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Figure 1:  Location Map

Title: Sunset Heights Parcel 1 Design Review Modification

Project: Project Modification MOD-25-1 to Design Review DR-24-0005

Location: 1200 West Harris Street

APN: 008-052-024, -025, and -032 (new APNs pending for Parcel 1)

Applicant: Rural Communities Housing Development Corporation (RCHDC)

Property Owner: City of Eureka

Purpose/Use: Modification to the approved design for the street-facing façades of buildings 
1A and 1B on Parcel 1 of 2 of the Sunset Heights Affordable Housing 
Development

Application Date: April 14, 2025

General Plan: General Commercial (GC) and Medium Density Residential (MDR)

Zoning: Service Commercial (SC) and Residential Medium (R2)

California 
Environmental Quality 

Act (CEQA):

Exempt under CEQA Guidelines §15332 (Class 32, In-Fill Development 
Projects), and §15194/Public Resources Code §21159.23 (Affordable Housing 
Exemption)

Staff Contact: Alexandra Gonzalez, Assistant Planner

Recommendation: Hold a public hearing; and
Adopt a resolution finding the project modification exempt from CEQA and 
approving with conditions

Motion: “I move the Planning Commission adopt a resolution finding the project 
modification exempt from CEQA and conditionally approving the revised 
street-facing façade designs for buildings 1A and 1B on Parcel 1 of the Sunset 
Heights Affordable Housing Development.” 
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Sunset Heights Parcel 1 Design Review Modification
Project No: MOD-25-1 (modification of DR-24-0005)

PROJECT SUMMARY

The Applicant, Rural Communities Housing Development (RCHDC), is requesting to modify the 
design of the street-facing façades of buildings 1A and 1B of the Sunset Heights Affordable 
Housing Development (Sunset Heights), which previously received Design Review approval (DR-
24-0005). The modifications change the configuration of recessed/projecting bay walls and 
rooflines, as well as the distribution of exterior wall materials. Sunset Heights consists of two 
parcels, hereafter referred to as Parcel 1 and Parcel 2, and only modifications to Parcel 1 adjacent 
to West Harris Street are proposed (See Figures 2, 3, and 4). These modifications are necessary 
to accommodate for an increased number of three-bedroom units, which requires design and 
layout adjustments to support the larger unit mix. Additionally, the revised roofline is intended 
to allow for the installation of more solar panels. Since the proposed modifications affect a 
previously approved permit, the Applicant must obtain approval from the original review 
authority, in this case, the Planning Commission. 

BACKGROUND

In December 2024, the Planning Commission conditionally approved Design Review, a Lot Line 
Adjustment (LLA) (LLA-24-0003), State Density Bonus (DB) law incentives/concessions (DB-24-
0005), and declared a portion of the property surplus land (SP)(SP-24-0002) that the City Council 
had not already declared as surplus property since the City intends on transferring the entire 
project site to RCHCD in the future. At that time, the LLA was approved to consolidate four parcels 
into two, with each resultant parcel including two new residential buildings (44 units per parcel), 
a community center, an office, laundry facilities, and a central plaza. The unit mix included
studios, one-bedroom, two-bedroom, and three-bedroom apartments, with an on-site 
manager’s unit on each parcel. A 42-space parking lot was proposed along the eastern edge of 

Figure 2: Site Map (purple shading indicates Parcel 1 and blue shading indicates Parcel 2)
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the site, spanning both parcels, with one-way vehicular access from West Henderson to West
Harris Street (north to south). Additional site features included landscaping, perimeter fencing, 
trash enclosures, bicycle parking, and a bioretention area for stormwater management in the 
northwest corner. To see the complete site plan of the original approval, see page 63 of 
Attachment 4: December 11, 2024 Planning Commission Staff Report.

Consistent with State Density Bonus Law, the Applicant was also granted a concession/incentive 
to exceed the 35-foot maximum building height allowed in the R2 District by up to 11 feet for the 
proposed three- and four-story buildings (buildings 1A Parcel 1, and 2A on Parcel 2) and one 
concession/incentive to deviate from the Building Entry development standard in Eureka 
Municipal Code (EMC) §155.312.040, which requires that on lots where ground-floor units have 
independent entrances (as currently proposed), all ground floor dwelling units with street 
frontage must have individual entrances facing the street. To read more about the project site 
setting and history see pages 5-9 of Attachment 4.

Proposed Modifications

The Applicant is proposing design modifications to the exterior facades and footprint of buildings 
1A and 1B (Figures 3 and 4). The modifications include changes to the configuration of the 
projecting/recessed bay walls and rooflines, as well as the distribution of exterior wall materials.
Features such as windows, window overhangs, balconies, door entries, as well as the overall 
building height remain unchanged. The combined floor area of Buildings 1A and 1B will increase 
from 40,600-square-feet (sf) to 45,410-sf and shift the building footprint closer to the southern 
lot line along West Harris Street and to the eastern lot line along the alley, reducing parking by 
nine spaces. To help offset this reduction, a dedicated bus stop has been added to Parcel 1. 

Figure 3: Comparison Between Proposed Site Plan and Previously Approved Site Plan (See page 
6 of Attachment 3 for larger plan set) 

Proposed Site Plan
Broadway/Highway 
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Originally Approved Site Plan

The Planning Commission is not responsible for confirming compliance with the mandatory 
development standards of the Zoning Code as part of this Design Review modification, and is 
limited to aesthetic considerations of street-facing facades and design elements not otherwise 
regulated by the Zoning Code (i.e. parking). Under EMC §155.508.020(S)(41), a street-facing 
building wall excludes building walls parallel to an interior lot line, a rear lot line, or an alley. For 
this project modification, only the western and southern-facing facades (facing Broadway and 

Broadway/Highway 
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West Harris Street) meet the definition of street-facing, and are included in the Analysis section
below.

Figure 4: Comparison of Proposed and Original Street-Facing Façade Designs

Proposed West Elevation Building 1B (facing 
Broadway)

Original West Elevation Building 1B (facing Broadway)

Proposed West Elevation Building 1A (facing Broadway)

Original West Elevation Building 1A (facing 
Broadway)
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Table 1 below summarizes the proposed modifications shown in Figure 4 above. A larger plan set 
comparing the proposed street-facing design modifications to the previously approved plans can 
be found on page 15 of Attachment 3.

Table 1: Proposed Modifications

Building Facade Design 
Element

Proposed Previously Approved

1A Western Wall 
Material

Increase board and batten 
and stucco on projecting 
bay walls, and remove 
large portions of shingle 
siding

Used board and batten
only on recessed walls

Bay Walls/ 
Roofline

Shift hipped bays to one 
side and add/widen
projecting flat roof bays; 

Centered narrow hipped 
roof bays with flat roofed 
bay sections on either side

Southern Wall 
Material

Remove cement plaster Used a mix of shingle 
siding, cement plaster, and 
board and batten

Proposed South Elevation Building 1A (facing Harris Street)

Original South Elevation Building 1A (facing Harris Street)
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Roofline/Ba
y Walls

Add flat/shed rooflines in 
the center and shift 
narrow hipped bays to the 
sides

Centered wide hipped bay 
with flat roof bays on the 
sides

1B Western Roofline Two-level stepped roofline Three-level stepped 
roofline

APPLICABLE REGULATIONS

Usually the Design Review Committee conducts Design Review unless the project also requires a 
permit from the Planning Commission or other review authority. Since the Planning Commission
conducted Design Review for the original permit, they are now responsible for reviewing any
proposed modifications to the plans approved on December 11, 2024.

To approve a Design Review application (or modification), the review authority must make the 
following findings: 

1. The proposed development will not be detrimental to public health, safety, or welfare or 
materially injurious to the properties or improvements in the vicinity.

2. The proposed project complies with all seven Design Review criteria in EMC 
§155.412.040(J) (Design Review Criteria).

ANALYSIS

The proposed modifications to the street-facing building facades on Parcel 1 are broadly 
consistent with the analysis provided under the original conditional approval. See pages 13-18 of 
Attachment 4 for the full text of the original analysis, which is referenced where applicable 
throughout the discussion below.

A. Public Health, Safety, and Welfare 

Staff reviewed the proposed modifications to the street-facing building façades on Parcel 1 and 
determined they remain consistent with the original conditional approval (see pages 13–18 of 
Attachment 4) and continue to comply with the applicable development standards of the Zoning 
Code, including the Development Standards under EMC §155.204 and §155.208 and the Design 
Standards under EMC §155.312, as proposed and previously conditioned. The project continues 
to transform a vacant and underutilized site into active affordable housing that enhances 
community presence and site functionality. The design changes do not alter key safety features 
incorporated into the original design, including a 33-foot setback from the slope to mitigate slope 
failure risks and a six-foot-tall fence along Broadway, West Harris, and West Henderson Streets 
to enhance safety near the bluff. As such, the modifications do not affect the project’s ability to 
comply with applicable Zoning Code standards and General Plan policies intended to protect 
public health, safety, and welfare. A condition has been added to reaffirm that all requirements 
from the original approval, as outlined in Resolution No. 2024-27, remain in effect. Accordingly, 
the proposed modifications do not alter the original findings and continue to satisfy the 
requirement that the development is not detrimental to public health, safety, or welfare, nor 
materially injurious to nearby properties or improvements. 
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B. Design Review Criteria

EMC §155.412.040(J) (Design Review Criteria) include seven Design Review Criteria in which the 
review authority must find that the proposed project complies with all of the following Design 
Review criteria to the extent they apply:

1. Surrounding Context. The overall project and associated buildings enhance the design 
quality of the area where they are located, and enhance Eureka’s unique character and 
distinctive sense of place. New buildings may “fit in” with traditional architecture that 
complements the surrounding context or “stand out” with a contemporary and 
contrasting style. All buildings must minimize adverse impacts on neighboring properties 
when possible.

2. Pedestrian Environment. Buildings incorporate design features that support an active 
public realm and an inviting pedestrian environment.

3. Architectural Style. Buildings demonstrate a coherent and successfully executed 
architectural style. Building architecture may be traditional or modern. Buildings are not 
required to conform to any dominant architectural style or local vernacular. Creative 
architectural and artistic expression is encouraged.

4. Articulation and Visual Interest. Building façades are distinctive, create visual interest, 
and relate to the human scale through vertical and horizontal articulation, varied building 
planes, distinctive building elements, and/or noticeable architectural details. Building 
elements such as roofs, doors, windows, and porches are part of an integrated design and 
relate to the human scale. Architectural details such as articulation, trim, eaves, window 
boxes, and brackets contribute to the visual interest of the building.

5. Materials. Building façades feature high-quality materials that are appropriate to the 
architectural style, enhance building articulation, and are compatible with surrounding 
development.

6. Safety. The project promotes public safety and minimizes opportunities for crime through 
design features such as property access controls (e.g., placement of entrances, fences), 
increased visibility, and features that promote a sense of ownership of outdoor space.

7. Landscaping. Landscaping features low-water-use plants appropriate for the local climate 
and does not include any invasive species that would be harmful to native plants and 
habitat, in compliance with 155.328.050(D) (Invasive Plants). 

Surrounding Context and Architectural Style (Criteria 1 and 3)

The proposed modifications continue to respect the character of the surrounding neighborhood 
and reduce visual impacts on neighboring residences. No change in height or placement of the 
one and two-story buildings is proposed and therefore view blockage is minimized, consistent 
with the analysis in the original approval. Although the footprint of both buildings 1A and 1B
increased, they maintain a 25-ft setback from the residences across the alley to the east, and 
incorporate landscaping, circulation pathways, and a parking lot, which all provide a buffer that 
enhances privacy and promotes visual harmony. The architectural style continues to blend 
traditional and modern influences by incorporating a combination of flat, hipped and shed roof 
styles that reference the historic architectural style of the surrounding neighborhoods. By 
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maintaining key setbacks, reducing visual impacts, and using forms and materials that 
complement the surrounding neighborhood in a creative and context-sensitive approach, the 
proposed modifications satisfy the requirements of Criteria 1 and 3. 

Pedestrian Environment, Articulation and Visual Interest, and Safety (Criteria 2, 4 and 6) 

The proposed design modifications continue to support an active and inviting pedestrian 
environment, maintain a high level of architectural articulation and visual interest, and 
incorporate features that promote public safety. As discussed in the original approval, the use of
balconies, distinct wall bays, varied building-wall planes, and a mix of materials and textures,
foster a creative and inviting human-scale streetscape. These features are consistent with Criteria 
2, which require buildings to support an active public realm; and with Criteria 4, which require 
facades to demonstrate vertical and horizontal articulation and integrated architectural details 
that contribute to visual interest. Additionally, the modifications preserve design elements that 
promote public safety, such as clear building entrances and increased visibility from balconies 
and windows which foster a sense of community ownership over the outdoor spaces. Since the 
modifications retain these key elements, the proposed modifications continue to satisfy the
requirements of Criteria 2, 4, and 6.

Materials (Criteria 5)

The proposed modifications do not change the types of materials used, but rather their 
placement on the building walls. As such, the modifications remain consistent with the analysis 
under the original conditional approval and therefore satisfy the requirements of Criteria 5.

Landscaping (Criteria 7) 

The proposed modifications do not conflict with the landscaping requirements under EMC 
§155.328 (Landscaping), although not enough information has been submitted to confirm ensure 
consistency with all standards. As required under the original conditional approval, a landscaping 
plan must be submitted with the Building Permit application. Planning Staff will review the plan 
for consistency with relevant standards during the Building Permit process, including confirming
no invasive species are used and 75% of the plant species used as native to Eureka, and ensuring
compliance with water-efficiency standards. Since the proposed modifications do not alter the 
original landscaping conditions, they satisfy the requirements of Criteria 7. 

ENVIRONMENTAL ASSESSMENTS

The City of Eureka, as Lead Agency, has determined the proposed modifications are consistent 
with the findings of the exemptions used in the original permit for the entire Sunset Heights 
Affordable Housing Development. Therefore, Staff has determined that the project is exempt
from the provisions of the California Environmental Quality Act (CEQA), pursuant to CEQA 
Guidelines §15332 and §15194 / Public Resources Code (PCR) §21159.23.

 CEQA Guidelines §15332 (Class 32; In-Fill Development Projects): The project and the 
proposed design modifications continue to qualify for the Class 32 exemption from CEQA 
because: (1) the project is consistent with the applicable 2040 General Plan land use 
designation and all applicable general plan policies as well as with applicable zoning 
designation and regulations as proposed and conditioned; (2) the project will occur within 
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city limits on a project site of no more than five acres substantially surrounded by urban 
uses; (3) the project site has no value, as habitat for endangered, rare or threatened 
species; (4) approval of the project will not result in any significant effects relating to 
traffic, noise, air quality, or water quality; (5) the site can be adequately served by all 
required utilities and public services; and (6) none of the exceptions to the categorical 
exemptions set forth in CEQA Guidelines §15300.2 apply. See Attachment 4, Pages 30-59
(CEQA Exemption Memo) for further analysis on Class 32 exemption applicability.

 CEQA Guidelines §15194 / PRC §21159.23 (Affordable Housing Exemption): The project 
and the proposed design modifications continue to qualify for the Affordable Housing 
Exemption because the project (1) meets the size, location, and affordable housing 
eligibility criteria in CEQA Guidelines §15194 and PRC §21159.23 (the site is less than five 
acres in size in an incorporated city with a population density of at least 1,000 persons 
per square mile, surrounded by parcels developed with qualified urban uses; and the 
project consists of fewer than 100 units that are affordable to low-income households 
with deed-restrictions ensuring the housing units remain affordable for a period of at 
least 30 years); and (2) does not trigger the land use and environmental thresholds and 
exceptions for affordable housing and residential infill projects contained in CEQA 
Guidelines §15192 and PCR §21159.21. See Attachment 4, Pages 30-59 (CEQA Exemption 
Memo) for further analysis on the Affordable Housing Exemption applicability.

PUBLIC HEARING NOTICE

Public notification consisted of notification by mail of property owners within a 300-foot radius 
of the site on or before April 28, 2025. 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 April 28, 
2025.

CONCLUSION

Based on the analysis above, the proposed modifications to the street-facing facades of buildings 
1A and 1B located on Parcel 1 of the future Sunset heights Affordable Housing Development,
along with the conditions of original Design Review DR-24-0005 approval, will not harm public 
health, safety, or welfare nor be materially injurious to the nearby properties or improvements,
and comply with all seven Design Review criteria in EMC §155.412.040(J) (Design Review Criteria).

DOCUMENTS ATTACHED

Attachment 1: Resolution

Attachment 2: Exhibit A

Attachment 3: Applicant Submitted Material

Attachment 4: December 11, 2024 Planning Commission Staff Report 


