
 

 

NorthPoint Consulting Group Inc.  -  1117 Samoa Blvd, Arcata, CA 95521 - 707.798.6438 

 

September 13, 2022  
 
TO: Humboldt County Planning Department 
 Attn: John Ford, Director 
 3015 H Street 
 Eureka, CA 95501-4484 
 
RE: SN Indianola, LLC Application for a Petition to Board of Supervisors – Details and Findings 
 Walker Point Road and Indianola Cutoff, Humboldt County, California  
 APNs: 402-032-002 and 402-032-035 
 
Mr. Ford, 

The purpose of this letter is to provide project details and findings to support a petition to the Humboldt County 
(County) Board of Supervisors (BOS) to initiate the planning process to process a zone reclassification and a 
Local Coastal Plan amendment of Assessor’s Parcel Numbers (APNs) 402-032-002 and 402-032-035, 
collectively referred to as SN Indianola.  

PROJECT LOCATION 
SN Indianola is approximately 0.3 miles southeast of State Highway 101 with access off Indianola Cutoff, 
approximately 3 miles northeast of the City of Eureka and (Attachment 1 – Sheet C0).  

EXISTING CONDITIONS 
Existing conditions are as follows (Attachment 1): 

• SN Indianola is comprised of two parcels totaling 22.06 acres: 
o APN 402-032-002:  Undeveloped and comprised mainly of open meadow with scattered trees 

and has been primarily used for animal grazing.  
o APN 402-032-035: Undeveloped and comprised of a redwood tree farm that was planted in 

2009/2010 with the intent of future harvest of the timber.  
• Zoning: Rural Residential Agriculture with minimum parcel size of 2.5 acres and design review 

combining zone (RA-2.5 D). 
• Land Use: Within the Humboldt Bay Area Plan (HBAP) designated as Rural Residential (RR).  
• Coastal Zone Jurisdiction: Within local (Humboldt County) jurisdiction. 
• Sphere of Influence: Within the City of Eureka’s Sphere of Influence.   

PROPOSED PROJECT 
The proposed project is to develop multi-family housing, with an emphasis on student housing and workforce 
housing. The project will require a zone reclassification and an amendment to the HBAP to allow for multi-
family housing. The proposed project components are as follows: 

• Proposed Zone: Residential Multi-Family (RM). The RM zone allows for multi-family residential 
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development with the maximum density to be specified on an adopted zoning map. The minimum 
density in the RM zone is one (1) dwelling unit (du) per lot, with minimum lot size of 5,000 square feet 
(sf), which equates to a minimum density of 8.7 du per acre for the SN Indianola parcels. 

• Proposed Land Use: Residential/Medium Density (RM) to allow for effective use of limited urban land 
and provide multiple unit homes for occupancy by individual families. The gross density range for this 
land use is between 8 and 30 du per acre.  

• Urban Limit Boundary Revision: The RM land use designation is an urban area designation within 
an urban limit line boundary. The western boundary of project APN 402-032-002 is the urban limit 
boundary of the City of Eureka as designated by the City of Eureka’s Local Coastal Plan. Section 3.11 
of HBAP states that new development shall be located within, contiguous with, or in close proximity 
to, existing developed areas able to accommodate it. Additional area details are provided below. 

Additional project details: 

• Water: SN Indianola is within the City of Eureka’s Sphere of Influence (Attachment 1 – Sheet C0) and 
would seek connection to the City of Eureka’s existing water system. The closest connection to the 
City’s water system is adjacent to SN Indianola at the intersection of Indianola Road and Indianola 
Cutoff.  

• Sewer: The closest public sewer connection is to the City of Eureka system with a potential connection 
point approximately 3.0 road-miles to the southwest. The project would conduct a feasibility analysis 
to determine the most practical alternative for wastewater treatment; either connection to the City of 
Eureka’s sewer system or construction of an onsite wastewater treatment system.  

• Fire: SN Indianola is within the Humboldt #1 Fire Protection District. 
• Transit: SN Indianola would propose to incorporate a Public Transit stop at the site. 
• Onsite Amenities: SN Indianola would propose to incorporate onsite amenities, which include, but may 

not be limited to, a convenience store, gym, spa/sauna, community room(s), community garden area, 
barbeque area, bicycle parking, and electrical vehicle charging. 

REQUIRED FINDINGS AND CRITERIA 
A petition for an amendment shall include information concerning the need and reason for the amendment. The 
applicant must demonstrate that the change will be in the public interest, is consistent with the General Plan and, 
if the amendment requires a Local Coastal Plan Amendment, that the amendment is in conformity with the 
policies of Chapter 3 (commencing with Section 30200) of the Coastal Act. 

A petition for amendment of the General Plan may be accepted for processing by the BOS if one or more of the 
following findings are made: 

A. Base information or physical conditions have changed; or 
B. Community values and assumptions have changed; or 
C. There is an error in the plan; or  
D. To maintain established uses otherwise consistent with a comprehensive view of the plan; or 
E. The proposed amendment has the potential for public benefit and is consistent with the Guiding 

Principles and applicable goals of the Plan.  

1. Need and Reason for Amendment / Is the Project in the Public Interest 
The County is in the midst of a severe housing shortage. According to a North Coast Journal article dated April 
14, 2022, “local rental vacancy rates range between 0 and 3 percent – extreme, even in California, which has a 
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roughly 4-percent vacancy rate Statewide. Buying a home in Humboldt is also cost-prohibitive for most people, 
with the median price for a single-family home coming in at $451,000, according to statistics published by the 
California Association of Realtors. Homes for sale in Humboldt also only stay on the market for an average of 
12 days before they are snapped up, another indication of a significant housing shortage.”  

The need for housing will be further exacerbated by the anticipated influx of thousands of students to Cal Poly 
Humboldt (CPH), the associated infrastructure and new jobs to support the large influx of students, potential 
jobs and growth associated with future industry in the County (e.g., Aquafarms, Broadband, Medical, etc.), and 
loss of housing stock due to the increase in short-term rentals.   

Although CPH is working on long-term housing plans, they are focused on student housing. The County is in 
dire need of not just student housing, but also affordable housing, workforce housing, and professional housing. 
In a Lost Coast Outpost (LoCO) article dated July 13, 2022, the City of Arcata’s Community Development 
Director was reported to say that CPH’s need for housing is affecting Arcata’s ability to meet its own housing 
demands and over the last couple of years, of the limited housing that is being built, it is almost entirely small 
accessory units for long-term rentals or short-stay vacation rentals.  

SN Indianola is situated midway between the Cities of Eureka and Arcata, with frontage on Indianola Cutoff. 
The site is an ideal location to support housing for those working in the area or attending CPH. Construction of 
the Indianola Undercrossing (expected to begin 2023) will improve access to Indianola Cutoff; provide access 
to the Humboldt Bay Trail, a pedestrian trail connecting to both Eureka and Arcata; and allow access to 
Humboldt Transit Authority for a bus stop at SN Indianola.  

SN Indianola proposes a multi-family housing project that would, among other benefits, reduce the pressure on 
the County housing market by increasing the inventory for workforce and student housing.   

2. Conformity with Policies of Chapter 3 (commencing with Section 30200) of the 
Coastal Act 

The California Coastal Act requires that all development within the Coastal Zone have a Coastal Development 
Permit (CDP) in addition to any other permit required for development by a local or State agency. In this case, 
the CDP will be issued by the County and appealable to the California Coastal Commission. The CDP is a 
regulatory mechanism by which proposed development in the Coastal Zone is brought into compliance with the 
policies of Chapter 3 of the Coastal Act and the HBAP. Since the proposed project would be required to obtain 
a CDP, the proposed project would be required to conform with the policies under Chapter 3 of the Coastal Act. 

3. Required General Plan Findings 
A petition for amendment of the General Plan may be accepted for processing by the BOS if the following 
finding is made: “Community values and assumptions have changed.” 

Finding: As discussed above, the County is in the midst of a severe housing shortage. Community values 
and assumptions associated with population growth and housing in the County have changed over the last 
few years. For example, in a Guest Opinion article published in LoCO on May 25, 2022, the Executive 
Director of the Environmental Information Center (EPIC), opined about the California Department of 
Finance’s (CDF’s) most recent projection (2019) of population changes in Humboldt County and the use of 
these projections to set the Regional Housing Needs Allocation (RHNA); which is the total number of 
housing units Humboldt County is required to plan for. According to the Executive Director, CDF’s 
projection shows a net population loss, based on population data from 2010-2018, while the County 
population has grown; in 2020, the population grew by 2,096. The population is expected to continue to 



 SN Indianola – Petition to Board of Supervisors 
  September 13, 2022 

4 

 

increase due to an influx of students as a result of CPH, the potential Nordic Aquafarms project, the 
anticipated offshore wind energy industry, and the migration of climate refugees to the area from other parts 
of the state and Country. The Executive Director strongly recommends that the County should plan for 
housing that exceeds the RHNA numbers, through building housing in appropriate areas so that housing in 
the County is not priced out of existence. 

In another LoCO article, dated July 13, 2022, reporting on CPH paying almost double to swipe a 16-acre 
property in Arcata that was slated for a senior living community, the City of Arcata’s Community 
Development Director was reported to state that, “CPH’s need for student housing is unintentionally 
stressing the market and affecting Arcata’s ability to meet its own housing demands…(and) in the last couple 
of years, we’ve seen a very narrow band of housing being built”. This, in combination with the growth of 
the non-student population in Arcata, is severely stressing the housing availability and cost of housing in 
Arcata.  

The City of Eureka is also experiencing housing shortages and current opportunities for new development 
in the city are limited because Eureka is largely built-out and there are few developable sites that provide 
realistic opportunities for new development. Both Cities are working on Area Plans (Arcata Gateway Area 
Plan and the Waterfront Eureka Plan) to address their housing needs, however, these plans alone would take 
many years to implement, do not account for all the projected growth over the next 20 years, and would rely 
on individual landowners and private developers making financial investments into new development. 

The County’s Housing Element was last updated in 2019 (referred to as the 2019 Housing Element) with 
the next update planned for August 2027. The assumptions in the 2019 Housing Element did not account 
for these significant population increases or the recent change to Humboldt State University (HSU), which 
became CPH on January 26, 2022. The designation as a polytechnic university came with funding allocated 
from Governor Gavin Newsom and the California State legislature, including a $433 million in one-time 
funding, and a 6-year recurring $25 million in funding to invest in infrastructure and programs. Amongst 
other institutional goals, CPH expects to increase full-time enrolled students from 5,562 in Fall of 2021, to 
12,132 in Fall of 2030. In addition to students, 4,900 additional jobs are expected to be added to the regional 
economy as a result of the transition to a polytechnic university. According to the Humboldt State University 
Economic & Community Impact Analysis (dated August 2019), 7% of students come from the local 
community and 92% come from areas across California and the rest of the United States. Of these, 23% of 
the alumni remain in Humboldt County after graduation. If this trend holds for CPH, there could be an 
additional housing need of 1,000 to 2,000 per year for those CPH alumni who chose to remain to reside and 
work in the County.  

According to the CPH Infrastructure Projects’ webpage and an update to the Craftsman’s Mall project in 
Arcata, CHP plans on providing an additional 2,550 beds by 2027; this is far short of the projected need of 
over 6,000 beds by 2030. CPH plans to open the Craftsman’s Mall project in December 2024 and plans to 
open two other housing projects in August 2026 and December 2027. These projects do not account for the 
additional population growth associated with the increase in students.  

The 2019 Humboldt County Housing Element identified 1,413 of new residential units (177 units per year 
over an 8-year planning period) needed to be built in unincorporated areas to meet the projected housing 
need for the 2019-2027 time period. These housing numbers are based on out-of-date growth projections 
and do not account for the already stressed housing stock, the transition of HSU to CPH, or other growth 
inducing factors associated with the potential Nordic Aquafarms project, the anticipated offshore wind 
energy industry, and the migration of climate refugees to the area from other parts of the state and Country. 
Therefore, findings can be made that community values and assumptions have been changed regarding 
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housing in the County. The SN Indianola proposed zone and land use reclassifications to support a multi-
family housing project would reduce the pressure on the County housing market by increasing the inventory 
for workforce and student housing.   

CONCLUSION 
Based on the findings above, it is requested that the BOS grant the petition to initiate the planning process to 
process a zone reclassification, from Residential Agriculture (RA-2.5 D) to Residential Multi-Family (RM), and 
a Local Coastal Plan (HBAP) amendment, from Rural Residential (RR) to Residential/Medium Density (RM), 
of the SN Indianola project parcels. If you have any questions regarding this matter, please contact me at (707) 
798-6438. 

 

Sincerely, 

Signed and Submitted to Humboldt County on September 21, 2022 

Annje Dodd, PhD, PE 
Principal Engineer 
 
Attachments:  SN Indianola, LLC Site Plans 

• Sheet C0 - Plot Plan, Vicinity Map, Site Notes 
• Sheet C1 - Existing and Proposed Zoning 
• Sheet C2 - Existing and Proposed Land Use 
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