided 

responses to all of the comments in the Final EIR. 

  o)  Electronic copies of the FEIR were provided to all agencies that 

provided comments on either the Draft EIR or the Partial 

Recirculation Draft EIR, and were provided a minimum of 10 days to 

review the document (December 21, 2021 to December 30, 2021) 

prior to action by the Planning Commission. 

  p)  The Humboldt County Planning and Building Department, located 

at 3015 H Street, Eureka, CA 95501 is the custodian of documents 

and other materials that constitute the record of proceedings 

upon which the decision to certify the EIR is based.   

 
2. FINDING:  The EIR was presented to the Planning Commission in its entirety and 

the Planning Commission reviewed and considered it before 

recommending that the Board of Supervisors certify the Final EIR and 

approve the project. 

 EVIDENCE a) The Planning Commission considered the entire EIR at a public 

hearing on January 6, 2022 where the Planning Commission 

considered the contents of the EIR and received public and by 

public agency comments prior to making a recommendation on 

the FEIR. 

 

 

3. FINDING  The Final EIR reflects the County of Humboldt’s independent 

judgment and analysis. 

 EVIDENCE a) The EIR (DEIR/FEIR) was prepared by Stantec under contract to the 

County of Humboldt.  Technical studies were provided by the 

applicant and by Stantec which were incorporated into the 

environmental analysis. 

  b) The Planning Commission considered the information presented in 

the record relative to the FEIR and considered the public comment 

on the FEIR prior to making its recommendation.  The Planning 

Commission considered all public comments, including those made 

by subject manner experts.  Based on the evidence in the public 

record, the Planning Commission finds that the FEIR adequately 

addresses all potential environmental impacts and presents 

adequate feasible mitigation to reduce impacts to a less than 

significant level. 

 

4. FINDING:  EIR – ENVIRONMENTAL IMPACTS MITIGATED TO LESS THAN 

SIGNIFICANT.  The Draft EIR and Partial Recirculation Draft EIR 

identified potential significant impacts that can be mitigated to less 

than significant levels on aesthetics, air quality, biological resources, 

cultural resources, geology and soils, greenhouse gas emissions and 

climate change, hydrology/ water quality, noise, public services, 

recreation, trabsportation, utilities and service systems, and wildfire.  

PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  19



 EVIDENCE a) Potentially significant impacts to aesthetics have been mitigated to 

a less than significant level with incorporation of mitigation 

measures that require final design and lighting plan approval by the 

County prior to filing of each phase of the subdivision map. 

  b) Potentially significant impacts to air quality have been mitigated to 

a less than significant level with incorporation of mitigation 

measures that require implementation of construction emissions 

minimization measures. 

  c) Potentially significant impacts to biological resources have been 

mitigated to a less than significant level with incorporation of 

mitigation measures that require nesting bird and amphibian 

surveys prior to any clearing activities, replanting of riparian 

vegetation and creation of wetlands, enhancement of existing 

wetlands, utilizing appropriate culverts and recontouring an existing 

logging road. 

  d)  Potentially significant impacts to cultural resources have been 

mitigated to a less than significant level with incorporation of 

mitigation measures that require pre-construction worker 

awareness training and requirements in the event of inadvertent 

discovery of potential resources. 

  e) Potentially significant impacts to geology and soils have been 

mitigated to a less than significant level with incorporation of 

mitigation measures that require site specific geotechnical 

investigations prior to filing each map, pre-construction worker 

awareness training for paleontological resources and requirements 

in the event of inadvertent discovery of potential resources.  

  f) Potentially significant impacts to hydrology and water quality have 

been mitigated to a less than significant level with incorporation of 

mitigation measures that require stormwater pollution and 

prevention plans, drainage and stormwater quality management 

plans and a low impact development plan. 

  g) Potentially significant impacts from noise have been mitigated to a 

less than significant level with incorporation of mitigation measures 

that require compliance with specific maximum noise limits for all 

mechanical equipment, measures to reduce noise from 

construction activity and traffic and construction vibration.   

  h) Potentially significant impacts on public services have been 

mitigated to a less than significant level with incorporation of a 

mitigation measure that requires applicable school development 

fees to be paid prior to issuance of building permits. 

  i) Potentially significant impacts on recreation have been mitigated 

to a less than significant level with incorporation of a mitigation 

measure that requires preparation of trail and open space plans 

and recordation in permanent easements prior to approval of the 

final improvement plans for each phase of the subdivision map. 

  j) Potentially significant impacts on transportation have been 

mitigated to a less than significant level with incorporation of 

mitigation measures that require a specific traffic management 

plan to be submitted and approved prior to construction for each 

phase and the construction of adequate ADA sidewalks, curb 

ramps and crosswalks. 

  k) Potentially significant impacts on utilities and service systems have 

been mitigated to a less than significant level with incorporation of 

mitigation measures that require the applicant to prepare and 

submit an approved Water Supply, Pressure, and Storage Study to 

PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  20



the Humboldt County Public Works to demonstrate that adequate 

water supplies are available for the proposed development 

including water for fire suppression and the installation of on-site 

recycling collection facilities. 

 

5.  FINDING:  EIR-ENVIRONMENTAL IMPACTS NOT MITIGATED TO LESS THAN 

SIGNIFICANT – The proposed project would result in significant and 

unavoidable impacts that would not be mitigated to a less than 

significant level even with incorporation of mitigation measures from 

the EIR into the conditions of project approval, as further described 

in the evidence below.  There are specific economic, legal, social, 

technological or other considerations which make infeasible 

mitigating these impacts to a less than significant level. (15091(a)(3)  

 EVIDENCE: a)  The DEIR found that project which have potentially significant 

impacts to greenhouse gas emissions and climate change that 

cannot be avoided. Because there are no CEQA significance 

thresholds developed by the local air quality district, the North Coast 

Air Quality Management District, the significance thresholds from the 

Sacramento Metro Air Quality Management District were utilized. The 

project would contribute annual greenhouse gas emissions that 

exceed these levels of significance and would therefore generate 

greenhouse gases that may have a significant impact on the 

environment. Mitigation measures have been included which require 

a carbon offset agreement with the City of Arcata which has verified 

forest carbon offsets from the Arcata Community Forest and EPA 

certified woodburning fireplaces, as well as a prohibition on 

woodburning devices in the multi-family units. However, these 

measures do not fully mitigate for the impact and no other feasible 

mitigation is available to reduce the emissions below this significance 

threshold. Therefore, this impact was found to be significant and 

unavoidable.  

  b)  The DEIR found that project which have potentially significant 

impacts from wildfires that cannot be avoided. Because the project 

as currently designed would not provide for the 100 foot defensible 

space required by Cal-Fire and the Humboldt Bay Fire Protection 

District the project would potential expose project occupants to 

pollutant concentrations from a wildfire, would require the installation 

of infrastructure that may exacerbate fire risk and would expose 

people or structures to significant risks associated with post-fire 

impacts. Mitigation measures have been included which a fire safety 

management plan to be implemented throughout the lifetime of the 

project and that the applicant either 1) revise the site plan to provide 

a 100 foot defensible space buffer on-site or 2) enter into a 

Memorandum of Agreement (MOA) with the County for provision of 

70 feet of defensible space off-site (or as determined by the County 

but minimum of 100-foot total) on the County owned McKay 

Community Forest. Either of these measures would reduce the level 

of significance however as there is uncertainty over the actual 

implementation of the measure requiring 100 feet of defensible 

space this is identified as a significant and unavoidable impact.    

 

6.  FINDING:  EIR-CEQA ALTERNATIVES TO THE PROPOSED PROJECT - In compliance 

with CEQA Guidelines section 15126.6, the DEIR considered several 

alternatives to the 320 unit subdivision project originally proposed.  The 

EIR considered the alternatives described below which are more fully 
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described in the DEIR.  There are specific economic, legal, social, 

technological or other considerations which make infeasible the 

project alternatives identified in the EIR for reasons discussed below  

 EVIDENCE: a)  Alternative No. 1: No Project Alternative.   

The No Project Alternative assumes that the proposed project would 

not be implemented and that the project site would remain in its 

existing condition and used primarily for timber production. If 

Alternative 1 were selected, no change from existing conditions would 

occur.  

The No Project Alternative would not meet any of the basic project 

objectives: 

 

• Facilitate the creation of affordable housing opportunities to meet 

current and future demands for all housing levels. 

• Support the County’s economic development strategy and other 

efforts to retain and create living-wage job opportunities. 

• Support individual rights to live in urban, suburban, rural or remote 

areas of the County while using a balanced approach to protect 

natural resources, especially open space, water resources, fisheries 

habitat and water quality in cooperation with state and federal 

agencies. 

• Facilitate a more walkable and sustainable community and 

reduces traffic to major commercial centers. 

The no project alternative would not support Humboldt County 

General Plan policies which encourage increased housing 

opportunities and walkable communities. 

  b)  Alternative 2- Site Redesign. 

The site redesign alternative would increase the size of lots located 

along the boundary adjacent to the North McKay Forest to provide 

100 feet of defensible space for wildfire protection. This alternative 

would result in reduction of 10 single family dwelling units and 14 small 

lot single family dwelling units, for a total reduction of 24 single family 

lots. 

 

The Site Redesign Alternative would not meet important basic project 

objectives: 

 

• Facilitate the creation of affordable housing opportunities to meet 

current and future demands for all housing levels. 

The removal of 24 single family homes from the project would reduce 

the number of units would result in a significant increase in the 

purchase price of the smaller lots which would reduce affordable 

housing opportunities and would also reduce the housing options 

provided by the proposed project and would therefore not support the 

County General Plan goals and policies.  

  c)  Alternative 3- Reduced Density Alternative 

The reduced density alternative would eliminate specific lots and result 

in a smaller overall development footprint. While the 22,000 square feet 

of commercial development could remain, the reduction would 

accommodate 150 multi-family units and 130 single family homes.  
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The reduced density alternative would not meet important basic 

project objectives: 

 

• Facilitate the creation of affordable housing opportunities to meet 

current and future demands for all housing levels. 

• Assist the County in meeting it’s required housing inventory per 

State requirements. 

Given the significant investment costs associated with bringing utilities 

and other infrastructure to the site, the reduced density alternative 

would potentially render the project economically infeasible.  Were 

the project with a reduced density to remain economically viable it 

would reduce affordable housing opportunities reduce the housing 

options provided by the proposed project and would therefore not 

support the County General Plan goals and policies.  

 

Additionally, as this project site is identified in the county’s certified 

housing element as critical for meeting the County’s regional housing 

needs, reducing the density would render the County out of 

compliance with its certified Housing Element. 

  d)  Alternative Location CEQA Guidelines section 15126.6(2)(A) discusses 

that the key question in an alternative location analysis is whether any 

of the significant effects of the proposed project would be avoided or 

substantially lessened by placing it in an alternative location need be 

considered for inclusion in the EIR. If the lead agency concludes that 

no feasible alternative location exists it must disclose the reasons for this 

conclusion. Three specific alternative locations were analyzed in the 

DEIR, all three southwest of the project site with similar zoning. Two of 

the sites were 320 to 360 acres and one site 72 acres and all 

theoretically large enough to accommodate the proposed project. All 

pf these sites however are heavily timbered and significantly 

constrained with streams and gulch areas. Development of these 

alternative sites would result in similar or more significant impacts on air 

quality, biological resources, hydrology, aesthetics, transportation and 

greenhouse gases and would therefore not meet CEQA’s objective of 

avoiding or substantially lessening a project’s significant impacts and 

were therefore rejected from further consideration. 

  e)  Environmentally Superior Alternative.  Each of the alternatives either 

avoided or minimized to a greater extent the impacts associated with 

the proposed project.  When all the alternatives were considered, 

Alternative 3-Reduced Density- is considered to be the Environmentally 

Superior Alternative in the EIR.  As noted above this alternative is not 

feasible. 

 

The Environmentally Superior Alternative would have incrementally less 

environmental impacts to aesthetics, air quality, biological resources, 

cultural resources, geology and soils, hazards and hazardous materials, 

hydrology and water quality, noise, and traffic and transportation. 

Although there may be incremental reduction to many impacts only 

significant impacts to Wildfire would be fully avoided. All other impacts 

would still require the proposed mitigation.   

 

This alternative would fail to meet the project objective to facilitate the 

creation of affordable housing across all income levels and to assist the 

county in meeting its regional housing needs.   
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7.  FINDING  EIR-STATEMENT OF OVERRIDING CONSIDERATIONS  

In accordance with Section 15093 of the CEQA Guidelines, the County 

has evaluated the economic, legal, social, technological, or other 

benefits, including regionwide or statewide environmental benefits, of 

the project against its unavoidable environmental risks in determining 

whether to approve the project, and has determined that the specific 

economic, legal, social, technological, or other benefits, including 

regionwide or statewide environmental benefits, of the project 

outweigh its unavoidable, adverse environmental impacts so that the 

identified significant unavoidable impact(s) may be considered 

acceptable.  The proposed project will provide benefits described 

herein to the surrounding community and the County as a whole. Each 

benefit set forth below constitutes a separate, independent, and 

severable overriding consideration warranting approval of the project, 

despite the unavoidable impacts. Substantial evidence in the record 

demonstrates that the County would derive the following benefits from 

the project: 

 EVIDENCE a)  HOUSING NEEDS 

There is a critical need for new housing opportunities in Humboldt 

County.  The County has not seen housing developed at the rate 

needed to meet it regional housing obligation.  The Regional Housing 

Needs Allocation (RHNA) indicates that the County is expected to 

accommodate 3,390 new housing units within the four income levels 

between December 31, 2018, and August 31, 2027. RHNA shows that 

forty percent of the total housing units will need to be within the 

unincorporated areas of the County. This project would develop 320 

units over a 15–20-year period and over the 8.7 year period the first six 

phases of this project would generate approximately 16 percent of the 

County’s RHNA obligation. Approval of the project is important for 

meeting the County’s housing needs and for complying with state 

housing law. 

  b)  ECONOMIC BENEFITS 

Potential economic impacts that could be generated from the project 

would extend into numerous areas of the economy, including 

significant employment gains in the immediate term from construction, 

increased income generated and spent in the local economy and 

increased tax revenue directed towards local and state entities. 

Approval of the project would provide important economic growth. 

 

  c)  RECREATIONAL BENEFITS 

The project would function as an extension of the Cutten community 

to the east and would provide substantial additional open space to 

the County’s residents. Approximately 21.3 acres of forest lands would 

be preserved and dedicated to the County and access points will be 

provided within the development to connect to the existing McKay 

Community Forest. Approval of this project will contribute to a logical 

and orderly expansion of public recreational purposes to serve the 

surrounding community.  
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DECISION 

NOW, THEREFORE, based on the above findings and evidence, the Humboldt County 

Planning Commission does hereby recommend that the Board of Supervisors: 

1. Adopt the finding set forth in this resolution; and

2. Certify that the Final Environmental Impact Report for the North McKay Ranch

Subdivision Project (SCH#: 2019049166) has been completed in compliance with

CEQA, that the Final EIR was presented to the Planning Commission and the Planning

Commission has reviewed and considered the information contained in the FEIR

before recommending approval of the project to the Board of Supervisors, and that

the FEIR reflects the County’s independent judgment and analysis; and

3. Adopt the Statement of Overriding Considerations; and

4. Adopt the Mitigation Monitoring and Reporting Program.

Adopted after review and consideration of all the evidence on January 6, 2022. 

The motion was made by COMMISSIONER __________________and second by 

COMMISSIONER ______________ and the following ROLL CALL vote: 

AYES: COMMISSIONERS: 

NOES: COMMISSIONERS: 

ABSENT: COMMISSIONERS: 

ABSTAIN: COMMISSIONERS: 

DECISION:   

______________________________ _________ 

Alan Bongio, Chair of the Planning Commission 

I, John H. Ford, Secretary to the Planning Commission of the County of Humboldt, do 

hereby certify the foregoing to be a true and correct record of the action taken on the 

above entitled matter by said Commission at a meeting held on the date noted above.   

________________________________ _________ 

   John H. Ford, Director of Planning and Building 
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North McKay Ranch Subdivision 

Project  

Mitigation Monitoring and Reporting 

Program 

December 9, 2021 

 

Prepared for: 

 
 
County of Humboldt 
Planning and Building Department 
3015 “H” Street 
Eureka, CA 95501 
 
 
Technical Assistance: 
 
Stantec Consulting Services Inc.  
376 Hartnell Ave, Suite B 
Redding, CA 96002 

 
 
 

 

 

 

PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  26



Table of Contents 

ABBREVIATIONS ..................................................................................................................... II 

1.0 PROCEDURES FOR MONITORING AND REPORTING ............................................... 1 

1.1 INTRODUCTION ............................................................................................................ 1 

1.2 OVERVIEW OF THE MITIGATION MONITORING AND REPORTING 

PROGRAM ..................................................................................................................... 1 

2.0 CEQA MITIGATION MEASURES .................................................................................. 2 

LIST OF TABLES 

Table 2-1 Summary of the North McKay Ranch Subdivision Project Mitigation Measures .......... 3 

  

PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  27



Abbreviations 

ADA Americans with Disabilities Act 

Applicant  Kramer Properties Inc.  

BFM Bonded Fiber Matric 

BMP Best Management Practice 

CAL FIRE California Department of Forestry and Fire Protection 

CARB  California Air Resources Board  

CASQA California Stormwater Quality Association 

CDFW California Department of Fish and Wildlife 

CEQA  California Environmental Quality Act  

CHRIS California Historical Resources Information System 

County  Humboldt County 

CRHR California Register of Historical Resources 

DPR State Department of Parks and Recreation 

EIR  Environmental Impact Report  

FTA Federal Transit Administration 

FPD Fire Protection District 

FRI Forest land-Residential Interface 

HCSD Humboldt Community Services District 

LID Low Impact Development 

LOS Level of Service 

MLD  Most Likely Descendant  

MOA Memorandum of Agreement 

MMRP Mitigation, Monitoring, and Reporting Program  

NAHC Native American Heritage Commission  

NALs Numeric Action Levels 

NWIC Northwest Information Center 

PRC Public Resources Code 

proposed project  North McKay Ranch Subdivision Project  

RWQCB Regional Water Quality Control Board 

SAA CDFW 1602 Lake and Streambed Alteration Agreement 

SRA State Responsibility Area 

SVP Society of Vertebrate Paleontology 

SWPPP Stormwater Pollution Prevention Plan 

SWRCB State Water Resources Control Board 

USACE U.S. Army Corps of Engineers 

USEPA U.S. Environmental Protection Agency 

USFWS U.S. Fish and Wildlife Service 

WEAP Worker Environment Awareness Program 
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1.0 PROCEDURES FOR MONITORING AND REPORTING  

The purpose of the Mitigation, Monitoring, and Reporting Program (MMRP) is to provide Humboldt County 

(County) and Kramer Properties Inc. (the Applicant) with a comprehensive list of the mitigation measures 

identified in the Draft Environmental Impact Report (EIR) and the Partial Recirculation Draft EIR for the 

North McKay Ranch Subdivision Project (proposed project).  

1.1 INTRODUCTION  

The County is acting as the Lead Agency, as defined by the California Environmental Quality Act (CEQA). 

In accordance with Public Resources Code section 21081.6, a Lead Agency that approves or carries out 

a project with potentially significant environmental effects shall adopt a “reporting or monitoring program 

for the changes to the project which it has adopted or made a condition of a project approval to mitigate 

or avoid significant effects on the environment.”  

The CEQA Guidelines provide direction for clarifying and managing the complex relationships between a 

Lead Agency and other agencies with respect to implementing and monitoring mitigation measures. In 

accordance with CEQA Guidelines section 15097(d), “each agency has the discretion to choose its own 

approach to monitoring or reporting; and each agency has its own special expertise.” This discretion will 

be exercised by implementing agencies at the time they consider any of the activities identified in the 

environmental document.  

This MMRP is a working guide to facilitate both the implementation of the mitigation measures and the 

monitoring, compliance, and reporting activities by the County and any monitors it may designate. If the 

County Certifies the EIR for the proposed project, it will adopt the MMRP. 

1.2 OVERVIEW OF THE MITIGATION MONITORING AND REPORTING 

PROGRAM 

The Applicant is responsible for implementing and completing all mitigation measures without prompting 

by the County. The County will be responsible for mitigation measure oversight and compliance 

documentation. Under the oversight of County staff, mitigation actions required prior to and during 

construction will be performed by the Applicant and/or the Applicants’ Consultants, the Construction 

Contractors, and/or County and/or Applicant staff.  

Monitoring and reporting procedures will conform to the following steps prior to and during proposed 

project construction and operations:  

Step 1 Action: This step will be executed by the County and may be designated by the County and/or 

Applicant Project Manager to a Consultant and/or Contractor. All actions taken as part of this MMRP will 

be documented monthly by the Applicants and reported quarterly to the County, as described in Steps 2 

and 3 below. The designee responsible for implementation of mitigation measures will:  
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• Review mitigation status reports and any other information generated during construction and 

submit them to the County for review and acceptance;  

• Ensure that the mitigation measures in the MMRP are undertaken, either by the Applicant, 

Applicant’s Contractors, or Applicant’s Consultants; and  

• Verify monthly that mitigation actions are properly undertaken.  

Step 2 Monitoring: This step will be executed by the Monitor. The Monitor will be designated by the 

County and/or Applicant Project Manager and may be County and/or Applicant staff or a consultant to the 

County and/or the Applicants, at the County Planning Director’s discretion. The Monitor will investigate 

noncompliance allegations and identify how County and/or Applicant Staff, or its designees should correct 

implementation of the measure. If a measure is under control of the Contractor, the Monitor will inform the 

Contractor of the Monitor’s determination and request improved implementation. 

The Monitor will have the following responsibilities:  

• Be knowledgeable in the mitigation that is to be monitored; and  

• Verify implementation of mitigation by:  

o Verifying in the field that required implementation has been properly executed during and 

after construction; and  

o Contacting the Project Manager and requesting that the situation be remedied if 

mitigation is not being implemented or executed properly.  

Step 3 Reporting: This step will be executed by the Monitor. The Monitor will have the following 

responsibilities:  

• Compile all mitigation status reports into a Report of Compliance. Recommendations may 

include updating the frequency of monitoring, changing the type of monitoring, and suggesting 

better ways to implement mitigation;  

• Assist the County and/or Applicant Project Manager reviewing Contractor’s implementation of 

mitigation requirements, detailing corrective action and time of completion to resolve any issues 

that are raised; and  

• Provide all completed reports and statements to the County, and ensure they are on file and 

available at Applicant offices.  

2.0 CEQA MITIGATION MEASURES  

Table 2-1 below describes the mitigation measures included in the proposed project. For each mitigation 

measure the required action, responsible party, implementation timing, and reporting requirements are 

described. 
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RESOLUTION OF THE PLANNING COMMISSION 

OF THE COUNTY OF HUMBOLDT 

Resolution Number 22- 

Application Number PLN-9902-GPA 

Assessor’s Parcel Numbers: 017-032-003, 017-071-004, 017-071-009, 017-072-002, 017-072-

003, 017-073-007, 017-073-009 and 303-012-020 

Resolution by the Planning Commission of the County of Humboldt conditionally approving 

the General Plan Amendment, Zone Reclassification, Tentative Subdivision Map, Planned 

Unit Development and Special Permit for the North McKay Tract project. 

The project proposed by Kramer Properties, Inc. came on for public hearing before the 

Humboldt County Planning Commission on January 6, 2022.  Having considered all the 

written and documentary evidence, the administrative record, the staff report, oral 

testimony, and other evidence presented, the Planning Commission finds and approves 

as follows: 

FINDINGS 

The project is a General Plan Amendment, Zone Reclassification, Tentative Subdivision 

map, planned Unit Development, Special Permit and Development Agreement. The 

following findings are required to be made to approve the project: 

A. General Plan Amendment

1. Section 65358(a) of the California Government Code requires amendments of the

General Plan be in the public interest.

2. Policy G-P8 of the 2017 General Plan requires findings that General Plan

Amendments are:

a) in the public interest,

b) consistent with the Guiding Principles in Section 1.4; and

c) consistent with the applicable goals of the Plan.

B. Amendment to the Zoning Map (Zone Reclassification)

Section 312-50.3 of the Zoning Ordinance requires all the following findings for approval 

of changes to the Zoning Map: 

3. The amendment is in the public interest; and

4. The amendment is consistent with the County General Plan; and

5. The amendment does not reduce the residential density for any parcel below that

utilized by the Department of Housing and Community Development in

determining compliance with housing element law (the midpoint of the density

range specified in the plan designation) unless certain site-specific findings are

made.
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C. Subdivision Findings:

Section 66474 of the State Subdivision Map Act and Title III Division 2 of the Humboldt 

County Code (HCC) specify the findings that must be made to approve tentative 

subdivision maps.  Basically, the Hearing Officer may approve a tentative map if the 

applicants have submitted evidence which supports making all of the following 

findings: 

6. That the proposed subdivision together with the provisions for its design and

improvement is consistent with the County’s General Plan.

7. That the tentative subdivision map conforms to the requirements and standards of

the  County’s subdivision regulations.

8. That the proposed subdivision conforms to all requirements of the County’s zoning

regulations.

9. The proposed subdivision is not likely to cause substantial environmental damage.

10. The proposed development does not reduce the residential density for any parcel

below that utilized by the Department of Housing and Community Development in

determining compliance with housing element law, unless the following written

findings are made supported by substantial evidence: 1) the reduction is consistent

with the adopted general plan including the housing element; 2) the remaining

sites identified in the housing element are adequate to accommodate the County

share of the regional housing need; and 3) the property contains insurmountable

physical or environmental limitations and clustering of residential units on the

developable portions of the site has been maximized.

D. Findings for Approval of the Planned Unit Development and Special Permit

Section 312-17.1 (Required Findings for All Discretionary Permits) of the Humboldt County 

Code specifies the findings that are required to grant a Conditional Use Permit and Special 

Permit: 

11. The proposed development is in conformance with the County General Plan, Open

Space Plan, and the Open Space Action Program (CO-IM5);

12. The proposed development is consistent with the purposes of the existing zone in which

the site is located;

13. The proposed development conforms with all applicable standards and requirements

of these regulations;

14. The proposed development and conditions under which it may be operated or

maintained will not be detrimental to the public health, safety, or welfare; or

materially injurious to property or improvements in the vicinity; and

15. The proposed development does not reduce the residential density for any parcel

below that utilized by the Department of Housing and Community Development in

determining compliance with housing element law (the mid point of the density

range specified in the plan designation) unless the following written findings are

made supported by substantial evidence:
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a. The reduction is consistent with the adopted general plan, including the

housing element, and

b. The remaining sites identified in the housing element are adequate to

accommodate the County’s share of the regional housing need pursuant

to Section 65584 of the Government Code, and

c. The property contains insurmountable physical or environmental limitations

and clustering of residential units on the developable portions has been

maximized.

E. Findings for Approval of a Development Agreement

Section 2171-14 of the Humboldt County Code specifies the findings required to 

approve a development agreement. The Board of Supervisors must find that the 

agreement: 

16. is consistent with the objectives, policies, general land uses and programs

specified in the County’s general plan, any certified local coastal program, any

applicable area plan, any applicable specific plan or such general plan

amendments or changes in rules, regulations, ordinances, and official policies as

are to be adopted concurrently with the adoption of the development

agreement; and,

17. is compatible with the uses authorized in, and the regulations prescribed for, the

zoning district in which the real property is located; and,

18. is in conformity with the public interest, general welfare and county land use

planning policies; and,

19. will not be detrimental to the public health, safety and welfare of persons residing

in the immediate area nor be detrimental or injurious to property or persons in the

general neighborhood or to the general welfare of the residents of the County as

a whole; and,

20. will not adversely affect the orderly development of property; and,

21. is consistent with the provisions of Government Code

Sections 65864 through 65869.5 , the State law governing development

agreements.

F. CEQA

22. In addition, the California Environmental Quality Act (CEQA) states that one of the

following findings must be made prior to approval of any development which is

subject to the regulations of CEQA:

a. The project is either categorically or statutorily exempt; or

b. There is no substantial evidence that the project will have a significant

effect on the environment or any potential impacts have been mitigated

to a level of insignificance and a negative declaration has been prepared

pursuant to Section 15070 of the CEQA Guidelines; or
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c. An environmental impact report (EIR) has been prepared and all significant 

environmental effects have been eliminated or mitigated to a level of 

insignificance, or the required findings in Section 15091 of the CEQA 

Guidelines are made. 

 

The below information provides evidence in support of all the required findings: 

 

 

 FINDING:  PROJECT DESCRIPTION 

The proposed project would be constructed on approximately 81 acres and 

would involve a mixed-use development with 320 residential units, 

approximately 22,000 square feet of commercial development, an off-site 

sewer line, and an off-site water storage tank. The proposed land uses would 

include single-family dwellings, multi-family dwellings, and neighborhood 

commercial. The residential mix could include 146 single-family houses and 174 

multi-family units. Two proposed commercial parcels would contain 

approximately 22,000 square feet of commercial space. Approximately 21.73 

acres would remain as undeveloped open space that would be dedicated to 

the County for future trail management or conveyed in fee. The off-site water 

storage tank would be owned and managed by the Humboldt Community 

Services District (HCSD) and would support the proposed development. The 

proposed project is anticipated to be developed in nine phases over a period 

of 20 years, but a final phasing plan would be based on market conditions. The 

proposed project would require annexation into HCSD for the provision of 

utilities.  The project includes an amendment to the Eureka Community Plan 

land use maps and a zone reclassification to designate land for Commercial 

General (CG) and Residential Medium Density (RM) use and to apply 

corresponding Neighborhood Commercial (C-1) and Apartment-Professional 

(R-4) zoning. The project will be a Planned Development. A Special Permit is 

required for work within Streamside Management Areas for two isolated 

wetlands in the northern part of the project, a wetland at the proposed 

location of the Arbutus Street extension and stream crossings related to the 

extension of Redwood Street.  A total of 0.168 acres of wetlands would be 

impacted and 0.050 acres of riparian habitat will be impacted as a result of 

the project. 

    

 EVIDENCE: a) Evidence in File (PLN-9902-GPA) 

 

  b)  The project description is based on the information submitted as part of the 

application package, and all subsequent technical documents and 

information used to evaluate the project.  

  c)  These documents are on file in the Planning Department and are hereby 

incorporated herein by reference. 

 

 FINDING:  THE GENERAL PLAN AND ZONING MAP AMENDMENT IS IN THE PUBLIC INTEREST 

 

 EVIDENCE: a) The General Plan Amendment and zone reclassification provide an increased 

range of densities which is needed to provide housing opportunities across a 

range of income ranges.  

  b)  The Humboldt County Housing Element identified that this project site could 

provide 323 units as part of the housing opportunity inventory. The County is 

significantly behind in providing housing to meet its regional housing 

obligations. The county’s projected housing needs for the current period (2019-

2027) is 1,413 units spread across all housing income categories.   These 

amendments allow for the project to provide for 320 units over a variety of 
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different housing income categories. 

c) As demonstrated by the significant deficit in available housing, there is a

significant need for housing in Humboldt County and it is in the public interest

to facilitate housing development.

d) The project results in a portion of the property being developed for

neighborhood commercial facilities which will serve the needs of the residents

of the development and result in less vehicle miles traveled for convenience

items.  .

e) Lastly, the amendment facilitates the transfer of approximately 21.73 acres to

the County for future trails and open space which will serve the public.

FINDING: CONFORMANCE WITH 2017 HUMBOLDT COUNTY GENERAL PLAN, OPEN SPACE 

PLAN, AND THE OPEN SPACE ACTION PROGRAM (CO-IM5) As conditioned, the 

project is in conformance with the Humboldt County General Plan, Open 

Space Plan, and the Open Space Action Program.   

EVIDENCE: a) Approval of the General Plan Amendment is consistent with CHAPTER 1.4 –

GUIDING PRINCIPLES

1. Ensure that public policy is reflective of the needs of the citizenry of a

democratic society as expressed by the citizens themselves.  The General

Plan Amendment will implement the policy focus of the Housing Element

and provide a range of housing opportunities for a variety of household

incomes.

2. Preserve and enhance the diverse character of Humboldt County and

the quality of life it offers. The General Plan Amendment will allow a range

of housing types to meet the needs of many different income levels.

3. Promote and facilitate the creation of affordable housing opportunities to

meet current and future demands for all income levels. The General Plan

Amendment allows a higher density on some parcels which will provide

housing that is more affordable by design.

4. Cooperate with service providers and promote efficient use of roads,

water, and sewer services by encouraging development that is consistent

with Land Use maps contained in the General Plan.  Support home

construction methods and alternative wastewater systems that are

proven to minimize threats to human health and safety with a goal of

reducing energy and water usage. The applicant and County have been

coordinating with the Humboldt Community Services district and as

identified in the EIR there is a need to install a new sewer line and install a

new water tank which are requirements of this project.

5. Support the County’s economic development strategy and other efforts

to retain and create living-wage job opportunities. The provision of

housing will create jobs to construct the housing and install the

infrastructure.

6. Encourage, incentivize and support agriculture, timber ecosystem

services and compatible uses on resource lands.  As part of the

dedication of the McKay Forest this property was set aside for

development.  This is no longer a resource land and so development this

parcel is consistent with this provision.

7. Support individual rights to live in urban, suburban, rural or remote areas

of the County while using a balanced approach to protect natural

resources, especially open space, water resources, fisheries habitat and
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water quality in cooperation with state and federal agencies.  This parcel 

was identified as a non-resource land as part of setting aside the McKay 

Forest.  The proposed development has been analyzed in an EIR 

prepared for the proposed project. 

8. Adhere to practical strategies that can be implemented utilizing

constructive cooperation and common sense. This is a unique proposal

on a unique property that has required sound reasoning in order to apply

appropriate conditions and mitigation measures that balance the need

for improvements with the impact which can be assigned to the project.

9. Provide a clear statement of land use values and policies to provide

clarity in the County’s permit processing system and simplify review of

projects.  Within the Housing Element this parcel is identified as a priority

location for housing.  The fact that the project proponent is proposing a

range of housing types makes this even more of a priority from a County

Policy standpoint.

10. Maximize the opportunities to educate the public about the planning

process, in order to have meaningful participation in the development

and maintenance of the Plan.  In addition to the legal notices for the

CEQA document review and public hearings there have been press

releases to notify the public that they may participate in the review of this

project.

11. Support a broad public participation program at all levels of the decision

making process; including study, workshops, hearings, a citizens

handbook and plan revisions. The Planning Commission consideration of

this project occurred at a notices and advertised public hearing.

FINDING: The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are in conformance with the Land Use Element of the 

General Plan. 

EVIDENCE: a) The Residential Low Density (RL) Land Use Designation is used for areas suitable

for residential use where urban services are available or are anticipated to be

available.  Single family units on individual lots are the dominant use, but the

designation can accommodate a mix of housing types including townhouses

and common-wall clustered units. The allowable density is 1-7 units per acre.

A total of 146 single family lots will be developed within the areas planned RL,

all to be connected to urban services and withing the density range of 1-7 units

per acre.

b) The Residential Medium Density designation is used in areas with full urban

services and where common-walled units and apartments are appropriate,

including duplexes, townhouses, and apartments and manufactured home

park developments. Design review can be used to ensure compatibility with

neighborhood character. The allowable density is 7-30 units per acre.

The land use designation of approximately 18.5 acres of RL designated

property will be redesignated as RM to accommodate 174 multi-family units,

at an average of 9 units per acre which is within the range specified in the RM

designation.

c) The Commercial General (CG) designation is intended to classify lands that

because of their location, access, and availability of services are suitable for

commercial development.  This includes retail trade services that are easily

accessible, compatible and geared for local neighborhood or regional
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needs. 

A total of 2.2 acres of RL designated land will be redesignated as CG to 

accommodate 22,000 square feet of office and neighborhood commercial 

space that will serve the development and surrounding community. 

  d)  In accordance with UL-P1 Urban Development Areas, the County shall plan 

Urban Development Areas and implement land use regulations to support 

business expansion, housing opportunities and investments in infrastructure.   

The project site is located within the Urban Development Area and within an 

adopted housing opportunity zone intended to facilitate additional housing 

development. The project will add 320 housing units, expansion of business 

through the additional 22,000 square feet of commercial space and will result 

in additional public infrastructure. 

  e)  The Timberland (T) Land Use Designation is utilized to classify land that is 

primarily suitable for the growing, harvesting, and production of timber. 

Prairie and grazing land may be intermixed. Density range is 40-160 

acres/unit. 

The new water tank to serve this site will be on land designated T.  It is an 

existing tank site used by Humboldt Community Services District.  As provided 

in the General Plan, Utilities, such as the water storage tank, is considered an 

allowable use type within the T land use designation 

  f)  Policy FR-P16. Public Utilities on TPZ Lands indicates where feasible avoid 

locating federal, state, or local public improvements and utilities in TPZ where 

the project or land acquisition will have a significant adverse effect on the 

production of timber or ecosystem services.  The new water tank to serve this 

site will be on land zoned TPZ.   The water storage tank will be located on land 

that is already owned by a public utility and managed for water distribution 

purposes. The installation of an additional water storage tank on this site that 

is already utilized for public services will not have a significant adverse impact 

on the production of timber of ecosystem services. 

  g)  Policy FR-P20: Fire Safety Hazards requires the County to continue to 

implement the State Responsibility Area Fire Safe Standards and Wildland-

Urban Interface Building Codes for new development and support voluntary 

programs for fuels reduction, dwelling fire protection and creation of 

defensible space for existing development.  The project site is within a High 

Fire Hazard area. The project site is within the jurisdiction of the Humboldt #1 

Fire Protection District (with the exception of the water tank site) and within 

State Responsibility Areas (SRA), which are served by CAL FIRE. The project EIR 

examined the hazards of potential wildfire. The project will comply with all of 

the required measures in the state’s Fire Safe regulations. Mitigation measures 

have been included to reduce the potential impacts of adding additional 

development within the high fire hazard area. MM-WF-1 requires the 

development of a fire safety management plan and  MM-WF-2 requires 

revisions for 100 feet of defensible space as recommended by Cal-Fire and 

Humboldt #1 Fire Protection District to be included or an agreement in place 

with the County to ensure the same practical effect through management of 

the adjacent open space lands which are managed or proposed to be 

managed by Humboldt County after completion of this project. 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special 

Permit and Subdivision Map are in conformance with the Community 

Infrastructure and Services Element of the General Plan. 

 EVIDENCE: a) Policy IS-P3 – Requirements for Discretionary Development requires the 

adequacy of public infrastructure and services for discretionary 

development greater than a single-family residence and/or second unit shall 

be assessed relative to service standards adopted by the Board of 

Supervisors, local service providers, and state and federal agencies.  The 
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proposed project includes annexing to HCSD and extending and installing 

necessary infrastructure to serve the project. A new off-site water tank would 

be constructed as part of the proposed project, expanding HCSD’s service 

capacities. A sewer line will also be extended to Hemlock Street and Walnut 

Drive to provide sanitary sewer facilities to the proposed project. 

  b) Policy IS-P9. District Boundaries, Spheres of Influence, and Community Plans 

requires district boundaries, spheres of influence, municipal service reviews, 

and community plans shall be mutually compatible and support the orderly 

development and timing of infrastructure and services.  The proposed project 

includes annexing to HCSD and extending and installing necessary 

infrastructure to serve the project. A sewer line will also be extended to 

Hemlock Street and Walnut Drive to provide sanitary sewer facilities to the 

proposed project 

  c) Policy IS-P25: Fire Service Impacts from New Development.  

During review of discretionary permits within fire related district boundaries or 

identified response areas, utilize recommendations from the appropriate 

local fire chief as feasible mitigation measures to reduce impacts to 

emergency response and fire suppression services from new development. 

 

The proposed project would be constructed in compliance with all 

applicable federal, state, and local regulations pertaining to fire safety. 

Consultation with CAL FIRE would be required in order to ensure that any 

structures built within the SRA are constructed in accordance with CAL FIRE’s 

regulations for fire safety. MM PS-1 would be required in order to ensure that 

safety measures are put in place in accordance with CAL FIRE and County 

regulations.   

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are in conformance with the Telecommunications 

Element of the General Plan. 

 EVIDENCE: a) Policy T-P13: Subdivision Improvement Requirements requires new residential 

and commercial development projects to include the infrastructure 

components necessary to support modern communication technologies, such 

as conduit space within joint utility trenches for future high-speed data 

equipment and flexible telephone conduit to allow for easy retrofit for high-

speed data systems.  The proposed project would include adequate 

telecommunications and broadband service capability as a condition of 

approval. 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are in conformance with the Circulation Element of the 

General Plan. 

 EVIDENCE: a)  Policy C-P5: Level of Service Criteria requires the County to strive to maintain 

Level of Service C operation on all roadway segments and intersections, 

except for U.S. 101, where Level of Service D shall be acceptable. Level of 

Service improvements for automobiles should not adversely affect Level of 

Service and/or Quality of Service for other modes of transportation, if possible. 

 

i. A Traffic Study for the McKay Ranch Subdivision was prepared in May 

2018 by TJKM found Coordination between the Humboldt County 

Department of Public Works and the City of Eureka determined that 12 

intersections had the potential to be impacted and needed to be 

analyzed for level of service conditions to determine consistency with this 

Humboldt County General Plan policy.   

ii. The Study found 9 of these intersections would be functioning below LOS 

C under both Future (2040) with no project and Future (2040) plus Project 

conditions. The traffic study identified improvements to all intersections 
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operating at LOS D or worse in the future condition with Project, except 

for the Harris and Harrison intersection where a traffic signal is already in 

place.   

iii. The study calculated the project’s contribution to LOS delay at these 

intersections as a percentage of the Future plus Project conditions.  

iv. The project is not responsible for pre-existing conditions but is responsible 

for its proportionate share of the traffic contributed to the intersections. 

The county may only require development conditions which are 

proportional to the project’s impacts (Dolan v. City of Tigard, 512 U.S. 374).  

v. The project’s cumulative fair share is 197%, which is roughly two 

intersections. County Public Works has identified two intersections that are 

priority needs for signalization based on circulation patterns, and which 

may serve an equivalent share of the total of improvement costs for 

intersections that fall below LOS C.  

vi. Signalization of these intersections is a condition of approval of the 

subdivision map. The various intersection improvements would help 

minimize traffic congestion in the vicinity of the proposed project.  

vii. Additional traffic calming facilities such as roundabouts, chicanes and 

traffic circles would necessitate a reduction in off-street parking for 

existing residents and a reduction in available space for the proposed 

residential development and is not feasible for this project.   

  b)  Policy C-P11: Transportation Demand Management Programs require 

residential subdivisions and multifamily development that would result in 

fifteen or more dwelling units, and non-residential development that would 

employ greater than ten persons, and that require a discretionary permit, to 

comply with County transportation demand management programs.  The 

project is conditioned to signalize two priority intersections identified by the 

County Public Works that will facilitate implementation of the County’s 

transportation demand management program. The project is conditioned to 

provide a bus stop in the vicinity of the multi-family and commercial 

development and bicycle facilities 

  c)  Policy C-P34: Traffic Calming requires use of traffic calming measures, where 

feasible and appropriate, as a means of improving safety for all users. Traffic 

calming measures may include, but are not limited to, roundabouts, 

chicanes, curb extensions, and traffic circles.  The proposed project has been 

designed to incorporate intersection improvements. These intersection 

improvements would help minimize traffic congestion in the vicinity of the 

proposed project. Additional traffic calming facilities such as roundabouts, 

chicanes and traffic circles would necessitate a reduction in off-street 

parking for existing residents and a reduction in available space for the 

proposed residential development and is not feasible for this project. 

  d)  Policy C-P38: Develop a Regional Trails System calls for support of efforts to 

establish and connect regional trails, particularly in the greater Humboldt Bay 

and lower Mad River areas, the Eel River Valley, along the Avenue of the 

Giants and in the Klamath-Trinity area. The System should include the 

California Coastal Trail system and consist of multi-use trails where feasible.  

The proposed project would include 20-foot-wide trail easements and would 

construct trail connection to the future public trails to access the McKay 

Community Forest, consistent with efforts to establish a regional trail system. 

  e) Policy C-P39: Encourage Bicycle and Pedestrian-Friendly Development 

incentives to be given to developers who provide non-motorized facilities that 

connect neighborhoods in a design appropriate to the character of those 

neighborhoods.  The proposed project would include pedestrian pathways 

and 20-foot-wide trail easements, which would connect the new 

development to the existing community and surrounding recreational 
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opportunities. The project would include the construction of the McKay 

Community Forest trail segments that are within the project boundary. The 

project is conditioned to provide for a bus stop in the vicinity of the commercial 

development, and to provide for bike racks and bike lockers adjacent to the 

bus stop and the commercial development. The proposed connector roads 

will provide for bike lanes within the public rights-of-way. 

 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are in conformance with the Housing Element of the 

General Plan. 

 EVIDENCE: a) Goal H-G2: Housing Diversity calls for an adequate supply of all types of 

housing affordable for all income levels in all areas of the County, including 

urban, suburban, rural, hamlet and remote areas.  The proposed project 

consists of a mixed-use development which would include 146 single-family 

houses and 174 multi-family units. The development would provide for a range 

of income levels, with 18 affordable units, 50 smaller (less than 5,000 square 

feet) single-family lots, and 96 larger lots measuring 6,600 square feet or more. 

  b) Goal H-G3: Workforce Housing calls for an adequate supply of rental and 

homeownership opportunities affordable to wage earners within close 

proximity to local businesses, recreational facilities, community services, transit 

corridors and schools.  

The proposed project consists of a mixed-use development that would place 

residences and new commercial uses near existing residential, business, and 

community services. The range of unit types, including multi-family and single-

family residential, would provide for ownership and rental opportunities. The 

nearest transit stop is approximately 0.2 mile to the west, the nearest 

elementary school is adjacent to the site, and more extensive employment, 

commercial, health and other services and opportunities are approximately 1 

mile to the north. 

 

  c) Policy H-P21: Siting of Multifamily Housing Developments assures that  

the County shall plan, prioritize, and support development proposals that 

locate multifamily uses along major transportation corridors, near transit stops, 

public services, recreation areas, neighborhood commercial centers and work 

opportunities. 

The proposed project includes a mixed-use development located 

approximately 0.3 mile from the neighborhood commercial area at Maple 

Avenue and Fern Avenue, and adjacent to existing recreational opportunities. 

The nearest transit stop is approximately 0.2 mile to the west, the nearest 

elementary school is adjacent to the site, and more extensive employment, 

commercial, health and other services and opportunities are approximately 1 

mile to the north.   
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  d) Policy H-P22: Allowances for a Mixture of Housing Sizes and Types states  

the County shall allow a variety of housing types and sizes in all residential areas 

served by public sewer to encourage a mix of housing opportunities for all 

income categories. 

The proposed project includes a variety of housing types, including 96 larger 

single-family lots (6,600 square feet or greater), 50 smaller single-family lots (less 

than 5,000 square feet), and 174 multi-family units; 18 housing units would be 

affordable. The residences would be served by public sewer through HCSD. 

 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are in conformance with the Economic Development 

Element of the General Plan. 

 EVIDENCE:   a) Goal ED-G6: Competitive Quality of Life calls for maintained and enhanced 

natural resources, recreational opportunities, quality education, vibrant town 

centers, access to employment, housing, retail, health care, childcare, safety, 

multimodal transportation, advanced telecommunications, and cultural and 

natural amenities. 

The proposed project includes trails to provide access to adjacent recreational 

and open space opportunities and proposed commercial spaces and would 

be located within one mile of retail, childcare, transportation, employment 

and retail opportunities. 

 FINDING: 

 

 The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are in conformance with the Conservation and Open 

Space Element of the General Plan. 

 

 EVIDENCE: a)  Goal CO-G4: Parks and Recreation calls for maintained and accessible parks 

offering a range of popular recreation opportunities and a regional trail system 

that meets future recreational and non-motorized transportation demands. 

The proposed project includes designating and preserving 21.73 acres of 

permanent open space through a permanent easement dedicated to the 

County.  In addition, 20-foot wide trail easements and trail connections would 

be provided on-site to connect to the future public trails to the McKay 

Community Forest. 

  b)  Goal CO-G5: Open Space and Residential Development. Orderly residential 

development of open space lands that protects natural resources, sustains 

resource production, minimizes exposure to natural hazards, and seeks to 

minimize the costs of providing public infrastructure and services. 

The project site is currently zoned to allow 320 residential dwelling units. The 

project location is adjacent to developed lands, including community 

playfields at Redwood Fields Park, and would be provided with public water 

and sewer from HCSD, as outlined in the approved MSR. The Eureka 

Community Plan calls for the site’s development, and the Housing Element 

identifies 5 of the 7 APNs as available for residential development in the 

Residential Land Inventory. As noted earlier, 21.73 acres of permanent open 

space would be preserved and dedicated to the County through an 

easement or conveyed in fee. Additionally, 20-foot-wide trail easements and 

constructed trail connections would connect the future public trails to the 

McKay Community Forest. 

  c)  Goal BR-G2: Sensitive and Critical Habitat calls for mapped inventory of 

sensitive and critical habitat where biological resource protection policies 

apply. Numerous biological resource surveys have been prepared and utilized 

to support project planning. Based on the results of the literature and database 

review and field surveys, a thorough inventory of sensitive and critical habitat 
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within the project site has been mapped. This inventory is found in the Draft EIR 

and refined in the Final EIR. 

 

  d)  Goal BR-G3: Benefits of Biological Resources calls for Fish and wildlife habitats 

protected on a sustainable basis to generate long-term public, economic, and 

environmental benefits. Mitigation measures are included in the DEIR in order 

to minimize potential impacts on fish and wildlife habitats. These mitigations 

measures are primarily found in the biological resources section and hydrology 

and water quality section. No significant and unavoidable impacts to 

biological resources were identified in the environmental review. 

  e)  Policy BR-P1: Compatible Land Uses ensures areas containing sensitive habitats 

shall be planned and zoned for uses compatible with the long-term 

sustainability of the habitat. Discretionary land uses and building activity in 

proximity to sensitive habitats shall be conditioned or otherwise permitted to 

prevent significant degradation of sensitive habitat, to the extent feasible 

consistent with California Department of Fish and Wildlife guidelines or recovery 

strategies. 

 

The project site contains combining zones for the protection of habitat and 

open space through the Eureka “GO” Greenway and Open Space combining 

zone and is designed to comply with all of the provisions of this combining zone. 

Through mitigation measures the project is conditioned to prevent significant 

degradation of sensitive habitats. With implementation of Mitigation Measures 

MM-BIO-4, MM-BIO-5, MM-BIO-6, MM-BIO-7 and MM-BIO-8 impacts on sensitive 

natural communities and riparian habitat either would be avoided or would be 

compensated at a 1:1 ratio. Mitigation and conditions are also in place to 

prevent project related erosion and runoff to receiving waters and to protect 

and facilitate wildlife movement (MM-BIO-8). Through mitigation and 

conditions, the project will not degrade sensitive habitats. 

 

  f)  Policy BR-P2: Critical Habitat states discretionary projects which use federal 

permits or federal funds on private lands that have the potential to impact 

critical habitat shall be conditioned to avoid significant habitat modification or 

destruction consistent with federally adopted Habitat Recovery Plans or interim 

recovery strategies. The project is anticipated to require federal permits. A 

Clean Water Act Section 404 Nationwide Permit for wetland fill and work within 

riparian areas may likely be required. No critical habitat wildlife species will be 

impacted. Development within the stream channels and wetland areas have 

been minimized through project refinements and mitigation measures. The 

project as designed will not be inconsistent with adopted habitat recovery 

plans or interim recovery strategies.  

 

  g)  Policy BR-P4: Development within Stream Channels states Development within 

stream channels shall be permitted when there is no lesser environmentally 

damaging feasible alternative, and where the best feasible mitigation 

measures have been provided to minimize adverse environmental effects. 

Development shall be limited to essential, non-disruptive projects which 

include road crossings where erosion control measures are implemented. 

Development within stream channels will be limited to road crossings, a 

permitted development activity in stream channels. The crossings will be 

required to be designed to minimize impacts to the streams and to facilitate 

wildlife movement and tom mitigate for all impacts to riparian habitat 

(Mitigation Measures MM-BIO-4 and MM-BIO-8) 

 

  h)  Policy BR-P5: Streamside Management Areas is to protect sensitive fish and 
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wildlife habitats and to minimize erosion, runoff, and interference with surface 

water flows, the County shall maintain Streamside Management Areas, along 

streams including intermittent streams that exhibit in-channel wetland 

characteristics and off-channel riparian vegetation. The EIR has identified a 

total of 0.168 acres of wetlands that would be impacted and 0.050 acres of 

riparian habitat will be impacted as a result of the project. Project construction 

activities occurring within riparian habitat would be limited to the stream 

crossings for public road extensions, and all riparian habitat will be mitigated 

at a 1:1 ratio (MM-BIO-4). Wetland impacts are limited to two small isolated 

wetlands and to a larger wetland required to be impacted for the extension of 

a public road. Wetland impacts will be mitigated at a 1:1 ratio (MM-BIO-5) and 

existing wetlands not impacted will be enhanced (MM-BIO-6). The project will 

adhere to the prescribed Streamside Management Areas (SMAs) buffers of 100 

and 50-feet from the edge of riparian vegetation or top of bank for perennial 

and intermittent streams, whichever is greater for all other development 

related activities. 

     

  i)  Policy BR-P6: Development within Streamside Management Areas states that 

Development within Streamside Management Areas shall only be permitted 

where mitigation measures (Standards BR-S8 – Required Mitigation Measures, 

BR-S9 – Erosion Control, and BR-S10 – Development Standards for Wetlands) 

have been provided to minimize any adverse environmental effects and shall 

be limited to uses as described in Standard BR-S7 – Development within 

Streamside Management Areas. 

 

The EIR has identified a total of 0.168 acres of wetlands that would be 

impacted, and 0.050 acres of riparian habitat will be impacted as a result of 

the project. Project construction activities occurring within riparian habitat 

would be limited to the stream crossings for public road extensions, and all 

riparian habitats will be mitigated at a 1:1 ratio (MM-BIO-4). Wetland impacts 

are limited to two small isolated wetlands and to a larger wetland required to 

be impacted for the extension of a public road. Wetland impacts will be 

mitigated at a 1:1 ratio (MM-BIO-5) and existing wetlands not impacted will be 

enhanced (MM-BIO-6). The project will adhere to the prescribed Streamside 

Management Areas (SMAs) buffers of 100 and 50-feet from the edge of riparian 

vegetation or top of bank for perennial and intermittent streams, whichever is 

greater for all other development related activities.   

   

  j)  Policy BR-P7: Wetland Identification states that the presence of wetlands in the 

vicinity of a proposed project shall be determined during the review process 

for discretionary projects and for ministerial building and grading permit 

applications, when the proposed building development activity involves new 

construction or expansion of existing structures or grading activities. Wetland 

delineation by a qualified professional shall be required when wetland 

characterization and limits cannot be easily inventoried and identified by site 

inspection. A wetland delineation has been conducted by qualified individuals 

for the entire project area [Wetland Delineation prepared for Kramer 

Properties, Inc. (SHN Consulting Engineers March 2017) As identified in the DEIR 

a total of 0.168 acres of wetlands would be impacted by the project. However, 

mitigation measures have been identified in the DEIR to reduce potential 

impacts on wetlands to a less-than-significant level (see Mitigation Measures 

MM-BIO-5 and MM-BIO-6). 

 

  k)  Policy BR-P11: Biological Resources Maps states biological resource maps shall 

be consulted during the ministerial and discretionary permit review process in 
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order to identify habitat concerns and to guide mitigation for discretionary 

projects that will reduce biological resource impacts to below levels of 

significance, consistent with CEQA. SHN prepared biological resource surveys 

designed to support project planning. Prior to preparing these reports, 

available resource maps were consulted, including but not limited to the 

National Wetlands Inventory (NWI), California Natural Diversity Database 

(CNDDB), and Humboldt County General Plan Resource Maps (publicly 

available on the County’s GIS website). Based on the literature and database 

review and field surveys, a thorough inventory of sensitive and critical habitat 

within the project site has been mapped. This inventory is found in the Draft EIR. 

This information was used to refine the project and develop mitigation 

measures that reduce biological impacts to a level that is less than significant. 

Consistent with CEQA, all feasible mitigation to reduce impacts have been 

required. 

 

  l)  Policy BR-P12: Agency Review requires that the County shall request the 

California Department of Fish and Wildlife, as well as other appropriate trustee 

agencies and organizations, to review plans for development within Sensitive 

Habitat, including Streamside Management Areas. The County shall request 

NOAA Fisheries or U.S. Fish and Wildlife Service to review plans for development 

within critical habitat if the project includes federal permits or federal funding. 

Recommended mitigation measures to reduce impacts below levels of 

significance shall be considered during project approval, consistent with 

CEQA. The development of the project has included referrals to and 

consultation with the California Department of Fish and Wildlife (CDFW). CDFW 

has provided recommendations regarding project design and project 

mitigation measures and these recommendations have been considered and, 

where feasible, incorporated into the project. While CDFW recommended that 

a greater than 1:1 mitigation ratio be provided for the wetlands being 

impacted, this was not required in the project EIR as the wetlands being 

impacted were generally of lower quality and impacted from existing 

pedestrian and ATV traffic and road runoff.  The mitigation measures in the EIR 

require the creation of wetlands of equal or greater habitat value and inn 

areas that will provide greater habitat connectivity than the existing wetland 

areas. 

 

  m)  Policy CU-P1: Identification and Protection addresses the potential for impacts 

to significant cultural resources shall be identified during ministerial permit and 

discretionary project review, impacts assessed as to significance, and if found 

to be significant, protected from substantial adverse change per California 

Public Resources Code (PRC) Section 5020.1. The project’s potential impacts 

on both cultural and tribal cultural resources were analyzed and addressed in 

the DEIR, with appropriate and feasible mitigation identified in order to reduce 

potential impacts as a result of inadvertent discovery of resources. A cultural 

resources Survey was prepared by Roscoe and Associates in February 2017 and 

an additional survey conducted by Archaeological Research and Supply 

Company in 2020 for the water tank location, both of which identified no 

artifacts, features, sites or other significant cultural resources on the project site. 

 

  n)  Policy CU-P2: Native American Tribal Consultation 

Native American Tribes shall be consulted during discretionary project review 

for the identification, protection and mitigation of adverse impacts to 

significant cultural resources. At their request, Tribes shall be afforded the 

opportunity to review and provide comments to the County early in project 

review and planning (screening) about known or potential Tribal cultural 
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resources located in project areas within their respective tribal geographical 

area of concern. 

 

The following Tribes were contacted regarding the project:  

• Wiyot Tribe  

• Bear River Band of the Rohnerville Rancheria  

• Blue Lake Rancheria 

 

The above Tribes were contacted as part of the referral process as soon as the 

project was submitted to the County. Additionally, formal consultation 

pursuant to SB 18 and AB 52 occurred.  Representatives of all three tribes 

responded that no further consultation was desired. 

  o)  Policy CU-P4: Avoid Loss or Degradation ensures projects located in areas 

known, or suspected to be archeological sites or Native American burial sites 

shall be conditioned and designed to avoid significant impacts to significant 

sites, or disturbance or destruction to Indian burial grounds. Preserving Native 

American remains undisturbed and in place shall be selected as the preferred 

alternative unless substantial factual evidence is presented demonstrating that 

no alternative(s) are feasible. Conditions of approval shall include standard 

provisions for post-review inadvertent archaeological discoveries and 

discovery and respectful treatment and disposition of Native American 

remains with or without funerary objects in accordance with state law (Health 

and Safety Code (HSC) Section 7050.5 and PRC Section 5097.98). No known or 

suspected cultural resources were identified on the project site. However, in 

accordance with this policy, the DEIR includes measures to avoid potential 

impacts in the event cultural materials or human remains are inadvertently 

discovered. 

 

  p)  Standard SR-S4: Light and Glare ensures new outdoor lighting shall be 

compatible with the existing setting. Exterior lighting fixtures and street 

standards (both for residential and commercial areas) shall be fully shielded, 

and designed and installed to minimize off-site lighting and direct light within 

the property boundaries. The applicant is required to prepare and submit an 

outdoor lighting plan to Humboldt County for review and approval prior to filing 

a map for each phase (MM-AES-2) to ensure that light and glare will not be a 

significant impact to sensitive receptors. 

 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special 

Permit and Subdivision Map are in conformance with the Water Resources 

Element of the General Plan. 

 

 EVIDENCE: 

 

 

 

 

 

a)  Goal WR-G10: Storm Drainage requires utilizing onsite infiltration and natural 

drainage channels and watercourses, while minimizing erosion, peak runoff, 

and interference with surface and groundwater flows and storm water 

pollution. As identified in the DEIR, the project will comply with applicable storm 

drainage requirements and policies and mitigation is included to require 

stormwater control such as bioswales, pervious pavement, and catch basins 

(MM-HYD-2). 

  b)  Policy WR-P10: Erosion and Sediment Discharge requires Ministerial and 

discretionary projects requiring a grading permit shall comply with 

performance standards adopted by ordinance and/or conditioned to 

minimize erosion and discharge of sediments into surface runoff, drainage 

systems, and water bodies consistent with best management practices, 

PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  64



adopted Total Maximum Daily Loads (TMDLs), and non-point source regulatory 

standards. 

 

As the project would disturb more than one acre of land, the project would 

require preparation of a SWPPP that identifies specific actions, specifications, 

and BMPs for pollution prevention and control. The project applicant must 

prepare and submit the appropriate notices of intent and prepare the SWPPP 

at the time final grading and engineering plans are completed and submitted 

to the County for review. The project would implement all measures contained 

in regulatory plans, programs, and policies adopted for protection of the 

environment. Nonetheless, the potential exists for construction-related spills of 

hazardous materials or fuels to reach receiving waters and degrade water 

quality and potentially violate a water quality standard or waste discharge 

requirement. Mitigation Measure MM-HYD-3 is required in the DEIR to 

implement require the preparation and submittal of a Low Impact 

Development plan prior to the filing of each phase of the map. 

 

  c)  Policy WR-P14: Groundwater Quality Protection 

Commercial and industrial discretionary uses shall be evaluated for their 

potential to contaminate groundwater resources, and mitigated as necessary. 

The project’s potential to contaminate groundwater resources was analyzed 

in the DEIR and found to not be significant after implementation of mitigation 

measures MM-HYD-1 and MM-HYD-2 (preparation of a Stormwater Pollution 

and Prevention Plan and stormwater quality and drainage management 

plan). 

 

  d)  Policy WR-P37: Downstream Stormwater Peak Flows states peak downstream 

stormwater discharge shall not exceed the capacity limits of off-site drainage 

systems or cause downstream impacts. New development shall demonstrate 

that post development peak flow discharges will mimic natural flows to 

watercourses and avoid impacts to Beneficial Uses of Water. A Preliminary 

Hydrologic and Drainage Study was prepared for the McKay Ranch Project 

(Ontiveros & Associates, May 2017) which calculated the amount of 

stormwater runoff showing that this requirement can be met. Mitigation 

Measures require the preparation and submittal of appropriate stormwater 

plans for each phase of development prior to the filing of the map for that 

phase. 

 

  e)  Standard WR-S13: Storm Water Management requires all commercial, 

industrial, shall, whenever possible, provide stormwater treatment for parking 

lot runoff using bio-retention areas, filter strips, and/or other practices that be 

integrated into required landscaping areas and traffic islands. During 

construction stormwater shall be controlled.  

The project will be required to control all stormwater and provide treatment for 

all parking lot areas. This includes the requirement for Low Impact 

Development features, a Stormwater Pollution and Prevention Plan, 

Stormwater Quality and Drainage Management Plan.   MM-BIO-HYD-1, MM-

HYD-2, MM-HYD-3 results in the requirement for a number of features including 

but not limited to the following features: 

 

• Bioswales 

• Rain gardens 

• Catch-basins 

• Oil/water separators 

• Pervious pavement 
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 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are in conformance with the Energy Element of the 

General Plan. 

 

 EVIDENCE:   a) Policy E-P13: Incentives for Using Alternative Energy encourages the use of 

renewable energy and environmentally preferable distributed energy 

generation systems in the county. 

The project will comply with California Code of Regulations, including 

CalGreen at the time of issuance of building permits. This will include the 

requirements for solar panels to be installed on the residential units and the 

installation of electric vehicle charging stations. 

 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are in conformance with the Noise Element of the 

General Plan. 

 

 EVIDENCE:   a) Policy N-P4: Protection from Excessive Noise protects persons from existing or 

future excessive levels of noise which interfere with sleep, communication, 

relaxation, health or legally permitted use of property. 

 

The use of heavy equipment and power tools during construction of permitted 

structures when conforming to the terms of an approved permit is not subject 

to General Plan noise standards. After construction the primary noise source 

from project related activities will be the daily activities of residents and office-

workers which is similar to the surrounding land uses. 

 

    b) Standard N-S5: Noise Standards for Habitable Rooms requires noise reduction 

shall be required as necessary in new development to achieve a maximum of 

45 CNEL (Community Noise Equivalent Level) interior noise levels in all habitable 

rooms per California building standards. 

There are no substantial operational noise generating features related to the 

project and standard construction techniques and requirements of the 

Building Code would reduce interior noise levels to 45 CNEL or below.   

 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are in conformance with the Safety Element of the 

General Plan. 

 

 EVIDENCE: a)  Goal S-G4: Fire Risk and Loss 

Development designed to reduce the risk of structural and wildland fires supported 

by fire protection services that minimize the potential for loss of life, property, and 

natural resources. 

 

The proposed project would be located adjacent to existing wooded areas 

and constructed in compliance with all applicable federal, state, and local 

regulations pertaining to fire safety. As discussed in Section 3.19, Wildfires, 

consultation with CAL FIRE would be required in order to ensure that any 

structures built within the SRA are constructed in accordance with CAL FIRE’s 

regulations for fire safety. MM WF-1 would be required in order to ensure that 

safety measures are put in place in accordance with CAL FIRE and County 

regulations. Therefore, the proposed project would be consistent with this 

policy with MM WF-1 incorporated. 

 

  b)  Policy S-P11: Site Suitability states that new development may be approved 
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only if it can be demonstrated that the proposed development will neither 

create nor significantly contribute to, or be impacted by, geologic instability or 

geologic hazards. 

The proposed project would not substantially increase or contribute to site 

geologic instability or place structures within a geologic hazard area. The 

proposed project would be designed and built in conformance with all 

applicable federal, state, and local building code requirements related to site 

stability. 

 

  c)  Policy S-P18: Subdivision Design in High and Very High Fire Hazard Zones states 

Subdivisions within State Responsibility Area (SRA) high and very high fire 

severity classification areas shall explicitly consider designs and layout to 

reduce wildfire hazards and improve defensibility; for example, through 

clustering of lots in defensible areas, irrigated green belts, water storage, 

perimeter roads, roadway layout and design, slope development constraints, 

fuel modification plans, and vegetation setbacks. 

The proposed project is located in an SRA with a high fire severity classification. 

As discussed in Section 3.19, Wildfires, MM WF-1 and MM WF-2 would be 

required in order to ensure that safety measures are put in place in 

accordance with CAL FIRE and County regulations. However, the proposed 

project does not provide a 100-foot defensible space along the perimeter of 

the subdivision and is not consistent with this policy. However, Policy G-P31 of 

the General Plan requires a comprehensive view of all relevant policies and a 

balancing of the intent of the policies to result in a practical and workable 

manner. This project is consistent with a comprehensive view of the plan and 

provides a significant public need while mitigating for the potential impacts of 

this policy inconsistency. Policy G-P31 provides that this project should be 

approved despite an inconsistency with Policy S-P18. 

 

  d)  Policy S-P19: Conformance with State Responsibility Areas (SRA) Fire Safe 

Regulations requires development shall conform to Humboldt County SRA Fire 

Safe Regulations. 

The proposed project is located in an SRA with a high fire severity classification. 

The proposed project would be constructed in compliance with all applicable 

federal, state, and local regulations pertaining to fire safety. MM WF-1 would 

be implemented in order to ensure that safety measures are put in place in 

accordance with CAL FIRE and Humboldt County regulations. 

 

  e)  Standard S-S9: Fire Safe Regulations require development within SRA shall 

conform to SRA Fire Safe Regulations (Humboldt County Code, Division 11 of 

Title III as amended). 

The county’s Fire Safe regulations have been superseded by the state Fire Safe 

Regulations. The project will comply with all the appropriate Fire Safe 

Regulations. 

 

     f) Standard S-S11: The California Fire Code shall be applied to all applicable 

development as required, the project will be designed in accordance to the 

California Fire Code (CFC). 

 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are in conformance with the Air Quality Element of the 

General Plan. 

 

 EVIDENCE: a)  Goal AQ-G1: Improved Air Quality requires that air quality that meets state and 

federal ambient air quality standards. 
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The impacts to air quality have been analyzed in the DEIR. Based on modeling, 

emissions associated with construction of the proposed project would not 

exceed the NCUAQMD maximum daily thresholds of significance during 

construction or operation. 

 

  b)  Goal AQ-G2: Particulate Emissions require successful attainment of California 

Ambient Air Quality Standards for particulate matter.  

The impacts to air quality have been analyzed in the EIR. Based on modeling, 

California Ambient Air Quality particulate matter thresholds will not be 

exceeded on the daily or annual basis. This is true for both construction and 

operations phases of the project. 

 

  c)  Goal AQ-G3: Other Criteria Pollutants maintain attainment of Ambient Air 

Quality Standards for ozone and other criteria pollutants which may be subject 

to tightening standards. 

The impacts to air quality have been analyzed in the EIR. Based on modeling, 

the project would not exceed state or national thresholds, and would not result 

in significant health impacts.   

 

  d)  Policy AQ-P4: Construction and Grading Dust Control states, “Dust control 

practices on construction and grading sites shall achieve compliance with 

NCAQMD fugitive dust emission standards.” 

The project will comply with NCUAQMD’s Rule 104 for fugitive dust control 

measures. Activities associated with decreased air quality from project 

activities are temporary. 

 

  e)  Policy AQ-P5: Air Quality Impacts from New Development 

During environmental review of discretionary permits, reduce emissions of air 

pollutants from new commercial and industrial development by requiring 

feasible mitigation measures to achieve the standards of the NCAQMD. 

 

The impacts to air quality have been analyzed in the DEIR. Based on modeling, 

emissions associated with construction of the proposed project would not 

exceed the NCUAQMD maximum daily thresholds of significance during 

construction or operation. 

 

  f)  Policy AQ-P11: Review of Projects for Greenhouse Gas Emission Reductions 

The County shall evaluate the GHG emissions of new large scale residential, 

commercial and industrial projects for compliance with state regulations and 

require feasible mitigation measures to minimize GHG emissions. 

The project would increase greenhouse gas emissions and that is identified as 

a significant and unavoidable impact. Mitigation measures are required in 

order to minimize project emissions and mitigate for project emissions.  MM-

GHG-1 and MM-GHG-2 provide for feasible mitigation measures to reduce the 

emissions associated with this project. 

 

  g)  Policy AQ-P17: Preservation and Replacement of On-site Trees 

Projects requiring discretionary review should preserve large trees, where 

possible, and mitigate for carbon storage losses attributable to significant 

removal of trees. 

 

The project does require tree removal that would result in a loss of carbon 

sequestration and a release of carbon that is stored in trees.  Because 

replacement on-site is not an option, the EIR requires mitigation in the form of 

a carbon off-set program related to the carbon storage losses associated with 
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the development of the project (MM-GHG-1). 

 

  h)  Standard AQ-S1: Construction and Grading Dust Control requires ground 

disturbing construction and grading shall employ fugitive dust control strategies 

to prevent visible emissions from exceeding NCAQMD regulations and prevent 

public nuisance. 

Fugitive dust control strategies to prevent visible emissions from exceeding 

NCAQMD regulations, per Rule 104, will be implemented throughout project 

construction and would reduce construction-related emissions of PM10 and 

PM2.5 to levels that are below adopted thresholds. 

 

  i)  Standard AQ-S2: Evaluate Greenhouse Gas Emission Impacts requires that 

during environmental review of large scale residential, commercial and 

industrial projects, include an assessment of the project’s GHG emissions and 

require feasible mitigation. 

Short-term construction activities and long-term operations for the proposed 

project would emit GHGs. These GHG emissions were modeled using the 

California Emissions Estimator Model (CalEEMod). Feasible mitigation has been 

required for the project’s GHG emissions (MM-GHG-1, MM-GHG-2). 

  j)  Standard AQ-S3: Evaluate Air Quality Impacts requires that during 

environmental review of discretionary projects, evaluate new commercial and 

industrial sources of emissions using analytical methods and significance 

criteria used, or recommended by, the NCAQMD. 

Emissions from short-term construction activities and long-term operations of 

the proposed project were modeled using the California Emissions Estimator 

Model (CalEEMod) and then compared to the NCUAQMD daily and annual 

standards. As discussed above, construction and operation of the project 

would not exceed NCUAQMD thresholds of significance and no mitigation 

measures are required. 

 

  k)  Standard AQ-S6: Preservation and Replacement of On-Site Trees requires 

large scale residential, commercial and industrial projects which remove a 

significant number of large trees (for example, more than 50 trees of greater 

than 12 inches DBH) shall plant replacement trees on-site or provide offsetting 

carbon mitigations.” 

Replacement trees are not feasible on-site. The project includes mitigation for 

implementation of a carbon offset program tied to the loss of trees on-site. 

 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are consistent with the Eureka Community Plan. 

 

3. EVIDENCE: a)  Goal 2510.1: To protect resource production lands (agriculture, timberlands) in 

the outlying areas by concentrating future development around existing 

communities and infrastructure. 

Although the proposed project consists of a previously undeveloped area with 

timber harvesting operations, the area has been identified in the Eureka 

Community Plan as an area proposed for future development. 

  b)  Policy 2520.1: States subdivisions for residential purposes, including subdivisions 

developed in phases, shall not be approved unless the roads planned to serve 

such subdivision or individual phases are acceptable to Public Works for 

development at planned densities and for use by emergency vehicles. Costs 

of bringing new on-site roads up to standards shall be borne by the subdivider. 

The proposed project would require that the roads included in the 

development be constructed early in the process for each phase of 

development to provide adequate access for construction personnel and 
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equipment. Conditions of approval would require Public Works review and 

approval for each phase through the Final Map and improvement plans 

processes. 

 

  c)  Goal 2610.2: To protect the area’s numerous drainage gulches 

(greenway/open space areas) while providing for development along hillside 

terrain. 

The proposed project includes the designation of 21.73 acres of permanent 

open space, including areas of steep slopes and drainages to be preserved 

through the establishment of permanent easements. 

  d)  Goal 2610.3: To provide opportunities for public recreation. 

The proposed project includes the designation of 21.73 acres of permanent 

open space, including areas of steep slopes and drainages, to be preserved 

through the establishment of permanent easements.   

 

  e)  Policy 2620.1. Residential Density and Lot Sizes:  

a. The Eureka Community Plan density for all Residential Single Family (RL) 

designations shall be from 1 to 6 dwelling units per acre.  

b. The Eureka Community Plan density for all Residential Multiple Family 

(RM) designations shall be from 7 to 30 dwelling unit per acre.  

c. The minimum lot sizes for all Residential zoning districts (R-1, R-2, R-3, R-4) 

with the exception of the Residential Suburban (RS) zone, shall be 6,000 

square feet, unless otherwise specified on the zoning maps. 

The proposed project would have an average density of 3.8 dwelling units per 

acre for the residential single-family designation (RL) with 96 larger (6,600-

square-foot to 39,670-square-foot) lots and 50 smaller (4,758-square-foot) lots 

and 9 dwelling units per acre for the residential multiple family designation (RM) 

with 174 multi-family units. The smaller single-family residential lot sizes would be 

allowed through a Planned Unit Development.   

 

  f)  Policy 2620.8. North McKay Tract requires development of this area shall 

include at least three access points onto Walnut Drive (the extension of 

Redwood, Fern and Arbutus Streets). Development of this area should also 

include a through road and its northerly extension to the intersection of 

Manzanita and Harrison Avenue. Development of the property should occur 

with an approved plan and rights-of-way for the through road. The timing for 

extension of each street shall be determined by Public Works. 

 

The project would have two primary access points, Redwood Street and 

Arbutus Street, which would be extended to access 320 units (all but three 

single-family residential lots), the commercial space, and the open space. Fern 

Street would provide secondary access to two lots because it currently 

terminates at the adjacent community ballfields at Redwood Fields Park and 

does not provide an opportunity for a connection. Manzanita Avenue would 

access three single-family residential lots. The project does not include a 

through-road and would not provide a future extension to the intersection of 

Manzanita and Harrison Avenues. 

The North McKay Tract was previously rezoned from TPZ to Residential One-

Family (R-1), with combining zones indicating Planned Unit Development (P), 

Recreation (R), and Greenway and Open Space (GO), which is consistent with 

this policy. The project proposes a total of 320 units with a range of lot sizes, 

trails, and permanent open space.  

The total Immediate Rezone area of the North McKay Tract is approximately 

81 acres. The parcel has been given combining zones to facilitate 
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development of a 10-acre minimum youth sports field facility with a 

surrounding low density residential community. 

The Planned Unit Development limits the number of dwelling units to 320. The 

Planned Unit Development should include a clustering of homesites with lot 

sizes ranging from 4,000 square feet (adjacent to the park) to 9,600 square feet 

(along the bluff), enabling a large portion of land to be preserved through a 

permanent easement as open space. 

 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are consistent with the purposes of the existing zone in 

which the site is located. 

 EVIDENCE: a)  Residential One Family (R-1) Zone District, the purpose of the R-1 zone is to allow 

for low-density residential development in areas where topography, access, 

utilities and public services are available.   

The project will result in 146 single family lots available for single family dwellings 

and accessory uses. The site is relatively flat, has access to arterial and collector 

roads, and will be served by public utilities and services. 

 

  b)  Apartment Professional (R-4) Zone District is intended to apply in areas suitable 

for higher density residential uses and for professional and business offices and 

institutional uses. 

Upon reclassification the project will result in approximately 18.5 acres of R-4 

zoning which will support 174 units through a variety of multiple dwelling types 

and dwelling groups. The site has sufficient services and access to arterial 

roads, public transportation, public recreational areas and neighborhood 

commercial uses. 

 

  c)  Neighborhood Commercial (C-1) Zone District is to provide for neighborhood 

shopping centers which will provide convenient sales and services facilities to 

residential areas without detracting from the residential desirability of such 

areas. 

Upon reclassification the project results in two C-1 zoned parcels which will be 

developed with 22,000 square feet of commercial services to serve the 320 

residential units associated with the project in addition to the surrounding 

existing residential community. The 22,000 square feet will be developed on 

approximately 2.2 acres of C-1 zoned area. 

 

  d)  Timberland Production Zone (TPZ) is intended to provide standards and restrictions 

for the preservation of timberlands for growing and harvesting timber. Public water 

facilities are specified as a compatible use with timber production. 

The project includes the development of a water storage tank within TPZ lands 

that are currently owned and utilized for the provision of public water services 

and infrastructure. 

 

 FINDING:  The General Plan Amendment, Rezone, Planned Development, Special Permit 

and Subdivision Map are conform with all applicable standards and 

requirements of the Humboldt County Zoning Regulations. 

 

 EVIDENCE: a)  Section 314-2.1: Neighborhood Commercial since project is proposing 

commercial space which will be principally permitted uses in the C-1 zone, 

such as professional business offices and stores and services of a light 

commercial nature.  The two proposed commercial lots will be significantly 

larger than the minimum lot size in the C-1 zone of 2,000 square feet. 

 

  b)  Section 314-6.2: Residential Single Family 
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The project will result in 146 single family lots ranging in size from 4,838 square 

feet to 60,531 square feet.  One-family dwellings are a principally permitted 

use in the R-1 zone.  While the minimum lot size in the R-1 zone district is 5,000 

square feet, this may be modified through approval of a Planned Unit 

Development. 

 

  c)  Section 314-6.5: Apartment Professional 

The project will result in 6 lots which will be zoned R-4 and developed with a 

variety of multiple-family housing units. The lots will range from 90,956 square 

feet to 233,551 square feet. Principally permitted uses in the R-4 zone include 

two-family dwellings and multiple dwellings and dwelling groups.  The minimum 

lot size is 5,000 square feet. 

 

  d)  Section 314-7.4: Timberland Production Zone 

The project includes the construction of a water storage tank for the adequate 

provision of water services to serve the project.  The erection, construction and 

maintenance of water facilities is specifically identified as a principal permitted 

use within the TPZ zone. 

 

  e)  Section 314-22.2: Greenway and Open Space (GO) Combining Zone is 

intended to be applied within the urban limits of the Eureka Community 

Planning Area in sensitive habitat areas historically known as gulches. 

Greenway and Open Space areas are mapped to contain Streamside 

Management Areas, measured from the centerline of the stream and all slopes 

of 30% or greater on lands adjacent to streams and all streams and level areas 

below those slopes. Road, street and utility crossing and trails and parks are 

compatible uses within the GO areas upon approval of a Special Permit.  All 

subdivisions within areas which have the GO combining zone must submit a 

detailed development map prepared by a licensed engineer or surveyor that 

shows the SMA areas and the greenway and open space areas.  The Applicant 

has submitted a detailed map (see preliminary grading and drainage plan) 

prepared by Brian Ontiveros, a licensed engineer, which shows these areas 

and demonstrates that all areas are outside of the greenway and open space 

areas with the exception of the road crossings, for which a Special Permit is 

requested. 

 

  f)  Section 314-31.1: Planned Development 

The project is a planned development which will allow for flexibility in the 

development standards, most specifically for the minimum lot size standards of 

the underlying R-1 zone and the setback provisions within the proposed lots.  

The purpose of the planned development regulations is to encourage planned 

developments, and to allow flexibility in the administration of the development 

standards in this Division for the purpose of providing for clustered 

development in concert with the provision of residential amenities such as 

open space, recreation areas, and neighborhood commercial services. This 

project is planned around a variety of housing types and commercial and 

recreational development that benefits from the flexibility in design standards. 

 

  g)  Section 314-33.1: Recreation 

The Recreation Combining Zone is intended to be combined with any principal 

zone in which the addition of recreational uses is desirable and will not be 

detrimental to the uses of the principal zone or of adjacent zones. All principally 

allowed uses in the primary underlying zone are principally permitted in the R 

combining zone.  The R combining zone is applicable to these properties 

primarily as the area was identified in the Eureka Community Plan for 
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development of recreational facilities such as the baseball fields which have 

been constructed at the end of Fern Street and for trails within and adjacent 

to the McKay Community Forest. This project is consistent with the R zone in that 

principal uses of the underlying zone are proposed, and the project includes 

the dedication of recreational open space to the County. 

 

  h)  Section 314-61.1: Streamside Management Areas and Wetlands Ordinance 

“All developed as defined in the General Plan within or affecting SMAs, wetlands 

or other wet areas not exempted under Section 314-61.1.4 shall require a permit 

pursuant to an application for development within SMAs, wetlands and other wet 

areas and processed as a special permit pursuant to the Humboldt County Zoning 

Regulations (Section 312-3.1.1 et seq.).” 

Work is proposed within SMA areas for the filling of two isolated wetlands in the 

northern part of the project, development within a wetland at the proposed 

location of the Arbutus Street extension and stream crossings related to the 

extension of Redwood Street.  A total of 0.168 acres of wetlands would be 

impacted and 0.050 acres of riparian habitat will be impacted as a result of 

the project. Work within riparian areas will require a Lake or Streambed 

Alteration Agreement (LSAA) from CDFW and replanting of impacted areas at 

a 1:1 ratio. 

 

  i)  Section 314-110.1: Parkland Dedication. This requires new subdivisions 

containing fifty-one (51) or more parcels: 1) an offer of dedication land to a 

public or private non-profit agency for public park or recreation use as 

identified in the Eureka Community Plan. Public parkland and/or recreation 

facilities shall be provided at the rate of three (3) acres for each 1,000 persons, 

equal to a standard of 130 square feet per person. According to the 2020 US 

Census the average household in the greater Eureka area is 2.21 people per 

household. The proposed project would have 170 multi-family housing units 

and 146 single family lots, which could have accessory or second dwelling 

units, for a total of 462 potential households or 1,021 persons. At 130 square feet 

per person the parkland required to be dedicated by this project is 132,730 

square feet or 3.04 acres. The project is proposing to dedicate 21.7 acres or 

open space to be added to the McKay Community Forest for public 

recreational purposes which will be consistent with the parkland policies of the 

Eureka Community plan as the land is located adjacent to residential areas, is 

accessible by foot and bicycle, and contains area that is suitable for both 

passive and active recreational uses. 

 

  j)  Section 312-1: General Provisions states, “1.1.2: Legal Lot Requirement. 

Development permits shall be issued only for a lot that was created in 

compliance with all applicable state and local subdivision regulations.” 

 

The property is a single legal parcel created through a lot line adjustment 

approved by Humboldt County and recorded as document 1997-28279-6 on 

November 12, 1997. 

6. FINDING:  HEALTH, SAFETY, or WELFARE – The General Plan Amendment, Rezone, Planned 

Development, Special Permit and Subdivision Map and conditions under 

which it may be operated or maintained will not be detrimental to the public 

health, safety, or welfare or materially injurious to properties or improvements 

in the vicinity.  

 EVIDENCE: a) The project was referred to and reviewed by the Humboldt County Planning 

Division, County Building Inspection Division, County Department of Public 

Works, County Division of Environmental Health (DEH), County Department of 

Health and Human Services, California Department of Fish and Wildlife 
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(CDFW), California Department of Forestry and Fire Protection (CalFire), 

California Department of Transportation (Caltrans), City of Eureka, North Coast 

Unified Air Quality Management District (NCUAQMD), Bear River Band of the 

Rohnerville Rancheria, Blue Lake Rancheria, Wiyot Tribe, Regional Water 

Quality Control Board (RWQCB), United States Army Corp of Engineers, 

Humboldt Community Services District, Humboldt bay Fire protection District. 

The respective departments/agencies have recommended conditions, 

where appropriate, to ensure that the project will not have an adverse effect 

on the health, safety, and welfare of persons either residing or working in the 

neighborhood. No evidence has been submitted that the project as 

conditioned and mitigated will be detrimental to public health, convenience, 

safety, and welfare. Furthermore, no evidence has been submitted that 

indicates that properties within the vicinity will be physically damaged by the 

proposed development. 

 

7. FINDING:  NO REDUCTION IN THE RESIDENTIAL DENSITY FOR ANY PROJECT PARCEL - The 

General Plan Amendment, Rezone, Planned Development, Special Permit and 

Subdivision Map will not reduce the residential density for any parcel below 

that utilized by the Department of Housing and Community Development in 

determining compliance with housing element law (the mid-point of the 

density range specified in the plan designation). 

 

 EVIDENCE: a) This property was identified in the 2019 Humboldt County Regional Housing 

Needs Assessment (RHNA) Plan as critical to fulfill the County’s mandated 

requirement to provide a “fair share” of the County’s projected housing needs 

for the current RHNA cycle of December 31, 2018 through August 31, 2027. In 

this assessment the parcel was determined to be available for adding 323 

residential units to the County’s housing inventory. This assessment was based 

on an estimated parcel size of 87 acres however the actual assessed size of 

the property is at 81 acres. Accordingly, the project will provide a higher 

density than that which was utilized for the Regional Housing Needs 

Assessment. 

 

8. FINDING:  COASTAL RESOURCES – The project will not have a significant adverse effect on 

coastal resource, including wildlife qualities.  

 

 EVIDENCE: a) Other than the offloading location at Fields Landing and portions of the haul 

route, the project is not within the Coastal Zone. The project will not have an 

adverse effect on coastal resources. The applicant will apply for a 

consolidated CDP through the California Coastal Commission. 

 

9. FINDING:  CEQA – The County has complied with the California Environmental Quality 

Act. 

 

 EVIDENCE: a) An Environmental impact Report (EIR) has been prepared and circulated for 

public review pursuant to sections 15080 through 15097 of the CEQA 

Guidelines. As part of the review of this project the Humboldt County Planning 

Commission adopted Resolution No. 22-   to recommend that the Board of 

Supervisors certify the Final Environmental Impact Report prepared for the 

project, adopt Statements of Overriding Considerations, make the required 

CEQA findings prior to approving the project, and adopt the Mitigation 

Monitoring and Reporting Plan for implementation of the mitigation measures 

contained in the EIR.  
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DECISION 

NOW, THEREFORE, based on the above findings and evidence, the Humboldt County 

Planning Commission does hereby: 

• Adopt the findings set forth in this resolution; and

• Recommend the Board of Supervisors Conditionally approve General Plan

Amendment, Zone Reclassification, Tentative Subdivision Map, Planned

Unit Development, Special Permit and Development Agreement for the

North Mckay Tract Subdivision Project, based upon the Findings and

Evidence and subject to the conditions of approval attached hereto as

Attachment 1 and incorporated herein by reference; and

Adopted after review and consideration of all the evidence on January 6, 2022. 

The motion was made by COMMISSIONER __________________and second by 

COMMISSIONER ______________ and the following ROLL CALL vote: 

AYES: COMMISSIONERS: 

NOES: COMMISSIONERS: 

ABSENT: COMMISSIONERS: 

ABSTAIN: COMMISSIONERS: 

DECISION: 

I, John H. Ford, Secretary to the Planning Commission of the County of Humboldt, do 

hereby certify the foregoing to be a true and correct record of the action taken on the 

above-entitled matter by said Commission at a meeting held on the date noted above.     

__________________________ _ 

John H. Ford Director,  

Planning and Building Department 
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ATTACHMENT 2A 

Recommended Conditions of Approval 

RECOMMENDED CONDITIONS OF APPROVAL FOR THE  

FINAL SUBDIVISION AND PLANNED UNIT DEVELOPMENT PERMIT 

APPROVAL OF THE TENTATIVE MAP AND PLANNED UNIT DEVELOPMENT PERMIT IS CONDITIONED 

ON THE FOLLOWING TERMS AND 

REQUIREMENTS THAT MUST BE SATISFIED BEFORE THE FINAL MAP MAY BE RECORDED. 

1) All taxes to which the property is subject shall be paid in full if payable, or secured if not yet 
payable, to the satisfaction of the County Tax Collector's Office, and all special assessments 
on the property must be paid or reapportioned to the satisfaction of the affected assessment 
district. Please contact the Tax Collector's Office approximately three to four weeks prior to 
filing the parcel or final map to satisfy this condition. This requirement will be administered by 
the Department of Public Works.

2) The conditions on the Department of Public Works referral dated December 27, 2020, herein 
as Exhibit A of Attachment 1, shall be completed or secured to the satisfaction of that 
department. Prior to performing any work on the improvements, contact the Land Use Division 
of the Department of Public Works.

3) The Planning Division requires that two (2) copies of the Final Map for each phase, identifying 
both net and gross parcel areas, be submitted for review and approval.

4) Prior to filing of the Final Map for each phase, the applicant shall submit a letter from the 

Humboldt Community Services District stating that the project meets their requirements. This 

requirement shall be administered by the Department of Public Works.

5) Prior to filing of the Final Map for each phase, the applicant shall submit a letter from the 
Humboldt Bay Fire Protection District stating that the project meets their requirements. This 
requirement shall be administered by the Department of Public Works.

6) Prior to filing of the Final Map for each phase, the applicant shall submit a letter from Pacific 
Gas and Electric Company stating that the project meets their requirements per their letter 
dated. This requirement shall be administered by the Department of Public Works.

7) The applicant shall cause to be dedicated on the Final Map for each phase easements as 
necessary for the establishment of telecommunications and broadband service.

8) Prior to the filing of the Final Map for Phase 2, the applicant shall provide the location of a 
minimum of 7 bicycle storage racks within the Phase 2 development. The location of bicycle 
storage racks shall be shown on the Development Plan. A note shall be placed on the 
Development Plan requiring the installation of the bicycle storage racks to be complete prior 
to the issuance of occupancy clearance for any of the units.

9) Prior to the filing of the Final Map for Phase 3, which involves 12 small lot single family residential 
lots, 44 multi-family units and 2 commercial lots, the applicants shall consult with the 
Department of Public Works and Humboldt Transit Authority on the appropriate placement for 
a transit stop. The Applicant shall cause to be dedicated on the subdivision map an easement 
and right-of-way as necessary to accommodate the transit stop.

10) Prior to the filing of the Final Map for Phase 3, the applicant shall provide the location of a 
minimum of 12 bicycle storage racks within the Phase 3 development and a minimum of 4 
bicycle storage lockers. The location of bicycle storage racks and lockers shall be shown on
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the Development Plan. A note shall be placed on the Development Plan requiring the 

installation of the bicycle storage racks to be complete prior to the issuance of occupancy 

clearance for any of the units and the installation of the bicycle storage lockers to be 

complete prior to the issuance of occupancy clearance for any of the commercial structures.  

11) Prior to the filing of the Final Map for Phase 4, the applicant shall provide the location of a 

minimum of 6 bicycle storage racks within the Phase 4 development. The location of bicycle 

storage racks shall be shown on the Development Plan. A note shall be placed on the 

Development Plan requiring the installation of the bicycle storage racks to be complete prior 

to the issuance of occupancy clearance for any of the units.   

12) The applicant shall cause to be dedicated on the Final Map for each phase the following 

open space and recreation areas to the County of Humboldt: 

• Phase 1: COH 206 as shown on the preliminary map. 

• Phase 3: COH 207 as shown on the preliminary map, subject to County acceptance. 

If this area is not accepted by the Director of Public Works this deduction shall not be 

required. 

• Phase 4: COH 202 and COH 204 as shown on the preliminary map. 

• Phase 6: COH 205 as shown on the preliminary map. 

• Phase 8: COH 201 as shown on the preliminary map. 

 

13) New utilities for all units and developments shall be undergrounded. Above ground vaults and 

utility boxes shall be screened with vegetation or fencing. 

14) For each map the applicant shall cause to be recorded a "Notice of Development Plan and 

Geological Report " on forms provided by the Humboldt County Planning Division. Document 

review fees as set forth in the schedule of fees and charges as adopted by ordinance of the 

Humboldt County Board of Supervisors (currently $190.00 plus applicable recordation fees) will 

be required. The Planned Unit Development shall also be noticed on the Final Map. 

15) For each map a map revision fee as set forth in the schedule of fees and charges as adopted 

by ordinance of the Humboldt County Board of Supervisors (currently $100.00 per parcel) as 

required by the County Assessor's Office shall be paid to the County Planning Division, 3015 H 

Street, Eureka. The check shall be made payable to the "Humboldt County Planning Division ". 

The fee is required to cover the Assessor's cost in updating the parcel boundaries. 

16) For each map a review fee for Conformance with Conditions as set forth in the schedule of 

fees and charges as adopted by ordinance of the Humboldt County Board of Supervisors 

(currently $95 .00) shall be paid to the Humboldt County Planning Division, 3015 "H" Street, 

Eureka. This fee is a deposit, and if actual review costs exceed this amount, additional fees will 

be billed at the County' s current burdened hourly rate. Please see Informational Note 1 below 

for suggestions to minimize the cost for this review. 

17) Within five (5) days of the effective date of the approval of this permit, the applicant shall 

submit a check to the Planning Division payable to the Humboldt County Recorder in the 

amount of $3,589.25. Pursuant to Section 711.4 of the Fish and Game Code, the amount 

includes the Department of Fish and Game (DFG) EIR filing fee plus a $50 document handling 

fee. 

18) A note shall be included on the Development Plan indicating units may not be rented for less 

than 30 days or used as short-term rentals. 

PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  77



19) The applicant must enter into an Agreement to Implement a Mitigation Monitoring and 

Reporting Plan prior to filing of the first phase or issuance of any grading or building permits for 

the development project. 

 

Informational Notes: 

(1) To minimize costs the applicant is encouraged to bring in written evidence of compliance with 

all of the items listed as conditions of approval in this Exhibit that are administered by the 

Planning Division. The applicant should submit the listed item(s) for review as a package as 

early as possible before the desired date for final map checking and filing. Post application 

assistance by the Assigned Planner, with prior appointment, will be subject to a Special 

Services Fee for planning services billed at the County's current burdened hourly rate. Copies 

of all required forms and written instructions are included in the final approval packet. Each 

item evidencing compliance except legal documents to be recorded should note in the 

upper right hand corner: 

Assessor's Parcel No . ________. Condition _________. 

(2) Under state planning and zoning law (CGC §66000 et seq.), a development project applicant 

who believes that a fee or other exaction imposed as a condition of project approval is 

excessive or inappropriately assessed may, within 90 days of the applicable date of the 

project' s approval, file a written statement with the local agency stating the factual basis of 

their payment dispute. The applicant may then, within 180 days of the effective date of the 

fee 's imposition, file an action against the local agency to set aside or adjust the challenged 

fee or exaction. 

(3)  Development and construction of the project shall conform to the adopted Mitigation and 

Monitoring Reporting Program. 

(4) The tentative map approval shall expire and become null and void at the expiration of two (2) 

years after all appeal periods have lapsed (see Effective Date). This approval may be 

extended in accordance with the Humboldt County Code or through a negotiated 

Development Agreement. 

 

 

 

 

  

PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  78



Exhibit 1 to Attachment A: 

Public Works Department Memos dated November 24, 2020 
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ATTACHMENT 3 

Applicant’s Evidence in Support of the Required Findings 

• Application Form (On file)

• Fee Schedule (On File)

• Preliminary Subdivision Maps (Attached)

• McKay Ranch Modified Layout showing 100-foot defensible space (Attached)

• Grant deed and Title Report (On file)

• Biological Report (On file and in EIR)

• Wetland Delineation (On file and in EIR)

• Wetland Mitigation Report (On file and in EIR)

• R-1 Geo-Technical Report (On file and in EIR)

• Traffic Study (On file and in EIR)

• Hydrology and Drainage Report (On file and in EIR)

• Sketch showing proposed connector trails (Attached)

• Rezone Justification Statement from Eureka Community Plan (Attached)

• Cultural Resources Report (On file and confidential)

• Timberland Conversion Permit (Attached)
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p
o

s
e

d
 
a

r
e

:
9

6
 
S

i
n

g
l
e

 
F

a
m

i
l
y
 
l
o

t
s
 
(
l
o

t
s
 
3

-
5

0
,
 
5

3
-
8

7
 
&

 
1

4
2

-
1

5
4

)

r
a

n
g

i
n

g
 
i
n

 
s
i
z
e

 
f
r
o

m
 
6

,
6

0
0

s
f
 
t
o

 
3

9
,
6

7
0

s
f
.

5
0

 
S

m
a

l
l
 
L

o
t
 
S

i
n

g
l
e

 
F

a
m

i
l
y
 
(
l
o

t
s
 
9

2
-
1

4
1

)
 
w

i
t
h

 
a

 
m

i
n

i
m

u
m

 
s
i
z
e

 
o

f
 
4

,
7

5
8

s
f
.

1
7

4
 
M

u
l
t
i
-
F

a
m

i
l
y
 
(
l
o

t
s
 
1

-
2

,
 
5

1
-
5

2
 
&

 
8

8
-
8

9
)

2
 
N

e
i
g

h
b

o
r
h

o
o

d
 
C

o
m

m
e

r
c
i
a

l
 
L

o
t
 
(
l
o

t
 
9

0
 
&

 
9

1
)

T
h

e
 
a

d
j
a

c
e

n
t
 
p

r
o

p
e

r
t
i
e

s
 
t
o

 
t
h

e
 
W

e
s
t
 
a

r
e

 
p

r
i
m

a
r
i
l
y
 
s
i
n

g
l
e

 
f
a

m
i
l
y
 
r
e

s
i
d

e
n

c
e

s
.
 
 
T

h
e

 
a

d
j
a

c
e

n
t
 
p

r
o

p
e

r
t
i
e

s

t
o

 
t
h

e
 
N

o
r
t
h

,
 
S

o
u

t
h

 
&

 
E

a
s
t
 
a

r
e

 
p

r
i
m

a
r
i
l
y
 
u

n
d

e
v
e

l
o

p
e

d
 
 
t
i
m

b
e

r
l
a

n
d

2
.

T
h

e
r
e

 
a

r
e

 
c
u

r
r
e

n
t
l
y
 
n

o
 
s
t
r
u

c
t
u

r
e

s
 
o

n
 
t
h

e
 
p

r
o

p
e

r
t
y
 
a

n
d

 
t
h

e
 
p

a
r
c
e

l
s
 
h

a
v
e

 
h

i
s
t
o

r
i
c
a

l
l
y
 
b

e
e

n
 
u

s
e

d
 
a

s

t
i
m

b
e

r
 
l
a

n
d

.

3
.

W
a

t
e

r
 
s
e

r
v
i
c
e

 
w

i
l
l
 
b

e
 
s
u

p
p

l
i
e

d
 
b

y
 
t
h

e
 
H

u
m

b
o

l
d

t
 
C

o
m

m
u

n
i
t
y
 
S

e
r
v
i
c
e

s
 
D

i
s
t
r
i
c
t
 
(
H

C
S

D
)
.

4
.

S
e

w
e

r
 
s
e

r
v
i
c
e

 
w

i
l
l
 
b

e
 
p

r
o

v
i
d

e
d

 
b

y
 
t
h

e
 
H

C
S

D
.
 
 
I
t
 
i
s
 
p

r
o

p
o

s
e

d
 
t
o

 
g

r
a

v
i
t
y
 
f
l
o

w
 
t
h

e
 
s
e

w
e

r
 
w

i
t
h

i
n

 
t
h

e

s
u

b
d

i
v
i
s
i
o

n
 
t
o

 
t
h

e
 
l
o

w
 
p

o
i
n

t
 
a

t
 
t
h

e
 
N

o
r
t
h

 
e

n
d

 
o

f
 
t
h

e
 
s
u

b
d

i
v
i
s
i
o

n
 
t
o

 
a

 
s
e

w
a

g
e

 
l
i
f
t
 
s
t
a

t
i
o

n
 
w

h
e

r
e

 
t
h

e

s
e

w
e

r
 
i
s
 
t
h

e
n

 
p

r
o

p
o

s
e

d
 
t
o

 
b

e
 
p

u
m

p
e

d
 
t
o

 
t
h

e
 
e

x
i
s
t
i
n

g
 
g

r
a

v
i
t
y
 
l
i
n

e
s
 
a

t
 
H

e
m

l
o

c
k
 
&

 
D

o
l
b

e
e

r
 
S

t
r
e

e
t
s
.

5
.

P
G

&
E

 
s
u

p
p

l
i
e

s
 
e

l
e

c
t
r
i
c
i
t
y
 
a

n
d

 
g

a
s
,
 
A

T
&

T
 
p

r
o

v
i
d

e
s
 
t
e

l
e

p
h

o
n

e
 
s
e

r
v
i
c
e

s
,
 
a

n
d

 
S

u
d

d
e

n
l
i
n

k
 
p

r
o

v
i
d

e
s

c
a

b
l
e

 
t
e

l
e

v
i
s
i
o

n
 
s
e

r
v
i
c
e

s
.

6
.

T
h

e
 
p

r
o

p
e

r
t
y
 
i
s
 
n

o
t
 
s
h

o
w

n
 
o

n
 
o

f
f
i
c
i
a

l
 
m

a
p

s
 
t
o

 
b

e
 
s
u

b
j
e

c
t
 
t
o

 
f
l
o

o
d

i
n

g
 
(
F

I
R

M
 
C

o
m

m
u

n
i
t
y
 
P

a
n

e
l
 
N

o
.

0
6

0
0

6
0

 
0

7
7

5
 
C

)
.
 
N

o
 
h

a
z
a

r
d

o
u

s
 
a

r
e

a
s
,
 
h

i
s
t
o

r
i
c
 
b

u
i
l
d

i
n

g
s
,
 
o

r
 
a

r
c
h

a
e

o
l
o

g
i
c
a

l
 
s
i
t
e

s
 
a

r
e

 
k
n

o
w

n
 
t
o

 
e

x
i
s
t

o
n

 
o

r
 
a

d
j
a

c
e

n
t
 
t
o

 
t
h

e
 
p

r
o

p
e

r
t
y
.

7
.

T
o

p
o

g
r
a

p
h

y
 
i
s
 
s
h

o
w

n
 
a

t
 
5

 
f
o

o
t
 
c
o

n
t
o

u
r
 
i
n

t
e

r
v
a

l
s
 
b

a
s
e

d
 
o

n
 
v
e

r
t
i
c
a

l
 
d

a
t
u

m
 
N

A
V

D
8

8
 
f
r
o

m
 
L

I
D

A
R

 
d

a
t
a

o
b

t
a

i
n

e
d

 
b

y
 
H

u
m

b
o

l
d

t
 
C

o
u

n
t
y
.

8
.

T
h

e
 
p

r
o

p
e

r
t
y
 
n

a
t
u

r
a

l
l
y
 
d

r
a

i
n

s
 
t
o

 
t
h

e
 
N

o
r
t
h

,
 
E

a
s
t
 
&

 
S

o
u

t
h

 
i
n

 
s
e

v
e

r
a

l
 
n

a
t
u

r
a

l
 
r
a

v
i
n

e
s
 
d

o
w

n
 
t
o

 
R

y
a

n

C
r
e

e
k
.
 
 
I
t
 
i
s
 
p

r
o

p
o

s
e

d
 
t
o

 
c
o

l
l
e

c
t
 
s
t
o

r
m

 
w

a
t
e

r
 
f
r
o

m
 
t
h

e
 
r
o

a
d

w
a

y
s
 
i
n

t
o

 
b

i
o

s
w

a
l
e

s
 
l
o

c
a

t
e

d
 
a

d
j
a

c
e

n
t
 
t
o

t
h

e
 
r
o

a
d

w
a

y
s
.
 
 
O

v
e

r
f
l
o

w
 
f
r
o

m
 
t
h

e
 
b

i
o

s
w

a
l
e

s
 
w

i
l
l
 
b

e
 
c
o

l
l
e

c
t
e

d
 
i
n

 
d

r
a

i
n

a
g

e
 
i
n

f
r
a

s
t
r
u

c
t
u

r
e

 
l
o

c
a

t
e

d

t
h

r
o

u
g

h
o

u
t
 
t
h

e
 
s
i
t
e

.
 
 
I
t
 
i
s
 
p

r
o

p
o

s
e

d
 
t
o

 
d

i
s
c
h

a
r
g

e
 
t
h

i
s
 
o

v
e

r
f
l
o

w
 
s
t
o

r
m

 
w

a
t
e

r
 
i
n

t
o

 
t
h

e
 
n

a
t
u

r
a

l
l
y

o
c
c
u

r
r
i
n

g
 
d

r
a

i
n

a
g

e
 
c
o

u
r
s
e

s
 
w

i
t
h

i
n

 
a

n
d

 
a

l
o

n
g

 
t
h

e
 
b

o
u

n
d

a
r
i
e

s
 
o

f
 
t
h

e
 
p

r
o

p
e

r
t
y
.

9
.

I
t
 
i
s
 
p

r
o

p
o

s
e

d
 
t
o

 
c
u

t
 
m

o
s
t
 
r
o

a
d

w
a

y
s
 
w

i
t
h

i
n

 
5

'
 
o

f
 
t
h

e
 
e

x
i
s
t
i
n

g
 
s
u

r
f
a

c
e

.
 
 
R

o
a

d
w

a
y
 
e

l
e

v
a

t
i
o

n
s
 
a

n
d

p
r
o

p
o

s
e

d
 
c
u

t
s
 
a

r
e

 
s
h

o
w

n
 
a

l
o

n
g

 
t
h

e
 
r
o

a
d

w
a

y
 
c
e

n
t
e

r
l
i
n

e
s
 
o

n
 
t
h

e
 
g

r
a

d
i
n

g
 
p

l
a

n
.
 
 
C

u
t
s
 
a

r
e

 
s
h

o
w

n
 
i
n

p
a

r
e

n
t
h

e
s
i
s
.
 
 
T

h
e

 
t
w

o
 
l
a

r
g

e
 
r
a

v
i
n

e
s
 
a

t
 
t
h

e
 
w

e
s
t
 
e

n
d

 
o

f
 
R

e
d

w
o

o
d

 
S

t
r
e

e
t
 
a

r
e

 
p

r
o

p
o

s
e

d
 
t
o

 
b

e
 
c
r
o

s
s
e

d

w
i
t
h

 
t
h

e
 
u

s
e

 
o

f
 
H

i
l
f
i
k
e

r
 
R

e
t
a

i
n

i
n

g
 
W

a
l
l
s
 
t
o

 
l
i
m

i
t
 
t
h

e
 
i
m

p
a

c
t
 
o

f
 
f
i
l
l
 
m

a
t
e

r
i
a

l
 
i
n

 
t
h

e
 
r
a

v
i
n

e
.
 
 
T

h
e

p
r
e

l
i
m

i
n

a
r
y
 
e

s
t
i
m

a
t
e

d
 
b

a
l
a

n
c
e

d
 
c
u

t
 
a

n
d

 
f
i
l
l
 
f
o

r
 
t
h

e
 
p

r
o

j
e

c
t
 
i
s
 
a

p
p

r
o

x
i
m

a
t
e

l
y
 
1

0
0

,
0

0
0

c
y
.

1
0

.
S

H
N

 
h

a
s
 
p

r
e

p
a

r
e

d
 
P

r
e

l
i
m

i
n

a
r
y
 
G

e
n

e
r
a

l
 
C

r
i
t
e

r
i
a

 
f
o

r
 
g

r
a

d
i
n

g
 
a

c
t
i
v
i
t
i
e

s
 
f
o

r
 
t
h

e
 
p

r
o

p
o

s
e

d
 
p

r
o

j
e

c
t
 
i
n

 
t
h

e

f
o

r
m

 
o

f
 
a

 
l
e

t
t
e

r
 
d

a
t
e

d
 
D

e
c
e

m
b

e
r
 
1

1
,
 
2

0
0

7
 
a

n
d

 
i
s
 
i
n

c
o

r
p

o
r
a

t
e

d
 
b

y
 
r
e

f
e

r
e

n
c
e

.
 
 
I
n

 
g

e
n

e
r
a

l
 
t
h

e

r
e

c
o

m
m

e
n

d
a

t
i
o

n
s
 
a

r
e

 
t
o

 
a

d
h

e
r
e

 
t
o

 
b

u
i
l
d

i
n

g
 
s
e

t
b

a
c
k
s
 
f
r
o

m
 
t
h

e
 
2

5
%

 
b

r
e

a
k
-
i
n

-
s
l
o

p
e

 
a

n
d

 
t
o

 
l
i
m

i
t
 
c
u

t

a
n

d
 
f
i
l
l
 
d

e
p

t
h

s
.

1
1

.
A

d
j
a

c
e

n
t
 
A

P
N

 
i
n

f
o

r
m

a
t
i
o

n
 
i
s
 
f
r
o

m
 
t
h

e
 
H

u
m

b
o

l
d

t
 
C

o
u

n
t
y
 
A

s
s
e

s
s
o

r
'
s
 
O

f
f
i
c
e

.

1
2

.
A

l
l
 
e

a
s
e

m
e

n
t
s
 
o

f
 
r
e

c
o

r
d

 
a

r
e

 
s
h

o
w

n
 
o

r
 
r
e

f
e

r
e

n
c
e

d
 
o

n
 
t
h

e
 
T

e
n

t
a

t
i
v
e

 
M

a
p

 
a

n
d

 
w

i
l
l
 
a

p
p

e
a

r
 
o

n
 
t
h

e

r
e

c
o

r
d

e
d

 
s
u

b
d

i
v
i
s
i
o

n
 
m

a
p

.

E
A

S
E

M
E

N
T

S
 
&

 
E

N
C

U
M

B
R

A
N

C
E

S

(
A

S
 
N

O
T

E
D

 
I
N

 
S

C
H

E
D

U
L

E
 
B

 
O

F
 
T

H
E

 
T

I
T

L
E

 
R

E
P

O
R

T
)

T
I
T

L
E

 
R

E
P

O
R

T
 
R

E
F

.
D

E
E

D
 
R

E
F

E
R

E
N

C
E

D
E

S
C

R
I
P

T
I
O

N

3
B

O
O

K
 
2

2
9

 
O

F
 
D

E
E

D
S

,
 
P

A
G

E
 
 
2

4
0

R
i
g

h
t
s
 
i
n

 
C

o
n

j
u

n
c
t
i
o

n
 
w

i
t
h

 
t
h

e
 
r
i
g

h
t
 
t
o

 
t
h

e
 
f
r
e

e
 
u

s
e

 
o

f
 
w

a
t
e

r
 
f
r
o

m
 
a

 
s
p

r
i
n

g
.

4
B

O
O

K
 
6

 
O

F
 
M

A
P

S
,
 
P

A
G

E
 
3

4
,
 
H

C
R

P
r
i
v
a

t
e

 
e

a
s
e

m
e

n
t
s
 
f
o

r
 
i
n

g
r
e

s
s
 
a

n
d

 
e

g
r
e

s
s
.

5
B

O
O

K
 
2

9
3

 
O

.
R

.
,
 
P

A
G

E
 
5

8
6

P
G

&
E

 
i
n

g
r
e

s
s
,
 
e

g
r
e

s
s
 
&

 
p

u
b

l
i
c
 
u

t
i
l
i
t
i
e

s
.

6
B

O
O

K
 
4

7
4

 
O

.
R

.
,
 
P

A
G

E
 
5

7
1

5
0

'
 
w

i
d

e
 
i
n

g
r
e

s
s
,
 
e

g
r
e

s
s
 
&

 
p

u
b

l
i
c
 
u

t
i
l
i
t
i
e

s
.

7
B

O
O

K
 
1

8
1

8
 
O

.
R

.
,
 
P

A
G

E
 
1

1
0

5
A

g
r
e

e
m

e
n

t
 
r
e

l
a

t
i
n

g
 
t
o

 
a

 
3

0
'
 
w

i
d

e
 
a

c
c
e

s
s
 
s
t
r
i
p

.

8
B

O
O

K
 
1

8
3

3
 
O

.
R

.
,
 
P

A
G

E
 
7

6
0

3
0

'
 
p

r
i
v
a

t
e

 
R

/
W

 
f
o

r
 
a

c
c
e

s
s
.

9
O

.
R

.
 
1

9
9

1
-
1

5
1

7
8

-
4

,
 
H

C
R

4
0

'
 
w

i
d

e
 
i
n

g
r
e

s
s
,
 
e

g
r
e

s
s
 
a

n
d

 
p

u
b

l
i
c
 
u

t
i
l
i
t
i
e

s
 
&

 
d

r
a

i
n

a
g

e
.

1
0

O
.
R

.
 
1

9
9

1
-
1

7
9

6
3

-
3

,
 
H

C
R

4
0

'
 
w

i
d

e
 
i
n

g
r
e

s
s
,
 
e

g
r
e

s
s
 
a

n
d

 
p

u
b

l
i
c
 
u

t
i
l
i
t
i
e

s
.

1
1

O
.
R

.
 
1

9
9

2
-
1

7
9

9
5

-
3

,
 
H

C
R

P
G

&
E

 
&

 
P

a
c
i
f
i
c
 
B

e
l
l
 
-
 
I
n

g
r
e

s
s
,
 
e

g
r
e

s
s
 
a

n
d

 
p

u
b

l
i
c
 
u

t
i
l
i
t
i
e

s
.

1
2

O
.
R

.
 
1

9
9

7
-
2

8
2

7
9

-
6

,
 
H

C
R

N
o

t
i
c
e

 
o

f
 
L

o
t
 
L

i
n

e
 
A

d
j
u

s
t
m

e
n

t
 
&

 
C

e
r
t
i
f
i
c
a

t
e

 
o

f
 
S

u
b

d
i
v
i
s
i
o

n
 
C

o
m

p
l
i
a

n
c
e

.

1
3

O
.
R

.
 
1

9
9

7
-
3

1
4

4
0

-
4

,
 
H

C
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Attachment 4 

Final Environmental Impact Review 

(Attached Separately) 

North McKay Ranch | Humboldt County, CA - Official Website (humboldtgov.org) 
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ATTACHMENT 5 

Referral Agency Comments and Recommendations 

 

The project was referred to the following agencies for review and comment. Those agencies that 

provided written comments are checked off. 

 

Referral Agency Response Recommendation Location 

Dept of Public Works, Land Use 

Division 

✓ Conditional Approval Attached 

To 

Attachment 

2A 

Building Inspection Division ✓ Approval  Attached 

Division of Environmental Health ✓ Approval Attached 

Humboldt #1 Fire Protection 

District 

✓ Conditions Attached 

Humboldt Community Services 

District 

✓ Conditions Attached 

Bear River Band of the Rohnerville 

Rancheria 

✓ Inadvertent Discovery 

Protocol 

On file 

Wiyot Tribe ✓ Inadvertent Discovery 

Protocol 

On file 

NWIC ✓ Consult w/ Tribes On file 

Blue Lake Rancheria ✓ Inadvertent Discovery 

Protocol 

On file 

Humboldt County Sheriff  ✓ Comments Attached 

Greater Eureka Area Municipal 

Advisory Committee 

✓ Approval Attached 

City of Eureka ✓ Comments Attached 

North Coast Unified AQMD ✓ No Comments Attached 

CDFW ✓ Comments Attached 

Cal-Fire ✓ Comments Attached 
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1

Estlow, Trevor

From: Honsal, William
Sent: Wednesday, April 29, 2020 3:05 PM
To: Russell, Robert; Braud, Justin; Quenell, Bryan; Sopoaga, Shawn
Cc: Ford, John; Werner, Steve; Estlow, Trevor
Subject: RE: Project assistance/comment request for upcoming development

Good afternoon Robert,  
 
This will impact our Sheriff’s Operations in the Eureka area.   Our current capacity, should be sufficient, but we would 
have to measure the impact as we proceed with this development.   If we experience a higher call volume, then we 
would have to go back to the board to request an additional Deputy allocation(s).   
 
I would suggest, that Since the Sheriff’s office is looking for a new home that the County dedicate the Open Space “COH 
207” to build the new Sheriff’s Office building.     A new Sheriff’s office would greatly reduce crime in Cutten.   
 

William F. Honsal, Sheriff  
County of Humboldt 
826 4th Street  
Eureka, CA 95501 
Main: 707.445.7251 
Office: 707.268.3618 
 

From: Russell, Robert <RRussell@co.humboldt.ca.us>  
Sent: Wednesday, April 29, 2020 12:23 PM 
To: Braud, Justin <JBraud@co.humboldt.ca.us>; Quenell, Bryan <BQuenell@co.humboldt.ca.us>; Sopoaga, Shawn 
<ssopoaga@co.humboldt.ca.us> 
Cc: Honsal, William <WHonsal@co.humboldt.ca.us>; Ford, John <JFord@co.humboldt.ca.us>; Werner, Steve 
<SWerner@co.humboldt.ca.us>; Estlow, Trevor <TEstlow@co.humboldt.ca.us> 
Subject: Project assistance/comment request for upcoming development 
 
Gents, 
 
I know we are all challenged by our roles in the COVID-19 response, so please accept my apology up front for the 
shotgun email approach as I am not sure who is best to route this request to in these challenging times. 
 
Our Dept is preparing an Environmental Impact Report for the Proposed North McKay Ranch Subdivision Project. I have 
attached the preliminary site plan. The proposed project includes development of 146, single-family units, 174 multi-family 
units, and 22,000 square feet of commercial uses. Could you please let us know if the Sheriff’s Department has adequate 
capacity to serve the proposed project or if any infrastructure improvements/or additional staffing is needed. If any 
infrastructure improvements/staffing is needed, then what part of the proposed project would trigger that? 
 
The Draft EIR is set for public review May 15th   and Trevor Estlow, (cc'd) is our planner on this one so any help you can 
provide him, or any clarifications you may need he is the detail guy for this project. . 
 
Again, thanks for your indulgence and any help you can provide, as well as our apologies for the short lead time and out 
of cycle/process request. 
 
All the best,  
Bob 

PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  142



PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  143



PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  144



PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  145



PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  146



PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  147



PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  148



PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  149



PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  150



PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  151



PLN-9902-GPA  North McKay Ranch Subdivision Project                          January 6, 2022 Page  152


	McKay Ranch C1.0  (2019-05-23)_latest.pdf
	Sheets and Views
	C1.0

	McKay Ranch Tentative Map (2019-04-17).pdf
	Sheets and Views
	McKay Ranch Tentative Map (2019-04-17)-C1.0
	McKay Ranch Tentative Map (2019-04-17)-C1.1
	McKay Ranch Tentative Map (2019-04-17)-C2.0
	McKay Ranch Tentative Map (2019-04-17)-C3.0
	McKay Ranch Tentative Map (2019-04-17)-C4.0



	McKay Ranch Modified Layout (2020-04-30)-C2.0.pdf
	Sheets and Views
	McKay Ranch Tentative Map (2020-04-28)-C2.0 (2)


	Preliminary Map.pdf
	2.0 Project Description
	2.1 Proposed Project Overview
	2.1.1 Location
	2.1.2 Project Site History
	2.1.3 Existing Conditions
	2.1.4 Surrounding Land Uses
	2.1.5 Land Use Designations

	2.2 Proposed Project Objectives
	2.3 Proposed Project Characteristics
	2.3.1 Proposed Land Use Designation Changes
	2.3.2 Population Increase
	2.3.3 Annexation
	2.3.4 Development Agreements
	2.3.5 Proposed Development and Land Use Activities
	Proposed Land Uses
	Residential
	Commercial
	Open Space and Recreational Amenities

	Phasing Plan
	Roadways and Vehicular Access
	On-site Roadways
	Off-site Improvements
	Emergency Vehicle Access
	Parking

	Utilities
	Storm Drainage
	Water
	Wastewater
	Lighting
	Electricity and Natural Gas

	Construction Activities
	Tree Removal
	Grading



	2.4 Intended Uses of This Draft EIR
	2.4.1 Discretionary and Ministerial Actions
	2.4.2 Responsible and Trustee Agencies



	Preliminary Map.pdf
	2.0 Project Description
	2.1 Proposed Project Overview
	2.1.1 Location
	2.1.2 Project Site History
	2.1.3 Existing Conditions
	2.1.4 Surrounding Land Uses
	2.1.5 Land Use Designations

	2.2 Proposed Project Objectives
	2.3 Proposed Project Characteristics
	2.3.1 Proposed Land Use Designation Changes
	2.3.2 Population Increase
	2.3.3 Annexation
	2.3.4 Development Agreements
	2.3.5 Proposed Development and Land Use Activities
	Proposed Land Uses
	Residential
	Commercial
	Open Space and Recreational Amenities

	Phasing Plan
	Roadways and Vehicular Access
	On-site Roadways
	Off-site Improvements
	Emergency Vehicle Access
	Parking

	Utilities
	Storm Drainage
	Water
	Wastewater
	Lighting
	Electricity and Natural Gas

	Construction Activities
	Tree Removal
	Grading



	2.4 Intended Uses of This Draft EIR
	2.4.1 Discretionary and Ministerial Actions
	2.4.2 Responsible and Trustee Agencies






