
 

PLANNING COMMISSION 
STAFF REPORT 

June 26, 2024 

 

 

Project Title: Schneider RV Park Project 

Projects: Conditional Use Permit (CUP-19-0005), Coastal Development Permit (CDP-19-0011), 
and Design Review (AA-19-0020) 

Location: 1535 Waterfront Drive 

APNs: 002-241-013, -007, and -006 (City of Eureka), and 002-231-022 (Travis Schneider and 
Stephanie Bode Trust) 

Applicant: Travis Schneider as primary Applicant (Developer), and City of Eureka as co-Applicant 

Property Owners: City of Eureka, and Travis Schneider and Stephanie Bode Trust 

Purpose/Use: Development of a new recreational vehicle and transient resort rental park (RV park) 
and an associated Lot Line Adjustment between two city-owned parcels, a Street 
Vacation of portions of the S and Front Streets right-of-way, and a Merger, to ensure 
the RV park project site and its associated improvements are located on one 
contiguous parcel. 

General Plan: WFC – Waterfront Commercial  

Zoning: CW – Waterfront Commercial 

Application Date: Application complete May 6, 2024  

CEQA: Mitigated Negative Declaration (SCH No. 2019029149) (ED-19-0003)  

Appealable to CCC: CDP is appealable to the California Coastal Commission 

Staff Contact: Caitlin Castellano, Senior Planner 

Recommendation: Hold a public hearing; and 
Adopt a resolution conditionally approving the Conditional Use Permit, Coastal 
Development Permit, and Design Review for the Schneider RV Park Project. 

Motion: “I move the Planning Commission adopt a resolution conditionally approving the Use 
Permit, Coastal Development Permit, and Design Review for the Schneider RV Park 
Project at 1535 Waterfront Drive.” 
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Figure 1: Location Map 

 
 
Figure 2: Proposed Site Plan Highlighting Existing Public Access Dedications and Delineated 
Wetland (See Attachment 2 for detailed plans) 
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PROJECT SUMMARY 

Travis Schneider (Developer), proposes to construct a recreational vehicle park (RV park) with 
approximately 32 RV spaces (of which 2 will be ADA-compliant) with associated utilities and 
hookups, 29 parking spaces (of which 1 will be ADA-compliant), a walk-in tent camping area, a 
2,000-square foot (sf) office building with restroom, a 2-stall unisex restroom, 3 trash enclosures, 
an underground dump station, outdoor lighting, and landscaping (no fencing is proposed) (Figure 
2). The project site is located at 1535 Waterfront Drive, bounded by the Samoa (Hwy 255) Bridge 
to the west, T Street and a vacant parcel (APN 002-231-008) to the east, Waterfront Drive to 
the south, and the Waterfront Trail/Humboldt Bay to the north.  
 
The RV park will be strictly for short-term use. Per the Developer, the RV park will operate 24 
hours a day, 365 days a year, with up to 5 employees. Vehicle access will be from Front Street 
via T Street. The Developer also proposes to raise the elevation of the project site 1-2 ft (except 

along the northern edge of the site in the vicinity of an existing approximately-2,000-sf delineated 
wetland and proposed stormwater detention basins) for a finished grade of approximately 12 ft, 
and all structures will have a finished floor area elevation of at least 15.34 ft (both relative to 
NAVD88). Ground disturbing activities are expected for utility trenching, foundation work, 
paving, landscaping, and for creation of stormwater detention basins. Disturbance to native soil 
is expected to be minimal due to the existing fill on the site (discussed below), and the additional 
proposed fill. 
 
The proposed RV park covers the portion of City-owned APN 002-241-013 east of Caltrans’ 
Samoa Bridge right-of-way, all of City-owned APN 002-241-007, and all of Developer-owned 
APN 002-231-022, as well as portions of the Front and S Street rights-of-way. An existing paved 
5-foot(ft)-wide trail connecting the Eureka Waterfront Trail (Waterfront Trail) (north) and Front 
Street (south) is located on a 10-ft-wide strip of City-owned land on APN 002-242-006 that 
borders the eastern edge of the project site (adjacent to APN 002-241-007) (Figures 2 and 4). 
As part of this project, the existing 5-ft-wide trail will be widened to 10 feet and extended south 
via Front Street and T Street to connect with Waterfront Drive. 
 
The project requires a Conditional Use Permit (CUP) (Project No. CUP-19-0005), Coastal 
Development Permit (CDP) (Project No. CDP-19-0011), and Design Review (DR) (Project No. 
AA-19-0020), as well as a Street Vacation (SV), Lot Line Adjustment (LLA), and Merger to create 
the proposed project site configuration. Because SVs and changes in parcel configurations are 
considered development under the City’s certified Local Coastal Program, the CDP analysis in 
this report covers the LLA, SV, and Merger (Figures 4 and 5 below). The LLA, SV, and Merger 
also require separate local approvals; the LLA (Project No. LLA-19-0005) and SV (Project No. 
SV-22-0008) approvals (the City is the Applicant) are scheduled for a separate hearing at the 

same Planning Commission meeting as the CUP/CDP/DR hearing (the Planning Commission will 
only make a recommendation on the SV, with future action by City Council); the Merger will be 
processed in the future after the City-owned property is conveyed to the Developer. 
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BACKGROUND  

The City-owned portion of the project site (APNs 002-241-007 and -013, known as the Carson 
Mill Site), was developed with a lumber mill sometime in the mid-1800s. According to the City’s 
1922 Sanborn Map, the bayfront from just west of L Street east to S Street was occupied by the 
Dolbeer and Carson Lumber Company’s saw mill and lumber yards. North of S Street was a 

foundry, and there was a separate mill by the bay between S and T Streets (on APN 002-231-022 
currently owned by the Developer). Sometime between 1969 and the 1980’s, the mill and foundry 
were closed and their associated structures and foundations were removed. The project site was 
involved in numerous redevelopment attempts since the 1980s, with the City obtaining ownership 
of APNs 002-241-007 and -013 in 1994, then transferring ownership to the City’s Redevelopment 
Agency (RDA) in 1999 to facilitate future redevelopment of the site.  
 
In 2012, the State of California eliminated all redevelopment agencies in the state. Shortly after, 
APNs 002-241-007 and -013 were transferred from the former RDA to the City (as the 
Successor Agency), and the City was required to include them in the City of Eureka Successor 
Agency Long-Range Property Management Plan (LRPMP), which was prepared pursuant to Health 
and Safety Code §34191.5. The LRPMP received Oversight Board approval in 2015, and outlined 
how former RDA property would be disposed. The LRPMP included a requirement that “the use 

of the [Carson Mill Site] property as slated in the Implementation Plan [i.e. the Coastal 
Redevelopment Plan] is for a visitor serving use that promotes access to the waterfront and 
increases tourism in the area, which could include a hotel or recreational uses.”  
 
On September 1, 2017, the City released a Request for Qualifications (RFQ) (Bid No. 2017-35) 
soliciting proposals for a lease-option purchase of the 2 parcels east of Halvorsen Park (which 
are involved in the proposed LLA) for development and operation of an RV park and future 
mixed-use development (consistent with the LRPMP’s goals for this site). By the October 2, 2017 
RFQ submittal deadline, the City received one proposal from T. Schneider Enterprises Inc. (i.e. 
Travis Schneider and Stephanie Bode). At that time, they proposed an RV park facility with 40 

Figure 3: Street View (from Waterfront Drive looking slightly northwest at the project site) 

 



Schneider RV Park Use Permit, Coastal Development Permit, and Design Review  

Project Nos: CUP-19-0005, CDP-19-0011, and AA-19-0020 

5 

full hook-up spaces (previously called Humboldt Bay RV Park) on the eastern side of the property 
(east of the Samoa Bridge), and a future mixed-use commercial (including a hotel), retail, office 
and residential development, called the Halvorsen Village, on the western side of the property 
(between the west side of Samoa Bridge and Halvorsen Park). An RFQ review committee 
consisting of Eureka Community Services and Finance staff reviewed the RFQ submittal and 
determined it met all the requirements of the RFQ, and it also demonstrated the respondent’s 
ability to finance and operate an RV park (which is currently being proposed) as well as the future 
mixed-use development (which will require subsequent permitting and environmental review).  
 
On December 5, 2017, the City Council authorized the City Manager to execute an Exclusive 
Right to Negotiate Agreement (ERNA) with Travis Schneider and Stephanie Bode, and on July 
31, 2018, the ERNA was executed. The ERNA allowed the City to negotiate a Disposition and 
Development Agreement (DDA). Prior to the execution of the DDA, a California Environmental 

Quality Act (CEQA) Initial Study (IS)/Mitigated Negative Declaration (MND) (SCH #201902949) 
(Attachment 5) and Mitigation Monitoring and Reporting Program (MMRP)(Attachment 5, Pages 
377-385) was prepared for a project titled “Waterfront Development: Public Restroom, 
Recreational Facility, and Commercial Hospitality” which included the currently proposed RV 
park, as well as other improvements such as a public restroom and commercial recreation 
hospitality facility (west of the Samoa Bridge), a new 100-ft-long floating dock adjacent to the 
existing public boat ramp (under the Samoa Bridge), and pedestrian safety improvements to the 
intersection of Waterfront Drive and T Streets. On September 9, 2019, the Planning Commission 
adopted the MND, Errata and MMRP for this “Waterfront Development” project. At that time, 
the Planning Commission staff report for the IS/MND indicated a public hearing on the CUP, 
CDP, DR and SV would occur in the future. With this environmental document adopted, the 
DDA was approved by the City Council on June 10, 2020 (and executed July 19, 2021) for the 

development of the proposed RV park and future mixed-use development. 
 
The City improvements to the existing public boat launch facility under the Samoa Bridge (which 
are not part of the current project but were covered under the same CEQA document) include 
replacing a portion of the existing floating dock and installing a second floating dock, replacing the 
current public restroom with a new larger public restroom and aquatic response center (to be 
relocated from the northwest corner of Caltrans’ right of way to a location on the western side 
of the boat launch facility, further south), installing ADA-compliant pedestrian pathways 
connecting the public boat launch facility to Waterfront Drive and the Waterfront Trail, and 
resurfacing and restriping the existing parking lot. The existing public restroom at the boat launch 
facility to be relocated/replaced is separate from the two proposed RV park restrooms. Because 
a portion of the boat launch facility improvement project is located in the California Coastal 
Commission’s (CCC) retain CDP jurisdiction, the CCC processed and approved a consolidated 

CDP 1-20-0261 on August 12, 2021 for the entire boat launch facility improvement project. The 
CCC also granted a time extension of 1 year on November 15, 2023. These improvements are 
principally permitted and therefore did not require any subsequent local discretionary approvals.  

 

Because the IS/MND and MMRP covered a larger project, not all of the mitigation measures are 
applicable to the RV park project (e.g., there are eelgrass conditions related to the separate boat 
launch facility work described above), and instead of including applicable mitigation measures as 
their own conditions of approval, there is one condition attached to the CUP/CDP/DR approval 
alerting the Developer of the need to adhere to all applicable provisions of the MMRP. 
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Setting: 

The project site is located on the southern side of the Eureka Inner Channel of Humboldt Bay 
across from Daby Island. The project site is separated from the bay by the Waterfront Trail, a 
portion of the California Coastal Trail that extends approximately 7.3 miles along the City’s 
shoreline from the southern end of City limits to First Slough on the northeastern side of the 
City.  
 
There is a 120-ft-wide Caltrans right-of-way directly west of the project site where the City’s 
boat launch facility is located under the approach to the Samoa Bridge. On the western side of 
the Caltrans right-of-way is additional City-owned land to be sold to the Developer for a mixed-
use development (the western portion of APN 002-241-013); this land is largely vacant except 

for the Humboldt Bay Rowing Association Boathouse and associated dock. Halvorsen Park, 
including the Sacco Amphitheater and Bonnie Gool Guest Dock, and the City’s Adorni Recreation 
Center and associated pier and dock are located further west along the bay shoreline. 
 
The project site is bounded to the south by Waterfront Drive, with old railroad right-of-way 
(now Great Redwood Trail right-of-way) and a range of residential, commercial, and light-
industrial uses located further south and upslope. To the east of the project site north of Front 
Street is a City-owned vertical access easement and then privately-owned vacant land. South of 
Front Street and east of T Street is developed with commercial/industrial structures currently 
occupied by NCR Environmental Services.  
 
The project site is currently vacant but publicly accessible, and occasionally used for public 
festivals in conjunction with the Samoa Bridge Boat Launch Facility, the vacant land directly west 
of the Samoa Bridge, and Halvorsen Park. As described in the adopted IS/MND:  

“Ground cover [at the project site] consists primarily of grasses, barren soils, rock 
aggregate and impervious pavement surfaces which mark the sites of historical 
development activity…The [project site] is not suitable habitat for any known species of 
concern.” 

 
Existing Public Trails:  
In 1982 (prior to certification of the City’s Local Coastal Program), the CCC granted a CDP to 
Robert Halvorsen and the City of Eureka for demolition of industrial structures and construction 
of “Halvorsen Village” on the waterfront between L and T Streets. At the time, Robert Halvorsen 
owned the RV park project site (current APNs 002-241-007 and -013), and the City owned (as 
it still does) the parcel north of the project site along the bay (APN 002-241-006); Waterfront 
Drive and the Waterfront Trail did not yet exist in the project vicinity. Halvorsen Village was to 

include a 65 space RV park in the same location as is currently proposed, as well as a hotel, retail 
commercial structures, and parking lots west of the Samoa Bridge. In addition to construction of 
Halvorsen Village, the 1982 CDP covered extension of Waterfront Drive through the project 
area from J Street to just short of T Street, and development of an outdoor public plaza on the 
waterfront between L and M Streets.  
 
The CDP was conditioned to require the City to record deed restrictions providing for (1) a 10-
ft-wide vertical public accessway from Front Street to the bluff edge on the far eastern edge of 
APN 002-241-006; and (2) a 10-ft-wide lateral public access strip at the bluff edge just north of 
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and adjacent to the Halvorsen Village parcel to extend from the public plaza (between L and M 
Streets) to the eastern boundary of APN 002-241-006 (between S and T Street).  
 
The CDP was also conditioned to require Halvorsen to record an offer to dedicate a 10-ft-wide 
public access easement for public pedestrian and passive recreational use on the northern edge 
of his property (current APNs 002-241-013 and 002-241-007 at the RV park project site) adjacent 
to the City’s 10-ft-wide bluff top lateral pathway on APN 002-241-006. The staff report states, 
“the Commission requires this additional width in the easement to give more flexibility for 
locating the access improvements, to allow for possible bluff erosion, and to ensure sufficient 
area to construct and maintain the accessway.” This offer to dedicate was recorded on March 
30, 1984 and was set to expire 21 years later if no one accepted the offer (Book 1762 Official 
Records pg. 1420).   
 

The access-related CDP conditions specified that development of the lateral and vertical 
accessways would require further CDP authorization. Construction of the bluff top lateral 
accessway within the 20-ft-wide access easement (10 feet on the City’s APN [-006] and 10 feet 
on Halvorsen’s APNs [-013, -007]) was permitted under CCC CDP 1-84-119; the City cannot 
find record of CDP authorization for the vertical accessway (that ended up being developed at 5 
ft in width).  
 
A 10-ft-wide lateral access easement along the northern edge of the RV park site is shown on 
the Developer’s site plan and on a 2006 record of survey that includes APN 002-241-013; 
however, both documents reference back to the offer to dedicate an easement rather than to a 
recorded easement. Now that the property is being transferred again into private ownership, a 
condition has been added requiring recordation of the 10-ft-wide access easement to the City of 
Eureka for lateral public access and passive recreational use (to supersede the offer to dedicate) 
(Figure 4). The condition specifies that this recordation will occur prior to certificate of 
occupancy for the RV park, and must be approved by Coastal Commission staff prior to 
recordation. 
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Figure 4: Existing Public Trails  

 
 
Furthermore, on February 14, 2024, the Planning Commission approved CDP-23-0011 and DR 
(AA-23-0003) for improvements to Halvorsen Park (on portions of APNs 001-161-015 and 002-
241-015), including the development of a maritime-themed playground/recreational facility 
(playground) called Grace Marton Park directly north of the Sacco Amphitheater, and 
maintenance/improvement of approximately 2,500 linear feet of the Waterfront Trail (on APNs  
001-161-015 and 002-241-006) extending west to the Adorni Center and east to approximately 
600 feet east of the Highway 255 bridge (between S and T Streets), including realignment of a 
portion of the existing trail around the new playground, and creation of a more gradual bend in 

the trail where there is currently a sharp curve north of S Street (Figure 5). The City anticipates 
construction in 2025/26. The aforementioned condition requiring recordation of a 10-ft-wide 
access easement along the northern boundary of the RV park site requires increased easement 
width as necessary to ensure the easement encompasses any existing Waterfront Trail 
improvements or new trail improvements permitted under CDP-23-0011 that extend onto the 
RV park site. 
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Figure 5: Waterfront Trail Improvements Approved by CDP-23-0011 North of the RV Park Site  

 

 

 
Previous Cleanup Work: 
The project site was part of a Clean Up Program Site with oversight by the North Coastal 
Regional Water Quality Control Board (NCRWQCB; Case No. 1NHU330)1 which was deemed 
completed/case closed in October 2013.  
 
As briefly described above, the former Carson Mill (a redwood lumber mill) occupied the project 
site west of S Street, and a foundry also occupied the project site north of S Street. These historic 
uses resulted in significant site contamination with hydrocarbons and heavy metals. When the 

City obtained ownership of APNs 002-241-007 and -0013 in 1994, a Phase 1 Environmental Site 
Assessment (ESA) was performed which identified numerous environmental concerns. Shortly 
after, a Phase II ESA characterized soil and groundwater at the site and confirmed the presence 
of metals (cadmium, chromium, nickel, lead and zinc), and total petroleum hydrocarbons as motor 
oil and diesel.  
 

                                                 
1 Geotracker webpage for NCRWQCB; Case No. 1NHU330: 

https://geotracker.waterboards.ca.gov/profile_report.asp?global_id=T0602393232  

https://geotracker.waterboards.ca.gov/profile_report.asp?global_id=T0602393232
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In 2001, another Phase II ESA was conducted to further address the contamination concerns 
identified in the 1994 Phase II investigation. Remediation of the former foundry site was 
completed first in 2005, and remediation of the former mill site was completed in 2011. On 
March 29, 2013, the NCRWQCB approved closure of the site, and a No Further Action letter 
was issued October 7, 2013; residual contamination was considered a low threat because it was 
below testing thresholds. Following site closure, areas of residual soil and groundwater 
contamination remained in place; a Soil and Groundwater Management Contingency Plan 
(SGMCP) was prepared for the City by SHN, dated August 2013 (see Attachment 4). The SGMCP 
outlines necessary actions to take in the event contaminated soil and/or groundwater is 
encountered during any site activities.  
 
Previous Fill Added to the Site:  
In 2016, the City obtained a CDP from the CCC (CDP-1-15-2054) for the construction of 3.75 

miles of the Waterfront Trail, including trail development at the northwestern corner of the RV 
project site. To mitigate wetland fill resulting from trail construction, CDP-1-15-2054 required 
removal of historic fill to reestablish 1.28 acres of tidal saltmarsh habitat on the Eureka Slough 
(located less than one half mile east of the project site). The historic fill was conditioned to be 
disposed of outside of the Coastal Zone or additional CDP authorization would be required. In 
2017, approximately 6,000 cubic yards of the historic fill was moved to the project site, which 
was inconsistent with the previous CDP authorization. As a result, in August 2018, the City 
obtained an amendment to the previously issued CDP (1-15-2054-A1) for an after-the-fact 
authorization of the fill which raised the elevation of the project site by 1 ft.   
 
Figure 6: Location of Fill Permitted by CDP-1-15-2054 (which raised a majority of the project 
site by 1 ft) 
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LLA, SV and Merger 

The proposed project site includes one entire City-owned parcel (APN 002-241-007), a portion 
of another City-owned parcel (APN 002-241-013), a parcel privately-owned by the Developer 
(APN 002-231-022), and a portion of S Street north of Waterfront Drive, and a portion of Front 
Street from its western end to approximately 25 ft east of the eastern side of the S Street right-
of-way (both of which adjoin the Developer-owned APN 002-231-022). The implicated portions 
of S and Front Streets are proposed to be vacated, and the shared lot line between City-owned 
APNs 002-241-007 and -013 will be moved to the west, to the east side of the Caltrans’ Samoa 
Bridge right-of-way (Highway 255), and all of the implicated City-owned land east of the bridge 
will be one parcel (Resulting Parcel 1) (Figure 7).  
 

According to the title report provided by the Developer, the underlying fee title to the land 
proposed to be vacated is not currently owned in fee by either the City or the Developer. Since 
the SV is needed for the RV park’s project site, the Developer is conditioned to obtain ownership 
of the underlying fee-title to both streets prior to the CDP becoming effective and the SV being 
recorded. Also, there are City and PG&E utilities in the segments of S and Front Streets to be 
vacated, and PG&E has requested the City reserve a permanent easement for PG&E to continue 
to operate and maintain its facilities. Therefore, the Developer is conditioned to cap and abandon 
existing City water, sewer, and storm utilities throughout the RV park site (including in the 
portion of S and Front Streets to be vacated) and install new private utilities to current City 
standards as requested by Public Works – Engineering, as well as record PG&E’s requested 
easement reservation.  
 
Following approval and recordation of the LLA and SV, the City-owned property underlying the 
project site will be conveyed to the Developer (as authorized in the DDA). Eureka Municipal 
Code [EMC]) §10-5.202 stipulates “no use or structure shall extend beyond the property lines 
of its site.” Therefore, a condition has been added to this CUP/CDP/DR requiring that the 
conveyed City-owned parcel (proposed Resultant Parcel 1), the Developer’s existing parcel (APN 
002-231-022), and the vacated street rights-of-way be merged so that the RV park use and its 
associated site improvements and structures are located on one contiguous legal parcel (Figure 
8). 
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Figure 7: Proposed LLA by the City (Resultant Parcel 1 in blue for RV park project site; Resultant 
Parcel 2 for future mixed-use development) 

 

 

Figure 8: Location of Proposed SV, and Project Site Configuration after LLA, SV and Merger 
(shaded blue is future contiguous parcel after Merger) 
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Recent Reports Supporting the Current RV Park Project: 
To carry out the future permitting for the proposed RV park, and as required by the adopted 
IS/MND and/or indicated by City staff in the IS/MND’s Errata and Response to Comments, the 
following reports were prepared, and are included in Attachment 3: 

• Wetland and Other Waters Delineation Report, dated June 2020, prepared by SHN 

• R-2 Soils Report, dated September 20, 2022, prepared by Pacific Affiliates, Inc.  

• Halvorsen Park—Review of Water Main Break Site Conditions, dated March 22, 2024, 
prepared by SHN 

The results of these reports are included in the analysis sections below.  
 
The Developer also prepared a plan set for the RV park (Attachment 2) with plan sheets related 

to (1) the proposed LLA the City is processing separately (City is the Applicant), (2) LLA and RV 
area detail, (3) grading plan, (4) utility plan, (5) landscape plan, (6) photometric plan; and floor 
plans and elevations related to the (7) the office building, (8) 2-stall unisex bathroom, and (9) 
trash enclosures; as well as specification sheets for the (10) outdoor light poles and (11) wall 
sconces.  
 
ANALYSIS 

Applicable Regulations 

The project site is located in the Waterfront Commercial (CW) zoning district, and recreational 
vehicle parks are a conditionally permitted use in the CW zoning district per EMC §10-5.29113. 
The proposed RV park project is located in the Coastal Zone portion of the City, within the 
City’s CDP authority. EMC §10-5.29302 requires a CDP for all development in the Coastal Zone 
(unless exempted in EMC §10-5.29303). Also, EMC §10-5.2401(c) states projects requiring a use 

permit in the Coastal Zone require a CDP. The CDP is appealable to the State Coastal 
Commission. Additionally, EMC 10-5.29117 requires Site Plan Review and Architectural Review 
(i.e. Design Review, in EMC §§10-5.1801.2 and 10-5.2421).  
 
Below the required permits are analyzed in three separate subsections, in the following order: 
CUP, CDP, and DR. 
 
CONDITONAL USE PERMIT (CUP) ANALYSIS 
To approve a CUP, the Planning Commission must make all of the following findings pursuant to 
EMC §10-5.2407.1: 

1. The proposed location of the conditional use is in accord with the objectives of Chapter 
5 and the purposes and intent of the district in which the site is located; 

2. The proposed location of the conditional use and the conditions under which it would 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; 

3. The proposed conditional use will comply with each of the applicable provisions of 
Chapter 5; and  

4. The proposed conditional use is consistent with the certified Local Coastal Program. 
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1. Code Consistency 

Chapter 5 Objectives and Purpose 
Table 1 includes an evaluation of the proposed use’s consistency with the objectives of the 
Coastal Zoning Code (Chapter 5).  

 Table 1. Chapter 5 Objectives [Eureka Municipal Code (EMC) Sec. 10-5.102] 

 Objective Analysis 

(a) To provide a precise guide 
for the physical 
development of the City in 
such a manner as to 
achieve progressively the 
arrangement of land uses 

depicted in the General 
Plan adopted by the 
Council.   

The project site is located on land designated Waterfront 
Commercial (WFC). The purpose of the WFC land use 
designation is “to protect and provide for nearshore 
development of recreational, visitor-serving, and commercial 
fishing industry uses that relate to the presence of coastal 
resources.” The RV park use will provide a visitor-serving 

recreational use near the Humboldt Bay shoreline, consistent 
with the purpose of the WFC designation, which will help the 
City achieve the arrangement of land uses depicted in the 
Coastal General Plan. 

(b) To foster a harmonious, 
convenient, workable 
relationship among land 
uses. 

The project will redevelop a brownfield site for a new RV 
park use which is currently vacant land that has more 
recently been used for festivals and community events 
associated with the Samoa Bridge Boat Launch Facility and 
Halvorsen Park to the west. The Humboldt Bay Rowing 
Association boat house and dock are located just west of the 
Samoa Bridge. F and First Streets (considered part of the 
heart of Old Town, the City’s premier historic, cultural and 
visitor-serving district) are located 0.7 miles west of the 

Samoa Bridge (traveling on Waterfront Drive), and F Street 
provides access to the eastern side of the Eureka Boardwalk. 
One existing commercial use (NRC Environmental Services) 
is located directly east of the project site, across T Street, 
and an established mixed-use district (the Bridge District 
which has Service Commercial zoning) with commercial, light 
industrial, and residential uses is located southeast of the 
project site, from R Street to the east, and includes large 
businesses such as the Red Lion Hotel, Target and Pepsi 
Bottling Group, as well as smaller lots and historic homes 
remaining from the areas original subdivision and 
development. There are several vehicle repair shops in this 

area, as well as the Humboldt Transit Authority (HTA) bus 
depot. 4th and 5th Streets, which serve as Highway 101, are 
located 3-4 blocks south of the project site via T Street, 
where various gas stations and restaurants are located.  
 
The nearest residences to the south of the project site are 
separated from the property by existing rights-of-way and 
commercial/light industrial development, and therefore are 
not expected to be negatively impacted by RV park use. In 
response to a comment from the CCC, a condition has been 

(c) To promote the stability of 
existing land uses that 
conform with the General 
Plan and to protect them 
from inharmonious 

influences and harmful 
intrusions.   
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added to ensure the RV park remains visitor-serving (and 
does not become long-term housing) by: (1) limiting 
overnight stays to a maximum of 30 days; (2) not allowing 
Park Model RVs as they are more stationary and designed for 
long-term stays, while regular RVs are built for mobile, 
frequent travel; and (3) not allowing RV guests to make any 
exterior improvements to the RV and camping sites, such as 
hot tubs, fences, etc.   
 
Also, the RV park use may positively impact the service 
commercial businesses (gas stations and restaurants) along 
4th and 5th Streets to the south, as well as the visitor-serving 
businesses in Old Town by attracting customers to the area. 

It will also complement the coastal recreational uses 
associated with Humboldt Bay and the adjoining Waterfront 
Trail. Therefore, the RV park use will foster a harmonious, 
convenient, workable relationship among land uses, and will 
promote the stability of existing land uses and will protect 
them from inharmonious and harmful intrusions.    

(d) To ensure that public and 
private lands ultimately are 
used for the purposes 
which are most 
appropriate and most 
beneficial from the 

standpoint of the city as a 
whole. 

The City and the former RDA have been working to facilitate 
redevelopment of this site with a destination RV park and 
and/or other visitor serving and recreational uses for decades 
(see Background section above for more information).  
 
The RV park will provide additional opportunities for 

nearshore recreation and fishing due to its close proximity to 
other existing recreational land uses, such as the Waterfront 
Trail, the Samoa Bridge Boat Launch Facility, and the Bonnie 
Gool Guest Dock in Halvorsen Park. The RV park will serve 
tourists by providing overnight accommodations in close 
proximity to Old Town, with easy access to Highway 101 via 
T Street. The Developer proposes a space dedicated to tent 
camping, and both RV and tent camping can offer a lower-
cost alternative to hotels. Therefore, an RV park at this 
location is appropriate and most beneficial from the 
standpoint of the City as a whole.  

(e) To prevent excessive 
population densities and 

overcrowding of the land 
with structures. 

Given the proposed use will be a destination RV park, which 
is a transient use as people are only staying for a short 

amount of time (less than 30-days, no Park Model RVs, etc. 
as conditioned), granting the CUP will not result in increased 
population densities. As described in the IS/MND 
(Attachment 5), existing utilities (sewer, water, electrical, 
etc.) are already located near the project site (there is a 
sewer main in Waterfront Drive and a water main in T 
Street) and they have sufficient capacity to accommodate the 
new use. A condition of approval has been added to ensure 
public utilities that currently exist within the project site are 
capped and abandoned to the right-of-way, and new private 



Schneider RV Park Use Permit, Coastal Development Permit, and Design Review  

Project Nos: CUP-19-0005, CDP-19-0011, and AA-19-0020 

16 

utility connections are established consistent with current 
City standards. Mitigation Measure No. XIX-1 also requires 
“water and sewer [for the RV park] shall tie into the City of 
Eureka mainlines via infrastructure in place adjacent to the 
project area.” Given only support structures (office, 
restrooms, trash enclosures, lighting, etc.) will be built to 
support the RV park use, the project will not result in 
overcrowding of the land. 

(f) To promote a safe, effective 
traffic circulation system. 

Ingress and egress to the proposed RV park will be via 
Waterfront Drive to T Street, to the entrance on Front 
Street (Figure 2 above). Waterfront Drive (which is named 
First Street and Railroad Avenue in certain sections) is a 
major arterial intended to accommodate larger volumes of 

through traffic for intra-city and sub-regional travel; such as, 
connecting the northeastern portion of the City via T Street 
(i.e. the Bridge District, where Target, Red Lion Hotel and 
HTA bus depot are located) to Old Town, and beyond, 
terminating at Del Norte Street to the south in the City’s 
coastal industrial area (near where Costco is located). 
 
Driveways within the RV park will be painted to delineate the 
flow of traffic, and each RV parking space is long enough 
(ranging from 65-95 feet long) to accommodate a typical RV 
(ranging from 12-15 ft to 45 ft long) and an additional vehicle. 
There are also sufficient standard parking spaces (29) to 

accommodate visitors and employees, and the walk-in tent 
camping area (per the Developer, up to 10 tent camping 
spaces will be available and 10 parking spaces are provided 
nearby).  Public Works – Engineering reviewed the proposed 
plans and indicated there will be no new points of conflict 
with through-traffic on T Street/Waterfront Drive.  
 
With its close proximity to the Waterfront Trail, Old Town, 
and the Bridge District, the RV park may encourage visitors 
to walk and bike, rather than use their vehicles to get to 
destinations, so existing off-street parking is not expected to 
be negatively impacted. Also, Mitigation Measure XVII-1 
requires pedestrian improvements on T Street between 
Waterfront Drive and First Street, and the Developer is 
conditioned to improve both T and Front Streets from 
Waterfront Drive to the RV park entrance with paving and 
curbs (which also requires an encroachment permit from the 
City), and a new public trail connection, increasing the safety 
and effectiveness of the circulation system in the project 
area, and further promoting walking and biking to 
destinations in the Bridge District, such as the Blue Ox 
Millworks and Historic Village at X and 1st Streets, and 
Target at 2nd and Y Streets.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                

(g) To foster the provision of 
adequate off-street parking 
and off-street truck loading 

facilities.  
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(h) To facilitate the 
appropriate location of 
community facilities and 
institutions. 

The project does not infringe on the public Samoa Bridge 
Boat Launch Facility, and is conditioned with the requirement 
to record a lateral access easement along the site’s northern 
property boundary to ensure adequate space is reserved for 
the Waterfront Trail. Furthermore, the Developer proposes 
to widen the existing paved 5-ft-wide vertical access public 
trail connecting the Waterfront Trail to Front Street (Figure 
2), to 10 feet, then extend it to Waterfront Drive via a new 
10-ft-wide trail along the southern lot line of APN 002-231-
008 adjoining the north side of Front Street and the eastern 
lot line of APN 002-231-022 adjoining the west side of T 
Street. However, easements would be required for the trail 
and APN 002-231-008 is not owned by the Developer or 

City. Therefore, the Developer is conditioned to construct 
the new public trail connection within the Front and T 
Streets rights-of-way (due to them being 60-ft-wide so there 
is sufficient space) and construct a new crosswalk over Front 
Street where the existing vertical access trail ends, to then 
connect to the new Front Street trail connection (along the 
southern extent of the Front Street right-of-way), and then 
to the T Street trail connection (along the western extent of 
the T Street right-of-way) to Waterfront Drive (Figure 9). As 
conditioned, the project will appropriately locate the new 
trail connection (a community facility). 
 

Figure 9: Location of New Public Trail Connection (blue 
shading is proposed by the Developer, and red shading is 
conditioned)   

 
 
The project site is sometimes used for community events in 
conjunction with Halvorsen Park, and is most likely used daily 
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by people walking dogs, etc., but Halverson Park will 
continue to have an open grassy area appropriate for events 
and daily public use. The project site and surrounding 
recreational resources are underutilized by the public, and 
there will continue to be more than adequate space for 
public recreation along the City’s northern waterfront after 
the RV park is developed, including public access along all 
sides of the RV park.  

(i) To promote commercial 
and industrial activities in 
order to strengthen the 
city's tax base.  

The proposed RV park use will increase the City’s tax base 
via a new stream of transient occupancy tax. The RV park 
will also create 5 new permanent jobs (it is anticipated that 5 
employees will run the RV park), as well as temporary 
construction jobs. RV park visitors and employees will also 

contribute sales tax by eating and shopping locally.  
 
The project site (a brownfield site) has been vacant for 
decades, and is presently an attractive nuisance resulting in 
unsanctioned activity that discourages broader community 
use of the surrounding recreational resources. 
Redevelopment of the site with the new RV park use and 
associated site improvements, including new landscaping 
throughout, is expected to contribute positively to the 
appearance and safety of the City at this location, which in 
turn will enhance property values in the vicinity and bring 
vibrancy to the area with new visitors. The RV park is a short 

distance to Old Town where RV park customers can visit 
various restaurants and shop at a multitude of commercial 
establishments, further strengthening the city's tax base and 
protecting property values.  
 
The proposed project is subject to Design Review which is 
discussed below. At this time, no advertising signs are 
proposed, only directional signs which are exempt from the 
need for a Sign Permit. The project is conditioned to alert 
the Developer of the need to obtain a Sign Permit if any non-
exempt signs are proposed in the future. 

(j) To protect and enhance 

real property values.  
(k) To safeguard and enhance 

the appearance of the city. 

 
Purposes of the CW Zoning District: 

(a) To encourage, protect and maintain coastal-dependent and coastal-related uses;  

(b) To encourage development of recreational and visitor-serving uses;  

(c) To-provide appropriately located areas for-retail stores, offices, service establishments, 
amusement establishments, and wholesale businesses offering commodities and services 
required by residents of the city and its surrounding market area;  

(d) To provide opportunities for retail stores, offices, service establishments, amusement 
establishments, and wholesale businesses to concentrate for the convenience of the public 
and in mutually beneficial relationships to each other;  
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(e) To provide space for community facilities and institutions that appropriately may be 
located in commercial areas;  

(f) To provide adequate space to meet the needs of modern commercial development, 
including off-street parking and truck loading areas;  

(g) To minimize traffic congestion and to avoid the overloading of utilities by preventing the 
construction of buildings of excessive size in relation to the amount of land around them;  

(h) To protect commercial properties from noise, odor, dust, dirt, smoke, vibration, heat, 
glare, heavy truck traffic, and other objectionable influences incidental to industrial uses;  

(i) To protect commercial properties from fire, explosion, noxious fumes, and other hazards;  

(j) To encourage upgrading of the use of strategically located sites between the central 
business district and Humboldt Bay by creating an environment suitable for establishments 
catering to tourists; and  

(k) To protect and maintain certain industrial uses that require waterfront locations. 

 
The CW zoning district promotes pedestrian-oriented, visitor-serving, and coastal-dependent 
and -related uses. An RV park, a visitor-serving use, is a conditionally permitted use in the CW 
zoning district likely due to the fact that RV parks are a larger vehicle-centric use not appropriate 
everywhere in the CW zoning district. The proposed RV park use at this location is consistent 
with many of the objectives of the CW zoning district, and furthers objectives (a) and (b), as the 
RV park is visitor-serving and will encourage and support use of surrounding coastal-related, 
coastal-dependent, and recreational developments, including the Waterfront Trail, Samoa Bridge 
Boat Launch Facility, Halvorsen Park, Bonnie Gool Guest Dock, the City’s Adorni Recreation 
Center, and Cal Poly Humboldt’s Humboldt Bay Aquatic Center. 
 

Many of the purposes of the CW zoning district are consistent with the objectives of the zoning 
code described in Table 1 above. Purposes (a), (b), and (c) in Table 1 above describes how the 
RV park use is appropriately located and how it will provide a mutually beneficial relationship to 
nearby businesses, especially in Old Town and the Bridge District, consistent with objectives (c), 
(d), and (j). Purpose (e) in Table 1 above describes how the Developer is conditioned to improve 
and extend an existing vertical access public trail, and how it will complement other existing 
nearby community facilities, consistent with objective (h). And, the parking and traffic circulation 
objectives (f) and (g) are also described in purposes (f) and (g) in Table 1 above showing the RV 
park use is not anticipated to result in traffic congestion and may promote biking and walking to 
nearby destinations. 
 
The RV park, as conditioned, will not produce noise, odor, dust, dirt, smoke, vibration, heat, 

glare, heavy truck traffic, and other objectionable influences, and will not create a fire, explosion, 
noxious fume, or other hazard as described in purposes (g) and (h), as the Developer will need 
to obtain Building and Fire department clearances for the construction of the RV park, and comply 
with applicable adopted Mitigation Measures in the IS/MND related to aesthetics (outdoor 
lighting), air quality (construction dust), biological resources (protection from objectionable 
influences), hazards and hazardous materials (adhere to SGMCP during construction), hydrology 
and water quality (adhere to BMPs and prepare a Stormwater Pollution Prevention Plan), noise 
(limits for construction- and operation-related noises), transportation (pedestrian improvements 
to T Street between Waterfront Drive and First Street [while also being conditioned to improve 
Front and T Streets north of Waterfront Drive]), tribal cultural resources (inadvertent discovery 
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protocol [and as conditioned, a tribal monitor] for ground disturbing activities), and utilities and 
service systems (cap and abandon existing utilities and connect to existing infrastructure along 
Waterfront Drive/T Street).  
 
Although the project site previously housed industrial uses (which contaminated the site and 
required extensive cleanup by the City and the RDA with the specific goal of redeveloping the 
site with a visitor-serving use), there is abundant land zoned Coastal Dependent Industrial (CDI) 
further west and south along the waterfront that can accommodate new industrial uses. 
Therefore, the RV park use will not conflict with purpose (k), and it will protect nearby 
commercial properties from fire, explosion, noxious fumes, and other hazards as no new 
industrial uses are planned for this area. 
 
For all the above reasons, the proposed RV park use, as conditioned, is consistent with the 

purposes of the CW zoning district. 
 
2. Public Health, Safety, and Welfare 
As discussed above in the Background section, in 2019, the Planning Commission adopted an 
IS/MND and MMRP for a larger Waterfront Development project which included the proposed 
RV park. Comments from outside agencies related to tribal cultural, coastal, and water resources 
were received and addressed in the Response to Comments and Errata of the IS/MND 
(Attachment 5, Pages 347-365). The larger project analyzed in the IS/MND also went though a 
referral process prior to preparation of the adopted environmental document. 
 
In late November 2023, new project referrals were sent to agencies and City departments with 
interest or jurisdiction over the property or the intended use of the property. Humboldt County 
Division of Environmental Health (DEH) requested that along with appropriately sized bins for 
solid waste and recyclables (Developer proposes 3 10-ft x 12-ft trash enclosures), the Developer 
provide a minimum 96-gallon waste bin for organics, which has been included as a condition of 
approval. Comments and questions from the CCC related to coastal public access, wetlands, sea 
level rise and resulting hazards, and restrictions to overnight RV stays are addressed throughout 
this report (which were also addressed directly with the CCC staff). Coastal public access and 
wetlands are addressed in Table 2, Public Access and Recreation, and Biological Resources, in the 
Land Use Plan Analysis section below, limits to overnight stays are addressed under Table 1 (c) 
above, and sea level rise and coastal hazards are addressed in Table 2, Coastal Hazards and 
Shoreline Armoring. 
 
Comments from the California Department of Fish and Wildlife (CDFW) related to the 
protection of and enhancement to wetlands are also addressed in Table 2, Biological Resources, 

below, and NCRWQCB provided comments reiterating the importance of adhering to the 
SGMCP (as described in the Background section above and discussed below). The Developer is 
conditioned to adhere to all of the procedures in the SGMCP during construction activities. After 
construction is completed (including raising the elevation of the site through clean imported fill), 
residual contamination will not pose a threat to human health and safety. Mitigation Measure No. 
IX-1 in the adopted the IS/MND mirrors the procedures of the SGMCP. 

 
The General Manager of the HTA would like to see transit stops be considered along Waterfront 
Drive in the vicinity of the project site for both east- and west-bound bus routes as currently the 
closest bus stops are at 2nd and L Street, and T and 3rd Streets, on the Purple Route, that passes 
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by the project site via Waterfront Drive traveling east from L to T Street. This HTA comment 
has been passed to Pubic Works – Engineering for consideration. The Developer is conditioned 
to implement several of Public Works – Engineering’s requests related to site development and 
required public improvements, including:  (1) all existing water, sewer and storm utilities onsite 
be capped and abandoned at the right-of-way per the City’s direction; (2) Post Construction 
Stormwater meet the standards from the Humboldt County Low Impact Development (LID) 
manual; (3) a Public Improvement Plan be prepared for improvements to Front and T Streets for 
access to the site as well as public trails, and (4) the new (to-be constructed) streets and trails 
will require standard engineering design, and City standard details as described in further detail 
in the RV Park Project’s conditions of approval in the resolution. 
 
No other comments were received that indicate the proposed RV park, as conditioned, will be 
detrimental to the public health, safety, or welfare, or materially injurious to the properties or 

improvements in the vicinity. 
 
Furthermore, the IS/MND includes a number of mitigation measures related to health, safety and 
welfare. Such as, construction activities could be disruptive to surrounding land uses, but they 
will be temporary and limited per Mitigation Measure No. XIII-1, which restricts construction 
activities “to daylight hours, generally from 7:00 a.m. to 7:00 p.m., Monday through Friday, and 
8:00 a.m. to 6:00 p.m., Saturday through Sunday; the hours of construction may be increased with 
prior approval from the City based on an expressed need by the contractor.” Regarding operation 
of the RV park, Mitigation Measure III-2 requires that “noise and activity level restrictions be 
implemented to mirror the requirements of City of Eureka’s Noise Level Performance Standard 
for New Projects Affected by or Including Non-transportation Sources.” This standard is 
described in Table 2, Biological Resources, below. 
 
As introduced in Table 1(f) above, Mitigation Measure No. XVII-1 requires:  

 “pedestrian access improvements will be made in the T Street corridor between 
 Waterfront Drive and First Street, to improve and provide safe pedestrian access to and 
 from the project area, which may include, but will not be limited to, sidewalk 
 improvements, signage, and crossing aides, all of which will substantially reduce hazards 
 encountered by pedestrians in this area.”  
 
And, as described in Table 1(h) above, an existing paved 5-ft-wide public trail between the 
Waterfront Trail and Front Street will be widened to 10 feet and expanded to connect to  
Waterfront Drive, via traveling east along the south side of the Front Street right-of-way, to T 
Street, and then traveling south along the western side of the T Street right-of-way to Waterfront 
Drive a conditioned, which promotes public health. The project, as conditioned, will also promote 

safety as the new trail connections will be separated from the T and Front Street motor-vehicle 
travel lanes by a curb.  
 
The RV park will also bring light and activity to long-standing vacant and underutilized land on the 
City’s northern waterfront, which is a passive way to provide a safer area for the public. 
Therefore, based on the discussion herein, the proposed location of the conditional use, and the 
conditions under which it would be constructed, operated and maintained, will not be detrimental 
to the public health, safety, or welfare or materially injurious to properties or improvements in 
the vicinity. 
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3. Provisions of Chapter 5 

EMC §10-5.29113 requires the City find that granting of a use permit will not diminish recreational 
or visitor-serving opportunities. The granting of the CUP will allow a brownfield site to be 
redeveloped into an RV park which is inherently recreational and visitor-serving; and, as described 
in Table 1 above, the use is appropriately located. Also, as described in the LLA, SV and Merger 
subsection of the Background section above, the Developer is conditioned to merge all of the 
properties associated with the RV park in order to have one contiguous parcel, as required by 
EMC §10-5.202. 
 
Chapter 5 requirements also include the development standards specified in EMC §10-5.201 for 
yards, building height, size, bulk, off-street parking and loading, landscaping, etc. The CW zoning 
district has no minimum front, side, or rear yard setback requirements, a maximum building height 
of 100 ft, and a maximum floor area ratio of 250% (2.5 FAR). The proposed height of the 2,000-

sf office building is 14 ft, 10 in (to roof peak), and the height of the 202-sf unisex restroom is 
approximately 10 ft (to roof peak). The 2 buildings combined have a FAR of less than 1.0% (0.78). 
29 parking spaces are proposed, of which 1 will be ADA-compliant. 7 spaces are required for the 
accessory office use (300 sf per space/2,000 sf building), and many of the RV spaces are long 
enough to accommodate an additional vehicle. The proposed parking for the RV park also meets 
parking space and drive-aisle dimensions in EMC §10-5.1504.  
 
EMC §10-5.213.5 (Landscaping of Parking Facilities) requires 2% of the interior of the parking 
area be landscaped and be evenly distributed throughout, and at least a 2-ft strip be landscaped 
between the property lines adjoining street frontages. The Developer proposes to landscape all 
areas of the site not used for access or parking which exceed these standards.  
 
EMC §10-5.2104 (Required Conditions Specific to RV Parks) includes 7 additional standards 
specific to RV parks that must be met, which also calls for specific landscaping requirements for 
the entire RV park.  
 
The 7 additional requirements in EMC §10-5.2104 and a description of how the RV park meets 
them, are as follows: 

a) Each RV park must have at least one sanitation station.  

Complies - There will be sewer hookups at each RV space, and an additional dump station 
adjacent to RV space #9, near to the 2-stall unisex restroom facility on the northwestern 
side of the project site. 

b) The sanitation station must provide common container(s) around the site for trash. 

Complies - Three trash enclosures are proposed throughout the RV park. 1 in the tent 

camping area, adjoining the office, 1 in RV space #18, and 1 adjacent to the north side of 
the Front Street entrance. However, it is unclear if the enclosure in RV space #18 was 
intentional; therefore, a condition has been added to notify the Developer that the site 
plans submitted with the Building Permit shall confirm the location of final trash 
enclosures.  

c) RV spaces must be at least 12 ft wide and 60 ft long, and camper cars must also be 12 ft 
wide, but may be 25 ft long. 

Complies - The width of each RV space is 15 ft or wider, and length between 65 and 95 
ft. 
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d) Spacing between RVs shall be a minimum of 9 ft with a minimum yard of 10 ft between 
the space and a property line. 

Complies as conditioned - Spacing between each RV space is at least 14 ft, but it appears 
some of the RV spaces adjacent to Waterfront Drive (space #s 26-23) may not meet the 
10 ft setback from the property line. However, the Developer has not designated any 
“camper units hauled on a motor vehicle or camp cars” spaces which may be shorter in 
length (25 ft); therefore, the project is conditioned to ensure these spaces meet the 
minimum 10-ft setback, and if the increased setback reduces the RV parking spaces length 
to less than 60 ft in length, those spaces shall be designed exclusively for “camper units” 
and “camp cars” and must be at least 25 ft in length. 

e) Space between RV parking spaces, spaces around structures, and property lines shall be 
landscaped with appropriate material suitable for assuring privacy and ornamenting the 

site. 

Complies - All areas between RV parking spaces, and around both structures, and the 
perimeter of the park will be landscaped, see discussion under (g) below. 

f) All areas for vehicle circulation and parking shall be improved as prescribed in EMC §10-
5.1504. 

Vehicle circulation and parking meet EMC §10-5.1504 (Standards for Off-Street Parking 
Facilities) (see Sheet C-2; Attachment 2, Page 3) as the drive aisles and spaces will be 
paved and have unobstructed access to the entrance of Front Street without moving 
another vehicle.  

g) Site shall be screened and landscaped per EMC §10-5.213. 

Compiles - All areas of the project site not used for access and parking will be landscaped, 
which appears to be about 71% of the site (see Sheets C-5.1 and C-5.2 for the landscape 

plan in Attachment 2, Pages 6-7; Sheet C-5.1 includes landscaping notes related to planting 
and soil preparation, maintenance, and specifications, including a proposed automatic 
irrigation system). Some of the landscaping will be used as a “screen” to help protect the 
scenic and visual qualities of the area between Tuluwat Island, the Waterfront Trail and 
the RV park, while also “ornamenting” the site. However, it is unclear if the plant species 
proposed between the RV parking spaces and the northern property line shown on Sheet 
C-5.1 were developed in consultation with the Wiyot Tribe (as required in the City’s 
response to comments in the IS/MND Errata [Attachment 5, Pages 348 – 351]). 
Therefore, although the RV park appears to meet the landscaping requirements of the 
EMC, the Developer is conditioned to obtain approval from the Wiyot Tribe for the plant 
species within 50-ft of the northern boundary of the project site. All proposed plant 
species within the 50-ft buffer to the northern project boundary, within the onsite 

wetland, and within the 50-ft buffer around the wetland are required to be native to 
Eureka. The remainder of the landscaping areas are not required to be native or approved 
by the Wiyot Tribe, but are required to be non-invasive and not have a “High” rating in 
the California Invasive Plant Council’s Cal-IPC Inventory of invasive plants. All landscaping 
is conditioned to be maintained free of physical damage or injury, and dead or dying plants 
must be replaced. 

 

Based on the analysis above, the RV park, as conditioned, meets the 7 additional standards specific 
to RV parks. 
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For all the reasons described above, the proposed RV park use, and its site improvements, as 
conditioned, comply with the applicable provisions of Chapter 5. 
 
4. Local Coastal Program 

The Local Coastal Program includes the 1997 Coastal General Plan land use designations and 
map and the Eureka Municipal Code zoning district regulations and map, among other provisions. 
Consistency of the proposed conditional use with the purpose and standards of the zoning code 
and of the CW zoning district is discussed above under CUP Analysis subsections 1 and 3. 
Consistency of the proposed conditional use with the purpose and allowable uses of the WFC 
land use designation is also discussed above in subsection 1, Table 1, row (a). Based on the analysis 
above, the proposed RV park use as conditioned conforms with the land use designation and 
zoning district. 
 

The Local Coastal Program also includes policies and development standards that apply to all 
development in the Coastal Zone regardless of district or land use designation. Consistency of 
the proposed project as a whole with these policies and standards of the Local Coastal Program 
is discussed in the Coastal Development Permit Analysis below. As discussed below, with the 
imposition of a number of conditions, the proposed project, including the proposed conditional 
uses, can be found consistent with the Local Coastal Program. 
 
COASTAL DEVELOPMENT PERMIT (CDP) ANALYSIS 

The CDP analysis below covers the entire RV park project, including the LLA and SV being 
processed concurrently under a separate staff report, as well as the future merger (included as a 
condition of approval for the Developer to implement) to allow the RV park use to be located 
on one contiguous parcel. The LLA, SV and future Merger are considered development, and will 
only be recorded once the CUP, CDP and DR are approved and effective.   
 
To approve a CDP, the Planning Commission must find the proposed RV park development 
conforms to the policies of the Certified Local Coastal Program pursuant to EMC §10-5.29310.1. 
The Local Coastal Program is divided into 2 components: the Land Use Plan and Implementation 
Plan. The first component, the Land Use Plan, is the General Plan specific to land in the Coastal 
Zone. It outlines the existing conditions, permitted uses, and policies needed to achieve the goals 
of the Coastal Act and includes the General Plan map. 
 
1. Land Use Plan Analysis 

Conformance of the proposed project with the applicable land use designation and goals and 
policies of the Land Use Plan is discussed in Table 2 below. 

 

Table 2. Land Use Plan Consistency Analysis 

Land Use Plan Provision Analysis 

Land Use Designation 

The purpose of the WFC 
Waterfront Commercial land use 
designation is to protect and provide 
for nearshore development of 
recreational, visitor-serving, and 
commercial fishing industry uses that 

The siting and design of the proposed RV park (including the 
LLA, SV and Merger to create the project site) is consistent 
with the intent of the WFC land use designation as 
previously described. The RV park and camping area are a 
lower-cost, visitor-serving accommodation which will help 
to facilitate access to the coast for more people, including 
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relate to the presence of coastal 
resources. Examples of conditionally 
permitted uses include but are not 
limited to professional offices, 
multiple-family units, residential uses 
on the upper floors of multistory 
structures, oil and gas pipelines, 
public works projects, and 
warehouses. 

access to the many nearby coastal recreational and visitor-
serving uses. This will be the first designated tent camping 
area in Eureka and one of only a limited number of 
waterfront accommodations (most accommodations are 
inland of the first public road, with the majority on Highway 
101 through the City). There is a condition of approval to 
ensure the park remains visitor-serving and doesn’t become 
permanent residential. See Table I (a) in the CUP Analysis 
subsection 1, for further analysis of the consistency of the 
conditional use with the land use designation. 

General Policies 

Policy 1.A.4. To promote the public 

safety, health, and welfare, and to 
protect private and public property, 
to assure the long-term productivity 
and economic vitality of coastal 
resources, and to conserve and 
restore the natural environment, the 
City shall protect the ecological 
balance of the coastal zone and 
prevent its deterioration and 
destruction. 

The proposed project will redevelop a long-vacant, 

brownfield site with a new visitor-serving recreational use 
that has been envisioned at this location since as far back as 
the 1980s (as described in the Background section), and it 
will promote economic expansion through investment in the 
City’s waterfront. By accommodating growth through the 
infill of vacant, previously-disturbed/degraded waterfront 
property, the project will avoid the need for new service 
extensions or loss of habitat resulting from greenfield 
development at the outskirts of the City. The IS/MND 
determined that with mitigation measures related to 
outdoor lighting, air quality (dust control) and hazardous 
materials (adherence to the SGMCP during construction), 
biological resources (wetland protection), tribal cultural 

resources, construction- and operation-related noise, and 
water resources (construction BMPs, post-construction 
stormwater management, and preparation of a Stormwater 
Pollution Prevention Plan [per NCRWQCB standards]), the 
project would not have a significant impact on the 
environment.   
 
Furthermore, additional conditions have been attached to 
the approval of the CDP, CUP, and DR relating to lighting, 
landscaping, maintenance and enhancement of the onsite 
wetland, imported fill, tribal monitoring during ground 
disturbing activities, Building and Fire Department approvals, 
utility and right-of-way improvements, post-construction 

stormwater management, specific BMPs to adhere to during 
construction, a Tsunami Evacuation Plan, compliance with 
the SGMCP and Soils Report, lateral access easement 
dedication and vertical access trail improvements. 
 
The mitigation measures, together with the additional 
conditions, will promote public safety, health, and welfare, 
protect private and public property, and assure the long-
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term productivity and economic vitality of coastal resources, 
consistent with this policy. 

Priority Uses 

Policy 1.A.5. Within the coastal 
zone, the City shall ensure that 
coastal-dependent developments 
have priority over other 
developments on or near the 
shoreline.  Except as provided 
elsewhere in this General Plan, 
coastal-dependent development shall 
not be sited in a wetland.  Coastal-

related developments shall generally 
be accommodated proximate to the 
coastal-dependent uses they 
support. 

The proposed RV park is located near the shoreline, inland 
of the Waterfront Trail. Because of the intervening public 
trail and resulting lack of direct bay access, developing a 
coastal-dependent use at the site would be challenging. The 
RV park will provide overnight RV parking and tent camping 
for visitors to Eureka wishing to have access to the bay, the 
Samoa Bridge Boat Launch Facility, and other coastal-
dependent and related access and recreational uses in the 
vicinity. Therefore, the RV park will, in part, act as a coastal-

related use. Thus, the proposed RV park assures 
prioritization of coastal-dependent and coastal-related uses. 
 
There is an overabundance of largely vacant coastal-
dependent industrial (CDI) land around Humboldt Bay. The 
City’s coastal-dependent uses, including commercial fishing, 
forest products shipping, and bulk fuel delivery, are 
accommodated elsewhere along the Eureka shoreline with 
significant waterfront land remaining vacant and 
underutilized, including significant land designated and zoned 
primarily for CDI. The project site is separated from the 
water by the Waterfront Trail, has no existing industrial 
facilities/infrastructure (which was removed as part of the 

historic contamination cleanup), and is not in close 
proximity to other lands in current CDI use. The closest 
CDI use is Caito Fisheries, which is located directly to the 
west of the Humboldt Bay Aquatic Center, and the closest 
CDI zoned property is located approximately one mile west, 
at the Fisherman’s Terminal Building. Because the site is not 
directly on the waterfront, is not zoned MC (Coastal 
Dependent Industrial), and surrounding land is not currently 
in CDI use, the proposed RV park on this site is consistent 
with this policy. 

Policy 1.M.7. The City shall 
encourage coastal-dependent 
industrial facilities to locate or 
expand within existing sites.  Non-
coastal-dependent uses located along 
the waterfront shall, if feasible, be 
relocated to other more appropriate 
areas within the city. 

Adequacy of Services 

Goal 4.A. To ensure the effective 

and efficient provision of public 
facilities and services for existing and 
new development. 

Sheet C-4 (Attachment 2, Page 5) shows the proposed 

utility plan for sewer, water, stormwater (i.e. drench drain), 
and dry utilities (i.e. power, cable, etc.). The proposed 
project involves redevelopment of a brownfield site in an 
urban environment where public facilities and services can 
be effectively and efficiently provided.  As described in the 
LLA, SV and Merger subsection in the Background section 
above, the Developer is conditioned to abandon any existing 
utilities in the S and Front Street rights-of-way to be vacated 
and construct new utilities on the project site (post LLA, SV 
and Merger) to current City standards, as well as record an 
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easement to PG&E for their facilities within the S and Front 
Street rights-of-way to be vacated.   
 
Additionally, existing utilities and service systems were 
analyzed in the IS/MND, and as described in the CUP 
Analysis, subsection 1, Table I (e) above, Mitigation Measure 
No. XIX-1 requires the RV park to tie into the existing 
mainlines, with more specific requirements for water, sewer 
and storm drain infrastructure and Front and T Street access 
improvements included as a condition of approval of the 
CUP, CDP, and DR. The Developer is also conditioned to 
improve and expand the existing vertical access public trail 
and dedicate a lateral public access easement along the 

northern boundary of the project site as previously 
described in Table 1 (h). Thus, the project (including the 
LLA, SV, and Merger) as conditioned ensures the efficient 
provision of public facilities and services, consistent with this 
goal.  

Public Access and Recreation 

Goal 5.B. To provide public open 
space and shoreline accessways 
throughout the Coastal Zone, 
consistent with protecting 
environmentally sensitive habitats 
and other coastal priority land uses. 

The vacant project site is located directly south of the 
Waterfront Trail which provides existing lateral coastal 
access along the bayfront. The Waterfront Trail runs east to 
Target, ending at Tydd Street (south of Highway 101), and 
runs west and then south eventually connecting to the 
Bayshore Mall, and beyond to Pound Road. The Waterfront 

Trail is part of a continuous 7.3-mile-long (and growing) 
multi-use waterfront trail route spanning the extent of City 
limits, and soon (by late 2024) it will connect with the larger 
Humboldt Bay Trail between Arcata and Eureka as part of 
the California Coastal Trail.  Future improvements to the 
segment of Waterfront Trail north of the site and to lateral 
and vertical public access at the public Samoa Bridge Boat 
Launch Facility directly west of the site were recently 
permitted under separate CDPs as described in the 
Background section.  
 
As described in the Existing Public Trails subsection, the 
Developer is conditioned to dedicate to the City a minimum 

10-foot-wide lateral access easement along the northern 
boundary of the project site (to supersede a previously 
recorded offer to dedicate public access) to ensure adequate 
space for existing and future Waterfront Trail improvements 
and access thereto. The Developer is also conditioned to 
improve the Front and T Street rights-of-way from 
Waterfront Drive to the RV park, and improve and expand 
an existing vertical public accessway connecting the 
Waterfront Trail to Waterfront Drive as described in Table 

Policy 5.B.4. The City of Eureka shall 
protect and enhance the public’s 
rights of access to and along the 
shoreline, consistent with protecting 
environmentally sensitive habitats, 
by:…Allowing only such 
development as will not interfere 
with the public’s right of access to 
the sea, where such right was 
acquired through use or legislative 
authorization. 

Policy 5.B.5. For new development 

between the first public road and the 
sea, the City shall require the 
dedication of a vertical access 
easement to the mean high tide line 
unless: 
a. Another more suitable public 
access corridor is available within 
500 feet of the site; or  
b. Access at the site would be 
inconsistent with other General Plan 
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coastal policies, including existing, 
expanded, or new coastal-dependent 
industry, agricultural operations, or 
the protection of environmentally 
sensitive habitat areas; or, 
c. Access at the site is inconsistent 
with public safety, environmental 
protection, or military security 
needs. 

1 (h) in the CUP Analysis section above. Additionally, 
Mitigation Measure No. XVII-1 requires improvements to 
the T Street corridor between Waterfront Drive and First 
Street as described in Table 1 (g), and subsection 2 in the 
CUP Analysis section above, to expand safe pedestrian 
access to and from the project area.  
 
The LLA, SV and Merger are necessary to create one legal 
parcel for the RV park project site and do not implicate the 
land where vertical and lateral access is currently, or where 
the extension of access will occur within the Front and T 
Streets rights-of-way. The vacation of S Street won’t affect 
public access to the waterfront because S Street is 

unimproved with no curb cut onto Waterfront Drive. Only 
the western-most portion of Front Street will be vacated 
which is already blocked to prevent vehicular access across 
the site. As proposed and conditioned, the RV park use and 
resulting parcel for the project site after the LLA, SV and 
Merger will not impede public access to and along the 
shoreline; public access will be maintained on all sides of the 
RV park via Waterfront Drive along the southern side; T 
Street, Front Street, and the vertical access easement from 
Front Street to the Waterfront Trail along the eastern side; 
the Waterfront Trail along the northern side; and the Samoa 
Bridge Boat Launch Facility along the western side.   

 
The privatization of the RV park site for visitor-serving uses 
has been anticipated for decades (an RV park was permitted 
in this exact location by the CCC in the 1980s), which is 
reflected in the site’s CW zoning. Although the public can 
access the site currently, the site and surrounding area are 
underutilized resulting in safety issues; the installation of the 
RV park will hopefully infuse the area with more people 
adding to the sense of safety and encouraging greater 
recreational use of the adjacent Samoa Bridge Boat Launch 
Facility, Halvorsen Park, and the Waterfront Trail – all of 
which suffer from underutilization and resulting 
unsanctioned activity. 

 
All onsite stormwater will be directed to the onsite 
bioretention area between Waterfront Trail and 
development (within 50 ft of the project site’s northern 
boundary). Stormwater falling on the vertical access trail 
that is conditioned to be improved, will be directed to the 
project site, which will then be directed to the onsite 
bioretention area. 
 

Policy 5.B.6. For new development 
between the first public road and the 
sea, the City shall require a lateral 
access easement along the shoreline 

unless: 
Lateral access at the site would be 
inconsistent with other General Plan 
coastal policies, including existing 
expanded, or new coastal dependent 
industry, agricultural operations, or 
the protection of environmentally 
sensitive habitat areas; or, Access is 
inconsistent with public safety or 
military security needs. 

Policy 5.B.7. The City shall establish 
a coordinated continuous public 

access system throughout its Coastal 
Zone, consisting of pedestrian 
walkways, nature walks, and 
bikeways with necessary support 
facilities, as described in Table 5-2 
and shown in Figure 5-1. 

Policy 5.B.9. The City shall ensure 
that public access support facilities 
are distributed throughout the 
Eureka Coastal Zone. Off-street 
parking shall be provided in the 
waterfront area; however, it shall 
not be located immediately adjacent 

to the shoreline, unless there is no 
feasible alternative. 

Policy 5.B.10. To the maximum 
extent feasible, the City shall ensure 
universal public access to the 
waterfront, including support 
facilities. 
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The RV park will provide sufficient off-street parking for the 
RV and camping occupants and visitors, and all parking 
spaces are at least 50 ft away from the mapped onsite 
wetland. 2 ADA-compliant RV spaces are proposed, in 
addition to an ADA-compliant travel path between the office 
and standard ADA-compliant parking space and trash 
enclosure near the proposed entrance to the RV park on 
the north side of Front Street, which will allow those with 
disabilities easier access to the improved vertical access 
public trail as well.  
 
For these reasons, the project, including the LLA, SV and 
Merger, is consistent with Goal 5.B (to provide shoreline 

accessways throughout the Coastal Zone, consistent with 
protecting environmentally sensitive habitats and other 
coastal priority land uses), and its associated policies.  

Visual Resources 

Policy 5.B.1. The City shall provide 
public open space and shoreline 
access through the Coastal Zone, 
particularly along the waterfront and 
First Street, through all of the 
following: 
…d. Consider and protect the 
scenic and visual qualities of coastal 

areas that are visible from scenic 
public vista points and waterfront 
walkways… 

The Developer proposes an approximately 14-ft-tall office 
building and 10-ft-tall 2-stall unisex restroom (to roof 
peaks), as well as 3 6-ft-tall trash enclosures, and numerous 
8-ft-tall outdoor lighting poles. All structures are setback 50 
ft of more from the project site’s northern boundary near 
Humboldt Bay, and any future lighting is conditioned to be 
less than 10 ft in height. Although the project will be visible 
from the Waterfront Trail, the robust planting of species 

native to Eureka (to be approved by the Wiyot Tribe as 
conditioned) within 50 ft of the project site’s northern 
boundary will protect the scenic and visual qualities of the 
area between Tuluwat Island, the Waterfront Trail and the 
RV park. 

Biological Resources 

Goal 6.A. To protect and enhance 
the natural qualities of the Eureka 
area’s aquatic resources and to 
preserve the area’s valuable marine, 
wetland, and riparian habitat. 

The City’s Local Coastal Program declares wetlands, and 
Humboldt Bay, Environmentally Sensitive Habitat Areas 
(ESHA), and protects ESHA against any significant disruption 
of habitat values (Policies 6.A.6 and 6.A.7). Policy 6.A.19 
requires a minimum buffer width of 100 feet between 
permitted development and ESHA, unless the applicant 

demonstrates, based on site-specific information, a smaller 
buffer will protect the resources of the habitat area. The 
project site is entirely upland of the bay, above the top of 
the bay bank and south of the Waterfront Trail, and the 
onsite delineated wetland will be protected and enhanced as 
conditioned, with a 50 ft buffer, which is further described 
below.  
 
Consistent with Polices 6.A.7 and 6.A.8, a wetland 
delineation was prepared in 2020 which confirmed the 

Policy 6.A.1. The City shall maintain, 

enhance, and, where feasible, restore 
valuable aquatic resources, with 
special protection given to areas and 
species of special biological or 
economic significance. The City shall 
require that uses of the marine 
environment are carried out in the 
manner that will sustain the 
biological productivity of coastal 
waters and that will maintain health 
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populations of all species of marine 
organisms adequate for long-term 
commercial, recreational, scientific, 
and educational purposes. 

presence of the onsite 2-parameter wetland in the 
northwestern portion of the project site (north of RV space 
#s 8 and 7; Figure 2). The IS/MND planned for the 
protection of ESHAs and determined a reduced buffer of 
less than 100 ft would be protective of nearby ESHA, by 
including Mitigation Measures No. IV-1 and No. IV-2, which 
require a 50-ft setback (buffer) be maintained around any 
ESHA within or adjacent to the project site. Furthermore, 
consistent with CDFW recommendation, the Developer is 
conditioned to enhance the onsite wetland and it’s 50-foot 
buffer by removing problematic species for the life of the 
development, such as pampas grass (Cortaderia jubata) and 
fennel (Foeniculum vulgare), and replanting with ecologically 

functional native shrubs or short-stature trees, such as wax 
myrtle (Morella californica) and red flowering currant (Ribes 
sanguineum). This condition will ensure the urban wetland is 
protected against physical intrusion consistent with Policy 
6.A.20. 
 
Additionally, a referral comment from CDFW identified a 
prolonged wet area in the vicinity of S and Front Streets 
within the project site, so an additional investigation was 
completed in March 2024 (Attachment 3, Pages 80-87). This 
investigation concluded the ponded water was not a wetland 
but a “result of [a] water main break and the abundant 

precipitation received in the 2022-23 and 2023-24 wet 
seasons.”  
 
Other project impacts to ESHAs could come from project 
construction- and post-construction RV park operational 
impacts.  
 
The construction period is expected to be relatively short 
given the limited scale of the proposed structures, with a 
majority of the work being associated with grading and RV 
hookups and utilities. Mitigation Measure No. X-1 requires 
the contractor “implement BMPs as contained in the 
California Stormwater Quality Association Stormwater Best 

Management Practice Handbook for Construction, dated 
January 2015, or other generally recognized stormwater 
BMP compilations as may be required.” BMP requirements 
specific to the City are also included as a condition of 
approval. Additionally, Mitigation Measure No. X-1 requires 
a Contractor General Permit, including an approved 
Stormwater Pollution Prevention Plan, as required by the 
NCRWQCB. Furthermore, the Developer is conditioned to 
(1) adhere to the SGMCP, which will prevent residual 

Policy 6.A.3. The City shall maintain 
and, where feasible, restore 
biological productivity and the 
quality of coastal waters, streams, 
wetlands, and estuaries appropriate 
to maintain optimum populations of 
aquatic organisms and for the 
protection of human health through, 
among other means, minimizing 

adverse effects of wastewater and 
stormwater discharges and 
entrainment, controlling the quantity 
and quality of runoff, preventing 
depletion of groundwater supplies 
and substantial interference with 
surface water flow, encouraging 
wastewater reclamation, maintaining 
natural vegetation buffer areas that 
protect riparian habitats, and 
minimizing alteration of natural 
streams. 

Policy 6.A.6. The City declares the 
following to be environmentally 
sensitive habitat areas within the 
Coastal Zone:  
a) Rivers, creeks, sloughs, gulches 
and associated riparian habitats, 
including but not limited to Eureka 
Slough, Fay Slough, Cut-Off Slough, 
Freshwater Slough, Cooper Slough, 
Second Slough, Third Slough, Martin 
Slough, Ryan Slough, Swain Slough, 
and Elk River. 

b) Wetlands and estuaries, including 

that portion of Humboldt Bay within 
the City’s jurisdiction, riparian areas, 
and vegetated dunes. 

c) Indian Island, Daby Island, and the 
Woodley Island wildlife area. 

d) Other unique habitat areas, such 
as waterbird rookeries, and habitat 
for all rare or endangered species on 
state or federal lists. 
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e) Grazed or farmed wetlands (i.e., 
diked former tidelands). 

contamination from being improperly handled preventing its 
mobilization and release into the bay; and (2) provide 
information on the fill to be imported to the site to ensure 
it’s not contaminated. Finally, to prevent noise impacts 
during construction, Mitigation Measure No. XIII-1 includes 
timing restrictions for construction activities (i.e. during day 
light hours, Monday-Saturday) with exceptions for good 
cause.  
 
Post-construction/operational impacts are expected to be 
negligible as the project is primarily a parking lot which will 
be designed to capture and filter stormwater via extensive 
landscaping throughout the site and two bioretention areas 

in the northern portion of the project site, south of the 
Waterfront Trail. Mitigation Measure No. X-2 (discussed 
above with the construction-phase impacts) requires “all 
stormwater generated onsite…be contained and filtered 
onsite or directed towards the appropriate City of Eureka 
stormwater runoff system.” Furthermore, a condition of 
approval has been added requiring post-construction 
stormwater improvements designed per the Humboldt 
County LID manual.  
 
Each RV space will have a full hookup; a communal 
dump/sanitation station is provided; and multiple bathrooms 

and trash enclosures are proposed. All of which will ensure 
all waste is properly disposed of and doesn’t end up 
polluting the bay. 
 
To further protect against any significant disruption of 
habitat values (Policy 6.A.7) resulting from landscaping, a 
condition has been added requiring all plant species used for 
landscaping be non-invasive, with a requirement to use 
native plants only within the wetland, the 50-ft wetland 
buffer, and within 50 ft of the northern boundary of the 
project site. The Developer is conditioned to provide a 
landscape planting and maintenance plan to ensure 
appropriate landscaping is installed and maintained for the 

life of the development.   
 
There will be no walking paths to the bay through the 
project site which will help ensure the onsite wetland and 
landscape screening of the RV park to Tuluwat Island is not 
disturbed. Pedestrians will be directed to a vertical access 
pubic trail along the east side of the RV park project site. 
 
Approximately 14, 8-ft-tall aluminum light poles with 
shielded light fixtures are proposed throughout the RV 

Policy 6.A.7. Within the Coastal 
Zone, the City shall ensure that 
environmentally sensitive habitat 
areas are protected against any 
significant disruption of habitat 
values, and that only uses dependent 
on such resources shall be allowed 
within such areas. The City shall 
require that development in areas 
adjacent to environmentally sensitive 
habitat areas be sited and designed 

to prevent impacts which would 
significantly degrade such areas, and 
be compatible with the continuance 
of such habitat areas. 

Policy 6.A.8. Within the Coastal 
Zone, prior to approval of a 
development, the City shall require 
that all development on lots or 
parcels designated NR (Natural 
Resources) on the Land Use 
Diagram or within 250 feet of such 
designation, or development 

potentially affecting an 
environmentally sensitive habitat 
area, shall be found to be in 
conformity with the applicable 
habitat protection policies of the 
General Plan.  All development 
plans, drainage plans, and grading 
plans submitted as part of an 
application shall show the precise 
location of the habitat(s) potentially 
affected by the proposed project and 
the manner in which they will be 
protected, enhanced or restored. 

Policy 6.A.19. The City shall require 
establishment of a buffer for 
permitted development adjacent to 
all environmentally sensitive areas. 
The minimum width of a buffer shall 
be 100 feet, unless the applicant for 
the development demonstrates on 
the basis of site specific information, 
the type and size of the proposed 
development, and/or proposed 
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mitigation (such as planting of 
vegetation) that will achieve the 
purpose(s) of the buffer, that a 
smaller buffer will protect the 
resources of the habitat area.  As 
necessary to protect the 
environmentally sensitive area, the 
City may require a buffer greater 
than 100 feet.  The Buffer shall be 
measured horizontally from the edge 
of the environmental sensitive area 
nearest the proposed development 
to the edge of the development 

nearest to the environmentally 
sensitive area.  Maps and 
supplemental information submitted 
as part of the application shall be 
used to specifically define these 
boundaries. 

parking area for safety. Shielded wall sconces are also 
proposed on the office and unisex restroom buildings. The 
lights are motion sensor activated and designed to minimize 
light spillage, including into ESHA on-site and beyond the top 
of bank to the north (Humboldt Bay), consistent with 
Mitigation Measure No. I-1 (See Figures 14 and 17 in the 
Design Review Analysis section below). A Photometric Plan 
has been submitted by the Developer (Attachment 2, page 
8) showing there will be no light spillage (0.0) adjacent to the 
Waterfront Trail and the onsite wetland which will protect 
sensitive habitats from light intrusion. A condition has also 
been added ensuring that any future lighting is also fully 
shielded, downward facing, dark-sky compliant, and less than 

10 ft tall, with specifications submitted to Development 
Services – Panning for review and approval, who can confirm 
the lighting is compliant with the standards and receives 
necessary permit authorizations.  
 
Mitigation Measure No. XIII-2 requires that noise levels 
associated with operating the RV park after construction be 
restricted to mirror the requirements of City of Eureka’s 
Noise Level Performance Standard for New Projects 
Affected by or Including Non-Transportation Sources. This 
standard requires noise measured immediately within the 
property lines of the project site not exceed an hourly 

decibel (dB) of 50, with a maximum level of 70 dB for 
daytime (7 a.m. to 10 p.m.), and a maximum of 65 dB for 
nighttime (10 p.m. to 7 a.m.). Typically, noise levels up to 65 
dB are acceptable for transient lodging (hotels and motels) 
and up to 70 dB for playgrounds and neighborhood parks. 
Therefore, impacts to nearby ESHA resulting form noise will 
be minimized. 
 
Additionally, the LLA, SV, and Merger are required to locate 
the RV park use on 1 legal parcel, which results in an overall 
larger parcel (than if the implicated parcels were developed 
separately) that provides adequate space to locate 
development outside of the existing 2-parameter wetland 

and 50-ft wetland buffer. Vehicular access to the project site 
is provided from the southeast via T and Front Streets, away 
from the buffer and bay. The City-owned strip of land along 
the bay will also be maintained, providing a buffer between 
the RV park site and the bay. Therefore, the LLA, SV and 
Merger as proposed will protect nearby ESHA resources. 
 
Due to the proposed site improvements being located in 
upland areas (except for landscaping in the bioretention 
areas and the existing onsite wetland), and with the 

Policy 6.A.20. To protect urban 
wetlands against physical intrusion, 
the City shall require that wetland 
buffer areas incorporate attractively 
designed and strategically located 
barriers and informational signs. 
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aforementioned conditions and Mitigation Measures limiting 
impacts to ESHAs resulting from construction-phase 
activities and post-construction operations, the project will 
protect the natural qualities of Eureka’s aquatic resources 
and preserve the area’s valuable marine and wetland habitat, 
consistent with Goal 6.A and its related polices. 

Coastal Hazards and Shoreline Armoring 

Policy 6.A.5. The City shall permit 
revetments, breakwaters, groins, 
harbor channels, seawalls, cliff 
retaining walls, and other such 
construction that alters natural 
shoreline processes only when 

required to serve coastal-dependent 
uses or to protect existing 
structures or public beaches in 
danger from erosion. 

The project site is located in an area where the shoreline 
has already been significantly altered by a long history of 
industrial development (Figure 10). The shoreline north of 
the site is former tidelands, filled for development over a 
century ago. There is rock armoring bayward of the 
Waterfront Trail, originally permitted with the trail in 1984 

by CCC CDP-1-84-119 (replacing historic armoring 
consisting of dilapidated timber bulkheads, docks and 
offshore pilings) so the RV park will not alter natural 
shoreline processes and therefore is consistent with Policies 
6.A.5, 7.B.2 and 7.B.3. This was a concern of the CCC, and a 
condition has been added making it clear to the Developer 
and City that the RV park has no right to shoreline armoring 
in the future.  
 
Figure 10: 1870 US Coast Survey Map of Humboldt Bay (top 
map; red circle is approximate site location – prior to 
shoreline fill and development); and, 1933 US Geologic 

Survey Topographic Map (bottom map; red circle is 
approximate site location – site is filled and development 
with mill and foundry) 

 

Goal 7.B. To minimize loss of life, 
injury, and property damage due to 
geological hazards. 

Policy 7.B.2. The City shall ensure 
that development on or near the 
shoreline of Elk River, Humboldt 
Bay, and Eureka Slough neither 
contributes significantly to, nor is 
subject to, high risk of damage from 
shoreline erosion over the life span 
of the development. 

Policy 7.B.3. Within the Coastal 
Zone the City shall prohibit 
alteration of cliffs, bluff tops, and 
gulch faces or bases by excavation or 
other means except to protect 
existing structures.  Permitted 
development shall not require the 
construction of protective devices 
that would substantially alter natural 
landforms. 

Goal 7.D. To minimize the risk of 
loss of life, injury, damage to 
property and economic and social 
dislocations resulting from flood 
hazards. 
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Moderate- to high-levels of ground shaking as a result of 
seismic activity do occur within the project area. However, 
the RV park is intended to accommodate RV and camping 
users that are transient in nature. Ground failure events are 
not likely to occur during seismic events because the project 
site and surrounding areas are nearly flat and are not 
susceptible to landslides or near a known fault. The site is in 
an area of potential liquefaction, but a Soils Report prepared 
for the project (Attachment 3, Page 1) indicates “Site soils 
consist of mixed soils (fill) on top underlain by bay mud. 
Light brown/yellow, soft, silty sand loam was observed to a 
depth of four feet. Groundwater was observed at a depth of 
2’-0”, In-situ soils are dense and well consolidated and 

appear to provide a favorable bearing material.” The report 
found that “no geotechnical conditions were encountered 
which would preclude the proposed development, 
provided... [their] recommendations are adhered to.” A 
condition of approval has been added requiring the 
Developer to adhere to the recommendations of the R2 
Soils Report; compliance with this condition will be verified 
by Development Services – Building during the Building 
Permit process.  
 
The project site is within a tsunami hazard zone (Figure 11 
[top] below). Inundation by a tsunami could result in the 

release of pollutants from parked vehicles and RVs. In 
addition, there is the potential for the vehicles to float 
during a tsunami and collide with people and infrastructure. 
The tsunamis risk can best be minimized through timely 
evacuation from the tsunami inundation zone. Therefore, a 
condition has been added requiring the Developer to submit 
a “Tsunami Safety Plan” for review and approval by 
Development Services – Planning prior to issuance of their 
business license. The plan is required to demonstrate that 
procedures are in place for the safe evacuation of all 
occupants in the event of a tsunami, and to ensure future 
occupants of the project site are aware of the tsunami 
threat, warning signals, and evacuation plan.  
 
According to FEMA Flood Maps (Figure 11 [bottom] below), 
a very small portion of the project site might be within Zone 
AE and is subject to flooding. However, no development is 
planned in this area. It appears a portion of the existing 5-ft-
wide vertical access public trail adjoining the project site to 
the east (to be widened to 10 ft as part of this project), and 
portion of Front and T Streets (not included in the SV being 
processed under a separate staff report) are also located in 
Zone AE. The extent of the flood hazard area is expected to 
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increase in the future with sea level rise (SLR). The current 
100-year stillwater event at the North Spit tide gage is 10.2 
ft in elevation (NADV88). With 1.8 to 7.3 ft of sea level rise 
projected by 2100 according to the Ocean Protection 
Council’s 2024 Science and Policy Update to the State of 
California Sea Level Rise Guidance, this 100-year water level 
could increase to 12-17.5 ft in elevation. An RV park is 
appropriate for this vulnerable area as it involves minimal 
physical development and can easily be removed and/or 
relocated in the future. 
 
A referral comment from the CCC asked if the existing 
public access trails (i.e. the Waterfront Trail, and the vertical 

access trail along the east side of the project site which will 
be extended to Waterfront Drive as part of this project) 
would be ambulatory due to the existing threat from SLR 
and flooding because a portion is located in the AE Flood 
Zone. The City responded it has already been determined 
that if SLR takes over, Waterfront Drive will be the new 
waterfront and act as the Waterfront Trail (the project site 
is relatively flat, so arguably any flooding with SLR will affect 
the entire site, with retreat necessary to Waterfront Drive 
and the Great Redwood Trail right-of-way). 
 
Additionally, Mitigation Measure No. X-3 requires “all 

structures [be] designed and constructed with a minimum 
finished floor elevation of 15 [ft] above mean lower low 
water (MLLW)” in order “to prevent potential risks posed 
to individuals, property, or buildings as a result of projected 
sea-level rise, tsunami inundation, or flood.” 15 ft MLLW is 
equal to 15.34 ft NADV88 according to the current Tidal 
Epoch at the North Spit Tide Gage. This will ensure safety 
during a 100-year flood with over 5 feet of SLR, consistent 
with the Ocean Protection Council’s intermediate 
projection for 2100. As described in the Project Summary, 
the Developer also proposes to import fill to raise the 
entire site by 1 to 2 ft for a finished grade elevation of over 
12 ft NAVD88.  

 
A condition has been added to ensure the Developer is 
aware of the need for building and fire permit review and 
approval prior to commencement of construction, to ensure 
the City reviews the final development plans for proper 
design. 
 
Furthermore, the LLA, SV and Merger don’t create 
additional parcels in a hazardous area; instead, they will 
result in one less parcel (with the Developer’s parcel 
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merging with Resultant Parcel 1) so the entire RV park is on 
1 legal parcel (rather than having portions of the land on 
three separate parcels) and under 1 owner (the Developer) 
which will be helpful in the future if and when adaption or 
retreat is necessary due to SLR. The strip of land along the 
bayfront that is most vulnerable will continue to be owned 
by the City without private development. 
 
Therefore, the project as proposed and conditioned 
(including adherence to mitigation measures in the IS/MND) 
minimizes the risk of loss of life, injury, damage to property, 
and economic and social dislocations resulting from geologic 
and flood hazards, consistent with Goals 7.B and 7.D. 

 
2.  Implementation Plan Analysis  

The Implementation Plan (in EMC, Title 10, Chapter 5) includes zoning regulations and the zoning 
map for land in the Coastal Zone, as well as specific Coastal Zone ordinances necessary to 
implement the policies of the Land Use Plan. Discussion of the project’s conformance with the 
objectives of the zoning code and purposes and standards of the CW zoning district are provided 
in the Use Permit Analysis section above.  
 
In addition to specifying the regulations pertaining to specific zoning districts, EMC §10-5.2940 et. 
seq., specifies development standards that apply to all development in the Coastal Zone, including 
standards for public access, environmental resources, natural hazards, visual resources, public 
works, and new development. These standards largely reiterate certified policies discussed in the 

Figure 11: Tsunami Hazard Area Map (top map; yellow is tsunami risk area and red circle is site 
location); and, 2017 FEMA Data Map (bottom map; red is site location, and blue is flood zone) 
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Land Use Plan policy analysis above, and the applicable findings are incorporated as if set forth in 
full herein. There is one additional standard not covered under the Land Use Plan policy analysis 
above, which is EMC §10-5.2946.9: 
 

10-5.2946.9 Archaeological areas.  
a) When development is proposed 

within a known archaeological area, 
project design shall avoid or 
minimize impacts to the resource. 

b) When development in archaeological 
sites cannot be avoided, adequate 
mitigation measures shall be 
required. Mitigation shall be designed 

in accord with guidelines of State 
Office of Historic Preservation and 
the State of California Native 
American Heritage Commission. 
When, in the course of grading, 
excavation, or any other 
development activity, evidence of 
archaeological artifacts is discovered, 
all work which could damage or 
destroy such resources shall cease 
and the City Planning Director shall 
be notified immediately of the 

discovery. 
c) The City Planning Director shall 

notify the State Historic Preservation 
Officer and the Sonoma State 
University Cultural Resources Facility 
of the find.  At the request of the 
State Historic Preservation Officer, 
development of the site may be 
halted until an archaeological survey 
can be made and appropriate and 
feasible mitigation measures are 
developed. 

 

Per the City’s response to comments in the 
IS/MND, and included in the Errata (Attachment 
5, Pages 347-351), a site visit was conducted on 
March 13, 2019, with the City Manager and the 
three Wiyot-area Tribal Historic Preservation 
Officers (THPOs) (the Wiyot Tribe, Bear River 
Band and Blue Lake Rancheria) and City staff 
regarding ways to avoid or minimize potentially 
significant visual impacts from the proposed RV 

park on the setting of the Ceremonial Grounds 
on Tuluwat Island, across the bay to the north. 
Also, on August 5, 2019, the City sent a project 
referral to local agencies, including the THPOs 
requesting comments on the prepared 
environmental document for the larger project 
(which included the RV park). Comments were 
received from the Blue Lake Rancheria THPO 
expressing concern, “that the site is within the 
viewshed of Tuluwat Island, a highly significant 
Wiyot Tribal Cultural Resource (per AB 52) 
recognized by all three Wiyot area tribes, that is 

listed on the National Register of Historic Places 
as a National Historic Landmark, which is the 
highest ranking for any registered property.” 
Regarding the comments received, the IS/MND 
Section V.b was revised accordingly; however, in 
order to preserve confidentiality, the findings are 
not included in the IS/MND or in this staff report. 
In the Errata, the City indicated the City and 
Developer would “coordinate and obtain approval 
from the Wiyot Tribe in the design and 
development of an appropriately landscaped 
(native plants), mounded “bioswale” structure on 
the north side of the RV site and south side of the 

Bayshore trail [i.e. Waterfront Trail], that will 
effectively screen the RV park from sensitive 
viewers at Tuluwat.” This comment has been 
included as a condition of approval, and has been 
discussed in the Biological and Visual Resources 
Land Use Plan Policies above. Mitigation Measure 
No. l-1 already requires measures to reduce the 
effects of nighttime “light pollution” on sensitive 
viewers at Tuluwat, further protecting the 
viewshed concerns, and a Photometric Plan 
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(Attachment 2, Page 8) clearly depicts there will 
be no light spillage (0.0) adjacent to the 
Waterfront Trail. 
 
Furthermore, the Response to Comments in the 
IS/MND indicated “a Tribal Monitor affiliated with 
either the Wiyot Tribe or Bear River be on-site 
to monitor project excavations and to participate 
in tail gate briefings.” However, another project 
referral was sent to the THPOs in November 
2023, and the Bear River Band THPO only 
requested adherence to the City’s standard 
protocol for inadvertent archaeological discovery 

with no request for a monitor. Therefore,  
another condition requiring a Wiyot Tribal 
Monitor has been added to the conditions of 
approval. This condition is in addition to 
Mitigation Measures V-1, V-2 and XVIII which 
already address inadvertent discovery of cultural 
and tribal cultural resources.  

 
Based on the discussion above, the finding can be made that the proposed project as conditioned 
conforms with the certified LCP. 
 
DESIGN REVIEW ANALYSIS 

Site Plan and Architectural Review are required for construction of the proposed project, and in 
this case, the Planning Commission has authority over the design review process. Pursuant to 
EMC §10-5.1801.1, Site Plan review is intended to: 1) preserve the natural beauty of the City’s 
site; 2) prevent the indiscriminate clearing of property and the destruction of trees and shrubs;  
3) prevent excessive grading of hillsides and creation of drainage hazards; 4) ensure that 
structures are properly related to their sites and to surrounding sites and structures and to traffic 
circulation in the vicinity; and, 5) ensure that parking areas, walkways, and landscaping are 
arranged to accomplish the objectives of the zoning code. Pursuant to EMC §10-5.1801.2, the 
purpose of Architectural Review is to prevent the erection of structures that would be 
inharmonious with their surroundings or would have an adverse effect on the value of property 
or improvements in the vicinity. 
 
Pursuant to EMC §10-5.1801 et seq., the Planning Commission’s review includes exterior design, 
materials, textures, and colors but does not include elements of the design that do not affect 
exterior appearance. The ugly, the inharmonious, the monotonous, and the hazardous shall be 
barred, but originality in architecture and site planning shall not be suppressed. The Planning 
Commission must recommend disapproval of drawings for a structure that would be 
inharmonious with surrounding development, but the Commission cannot require new 
structures duplicate an historic architectural style as a condition of approval. 
 
As described in the Project Summary above, the proposed RV park includes 32 RV spaces with 
associated utilities and hookups, 29 parking spaces, a walk-in tent camping area, a 2,000-sf office 
building with restroom facilities, a 2-stall unisex restroom, 3 trash enclosures, outdoor lighting, 
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and landscaping (Figure 12; and see Sheets C-1, C-2, C-5.2 and E-1 in Attachment 2, Pages 2-8 
for more details).  
 
Figure 12:  Portion of Landscape Plan (showing location of proposed structures requiring design 
review; See Sheet E-1 for outdoor lighting locations)  

 
 
The office building (Figure 13) is oriented with the main entrance facing S Street (to be vacated) 
to the west. The north elevation faces Front Street, and the east and south elevations face the 
walk-in tent camping area. The office building will be sided in Cedar Mill Textured Hardie Panels 
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with ¾3/4-inch x 2.5-inch Batts that are applied vertically. The corners of the building will be Rustic 
Grain Hardie Corner Board that is 1-inch x 3.5-inch. The windows will be Millgard Black 
Aluminum windows with the trim painted black. There will be a 30-year composite shingle roof. 
The exterior lighting for both the office building and unisex restroom structures will be wall 
mounted, dark sky compliant ARC1 LED lights (Figure 14). No descriptions of the door or color 
of the buildings were provided.  
 
Figure 13:  Office Building Elevations 
 

 
 
 
 
 

Figure 14:  Outdoor Lighting Fixture/ Walls 

 
 

 
The two-stall unisex restroom (Figure 15) will be constructed out of 3-inch x 16-inch split face 
concrete blocks in a running bond pattern. Concrete block construction was chosen so the 
structure could withstand potential flooding. The doors will be constructed of metal. There will 
be a wire mesh gable vent surrounded by Glulam (wood laminate) beams under the pitched 
roof. The roof will be composite shingle. 
  

South Elevation - facing 
the camping area 

North Elevation - facing Front 
Street  

West Elevation (front) - facing S 
Street (to be vacated) 

East Elevation- facing the 
camping area and T Street 
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Figure 15: Two-stall Unisex Restroom Facility Elevations 

 

 
 
The trash enclosures (Figure 16) will be constructed out of 8-inch x 8-inch x 16-inch cored 
concrete blocks in a running bond pattern. The enclosures will be approximately 120 sf in size 
and 6 ft in height. There will be a swinging gate for access. 
 

Figure 16: Trash Enclosures 
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Figure 17:  Outdoor Lighting Fixture/Pole Elevations 

   
 

Approximately 14, 8-ft-tall light poles with shielded Arieta 13 Luminaires with LED light fixtures 

will be included throughout the RV park for safety (Figure 17). The lights are motion activated 
with a 40-ft range and do not spill into any sensitive areas as described in the CDP Analysis 
section above. A condition has been added requiring any new outdoor lights (not currently 
proposed) to be dark sky compliant and less than 10 feet tall.  
 
As described above in the Use Permit Analysis, subsection 2 (Provisions of Chapter 5) the 
proposed RV park complies with the applicable development standards (as conditioned to ensure 
the RV parking spaces near Waterfront Drive meet the required 10-ft setback and to alert the 
Developer to the need for a sign permit if any advertising signs are proposed in the future). The 
Use Permit Analysis also includes a discussion of landscaping (Figure 12) and its consistency with 
City standards.  
 
The RV park development is an improvement over current site conditions, which is vacant 

property with sparse vegetation and sections of broken pavement. As described in the 
Background section, the RV park project has been a priority project for the City for many years.  
 
There will be no associated grading of hillsides because the site is flat, or the creation of drainage 
hazards because the Developer is required to prepare a Stormwater Pollution Prevention Plan 
and post-construction Stormwater Improvements consistent with the Humboldt County LID 
Manual. Finally, the Developer is conditioned to improve both the Front and T Street rights-of-
way to ensure appropriate and safe motorized and non-motorized access to the project site.  
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For these reasons presented throughout the staff report, City staff believe the design of the 
structures and configuration of the project site is not ugly, inharmonious, monotonous, or 
hazardous, and will not be detrimental to property or improvements in the vicinity.  
 
ENVIRONMENTAL ASSESSMENT 

As briefly described in the Background section, in 2019, the City of Eureka, in its capacity as lead 
agency, and in compliance with CEQA, prepared an IS/MND and a MMRP for a larger project 
which included the RV park (SCH No. 2019029149) (see Attachment 5). On September 9, 2019, 
the Planning Commission adopted the MND and MMRP. Pursuant to Public Resources Code 
§21166 and CEQA Guidelines §15162, no subsequent or supplemental environmental impact 
report shall be required by the lead agency unless substantial changes are proposed, substantial 
changes occur with respect to the circumstances in which the project is being undertaken, or 
new information is provided that was not available at the time the environmental review was 

completed. The requested entitlements (CUP, CDP, DR, SV, LLA, and Merger) allow the RV park 
portion of the larger project to proceed as originally approved and do not result in any substantial 
changes to the original project description. During the processing of the CUP, CDP, DR, SV, and 
LLA applications, no new information was provided which was not previously available. Substantial 
changes are not expected to occur upon the approval of the proposed RV park, and development 
will be facilitated in compliance with the previously approved MND, and additional conditions of 
approval. Therefore, additional environmental review is not required. 
 
PUBLIC HEARING NOTICE 

Public notification consisted of notification by mail of property owners and residents within a 
300-ft radius of the site on or before June 14, 2024.  In addition, the notice was posted on the 
City’s website and bulletin boards. A public hearing notice sign was posted on the site on or 
before June 14, 2024. 
 
CONCLUSION 

Based on the analysis in each analysis section above, the proposed project, as conditioned, meets 
the required findings to approve the CUP, CDP, and DR. The proposed Schneider RV Park 
Project, as conditioned, is consistent with the General Plan, Zoning Code, and the certified 
policies of the Local Coastal Program. The RV park use as conditioned is in accord with the 
objectives of Chapter 5 and the purposes and intent of the WFC and CW land use and zoning 
designations, and will not be detrimental to the public health, safety, and welfare or materially 
injurious to properties or improvements in the vicinity, and instead will help protect public health, 
safety and welfare by redeveloping a vacant and blighted parcel with a visitor-serving RV park use, 
which will increase the vibrancy of the area while protecting property values and strengthening 

the City’s tax base. Also, the design of the structures and configuration of the project site is not 
ugly, inharmonious, monotonous, or hazardous, and will not be detrimental to property or 
improvements in the vicinity. 
 
STAFF CONTACT  

Caitlin Castellano, Senior Planner, 531 K Street, Eureka, CA 95501; planning@eurekaca.gov; 
(707) 441-4160 
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Attachment 1: Planning Commission Resolution CUP, CDP, AA 
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Attachment 2: Developer’s Site Plans  

Attachment 3: R2 Soils Report, Wetland Delineation, and Water Main Break Report 

Attachment 4: Soil and Groundwater Management Contingency Plan (SGMCP)  

Attachment 5: Adopted IS/MND and MMRP  
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	Based on the discussion above, the finding can be made that the proposed project as conditioned conforms with the certified LCP.
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