Attachment 4 Page 1
Number/Agency Comment Response
1. Wendy Ring 1. Create a Climate Resilience District 1.1 Creating a Climate Resilience District does not fall under the
scope of this grant-funded project. Thank you for your comment, we
will keep that in mind for future projects.
2. Ban new construction and
reconstruction in former tidelands 1.2 - Construction and reconstruction in sensitive areas needs to abide
by ESHA mitigation policies and would most likely require a Coastal
Development Permit. Construction and reconstruction in sensitive
areas may not be allowed due to existing ESHA mitigation policies.
2. Alder 1. The Plan should include a cumulative 2.1 -The request is to evaluate the infrastructure as part of the update
Gustafson infrastructure and capacity analysis for | of the update of the Humboldt Bay Area Plan. This type of analysis is
Samoa under full buildout conditions, | completed when reviewing the improvement plans for the development
of the projects within the planning area and not as part of a general plan
scale document.
2. Tsunami Evacuation & Long-Term 2.2 -Section 5.3 in the revised Version 2 of the HBAP is dedicated to
Resilience Planning Tsunamis. A copy of Tsunami Evacuation Sites can be added to the
HBAP, either in the Tsunami Section or as an appendix. Supplemental
Tsunamiinformation could be added as an appendix.
3. Heavy Lift Marine Terminal & Industrial | 2.3 -There is a portion of the property envisioned as the Heavy Lift
Impacts Marine Terminal within the STMP. The Heavy Lift Marine Terminal
project will be a separate project that will be subject to public meetings
and an EIR. Lighting impacts, Air quality and emissions, Noise and
vibration, Traffic, Construction, Dust control, and Visual and scenic
impacts are standards that would need to be addressed during that
process.
4. Truck Traffic & Transportation Impacts | 2.4. The proposal being presented does not envision any additional
development. The traffic and road analysis was completed with the
STMP was originally adopted.
5. Housing, Workforce Needs, and 2.5. The STMP is clear about where housing is envisioned. No changes

Community Stability

are proposed as part of the plan. There are regulations about short
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term rentals. Regulating who can own property and who can live in
residences is not an acceptable objective of zoning.

6. Samoa as an Existing Community (Not
a Blank Slate)

2.6. The STMP as written has phasing requirements to protect
existing residents.

7. Community Benefits First &
Implementation Sequencing

2.7. The map for the new town has been approved but is not
recorded. Itis late to begin to reconfigure the development
requirements.

8. Historic Character & Community
Identity

2.8. The STMP has design guidelines and requirements to maintain
community character.

9. SealevelRise, Insurance, and Long-
Term Resilience

2.9. Itis beyond the scope of government to negotiate with insurance
companies. Itis the appropriate scope of government to provide good
information on possible impacts of climate change, and the revisions in
the Humboldt Bay Area Plan strive to accomplish that.

10. Public Access & Recreation

2.10. Thisis embedded in the Humboldt Bay Area Plan

11. Local Economic Participation

2.11. Agree, but this is not related to the STMP.

3. Amy Kumler

1. Concerning how STMP changes could
affect property values.

3.1 -Currently, no changes are being proposed for the STMP. Changes
referring to two Master Parcels to three Master Parcels and associated
new policies and revisions were from the 2016 Amendment to the
Samoa Town Master Plan. Staff is unsure why 2016 amendments were
not added to the published HBAP document. The amendments were
certified by the California Coastal Commission and adopted by the
Board of Supervisors.

2. Increased industrial leading to more
environmental impacts.

3.2 - Major projects, such as the heavy-lift marine terminal would be
subject to an EIR. There is now an Outdoor Lighting ordinance in effect
to preserve the dark sky. The County does have plans to develop a
noise ordinance.

3. Port Overlay Zone concerns

3.3 -The Port Overlay Zone and Heavy-Lift Marine Terminal are both
projects that are subject to the general project permitting regulations
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and may be subject to an EIR. These projects are separate from the
HBAP update and the public will be notified once those projects start
the workshop/public hearing process.

4. How STMP has changed.

3.4 - During the 6/16/26 meeting, it was discussed there were no
changes proposed.

5. Concerned for additional housing that
may not be consistent with existing
and historical Samoa.

3.5 - Development, including multifamily and affordable housing, is
subject to STMP Design Guidelines per the “D” combining zone and
STMP. STMP (Community Character/Visual) Policy 1 addresses related
concerns “STMP (Community Character/Visual) Policy 1: Development
shall preserve and protect the unique community character of the
historic development within the STMP Overlay Area generally depicted
in Exhibit 25A by protecting and restoring existing town site structures
and by requiring that new construction within the greater Samoa town
area extends and enhances the historic community character. The
existing town site architectural features and character shall guide the
overall design of new development within the STMP Overlay Area. The
long-term preservation of the existing structures shall be prioritized,
including the preservation of features such as mature landscaping and
specimen trees that provide historic context and contribute to the
community character. All new development within any part of the lands
subject to the STMP-LUP, including any signage or lighting, shall not
interfere with the special character of the existing historic
neighborhoods and public views available from public vantage points
and from special community gathering places such as the Women'’s
Club.”

4. Brendan
McGuire

1. Publish Exhibit 25A immediately as
part of the public draft and extend the
comment period accordingly.

4.1 - Exhibit 25A has been added to the public draft.

2. Provide a plain-language change
matrix explaining each substantive

4.2 —There are currently no changes made to the STMP. As staff has
reviewed the plan, discussed this with the Coastal Commission, and
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Samoa/STMP-LUP revision in this draft,
including who proposed it and what
policy purpose it serves.

expects to hear from the Planning Commission at the 9/3 meeting there
may be changes proposed. Staff is scheduling a meeting on 8/31 to
topically introduce possible changes to the residents of Samoa.

3. Disclose the acreage of the RM-
designated parcel and the maximum
potential unit count under base zoning
and density bonus scenarios.

4.3 — Approximately 2.9 acres, currently developed with the Phyllis Rex
Townhouses.

4. Confirm that the revised Master Parcel
2/3 structure does not weaken or delay
any existing STMP phasing, public
benefit, or infrastructure obligation

4.4—The change to master parcels 1 and 2 to master parcels 1, 2 and 3
is embedded in the phasing requirements of the STMP. Master Parcel 1
is the Recology Parcel, Master Parcel 2 is Vance Avenue, open space
and the location of the wastewater treatment plant and Master Parcel 3
is everything else.

5. Clarify whether density bonuses,
concessions, or waivers under state
law could override STMP design,
character, or safety policies.

4.5 - Development still needs to be consistent with the policies of
STMP. While the County’s Density Bonus regulations are consistent
with State Density Bonus regulations, the structure would still need to
be consistent with STMP and Design Guidelines per the “D” combining
zone.

6. Hold at least one in-person public
workshop in Samoa focused
specifically on the Samoa/STMP-LUP
revisions, at a time accessible to
working residents.

4.6 — Held two Town of Samoa meetings via Zoom to address
community concerns (6/16/26 & 7/7/2026). Another Zoom meeting is
scheduled for Monday 8/31/26 at 6pm to further discuss the Samoa
Town Master Plan with the residents of the Town of Samoa.

7. Extend the public comment period to
allow time to issue the requested
information and public workshop.

4.7 — Public comment is still accepted. Once the HBAP workshops
conclude, the HBAP update will go to the Planning Commission for a
Public Hearing, then Board of Supervisors for Public Hearing. Public
Hearings will be noticed.

5. BriannaKing

1. Changes to STMP appear to remove of
weaken STMP policies.

5.1 -Since the Public Draft June 2026 was published, two community
meeting with Town of Samoa residents has occurred and it has been
discussed that no changes are proposed to be made to the STMP. There
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was a 2016 Amendment to the Samoa Town Master Plan that was not
included in the published HBAP. Staff is unsure why 2016 amendments
were not added to the published HBAP document. The amendments
were certified by the California Coastal Commission and adopted by
the Board of Supervisors. There will be a Zoom meeting on 8/31 to
discuss the STMP further with Town of Samoa residents.

2. Recentincrease in housing
development changing the character
of Samoa.

5.2 - Development, including multifamily and affordable housing, is
subject to STMP Design Guidelines per the “D” combining zone and
STMP. STMP (Community Character/Visual) Policy 1 addresses related
concerns “STMP (Community Character/Visual) Policy 1: Development
shall preserve and protect the unique community character of the
historic development within the STMP Overlay Area generally depicted
in Exhibit 25A by protecting and restoring existing town site structures
and by requiring that new construction within the greater Samoa town
area extends and enhances the historic community character. The
existing town site architectural features and character shall guide the
overall design of new development within the STMP Overlay Area. The
long-term preservation of the existing structures shall be prioritized,
including the preservation of features such as mature landscaping and
specimen trees that provide historic context and contribute to the
community character. All new development within any part of the lands
subject to the STMP-LUP, including any signage or lighting, shall not
interfere with the special character of the existing historic
neighborhoods and public views available from public vantage points
and from special community gathering places such as the Women’s
Club.”

3. Request that demolition of the Samoa
Block be considered only if the
replacement structure fully reflects
the original building’s purpose, scale,
and aesthetic.

5.3 -There is currently no application to demolish the Fireman’s Hall
and per “STMP (Community Character/Visual) Policy 4:

The demolition or relocation of, any structure that is at least fifty (50)
years old and located on lands subject to the STMP-LUP Samoa shall
not be considered a principal permitted use and shall require a coastal
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development permit that is subject to at least one noticed public
hearing and is appealable to the Coastal Commission pursuant to
Section 30603 of the Coastal Act. No permit to demolish or relocate
any structure contributing to the community character and historic
context of Samoa shall be approved unless compelling evidence exists
that the structure cannot feasibly be restored in place.”

4. Town of Samoa Residents be
considered when revising STMP.

5.4 - Held two Town of Samoa meetings via Zoom to address
community concerns (6/16/26 & 7/7/2026). Another Zoom meeting is
scheduled for Monday 8/31/26 at 6pm to further discuss the Samoa
Town Master Plan with the residents of the Town of Samoa. During the
6/16/26 meeting, the community expressed a meeting where the
County explains the Samoa Town Master Plan. Staff is looking into
when that meeting can be scheduled. As part of that meeting, staff can
prepare informational handouts related to STMP for the residents.

5. Offshore wind energy project — do not
remove lighting and noise regulations.

5.5 —Noremoval of lighting or noise regulations is proposed. There
is now an Outdoor Lighting ordinance in effect to preserve the dark sky.
The County does have plans to develop a noise ordinance.

6. Dave Jannetta

1. Extend the public comment period for
the Samoa/STMP-LUP sections.

6.1 - Public comment is still accepted. Once the HBAP workshops
conclude, the HBAP update will go to the Planning Commission for a
Public Hearing, then Board of Supervisors for Public Hearing. Public
Hearings will be noticed.

2. Hold a Samoa-based public workshop
focused specifically on the Samoa
redlines.

6.2 —There have been two Town of Samoa meetings via Zoom to
address community concerns (6/16/26 & 7/7/2026). Another Zoom
meeting is scheduled for Monday 8/31/26 at 6pm to further discuss the
Samoa Town Master Plan with the residents of the Town of Samoa.

3. The draft should not enable large, out
of scale residential developmentin the
town center or historic core

6.3 - No changes are being made to the HBAP or STMP which would
allow larger development.
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4.

Clarify the maximum potential
residential density and unit countin
the Samoa RM area, including any
density bonus scenario.

6.4 —-There is only on parcel zoned RM and this parcel is built out with
the Phyllis Rex Townhomes.

5. Add language prohibiting density 6.5 — County Density Bonus regulations are consistent with State
bonuses, incentives, or waivers from Density Bonus regulations; the structure would still need to be
weakening STMP historic character, consistent with STMP, Design Guidelines per the “D” combining zone,
visual resource, public access, coastal | and any hazards (i.e. Tsunami). Development still needs to be
resource, tsunami safety, consistent with the policies of STMP.
infrastructure, and phasing
requirements.

6. Add clear design standards for 6.6 — Development, including multifamily and affordable housing, is

multifamily and affordable housing in
Samoa to prevent large, generic, out-
of-scale apartment-style
development.

subject to STMP Design Guidelines per the “D” combining zone and
STMP. STMP (Community Character/Visual) Policy 1 addresses related
concerns “STMP (Community Character/Visual) Policy 1: Development
shall preserve and protect the unique community character of the
historic development within the STMP Overlay Area generally depicted
in Exhibit 25A by protecting and restoring existing town site structures
and by requiring that new construction within the greater Samoa town
area extends and enhances the historic community character. The
existing town site architectural features and character shall guide the
overall design of new development within the STMP Overlay Area. The
long-term preservation of the existing structures shall be prioritized,
including the preservation of features such as mature landscaping and
specimen trees that provide historic context and contribute to the
community character. All new development within any part of the lands
subject to the STMP-LUP, including any signage or lighting, shall not
interfere with the special character of the existing historic
neighborhoods and public views available from public vantage points
and from special community gathering places such as the Women’s
Club.”
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7.

Require visual simulations, public
hearings, and review for substantial
new residential development.

The STMP has a Design overlay which requires a Special Permit to allow
review of a proposed project for conformance with the design
guidelines of the town of Samoa.

three Master Parcels

8. Clarify whether the revised Master Creation of Master Parcel 2 is part of the required phasing for the Town
Parcel 2 structure changes the timing of Samoa. This is in the first STMP policy.
or enforceability of existing STMP
obligations.

9. Require completion or enforceable There are policies within the STMP that guide phasing and development
bonding of promised public benefits apart from the parcel. Itis county practice to require a subdivision
and infrastructure before new agreement and a bond to complete required improvements. This is
residential occupancy. separate from the STMP. This is part of the Subdivision ordinance.

10. Add a cumulative neighborhood Itis unclear what this would be as this is a land use plan, and it is not
impacts analysis for Samoa residents. | the purpose of a land use plan to address cumulative neighborhood

impacts analysis for residents.

11. Confirm that residents will receive We have added the provided link to our mailing list, but this link does
direct mailed notice of future not work.

Samoa/STMP-LUP hearings, coastal
development permits, subdivision
actions, density bonus requests, and
design review meetings.
7. Davelannetta | 1. Where are the maps referenced? 7.1 —Maps are now included in the draft HBAPs.
2. Change from two Master Parcels to

7.2 - This was part of the original phasing of the SMTP

8. EPIC, CRTPR, &
Humboldt
Waterkeeper

Environmental Justice

8.1 - Added policy to Environmental Justice section (Ch 2.2) as
requested.
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2.

Onshore Support Facilities for
Offshore Oil & Gas

8.2—Support of change to match Coastal Act.

3. Water Quality and Marine Resources 8.3—Encourage policies to protect water quality. This will be added to
the final draft prior to the first Planning Commission hearing.

4. Sea Level Rise Policies 8.4--Would like to see policies on Transfer of Development Rights and
prohibition of further subdivision in areas subject to Sea Level Rise.
Prior to Planning Commission first public hearing, we will ensure this is
addressed, but subdivisions are not permitted outside the Urban Limit
lines and those areas are typically not immediately adjacent to the
coast.

5. Concern with Shoreline armoring 8.5--Not all shorelines are the same. In the agricultural areas in former
tidelines armoring is not the best solution, but in cases of existing
coastal dependent uses, it may be necessary.

6. ESHA, Wetlands, and Streamside 8.6--Staff has consulted with the California Department of Fish and

Management Corridors: Definitions Wildlife and California Coastal Commission.
and Protections

7. Outdoor Lighting 8.7 — Outdoor Lighting would need to be consistent with the Coastal
Outdoor Lighting Ordinance (Ord. 2791). In 4.2 Scenic and Visual
Resources (B) Policies 3. b. (3).

8. Requestto have the Port Overlay Zone | 8.8—The core premise of the Port Overlay zone is that the County

address: Noise and Vibration,
Lighting, Traffic and Transportation, Air
Quality and Port Electrification, Water
Quality, Wetlands and ESHA, Fish and
Wildlife, Marine Invasive Species,
Tribal Resources and Cultural
Protection Missing and Murdered
Indigenous People, Environmental
Justice, Climate Resilience, Sediment
Contamination and legacy pollution,

currently does not have adequate understanding of the needs of the
Port and to set objective standards to address all of these topics would
be arbitrary. If the Planning Commission finds it necessary to have
these addressed, staff recommend removing the Port Overlay. Some of
these issues are addressed in other documents including the Regional
Climate Action Plan and lighting. Some are already addressed in the
Humboldt Bay Area Plan including Tribal Resources, ESHA,
Environmental Justice and aqua culture.
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Hydrology and tidal processes,
Recreation, Fishing and Mariculture,
Emergency Preparedness.

9. Creation of a Contaminated Sites
Overlay Zone to show with the
contaminated sites are.

8.9--Staff agree with this, and intended to have this completed for this
draft, but will have it completed for the Public Hearing Draft.

10. Desire to see additional criteria for
locating Urban Limit Lines and findings
for approving projects in urban limit
lines.

8.10--Moving or extending an urban limit line requires an amendment
to this plan. Coastal Act Section 30250, which is incorporated into the
plan establishes criteria for locating the urban limit line. This findings
will be added to the Public Hearing Draft.

11. Urban Land Uses

8.11.1 - No rezoningis proposed in Myrtletown to allow higher
residential density at this time. Density can be exceeded via density
bonuses.

8.11.2 - The Commercial Residential Ordinance, which would allow for
residential in commercial zoning, is currently being reviewed by the
Coastal Commission for certification. Inland ordinance has been
effective since 11/01/2024.

12. Active Transportation

8.12.1 - Density bonus requirements follow state law, not amending
Density Bonus requirements in this document.

8.12.2 - Added to Public Services Policies 3.13 B.4.g.
8.12.3-Added to 6.1.A
8.12.4- Added t0 6.1.B.1.A.1.A.

8.12.5 - Parking and road capacity are considered when reviewing
improvements to accessways, they are factors that need to be
considered. Above request (8.12.4) to acknowledge over-provision of
parking may lead to increased difficulty for other modes of transit, that
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would be something considered under 3.19.B.1.a.2.d (Now
6.1.B.1.a.2.d).

9. Eron Gonzales

1. The County should put together a
Samoa-specific explanation and
change matrix.

9.1 - During the 6/16/26 meeting, the community expressed a meeting
where the County explains the Samoa Town Master Plan. There have
been several meetings with the community to express that initially no
changes were proposed.

2. The County should organize at least
one public workshop in Samoa before
moving forward with the Samoa/STMP-
LUP revisions.

9.2 - Held two Town of Samoa meetings via Zoom to address
community concerns (6/16/26 & 7/7/2026). Another Zoom meeting is
scheduled for Monday 8/31/26 at 6pm to further discuss the Samoa
Town Master Plan with the residents of the Town of Samoa.

3. The draft should definitely not allow for
large, out-of-scale residential
development in the town center or
historic core.

9.3 - There is currently no application to demolish the Fireman’s Hall
and per “STMP (Community Character/Visual) Policy 4: The demolition
or relocation of, any structure that is at least fifty (50) years old and
located on lands subject to the STMP-LUP Samoa shall not be
considered a principal permitted use and shall require a coastal
development permit that is subject to at least one noticed public
hearing and is appealable to the Coastal Commission pursuant to
Section 30603 of the Coastal Act. No permit to demolish or relocate
any structure contributing to the community character and historic
context of Samoa shall be approved unless compelling evidence exists
that the structure cannot feasibly be restored in place.” “STMP (Coastal
Access) Policy 5: The restored historic downtown Samoa on Master
Parcel 3 shallinclude at least one small retail grocery or convenience
market that supplies commonly used daily provisions for residents and
coastal visitors, thus reducing out-of-Samoa area convenience
shopping-related vehicle trips.” is still in effect, no changes proposed.

4. The County should also clarify how
density bonuses, concessions,
waivers, and incentives will work in the

9.4 - County Density Bonus regulations are consistent with State
Density Bonus regulations. Development would still need to be
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Coastal Zone and within the STMP-
LUP.

consistent with STMP, Design Guidelines per the “D” combining zone,
and any hazards (i.e. Tsunami).

. The STMP phasing requirements must

remain enforceable and should not be
ignored.

9.5 The phasing requirements are being adhered to.

Let’s make sure historic character
protections are stronger, not just kept
the same.

9.6 — Currently no changes are proposed but there will be aZoom
meeting on 8/31 to discuss the STMP further with Town of Samoa
residents, that could be a topic of discussion.

Before making Samoa-specific
changes, let’s think about how they’ll
affect neighborhoods.

9.7 - Development, including multifamily and affordable housing, is
subject to STMP Design Guidelines per the “D” combining zone and
STMP. STMP (Community Character/Visual) Policy 1 addresses related
concerns “STMP (Community Character/Visual) Policy 1: Development
shall preserve and protect the unique community character of the
historic development within the STMP Overlay Area generally depicted
in Exhibit 25A by protecting and restoring existing town site structures
and by requiring that new construction within the greater Samoa town
area extends and enhances the historic community character. The
existing town site architectural features and character shall guide the
overall design of new development within the STMP Overlay Area. The
long-term preservation of the existing structures shall be prioritized,
including the preservation of features such as mature landscaping and
specimen trees that provide historic context and contribute to the
community character. All new development within any part of the lands
subject to the STMP-LUP, including any signage or lighting, shall not
interfere with the special character of the existing historic
neighborhoods and public views available from public vantage points
and from special community gathering places such as the Women’s
Club.”

8. The County should hold off on

adopting the Samoa/STMP-LUP

9.8 & 9.9 - Public comment is still accepted. Once the HBAP
workshops conclude, the HBAP update will go to the Planning
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revisions until the public records can
be reviewed.

Commission for a Public Hearing, then Board of Supervisors for Public
Hearing. Public Hearings will be noticed.

9.

Revisions before adoption.

10. Eron Gonzales

—_—

Changes to STMP, apartment complex
for 250 people.

10.1 - While there is no apartment complex proposed as part of the
HBAP update, staff understands your concerns and appreciated your
comment. There is currently no application for an apartment complex
of that scale in the Town of Samoa.

Infrastructure

11. Humboldt 1. Agriculture And Aquaculture Are 11.1--Agriculture and aquaculture are both identified as importantin
County Farm Essential Coastal Resources the Humboldt Bay Area Plan
Bureau 2. Equal Consideration for Existing Food- | 11.2--Aquaculture is a principally permitted use as both agricultural
Producing Industries use and a coastal dependent use. Itis given a lot of consideration.
3. Offshore Wind Development and 11.3--This is something that will need to be addressed as part of the
Potential Impacts to Aquaculture permitting and environmental require for any offshore wind support
facilities.
4. Protecting Coastal-Dependent Food 11.4--The Public Hearing Draft will include water quality protection
Production policies.
5. Consultation with the Shellfish 11.5--Understood, there are not any proposals to add industrial land
Aquaculture Industry uses around the bay.
6. Regulatory Parity for AqQuaculture 11.6--There is no difference between the permitting processes for shell
Infrastructure fish aquaculture and wind support facilities, except that all wind
support facilities will be reviewed and considered by the Coastal
Commission.
7. Streamlined Permitting for Food 11.7--The permitting processes are determined by the Zoning
Production Ordinance and not part of the Local Coastal Plan. The County strives to
be a clear and efficient as possible.
8. Sea Level Rise and Agricultural 11.8--There are a lot of factors associated with adaptation to sea level

rise and the permitting for those facilities. Most of the dikes protecting
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existing farmland are in the retained jurisdiction of the Coastal
Commission. Sea Level Rise also results in a rise in groundwater
elevations so even if the dikes could be repaired or expanded the
groundwater may saturate the grazing land. The policies have been
adjusted to attempt to address this very complex situation.

9. Protection of Private Property Rights

11.9--The Farm Bureau strongly supports this principle and encourages
the County to continue emphasizing voluntary participation,

meaningful consultation, and protection of existing agricultural
operations when implementing future conservation policies.

10. Requests preparation of an Agricultural
Impact Analysis prior to adoption of
the Plan.

11.10--The Humboldt Bay Area Plan has not been modified to change
any of the policies that would affect agriculture other than to attempt to
address sea level rise adaptation which will ultimately result in the loss
of grazing land, but may also result in new aquaculture opportunities.

12. Jesse Lopez

1. lam concerned by the lack of localized
community engagement and the
potential consequences of these
proposed policy shifts on the existing
town of Samoa and its residents. The
County should conduct dedicated,
localized outreach to the actual
peninsula residents before adopting
any changes.

12.1 -Two Town of Samoa meetings have been held via Zoom to
address community concerns (6/16/26 & 7/7/2026). Another Zoom
meeting is scheduled for Monday 8/31/26 at 6pm to further discuss the
Samoa Town Master Plan with the residents of the Town of Samoa

2. Regarding the master parcel merger, |

am deeply concerned that unlocking
new development footprints gives the
developer (Danco) a green light to
process with entirely new projects
before completing the necessary
remodeling, rehabilitation, and sale of

12.2--The Master Parcel subdivision was part of the policy direction of
the Samoa Town master Plan. The phasing does require actions to be
completed before the map for the new town portion of the Samoa town
Master Plan can be recorded.
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the historic homes within the existing
community. The plan should explicitly
mandate that these revitalization
milestones must be completed before
new development phases can break
ground.

3. Should be stricter enforcement and
penalties surrounding project
timelines. Concerned that the
construction of the heavy-lift marine
terminal will similarly exceed its
timeline, forcing Samoa residents to
once again bear the impact of
prolonged construction.

12.3--The current situation with the utilities in Samoa is abnormal.

4. The plan fails to protect the existing

town’s infrastructure from the impacts
of heavy construction and increased
traffic. There must be a strict policy
requiring a comprehensive, funded
plan for road paving, drainage, and
ongoing road maintenance in the
historic town of Samoa before any
additional residential or commercial
developmentis allowed to begin.

12.4--The requirement to pave the roads is included in the STMP. They
will be paved when the utilities are completed. There are policies
related to the continued funding of infrastructure maintenance.

5. Approving high-density residential

developmentin a known low-lying
hazard zone directly contradicts the
stated goals of updating the HBAP for
climate resiliency. There should be
tighter restrictions on new mixed-use
development in these low-lying areas,

12.5--Nothing has been approved or applied for.
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as these locations will become
completely uninhabitable if a tsunami
compromises the ground floor.

6. Concerned with the wholesale 12.6--This has not been deleted.
deletion of the mandates originally
found in STMP (New Development)

Policy 7 regarding minimizing energy
demands and vehicle miles traveled.

7. Requestthe Planning Department 12.7--Two Town of Samoa meetings have been held via Zoom to
pause the approval of the STMP overlay | address community concerns (6/16/26 & 7/7/2026). Another Zoom
updates until direct community meeting is scheduled for Monday 8/31/26 at 6pm to further discuss the
consultation is conducted and the Samoa Town Master Plan with the residents of the Town of Samoa
policies are amended to included strict
infrastructure phasing, hazard re-
evaluations for low-lying areas, and a
binding requirement for local
commercial food services.

13. Justin 1. Establish "Principal Permitted Use" 13.1 - Added “Coastal-Dependent Food Production” to definitions.
Mojonnier Parity & Define Food Producers

2. Regulatory Parity with the "Port Overlay | 13.2 — the port overlay is intended to only be applied in highly disturbed

Zone" (Setbacks & Shoreline Armoring) | areas where the need is to create very large flat surfaces. Staffis
unaware of any complications in permitting utility infrastructure for
aquaculture. It would be inappropriate to extend this provision to
locations that are not already highly disturbed.

3. Infrastructure Grant Prioritization for 13.3 - Staff will look into inserting a policy in the Public Works chapter
Empty Waterfronts explicitly prioritizing public utility upgrades (clean water and sewer) to

these specific areas under the banner of "Coastal-Dependent Food
Production."
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4. Programmatic Permitting to Catalyze 13.4—This has been discussed as a concept to pursue, but it takes time
the "Blue Economy" and money to accomplish this. Neither have been available for this.
14. Justin 1. Apply a Food Production Overlay to 14.1—Applying a food production overlay to vacant sites could greatly
Mojonnier Vacant Sites to Unlock New Harvest limit the type of development allowed in the General Industrial and

Waters

Coastal Dependent Industrial zoning districts. This is a policy decision.

changes and upgrades, and at this
point | can’t say I’'m impressed with the
stewardship of our town, the resource

2. Regulatory Parity with the "Port Overlay | 14.2--See 13.2 above
Zone" (Buffer Exemptions)
3. Programmatic Permitting to Cut Red 14.3--The request is a policy in the HBAP stating: "The County shall
Tape actively support and facilitate Consolidated Coastal Development
Permits (CDPs) and Programmatic Environmental Impact Reports
(PEIR) for Coastal-Dependent Food Production to streamline the
expansion of sustainable aquaculture in Humboldt Bay." There is
nothing wrong with adding this policy statement. Implementingitis a
different matter.
4. Prioritize Tribal Co-Stewardship in 14.4 - Added requested policy to 3.12.1.
Chapter
15. Kelly Terry 1. Switching up the Samoa Town Plan to 15.1 - “STMP (Coastal Access) Policy 5: The restored historic downtown
eliminate the promised town center Samoa on Master Parcel 3 shall include at least one small retail grocery
and replace it with an ambitious or convenience market that supplies commonly used daily provisions
apartment complex project. for residents and coastal visitors, thus reducing out-of-Samoa area
convenience shopping-related vehicle trips.” is still in effect, no
changes proposed. While there is no apartment complex proposed as
part of the HBAP update, and currently no application for an apartment
complex of that scale in the Town of Samoa.
2. Original town plan calls for many 15.2--Work to implement the Town Center is underway. Criticism

received.
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entrusted to you and to the private
entity that owns it.

3. Please finish the other things you have
been entrusted to do over the course
of over twenty years of private
ownership by one entity of Samoa.

15.3--Nothing is being added in this plan

16. Kevin Beatty &
Rachel Poole

1. Anapartment complex, townhome, or
structure similar to the above
examples, which are listed by Danco
as “Similar projects” to the proposed
housing addition in Samoa, is not
welcomed and does not belong in this
historic neighborhood.

16.1 - While there is no apartment complex, or other forms of
residential development, proposed as part of the HBAP update, staff
understands your concerns and appreciated your comment. There is
currently no application for an apartment complex of that scale in the
Town of Samoa.

2. Severely disappointed that none of the
changes have been thoroughly
explained to our neighborhood and
that we were given such a short time to
voice our concerns.

16.2 - There have been two Town of Samoa meetings via Zoom to
address community concerns (6/16/26 & 7/7/2026). Another Zoom
meeting is scheduled for Monday 8/31/26 at 6pm to further discuss the
Samoa Town Master Plan with the residents of the Town of Samoa.

3. Who requested the changes to the
STMP? The community does not want
them.

16.3 — Currently no changes are proposed. There were 2016
Amendment to the Samoa Town Master Plan that were not included in
the published HBAP.

4. Many homes on Vance have children
who play outside. What will be done to
mitigate the safety risks from
additional traffic generated by so many
new residents?

There are no changes to the STMP which will generate additional traffic.

5. What will be done to mitigate the
added noise pollution that we would
expect from so many new residences?

There are no new residences proposed.
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6.

With the draft plan. Is there a
possibility that the buildings will
become even larger than what is
shown on Danco’s website in the
Samoa Block page examples listed
above (such as high-density
apartments)? What is the limit on the
size/number of units that could be with
the draft plan?

The Danco Samoa Block grant project has not been submitted.

the cumulative impacts of continuous
construction over what could be
decades of development.

7. What will be done to compensate for Don’t understand what added burden.
the added burden on our emergency
services?

17.Lauren Barone | 1. The proposed large-scale 17.1 - While there is no apartment complex, or other forms of
developments appear to move forward | residential development, proposed as part of the HBAP update, staff
without the supporting infrastructure understands your concerns and appreciated your comment. There is
that should come first. Before currently no application for an apartment complex of that scale in the
approving additional housing projects, | Town of Samoa.
| believe the County should first
address the basic needs of the
residents who already live here.

2. Lack of communication and 17.2 - Held two Town of Samoa meetings via Zoom to address
transparency; feel that major community concerns (6/16/26 & 7/7/2026). Another Zoom meeting is
decisions are being made without scheduled for Monday 8/31/26 at 6pm to further discuss the Samoa
adequate outreach to the residents. Town Master Plan with the residents of the Town of Samoa.

3. Askthe County to carefully consider 17.2—It has taken much longer than expected to complete the work to

date on the old town portion of Samoa.




Attachment 4

Page 20

Number/Agency

Comment

Response

18. Matt Hinshaw

1.

Provide a clear explanation of all
substantive Samoa-specific revisions
and their intended effects.

18.1 - There have been no revisions to the STMP. Subsequent to the
two meetings with Samoa Residents, some changes will be proposed
and discussed with the Samoa Residents in a meeting on 8/31.

2. Hold a public workshop in Samoa so 18.2 -Two Town of Samoa meetings via Zoom to address community
residents can better understand and concerns (6/16/26 & 7/7/2026). Another Zoom meeting is scheduled for
comment on the proposed changes Monday 8/31/26 at 6pm to further discuss the Samoa Town Master Plan

with the residents of the Town of Samoa.

3. Clarify how density bonuses and 18.3 - County Density Bonus regulations are consistent with State
affordable housing provisions could Density Bonus regulations. Development would still need to be
affect future development intensity consistent with STMP, Design Guidelines per the “D” combining zone,
and building scale within Samoa. and any hazards (i.e. Tsunami).

4. Ensure that new housing projects 18.4 - Development, including multifamily and affordable housing, is
remain compatible with Samoa's subject to STMP Design Guidelines per the “D” combining zone and
historic character and small-town STMP.
coastal setting.

5. Maintain enforceable requirements for | 18.5--These requirements are part of the Subdivision Ordinance.
infrastructure, public access
improvements, historic preservation,
public safety, and community benefits
before major new development
proceeds.

6. Evaluate potential impacts on traffic, 18.6--No new development is being proposed. These have already

parking, emergency evacuation,
wastewater capacity, coastal views,
and overall neighborhood livability

been addressed.

19. Michael
Feldman

1. Ask the County to slow the approval of

additional Samoa-specific
development proposals until the

19.1 - Thank you for your comment. A meeting for the Town of Samoa
residents will be held via Zoom on Monday 8/31/26 at 6pm to discuss
the Samoa Town Master Plan in more detail.
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current redevelopment has been
thoroughly evaluated.

20. Paul Casken &
Mason
London

1.

The draft HBAP appropriately
emphasizes preserving Samoa's
historic character, yet one of its most
recognizable historic buildings is now
being considered for demolition.

20.1-There is currently no application to demolish the Fireman’s Hall
and per “STMP (Community Character/Visual) Policy 4:

The demolition or relocation of, any structure that is at least fifty (50)
years old and located on lands subject to the STMP-LUP Samoa shall
not be considered a principal permitted use and shall require a coastal
development permit thatis subject to at least one noticed public
hearing and is appealable to the Coastal Commission pursuant to
Section 30603 of the Coastal Act. No permit to demolish or relocate
any structure contributing to the community character and historic
context of Samoa shall be approved unless compelling evidence exists
that the structure cannot feasibly be restored in place.”

2. The proposed revisions to the Samoa 20.2 -There are no changes to the master plan structure. Master
Town Master Plan, including the Parcels 1, 2, and 3 are called out in the STMAP..
reparceling and changes to the master
parcel structure.

3. Hold at least one public workshop in 20.3 - Two Town of Samoa meetings have been held via Zoom to
Samoa dedicated to the proposed address community concerns (6/16/26 & 7/7/2026). Another Zoom
Samoa Town Master Plan revisions. meeting is scheduled for Monday 8/31/26 at 6pm to further discuss the

Samoa Town Master Plan with the residents of the Town of Samoa.

4. Clearly explain the purpose and effect | 20.4 - As noted above there is no change.
of the proposed reparceling and other
Samoa-specific changes in plain
language.

5. Provide residents with sufficient time 20.5 - Public comment is still accepted. Once the HBAP workshops

to review those changes before
adoption.

conclude, the HBAP update will go to the Planning Commission for a
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Public Hearing, then Board of Supervisors for Public Hearing. Public
Hearings will be noticed.

6. Ensure that community inputis 20.6 -There will have been at least 3 meetings with the community of
genuinely considered before final Samoa, and three Planning Commission workshop before the update of
action is taken. the HBAP including the STMP even go to public hearing.

21.RCEA 1. Suggest “New development shall 21.1 —Added policy to 3.4 (B).

minimize energy consumption and
vehicles miles traveled and should,
where feasible, incorporate energy-
efficient design, building electrification,
renewable energy systems, electric
vehicle charging infrastructure, and
other measures that reduce
greenhouse emissions and increase
community resilience.

. Similar to oil, can natural gas be

eliminated or limited to only
replacement of existing infrastructure?

21.2—Yes this will be added to the Public Hearing Draft.

22.René DeWees

. Thereis no clear explanation of how

existing neighborhoods will meet the
new tsunami refuge access standards
or how the evacuation routes will be
improved. The County should provide a
clear hazard analysis for Samoaon a
per-parcel basis.

22.1The mapping shows the parcels that are in danger of Tsunami
inundation and there is mapping showing the refuge points.

. The current infrastructure in Samoa is

lacking and will require significant

22.3This is true.
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improvement before further
development can be considered.

3. Greatertransparency and public
engagement is needed moving
forward. The STMP parcel merger and
permitting process need to be
simplified so that residents can get a
better understanding of how
development will occur. | respectfully
request clearer timelines, public
workshops, and accessible
explanations of how the STMP
implementation will proceed under the
updated HBAP.

22.3 - Held two Town of Samoa meetings via Zoom to address
community concerns (6/16/26 & 7/7/2026). Another Zoom meeting is
scheduled for Monday 8/31/26 at 6pm to further discuss the Samoa
Town Master Plan with the residents of the Town of Samoa.

23. Scott Greacen

1. HBAP tries to straddle the gap between
two conflicting strategies: protecting
existing drained and diked agricultural
lands and reconnecting those lands to
tidal action while they can still support
salt marsh.

23.1--This is true. The update of the HBAP is at a unique place in history
where we anticipate there will be changes from Sea Level Rise which
requires adaptation, and existing use of grazing land whose owner have
rights to the use of that land. The conversation on conversion to salt
marsh may be slightly premature. It would be better to develop a
comprehensive adaptation plan with the understanding of how sea
levelrise is affecting the former tidelands.

2. HBAP protects agricultural uses
indefinitely and affirms a presumption
to rebuild levees and fill wetlands but
levees and agricultural uses directly
conflict with the better option to
confront sea levels around Humboldt
Bay, which is to restore and recover
salt marsh.

23.2—See response above.
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3.

Salt marsh should be restored as fast
as possible.

23.3—Comment noted.

from the plan altogether, while the
proposed apartment development
appears inconsistent with the historic
design guidelines that homeowners
were required to follow.

4. HBAP should commit to recovering 23.4—There is not yet an adequate understanding of the point in which
salt marsh wherever possible as soon | the aglands are no longer viable. It may be faster and it may be sooner
as possible. Existing levees should be | than 10 years.
maintained and rebuilt only where
necessary to support public
infrastructure. Agricultural uses that
depend on levees and tidegates
should be given a ten year grace period
to relocate to higher elevations.

5. Potential sea level rise in Humboldt 23.5—Comment noted.

Bay heightened by recent publications
regarding the collapse of the Thwaites
glacier.
24.Susanna 1. The Humboldt Bay Terminal is now 24.1—This is something that will need to be addressed as part of the
Jenny expected to exceed previously EIR for the Heavy Lift Marine Terminal.
communicated noise standards.

2. A proposed 60-unit apartment has 24.2 —While there is no apartment complex, or other forms of
replaced the planned town square that | residential development, proposed as part of the HBAP update, staff
presented to prospective buyers, understands your concerns and appreciated your comment. There is

currently no application for an apartment complex of that scale in the
Town of Samoa.
3. The town square has been removed 24.3 - There is currently no application to demolish the Fireman’s Hall

and per “STMP (Community Character/Visual) Policy 4:

The demolition or relocation of, any structure that is at least fifty (50)
years old and located on lands subject to the STMP-LUP Samoa shall
not be considered a principal permitted use and shall require a coastal
development permit thatis subject to at least one noticed public
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hearing and is appealable to the Coastal Commission pursuant to
Section 30603 of the Coastal Act. No permit to demolish or relocate
any structure contributing to the community character and historic
context of Samoa shall be approved unless compelling evidence exists
that the structure cannot feasibly be restored in place.”

4. The existing infrastructure does not
appear adequate to support this level
of development. Residents are already
experiencing periodic power outages
with little to no communication from
Danco regarding the cause or timeline
for resolution.

The infrastructure improvements are still in process.

25.Tina Manos

1. Summarized list of changes affecting
Samoa. Maps with labeled changes to
show before and after changes
proposed to the town. Allow open Q&A
opportunities for residents.

25.1 - There have been no changes proposed to the STMP to date.
There will be some topics to consider minor changes and the Planning
Commission Meeting of 9/3 and this will be discussed with the
residents of Samoa on 8/31.

2. More medium density housing and
other change may not fit with Town of
Samoa, a cultural/historical resource
for CA.

25.2 -There is no rezoning of residential medium density, or other
forms of residential development, proposed as part of the HBAP
update, staff understands your concerns and appreciated your
comment.

3. Any further update to the HBAP should
codify to strengthen requirements for
adequate water, sewer, and power s
that protections of the health of
residents.

25.3—Those requirements are already in place.

4. Port Overlay Zone be tabled.

25.4—All the Port Overlay Zone does is to create a process to consider
the needs of a Heavy Lift Marine Terminal at a future time. This will
involve an EIR and public review.
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26.Vera Zeldovich

Agrees and supports points made in
Public Comments 6 &7

Addressed in Public Comments 6 & 7.

27.CORE Hub

1. Review the heavy lift marine terminal
Project Draft Environmental Impact
Report (DEIR) to address port overlay
zoning impacts

The intent is that the EIR for the Heavy Lift Marine Terminal will be the
environmental document for the overlay zone.

2. Include port overlay zone policy
guidance to reduce and mitigate
community impacts and promote
community well-being

Itis hard to do when itis currently unknown what the potential needs of
the HLMT are.

3. Require a decommissioning plan for
port infrastructure

The portinfrastructure can be used for other uses allowed by the
Humboldt Bay Area Plan and zoning ordinance.

4. Address conflicting language in the
Coastal Dependent Development
policies

The allowance for onshore support facilities for off shore oil drilling has
been removed, but onshore support facilities for off shore wind is
clearly a coastal dependent use.

5. Institute an adaptive management
approach

This is related to the Offshore Wind use, which the County has no
regulatory control over. The permitting will be done through the Coastal
Commission. The only regulatory authority the County has is in the
provisions of the Zoning Ordinance.

6. Adopt robust, Tribally informed
archaeological and culturally
respectful and responsive policies

Additional policies have been added to the HBAP.

7. Conduct updated biological
assessments for ESHA determination

Itis important to understand the county has no regulatory authority
below the high tide line, species like green sturgeon are outside of the
scope of the Humboldt Bay Area Plan.

8. Considerinvestment in community
benefits

This will be a discussion at the time of consideration of a Port Overlay.
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28.Humboldt Bay | 1. Name HBMWD explicitly as a In Policy 9 the reference to “infrastructure and service providers” was
Municipal coordinating partner under the intended to include HBMWD and all the other water and sewer

Water District

Humboldt Bay Sea Level Rise
Adaptation Plan policy and the
Regional Sea Level Rise Planning for
Humboldt Bay policy (Section 5.4,
Policies 3.aand 9.a, pp. 109-111 and
115).

providers in the area, as well as dry utilities, Caltrans and the County.
We could list them, but it is intended that all are stakeholders and have
a place at the table.

Include the Mad River Slough crossing,
the subaqueous transmission pipeline
beneath Humboldt Bay serving the
Humboldt Community Services
District, and the transmission
pipelines in the Vulnerability and Risk
Assessment and Identification and
Characterization of Hydrologic Units
required under Policy 3.a (Section 5.4,
p. 110).

Staff is hesitant to call out certain infrastructure, because it could infer
these are more critical than others.

Prioritize regional water transmission
infrastructure among the at-risk assets
identified under the Prioritization of At-
Risk Assets element of Policy 3.a
(Section 5.4, p. 111).

Water conveyance is a critical asset, at a particular momentin time it
may not be the most critical. Thatis where future studies are important
to identify the list of critical at risk infrastructure.

Establish an expedited or streamlined
permitting pathway, extending the
intent of the Permit Streamlining policy
(Section 5.4, Policy 9.b, p. 115), for
maintenance and resilience work on
existing water infrastructure located in
environmentally sensitive areas.

Permitting is not the function of the Local Coastal Plan.
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29.Friends of the | 1. State-Ranking and Sensitive Natural Sensitive Plant Species are addressed as part of any development,
Dunes Communities: Policies, Guidelines and | which would require full environmental review. ESHA is a sufficiently

Requirements.

broad category that it would capture sensitive plant species. No
change is needed to address this.

The Plan needs to address consistency
with Section 15065 in regards to CDI
and ESHA.

Future environmental work will address this. There are no projects
being considered at this time and all that is done will be done with
environmental review and a public process.

ESHAs Versus Non-ESHAs.

The reference is not found in the most recent plan.

Restoration of native dune habitat and
expansion of Menzies’ Wallflower.

The non-ESHA reference intended to provide guidance for the areas of
port development and not native sand dunes.

30. California
Coastal
Commission

Rural development policies — consider
adding policies related to requiring
developmentin areas outside of urban
limits to demonstrate adequate onsite
water and septic systems;

Water and Sewer are required by the Building Code.

Water Quality policies — The current
draft lacks a comprehensive
framework for protecting water quality
from the pollutants contained in the
runoff of future development.

Will Include water quality policies in the Public Hearing Draft.

Hazard policies — We recommend
creating a more precautionary
inundation estimate to define the
boundaries for the SLRMA (where
proposals for development must
address SLR), by using 5.5 ft (Int-high
scenario inundation estimate for
2100).

Changes have been made to Sea Level Rise discussion and policies.

Access policies - In addition to
updating the access inventory as
proposed, consider providing

Where access is on public property is this is part of the plan for that
facility.
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recommendations for improvements at
various access points as the current
HBAP currently does.

. Samoa Town Plans policies — There are

opportunities to simplify the suite of
policies that apply to the STMP area. In
the current draft, the County is not
proposing to amend any STMP policies.

Will present topical approach to changes on 9/3.

Land Use / Zoning changes — Coastal
Commission staff have not had the
opportunity to review the updated list
of proposed land use/zoning changes.
Upon cursory review, the list appears
similar to the list from 2019

Itis the same list, and this has been reviewed.




