STAFF REPORT — PLANNING COMMISSION
MEETING

TO: Honorable Chair and Commissioners

FROM: Jennifer Dart, Director of Community Development
PREPARER: Emma Haskett, Contract Planner

DATE: August 25, 2026

TITLE: Approve the Park 4-Unit Multifamily Project at 440 K Street Minor Use, Design
Review, and Coastal Development Permits (File No. 256-017); CEQA Exempt —
Class 3 and 32 Categorical Exemptions

RECOMMENDATION:
Staff recommends the Commission:

1. Receive a staff report;
2. Open public comment; and

3. Approve a Minor Use Permit, Design Review Permit, and Coastal Development Permit to
convert the existing one-story commercial building into a four-unit multifamily residence at
440 K Street by adopting: 1) the California Environmental Quality Act Guidelines Class 3,
Section 15303 (New Construction or Conversion of Small Structures) and Class 32, Section
15332 (In-Fill Development Projects) Categorical Exemptions; and 2) the Planning
Commission Action, including the Findings of Approval, Conditions of Approval, and plans
(Attachment A).

INTRODUCTION:

The applicants, Steven and Trina Park (agent CleekCo Inc., Donald Cleek), seek a Minor Use
Permit, Design Review, and Coastal Development Permit to remodel and add a second story to the
existing 1,056 square foot one-story commercial building at 440 K Street, most recently occupied by
an H&R Block office, and convert it into a four-unit multifamily residence. The project

would contain four 528 square-foot, one-bedroom, one-bathroom apartments, two on each floor,
with new landscaping, an accessible path of travel, a trash enclosure, an exterior stairway, balconies,
covered entrances, and five off-street parking spaces. This action would approve the project and
certain exceptions to the zoning standards that have been requested because of the existing non-
conforming conditions on the site.

BACKGROUND

This project review balances drastically different codes. It is subject to both the newly adopted
Gateway Code and the 1989 Certified Land Use and Development Guide. This balancing makes
review more complicated.



The project is located in the Commercial Mixed Use (CM) zone with the Gateway Corridor (:GC)
combining zone under the Land Use Code (Code). This zoning is not in regulatory effect because the
Coastal Zoning Ordinance comprehensive update has not been certified yet. Staff provides
information on the Code throughout the staff report and approval documents where appropriate for
both policy and procedural context. It is important to note that the City does not have the authority to
fully implement the Gateway Code in the Coastal Zone at this time, but the standards and policy
backing support this project approval. And, where the Certified Local Coastal Program (Coastal
Program) is silent or vague, the City has typically used the Citywide Code for discretionary
approvals where the outcomes are not in conflict with the Certified Coastal Program.

The Certified Coastal Program Land Use and Development Guide (Guide) zoning is Industrial
Commercial (IC). Residential uses other than caretakers are conditionally permitted in that coastal
district with Planning Commission review (Guide Section 1-0219.2(b)). Both the Guide and the
Code allow housing; but the process in the Guide requires a Use Permit to authorize multi-family
housing in the IC. Despite housing being principally permitted in the Code, this project requires a
Planning Commission Use Permit due to the Certified Guide requirements.

Design Review is required for new multifamily development in the Central Neighborhood
Conservation Area, and a Coastal Development Permit is required because the project is not
ministerial, though it is in the Categorical Exclusion Area. The project is seeking exceptions to
standards. The Land Use Code Sections 9.72.040 (Design Review) and 9.72.080.B (Minor Use
Permit) and Section 1-0408 of the Coastal Land Use and Development Guide (Coastal Development
Permit) give the Planning Commission the authority to act on the decision.

The subject property is an approximately 4,600 square foot corner parcel at the intersection of K
Street and Samoa Boulevard, developed with an existing 1,056 square foot one-story commercial
building and a paved parking area. The parcel is substandard for the zone in

both area (approximately 4,600 square feet where 6,000 square feet is the minimum) and width (50
feet where 60 feet is the minimum).

The parcel is within the Coastal Zone, in the City's coastal permit jurisdiction, and within the
mapped categorical exclusion area. The property report identifies moderate liquefaction, location
within the mapped Matthews Dam failure inundation area, a mapped noise contour, and a location
within a major transit stop radius. It is not in a FEMA flood zone and contains no mapped
wetlands, streams, or creeks.

The application had an extended pre-application history. The Director advised that, pending Coastal
Commission certification of the Gateway update, an exclusively residential project on this parcel is
processed under the certified Local Coastal Program as a Coastal Development Permit and a use
permit before the Planning Commission, and noted the City's support for housing and the Housing
Accountability Act. The application for the four-unit conversion was taken in and paid on January
14, 2026. The City issued an application incomplete letter on February 26, 2026, and the applicant's
agent responded on June 9, 2026, with revised information and written justification for the requested
deviations.

DISCUSSION:

Land Use and the Use Permit. Under Coastal Guide Section 1-0219.2(b), residential uses other
than caretakers are conditionally permitted in the Industrial Commercial district upon the granting of
a use permit with Planning Commission review, and may be approved only when four findings are
made: the requirements of the Noise Element will be met; the development will have no significant
adverse impacts on existing or anticipated business activities in the vicinity; residential uses will not
become the predominant uses of the 1-C and C-I-C zoned properties in the area; and adequate
provisions assure that prospective occupants are notified they are moving into an industrial area. The



draft action makes each finding, and a condition of approval implements the occupant notice. The
notice requirement will have a contingency that it automatically terminates when the property is
rezoned. The citywide Land Use Code allows residential use in this zone subject to the Gateway
standards. This project does not meet the Gateway standards and would require a Gateway Use
Permit. However, the Gateway standards are currently being reviewed for Certification, so they
cannot be used with regulatory force. It is clear, however, that the City’s policy is to allow
residential use of the site. Therefore, the necessary findings for the Guide Use Permit should be
straightforward. The entitlement is processed as a Minor Use Permit before the Planning
Commission, similar to the Redwood Coast Montessori project (190-032-UP-CDP) involving a use
permit/Coastal Development Permit involving different code standards between coastal and citywide
zoning in this district.

Coastal Land Use Plan Consistency. Because the parcel is in the Coastal Zone, land use
consistency is measured against the City's certified Local Coastal Program. The parcel carries the
Coastal Industrial Commercial (C-1-C) coastal designation. Multifamily housing is not specifically
identified as a permitted use in the C-1-C zone or the Industrial-Limited general plan designation, but
residential uses other than caretakers are conditionally permitted in the district with Planning
Commission review (Guide Section 1-0219.2(b)) and are authorized through the Use Permit as
discussed above.

Converting an underused small commercial parcel, for which demand for commercial and industrial
use is limited, to four units of housing does not foreclose the industrial and commercial uses
intended for the area and is consistent with the certified program. And, the City is in the process of
revising this zoning to Commercial Mixed Use with a Gateway Corridor overlay. It is also consistent
with the Infill Development Program (Program #11) of the City's Housing Element, which directs
that the City's housing needs be met through infill development with density maximized through
concessions and incentives; the four one-bedroom units on the 4,600 square foot parcel reach a
density of approximately 38 units per acre.

The project is consistent with the Coastal Act policies carried into the certified program: Section
30250(a), because it is development within an existing developed area served by all necessary
facilities within the City’s categorical exclusion area, and Section 30251, because the two-story
building is visually compatible with the surrounding neighborhood and does not affect coastal views.
The site does not adjoin the shoreline, wetlands, a stream, or environmentally sensitive habitat.

Coastal Development Permit. The property is in the Coastal Zone, within City permit jurisdiction,
and within the mapped area of Categorical Exclusion Order E-88-3. Under Coastal Guide Section 1-
0408.2(b), the categorical exclusion covers conditionally permitted uses approved by the Zoning
Administrator; because this use permit is decided by the Planning Commission, the project is

not excluded and a Coastal Development Permit is required under Section 1-0408. The Commission
approves the Coastal Development Permit with this action, and under Section 1-0408.4, finds that
the development conforms with the certified Coastal Land Use Element of the General Plan.

Applicable Standards: Coastal and Citywide Code. Projects in the Coastal Zone are reviewed
under the certified Local Coastal Program, and the citywide Land Use Code applies only where it is
more protective of a coastal resource. The certified program provides only a variance to amend a site
development standard, while the City's established practice, set out in the citywide Land Use Code,
is to authorize such modifications through the Minor Use Permit and Design Review process.
Because the requested modifications are site design standards in the categorical exclusion area and
do not affect coastal or cultural resources, the Minor Use Permit is the appropriate vehicle, and the
two processes are reconciled here so the basis for the action is clear to the Commission. The zoning



compliance table (Attachment C) sets out the citywide and coastal standards side by side
and identifies any conflicts for the Commission.

Development Standards and Requested Deviations. The building is two stories and 24 feet 5
inches in height, well below the 45-foot maximum, and its floor area ratio and site coverage are
within the applicable standards. The project meets the standards for the zone except for the
following, which the Minor Use Permit would authorize on this substandard corner lot:

1. A new exterior stairway with an 8-foot front setback and a 6-foot-6-inch interior side
setback;

2. Retention of the existing building's nonconforming street-side (west, K Street) setback of
2 feet, where 10 feet is required, and interior side (east) setback of 4 feet, where 10 feet is
required under Coastal Guide Section 1-0219.3(d) (the current plans show 3 feet on both
sides and are corrected by condition);

3. A 3-foot landscape strip between the parking area and the street where 5 feet is
otherwise required;

4. Omission of landscaping along the northeast side of the driveway, to maintain the room
needed for vehicles to back out of the parking spaces, with a 6-foot solid wood fence
screening the adjacent residential units to the east from headlights; and

5. A waiver of the 6-inch protected curb otherwise required between the landscape strips
and the parking stalls (Coastal Guide Section 1-0306.2), because the curb would reduce
the limited landscaped area.

Four bicycle parking spaces are provided, meeting the standard of one bicycle space per required
vehicle space (Land Use Code Section 9.36.060, Table 3-7; Coastal Guide Section 1-0303.2(f)), so
no bicycle-parking deviation is required. Setback standards are in Coastal Guide Section 1-
0219.3(d); the landscaping standards are in Coastal Guide Section 1-0306.

Design and Compatibility. The project is in the Central Neighborhood Conservation Area, So it is
subject to Design Review under Land Use Code Section 9.72.040.F. The design retains the existing
building footprint and adds a second story with pitched roof forms, multiple roof and wall planes, a
mix of siding materials (panel siding with battens, corrugated metal accents, and stained wood stair
and deck elements), covered entries, and south-facing balconies served by an exterior stairway, with
rooftop solar. The two-story residential scale is consistent with the mix of commercial and
residential structures on the surrounding blocks. The existing commercial sign is removed and no
new signs are proposed. Outdoor lighting is shielded, dark-sky compliant, and 3000 Kelvin.

Landscaping and Open Space. The site is currently paved with no landscaping. The project
provides approximately 16 percent landscaping, exceeding the 10 percent standard, using native and
drought-tolerant species with a low-impact-development drainage feature that overflows to the storm
drain. A new 6 foot solid wood fence runs along the north and east perimeters of the parking area
and encloses the waste and recycling area, screening the adjacent residential uses from vehicle
headlights; no new fencing or tall landscaping is placed in the corner site-visibility area, and the
north fence steps down to 3 feet near the K Street driveway to maintain vision clearance. The
apartments have private balconies and covered porches.

Parking and Access. The site plan provides five off-street parking spaces for the four dwelling
units, including two van-accessible spaces, and a conduit for a future electric-vehicle charger. The
project provides four bicycle parking spaces, which meets the applicable one-to-one standard for the
four required vehicle spaces. A new 5 foot raised concrete walkway provides pedestrian circulation;



a condition requires it to be constructed with a traffic curb and widened where vehicles overhang,
serving in place of individual wheel stops. The existing driveway, curb ramp, and sidewalk are
proposed to remain; the existing drop curb opening is approximately 18 feet wide, within the 25-
foot maximum driveway width, with dimensions verified at building permit review. The site is
within a major transit stop radius.

Referral Comments. The application was referred on June 16, 2026, with comments due July 1,
2026, to the City's Building Official, Engineering, Environmental Services, and Police Department;
the Arcata Fire Protection District; Pacific Gas and Electric; the California Coastal Commission; and
the Wiyot Tribe, Bear River Band of Rohnerville Rancheria, and Blue Lake Rancheria Tribal
Historic Preservation Officers. Pacific Gas and Electric provided standard facility-protection
requirements, which are carried into the conditions of approval. The Building

Official indicated 2025 California Building Codes should be the basis for design and requested the
installation of a one-hour rated firewall for the interior east wall. No other referral comments were
received; under the terms of the referral, a non-response is treated as conformance.

ENVIRONMENTAL REVIEW (CEQA):

The project qualifies for Class 3, Section 15303 (New Construction or Conversion of Small
Structures) and Class 32, Section 15332 (In-Fill Development Projects) Categorical Exemptions
under the California Environmental Quality Act. The project converts an existing small commercial
building to four dwelling units on a developed urban parcel served by all required utilities and public
services. There are no unusual circumstances or other conditions under CEQA Guidelines Section
15300.2 that would disqualify the project from the exemptions.

PLANNING COMMISSION PROPOSED ACTION:
I move to:
1. Adopt a Class 3 and a Class 32 CEQA Categorical Exemption for the Park project; and

2. Approve a Minor Use Permit, Design Review Permit, and Coastal Development Permit for
the Park project, adopting the Findings, Conditions, and Plans.

ATTACHMENTS:
A. Draft Action, Findings, Conditions of Approval, and plan set
B. Industrial Limited / Industrial Commercial Zoning Compliance Table

C. Agent Letter (justification for the requested deviations)



