8.6 Land Use

This section provides an inventory of existing and designated land uses in the vicinity of the
Humboldt Bay Repowering Project (HBRP) and an analysis of the effects of the project on
land use. For purposes of this analysis, the affected environment study area is defined as
those areas within 1 mile of the proposed HBRP site. Section 8.6.1 describes the existing
environment that could be affected. Section 8.6.2 identifies potential environmental effects,
if any, from the project. Section 8.6.3 discusses cumulative effects. Section 8.6.4 presents
mitigation measures. Section 8.6.5 presents the laws, ordinances, regulations, and standards
(LORS) applicable to land use. Section 8.6.6 describes the required permits and provides
agency contacts. Section 8.6.7 provides the references used to develop this section.

8.6.1 Affected Environment

8.6.1.1 Existing Land Uses within the Study Area

The 5.4-acre HBRP site is within 143 acres owned by Pacific Gas and Electric Company
(PG&E), in the unincorporated area of Humboldt County. The site’s general location is

3 miles south of Eureka. The property is partially in the southwest quarter and in the
northwest quarter of the southeast quarter of Section 8, and partially within the north half of
the northwest quarter of Section 17, both in Township 4 North, Range 1 West, HB&M
(Humboldt Base and Meridian). The County Assessor's parcel numbers are APN 305-131-34
and APN 305-131-35.

The City of Eureka is 3 miles north of the HBRP site and is the largest city in Humboldt
County. There are several small residential communities within 5 miles of the HBRP site,
including King Salmon, Humboldt Hill, and Fields Landing (U.S. Geological Survey [USGS},
1959; Zoellner, 2006).

The proposed HBRP site is situated on property that houses the existing Humboldt Bay
Power Plant. The site is located on Buhne Point, which is a small peninsula along Humboldt
Bay. The existing plant consists of three electrical generating elements: (1) a natural gas- and
oil-fired power plant consisting of two steam turbine-generators (Units 1& 2); (2) two mobile
emergency power plant (MEPP) backup peaking units; and (3) a formerly used 63-megawatt
(MW) nuclear-powered boiling water reactor generating unit (Unit 3).

The property currently contains industrial land, wetlands, Buhne Slough, and power plant
cooling water intake and discharge canals. The property is bounded on the north by
Humboldt Bay, on the west by the King Salmon community, on the east by Northwestern
Pacific Railroad tracks, and on the south by King Salmon Avenue. East of the railroad
property are Highway 101, some rural parcels, and commercial development. South of King
Salmon Avenue are wetland areas and the Humboldt Hill residential development.
Southwest of Humboldt Hill is the community of Fields Landing. West of the King Salmon
community are Humboldt Bay, a sand spit known as South Spit, and, beyond the spit, the
Pacific Ocean.

An existing public trail that is part of the California Coastal Trail system (California Coastal
Trail, 2006) is on the north side of the Humboldt Bay Power Plant site along Humboldt Bay.
Buhne Slough is a local fishing area. The Elk River Wildlife Area is approximately 2,000 feet
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8.6 LAND USE

to the northeast of the HBRP site. Several recreational parks are in the City of Eureka, which
is north of the site and greater than the 1-mile radius.

Figure 8.6-1 depicts existing land uses within a 1-mile radius of the project site. There are
two sensitive receptors within a 1-mile radius of the HBRP: (1) South Bay Elementary
School, 6077 Loma Avenue, Eureka, and (2) a senior home, Sun Bridge Seaview Care Center,
6400 Purdue Drive, Eureka, both southeast of the project site.

Two churches are within 1-mile northeast and south of the project site. These are the
Redwood Christian Center, 6000 Humboldt Hill Road, Eureka, and the Calvary Community
Church, 510 South Bay Depot Road, Fields Landing.

8.6.1.2 General Plan Land Use Designations within the Study Area

The project site is currently used for industrial purposes (electricity production). The
Humboldt Bay Area Plan of the Humboldt County Local Coastal Program (Humboldt
County, 1995) land use designations within a 1-mile radius of the project site are listed in
Table 8.6-1. The distribution of these land uses relative to the project site is shown in
Figure 8.6-2. The power plant site is situated on land designated Industrial-Resource
Dependant and Industrial according to the Humboldt Bay Area Plan.

The project is in an unincorporated area and is entirely within Humboldt County’s
jurisdiction. However, the City of Eureka’s sphere of influence extends west and south of
the project site. The City of Eureka considers land within this designated area as land that
may be annexed to the City in the future. Projects within the sphere of influence should be
referred to the City for review and comment (Goetz, 2006).

8.6.1.3 Zoning Designations within the Study Area

The zoning designations for land within a 1-mile radius of the project site are listed in
Table 8.6-2. The distribution of the zoning districts relative to the project site is shown in
Figure 8.6-3. The power plant site is situated on land zoned as coastal dependant industrial
(MC) with combining district designations for coastal resource dependant (C), flood hazard
(F), and coastal wetland (W).

8.6.1.4 California Coastal Commission

The project site is within the Coastal Zone in an unincorporated area of Humboldt County.
Although Humboldt County has a certified Local Coastal Program, the HBRP site is within
the retained jurisdiction of the California Coastal Commission (CCC). The CCC retains
jurisdiction of tidelands trust and other public trust lands such as historical coastal wetlands
within areas that would otherwise fall under the jurisdiction of the Local Coastal Program.
The CCC is responsible for issuing Coastal Development Permits in its retained jurisdiction,
based on an evaluation of the project’s conformity with the policies of the California Coastal
Act of 1976. The policies of the County’s local coastal program, general plan, and zoning
ordinance, however, are used by the CCC as guidance. Figure 8.6-4 depicts the coastal
jurisdiction for the HBRP and surrounding area.
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8.6 LAND USE

TABLE 8.6-1
General Plan Land Use Designations and Allowable Uses Within a 1-Mile Radius of the Project Site

Land Use Designation

Purpose

Principle Use

Conditional Uses

AE

CG

CR

MC

MG

MR

NR

Agriculture
Exclusive/ Prime
and Non-Prime
Lands

Commercial

General

Commercial
Recreational

Industrial/Coastal-
Dependent

Industrial/General

Resource
Dependent

Natural Resources

To protect prime and non-prime agricultural
lands for long term productive agricultural use.

To allow the integrated development of
commercial districts or neighborhood
commercial centers providing for the economic
well being and convenience of the community.

To protect sites suitable for the development of
commercial recreational facilities, and for visitor
service facilities appropriate to assure
recreational opportunity for visitors to the area.

To protect and reserve parcels on or near the
sea for industrial uses dependent on, or related
to, the harbor.

To protect sites suitable for the development of
general industrial uses.

To protect coastal wetlands and to provide for
the development of upland areas consistent with
resource protection, and where feasible,
resource enhancement.

To protect and enhance valuable fish and
wildlife habitats, and provide for public and
private use of their resources, including hunting,
fishing and other forms of recreation.
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Production of food, fiber, or plants, with residence as a
use incidental to this activity including two separate
residences where one is occupied by the owner/operator
and the other by the parent or child of the owner/operator.

Retail sales, retail services, office and professional uses.

Commercial recreational, including recreational vehicle
parks, hotels and motels for example, and visitor-serving
developments, including antique shops, art galleries,
restaurants, and taverns.

Any coastal-dependent industrial use that requires access
to a maintained navigable channel in order to function,
including, but not limited to: public docks, water-borne
carrier import and export operation, ship building and boat
repair, commercial fishing facilities including berthing and
fish receiving, fish processing when product is for human
consumption (fish waste processing and fish processing of
products for other than human consumption are
considered coastal-related uses), marine oil terminals,
OCS service or supply bases, ocean intake, outfall or
discharge pipelines and pipelines serving offshore
facilities, aquaculture and aquaculture support facilities.

Light and general manufacturing, warehousing and
wholesaling, research and development.

Resource-dependent activities, including, but not limited
to, aquaculture, wetland restoration projects carried out
under Coastal Act Section 30233 a(7), nature study
facilities, and minor alterations or repairs to existing
sources.

Management for fish and wildlife habitat.

Hog production, watershed management,
management for fish and wildlife habitat,
recreation, utility transmission lines, farm
labor housing, greenhouses, feed lots and
similar confined livestock operations.

Hotels and motels.

Single-family house on existing lots, a
caretaker's residence, and apartment on the
upper floor of multi-story structures.

Visitor-serving recreational facilities that
require channel access, including but not
limited to marinas serving other than solely
commercial vessels, fishing piers, and boat
launching facilities; coastal-related industrial
uses, including, but not limited to: fish waste
processing and fish processing and
treatment facilities, electrical generating
facilities or other facilities which require an
ocean intake, outfall or pipeline.

Heavy manufacturing, drilling and processing
of oil and gas, agricultural-general uses,
heavy commercial uses, sand and gravel
extraction, electrical generating and
distribution facilities, animal and fish
reduction plants.

See regulations.

Wetland restoration, development of hunting
blinds and similar minor facilities,
improvement of boating facilities in estuaries,
accessway development and improvement
and removal of trees for firewood, disease
control and public safety purposes.
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TABLE 8.6-1
General Plan Land Use Designations and Allowable Uses Within a 1-Mile Radius of the Project Site

Land Use Designation

Purpose

Principle Use

Conditional Uses

PF

PR

RE

RL

RM

RR

RV

TC

Public Facility

Public Recreation

Residential
Estates

Residential/Low
Density

Residential/
Medium Density

Residential/ Rural

Urban Reserve

Coastal
Commercial
Timberland

To protect sites appropriate for the development
of public and private civil service facilities.

To protect publicly owned lands suitable for
recreational development or resource
protection.

To allow residential development of areas within
Urban Limits where community objectives,
including resource protection, limit density of
potential development, but where urban
services are required.

To allow the development of homeowner
residential uses making conservative use of
urban land where adequate services are
available.

To make effective use of limited urban land and
provide areas for residential use of mobile
homes in urban areas, consistent with
availability of public services.

To allow residential use of rural lands not
permanently designated for resource protection
and not suitable for rural community
neighborhood development.

To protect from premature subdivision and
development urban lands not now developed to
urban densities or adequately provided with
urban services but expected to develop to urban
uses and densities when services are available.

To protect productive timberlands for long-term
production of merchantable timber.

Essential services including fire and police stations,
hospitals and schools; public and private facilities
including offices, libraries, cemeteries and clinics, but not
including sites or facilities for the storage or processing of
materials or equipment.

Public recreation and open space.

Detached single family residences (0-2 units per acre).

Detached single family residences (3-7 units per acre).

Duplex, multiple unit and mobile home residential
development for occupancy by individuals or families (8-
30 units per acre).

Rural Residential.

Open spaces including agriculture and timber production
while services are unavailable or if specifically planned for
urban uses, when services become available, those uses
are permitted under that respective designation if the
development can satisfy onsite water and wastewater
requirements (0-1 unit per acre).

Timber production including all necessary site preparation,
road construction, and harvesting and residential use
incidental to this use.

None.

Caretaker dwellings and maintenance
buildings.

Private institutions, private recreation
facilities, and neighborhood commercial.

Private institutions, private recreation
facilities, and neighborhood commercial.

Hotels, motels, boarding houses, single
family residences, and neighborhood
commercial. Guest houses, offices, and
professional private institutions.

Production of food, fiber, or plants.

Same as those associated with the
designated principle permitted use.

Management of watershed, management for
fish and wildlife, utility and transmission lines,
second dwellings, temporary labor camps,
permanent timber processing plants for
commercial processing of wood and wood
products.

Source: Humboldt County, 1995.
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TABLE 8.6-2

Zoning Designations and Allowable Uses Within a 1-Mile Radius of the Project Site

Zoning Designation

Purpose

Principle and Conditional Uses

Principal Zones: Inland

AE Agriculture
Exclusive

AG Agriculture,
General

R-1 Residential One-
Family

To protect prime and non-prime agricultural lands for
long term productive agricultural use.

Applied to areas where agriculture is the desirable
predominant use and rural residential uses are
secondary

Desisgnated areas in which topography, access,
utilities and public services make the area suitable
and desirable for low density residential development.

Principle: Production of food, fiber, or plants, with residence as a use incidental to this
activity including two separate residences

Conditional: Hog production, watershed management, management for fish and
wildlife habitat, recreation, utility transmission lines, farm labor housing, greenhouses,
feed lots and similar confined livestock operations.

Principle: General agriculture, one-family dwellings and farm dwellings

Conditional: Hog, turkey, frog, or fur farm; animal feed lot, agricultural or timber
processing plants, animal hospital or kennel, golf course, irrigation equipment sales

Low density residential

Principal Zones: Coastal

CG Commercial
General

CR Commercial
Recreation

MC Industrial/ Coastal-
Dependent

NR Natural Resources

To allow the integrated development of commercial
districts or neighborhood commercial centers
providing for the economic well being and
convenience of the community.

To provide for visitor-serving recreational facilities that
require channel access, including but not limited to
marinas serving other than solely commercial vessels,
fishing piers, and boat launching facilities

Coastal-Dependent uses and aquaculture

Recreation and conservation, fish and wildlife habitat
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Principle: Retail sales, retail services, office and professional uses

Conditional: Hotels and motels

Utilities; Visitor Serving Facilities, Transient Habitation, Commercial Recreation,
Coastal-Dependent Recreation; Resource-Related Recreation, Coastal Access
Facilities.

Coastal-dependent industrial use that requires access to a maintained navigable
channel in order to function, including, but not limited to: public docks, water-borne
carrier import and export operation, ship building and boat repair, commercial fishing
facilities, including berthing and fish receiving, and fish processing, marine oil
terminals, OCS service or supply bases, ocean intake, outfall or discharge pipelines
and pipelines serving offshore facilities, aquaculture and aquaculture support facilities.

Principle: Fish and wildlife habitat management

Conditional: Caretaker’s residence (sand dune areas), minor utilities, oil and gas
pipelines, electrical distribution lines, aquaculture, surface mining, wetland
management, boating facilities improvement, coastal access facilities
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TABLE 8.6-2
Zoning Designations and Allowable Uses Within a 1-Mile Radius of the Project Site
Zoning Designation Purpose Principle and Conditional Uses
PF-1 Public Facility Essential Services, Administrative, Community Administrative and essential services buildings, community assembly facilities, health
(Urban) Assembly, Non-assembly Cultural, Public Recreation care services, public recreation and open space
and Open Space, Health Care Services, Minor
Utilities.
PR Public Recreation Public Recreation and Open Space, Minor Utilities, Public recreation and open space, minor utilities, coastal access
Coastal Access Facilities.
RA-5/A Rural Residential Rural agriculture with onsite residence Residential agriculture with a minimum lot size of 5.0 acres is required.
Agriculture
RM-15 Residential Multi- Residential Multi-Family. Trailer parks, apartments, townhouses, condominiums
Family
RS-20 Residential Single Residential Single Family with a minimum lot size of Single-family residences, low density
Family 20,000 sq. feet and minimum lot width of 75 feet.
RS-5 Residential Single Residential Single Family with a minimum of Single-family residences, medium-high density
Family 5,000 sq. ft. lot size

Combining zone codes:
The following codes modify zoning or indicate zoning limitations in particular areas

A: Archaeological Resource Area - Provide for reasonable mitigation measures where development would have an adverse impact upon archaeological and paleontological
resources.

B: Beach and Dune Areas - Ensure that development permitted in coastal beach and dune areas, as designated in the Coastal Land Use Plan Resource Protection Maps, will not
detract from the area's natural resource value or their potential for providing recreational opportunity.

C: Coastal Resource Dependent —Protect coastal wetlands and to provide for the development of upland areas adjacent to wetlands consistent with resource protection, and
where feasible, resource enhancement.

D: Design Review - Requires design review for conformance of new development with the policies and standards of the General Plan, and to provide for a design review process
where neighborhoods within the same zone district desire to preserve or enhance the area's historical, cultural or scenic values.

F: Flood Hazard Areas - Minimize public and private losses due to flood and tsunami conditions in specific areas of the County. Lands located below the level of the 100-year
tsunami run-up elevations described in Tsunami Predictions for the West Coast of the Continental United States (Technical Report H-78-26 by the Army Corps of Engineers) are
applicable to these regulations.

R: Streams and Riparian Corridors Protection — Provide for the maintenance, enhancement, and, where feasible, restoration of water resources by restricting development, and by
minimizing adverse effects of runoff, interference with surface waterflow, and alteration of natural streams, and by protecting riparian habitats.

T: Transitional Agricultural Lands - Permit agricultural use as a principal permitted use while providing that development in transitional agricultural lands is conducted in such a
manner as to maintain long-term wetland habitat values and minimize short-term habitat degradation within these environmentally sensitive habitat areas.

W: Coastal Wetland Areas - Any development in coastal wetlands should not degrade the wetland, but will maintain optimum populations of marine or freshwater organisms and,
where feasible, will enhance wetland resources. Applies to lands mapped as "W" on the zoning maps, and also to unmapped wetlands.

Source: Humboldt County, 1995.
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8.6.1.5 Recent Discretionary Reviews by Public Agencies

There is one project within 1 mile of the project site, the Humboldt County Redevelopment
Plan Environmental Impact Report (EIR), that is undergoing a California Environmental
Quality Act (CEQA) discretionary review by a public agency. In addition, the PG&E
Humboldt Bay Power Plant Independent Spent Fuel Storage Installation (ISFSI) project has
been approved by the Nuclear Regulatory Commission and been reviewed and approved
by the CCC. The ISFSI will store spent nuclear fuel and other materials from Humboldt Bay
Power Plant Unit 3. This project will start at the end of March 2007 and will be completed in
June 2008.

The County Redevelopment Plan EIR identifies several redevelopment sub-areas for
Humboldt County: Orick, Willow Creek, Glendale, Manila, Samoa, Fairhaven, Fields
Landing, and Alton. The Fields Landing subarea is within 1 mile of the project site. The
proposed project for Fields Landing would rehabilitate a main drainage line and two tide
gates at the foot of C Street and Railroad Avenue. These improvements would improve
drainage and prevent localized flooding. This subarea improvement would have no
significant effects on the environment

There are no other projects that have undergone discretionary review within a 1-mile radius
of the proposed project site. Several other projects have been identified within the City of
Eureka that are outside the 1-mile buffer.

8.6.1.6 Future Growth Trends

Humboldt County is updating its General Plan (Humboldt County, 1985) and is completing
the analysis of the alternatives. The update will try to unify the land use designations for the
General and Specific Plans. Land use and growth trends identified for the study area are
based on the current Humboldt Bay Area Plan. A comparison of the existing land use map
(Figure 8.6-1) with the Humboldt Bay Area Plan land use designation map (Figure 8.6-2)
shows that the study areas are consistent. The development in the area is a mixture of
residential, recreational, commercial, and industrial land uses. The existing Humboldt Bay
Area Plan did not denote the Elk River Wildlife Area or the public trail along Humboldt
Bay. As discussed in the socioeconomics section, the area’s population is not expected to
grow as rapidly as in other portions of the state.

8.6.2 Environmental Consequences

8.6.2.1 Significance Criteria

Significance criteria for impacts to land use were determined through review of applicable
state and local regulations. Because the Warren-Alquist Act is equivalent to a CEQA review,
the following criteria developed from the CEQA Guidelines and the CEQA Checklist were
used to evaluate the potential environmental impacts of the project:

e Will the project physically divide an established community?

e Will the project conflict with any applicable land use plan, policy, or regulation of an
agency with jurisdiction over the project adopted for the purpose of avoiding or
mitigating an environmental effect?

P0062006001SAC/344005/062570010 (HBRP_008-6.DOC) 8.6-15



8.6 LAND USE

e Will the project conflict with any applicable habitat conservation plan or natural
community conservation plan?

e Will the project convert prime farmland, unique farmland, or farmland of statewide
importance, as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to nonagricultural use?

o Will the project involve other changes in the existing environment which, given their
location and nature, could result in conversion of farmland to nonagricultural use?

8.6.2.2 Potential Effects on Land Use during Project Construction and Operation

The presence of the proposed project would not physically divide the local unincorporated
area within Humboldt County. The project is being sited within the boundary of the existing
Humboldt Bay Power Plant in an area used for power generation.

Implementation of the project would result in continued current use as an industrial site.
Section 8.6.2.3.1 discusses the project’s consistency with the applicable policies of the
Coastal Act. Since the CCC uses the Humboldt Bay Area Plan, Humboldt County General
Plan, and Zoning Ordinance as guidance, Section 8.6.2.3.2 discusses the project’s conformity
with the applicable policies in these plans.

Humboldt County does not have a Multispecies Habitat Conservation Plan, but in 1970
California’s legislature enacted the Humboldt Bay Harbor, Recreation and Conservation
Act. The Humboldt Bay Harbor, Recreation and Conservation District Board of
Commissioners are responsible for the wide-range management needs of the Port of
Humboldt Bay (Humboldt Bay Harbor, Recreation and Conservation District, 2006). The
Humboldt District’s regulatory jurisdiction includes all of Humboldt Bay up to the mean
higher water level. The HBRP project would not result in any “take” of species, and would
not conflict with any biological resources policies set forth by the Humboldt Bay Area Plan;
Humboldt Bay Harbor, Recreation and Conservation District; or California Coastal
Commission.

Prime agricultural land is about 2,500 feet east of the project site along the Elk River
(Humboldt County, 1995). The HBRP project would not result in conversion of any prime
farmland to nonagricultural use. The HBRP property does not have a Williamson Act
contract and project implementation would not involve other changes in the environmental
that could result in the conversion of farmland to nonagricultural use.

8.6.2.3 Compatibility with Land Uses and Planning Policies

8.6.2.3.1 Conformity with the California Coastal Act

The HBRP site is within the retained jurisdiction of the CCC. The CCC is responsible for
issuing Coastal Development Permits in its retained jurisdiction, based on its evaluation of
the project’s conformity with the policies of the California Coastal Act of 1976. Below are the
Coastal Act policies applicable to the HBRP and the HBRP’s conformity with these policies.
The subsequent section addresses the project’s conformity with the applicable sections of
the Humboldt County Local Coastal Plan.
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Coastal-Dependent Developments
The Coastal Act §30255 states:

Coastal-dependent developments shall have priority over other
developments on or near the shore line. Except as provided elsewhere in
this division, coastal-dependent developments shall not be sited in a
wetland. When appropriate, coastal related developments should be
accommodated within reasonable proximity to the coastal-dependent uses
they support.

The HBRP is a repowering project for the existing Humboldt Bay Power Plant, a coastal-
dependent facility. It will be on the same property as the existing power plant and will
utilize the plant’s existing infrastructure (gas, transmission, well water, and potable water).
Coastal Act §30101 defines “Coastal-dependent development or use” as “any development
or use which requires a site on, or adjacent to, the sea to be able to function at all.” In order
for the HBRP to function, the project must be on the Humboldt Bay Power Plant site, since it
will utilize the existing plant’s infrastructure. In addition the HBRP is an integral part of the
updating and eventual decommissioning of the existing aging generating units and nuclear
facility currently on site. While the HBRP will significantly reduce the use of ocean water
necessary for once-through cooling, ocean water will continue to be necessary at the site
until the nuclear generating unit and related facilities are decommissioned and demolished
under the direction of the Nuclear Regulatory Commission. The existing Humboldt Bay
Power Plant is “on or near the shore line.” Given this fact, the HBRP is clearly a coastal-
dependent development as defined by the Coastal Act.

Section 8.2, Biological Resources, discusses the project’s potential impacts on wetlands and
compliance with the Coastal Act provisions regarding wetlands.

Coastal-Dependent Industrial Facilities
The Coastal Act §30260 states:

Coastal-dependent industrial facilities shall be encouraged to locate or
expand within existing sites and shall be permitted reasonable long-term
growth where consistent with this division. However, where new or
expanded coastal-dependent industrial facilities cannot feasibly be
accommodated consistent with other policies of this division, they may
nonetheless be permitted in accordance with this section and Sections
30261 and 30262 if (1) alternative locations are more environmentally
damaging; (2) to do otherwise would adversely affect the public welfare;
and (3) adverse environmental affects are mitigated to the maximum
extent feasible.

The HBRP project will be within the boundary of the existing Humboldt Bay Power Plant
site and qualifies as reasonable long-term growth of the existing facility. This growth is
consistent with a CCC report that envisioned additional power generating equipment at the

1 Sections 30261 and 30262 do not apply to the HBRP. Section 30261 provides additional guidance for siting marine terminals
and Section 30262 pertains to the siting of oil and gas development projects.
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Humboldt Bay Power Plant.? Coastal Act Section 30413(b) required the CCC to designate
locations within the coastal zone where a power plant would prevent the achievement of the
objectives of the Coastal Act. For existing power plant sites (as of 1976 when the Coastal Act
was created) §30413(b) states, “specific locations that are presently used for such facilities
and reasonable expansion thereof shall not be so designated.” In other words, reasonable
expansion of existing power plants in the Coastal Zone is anticipated under the Coastal Act
policies.

In addition, a report created pursuant to Section 30413(b) entitled, Designation of Coastal Zone
Areas Where Construction of an Electric Power Plant Would Prevent Achievement of the Objectives
of the California Coastal Act of 1976, states in its discussion of the existing PG&E Humboldt
Bay Power Plant: “A substantial area adjacent to this power plant is not designated [as an
area which would prevent achievement of the objectives of the Coastal Act] in order to
allow for reasonable expansion.” A map that accompanies that report shows a large area
including the entire Humboldt Bay Power Plant 143-acre parcel and portions of Humboldt
Hill designated as “PP,” indicating suitability for power plant expansion. Coastal
Commission policies have anticipated reasonable expansion of the Humboldt Bay Power
Plant in this location.

Chapter 9, Alternatives, examines several alternative sites to the proposed HBRP site and
shows that none of these sites are environmentally preferable to the site proposed. As
discussed in other chapters of the Application for Certification (AFC), the HBRP would not
adversely affect the public welfare, and all potential adverse environmental effects would be
mitigated to the maximum extent feasible. The HBRP is therefore consistent with this
section of the Coastal Act.

Public Access Policies
Coastal Act §30210 states:

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

The Coastal Act §30211states:

Development shall not interfere with the public’s right of access to the sea
where acquired through the use or legislative authorization, including, but
not limited to, the use of dry sand and rocky coastal beaches to the first
line of terrestrial vegetation.

The Coastal Act §30212 (a) states:

Public access from the nearest public roadway to the shoreline and along
the coast shall be provided in new development projects except where

(1) it is inconsistent with public safety, military security needs, or the
protection of fragile coastal resources, (2) adequate access exists nearby, or

2 Designation of Coastal Zone Areas Where Construction of an Electric Power Plant Would Prevent Achievement of the
Objectives of the California Coastal Act of 1976, 1988 California Coastal Commission.
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(3) agriculture would be adversely affected. Dedicated accessway shall not
be required to be opened to public use until a public agency or private
association agrees to accept responsibility for maintenance and liability of
the accessway.

The HBRP is entirely within the fenced perimeter of the Humboldt Bay Power Plant. It will
not, therefore, impede public access in the coastal zone. Furthermore, the HBRP is not a new
development as specified in Coastal Act §30212 and is therefore not required to provide
public coastal access facilities. It is a repowering power plant as defined by PRC §25550.5(i).
The four criteria establishing whether a project meets the definition of “repowering” are:

o Complies will all applicable requirements of federal, state, and local laws
e Is on the site of, and within the existing boundaries of, an existing thermal facility

o Will not require significant additional rights-of-way for electrical or fuel-related
transmission facilities

e Will result in significant and substantial increases in the efficiency of the production of
electricity, including...reducing the heat rate, reducing the use of natural gas, reducing
the use and discharge of water, and reducing air pollutants emitted by the project, as
measured on a per kilowatt-hour basis

This project will comply with all applicable LORS, is within the boundaries of the existing
Humboldt Bay Power Plant facility, and will not require any additional rights-of-way for
electrical or gas transmission. It will also result in a substantial reduction in heat rate and
therefore in the use of natural gas per unit of electricity generated and a substantial
reduction in air pollutants. The project will eliminate the need for once-through cooling
using ocean water.

In addition, adequate public access will exist at the HBRP site. An existing trail along the
Humboldt Bay shoreline crosses the property on which the HBRP site is located (the
Humboldt Bay Power Plant parcel). As a CCC condition of approval for PG&E’s ISFSI
project, PG&E is required to “maintain and enhance the existing accessway by establishing a
deed restriction for the accessway and submitting a plan subject to [CCC] Executive Director
review and approval describing measures necessary to provide continued safe public access
to the site.”3 The ISFSI project will be within the same legal parcel as the HBRP. The trail
extends along the shoreline paralleling the western fence line of the site boundary. The CCC
condition ensures that the coastal access on the property will be maintained and that future
modifications to the accessway would be made as a result of coastal erosion and sea level
rise. In addition, PG&E is required to implement improvements to the accessway, such as an
even walking surface and signage.

Marine Resources and Water Quality
The Coastal Act Section 30240 states:

Marine resources shall be maintained, enhanced, and, where feasible,
restored. Special protection shall be given to areas and species of special
biological or economic significance. Uses of the marine environment shall

3 ccc staff Report E-05-001 (Pacific Gas & Electric Company), August 31, 2005, page 3.
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be carried out in a manner that will sustain the biological productivity of
coastal waters and that will maintain healthy populations of all species of
marine organisms adequate for long-term commercial, recreational,
scientific, and educational purposes.

Section 8.2 provides a detailed analysis of how the HBRP complies with this section of the
Coastal Act.

Biological Productivity and Water Quality
The Coastal Act Section 30231 states:

The biological productivity and the quality of coastal waters, streams,
wetlands, estuaries, and lakes appropriate to maintain optimum populations
of marine organisms and for the protection of human health shall be
maintained and, where feasible, restored through, among other means,
minimizing adverse effects of wastewater discharges and entrainment,
controlling runoff, preventing depletion of ground water supplies and
substantial interference with surface waterflow, encouraging wastewater
reclamation, maintaining natural vegetation buffer areas that protect
riparian habitats, and minimizing alteration of natural streams.

Section 8.2 provides a detailed analysis of how the HBRP complies with this section of the
Coastal Act.

Hazardous Substances
Coastal Act Section 30232 states:

Protection against the spillage of crude oil, gas, petroleum products, or
hazardous substances shall be provided in relation to any development or
transportation of such materials. Effective containment and cleanup
facilities and procedures shall be provided for accidental spills that do
occur.

Oil, gas, petroleum products, and hazardous substances will all be present on the HBRP site
in quantities and at locations described in Section 8.5, Hazardous Materials Handling. This
section, as well as Chapter 2.0, Project Description, describes the facilities and procedures
that will be implemented to ensure that accidents in handling these materials will not
adversely impact sensitive biological resources in the Coastal Zone.

Environmentally Sensitive Habitat Areas
The Coastal Act §30240 (b) states:

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

Section 8.2 provides a detailed analysis of how the HBRP complies with this section of the
Coastal Act.
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Wetlands
The Coastal Act §30233 (a), states in relevant part:

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

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

¢) In addition to the other provisions of this section, diking, filling, or
dredging in existing estuaries and wetlands shall maintain or
enhance the functional capacity of the wetland or estuary.

Section 8.2 provides a detailed analysis of how the HBRP complies with this section of the
Coastal Act.

Environmentally Sensitive Habitat Areas
The Coastal Act § 30240 (b) states:

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

Section 8.2 provides a detailed analysis of how the HBRP complies with this section of the
Coastal Act.

Archaeology and Paleontological Resources
The Coastal Act §30244 states:

Where development would adversely impact archaeological or
paleontological resources as identified by the State Historic Preservation
Officer, reasonable mitigation measures shall be required.

Archaeological and paleontological literature searches and field surveys of the HBRP site,
access road, and construction laydown and worker parking areas have not discovered
archaeological or paleontological deposits that the project would affect. Because it remains
possible that construction activities would disturb previously undiscovered archaeological
remains or significant fossils, mitigation measures have been proposed in the section on
Cultural Resources (Section 8.3) for archaeological resources, and in the section on
Paleontological Resources (Section 8.8) for fossils. These mitigation measures prescribe the
actions that PG&E would take to identify archaeological deposits and fossils during
construction and to evaluate them and to avoid or recover these resources.
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Geologic Hazards
The Coastal Act §30253 states:

New development shall:

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

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

Many geologic studies have been conducted on and in the vicinity of the site and the
geology is well known. These studies are summarized in Section 8.4. Section 8.4.2.4
describes how the HBRP complies with this section of the Coastal Act.

Visual Resources
The Coastal Act §30251 states in relevant part:

The scenic and visual qualities of coastal areas shall be considered and
protected as a resource of public importance. Permitted development shall
be sited and designed to protect views to and along the ocean scenic coastal
areas, to minimize the alteration of natural land forms, to be visually
compatible with the character of surrounding areas, and , where feasible, to
restore and enhance visual quality in visually degraded areas.

A visual assessment was performed to evaluate the potential affects on visual resources
from development of the HBRP. Section 8.13 provides a complete discussion of the
methodology used and the results of the evaluation. The evaluation concluded that the
HBRP will comply with this section of the Coastal Act.

8.6.2.3.2 Conformity with the Humboldt County Local Coastal Plan and Zoning Ordinance

The proposed project conforms to the goals and policies of applicable Humboldt County
plans. Table 8.6-3 summarizes the project’s conformity with these plans. As the table shows,
the project is in conformity with all of the County’s policies. The discussion on the HBRP's
conformity with the provisions of the Local Coastal Plan, Zoning Ordinance, and General
Plan pertaining to biological resources, archaeological resources, geologic resources and
hazards, paleontological resources, and visual resources, is in Sections 8.2, 8.3, 8.4, 8.8, and
8.13, respectively.

8.6.3 Cumulative Impacts

The CEQA Guidelines (Section 15355) define cumulative impacts as “two or more
individual effects which, when considered together, are considerable or which compound or
increase other environmental impacts.”
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TABLE 8.6-3

Humboldt Bay Repowering Project Land Use Conformity with Applicable Plans and Policies

Element

Goal/Objectives/Policy

Conformity?

Humboldt County Zoning Regulations

Standards for Industrial

Development that Impact

Nonresidential Zones

MC: Industrial/Coastal-
Dependent

C: Coastal Resource
Dependent

W: Coastal Wetland
Areas

Coastal Recreational
(CR) Land Division

Road Construction

Development Permitted
Within Coastal Wetland
Buffer Areas with

Supplemental Setback

103.1.4.1 Noise. Mitigation measures shall be required where necessary to insure that the noise
generated by industrial operations does not exceed 70 decibels (A-weighted scale) anywhere off
the site.

103.1.4.2 Lights. No restrictions.
103.1.4.3 Traffic. No restrictions.

103.1.4.4 Vibrations. No perceptible vibrations shall be permitted to interfere with adjacent land
uses.

103.1.4.5 Electronic Interference. No visual or audible interference of radio or television reception
by operations shall be permitted.

103.1.4.6 All manufacturing and fabricating areas shall be enclosed in buildings.
313-3.4 Minimum Lot Size: 10,000 square feet

3.13-3.4 Maximum Structure Height — 50 feet plus 1 foot for each foot of front yard setback over
50 feet to a maximum of 75 feet.

313-18.1.5 Conditionally Permitted Development in All Zones Combined with the Coastal
Resource Dependent Zone. Conditionally permitted use types as provided in the Principal Zone
may be permitted if consistent with Wetland Regulations and Transitional Agricultural Lands
Regulations, as applicable.

313-38-1.8 Required Findings. The diking, filling, and dredging of wetlands shall be permitted
only if the applicable Resource Protection Impact Findings in Chapter 2, Procedures, are made

313-106.4.2 Required Conditions. Conditions of approval for division of lands designated CR
shall include the following:

106.4.2.1 No conversion from commercial recreational use shall be permitted in the future; and

106.4.2.2 Acknowledgment, in a recorded conveyance and agreement within the chain of title, to
the effect that the parcel was created for recreational purpose(s) only.

312-112.2.3 Erosion and Sedimentation Control Mitigation Measures Required.

313-125.7.3 Reduction of Required Setback: In both urban and rural areas, setbacks of less than the

distance specified in this section may be permitted only when: the distance specified will not result in

significant adverse impacts to the wetland habitat and will be compatible with the continuance of such
habitats (125.7.3.1); Any such reduction in development setback may require mitigation measures to

ensure new development does not adversely affect the wetland habitat values (125.7.3.2).

Yes. Mitigation measures will be taken if necessary
to meet this standard.

Yes
Yes
Yes. Vibrations will not be felt off site.

Yes. Radio or television reception interference will
not occur.

Yes. The generator sets will be enclosed.
Yes. The lot size exceeds the minimum.

Yes. The maximum structure height will be less
than 75 feet.

Yes. The project will meet all regulations.

Yes. The project will fill degraded wetlands.
However, the applicable Resource Protection
Impact Findings can be made.

Yes. The project will not affect the CR lands
adjacent to the property.

Yes. Erosion and sedimentation control measures
will be addressed.

Yes. The setback from wetlands will not result in
significant adverse impacts and will be compatible with
the continuance of wetland habitats. In addition, the
findings in Section 125.8 can be made and the
mitigation measures identified in Section 125.9 will be
implemented. See Section 8.2 for additional
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TABLE 8.6-3

Humboldt Bay Repowering Project Land Use Conformity with Applicable Plans and Policies

Element

Goal/Objectives/Policy

Conformity?

information.

Humboldt County General Plan — Volume Il - Humboldt Bay Area Plan of the Humboldt County Local Coastal Program

Coastal-Dependent
Development

Industrial Development
Policies — General

Industrial Development
Policies — Coastal Marine
Environments

Industrial Development
Policies — Coastal
Dependent Industrial

8.6-24

3.13.B.1.a Within areas designated Coastal Dependent Industrial (MC), the principal uses shall
be any coastal-dependent industrial use that requires access to a maintained navigable channel
in order to function.

3.13.B.1.b As conditional uses within MC designations, ...electrical generating facilities or other
facilities which require an ocean intake, outfall, or pipeline. Alterations, improvements, and
relocations of existing general industrial uses within the MC designation may also be permitted.

3.14B.1 New industrial development, except as may be otherwise provided in this plan, shall be
located within, contiguous with, or in close proximity to, existing developed industrial areas able to
accommodate it or, where such areas are not able to accommodate it, in other areas with
adequate public services and where it will not have significant adverse effects, either individually
or cumulatively, on coastal resources.

3.14B1 (13142.5)b For each new or expanded coastal power plant or other industrial installation
using seawater for cooling, heating, or industrial processing, the best available site, design,
technology, and mitigation measures feasible shall be used to minimize the intake and mortality
of all forms of marine life.

3.14B1 (30232) Protection against the spillage of crude oil, gas, petroleum products, or
hazardous substances shall be provided in relation to any development or transportation of such
materials. Effective containment and cleanup procedures shall be provided for accidental spills
that do occur.

3.14B1 (30232)a Industrial uses shall include mitigation and design features for compatibility with
adjacent land uses, in particular screening and/or landscaping to buffer adjacent residential and
recreational uses.

3.14B3 Coastal-dependent industrial facilities shall be encouraged to locate or expand within
existing sites and shall be permitted reasonable long-term growth where consistent with this
division.

3.14B3a The initial study and subsequent environmental review of a proposed coastal dependent
or coastal related facility shall include consideration of alternative sites within appropriate land
use designations for the proposed project and shall rate the sites according to the following
priority:

Priority 1 Sites: sites with existing facilities suitable, with minor alteration, to accommodate the
proposed use, or that could accommodate the proposed use through expansion.

No. The project does not require access to the
navigable channel.

Yes. The project site falls under this conditional
use.

Yes. The project is located within an existing
industrial area. It will not have adverse effects on
coastal resources.

Yes. The plant will not use seawater for cooling.

Yes. Prior to operations, the project will prepare
and Spill Prevention and Countermeasure plan,
Risk Mgmt. Plan, and Emergency Response
Business Plan addressing the accidental spills of
hazardous substances. See Section 8.5 for
additional information.

Yes. The project is compatible with adjacent land
uses. In addition, visual screening landscaping will
be provided.

Yes. The proposed project is located within an
existing power plant site.

Yes. The project is a Priority 1 site. The existing site
facilities accommodate the proposed use through
expansion.
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TABLE 8.6-3

Humboldt Bay Repowering Project Land Use Conformity with Applicable Plans and Policies

Element

Goal/Objectives/Policy

Conformity?

Humboldt County Zoning Regulations

Electrical Transmission
Lines

Power Plant — Siting

Public Access

Standards for Plan
Designations

3.14B6 All Transmission proposed for the coastal zone are considered developments under the
Coastal Act... 314B6a-g contain policies regarding the location, design, and construction of
transmission lines.

3.14B8b Upon expansion or major modification of existing power plant facilities, once-through
cooling systems shall be upgraded to meet the policy objectives above and the discharge policies
of the Regional Water Quality Control Board. Use of municipal wastewater for cooling shall be
considered.

3.5B(30212) Public access shall be provided for new development projects except where (1) it is
inconsistent with public safety, military security needs, or protection of fragile coastal resources;
2) adequate access exists nearby; 3) agriculture would be adversely affected.

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

Not Applicable. There are no new transmission
lines associated with the HBRP.

Yes. The project will not use once-through cooling.

Yes. See discussion in Section 8.6.2.3.1.

Yes. The planned development is in accordance
with the planned uses for areas in the Coastal
Zone.

Source: Humboldt County, 1995, 2000.
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The CEQA Guidelines further note that:

The cumulative impact from several projects is the change in the environment
which results from the incremental impact of the project when added to other
closely related past, present, and reasonably foreseeable probable future
projects. Cumulative impacts can result from individually minor, but
collectively significant, projects taking place over a period of time.

As discussed above, the proposed project conforms to all of the applicable Coastal Act
policies. It also conforms to the County’s major goals and objectives for industrial
development and will be sited in an area reserved for such purposes.

The proposed project is consistent with the current land use designation and zoning district
for the site, and conforms with all of the land use policies relevant to the project. There may
be an overlap in construction schedules for the PG&E ISFSI and HBRP projects. However,
with best management practices, the proposed project will not contribute to a cumulative
impact on land uses in the project vicinity.

8.6.4 Mitigation Measures

No significant land use impacts are anticipated from implementation of the proposed
project. Therefore, no mitigation measures are proposed.

8.6.5 Laws, Ordinances, Regulations, and Standards
This section discusses the land use LORS that apply to the proposed project.

8.6.5.1 Federal LORS
No federal LORS for land use are applicable to the site or proposed project.

8.6.5.2 State LORS

The AFC process, for which this report is being written, is the CEQA-equivalent under the
Warren-Alquist Act, and therefore, fulfills the requirements of CEQA. CEQA is codified in
the California Public Resources Code, Sections 21000-21178.1. Guidelines for

implementation of CEQA are codified in the California Code of Regulations (CCR) Sections
15000-15387.

The HBRP site is within the Coastal Zone and within the retained jurisdiction of the California
Coastal Commission under the California Coastal Act of 1976. Section 8.6.2.3.1 contains a
description of the California Coastal Act sections applicable to the HBRP.

8.6.5.3 Local LORS

Land use provisions that are included in every California city and county General Plan
(California State Planning Law, Government Code § 65302 et seq.) reflect the goals and
policies that guide the physical development of land in their jurisdiction. The General Plan
land use designations and the associated allowable uses of the project site and land within a
1-mile radius of the site are show in Figure 8.6-2 (Lewis, 2006).

The County’s zoning ordinances are enforced by their respective planning and building
departments. The zoning designations of the project site and land within a 1-mile radius of
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the site are described and depicted graphically in Figure 8.6-3 (Lewis, 2006). The HBRP’s
conformance with County LORS is described in detail in Table 8.6-3.

8.6.6 Permits Needed and Agency Contacts
Table 8.6-4 lists the permits needed for project approval related to land use.

TABLE 8.6-4
Land Use-Related Permits Needed
Permit or Approval Schedule Agency Contact Applicability
30413(d) Report Prior to CEC California Coastal Commission Report is for power plants
Evidentiary before the CEC pursuant to
Hearings Coastal Act §30413(d) in lieu
of a Coastal Development
Permit
Encroachment 1 month prior to Humboldt County Department of Grading or trenching in a
Permit construction Public Works public right-of-way in
unincorporated parts of
Humboldt County
Grading Permit 1 month prior to Humboldt County Building Grading for projects in
construction Department unincorporated parts of
Humboldt County
Building Permit for Prior to construction  Humboldt County Building Improvements and new
New Structures Department structures

Table 8.6-5 lists the agency contact names and phone numbers.

TABLE 8.6-5
Involved Agencies and Agency Contacts

Agency Contact/Title Telephone

California Coastal Commission Tom Luster, Environmental (415) 904-5248
Energy and Ocean Resources Unit  Specialist

Humboldt County Development Steve Werner, Director of Planning ~ (707) 445-7541
Services Department, Planning
Division
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