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Figure 1: Building Permits Issued in 2024 for New Housing Units 

 
 
PROJECT SUMMARY 
Since 1969, California has required that all local governments (cities and counties) adequately 
plan to meet the housing needs of everyone in their community. Local governments meet this 
requirement by adopting housing plans (aka housing elements) as part of their “general plan” (also 
required by the state). General plans serve as the local government’s "blueprint" for how the city 
and/or county will grow and develop and include seven required elements: land use, 
transportation, conservation, noise, open space, safety, and housing. The City’s General Plan was 
comprehensively updated in October 2018, except for the housing element. 
 
State law requires housing elements to be updated on a more regular cycle than the overall 
general plan every eight years. Housing element updates must be reviewed and approved 



(certified) by the California Department of Housing and Community Development (HCD) as 
being in substantial compliance with State Housing Element law (California Government Code 
Section 65580 et. seq). The City’s current housing element was adopted by the City on December 
3, 2019 and certified by HCD on March 16, 2020. 
 
California Government Code §65400 mandates each local government (city and county) prepare 
an annual progress report (APR) on the jurisdiction’s status and progress in implementing its 
housing element using forms and definitions adopted by HCD. Each jurisdiction’s APR must be 
submitted to HCD and the Governor’s Office of Land Use and Climate Innovation (LCI) (formerly 
known as the Governor’s Office of Planning and Research [OPR]) by April 1st of each year. The 
2024 Housing Element APR is attached. The City Council will receive the report at their meeting 
on March 18, 2025, and then the report will be submitted to the State by the April 1st deadline. 
 
Background on Housing Element Content 
Affordable Housing 
Affordable housing generally means not spending more than 30% of a household’s income on 
housing, including rent and utilities for renters, and mortgage, interest, insurance, taxes and 
utilities for homeowners. For purposes of affordable housing planning and funding, State Housing 
law establishes the following income levels: 
 
Income Levels 
Extremely Low Income 0-30% Area Median Income 
Very Low Income  31-50% Area Median Income 
Low Income  51-80% Area Median Income 
Moderate Income  81-120% Area Median Income 
Above Moderate Income  >120% Area Median Income 

 
According to the Census, median household income in Eureka is $60,253 (2019-2023). However, 
for the purpose of determine affordable housing prices, HCD has set the 2024 median income in 
Humboldt County at $88,300 for a family of four (HCD raises Humboldt County’s area median 
income to equal California’s non-metropolitan median income). HCD uses the $88,300 median 
income value to determine which Humboldt County households qualify as extremely-low income, 
very-low income, low income, and moderate income as follows: 
 
Official 2024 State Income Limits for Humboldt County by Income Category 

Income Category 
Household Size 
4-person 3-person 2-person 1-person 

Extremely Low $31,200 $25,820 $21,200 $18,550 
Very Low Income $44,150 $39,750 $35,350 $30,950 
Low Income $70,650 $63,600 $56,550 $49,500 
Moderate Income  $105,950 $95,350 $84,750 $74,150 

 
As shown in the table above, if a three-person household earns the median household income in 
Eureka of $60,253 that household qualifies as low-income. A one-person household earning 
$60,253 qualifies as moderate income. For context, the minimum wage in California increased to 
$16.50 per hour in January 2025. A person working full time (2,080 hours per year) and earning 
minimum wage will bring home $34,320 in 2025. 
 



Regional Housing Needs Allocation (RHNA) 
State law requires that a local jurisdiction accommodate a share of the region’s projected housing 
needs, called the Regional Housing Needs Allocation (RHNA). For the current Housing Element 
cycle (2019-2027), the City of Eureka has been allocated a RHNA of 952 units (i.e., a goal of 
constructing 952 new housing units within City limits between 2019-2027). The RHNA goal is 
divided into the five income levels as follows: 
 
City of Eureka 2019-27 RHNA 
Extremely Low Income 116 units 
Very Low Income  115 units 
Low Income  147 units 
Moderate Income  172 units 
Above Moderate Income  402 units 
Total 952 units 

 
As required by State law, the City’s 2019-2027 Housing Element identifies adequate sites to meet 
the City’s RHNA for each designated income level, including vacant sites and sites having realistic 
and demonstrated potential for redevelopment during the planning period of August 31, 2019 
through August 31, 2027. The attached 2024 Housing Element APR reports on progress made in 
2024 towards meeting the City’s RHNA by income level, including permit applications submitted, 
building permits issued, and certificates of occupancy issued in 2024 for new housing units within 
the City. HCD tracks progress towards RHNA based on building permits issued for new housing 
units (i.e., the year the project received permission to begin construction). 
 
In 2024, building permits were issued for 46 new housing units in Eureka as shown in Figure 1 
above, including: 25 accessory dwelling units (ADUs; one of which is a tiny house on wheels), 
four single-family homes, one duplex, two fourplexes (one at 7th and I Streets and one at 963 W 
Harris Street), a fiveplex at 719 W Buhne Street, and three workforce housing apartments and 
one innkeeper unit at the SkyHorse Hostel at 216 3rd Street. The fourplex at 963 W Harris 
Street will be deed-restricted low income; the deed restriction enabled the developer to qualify 
for a density bonus to gain two units over the maximum density allowed per the zoning code. In 
addition, an ADU permitted at 1731 3rd Street will be deed-restricted low income; this ADU is 
part of a Wiyot Tribe/Dishgamu Humboldt Community Land Trust Homekey Project for 
homeless youth transitioning out of interim housing. Otherwise, the remaining 41 units that 
received a building permit in 2024 are not deed-restricted affordable, but many of them were 
counted as low- or moderate-income units in the 2024 APR based on their small size (units less 
than 500 square feet in size in Eureka typically rent for a price that is considered affordable for 
low-income households and are therefore considered “affordable by design”). 
Other significance progress in 2024 made towards meeting the City’s RHNA included:  

 Danco’s Laurel Canyon Senior Apartments at a City-owned property at 7th and Myrtle 
received a certificate of occupancy in early 2024. The project features 35 deed-restricted 
very-low-income senior units and 1 manager’s unit. 

 The City’s Design Review Committee approved California Environmental Quality Act 
(CEQA) and National Environmental Policy Act (NEPA) documents, Design Review, and 
a Density Bonus for redevelopment of the Housing Authority’s Clark and C Street 
Property, to demolish 12 existing public housing units and redevelop with 44 income-
restricted senior housing units (for a net gain of 32 units). 



 The City approved CEQA and NEPA for the Housing Authority’s “25-1 and Prospect 
Project” to redevelop the Housing Authority’s public housing portfolio on 8 adjacent 
properties south of W Harris Street that currently contain 106 units, replacing with 256 
income-restricted units (for a net increase of 150 units). The City’s Design Review 
Committee also approved Design Review and Density Bonus applications for the first 
phase (the “Green Phase”) of the project to demolish 8 existing units and replace with 44 
units, including 35 very-low-income units, eight low-income units, and one manager’s unit. 

 On June 4, 2024, City Council approved a CEQA environmental document and authorized 
the City Manager to enter into a Disposition and Development Agreement with Danco 
for the development of the Eureka Regional Transit & Housing (EaRTH) Center on City-
owned property on the south side of 3rd Street between G and H Streets. City Staff then 
worked with Danco and Humboldt Transit Authority on the project’s design, which will 
include 46 affordable housing units above a ground-floor transit center and leasable 
commercial spaces. In late 2024, Danco applied for a Density Bonus Design Review for 
the project (approved by the City’s Design Review Committee on January 8, 2025).  

 The City Council approved a General Plan Map Amendment, Zone Reclassification, and 
CEQA environmental document in December 2024 to allow for a future mixed-use 
housing/medical development on a currently vacant church site at 272 Harris Street. 

 The City made significant progress in constructing a 33-unit transitional micro/shared 
housing project using BOSS Cubez pre-fabricated housing units on City-owned property 
on Hilfiker Lane (at “the Crowley Site”), with electrical and utility connections, concrete 
foundations, and all but seven units installed. This project will prioritize housing individuals 
currently living in encampments along the Eureka Waterfront Trail and should open in 
2025. 

 In May 2024, Rural Communities Housing Development Corporation’s (RCHDC’s) 
architect presented conceptual design options to City Council for a proposed 88-unit 
deed-restricted affordable housing development at the City-owned “Sunset Heights” 
property between W Harris and W Henderson Streets, upslope of Broadway. Based on 
Council’s feedback, a design was selected, and detailed plans were developed and 
submitted to the City. The Planning Commission then approved a Density Bonus, Lot Line 
Adjustment, Design Review, and CEQA environmental document for the project in 
December 2024. Additionally, RCHDC entered into a contract with Redwood Coast 
Regional Center (RCRC) in June 2024 for RCRC to provide $1 million to support housing 
of RCRC clients in a portion of the units; and Council authorized the City Manager to 
enter into a Disposition and Development Agreement with RCHDC in December 2024. 

 In June 2024, it was announced that Linc Housing secured another $15 million through 
the National Housing Trust Fund Program for their 90-unit deed-restricted affordable 
housing development on three scattered City-owned properties at 8th & G, 6th & M, and 
Sunny & Myrtle. Linc then applied for tax credits in July 2024, which were awarded in 
October 2024. With their project fully financed, Linc submitted building permit 
applications in November and December 2024 in anticipation of starting construction in 
early 2025. NEPA environmental review for the project also commenced in late 2024. 
Additionally, City Staff, Linc, and Humboldt Transit Authority began meeting weekly in 
late 2024 to coordinate on implementation of the public improvements paid for by the 
Affordable Housing and Sustainable Communities Grant awarded to Linc in 2023. 



 ACGC made progress on two, new 4-story, mixed-use developments in Old Town, each 
with 13 market-rate upper-floor apartments – one at the corner of 2nd & E and one at 
the corner of 3rd and G. The 2nd and E project received a certificate of occupancy in early 
2024, and ACGC applied for a building permit for the 3rd and G project (the permit was 
issued at the end of February 2025). 

 City approval of small subdivisions in infill areas continued to pay off with more housing, 
including building permit applications submitted and building permits issued for housing 
related to a 2023 minor subdivision at 1435 7th Street, a minor subdivision north of the 
intersection of Williams and Hodgson Streets, and a major subdivision at E Street and 
Ponderosa Court. The Planning Commission also approved a minor subdivision at 965 W 
Harris Street in November 2024 resulting in building permit applications for four new 
fourplexes.  
 

Goals, Policies, and Implementation Programs 
Pursuant to State Housing Element law, in addition to a RHNA site inventory, the Housing 
Element must also include housing-related goals, policies, and implementation programs. The 
implementation programs must set forth a schedule of actions during the planning period, 
including actions that will be taken to make sites available to accommodate that share of the 
City’s RHNA for each income category that could not be accommodated by the sites inventory 
and assist in the development of adequate housing. The attached 2024 Housing Element APR 
includes a report on the City’s progress on each of its 35 adopted implementation programs. 
 
Implementation Program IMP H-34 (Affordable Housing of City-owned Properties) 
As discussed above, the City must demonstrate there is adequate available land in the City with 
adequate densities and appropriate development standards to accommodate the City’s RHNA 
by income category. Because the City of Eureka is largely built out, demonstrating available land 
proved to be a difficult task during the development of the 2019-2027 Housing Element. Because 
the City could not demonstrate enough suitable, available, and appropriately zoned sites to 
accommodate the City’s RHNA for very-low- and low-income households, the Housing Element 
was required to include an adequate-sites program to accommodate the remaining need during 
the planning period. The subject program is known as Housing Element Implementation Program 
IMP H-34 (Affordable Housing on City-owned Properties) and it identifies City-owned properties 
to be put up for sale or lease to affordable housing developers with the goal of constructing at 
least 332 deed-restricted affordable housing units by 2028. 
 
When the 2019-2027 Housing Element was originally adopted in December 2019, 
Implementation Measure IMP H-34 included 12 properties, five of which (the three Linc Housing 
sites and two Wiyot Tribe/ Dishgamu Humboldt Community Land Trust sites) continue to be 
included in the current list. Changes were made because Pierson Properties & Development, LLC 
came forward with a proposal to swap three of the City-owned parking lot sites originally 
included in Implementation Measure IMP H-34 (4th and G; 5th and H; and 5th and K) for the  
Sunset Heights parcels (four contiguous parcels between Harris and Henderson Streets, upslope 
of Broadway), and because the City discovered two of the original sites, Cooper Gulch and 
Sherriff’s Woodlot, which were planned for 100 affordable housing units, were Land and Water 
Conservation Fund sites reserved for open spaces and parks and recreation (i.e., no housing 
allowed). An amendment to the Housing Element was adopted on October 18, 2022 and certified 
by HCD on November 10, 2022 to revise the sites identified in Implementation Measure IMP H-



34. Now 14 City-owned parcels are slated for affordable housing development under five 
separate projects. 
 
Housing Element Implementation Program IMP H-34* 

Project Name 
Affordable 
Housing 
Developer 

City-Owned Parcels 
Identified for 
Affordable Housing  

Very-Low 
Income 
Dwelling Units 

Low-Income 
Dwelling 
Units 

Ling Housing 
Scattered Sites 

Linc Housing 
8th and G 15 15 
6th and M 15 12 
Sunny and Myrtle 15 15 

Wiyot Tribe 
Housing Sites 
4 & 5 

The Wiyot Tribe 
5th and D 15 5 
City Hall Parking Lot 
6th and L 

15 5 

EaRTH Center 

Danco (in 
coordination with 
Humboldt Transit 
Authority) 

2 contiguous lots on 
the south side of 3rd 
between G and H 

20 10 

Sunset Heights  

Rural 
Communities 
Housing 
Development 
Corporation 

4 contiguous lots 
between Broadway, 
Fairfield, Harris, & 
Henderson 

60 20 

C to F 
Waterfront  

No developer yet 

3 contiguous lots 
along the northern 
waterfront between 
C and F 

95 0 

TOTAL:                               250 82 
TOTAL: 332 affordable units  

* This table shows the minimum number of affordable homes required by the City; the affordable housing 
developers chosen for each project are proposing more dwelling units than required. Linc Housing is proposing 
three manager’s units (one per site) in addition to the required 87 affordable units; the Wiyot Tribe is proposing 
93 units total across their two sites (when only 40 are required); Danco is proposing 46 units at the EaRTH 
Center (when 30 are required); and Rural Communities Housing Development Corporation is proposing 88 
units at Sunset Heights (when 80 are required). 

 
The City and its affordable housing developer partners made significant progress on IMP H-34 in 
2024 which is discussed under the “Regional Housing Needs Allocation (RHNA)” subsection of 
this staff report above, and in the implementation program reporting in the attached 2024 
Housing Element APR. 
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