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AGENDA ITEM TRANSMITTAL

Hearing Date Subject HBHRCD Coastal Development Permit | Contact
December 13, 2018 | and Conditional Use Permit Michael Wheeler

Project Description:

A project consisting of two components:

1) a Coastal Development Permit and Conditional Use Permit to allow for interim uses on
property zoned Coastal Dependent Industrial. The project would permit future interim uses that
meet the requirements and operational standards for dllowable interim uses per Section 313-
104.1 of the Zoning Regulations and would only occupy existing indoor facilities and require no
infrastructure improvements or ground disturbing activities. Only interim uses that may be
removed or relocated in a feasible manner will be allowed, New tenants would be required to
submit a Plan of Operation Report for the business and a lease that conforms with the interim use
lease requirements. A maximum term of seven (7) years for non-coastal dependent industrial
interim uses is requested. Within the permit term specified for the interim use the Harbor District
would be permitted fo execute new leases with successor interim use tenants to occupy the
building areas with like uses subject to a conformance review by the Planning Director; and

2) a Coastal Development Permit to allow use of the existing buildings and open yard areas for
aquaculture and coastal dependent industrial uses that could include aquaculture {shellfish and
finfish culturing, cultivation and processing facilities) and coastal dependent industrial uses
(import/export operations, boat repair, commercial fishing facilities and fish processing) not
requiting infrastructure improvements or ground disturbing activities. The permit would require
that these principally permitted uses utilize existing warehouse and other site facilities with no
changes to size, shape, and capacity of buildings or infrastructure. The permit would dllow the
Harbor District to execute leases with future identified tenants to occupy the building areas
subject to a conformance review by the Planning Director. The permit for the unoculture and
coastal-dependent uses would not be term limited and would run with the land.

Project Location:
The project site is located in Humboldt County on the Samoa Peninsula at 364 Vance Avenue,
Samoa (APN 401-112-021), Section 20 and 21, Township 5 North, Range 1 West H.B.M.

Present Plan Land Use Designations: Industrial/Coastal-Dependent (MC), Humboldt Bay Area
Plan (HBAP), Density: N/A, Slope Stability: Low Instability (1)

Present Zoning: (MC/A) Industrial/Coastal-Dependent (MC), Archaeological Resource Area
Ouftside Shelter Cove (A)

" Case Numbers: CUP 18-048, CDP 18-041

Assessor Parcel Numbers: 401-112-021 and 401-112-024

Applicant Owner Agent

Humboldt Bay Harbor, Recreation Humboldt Bay Dev Ass Inc CR George Williamson

& Conservation District DBA Building Rental Planwest Partners Inc.
Executive Director Po Box 1030 PO Box 4581

601 Startare Drive Eureka, CA 95502 Arcata, CA 95521

Eureka, CA 95501

Environmental Review: Yes. The Humboldt Bay Horbor,l Recreation and Conservation District is
the lead agency under the Callifornia Environmental Quality Act and has adopted a Mitigated
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Negative Declaration for the project,
State Appeal Status: Project is appealable to the California Coastal Commission

Major Issues: None
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EXECUTIVE SUMMARY
Humboldt Bay Harbor, Recreation and Conservation District (HBHRCD)
Coastal Development Permit/Conditional Use Permit
Case Numbers: CDP-18-041/CUP-18-048; File No.: APNs 401-112-021 and -024

Recommended Planning Commission Action

1. Describe the application as part of the Consent Agenda.

2. Survey the audience for any person who would like to discuss the application.

3. If no one requests discussion, make the following motion to approve the application as a
part of the consent agenda:

Find the proposed project consistent with Section 15096 (Process for a Responsible Agency) of
the CEQA Guidelines, that all significant environmental impacts have been addressed in the
Addendum #2 to the Mitigated Negative Declaration for the project adopted by HBHRCD, and
that no new changes or alterations have been made that require additional environmental
review, and make all of the required findings for approval of the Coastal Development Permit
and Conditional Use Permit based on evidence in the staff report and any public testimony, and
adopt the Resolution approving the proposed HBHRCD Project subject to the recommended
condifions.

Executive Summary: The Harbor District has previously submitted and received approval of @
coastal development permit application for maintenance oand upgrades to existing
infrastructure (CDP 15-043) at Redwood Terminal Il (RMT Il). This new series of three applications is
intended to allow for a greater use of the underutilized site facilities at RMT Il consistent with the
Local Coastal Plan and recent amendments allowing for Interim Non-Coastal Dependent uses.
The first application (CDP-16-049/CUP-16-062) addresses the 12 identified Interfim Uses and
authorizes one coastal-related development (sea salt manufacturing). The second application
(CDP-17-067/CUP-18-047) is for a single Interim Use proposal for the Refined Hydrocarbon
Solutions, a commercial distributor of liquefied petroleum products. The Harbor District's third
application is seeking to pre-permit unallocated space within the RMT |l site including the cargo
loading area (Area “G" on Site Plan) fo accommodate uses that are principally permitted uses
in the Coastal Dependent industrial (MC) Zone and provide the flexibility for the District to enter
into short ferm leases with new qudlifying interim uses. The framework for this pre-permitting is
that the site is to be occupied by new compatible uses that would not result in changes to size,
shape, and capacity of buildings or infrastructure. By doing so, maintenance and upgrades to
the existing buildings and infrastructure may be supported and the site will be available to
accommodate future coastal dependent and coastal related industrial uses. To simplify the
substitfution or addition of new tenants/lessees the permit establishes an administrative
conformance review process whereby the Planning Director will evaluate any changes to the
operation, including size and location of lease ared, type and nature of use, number of
employees, and improvements to tenant spaces. If the Planning Director is unable to find
conformance, the request may be pursued as a project modification.

Specifically, this project consists of two components:

1) a Coastal Development Permit and Conditional Use Permit to allow for interim uses on
property zoned Coastal Dependent Industrial. The project would permit future interim uses that
meet the requirements and operational standards for allowable interim uses per Section 313-
104.1 of the Zoning Regulations and would only occupy existing indoor facilities and require no
infrastructure improvements or ground disturbing activities. Only interim uses that may be
removed or relocated in a feasible manner will be allowed. New tenants would be required to
submit a Plan of Operation Report for the business and a lease that conforms with the interim use

CDP-18-041 Humboldt Bay Harbor 10741 December 13,2018 Page 4




lease requirements. A maximum term of seven (7) years for non-coastal dependent industrial
interim uses is requested. Within the permit term specified for the interim use the Harbor District
would be permitted to execute new leases with successor interim use tenants to occupy the
building areas with like uses subject to a conformance review by the Planning Director; and

2) a Coastal Development Permit to allow use of the existing buildings and open yard areas for
aquaculture and coastal dependent industrial uses that could include aquaculture (shellfish and
finfish culturing, cultivation and processing facilities) and coastal dependent industrial uses
(import/export operations, boat repair, commercial fishing facilities and fish processing) not
requiring infrastructure improvements or ground disturbing activities. The permit would require
that these principally permitted uses utilize existing warehouse and other site facilities with no
changes to size, shape, and capacity of buildings or infrastructure. The permit would allow the
Harbor District to execute leases with future identified tenants to occupy the building areas
subject to a conformance review by the Planning Director. The permit for the aquaculfure and
coastal-dependent uses would not be term limited and would run with the land.

The Humboldt Bay Harbor, Recreation and Conservation District is the lead agency under the
Cdlifornia Environmental Quality Act (CEQA) and has adopted an Addendum to the Mitigated
Negative Declaration adopted for the project. Within the scope of the principally permitted
uses and qualifying inferim uses, Operations plans, site plans, and Operation Plans, and
proposed leases for each new tenant/lessee will be submitted for conformance review to the
Director, Conformance will be measured against the project description, the terms and
conditions of this permit, the Interim Use regulations and the environmental document. Specific
to the conformance finding is that the use would not result in changes to size, shape, and
capacity of buildings or infrastructure. For each interim use, only interim uses that may be
removed or relocated in a feasible manner will be allowed. All uses will be conducted solely
within the jurisdictional area of the County for Coastal Development permitting.

There is a substantial inventory of vacant and underutilized land zoned MC, Coastal-Dependent
Industrial around Humboldt Bay. Until such fime as there is a higher demand for the use of MC
zoned land for its designated purpose of supporting coastal-dependent industrial uses, defined
as uses which require a maintained navigable channel to function, it is desirable and beneficial
to generate revenues that can be used to maintain and improve infrastructure for future
coastal-dependent industrial use. This is accomplished by increasing the variety of conditionally
permitted uses in the MC zone district by allowing noncoastal-dependent interim uses, thereby
increasing the potential for the use of vacant and underutilized MC zoned land.

The purpose of the interim use regulations is to establish minimum standards for interim
noncoastal-dependent development in the MC zone district while simultaneously protecting the
current and long term use of MC zoned land for coastal-dependent industrial use as defined in
104.1.3.1, and other priority uses conditionally permitted in the MC zone district including coastal-
dependent recreation, coastal-related, and coastal access facilities. To allow greater use of
underutilized MC zoned lands, certain uses allowed in the ML, Light Industrial and MG, Industrial
General zone districts not otherwise allowed in the MC zone district may be allowed in the MC
district as conditionally permitted interim uses ("interim uses”) subject to the interim use
performance standards which avoid detrimental impacts to the long term coastal-dependent
industrial use, or other priority use, of MC zoned lands.

The applicant proposes to comply with the interim use performance standards as follows:
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1. The site will not inhibit the continued or eventual use of MC zoned land for Coastal-
Dependent Industrial (CDI) use or other priority use due to the lease agreement allowing
for fermination within six months. The site can then be converted to CDI use,

2. The site will be compliant with subsection 104.1.3.3 and is located greater than 100 ft.
from environmentally sensitive habitat, and greater than 100 ft. from the dock.

3. Existing improvements will be utilized, however, if new improvements are required they
will be non-permanent or enhance the project site for future CDI use. The project site
shall be restored to pre-project condition, or to a condition that would preserve or
enhance the project site for future coastal dependent industrial use or other priority use,
on or before the expiration date of a use permit and coastal development permit for an
interim use.

4. The applicant will maintain all priority access roads for circulation and access to bay
frontage and infrastructure for coastal-dependent and priority uses.

5. The applicant has made considerable investments in maintaining, repairing, and
upkeeping of existing buildings and infrastructure as a result of non-CDI tenants. Allowing
“interim uses" to continue on the subject site buildings will result in continued
maintenance and upkeep, maintaining the buildings for future CDI uses.

6. The "interim use" permit does not entitle the land owner or tenanis to long-term "interim
uses" beyond the permit expiration date and shall expire on the date agreed on by the
hearing officer. The interim uses will commence within one (1) year upon project
approval. ‘ »

7. No development will occur on the property besides maintenance and upgrades to
existing facilities including: electrical, mechanical, septic, and road improvements.
Section 313-103.1 of the Coastal Zoning Regulations shall apply to all Interim Conditionally
Permitted Uses. The interim use will comply with all applicable policies of the HBAP.

The applicant would comply with the Coastal Development Permit requirements for principally
permitted uses by limiting new uses to existing buildings and open yard areas and limiting new
uses to aquaculture and coastal dependent industrial uses that could include aguaculture
{shellfish and finfish culturing, cultivation and processing facilities) and coastal dependent
industrial uses (import/export operations, boat repair, commercial fishing facilities and fish
processing) not requiring infrastructure improvements or ground disturbing dctivities. The permit
would require that these principally permitted uses utilize existing warehouse and other site
facilities with no changes to size, shape, and capacity of buildings or infrastructure. The permit
would allow: the Harbor District to execute leases with future identified tenants to occupy the
building areas subject to a conformance review by the Planning Director. The permit for the
aquaculture and coastal-dependent uses would not be term limited and would run with the
land.

Based on the on-site inspection, a review of Planning Division reference sources, and comments
from all involved referral agencies, the Department believes that the applicant has submitted
evidence in support of making all of the required findings approving the proposed Coastal
Development Permit and Conditional Use Permit. Staff also recommends that as a Responsible
Agency, the Planning Commission make the finding that the HBHRCD, as Lead Agency for the
project, identified and reduced or eliminated all significant environmental impacts, and
subsequently adopted the Mitigated Negative Declaration. No new changes or alterations have
been made that require additional environmental review

Alternatives: The Planning Commission could elect not fo approve the project, or to require the
applicant to submit further evidence, or modify the project. These dlternatives could be

implemented if your Commission is unable to make all of the required findings.
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RESOLUTION OF THE PLANNING COMMISSION
OF THE COUNTY OF HUMBOLDT
Resolution Number 18-

MAKING THE REQUIRED FINDINGS FOR CERTIFYING COMPLIANCE WITH THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT AND CONDITIONALLY APPROVING THE HUMBOLDT BAY HARBOR,
RECREATION AND CONSERVATION DISTRICT COASTAL DEVELOPMENT PERMIT AND CONDITIONAL

USE PERMIT APPLICATION: CASE NUMBERS CDP-18-041/CUP-18-048:
File No.: APNs 401-112-021 and 401-112-024

WHEREAS, Humboldt Bay Harbor, Recreation and Conservation District submitted an application
and evidence in support of approving a CDP/CUP for coastal dependent, coastal-related and
interim uses within an area zoned for coastal dependent industrial uses on the Samoa Peninsula;
and

WHEREAS, the County Planning Division has reviewed the submitted application and evidence
and has referred the application and evidence to involved reviewing agencies for site
inspections, comments and recommendations; and

WHEREAS, the project is not exempt from environmental review under CEQA. The Humboldt Bay
Harbor, Recreation and Conservation District is the lead agency under the California
Environmental Quality Act and has adopted an Addendum to the Mitigated Negative
Declaration for the project; and

WHEREAS, Attachment 2 in the Planning Division staff report includes evidence in support of
making all of the required findings for approving the Coastal Development Permit and
Conditional Use Permit for the proposed project (Case Numbers: CDP-18-041/CUP-18-048);
WHEREAS, based on the staff report and testimony from the public hearing on December 13,
2018, the Planning Commission finds that:

NOW, THEREFORE, be it resolved, determined, and ordered by the Planning Commission that:

1. The proposed project was evaluated under Addendum #2 to the Mitigated Negative
Declaration adopted by the Humboldt Bay Harbor, Recreation and Conservation District,
and the County of Humboldt, as Responsible Agency pursuant to Section 15096 of the
Callifornia Environmental Quality Act (CEQA) Guidelines, determined that no new changes or
dlterations have been made that require additional environmental review.

2. The findings in Attachment 2 of the Planning Division staff report support approval of Case
No.: CDP-18-041/CUP-18-048 based on the submitted evidence; and

3. Case Nos.: CDP-18-041/CUP-18-048 is approved as recommended and conditioned in
Attachment 1. .

Adopted affer review and consideration of all the evidence on December 13, 2018.

The motion was made by COMMISSIONER , second by COMMISSIONER , and the
following vote:

AYES: Commissioners:

NOES: Commissioners:

ABSTAIN: Commissioners:

ABSENT: Commissioners:

|, John 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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ATTACHMENT 1
Conditions of Approval

APPROVAL OF THE COASTAL DEVELOPMENT PERMITAND CONDITIONAL USE PERMIT IS
CONDITIONED ON THE FOLLOWING TERMS AND REQUIREMENTS WHICH MUST BE SECURED BEFORE
A BUILDING PERMIT MAY BE ISSUED:

The following conditions must be satisfied prior to initiation of the interim uses:

1. The applicant shall provide verification of coverage under the Statewide General Permit for
Storm Water Discharges Associated with Construction Activities. This includes the
development of a Storm Water Pollution Prevention Plan (SWPPP). (CA Water Resources
Board)

2. Pursuant to Headlth and Safety Code, Chapter 6.95, a Hazardous Materials Business Plan shall
be required if hazardous materials are stored at or above threshold quantities for 30 days,
consecutively or non-consecutively. (DEH)

3. vThe General Plan User Fee of $650 for industrial Development must be paid to the Humboldt
County Community Development Services Department.

4. Prior to any development occurring that is authorized by an interim use permit and coastal
development permit, a Development Plan shall be submitted for review and approval by the
Planning Director, and a Notice of Development Plan shall be recorded on all properties
where the interim use permit will be located. The Development Plan shall identify the term
and all other applicable development restrictions that apply to the interim use, including the
plan for restoring the project site fo pre-project condition, or to a condition that would
preserve or enhance the project site for future coastal-dependent indusirial use or other
priority use. The Development Plan shall also map the location and identify the ground
coverage for each building, allocated open yard area, and off-street parking and loading
spaces for each Interim Use subject to the Conditional Use Permit. This information will be
used to frack the tfotal lond area zoned MC occupied for Interim Uses to determine
consistency with the provisions in section 104.1.3.4 of the Zoning Regulations.

5. Any lease for an interim use shall include a provision for rescission of the lease and
mandatory relocation or removal of the interim use within six months in the event a coastal-
dependent industrial use or other priority use is identified by the property owner for the space
occupied by an interim use on terms acceptable to the property owner. A copy of each
lease showing compliance with this provision shall be provided to the Planning Division prior
fo permit issuance.

6. All parking spaces shall be delineated by striping.

On-Going Requiremenis/Development Restrictions Which Must Contihue to be sdtisfied for the
Life of the Project:

1. The applicant shall carry out the project in accordance with the approved Mitigation
Monitoring and Reporting Program.

2. The Project shall be developed, operated and maintained in accordance with the Project
Description and Plans of Operation Report included as Attachment 3 of the Planning
Commission's Staff Report, excepting the described tenant operations plans (pages 4-36).
As this permit provides for future leases of presently unallocated space for coastal-
dependent or interim on-coastal dependent uses, Plans of Operation, revised plot plans and
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proposed leases for each new tenant/lessee shall be submitted for conformance review to
the Director. Interim Uses shall occupy existing indoor facilities and require no infrastructure
improvements or ground disturbing activities. Only interim uses that may be removed or
relocated in a feasible manner will be allowed. Coastal-dependent uses shall utilize existing
warehouse and other site facilities with no changes to size, shape, and capacity of buildings
or infrastructure. Once dllocated, any proposed change to the coastal dependent or
interim non-coastal dependent use, including size and location of lease area, type and
nature of use, number of employees, and improvements to tenant spaces, shall be
submitted for conformance review to the Planning Director. If the Planning Director is
unable to find conformance, the request may be pursued as a project modification.

All new and existing outdoor lighting shall be compatible with the existing setting and
directed within property boundaries.

Storage and parking of construction equipment and debris must not cause any soil or water
contamination. Secondary containment may be required to prevent petroleum produc’rs
from leaking onto the soil and into water sources, {DEH)

All storage, handling and disposal of hazardous materials must comply with local, state and
federal laws. (DEH)

All réleases and spills of hazardous materials must be reported immediately to the Division of
Environmental Health at (707) 445-6215 or the Sheriff's Dispatch at (707) 445-7251. (DEH)

All hazardous waste handling shall be in conformance with the Hazardous Waste Confirol
Law. (Health and Sqfe‘ry Code, Chapter 6.5) and Cadlifornia Code of Regulations, Title 22.
(DEH)

Applicant shall ensure that noise generated by the operations shall not exceed 70 dB at all
property lines.

The County's Industrial Performance Standards found in §313-103.1 of the HCC, shall be
adhered to.

No hew development involving ground diisturbing activities is allowed under this permit.

The applicant shall maintain an adequate on-site sewage disposal system to the satisfaction
of the Division of Environmental Health and/or the Regional Water Quality Control Board.

The applicant shall maintain an adequate fire suppression system for the RMT |l site. Fire
hydrants shall be inspected and the buildings fire suppression system shall be pressure tested
to ensure that they meet fire code requirements. A letter from the Fire Chief confirming that
the fire hydrants and suppression systems meet the applicable standard will satisfy this
condition.

The term of the interim permit is seven (7) years. An increase in the term of an Individual
Interim Use may be authorized by applying for a permit modification and making the
required findings consistent with Section 313-104.1.3.4.3. The Interim Permits shall expire at
the end of the term specified herein, unless modified, at which time they will become null
and void. Issuance of a new use permit and coastal development permit prior to the
expiration date of the existing interim permits shall be required in order to continue an
inferim use uninterrupted beyond the specified expiration date.




Informational Notes:

1. The applicant is responsible for receiving all necessary permits and/or approvals from other
state and local agencies.

2. If buried archaeological or historical resources are encountered during construction
activities, the contractor on-site shall call all work in the immediate area to half temporarily,
and a qudlified archaeologist is to be contacted o evaluate the materials. Prehistoric
materials may include obsidion or chert flakes, tools, locally darkened midden soils,
groundstone artifacts, dietary bone, and human burials. If human burial is found during
construction, state law requires that the County Coroner be contacted immediately. If the
remains are found fo be those of a Native American, the California Natfive American
Herifoge Commission will then be contacted by the Coroner to determine appropriate
treatment of the remains. The applicant is ultimately responsible for ensuring complionce
with this condition.

3. The uses authorized by this Coastal Development Permit and Conditional Use Permit must
commence within one (1) year ofter all applicable appeal periods have lapsed or this
approval shall be expire and become null and void. Extensions of the initial permit vesting
period (the period by which the interim and non-interim use must begin) may be approved
in accordance with Section 312-11.3 of the Zoning Ordinance {"Extension of a Permit or
Variance").

4, NEW DEVELOPMENT TO REQUIRE PERMIT. Any new development as defined by Section 313-
139 of the Humboldt County Code (H.C.C.), shall require a coastal development permit or
permit modification, except for Minor Deviations from the Plot Plan as provided under
Section 312-11.1 of the Zoning Regulations.

5. An interim use permit and coastal development permit shall not confer any land use
enfitlement or property right to the holder of the permits beyond the permit expiration date
set forth in the use permit and coastal development permit. interim permits shall expire at the
end of the term set by the Hearing Officer, at which time they become null and void. Interim
uses shall cease operation and all permitted development not authorized to remain by
permit shall be removed by the permit expiration date. Approval of a new use permit and
coastal development permit prior to the expiration date of the existing use permit and
coastal development permit authorizing the interim use shall be required in order to continue
an interim use uninferrupted beyond the expiration date of the existing permit.

6. The Coastal Development Permit and Conditional Use Permit Interim Uses does not authorize
any uses or development within the jurisdictional area of the Cdlifornia Coastal Commission,
nor does it authorize any uses or development on those portions of the property that are not
zoned for Industrial Coastal Dependent uses.

7. The term of a principally permitted coastal development permit for the use types of coastal
dependent industrial or aquaculture and meeting the criteria of utilize existing warehouse
and other site facilities with no changes to size, shape, and capacity of buildings or
infrastructure shall not be term limited and shall run with the land.

8. Existing Coastal Development Permits, including CDP-15-043 for site facilities infrastructure

maintenance and Coastal Commission issued Coastal Development Permits for Coast
Seafoods and Taylor Mariculture, remain in full effect and are not impacted by this permit.
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9. This permit does not authorize new discharges through the ocean outfall or any other
development associated with the ocean outfall. Separate permitting including a CDP from
the Cdlifornia Coastal Commission is required.
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ATTACHMENT 2
Staff Analysis of the Evidence Supporting the Required Findings

Required Findings; to approve this project, the Planning Commission must determine that the
applicants have submitted evidence in support of making all of the following required findings:

The Coastal Zoning Ordinance, Section 312-17.1 of the Humboldt County Code (Required
Findings for All Discretionary Permits) specifies the findings that are required to grant a Coastal
Development Permit and Conditional Use Permit. Basically, the Hearing Officer may grant the
Coastal Development Permit and a Conditional Use Permit if, on the basis of the application,
investigation and submitted evidence, the following findings are made:

1. The proposed development is in conformance with the General Plan; and
2. That the use is consistent with the purposes of the zone in which the site is located; and

3. The proposed development conforms with all applicable standards and requirements of
these regulations; and

4. That the proposed location of the use 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; and

5. 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 midpoint of the density range specified in the
plan designation) 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; and 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; and

6. Interim Uses in the Industrial/Coastal-Dependent Zone must comply with the Performance
Standards per Humboldt County Code Zoning Regulations Section 313-104.1; and

7. The interim use does not have a detrimental impact on existing coastal-dependent industrial
uses or other priority uses, nor on the long term future use of MC zoned land for coastal-
dependent industrial uses or other priority uses; and

8. Finally, the Cdlifornia 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) is categorically or statutorily exempt; or

b) has no substantial evidence that the project will have a significant effect on the
environment and a hegative declaration has been prepared; or

c) has had an environmental impact report (EIR) prepared and all significant
environmental effects have been eliminated or substantially lessened, or the required
findings in Section 15091 of the CEQA Guidelines have been made.
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Staff Analysis:

1. General Plan Consistency:

The following section identifies the evidence which supports

finding that the proposed project is in conformance with all applicable policies and standards in
found in the Humboldt Bay Area Plan (HBAP).

Relevant
Plan Section(s)

Summary of Applicable
Goals, Policies or Standards

Summary of Evidence

Industrial/Coastal
Dependent (MC)

industrial/Coastal -
Dependent (MC), sites for

The project site is proposed to host coastal
dependent, coastal related and interim non-

§4.10 HBAP industrial uses dependent coastal dependent uses, falling into the
on water -borne fraffic. categories of aquaculture, research/light
Land use density not industrial and warehousing, storage and
specified. distribution. The proposed interim uses are
dllowed in the MC designation under the
Uses include Interim Uses of | inferim use provisions of the Humboldt Bay
lands designated Area Plan. These are more fully described in
Industrial/Coastal the Plot Plan, Master Lease Area Map and
Dependent (MC). Building Floor Plan detail sheets provided.
Operation Plans are required for each new
use. All uses will be located in existing
facilities and utilize existing on-site
wastewater system(s}) and domestic water
connections. All uses will be conducted
solely within the jurisdictional area of the
County for Coastal Development permitting.

Hazards §3.17(B) | Minimize risks fo life and property in areas of high geologic, flood, and fire

HBAP hazard for new development.

Geologic: New development shall be | The parcel is located within an area of low -
consistent with the adopted | moderate slope instability and is not located
Humboldt County Safety in area of known seismic hazards. Under the
and Seismic Safety element | statutory exemption to CEQA, the applicant
of the General Plan. has determined that the proposed project

will have a less than significant impact in
ferms of geologic hazards.

Tsunami: Limits the types of new The 100-year tsunami run-up elevation for the
development permitted area is approximately 10.8 feet. The project
below the 100-year tsunami | site is located at 12-40 feet elevation. The
run-up elevation. 500

year tsunami run-up elevation for the area is
approximately 20.2 feet. There is a tsunami
evacuation site on the Harbor District
property.

Flood: No critical facilities should The Proposed project site is located in zone

be permitted within the 100
year flood plain,

C, which is defined as areas of minimal
flooding (FIRM #775). The applicant has
determined that the proposed project will
have a less than significant impact in terms
of flood hazards.
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Relevant
Plan Section(s)

Summary of Applicable
Godals, Policies or Standards

Summary of Evidence

Fire:

Implementation of
recognized fire protection
practices.

The project site has a low fire hazard rating
according to the General Plan Flooding and
Fire Hazard map. The property is served by
the Samoa Peninsula Fire District.

Archaeological /
Paleontological
Resources

§3.18 HBAP

Where development would
adversely impact
archaeological resources,
reasonable mitigation
measures should be
required.

The proposed project does not include
ground-disturbing activities in areas that
have previously been undisturbed. The
Wiyot Tribe has indicated that many
significant cultural sites are located around
Humboldt Bay, however if no ground
disturibing activities are proposed then they
recommend approval.  Furthermore, the
regular condition requiring all  ground
disturbing activities to halt in the case of the
discovery of artifacts and/or remains has
been added fo the Informational Notes
section of the Conditions of Approval.

Natural Resource
Protection
§3.30 HBAP

Protection of
environmentally sensitive
habitat areas from any
significant disruption of
habitat values.

A review of the Humboldt Bay Area Plan
Resource Protection Maps indicate no
resource protection policies affecting the
project site. The project is to occur solely
within existing facilities and areas previously
associated with pulp mill operations.

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

site is located; and 3. The proposed development conforms with all applicable standards and
requirements of these regulations. The following fable identifies the evidence which supports

finding that the proposed development is in conformance with all applicable policies and
standards in the Humboldt County Coastal Zoning Regulations.

Zoning Section

Summary of Applicable Requirement

Evidence

Industrial/Coastal Dependent (MC)
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Zoning Section

Summaty of Applicable Requirement Evidence

Principal &
Conditionally
Permitted Uses: §313-
3.4

The zone conditionally allows
coastal-related industrial uses,
and heavy industrial uses,
including the alteration,
improvement and relocation of
existing facilities. Interim uses are
dllowed per Humboldt County
Code Zoning Regulations
Section 313-104.1

The project site is proposed to host
coastal dependent, coastal related
and interim non-coastal
dependent uses, falling into the
categories of agquaculture,
research/light industrial and
wdrehousing, storage and
distribution. The proposed inferim
uses are allowed in the MC
designation under the interini use
provisions of the Humboldt Bay
Area Plan. These are more fully
described in the Plot Plan, Master
Lease Area Map and Building Floor
Plan detail sheets provided.
Operation Plans are required for
each new use. All uses will be
located in existing facilities and
utilize existing on-site wastewater
system(s} and domestic water
connections. The majority of
proposed tenants are non-coastal
dependent industrial interim

uses within existing facilities, as
defined in Chapter 3, Section 313-
3.4 of the Humboldt County Zoning
Code. The maximum lease term of
the non-coastal dependent
industrial inferim uses is (7) years.

Development Standards

Minimum Lot Size: 10,000 square feet MC Zoned Portion:
APN 401-112-021; 76.69
acres

Min. Lot Width: n/a n/a.

Max. Lot Depth: n/a n/a

Yard Setbacks:

The minimum yard setbacks shall be as desighated by the Development Standard Combining
Zone regulations (§313-34.1, HCC}. None are currently specified for this parcel.

Structure Height;

75 feet

No new structures are
proposed
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Zoning Section*

Summary of Applicable Requirement

Evidence

Max. Coverage:

n/a

The applicant proposes to
use only a portion of the
previously developed pulp
mill site areaq.

§313-16.2 “A"
Archaeological
Resource Areas

| Outside Shelter Cove

To provide reasonable mitigation where
development may impact
archaeological/pale-ontological
resources.

The proposed activities will
not impact any known or
unknown sites As no new
ground disturbing activities
are proposed.

§313-109.1 Off-Street
Parking

Provide for on-site, off-street parking in
accordance with uses, square footage,
and number of employees.

Parking spaces are
provided in accordance
with specified uses and
parking requirements (see
Attachment 3 - Parking
Worksheet and Plot Plan).
The project conditions of
approval require that
parking spaces be striped.

§312-35.1 Coastal
Dependent Industry
Impact Findings

The proposal is for a site ranked 1
(highest priority) or 2.

This is a Priority 1 site with
existing facilities suitable,
with minor alteration, to
accommodate a proposed
coastal dependent
industrial use, or that could
accommodate the
proposed use through
expansion (HBAP, §3.14B3).
Principal fo this status is
access to a 38 foot deep
channel. In accordance
with the interim use
regulations, the interim uses
must be vacated if a
coastal dependent use for
the site arises in the future.
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4. Public Health, Safety and Welfare: The following table identifies the evidence which supports

finding that the proposed location of the use and conditions under which it may be operated or
maintained will not be detrimental to the public health, safety or welfare, or materially injurious
1o properties or improvements in the vicinity.

Finding Summary of Applicable | Evidence
Requirement
§312-17.1.4 The proposed The Department finds that the proposed project will

development will not
be detrimental to the
public health, safety
and welfare, and will
not be materially
injurious to properties or
improvements in the

not be detrimental to the public health, safety and
welfare since all reviewing referral agencies have
approved or conditionally approved the proposed
project design. The project as proposed and
conditioned is consistent with the general plan and
zoning ordinances; and the proposed project will not
cause significant environmental damage.

vicinity.

Staff supports the finding that the project will not
impact the public's health, safety and welfare, nor will
it be injurious to properties or improvements in the
vicinity provided that the Conditions of Approval and
Mitigations are adhered to.

5. Residential Density Target: The following table identifies the evidence which supports finding
that the proposed project wili 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.

Code Section

Summary of Applicable
Requirement

Evidence that Supporls the
Required Finding

312-17.1.5

Housing Element

Densities

The proposed development shall hot
reduce the residential density for any
parcel below that ufilized 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), except where: 1) the
reduction is consistent with the adopted
general plan including the housing
element; and 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.

The existing parcel is currently
zoned Industrial/Coastal
Dependent. As such the parcel
was not included in the Housing
Inventory. The proposed Interim
Uses will have no impact on
determining compliance with
Housing Element law.

Therefore, the projectis in
conformance with the standards
in the Housing Element,
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6. and 7. Interim Use Permit Term and Findings

Interim Use Permit Term

104.1.3.4.1 The Hearing Officer shall set the term for the permits,
which shall normally be between one (1) and seven (7) years. The
permit term shall be set in consideration of the factors listed in
section 104.1.3.2 so as to provide a viable time frame for an
interim use while avoiding impacts to long term coastal-
dependent industrial uses and other priority uses.

The applicant is requesting a
7 year permit term under the
provisions of 104.1.3.4.3. The
site is developed with
existing coastal dependent
uses (mariculture) but these
only occupy a small portion
of the former mill site. Use of
currently  vacant  buildings
and structures  for non-
coastal dependent industrial
uses can help maintain and
improve existing
infrastructure for  future
coastal-dependent industrial
use.

104.1.3.4.2 The permit term for interim uses shall be limited fo two
(2) years if any of the following occur: (a) if 340 acres of MC-
zoned land is occupied by interim uses authorized by County-
issued coastal development permits, the permit term for any
subsequent interim use authorized by a County-issued coastal
development permit of such lands shall be no more than two
years; or (b) if 170 acres of MC-zoned land that either currently
supports or has supported coastal-dependent industrial
development is occupied by interim uses authorized by County-
| issued coastal development permits, the permit term for any
subsequent interim use authorized by a County-issued coastal
development permit on such lands shall be no more than two
years.

This is the second Interim Use
CDP to go through the
approval ~  process. The
Sequoia X Investments LLC
interim use permit occupies
67.6 acres; no  other
permitted inferim uses
occupy MC zoned areacs.

104.1.3.4.3 A term of between one (1) and three (3) additional
years above the maximum seven (7} years (for a total term not to
exceed ten (10} vyears)] may be considered under limited
circumstances, but shall not be considered for interim uses
subject to the permit term established by 104.1.3.4.2. In addition
to the factors provided in section 104.1.3.2, the longer term may
be considered for:

104.1.3.4.4.1 interim uses that can coexist with existing or future
coastal-dependent industrial uses and other priority uses.

104.1.3.4.4.2 interim uses that provide structural repair,
maintenance or upgrades of existing infrastructure, or install new
infrastructure, that supports coos’fql—dependen’r industrial uses.

The applicant has not
requested the additional 3
years for a 10 year term.

104.1.4 (Finding)

The interim use does not have a detrimental impact on existing

The proposed project will
adhere to all performance
standards and the term of
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coastal-dependent industrial uses or other priority uses, nor on the
long term future use of MC zoned land for coastal-dependent
industrial uses or other priority uses.

the permit will not exceed
seven (7) years. No current
CDlI use is being displaced
and the property will retain
access o the existing dock
facility. Long term benefits
to future CDI uses will result
from the repair,
maintenance and upgrades
to existing buildings and
infrastructure.
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6. and 7. Interim Uses In the Indusfrin/Coqsfal-Dependenf Zone Performance Standards per
Humboldi County Code Zoning Regulations Section 313-104.1

Redwood Marine Terminal Il - Performance Measures

. Performance Standard
Performance Measures to Satisfy Performance Standards Number Met by

Performance Measure

The interim uses will not inhibit the continued or eventual
use of MC zoned land for Coastal-Dependent Industrial
A (CDI) use or other priority use due to the lease agreement 1,2,6,12,19, 24,25
dllowing for termination within six months. The site can then
be converted to CDI use.

The interim uses will be compliant with subsection 104.1.3.3
and are located greater than 100 ft. from environmentally
sensitive habitat, and greater than 100 ft. from the dock.
The parcel has plenty of space available for CDI activities.

4,13, 17

Existing improvements will be utilized, however, if new
improvements are required they will be non-permanent or|
enhance the project site for future CDI use. The project site
shall be restored to pre-project condition, or to a condition
that would preserve or enhance the project site for future
coastal dependent industrial use or other priority use, on or|
before the expiration date of a use permit and coastal
development permit for an interim use.

3,5,18,22

HBHRCD maintains priority site access roads for circulation
D and access 1o bay frontage and infrastructure for coastal 9
dependent and priority uses.

Refer to site plans and operation plans for the areq, type,
E intensity, and location of the interim use. The priority rating 7.8,10,14,15,16
for the site is designated as Priority 1 according to HBAP.

The HBHRCD has invested significant financial and staff
resources info site clean-up and necessary infrastructure
F maintenance. Allowing interim uses to continue on the 1
subject site will result in continued maintenance and
upkeep, maintaining the buildings for future CDI uses.
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Redwood Marine Terminal Il - Perfformance Measures

Performance Measures to Satisfy Performance Standards

The interim use permit does not entitle the land owner or
tenanfs to long-term inferim uses beyond the permit
expiration date and shall expire on the date agreed on by
the hearing officer. The infefim uses will commence within
one (1) year upon project approval.

No new permanent development is currently proposed. No
development wil occur on the property besides
mainfenance and upgrades fo existing facilities including:
electrical, mechanical, septic, and road improvements,
Coastal Zoning Regulations Section 313-45.1 shall not apply,
to non-CDl interim uses. Coastal Zoning Regulations Section
313-103.1 shall apply to all interim conditionally permitted
uses. The interim use will comply ‘with all applicable policies
of the HBAP.

Performance . Standard
Number Met by,
Performance Meadsure
20, 21
© 23,26,27,28

Interim Uses in the Industrial/Coastal-Dependent Zone Performance Standards per Humboldt
County Code Zoning Regulations Section 313-104.1

# Performance Standards Performance
104.1.3 - Measure
In order to avoid detrimental impacts to coastal-dependent
industrial uses, including public docks; water-borne carrier
import and export operations; ship building and boat repair; | See  RMT I
commercial fishing facilities, including storage and work | Performance
areas, berthing and fish receiving, and fish processing for | Measures
104.1.3.1 human consumption; marine oil terminals; Outer Continental | table as
Shelf service or supply bases; ocean intake, outfall or | cross-
discharge pipelines and pipelines. serving offshore facilities; | referenced
and aquaculture and aquaculture support facilities; and in | below.
order to avoid detrimental impacts to other priority uses,
interim uses shall:
be compatible with, and not interfere with, the operation of
1 104.1.3.1.1 existing onsite and offsite coastal-dependent industrial uses A
or other priority uses;
dllow the site where they are located to be converted back
2 |104.1.3.1.2 |10 a coastal-dependent industrial use or other priority use A
' when the site is needed for such use;
13 104.1.3.1.3 use existing improvements where feasible; C
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104.1.3

Performance Standards

Performance
Meadsure

104.1.3.1.4

be located in the areas Ieast likely to be required by a future
coastal-dependent industrial use or other priority use on a
particular site to the extent feasible;

104.1.3.1.5

provide improvements that are nonpermanent, and
removable or relocatable in a feasible manner, or
improvements that would preserve or enhance the utility of
the project site for future coastal-dependent industrial use or
other priority use, if new improvements are required; and

104.1.3.1.6

not inhibit the eventual use of MC zoned land for coastal
dependent industrial use or other priority use,

104.1.3.2

Compliance with Section 104.1.3.1 shall be determined
considering at a minimum all of the following factors:

104.1.3.2.1

the amount of area required for an interim use; Shown on the
plot plan and plans of operation for individual uses. The
available building space (223,346 sq. ft.} is as follows:
Allocated Non-CDI Interim Use: 54,000 sqg. ft.; Allocated CDI:
36,090 sq. ft.; If this permit is approved the remaining 133,256
sq. ft. of building space is avdailable for allocation between
CDI and Interim Non-CDlI uses. Priority is to be given to CDI
uses.

104.1.3.2.2

the type, intensity and location of the inferim use;
Unallocated areas as shown on the plot plan and Plan of
Operations for the dllocated spaces; new principally
permitted and interim non-CDI uses to be identified and
reviewed for conformance with siting criteria (i.e., uses must
utilize existing warehouse and other site facilities with no
changes to size, shape, and capacity of buildings or
infrastructure.  Only interim uses that may be removed or
relocated in a feasible manner will be allowed. Parking
requirements as shown on Parking Table. Interim uses to not
require improvements to tenant space. )

104.1.3.2.3

maintenance of priority access to roads, bay frontage and
infrastructure for existing coastal-dependent industrial uses or
other priority uses. Shown on the plot plan and plans of
operation. This is the responsibility of the Harbor District under
CDP 15-043.

10

104.1.3.2.4

the priority rating of the site pursuant to section 3.14.8.3.a. of
the Humboldt Bay Area Plan; The proposal is for a site ranked
1 (highest priority) or 2,
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104.1.3

Performance Standards

Performance
Measure

104.1.3.2.5

the current and projected level of demand for coastal-
dependent industrial uses, and the land and infrastructure
available to accommodate the demand, as determined in
consultation with approptiate public and private agencies or
organizations, and appropriate publications;

There presently exist 1,160 acres of Industrial Coastal
Dependent (MC) zoned land within the Samoa, Fields
Landing and King Salmon areas of which 60 acres are
currently devoted to industrial coastal dependent uses. The
fotal CDI designated land covered under these permifs is
approximately 60 acres, with approximately 5 acres of
potential interim uses. Shown on the plot plan and plans of
operation for individual uses and on file at Planning and

Building Department.

1

104.1.3.2.6

the cost and amortization period of investments associated
with the proposed use;

All interim uses proposed for approval under this permit, are
conducted within existing buildings and structures that are
appropriate for the uses with no tenant improvements
proposed.

12

104.1.3.2.7

the lead time necessary to return the site to coastal-
dependent industrial use or other priority use.

All interim use leases will have a provision for recession of the
lease and mandatory relocation or removal within six months
in the event a CDI or other priority use is identified for a
space occupied by an interim use.

13

104.1.3.3

Interim uses do not have the priority status of coastal-
dependent industrial uses or other priority uses, shall be
located in upland areas, shall not be dllowed to fill wetlands
or coastal waters, shall be located at least 100 feet from
environmentally sensitive habitat areas, and shall not be
located on any dock or within 100 feet of a dock as
measured from the center of the dock at the point where
the dock joins the shore.

104.1.3.4

Interim uses shall require both a use permit and coastal
development permit, the terms of which shall coincide, and
shall be subject fo the following standards:

14

104.1.3.4.1

The Hearing Officer shall set the term for the permifs, which
shall normally be between one {1} and seven (7) years. The
permit term shall be set in consideration of the factors listed
in section 104.1.3.2 so as to provide a viable time frame for
an interim use while avoiding impacts to long term coastal-
dependent industrial uses and other priority uses.
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104.1.3

Performance Standards

Performance
Measvure

15

104.1.3.4.2

The permit term for interim uses shall be limited to two (2)
years if any of the following occur: (a) if 340 acres of MC-
zoned land is occupied by interim uses authorized by
County-issued coastal development permits, the permit term
for any subsequent interim use authorized by a County-issued
coastal development permit of such lands shall be no more
than two years; or (b) if 170 acres of MC-zoned land that
either currently supports or has supported coastal-
dependent industrial development is occupied by interim
uses authotized by County-issued coastal development
permits, the permit term for any subsequent interim use

authorized by a County-issued coastal development permit

on such lands shall be no more than two years.

16

104.1.3.4.3

If interim uses occupy fifty (50) percent or more of the total
land area zoned MC within the Humboldt Bay Area Plan
planning area that either currently supports or has supported
coastal-dependent industrial development as determined
by the Planning Director, the permit term for any subsequent
interim use shall be limited o no more than two (2) years.

104.1.34.4

A term of between one (1) and three (3) additional years
dbove the maximum seven (7) years (for a total term not to
exceed ten (10} years) may be considered under limited
circumstances, but shall not be considered for interim uses
subject to the permit term established by 104.1.3.4.2. In
addition to the factors provided in section 104.1.3.2, the
longer term may be considered for:

17

104.1.3.4.4.1

inferim uses that can coexist with existing or future coastal-
dependent industrial uses and other priority uses.

18

104.1.3.4.4.2

interim uses that provide structural repair, maintenance or
upgrades of existing infrastructure, or install new
infrastructure, that supports coastal-dependent industrial
uses.

19

104.1.3.4.5

The existence of a use permit and coastal development
permit for an interim use shall not prevent the application for
and approval of any required land use permits for a non-
intferim principally or conditionally permitted use in the MC
zone district for the same parcel, even if for the same
location on the parcel, subject to the condition that the
permits for any non-interim use that would conflict with an
interim use shall not become effective until the expiration of
the interim use permit term set by the Hearing Officer, the
abandonment of the interim use during the permit term of
the interim use, or the rescission of the lease for the interim
use and the removal or relocation of the interim use in
accordance with Section 104.1.3.10.
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104.1.3

- Performance Standards

Performance
Measure

20

104.1.3.5

An interim use permit ahd coastal development permit shall
not confer any land use enfitlement or property right to the
holder of the permiis beyond the permit expiration date set
forth in the use permit and coastal development permit.
Inferim permits shall expire at the end of the term set by the
Hearing Officer, at which time they become null and void.
Interim uses shall cease operation and all permitted
development not authorized to remain by permit shall be
removed by the permit expiration date. Approval of a new
use permit and coastal development permit prior to the
expiration date of the existing use permit and coastal
development permit authorizihng the interim use shall be
required in order to continue an interim use uninterrupted
beyond the expiration date of the existing permit.

21

104.1.3.6

An interim use must commence within one (1) year after alll
applicable appeal periods have lapsed. Extensions of the
initial permit vesting period (the period by which the interim
use must begin) may be approved in accordance with
Section 312-11.3 of the Zoning Ordinance (“Extension of a
Permit or Variance").

22

104.1.3.7

Interim uses shall utilize existing improvements where feasible.
If new improvements are required, they shall be
nonpermanent, and removable or relocatable in a feasible
manner, or shall be improvements that would preserve or
enhance the utility of the project site for future coastal-
dependent industrial use or other priority use. A project site
shall be restored to pre-project condition, or to a condifion
that would preserve or enhance the project site for future
coastal dependent industrial use or other pricrity use, on or
before the expiration date of a use permit and coastal
development permit for an interim use. An application for a
use permit and coastal development permit for interim uses
shall include a plan detailing how and when the project site
will be restored. A bond in the amount necessary to
complete the required restoration may be required at the
discretion of the Hearing Officer.

23

104.1.3.8

Prior o any development occurring that is authorized by an
interim use permit and coastal development permit, a
Development Plan shall be submitted for review and
approval by the Planning Director, and a Notice of
Development Plan shall be recorded on all properties where
the intetim use permit will be located. The Development Plan
shall identify the term and all other applicable development
restrictions that apply to the interim use, including the plan
for restoring the project site to pre-project condition, or to a
condition that would preserve or enhance the project site for
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104.1.3

Performance Standards

Performance
Measure

future coastal-dependent industrial use or other priority use.

24

104.1.3.9

Coastal-dependent industrial uses and other priority uses are
considered priority uses pursuant to the Couniy's Local
Coastal Program and California Coastal Act and as such,
shall be given priority over interim uses in evaluating potential
land use conflicts between the two uses. Operation of
coastal-dependent industrial uses or other priority uses in
conformance with all applicable laws and regulations shall
not constitute a nuisance pursuant to the Humboldt County
Code of Regulations.

25

104.1.3.10

Any lease for an interim use shall include a provision for
rescission of the lease and mandatory relocation or removal
of the interim use within six months in the event a coastal-
dependent industrial use or other priority use is identified by
the property owner for the space occupied by an interim use
on terms acceptable o the property owner. A copy of the
lease showing compliance with this provision shall be
provided to the Planning Division prior to permit issuance. A
property owner shall prioritize coastal-dependent industrial
uses and other priority uses over interim uses and may
exercise the lease rescission provision if a coastal-dependent
industrial use or other priority use attempting to occupy the
site would be prohibited from doing so due to the existence
of one or more interim uses.

26

104.1.3.11

The Coastal-Dependent Industrial Development regulations
contained in Section 313-45.1 of the Coastal Zoning
Regulations shall continue to apply to coastal-dependent
industrial development in the MC zone district, but shall not
apply to noncoastal- dependent industrial interim uses.

27

104.1.3.12

The Industrial Performance Standards as provided in Section
313-103.1 of the Coastal Zoning Regulations shall apply to all
Interim Conditionally Permitted Uses.

28

104.1.3.13

An Inferim use must demonstrate the ability to comply with
all applicable policies of the Humboldt Bay Area Plan,
including, but not limited to, development policies related to
adequacy of facilities for the treatment and disposal of
wastewater discharges for both domestic and non-domestic
wastewater (Section 3.14-b-1 of the Humboldt Bay Area Plan)
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8. Environmental Impact: The following table identifies the evidence which supports finding that

the proposed location of the use and conditions under which it may be operated or
maintained will not adversely impact the environment

Finding Summary of Applicable | Evidence
Requirement
CEQA Review required per The Humboldt Bay Harbor, Recreation and Conservation

the State CEQA
guidelines.

The Responsible Agency
shall make the findings
required in §15091 for
each significant effect
of the project.

District is the lead agency under the
Cdlifornia Environmental Quality Act and has adopted a
Mitigated Negative Declaration for the project. Please
see the attached Addendum #2 to the Mitigated
Negative Declaration (Attachment 5).

As Responsible Agency, the County has considered the
Addendum fo the Mitigated Negative Declaration (MND)
prepare for the project, and makes the finding that the
HBHRCD, as Lead Agency for the project, identified and
reduced or eliminated dll significant environmental
impacts, and subsequently adopted the MND. No new
changes or alterafions have been made thai require
additional environmental review.
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ATTACHMENT 3
Applicant’s Evidence In Support of the Required Findings

The applicant has submitted the following written evidence in support of making the required
findings, and copies of relevant are attached.

Application [in file]

Project Description and Plans of Operation Report (August 2018) [attached]
Parking Requirements and Provided Parking Plan [attached]

Plot Plan checklist [in file]

Plot Plan [aftached]

Title and Lease Information [on file]

AR

CDP-18-041 Humboldt Bay Harbor 10741 December 13,2018 Page 37




PLAN OF OPERATION REPORT

REDWOOD MARINE TERMINAL I
APN: 401-112-021

August 2018

Prepared for:

Humboldt County Planning Department
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Project Description and Plan of Operation

The Humboldt Bay Harbor, Recreation and Conservation District (HBHRCD or District) seeks
Coastal Development Permit and Conditional Use Permit (CDP/CUP) approval to allow interim
non-coastal dependent industrial uses at Redwood Marine Terminal Il (RMT 1), APN 401-112-
21. The HBHRCD's intent is to allow for greater use of underutilized site facilities consistent with
the County’s Interim Use standards (Humboldt County Zoning Regulations Chapter 3, Section
313-3.4). The proposed uses preserve and utilize existing warehouse space, shops, offices,
laboratory, and outdoor areas that supported former, and will continue to support existing and
future, coastal-dependent industrial site uses. The approval for industrial, office, research, and
other compatible uses would utilize existing warehouse and other site facilities with no changes
to size, shape, and capacity of buildings or infrastructure. This project would permit ,
aquaculture, coastal-dependent, coastal-related, heavy industrial, research/ light industrial,
commercial and agricultural use types that are either principally permitted or conditionally
permitted. Figures showing the RMT Il site plan, general building uses, and first floor lease
spaces are included as Attachments A, B, and C.

These proposed tenant uses include a mixture of activities that are either: 1) specifically
enumerated as principally or conditionally permitted uses within the MC zoning standards; or 2)
interim conditional uses in the MC zone that are principally or conditionally permitted in MG or
ML zones. Priority will be given to Aquaculture, Coastal Dependent and Coastal Related uses as
defined in the County’s Local Coastal Plan. Leases for interim uses will be shorter term, seven
years or less, with limited tenant improvements that can be removed as necessary to .
-accommodate future potential coastal dependent uses. Should Aquaculture, Coastal Dependent
and Coastal Related use tenants become viable, other tenants occupying space proposed for
those uses will have a lease clause to vacate within 6 months. The Harbor District will make
significant efforts to relocate these tenants onsite to other areas that are not needed for the
Coastal Dependent or Coastal Related Use.

Project Site Background

In 2013, the HBHRCD acquired the former pulp mill site (APN 401-112-21); now known as
Redwood Marine Terminal ll. The District has invested significant financial and staff resources
into site clean-up in association with the EPA and into necessary infrastructure maintenance.
The site is designated and zoned for coastal dependent industrial use and had significant
historic usage from the time it was constructed in the 1960’s until approximately 2008 when
the pulp mill closed permanently. Existing site infrastructure including industrial equipment,
laboratories, warehouses, offices, site roadways, and water/wastewater infrastructure was
originally developed during this time to support site activities and employees.

This industrial site had been in operation on the Samoa Peninsula for over 50 years. Over
200,000 square feet of under roof space is available for lease. The County approved a Coastal
Development Permit (CDP) for site infrastructure improvements in December 2015 (CDP 15-
043); which allows for necessary maintenance of existing infrastructure. The Harbor District has
received new market tax credits to make existing facility renovations including: new roofing,
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building siding and access doors, water, and fire suppression system upgrades, electrical
upgrades including substation and energy efficiency retrofits, and upgraded security fencing.
These renovations will not expand the facility capacity. Recently implemented upgrades
include: installation of fiber optic cable line, electrical repairs/upgrades to site buildings,
installation of 730 Kwh rooftop solar array, site drainage improvements. In addition to
maintaining and upgrading on-land facilities and infrastructure, the District has made a
significant investment in the adjacent dock facilities, including new decking and utilities. The
Harbor District is committed to maintaining this sites’ readiness for Coastal Dependent
Industrial (CDI) uses should those uses remain viable in the future.

The District has received inquiries from numerous entities interested in leasing portions of the
existing RMT Il facility. This Conditional Use Permit (CUP)/CDP seeks approval to allow interim
uses of underutilized Coastal Dependent Industrial (MC) designated land, while at the same
time avoiding impacts to long-term coastal dependent industrial use and other conditionally
permitted priority uses consistent with the County’s “CDI Interim Use Amendments”.

Existing Conditions

The site is designated and zoned for coastal dependent industrial use and surrounded by similar
coastal dependent industrial designated lands associated with historic lumber and pulp mill
operations. To the north of the site is the former Evergreen pulp mill that was recently
permitted to allow sawdust briquette manufacturing by Fiberol Energy Inc. Humboldt Bay is

east of the site with access from RMT Il. South of the site is vacant industrial land; south west is
the Fairhaven Biomass Facility. To the west, across New Navy Base Road there are beach and
dune areas that meet the Pacific Ocean. RMT Il infrastructure include:

1. Fire suppression system inside Shops & Stores, Warehouse and Machine building;

2. Industrial fresh water supplied by HBMWD and stored in two million-gallon storage tank
adjacent to New Navy Base Road;

3. Domestic Water also supplied by HBMWD;

4, Industrial wastewater treatment system including double clarifiers, water filtration and
ocean outfall pipe;

5. Domestic and industrial wastewater treatment system including collection system,
septic tanks, and leach field;

6. Onsite electrical substation and distribution system to all buildings;

7. 23-Megawatt chemical recovery boiler and turbine/generator; and

8. Parking, cargo storage and loading facilities.

Roads

Traffic to and from the site use New Navy Base Road to Samoa Pulp Lane and then to the
project site through privately owned/maintained roadways. New Navy Base Road and Samoa
Pulp Lane are maintained by Humboldt County. RMT Il site roadways are maintained by the
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HBHRCD. Access roads to the RMT Il dock and bay frbntage are maintained and kept clear for
priority coastal dependent uses.

Traffic is associated with both employees and operational truck traffic. There is not expected to
be an increase in traffic to and from the site as a result of new uses, compared to past facility
pulp mill use.

i

Water and Wastewater

Humboldt Bay Municipal Water District (HBMWD) service includes both domestic and industrial
water delivery to the site. The existing onsite domestic system serves restrooms and related
facilities requiring potable water.

The onsite wastewater system includes a wet well, wastewater collection pipes, pumping
system and leach field. Wastewater flows from restrooms, sinks and wash stations within the
existing buildings, are of relatively low volume. The proposed uses are projected to generate
fewer workers than were employed for pulp mill operations. Additionally, the design capacity of
the existing system is greater than the wastewater flows projected to be generated by the
proposed uses/number of employees. The wet well is monitored by HBHRCD staff and solids
removed by pumping as needed.

Tenant Operation Plans

The following businesses are currently under lease or intend to lease space at RMT Il. The
District intends to submit Plan of Operations to the County for future new tenants perthe
permit conditions of approval.
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