CITY OF ARCATA
PLANNING COMMISSION MEETING
Council Chamber

February 27, 2018

736 F Street, Arcata

Tuesday, 6:00 p.m.
AGENDA

Special accommodations for the disabled who attend City meetings can be made in advance by
contacting the City Clerk at 822-5953. Assistive listening devices are available.
Pursuant to Government Code section 54957.5, all writings or documents relating to any item on
this agenda which have been provided to a majority of the Planning Commission, including those
received less than 72 hours prior to the Planning Commission meeting, will be made available
for public inspection in the agenda binder located on the counter in the lobby at Arcata City Hall,
736 F Street, during normal business hours, and on the City's website at www.cityofarcata.org.
PLEASE NOTE: Speakers wishing to distribute materials to the Planning Commission at the
meeting are requested to provide 10 copies to the assigned project Planner.
I.

CALL TO ORDER.

II.

ORAL COMMUNICATIONS.
This time is provided for people to address the Commission or submit written
communications on matters not on the agenda. At the conclusion of all oral and
written communications, the Commission may respond to statements. Any request
that requires Commission action will be set by the Commission for a future agenda or
referred to staff.

III.

CONSENT CALENDAR.
All matters on the Consent Calendar are considered to be routine by the Commission
and are enacted in one motion. There is no separate discussion of any of these items.
If discussion is required, that item is removed from the Consent Calendar and
considered separately. At the end of the reading of the Consent Calendar,
Commissioners or members of the public can request that an item be removed for
separate discussion.
A.

IV.

Approve Planning Commission Minutes – Regular Meeting – February 13,
2018, 6:00 p.m.

ITEMS REMOVED FROM CONSENT CALENDAR.
Items removed from the Consent Calendar will be heard under this section.
Commissioners will provide Ex Parte communications prior to discussion of any item
removed from the Consent Calendar.

1

2/27/2018 Planning Commission

V.

PUBLIC HEARINGS.
Prior to opening each public hearing, Commissioners will provide Ex Parte
disclosures. Disclosures include a summary of information and sources gathered
outside of the public hearing.
A.

Consider a Recommendation to the City Council for Approval of the
Required Permits and Development Agreement Terms and Certification of
the Draft Environmental Impact Report for the Village Student Housing
Project at 2715-2920 St. Louis Rd.; File No. 156-179-GPA-ZA-PM-DR-PDDA-GPC.
At the February 13, 2018, Planning Commission meeting the Commission
received a presentation on the project by the applicant and deliberated on the
project’s conformity to the multi-family design guidelines in the General Plan.
The Commission had several requests of the applicant which will be presented at
this meeting. The discussion centered primarily on specific Design Review
topics including, but not limited to, landscaping, parking lot lighting, screening,
solar panels, building height and massing, and architectural design. An outline of
actions for this meeting has been included as Attachment A. Once deliberations
on the Design Review permit have concluded, staff recommends that the
Commission return to the final deliberation on the Land Use and Planning
section of the Draft Environmental Impact Report (DEIR), and finalize a
recommendation on the remaining land use actions and draft Development
Agreement terms.
RECOMMENDATION:
Staff recommends that the Planning Commission: 1) open the continued public
hearing and receive a brief staff report and design review presentation by the
applicant; 2) conclude deliberation on the findings for the Design Review Permit
and all other entitlements, including the terms of the draft Development
Agreement; 3) conclude deliberation on the draft Environmental Impact Report
(EIR) and direct staff to return on a date certain with the Final EIR for
recommendation to the City Council and a Resolution recommending approval
of the project with draft Findings and Conditions of Approval; and 4) open
public comment, time permitting.
This item was continued from the February 13, 2018, Planning Commission
Meeting.

VI.

BUSINESS ITEMS.
A. Annual Report of the Planning Commission.
1. Planning Commission Annual Report 2017
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VII.
VIII.

CORRESPONDENCE/COMMUNICATIONS.
ADJOURNMENT.
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CITY OF ARCATA
PLANNING COMMISSION MEETING
Council Chamber

February 13, 2018

736 F Street, Arcata

Tuesday, 6:00 p.m.

I.

CALL TO ORDER.
The meeting was called to order by Vice Chairman Judith Mayer at 6:00 p.m.
PRESENT: Mayer, Tangney, Barstow, Baker (7:20 p.m. – 10:27 p.m.),
Orth (6:00 p.m. – 7:18 p.m.), McCavour
ABSENT:

II.

Flint

ORAL COMMUNICATIONS.
None.

III.

CONSENT CALENDAR.
The Consent Calendar was unanimously approved based on a motion by Tangney and
second by McCavour.
Ayes: Tangney, McCavour, Mayer, Orth, Barstow. Noes: None. Absent: Baker, Flint.
Abstentions: None.
A. Approve Planning Commission Minutes – Regular Meeting – January 23,
2018, 6:00 p.m.

IV.

ITEMS REMOVED FROM CONSENT CALENDAR.
None.

V.

PUBLIC HEARINGS.
A. Approve the Boughton Design Review Permit, and Adopt a California
Environmental Quality Act Categorical Exemption; 1899 and 1901 11th St;
Assessor's Parcel Numbers (APN) 505-221-022 and -023; File No. 178-021-DR.
This project was continued from the January 9th Planning Commission meeting to
allow the applicant to revise the plans as recommended. At the February 13th
meeting, Planner Burnett provided a staff report to outline the changes that have
been made by the applicant. After completing deliberations, the Commission
agreed to approve the project with several amendments to the proposed Conditions
of Approval. The amendments to Conditions of Approval B-1.b include: 1)
removing the requirement of a gable end on the roof of the proposed residence on
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Ayes: Tangney, McCavour, Mayer, Orth, Barstow. Noes: None. Absent: Baker,
Flint. Abstentions: None.
B.

Approve a Use Permit and Design Review Permit for Royal Key Organics at
4701 West End Road; File No. 178-025-UP-DR.
After a staff report provided by Planner Mateer, the Commission received public
testimony and deliberated on the project. On a motion by McCavour and a second
by Tangney, the project, including the findings, conditions of approval and a
§15301 CEQA exemption, was unanimously approved as proposed.
Ayes: Tangney, McCavour, Mayer, Orth, Barstow. Noes: None. Absent: Baker,
Flint. Abstentions: None.

C. Approve a Use Permit and Design Review Permit for Humboldt Sun Grower's
Guild and Bosim at 55 Ericson Court; File No. 178-016-UP-DR.
After a staff report provided by Planner Mateer, the Commission received public
testimony and deliberated on the project. On a motion by McCavour and a second
by Barstow, the project, including the findings, conditions of approval and a
§15301 CEQA exemption, was unanimously approved as proposed.
Ayes: Tangney, McCavour, Mayer, Orth, Barstow. Noes: None. Absent: Baker,
Flint. Abstentions: None.
D. Consider a Recommendation to the City Council for Approval of the Required
Permits and Development Agreement Terms and Certification of the Draft
Environmental Impact Report for the Village Student Housing Project at
2715-2920 St. Louis Rd.; File No. 156-179-GPA-ZA-PM-DR-PD-DA-GPC.
Prior to the start of the public hearing for the Village project, Commissioner Orth
recused herself due to a new conflict pertaining to her employment. Commissioner
Baker joined the meeting at this time. Vice Chair Mayer opened the public hearing
and asked for a staff report which was delivered by Director Loya. Mayer then
requested a presentation by the applicant which was provided. The Commission
asked several questions of the applicant and then brought the item back to the
Commissioners for deliberation. With the goal of completing discussions on the
Design Review permit, the Commission deliberated on the following items: the
three architectural styles, landscaping, solar panels, and other items. A punch list of
items for the applicant to return with was suggested and provided. The Commission
then worked through the General Plan Policies in Section D-5a of the Design
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Lot 1; 2) causing the addition of a belly band on both of the proposed residences be
made optional; 3) the prohibition of vertical sliders be removed; and 4) the addition
of paver blocks or other approved pervious paving materials for the driveway and
turnaround areas should be added as an option for the applicant. The amended
project, including the findings, Conditions of Approval and a §15303 CEQA
exemption, was unanimously approved based on a motion by Tangney and second
by Barstow.

3.A
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The Vice Chair then opened the floor for public testimony and several members of
the public spoke on the project. Vice Chair Mayer asked for a motion to the item to
the next meeting. On a motion by McCavour, a second by Baker, and Tangney
declining, on a 4-1 vote, the Village project was continued to the February 27,
2018, meeting.
Ayes: McCavour, Mayer, Baker, Barstow. Noes: Tangney. Absent: Orth, Flint.
Abstentions: None.
VI.

BUSINESS ITEMS.
A.

Annual Report of the Planning Commission
Given the late hour, Vice Chair Mayer asked to postpone review of the draft
Annual Report until the next meeting. On a motion by Tangney and a second by
Baker, this item was unanimously moved to the February 27th agenda.
Ayes: Tangney, McCavour, Mayer, Orth, Barstow. Noes: None. Absent: Baker,
Flint. Abstentions: None.

B.

Priority Goals
Director Loya went over the City Council Priority Goals with special
consideration given to the Council-identified priorities of updating specific
elements of the General Plan and the preparation of a Strategic Housing Plan.

VII.

CORRESPONDENCE/COMMUNICATIONS.
Director Loya informed the Commission that the Council's Goal Setting sessions will be
occurring Thursday and Friday, February 15th and 16th, between 9:00 a.m. and 12:00
p.m. in the Council Chambers. There were no communications shared by
Commissioners.

VIII.

ADJOURNMENT.
By order of the Vice Chair, the meeting was adjourned at 10:27 p.m.
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Element (pgs 107- 109 of the hearing packet) and concluded that, other than policy
#1 pertaining the scale and character of the buildings, the project as revised (3
stories on the west and 4 stories on the east), generally meets the design policies for
multi-family development.

5.A

STAFF REPORT
PLANNING COMMISSION MEETING
February 27, 2018
TO:

Honorable Chair and Commissioners

FROM:

David Loya, Director of Community Development

PREPARER:

Alyson Hunter, Senior Planner

DATE:

February 16, 2018

TITLE:

Consider a Recommendation to the City Council for Approval of the Required
Permits and Development Agreement Terms and Certification of the Draft
Environmental Impact Report for the Village Student Housing Project at 27152920 St. Louis Rd.; File No. 156-179-GPA-ZA-PM-DR-PD-DA-GPC.

RECOMMENDATION:
Staff recommends that the Planning Commission: 1) open the continued public hearing and receive a
brief staff report and design review presentation by the applicant; 2) conclude deliberation on the
findings for the Design Review Permit and all other entitlements, including the terms of the draft
Development Agreement; 3) conclude deliberation on the draft Environmental Impact Report (EIR)
and direct staff to return on a date certain with the Final EIR for recommendation to the City Council
and a Resolution recommending approval of the project with draft Findings and Conditions of
Approval; and 4) open public comment, time permitting.
This item was continued from the February 13, 2018, Planning Commission Meeting.
INTRODUCTION:
At the February 13, 2018, Planning Commission meeting the Commission received a presentation on
the project by the applicant and deliberated on the project’s conformity to the multi-family design
guidelines in the General Plan. The Commission had several requests of the applicant which will be
presented at this meeting. The discussion centered primarily on specific Design Review topics
including, but not limited to, landscaping, parking lot lighting, screening, solar panels, building
height and massing, and architectural design. An outline of actions for this meeting has been
included as Attachment A. Once deliberations on the Design Review permit have concluded, staff
recommends that the Commission return to the final deliberation on the Land Use and Planning
section of the Draft Environmental Impact Report (DEIR), and finalize a recommendation on the
remaining land use actions and draft Development Agreement terms.
At its last meeting, the Commission went through the multi-family design guideline policies in the
Land Use Element of the General Plan. This discussion was intended to inform both the conclusion
of discussions on the Land Use section of the DEIR as well as the Design Review permit. The first
criteria relating to a proposal maintaining the scale and character of other residential structures in the
immediate vicinity and avoid abrupt changes in height and bulk between structures was the most
challenging for the Commission. The majority of the Commission appeared to accept a design using
Packet Pg. 7
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Style 1 (Attachment B) with three stories on the westerly two buildings and four stories on the
easterly two buildings. The discussion on design policies 2 – 10 resulted in consensus in the
affirmative with the addition of the following details:
1. Architectural elevations showing 2-, 3- and 4-story elevations of styles 1 and 2;
2. Exterior materials for styles 1 and 2;
3. An explanation on the feasibility of creating a split or stepped 2-to-3 story set of
buildings on the western portion of the site;
4. Floorplans for architectural styles 1 and 2;
5. Building heights for each of the styles;
6. Estimated amount of rooftop solar facility needed for the project;
7. Revised landscape plans that show more native plantings and edibles, as well as more
detail on trees/shrubs used for parking lot and general project screening with spacing and
mature height of vegetation indicated; and
8. Discussion of how to soften the building appearance through the use of architectural
features and landscaping.
The applicant will address these items in his presentation and will provide additional items requested
by the Commission for its Design Review at the meeting.
In addition to finding general consistency with the policies of the General Plan above, the Design
Review Permit, in accordance to Section 9.72.040.F of the Land Use Code, should consider the
following “standards”. The following standards track the objectives of the General Plan’s Design
Element discussed above:
1. Providing architectural design, building height and massing, and scale appropriate to and
compatible with other structures on the site and in the immediate vicinity of the site;
Like the first item above, the Commission may not be able to find that the project, as
proposed, is appropriate for the site and immediate vicinity as it relates to height and
massing. The Commission may find, however, that a reduced size project that alleviates
perhaps some of the concerns of the neighbors to the west, is more compatible. If this is
possible, the Commission can recommend that the City Council approve a version of the
project that meets this objective.
2. Providing attractive and desirable site layout and design, including, but not limited to,
building arrangement, exterior appearance and setbacks, drainage, fences and walls,
grading, landscaping, lighting, signs, etc.;
The site design features mentioned have been included in the project and should be
considered in the Commission’s deliberations on the Design Review Permit. The
Commission should also make a recommendation on its preferred exterior elevation from
the four options available to it: the original design and the three alternative designs.
3. Providing efficient and safe public access, circulation, and parking;
Through the development of a portion of the Rail with Trail, a new pedestrian trail to
Maple Lane, and a new transit stop on St. Louis Rd., the project proposes significant nonvehicular and transit improvements to help meet the City’s multi-modal goals. Although
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considerable public testimony suggests that there will not be enough parking/vehicle
storage provided onsite, at 369 spaces (plus 185 bike and 20 motorcycle spaces), the
project does propose over the number of spaces required by the zoning code.
4. Providing appropriate open space and landscaping, including the use of water efficient
landscaping;
According to the Landscape Plan, approximately 36% of the ten acre property will be left
in a permeable condition which entails a combination of landscaped and natural areas.
This exceeds the 10% minimum requirement of the zoning code. The project’s irrigation
and maintenance plans incorporate requirements of the City of Arcata's Water Efficient
Landscape Ordinance (WELO).
5. Showing consistency with the General Plan, Local Coastal Program, and any applicable
specific plan; and
Consistency with the General Plan is a subjective consideration that the Planning
Commission has made for every permit that it has reviewed as every permit type includes a
consistency finding. On smaller projects, the consistency with and conformance to the
General Plan finding is no less important that on larger, controversial projects. At its
February 13, 2018, meeting, the Commission went through all ten of the Land Use Element’s
design guidelines for multi-family development and was generally able to find consistency
with all; some require more detail which will be provided.
6. Complying with any applicable design guidelines or design review policies.
The Design Guidelines and design review policies currently reside in the Design Element
of the General Plan described in depth in the section above.
Staff recommends the Planning Commission identify a design that will satisfy the Design Review
policies and standards. This determination will in turn result in compatibility with the General Plan
and inform the discussion about the impact on the environment with respect to Land Use and
Planning (see table below). The Commission should finalize deliberations on the DEIR.
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Development Agreement Draft Terms. The draft Terms remain the same (Attachment C).
Draft Findings and Conditions of Approval. The most recent draft Findings and Conditions of
Approval are included as Attachment D.
Resolution. When the Commission has finalized its recommendations on all aspects of the project, it
will adopt Resolution PC-17-06 as the instrument by which its recommendations will be forwarded
to the City Council.
Public Comment. All public comment letters received at or after the February 13, 2018, Planning
Commission meeting are included as Attachment E. Please note that the comment period for the
DEIR ended on January 16th and, subsequently, all letters with comments on the DEIR have been
submitted to the EIR consultant.
ENVIRONMENTAL REVIEW (CEQA): Once deliberations have concluded and
recommendations for any substantive revisions to the DEIR have been provided to staff, the Final
EIR will be prepared. The Commission will hold one final meeting at which it will review the FEIR
and make a recommendation to the Council as to the FEIR’s adequacy. The content of the FEIR
includes the revised body of the EIR and formal responses to all substantive comments received
from the public and throughout the public hearing process. The FEIR will be presented to the City
Council for its certification along with the Commission’s recommendations on the permits and
Development Agreement term sheet.
ATTACHMENTS:
A. Revised Outline of Actions 02-27-18
(PDF)
B. Alternative Village Elevations
(PDF)
C. Draft Term Sheet 02-27-18 PC (PDF)
D. Draft Findings and COAs 02-27-18
(PDF)
E. Letters Received After 02-13-18 Packet Preparation

(PDF)
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I. Make a recommendation on all of the discretionary permits. Note: If a majority of the PC can
make required findings for 5 of the 6 permit actions, for example, it may move forward with a
recommendation of approval of all, but the ______________ permit/action.
a. Issues:
i. Design Review Permit
ii. General Plan and Zoning change to RH
iii. Parcel Merger
iv. Planned Development combining zone and PD permit
v. General Plan Conformance for disposal of public road
b. Decision:
i. Is the project compatible with the neighborhood and does it generally follow the
policies of the multi‐family section of the Design Element, and other pertinent sections
of the General Plan? Yes/No.
ii. Should the general plan/zoning be changed from IL/RL to RH? Yes/No
iii. Should the parcels be merged? Yes/No
iv. Should the Planned Development combining zone be added to the RH zone and the
implementing PDP be approved? Yes/No
v. Is the disposal of a portion of St. Louis Rd. consistent with the General Plan? Yes/No
c. Action:
i. Design Review. If “Yes”, recommend approval of the permit. If “no”, but could be “yes”,
with modifications, recommend that the Council approve a modified design/layout. If
“no”, recommend denial of the DR Permit.
ii. Amendment. Yes? Recommend approval of the amendment. No? Recommend that the
Council deny the amendment.
iii. Merger. Yes/No
iv. Planned Development and PDP. Yes/No
v. Disposal. Yes/No
II. Finalize deliberations on the DEIR
a. Issues:
√ Aesthetics
√ Population/Housing – Growth Inducing Development
i. Land Use/Planning
b. Discussion:
i. Land Use/Planning – will this project conflict with the General Plan? Yes/No
c. Action: If the answer is “Yes” to the above issue, will the project’s social and economic benefits
outweigh the impacts? Yes/No
i. If “Yes”, recommend that the Council consider adopting a Statement of Overriding
Conditions
ii. If “No”, recommend to the Council that they not certify the EIR as the impacts are
significant and unavoidable, the impacts cannot be mitigated to a level of less than
significant and the project should not be approved as proposed.
III. Make a recommendation on the Development Agreement
a. Issues: Are the terms for the draft DA appropriate and comprehensive?
b. Decision: Yes or No
c. Action: Recommend that the Council adopt the DA based on above decision
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Revised Outline of Actions for the February 27, 2018, Planning Commission Meeting

Attachment: B. Alternative Village Elevations (1697 : Village #8)

5.A.b

Attachment B
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CITY OF ARCATA
Term Sheet

PROJECT NAME:

The Village Student Housing

PROJECT LOCATION:

2715 – 2920 St. Louis Rd.

PURPOSE:

The project will provide up to 800 beds designed for student living, including a

range of amenities targeted at student life. The project requires an amendment to the underlying
zoning and, considered with the development potential in the City, including the other projects,
the General Plan planned target population will be met. In addition, the project environmental
review has identified significant traffic impacts at various intersections related to the project and
its cumulative effects. Furthermore, to reduce potential impacts on views to the east from the
Stromberg Subdivision and to ensure adequate parking for the project, the Developer has
requested to obtain St. Louis Road.

PROCESS:

The Planning Commission will consider the terms of the Development Agreement

(Agreement) and make a recommendation to the City Council. The City Council will modify or
accept the terms of the Agreement and Authorize the City Attorney to draft and the City
Manager to execute the Agreement. The Agreement will be entered into only after certification
of the Environmental Impact Report and approval of the project.

PROJECT:

The Project is a new purpose-built, student housing community comprised of a

maximum of 240 units (800 beds) in four 4-story buildings each with an interior courtyard for
socializing and studying. The proposed development will occur on an underutilized industrial
site. To facilitate the proposal, the applicant, AMCAL Equities, LLC, has submitted an
application, fees, and supporting documents to undertake a General Plan and Zoning Map
amendment to change the existing land use and zoning designations from Industrial Limited
(IL)/Residential Low Density (RL) to Residential High Density (RH), a Parcel Merger, Design
Review for both the development of the new buildings and the demolition of existing structures,
and a Planned Development (:PD) overlay zone. The :PD overlay zone will include a Type “C”
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Planned Development Permit to allow the 35’ height limit of the RH zoning district to be
exceeded. The allowed height in the Industrial Limited zoning district is 45’. The project also
requires a General Plan Consistency finding for the vacation/abandonment of a portion of St.
Louis Rd. for parking and trail purposes.

DEVELOPER: AMCAL Equities, LLC.

KEY CONDITIONS – DEVELOPER OBLIGATIONS:
1. Comply with all terms and conditions of project approvals

Wastewater Treatment Plant Off-Set Fee as outlined in the City’s Wastewater Treatment
Memo dated June 23, 2017.
Prior to the issuance of certificate of occupancy, pay to the City of Arcata the fair
share of the fee identified in the Central Arcata Areawide Traffic Study as established
by the City Council.
3. Agrees to pay by the project’s certificate of occupancy all water connection, sewer

connection, drainage, recreation, mitigation fees, and public improvement fees at rates
in effect as of the date on which a complete building permit application is filed if paid
within three years of that date.
4. Create a certified LEED Silver housing development that includes solar panels.
5. Continue to manage the facility as a student housing facility generally consistent with

the approved project description for a minimum of 20 years. This on-going requirement
will be transferable to successors and any other future interests in the property.
6. Revert ownership of the road right of way to the City if the terms of this Agreement

are not satisfied.
7. Provide an easement to the City for emergency ingress and egress, and utilities, and

public non-vehicular access over the former St. Louis Road right of way.

KEY CONDITIONS – CITY OBLIGATIONS:
1. Comply with all project approvals and cooperate with processing all applications for

permits and approvals.
2. Agree to a review timeline of not more than 30 working days for all first reviews of

building permits applications and submittals including but not limited to:
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2. Prior to the issuance of certificate of occupancy, pay to the City a sum of $75,000 as a
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demolition, site grading, foundations, and buildings (outside plan-check timelines
are out of the control of the City or City employees) and not more than 10 working
days for subsequent reviews. Developer may be subject to outside plan-check fees in
order to maintain this schedule.
3.

Accept the wastewater improvement funds and use $60,000 on a direct project to
offset the project’s treatment needs. The remaining $15,000 may be used for planning
and permitting the future treatment plant components.

4. Accept the traffic fee and retain it in a segregated account to pay for the

improvements identified in the EIR. Any funds collected may be added to a future

private funding sources to make the improvements. These funds shall neither be
refundable nor subject to return, but may not be used for any other purpose by the
City.
5. Work with Caltrans and HSU to fund, design, and install the improvements.
6. Consent to and cooperate with any funding applications submitted by the developer to

pay for off-site improvements. No additional improvement shall be required if
alternative funding sources are identified.
7.

Provide approvals for separate demolition, grading, foundation, and building permits
that the developer may pull over the course of the entitlement period to efficiently
construct the project with Developer’s execution of an indemnification for any
improvements approved at an earlier stage that are modified in a later stage of review.

8. Transfer fee title, retaining emergency, utility, public ingress/egress through to Eye

Street and across the Rail with Trail
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Traffic Mitigation Impact Fee program and may be combined with other public and
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DRAFT FINDINGS AND CONDITIONS OF APPROVAL
OF THE CITY COUNCIL OF THE CITY OF ARCATA
File Number: 156-179-GPA-ZR-PM-DR-PD-GPC-DA
(APNs 503-372-002-006, 503-022-011, -02, located at 2715-2920 St. Louis Rd)
Approved ________________, 2018

I. FINDINGS

A. §9.92.050.A General Plan Amendment Findings. An amendment to the General Plan, zoning map
or this Land Use Code may be approved only if all of the following findings are made, as applicable
to the type of amendment.
1. The proposed amendment is consistent with all other provisions of the General Plan;
The proposed amendment to change the subject property’s land use designation from Industrial
Limited (IL) to Residential High Density (RH) and to amend the General Plan map accordingly,
is consistent with the other provisions of the plan including, but not limited to:
Community Vision – the authors of the General Plan envisioned an Arcata that, over the next 20
years, would continue to emphasize and protect our natural beauty, grow wisely without
sprawling into our resource lands, and encourage architectural diversity, all while realizing the
benefits that Humboldt State University (HSU) brings to the City. This project proposes a new
“shed moderne” architectural style that is outside the normal style for Arcata, but nonetheless,
promotes the City’s policies of infill and the redevelopment of vacant or underutilized former
industrial lands that are already served by public roads and other utilities while providing much
needed housing for our major stakeholder, HSU.
Land Use – If the amendment changing the land use designation from Industrial Limited to
Residential High Density is approved, the project will meet the general goals and policies of the
General Plan, including through the provision of “planned residential developments” in Policy
LU-2d.
Historic Preservation and Design – The project includes the demolition of two large metal
buildings that were developed in the 1940s in conjunction with the original lumber mill uses on
the site. They have fallen into considerable disrepair over the ensuing years. The buildings are
not considered to retain significant value as historic resources, nor has the Historic Sites Society
of Arcata recommended any further study. As for the proposed development, it adheres to the
objectives of Policy D-5a, Multi-Family Housing Design, but exceeds what the City is used to
in terms of being of a scale and character of other residential structures in the vicinity. This is
the largest housing project in Arcata’s history and proposes the tallest construction off-campus
other than the Jacoby Storehouse which is four stories including the basement. It is ironic that
one of Arcata’s oldest and most cherished historic buildings is the comparable in terms of
height and massing.
Transportation - In terms of traffic and traffic impacts, the project will contribute significantly
to a decrease in vehicular Level of Service at several intersections for which it will pay its fair
share to improve. It will also develop two new pedestrian trails, including a portion of the City’s
Rail with Trail, and a new transit stop to help encourage the use of other modes.
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The following findings must be made by the review authority in order to approve the project. The findings
are reflected below in italics. Staff’s recommendation follows.
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Growth Management and the Housing Element - The Growth Management and Housing
Element both discuss the importance of limiting expansion into the resource lands surrounding
the city limits and focusing on infill projects to satisfy housing needs.
Public Facilities - It has been determined through the referral process that utility infrastructure
can accommodate the proposed development assuming the payment of standard connection fees
and the additional impact fee to be collected as part of the Development Agreement.

2. The proposed amendment would not be detrimental to the public interest, health, safety,
convenience, or welfare of the City;
There is no indication that the proposed amendment would be detrimental to the public interest,
health, safety, convenience or welfare of the City. As described in the draft EIR, the project will
not result in significant water, air, or noise pollution or other impacts (other than traffic and the
potential for impacts to habitat enjoyed by several special status species) in the long term.
Referral agencies either had no comment or their concerns have been addressed in the
Conditions of Approval and/or as mitigation measures in the draft EIR.
3. The affected site is physically suitable (including absence of physical constraints, access, and
compatibility with adjoining land uses, and provision of utilities) for proposed or
anticipated uses and/or development.
Once the property has been cleared of the existing development, it will be physically suitable
for the proposed use. The project site is outside any hazards areas and is served by public roads
and utilities. The neighborhoods to the west and south are single-family residential and consist
mostly of single-story houses. The property is abutted to the north by several uninhabited
residences and a lumber mill, and US 101 and the inoperable railroad tracks to the east.
Although the proposed project is high-density in nature, at it proposes a lower density than what
would be allowed given the size of the property (320± units). The existing large metal
warehouse building on the site is between 30-40’ tall and is located proximately 100’ from the
western property line. The proposed 50’ tall buildings will be located ±230’ from the western
property line.
B. §9.92.050.B Zoning Map and Land Use Code Amendment Findings. An amendment to the
General Plan, zoning map or this Land Use Code may be approved only if all of the following
findings are made, as applicable to the type of amendment.
1. Findings required for all Zoning Map and Land Use Code text amendments:
a.

The proposed amendment is consistent with the General Plan;
As mentioned in A. above, the proposed Zoning Map amendment is consistent with the
applicable sections of the General Plan.

b.

The proposed amendment would not be detrimental to the public interest, health, safety,
convenience or welfare of the City.
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Safety - Given the magnitude of the project in terms of a concentration of people, the project
was referred to the Arcata Police Department which commented that the presence of 24/7 onsite
management and strict 0-Tolerance policies minimize its concerns for creating an undue burden
on the Department’s response abilities.
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As mentioned in A. above, and according to comments from referral agencies, the
proposed amendment will not be detrimental to the public interest, health, safety,
convenience or welfare of the City.

The proposed development site is not in an area of mapped geologic, fire, flood or earthquake
hazards. The new development will be served by public roads and utilities. The City Engineer
indicates that no new water or sewer infrastructure will be needed to serve the project. The site
layout is designed to accommodate the existing 8” sewer main through the site and emergency
response equipment and fire apparatus.
C. §9.72.040 Design Review. The purpose of Design Review is to ensure that the design of the
proposed development and new land uses assists in maintaining and enhancing the natural beauty,
historic and rural character of the community.
Is the project compatible with the neighborhood?
The project proposes a modern development consisting of four 4-story (50’) buildings in a
transitional area that has both remnant industrial uses (Mad River Lumber to the north), traditional
1950s/60s single-family subdivisions to the west and south (Stromberg and Sunset), a higher density
single-family development to the northwest (Janes Creek Meadows), the transportation corridors of
the railroad and highway to the east and beyond those, mixed residential housing east of the
highway and the Humboldt State campus. Staff recommends that the Commission find the proposed
high-density residential development more conforming to the neighborhood than the existing
industrial uses on the site or the potential new, and possibly higher impact, industrial uses that
would be allowed if the property was to remain planned and zoned Industrial Limited. The project
represents classic in-fill development and implements the direction that the City has been headed in
the last several years regarding the reuse and redevelopment of vacant and underutilized industrial
spaces.
The modern architectural shed-roof style design with glass, plaster, metal, Cementous siding and
environmental (faux) stonework is in stark contrast to the classic smaller development throughout
Arcata that typically blends more with the historical or post-war aesthetic of the town. The design of
the structures more resemble the Behavioral & Social Sciences building (ca. 2007) on the HSU
campus than anything else in town. The Craftsman’s Mall property is not in a Neighborhood
Conservation Area, nor is this area nearby an NCA. The designers are taking a bold leap in
introducing a new modern style onto the Arcata landscape.
D. §9.84.060 Parcel Merger. There are no findings for Parcel Merger. The Land Use Code states in
§9.84.060A.1 that Parcels may be merged in compliance with Map Act Sections 66499.20-1/2, or
66499.20-3/4; provided that a merger in compliance with Map Act Section 66499.203/4 shall require the recordation of an instrument evidencing the merger in the same manner as
required by Map Act Section 66499.20-1/2.
The project is conditioned on the recordation of a Notice of Merger prepared by a licensed Land
Surveyor which will satisfy the instrument requirement in Map Act Section 66499.20-1/2.
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2. Additional findings for Zoning Map amendments: The affected site(s) is physically suitable
(including absence of physical constraints, access, compatibility with adjoining land uses, and
provision of utilities) for the requested zoning designation and proposed or anticipated uses
and/or development.
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The applicant wishes to utilize the :PD combining zone and subsequent PDP to exceed the
underlying RH zoning district’s height limit of 35’ and to eliminate the individual recreation space
requirements of §9.42.130 of the LUC. This section requires that each unit have 150 sq. ft. of
private recreation space which usually comes in the form of a balcony or small fenced porch
attached to the unit. This same section allows the review authority to alter this requirement based on
the provision of other alternative recreation areas. Given the extensive recreational amenities
(indoor gym and club house, basketball court, BBQ and picnic areas, community garden) provided
by the project, Staff recommends that the Commission grant the request. The height exception from
35’ to 50’ also accommodates a smaller footprint for the buildings leaving more impervious surface
for open space, landscaping and stormwater management. Once the :PD is ascribed to the
underlying RH zoning district, the project requires a Planned Development Permit, for which
findings for approval follow.
F. §9.72.070 Planned Development Permit (PDP). The PDP is needed to implement the :PD
combining zone. There are three types of PDPs; this project falls under the Type “B” PDP because
it requires an exception to two development standards: the height limit of the RH zone and the
private recreation space requirement. The findings for a Type “B” PDP include those for a Type
“A” :
1. Findings for Type “A” Planned Development Permits:
a. The proposed project carries out the policies and intent of the General Plan, Local
Coastal Program and any applicable specific plan.
The intent of the Residential High Density land use designation is to provide multifamily residential units to a density between 15.01 – 32 units per acre. The proposed
project will be providing a density of ±24 units per acre. The project is not in the Coastal
zone nor is it governed by a specific plan.
b.

The proposed project is in compliance with all of the applicable provisions of this Land
Use Code.
Other than the height exception and the exception to the required private recreation
space, the project meets the provision of the Land Use Code.

c.

Proper standards and conditions have been imposed to ensure the protection of the
public health, safety and welfare.
The requirements of City and other agencies have been incorporated as Conditions of
Approval or mitigation measures in the EIR to ensure that the project will not result in a
negative impact on the health, safety and welfare of the public.

d.

The proposed project will not circumvent the intent of protecting Environmentally
Sensitive Habitat Areas or significant historic resources, and consideration will be given
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E. §9.28.070 Planned Development (:PD) Combining Zone. The :PD overlay is intended to
allow development of land as a single unit by taking advantage of modern site planning techniques
to result in a more efficient use of land and a better living environment than is otherwise possible
through strict application of development standards. The objective is to provide a means for project
design to more effectively respond to on-site environmental resources, adjacent
neighborhood character, and community needs, than a project that is possible only in compliance
with the requirements of the primary zoning district.
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to impacts on areas with steep slopes, waterways, wetlands or riparian areas, or
significant cultural or historic resources.

e.

The subject site is adequate in terms of size, shape, topography and existing conditions
to accommodate the proposed development.
Once the subject parcels are merged and the site cleared of existing development, it will
be able to accommodate the proposed project in terms of size, shape, topography and
existing conditions.

2.

Findings for Type "B" Planned Development Permits:
a.

All findings listed for Type "A" Planned Development Permits in Subsection
9.72.070.G.1, above, except for G.1.b.
See 1.A above

b.

The proposed project meets the intent of all applicable provisions of this Land Use
Code relating to both on-site and off-site improvements that are necessary to
accommodate flexibility in site planning and property development and to carry out the
purpose, intent, and requirements of this Section and the respective base zoning district,
including prescribed development standards and applicable design guidelines.
The project proposes a high-density residential development for matriculated HSU/CR
students within ½ mile of the HSU campus. The applicant has agreed to develop two
pedestrian paths, a transit stop and to contribute its fair share cost of identified future
traffic and wastewater treatment facility improvements in an effort to reduce traffic
impacts and provide needed capital for planned improvements at the treatment plant.
The project includes onsite recreation and open space amenities, and parking and
landscaping improvements that meet the purpose and intent of the base RH zoning
district. Other than the height and the private recreation space requirements, the project
meets the standards and applicable design guidelines of the Land Use Code and General
Plan.

c.

The proposed project is designed to ensure compatibility with adjacent uses within
the zoning district and general neighborhood of the proposed development.
The proposed amendment from Industrial Limited to Residential High Density will be
more compatible to the larger Sunset Avenue area than the existing uses or the potential
uses under the existing land use and zoning designation. The area west of the US 101
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The lower portion of the property contains 2- and 3-parameter wetlands and potential
habitat for species of concern. Impacts to these areas will be less than significant with
mitigation incorporated. In terms of cultural and historic resources, an analysis was
performed by a qualified archaeologist who determined that the likelihood of
encountering pre-historic artifacts or other cultural resources is slim, but recommends
that the standard inadvertent discovery protocol be included as a Condition of Approval.
This has been added to the Conditions. This archaeologist also analyzed the built
environment concluding that the structures on the property are not historically significant
and that their destruction would not result in the loss of historic resources. The Historic
Sites Society of Arcata concurred with this finding.
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corridor south of Spear Avenue is generally mixed-density residential in nature other
than the subject property and the Mad River Lumber immediately to the north.
The proposed project will produce a comprehensive development of superior quality
(e.g. appropriate variety of structure placement and orientation opportunities,
appropriate mix of structure sizes, high quality architectural design, increased amounts
of landscaping and open space, improved solutions to the design and placement of
parking facilities, etc.) that might not otherwise occur from more
traditional development applications.
The proposal is the first 4-story purpose-built development of its size in Arcata’s
history. Although the project includes four of the same type and size of building, its
modern architecture provides a varied palette of exterior finishes, materials and
dimensions which results in a non-repetitive appearance. The landscaping, open space
and recreational amenities, LID-compliant stormwater management and other energy
and water conservation aspects of the proposed LEED Silver development will result in
a comprehensive planned development as intended by these provisions of the Land Use
Code.
e.

Each proposed exception is justifiable and will result in a more desirable development,
and development amenities are provided as identified in Subsection H. The
possible exceptions listed in Subsection B (Applicability) may be allowed when
the review authority first determines that a specific exception will result in a more
desirable development.
The additional 15’ height allows for the provision of a 4th floor which equals an
additional 60 units (depending on the unit type/size) thus minimizing the footprint for
each building to ±26,250 sq. ft. (minus the ±2,600 sq. ft. courtyards and interior paths
within each building). As an infill development, the applicant seeks to maximize height
while minimizing sprawl on the property. This also helps with stormwater management
and allows for adequate parking, open space and landscaping opportunities. The private
recreation (balconies) requirement can be accommodated through the various other
amenities provided onsite: multiple outdoor areas for recreating including a basketball
court, BBQ and picnic table areas, grassy areas for recreating, a community garden,
outdoor seating areas, etc.

f.

Proper on-site traffic circulation and control is designed into the development to ensure
interconnectivity with neighborhoods (i.e. vehicle, pedestrian, and bicycle), and
protection for fire suppression and police surveillance equal to or better than what
would normally be created by compliance with the minimum setback and parcel width
development standards identified in Article 2 (Zoning Districts and Allowable Land
Uses).
The exceptions requested are not for reduced setbacks or parcel width, but the project as
proposed does include onsite traffic circulation that meets the requirements of the Fire
District as well as the City’s Engineering Dept., and bike and pedestrian
interconnectivity that will help reduce impacts from vehicular traffic. The project site
has vehicular access to Eye St. on the south, but given the current condition of the local
streets to the south, Staff recommends minimizing that access to non-vehicular and
emergency users only. The project is conditioned accordingly. The applicant has agreed
to build a portion of the Rail with Trail as well as a new trail linking the site with Maple
Ln to the west creating a ½ mile path to the Westwood Shopping Center. The proposed
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d.
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development includes 24/7 onsite management and resident managers to address any
disturbances. The Village’s Operations and Management Plan was reviewed by the
Arcata Police Dept. which found it to be acceptable and an improvement over most
multi-family developments – of any size – which do not include any oversite of this
type.

The Village Student Housing Project seeks to acquire an approximately 520’ long portion of the St.
Louis Road right-of-way (ROW), classified as a local road, for purposes of the development of the
Rail with Trail and to provide additional parking, landscaping and stormwater management for the
project. The City Surveyor has concluded that the subject portion of the ROW is owned in fee by
the City with no known encumbrances. One of the terms of the Development Agreement is the
completion of an appraisal of the portion of the road to be incorporated into the project and the
creation of a Purchase & Sale Agreement detailing the value of the land. The area to be acquired by
the project will include several public parking spaces for non-residents to park for trail use as well
as an easement which will be held by the City for emergency access and other uses.
Given the dead-end nature of the existing road and its very limited use by anyone other than the
current users of the Craftsman’s Mall, Staff recommends that the Planning Commission find its
conveyance to the applicant for both public and private use compatible with the Bike & Pedestrian
Master Plan and the Transportation Element of the General Plan as it will result in the development
a portion of the Rail with Trail and support alternative modes of transportation.
H. §9.72.110 Development Agreements. A Development Agreement is a binding agreement entered
into between the City and an applicant pursuant to the requirement and procedures of state law and
this Chapter. An eligible project shall include a substantial contribution to infrastructure, open
space, affordable housing, community facilities, sustainable energy, or other public improvements
and amenities of benefit to the City that would not otherwise be obtained through applicable
development approval processes. The draft term sheet for the proposed Development Agreement is
included as Attachment F. Once the general terms have been agreed to, the Agreement form will be
prepared by the City Attorney and executed by the City Manager.
The City Council shall not approve and enter into a Development Agreement unless the
following findings are made:
1. The development agreement is consistent with the objectives and policies of the General
Plan and certified local coastal program.
Upon amendment of the General Plan, zoning map, and approval of the Type “B” Planned
Development Permit, the project will be consistent with the objectives and policies of the
General Plan including, but not limited to, the provision of housing for students (Housing
Element) on an underutilized infill property (Growth Management) while developing nonmotorized transportation options (Transportation Element) for the general public and the
students who will be residents of the project. The property is not located in the Coastal zone
and is, therefore, not subject to the City’s certified local coastal program.
2. The development agreement is consistent with the objectives set out in Section 9.72.110.B.3.
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G. §65402 California Government Code Requirements for General Plan Conformance. California
Government Code 65402 requires that the acquisition and disposal of real property by a public
entity be found consistent with that public entity’s general plan.
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According to this section, an application for a development agreement shall only be
considered if the application is submitted in conjunction with an application for rezoning,
a subdivision, a planned development, or other discretionary planning permit application
authorizing the development which is the subject of the proposed development agreement.
The Village Student Housing Project includes both a zoning and general plan amendment
and a planned development.

Given the scale of the project and the amenities to be provided in excess of those
improvements with direct nexus to impacts (mitigation measures directly relating to
environmental impacts (traffic impact fee, for example) and standard conditions of approval
(water and sewer connection fees, for example)), the City would benefit from having a
separate agreement that binds the developer to the performance of said improvements even
after entitlements are provided. In other words, the development of the two trails, the transit
stop and the payment of the wastewater treatment plant fees, may occur after the issuance of
Building Permits for the project and without the Development Agreement, the City would
not have an instrument with which we could bind the developer to complete the agreed
upon improvements.
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3. The use of a development agreement is solely at the discretion of the City Council upon
a finding that the development agreement is appropriate under the stated intent of this
Chapter and the circumstances of the project for which the agreement is sought.
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CONDITIONS OF APPROVAL
As Approved by the City Council on ___________________, 2018

A.

AUTHORIZED USES AND DEVELOPMENT - The approved Village Student Housing
Project shall comply with the Project Description in Chapter 1 (Introduction) of the Draft EIR
and as amended in Chapter 2 (Revisions to the Draft EIR) of the Final EIR.
Approval is granted for:
1) A Parcel Merger to merge Assessor Parcel Nos. 503-372-002, -003, -004, -005, -006, 505022-011, -012 into one parcel of approximately 10 acres in size. The resultant parcel will
retain vehicular access via St. Louis Road. A Notice of Parcel Merger will be prepared by a
qualified person using forms to be provided by the City of Arcata.
2) Vacation of a Portion of the St. Louis Road Right of Way (ROW). The Notice of Parcel
Merger shall include an easement for emergency vehicle access from the northern terminus
of Eye Street through the eastern portion of the subject property to the southern terminus of
the public portion of St. Louis Road as described in the instrument recorded resulting from
the vacation of a portion of the St. Louis Road ROW. The Notice of Parcel Merger shall be
recorded prior to the issuance of Building Permits.
3) A Zoning Map Amendment to change the zoning from Industrial Limited (IL) to Residential
High Density (RH) and apply the :PD (Planned Development) overlay zone to the affected
property. The :PD overlay zone will provide for the following Land Use Code (LUC)
exceptions:
a) Building height – the RH zoning district allows a max. building height of 35’ (LUC
Sec. 9.24.050). The project consists of four 4-story, 50’ tall buildings; and
b) Recreation space – Sec. 9.42.130.E of the LUC requires that multi-family residential
projects provide a min. of 150 sq. ft. of private recreation space (patio or balcony) for
each unit. The project consists of four fully-enclosed residential buildings without
private exterior spaces. This Code section allows the Review Authority to determine
a reduction in private recreation space based on the quantity and location of common
space, including the proximity of public recreational facilities like parks. The project
is located ±1,000’ from the City’s Larson Park which has bocce ball and tennis courts,
picnic facilities, a gazebo, playground and open space.
4) A General Plan Amendment to change the underlying general plan designation from
Industrial Limited to Residential – High Density (R-H).
5) A Design Review Permit for the demolition of all existing structures on the merged property
and the development of a new multi-family residential housing project including landscaping,
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The Type “B” Planned Development Permit, Parcel Merger, Design Review Permit, General Plan
Consistency, and Zoning Map and General Plan Amendments are approved subject to the conditions as
set forth herein. This approval also includes the vacation of a portion of the St. Louis Road right of way
(ROW) through the recordation of a Development Agreement. The Conditions of Approval are arranged
according to the timing of compliance and the City Department or Agency that establishes compliance
with the Condition.
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lighting, signage, parking lot design, Low Impact Development (LID) drainage and
stormwater facilities, recreational facilities and a segment of the Rail with Trail to provide
non-vehicular access to residents of the development as well as the public.
6) A Type “B” Planned Development Permit for exceptions to the development standards of
the zoning district. See 3) above for the subject exceptions.

A-1

COMPLIANCE WITH PLANNED DEVELOPMENT PERMIT, DEVELOPMENT
AGREEMENT, AND LAND USE CODE REQUIREMENTS. All future development shall
comply with the approved Planned Development Permit and Development Agreement.
Modifications to the Planned Development may be authorized as permitted in the City of Arcata
Land Use Code, §9.72.070.J – Planned Development Permit Amendment or its equivalent.
Except as modified by this action, the authorized uses and development shall comply with the
standards and provisions of the Land Use Code or equivalent, and other applicable provisions of
the Arcata Municipal Code. Change of uses may be modified through a Planned Development
Permit Amendment as reviewed and approved by the Planning Commission.

B.

PRIOR TO EARTHMOVING (GRADING) ACTIVITIES ON SITE
The applicant shall complete the following requirements prior to any grading activities on site.

Community Development Department
B-1

COMMUNITY DEVELOPMENT FEES. The applicant shall pay all outstanding Community
Development Department fees prior to issuance of any Building Permit or as otherwise specified
in the adopted Development Agreement.

B-2

FISH AND WILDLIFE REVIEW FEE. The applicant shall pay the Fish and Wildlife fee of
$3,168.00, or as specified by Fish and Game Code § 713, and a handling filing fee of $50.00
pursuant to California Codes – Fish and Game Code § 711.4. Check(s) must be submitted to the
City of Arcata at the time a Notice of Determination is filed with this project.

B-3

DEVELOPMENT AGREEMENT. A Development Agreement (DA) between the City and the
Developer shall be recorded within 30 days of project approval. The Development Agreement
addresses the extent, timing and funding of on- and off-site improvements, the method for
reviewing and approving entitlements, and the terms of and procedure for the transfer of fee title
of a portion of St. Louis Road from the City to the Developer with the appropriate public access
and maintenance easements established.

B-4

PARCEL MERGER. A Notice of Parcel Merger (Notice) shall be recorded prior to the issuance
of Demolition, Grading or Building Permits. The Notice shall include a new legal description
that incorporates the vacation of a portion of St. Louis Road as defined in the Development
Agreement and all utility, maintenance and public access easements.

B-5

RECORD LEGAL DOCUMENTS / NOTICES. The applicant shall cause to record the
following documents at the at the Humboldt County Recorder’s Office:
1. “Notice of Parcel Merger”;
2. “Development Agreement By and Between the City of Arcata and AMCAL Equities, LLC”;
and
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7) A Development Agreement which will be prepared by the City Attorney and executed by
the City Manager based upon terms agreed to in concept by the Planning Commission and
City Council.
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B-6

B-7

Prior to recordation, the applicant shall submit the documents for review and approval by the
Community Development Director (forms available at the Community Development
Department). Applicant shall include payment for applicable review and recording fees.
DEMOLITION PERMIT. Prior to the issuance of Grading or Building Permits for site
preparation and new construction and prior to the removal of any and all structures, the
Developer shall obtain a Demolition Permit from the Engineering Department. The Demolition
Permit shall include a Waste Management Plan and a Final Report in compliance with City
standards as well as lead as asbestos surveys completed in compliance with federal and State
requirements.
GRADING & DRAINAGE PERMIT REQUIRED. A Grading Permit shall be obtained from
the Engineering Department prior to any grading or vegetation clearing activities on the site.
Applicant shall submit a Grading and Drainage Plan that meets the requirements of the
Humboldt LID Stormwater Manual V2.0 for hydromodification projects over 1 acre in size.
The Grading and Drainage Plan shall minimize the quantity of earth moved during construction
and show all cuts, fills and volumes. It shall also include existing and anticipated flows and
adequacy of existing and proposed stormwater facilities. All grading, drainage and site
preparation work shall adhere to the recommendations of both the Manhard Preliminary
Stormwater Management Report (July 2017) and the Geocon Consultants Geotechnical
Investigation (October 2015).
The Grading Permit shall include the amount of spoil or fill material, method of transport,
(including control of fugitive dust), and the destination of the spoil material for any spoil
materials transported off-site, or the source of fill material transported onsite.
The City Engineer and the Directors of the Community Development and Environmental
Services Departments shall review and approve the Grading Plan. Applicant shall submit
applicable City fees for review of the Grading Plan. The approved Grading Plan, or updates
thereto, shall be implemented during the construction of all development phases.
The Grading and Drainage plot plan shall show the locations of any Stream and Wetland
Protection Areas. The wetland and setback area shall be clearly marked on the ground and a
Declaration of Deed Restrictions for Wetland Protection Zone recorded on title. In addition, the
Grading and Drainage Plan shall include prescriptive measures to protect the areas designed for
percolation of storm water from compaction caused by heavy equipment. Furthermore, the
following statements shall appear on the Grading and Drainage plot plan:


DISCOVERY OF PREHISTORIC OR ARCHAEOLOGICAL RESOURCES. If cultural
resources are encountered during construction activities, the contractor on site shall cease all
work in the immediate area and within a 50 foot buffer of the discovery location. A qualified
archaeologist, as well as the Tribal Historic Preservation Officers for the Bear River Band
Rohnerville Rancheria, Blue Lake Rancheria, and Wiyot Tribe are to be contacted to evaluate
the discovery and, in consultation with the applicant and lead agency, develop a treatment
plan in any instance where significant impacts cannot be avoided. Prehistoric materials may
include obsidian or chert flakes, tools, locally darkened midden soils, groundstone artifacts,
shellfish or faunal remains, and human burials. If human remains are found, California Health
and Safety Code 7050.5 requires that the County Coroner be contacted immediately at 707445-7242. If the Coroner determines the remains to be Native American, the Native American
Heritage Commission will then be contacted by the Coroner to determine appropriate
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3. “Declaration of Deed Restrictions for Wetland Protection Zone”.
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DUST CONTROL DURING CONSTRUCTION/RESTORATION/ENHANCEMENT.
1. Water all active construction areas twice per day and use erosion control measures to
prevent water runoff containing silt and debris from entering the storm drain system.
2. Cover trucks hauling soil, sand, and other loose material.
3. Pave, water, or apply non-toxic soil stabilizers on unpaved access roads and parking
areas.
4. Sweep paved access roads and parking areas daily.
5. Sweep streets daily if visible material is carried onto adjacent public streets.



CONSTRUCTION HOURS. The General Plan Noise Element Policy N-5d, limits the
operation of tools or equipment used in construction, drilling, repair, alteration or demolition
to the hours between 8 a.m. and 7 p.m. Monday through Friday, and between 9 a.m. and 7
p.m. on Saturdays. No heavy equipment related construction activities shall be allowed on
Sundays or holidays.

B-8

GAS AND ELECTRIC UTILITIES. The applicant shall contact PG&E (707-445-5594) for a
pre-design meeting. Public utility easements are required along all streets and access roads. Any
poles or other conveyance facilities that need to be relocated will be done at the owner’s expense.

B-9

STOCKPILE REMEDIATION. The applicant shall provide evidence to the Building Official
that the existing remnant LUST removal soil stockpile onsite will be disposed of in a way that
complies with the requirements of the Humboldt County Environmental Health Department and
the recommendations of the Phase I/II Blue Rock ESA (April 2015).

Engineering Department
B-10

IMPROVEMENT PLANS. Prior to beginning any work, the applicant shall submit
Improvement Plans for review and approval by the City Engineer. Signature blocks must be
available on all sheets of the plans for the City Engineer. Scale of Improvement Plans shall be
1” = 20’ horizontally and 1” = 5’ vertically (unless prior approval for use of another scale is
obtained by the City Engineer). The size and placement of water and sewer mains, water meters,
water and sewer laterals, plumbing for landscape watering, drainage and stormwater facilities,
electric vehicle charging stations, electrical and gas meters, PG&E, telephone, cable tv and all
other utilities shall be shown on the plans to the satisfaction of the City Engineer. Construction
details for all facilities shall be shown on a standard sheet in the Improvement Plans including
typicals for water mains, valves, fire hydrants, sewer mains, laterals, cleanouts, manholes,
streetlights, low level path lighting, drainage structures and conveyance infrastructure, entrance
sign and its lighting as applicable, traffic calming measures, turn around areas, sidewalks, paths,
parking areas, including pervious pavers, etc. Water meters must be set at property lines.
Obstructions will not be allowed in the sidewalk including, but not limited to, fire hydrants,
streetlights and mailboxes. Traffic control devices will be allowed in the sidewalk if approved
by the City Engineer. Any emergency vehicle turn around areas shall be permanently marked as
a “No Parking Area”.

B-11

ENCROACHMENT PERMITS. The applicant shall obtain Encroachment Permits from the
Engineering Department for all work performed within the City right-of-way.
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treatment of the remains pursuant to PRC 5097.98. Violators shall be prosecuted in
accordance with PRC Section 5097.99.

5.A.d

Attachment D

B-12

INTERIOR NOISE ANALYSIS. Building permit plans shall include an interior noise analysis
prepared by a qualified individual indicating that interior noise levels will meet either the City’s
General Plan policies for interior residential noise levels or those required by the California
Building Code, whichever is the most restrictive.

C.

DURING EARTHMOVING (GRADING) ACTIVITIES ON THE SITE
The following conditions shall apply during grading activities on the site.

C-1

GRADING and DRAINAGE. Applicant shall ensure adherence to the Grading and Drainage
Plan and any additional federal, state or local permits. If evidence of soil and/or groundwater
contamination is encountered during grading or excavation, work shall stop until the material is
properly characterized and appropriate measures are taken to protect human health and the
environment immediately. The construction superintendent, designated RWQCB and County
Environmental Health personnel, and other applicable regulatory agencies shall be notified
immediately. Contingency planning for such an event shall be conducted prior to start of work.

D.

PRIOR TO ISSUANCE OF CERTIFICATES OF OCCUPANCY

Engineering Department
D-1

D-2

D-3

OFFSITE IMPROVEMENTS. The construction of or adequate bonding for two (2) multi-use
trails, both on- and off-site, shall be completed prior to the issuance of certificates of occupancy.
a) The “Maple Lane” trail along the north property line and within a portion of the Janes Creek
Meadows Openspace (City of Arcata) shall be improved to the City’s standard for a “multiuse recreation trail (soft surface)”. The western terminus of the trail shall intersect with the
existing public trail at the north end of Maple Lane, south of the existing pedestrian bridge
over Janes Creek. The trail will be located and constructed in the least environmentally
damaging way feasible;
b) The Rail with Trail extension shall be improved as a Class 1 multi-use paved trail along the
eastern property line adjacent to the North Coast Railroad Authority (NCRA) ROW between
the property’s southern property line and a point to the north as determined in the
Development Agreement. An easement over the segment between the southern property line
and a point approximately 200’ south to the northern terminus of Todd Court, a public road,
shall be acquired by the City from the current owner, benefitting the City of Arcata, for trail
purposes and connectivity;
c) Pedestrian improvements along the retained public portion of St. Louis Road shall be
constructed to the satisfaction of the City Engineer; and
d) Offsite Improvements a), b), and c) may be included on the Improvement Plan required in
Item B-9 above or conceptual plans may be submitted as a separate package.
DRAINAGE IMPROVEMENTS. The applicant shall construct an onsite stormwater detention
system that will mitigate the peak proposed stormwater discharge to the Maple Lane sewer
system to 50% of the existing peak stormwater discharge in the 10-year return period storm to
reduce downstream flooding and drainage impacts. The applicant shall grant a 20-foot
easement along the western property line to the City of Arcata for the purposes of access,
maintenance and monitoring of stormwater facilities.
FIRE HYDRANT AND TURN AROUND AREA. Fire hydrant(s), “No Parking” signs and/or
striping, and a turnaround area must be installed to the satisfaction of the Arcata Fire District and
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D-4

ROADS AND ACCESS DRIVES. All roads and access drives shall meet the requirements of
the Arcata Fire District and the City Engineer.

D-5

DEDICATED LOOPED WATER SYSTEM. A dedicated looped water system with at least an
eight-inch diameter line for fire suppression is expected.

D-6

DEDICATED BUS STOP. An Arcata & Mad River Transit Service (AMRTS) bus stop shall be
developed in a location approved by the City Engineer.

D-7

RECREATION FEE FOR NEW CONSTRUCTION. The Developer shall pay the Recreation
Fee for New Construction as specified in the Development Agreement.

D-8

ACKNOWLEDGEMENT. The Developer shall submit in writing an Acknowledgement and
Hold Harmless Agreement meeting City standards that acknowledges the presence of existing
highway and industrial manufacturing uses and noise resulting from said existing uses which
holds the City harmless for any complaints pertaining to noise made by any tenant, investor,
visitor, employee or other. Notice will be provided to all prospective tenants as a disclosure to
be included in the lease.

D-9

CONNECTION FEES. Connection fees must be paid for water and sewer connections. The
timing of payment shall be identified in the Development Agreement.

D-10 DRAINAGE FEES. All applicable Drainage Impact and Maintenance fees shall be paid. The
timing of payment, maintenance and monitoring schedule shall be identified in the Development
Agreement.
D-11 TRAFFIC IMPACT FEES. All applicable Traffic Impact Fees shall be paid. The timing of
payment, maintenance and monitoring schedule shall be identified in the Development
Agreement.
D-12 SECURITY PLAN. Prior to issuance of Certificates of Occupancy, the applicant shall provide a
copy of the project’s Security Plan to the Community Development and Police Departments.
D-13 CATASTROPHIC FAILURE OF MATTHEWS DAM. The main access to the property, St.
Louis Road, is subject to potential floodwaters and debris from failure of the Matthews Dam.
The applicant shall submit a comprehensive early-warning system and evacuation plan to the
Community Development Director for review and approval for all new buildings designed for
human occupancy or use that are located within the property. A notice to all tenants and property
owners regarding the flood potential from failure of Matthews Dam in a major seismic event and
action to be taken will be added to the lease agreement and shall be posted in each occupied
building where employees or residents can readily review it. An example of the appropriate
language is:
“Tenants of the building are hereby noticed that the property is located in an area subject to
inundation by flood waters from Ruth Reservoir in the event of the failure of Matthews Dam on
the Mad River. Tenants are advised to have available radio receivers (preferably batteryoperated) capable of receiving emergency broadcast and instructions, and to monitor such
information and respond accordingly. This information must be made available to any tenant in
the event that the main tenants do not occupy the property.”
D-14 EMERGENCY PREPAREDNESS AND DISASTER RECOVERY PLAN. The applicant shall
have prepared a plan to inform residents and employees of safety measures, evacuation plans and
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the City Engineer. All fire hydrants must meet distance requirements. No parking shall be
allowed in any emergency vehicle turn around area.
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other critical information that will assist in the event of a natural disaster. The Plan shall be posted
in each occupied building where it can be readily review and/or provided to all tenants upon lease
signing.
D-15 UNBUNDLING OF PARKING FROM RENTS. The applicant shall provide a copy of a standard
lease agreement to the Community Development Department which shows how fees for the use
of parking spaces are separate from unit rental fees.
E.

DURING CONSTRUCTION

E-1

GRADING AND CONSTRUCTION. Grading and construction activities shall adhere to: noise;
cultural resource, dust, erosion and sediment control measures as stated on the Grading Plan (See
B-7 above).

E-2

MAINTENANCE OF CONSTRUCTION SITE. The construction site shall be maintained in a
clean and orderly fashion, free of debris; and include an area designated for recycling and re-use.
Solid waste generated during construction shall be disposed of in an appropriate manner. Such
waste shall include, but not be limited to: concrete forms, waste concrete and asphalt, empty
containers of building materials, and excess building materials. Re-use or recycling of
construction material is required as a condition of the Permittee’s Waste Management Plan.

E-3

NOISE. Temporary equipment noise related to the construction of the project shall conform to
the most recent State requirements or the City’s Noise Element policies, whichever is the most
restrictive.

F.

EFFECTIVE DATE AND EXPIRATION OF PERMITS

Community Development Department:
F-1

EXPIRATION OF PERMIT APPROVALS. All City entitlements, including the Planned
Development Permit, shall be effective within the specified term of the approved Development
Agreement. An extension of time may only be achieved upon an approved amendment to the
Development Agreement. Time extension applications must be filed in writing not less than 30
days prior to the expiration date as per the Development Agreement for this project.

G.

GENERAL / ONGOING CONDITIONS
The following general conditions apply to the project on an ongoing basis:

Community Development Department:
G-1

COMPLIANCE WITH CODE REQUIREMENTS. All development authorized by this permit
shall comply with all applicable California Building Code and other State requirements, zoning
standards of the Land Use Code, the approved Development Agreement for this project, and
other applicable provisions of the Arcata Municipal Code, or its equivalent except as amended
with this Planned Development Permit.

G-2

VIOLATION GROUNDS TO REVOKE PERMIT. The violation of any specification or
condition of this Planned Development Permit shall constitute a violation of the LUC and may
constitute grounds for revocation of this permit.

G-3

INSPECTIONS. The Developer shall permit the City of Arcata or representative(s) or
designee(s) to make inspections at any reasonable time deemed necessary to assure that the
activities being performed under the authority of this permit are in accordance with the terms and
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conditions prescribed herein. Inspections may be performed by a private third party if agreed
upon by both the City and the Developer.
G-4

ANIMAL KEEPING. Throughout the operation of the project, any animal keeping activities
(pets, bees, etc.) shall adhere to Section 9.42.050 of the Land Use Code.

G-5

SOLID WASTE MANAGEMENT. Solid waste and recyclable materials shall be kept in a tidy
condition and removed on a regular basis, in conformance with the Municipal Code (Sections
5420 et al and 5425 et al., and Public Resources Code (PRC) Chapter 12.8 Section 42649.

G-6

HAZARDOUS MATERIALS. The handling and disposal of all hazardous materials including,
but not limited to, lead paint and asbestos, shall be in compliance with State requirements.

H.

RECOMMENDATIONS.
The following are recommendations only:

H-1

PRE-ENGINEERING MEETING. The developer may contact Pacific Gas & Electric, cable tv,
telephone, and the Post Office for a pre-engineering meeting.

H-2

EVIDENCE OF MEETING THE CONDITIONS OF APPROVAL. Review the Conditions of
Approval carefully. The Developer is responsible for ensuring each Condition of Approval is
met; in some cases written evidence is required. Staff advises the Developer prepare and submit
all evidence for meeting the Conditions of Approval at one time (if possible) in order to expedite
the review and lower the review costs. Submit the written evidence to the assigned planner
assisting you with your project. Note: In some cases the Conditions of Approval need to be
signed off by the appropriate entity prior to the recordation of documents, or the issuance of
Demolition/Grading/Building Permits. Therefore it is imperative the applicant plan accordingly.
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From:
To:
Subject:
Date:

Susan Diehl McCarthy
Alyson Hunter
FW: For Planning Commission
Thursday, February 08, 2018 11:19:51 AM

Community Development Department
Planning | Housing | Economic Development
707-822-5955

-----Original Message----From: Lisa B. [mailto:mingobaby@gmail.com]
Sent: Thursday, February 08, 2018 11:06 AM
To: Susan Diehl McCarthy <sdiehlmccarthy@cityofarcata.org>
Subject: For Planning Commission
Hi Susan. If you could please forward this to the Planning Commissioners for the February 13th meeting, I would
appreciate it.
Also, if I could receive a confirmation that this has been received.
Dear Vice Chair Mayer and Commissioners,
     At the last hearing on the "Village" project before your commission, Commissioner Melanie McCavour made
comment questioning how the neighbor's were feeling about the zone change that is needed for this project to
proceed. Vice Chair Mayer also made comment on how the project is inconsistent with the General Plan and
questioned how the Commission would reconcile these conflicts.
     Staff responded that the project is not inconsistent with General Plan 2020 since the project includes a zone
change which brings it into compliance with the General Plan. While this is an accurate statement, it doesn't really
punctuate the significant decision that is being made by changing the zoning for this parcel.
     During the General Plan update in the late nineties, I encouraged the Council to look at the Craftsman's Mall for
a possible rezone to residential. At that time, Humboldt State was lamenting how their faculty was having difficulty
finding adequate housing and I thought that this site should be considered for a rezone to perhaps accommodate a
condominium-style housing project to house a wide range of community members, including faculty and students.
     The City Council was adamant that our need for industrial lands was important and retaining this property in it's
current zoning was critical to continue to ensure adequate land base for a diversity of business opportunities. This
argument could be made even stronger today due to many properties transitioning to cannabis businesses in the
innovation zone, decreasing availability in that area for other types of business. However, I have yet to hear any
substantive discussion on this topic by the Commission in relation to this proposed zone change.
I feel it is important for the Commission to discuss this issue.
     While I feel that this property is well suited for residential development as I did years ago, I am not sure that this
project is the right project. Providing affordable housing for students is both a burden and an opportunity that has
challenged the city for as long as I have lived here, however, this responsibility ultimately lands staunchly in the
hands of Humboldt State, not the City of Arcata. While the Craftsman's Mall should be considered for residential
development/zone change, I feel strongly that it be considered through a comprehensive discussion that evaluates
the type of residential zoning that would be most suitable for the site during the update of the General Plan. In my
opinion it would be a development that would accommodate the community at large, not solely students.

Thank you for your consideration.

Lisa Brown
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Not only will this project require the Craftsman Mall site to be rezoned for high density
residential, but it will also require an exception be made to the 35 foot building height allowed
in high density residential, increasing the building height allowed in that zone by another 15
feet. Now we’re hearing from the developer at the last meeting that the three-story buildings
are 45-48 feet tall. How tall would a four-story building be? 60 feet? Wasn’t the 35-foot height
limit put in place for a good reason? Why not tell the developer to come back with a proposal
that complies with the 35-foot height limit for a high-density residential development? This
proposed project is simply too big for this site. Please insist on a project that is compatible with
the site and the community.
The developer might say – “I can't make the finances pencil out at a smaller size.” Well my
answer to that is, and your answer to that should be, sorry, but if you can't make it work at a
size and scale that's appropriate to this town and to that site, then it shouldn't be approved and
built. We shouldn’t sacrifice the character of our city, and the quality of life of the people who
live here, in order to make a project fit the developer’s profit needs.

Thank you for hearing our concerns.

Signed,
Steven Martin
2511 Maple Lane
Arcata
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My wife and I are not against student housing or infill if it's done at the appropriate size and
scale. The proposed development is neither. I urge you not to approve this project at the
proposed size and scale, or even at a slightly reduced size of 700 residents, but instead ask the
developer, or another developer, to work with the community to come up with a development
that is compatible with the site and the community in which it will reside.

6.A.1

Planning Commission Annual Report 2017
INTRODUCTION: Pursuant to Government Code Section 65400, the following is the Annual Report of
the Planning Commission to the City Council. The following discussion items were updated in the City
Resolution No. 123‐07, dated October 3, 2012.

a. CONTINUE TO MAKE THE LOCAL COASTAL PROGRAM UPDATE A PRIORITY FOR THE PLANNING
COMMISSION AND THE COMMUNITY DEVELOPMENT DEPARTMENT. In concert with our Sea Level
Rise consultants, Staff has been developing draft policies for inclusion in the Coastal Land Use
Element update to the LCP which will be moving forward to the Planning Commission in Spring
2018, starting with a study session with the Planning Commission and Council in March 2018. Staff
has conducted several public outreach days focusing primarily on Sea Level Rise including tabling at
Farmers’ Markets, presentations at the Marsh Interpretive Center with walk/talks led by Senior
Staff, and a public request to take King Tide photos and upload them to the City’s website. The goal
of these outreach efforts is to engage the public to ultimately obtain input on high‐level policy
concepts like adaptation, protection and measured retreat. City staff also continues to meet with
staff from the Coastal Commission for input on LCP policies, and the City of Eureka and Humboldt
County to coordinate policies related to Sea Level Rise.
b. INITIATE THE PERIODIC REVIEW PROCESS ON THE LAND USE CODE TO FURTHER REFINE THIS
IMPLEMENTATION TOOL OF THE GENERAL PLAN.
i. Since the original adoption of the Medical Marijuana Innovation Zone (MMIZ) in March
2016, the Planning Commission has approved 6 Use Permits and 40 Commercial Cannabis
Activity Permits (CCAP). Additional amendments to prepare for adult use were reviewed by
the Planning Commission and adopted by the Council in December 2017. Ordinance 1496
amended the Land Use Code to standardize the use of the word “cannabis”; allow non‐
medical light industrial uses in the Medical Marijuana Innovation Zone; and allow a process
for existing dispensaries in good standing to conduct non‐medicinal sales. Ordinance No.
1497 updates the Municipal Code by incorporating existing medical and non‐medical
cannabis regulations into one regulation.
ii.

At Council’s and the Planning Commission’s direction, staff developed a streamlined Design
Review process that would match a design review project’s size, impact and location with
tiered levels of review. During a series of meetings, the Planning Commission reviewed draft
Land Use Code amendments for the revised Design Review process, and recommended
approval of draft Ordinance 1492 on June 13, 2017. On September 20, 2017, the City
Council reviewed the Ordinance and requested a survey of potential historic resources and
draft design guidelines. Staff will be working on these tasks in 2018.

Communication:
Communication: Planning
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1. Progress on the Planning Commission’s Goals from 2017 –

c. PROVIDE LOCAL TRAINING FOR COMMISSIONERS. Staff notifies Commissioners of training
opportunities as they arise. All Commissioners are up‐to‐date on their required ethics training.
d. CONDUCT STUDY SESSIONS ON REGIONAL PLANNING ISSUES THAT AFFECT ARCATA. The Council
held a Study Session in February 2017 to discuss Sea Level Rise (SLR) which focused on the
following issues: Cost Analysis of Protecting the Waste Water Treatment Facility; Revised Gap
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Analysis for Cost / Benefit of Dike Improvements; and Proposed Sea Level Rise Policies.

a. Finalize the LCP update. In March 2018, we intend to hold a Study Session to discuss outcomes of
the work of the consultants which will help inform the development of policies and standards for
the Planning Commission and Council’s review and adoption.
b. Continue Design Review LUC amendments that will help streamline the process by: 1) delegating
some authority to staff and the zoning administrator; 2) conduct windshield survey(s) of
neighborhoods to help identify potential historic resources; and 3) develop design guidelines to
assist the public with early project development. We also intend to hold a study session in late May
on progress to date on the historic resources “windshield” survey and design guidelines.
c. Continue to address zoning and general plan amendments to accommodate the change from
medical to retail adult‐use cannabis.
d. Begin updates to the general plan elements with focus on Energy, Growth Management, Parks &
Recreation, Public Facilities & Infrastructure, and Land Use Elements. This work will include the
preparation of a Housing Strategic Plan as well as the next 5‐year update to the Housing Element.
e. Develop a Vacation Rental Ordinance.
f. Complete the West End Rd/Aldergrove specific plan.
g. Continue historic preservation education and outreach activities.
h. If directed by the council, continue to collaborate with Arcata Mainstreet and the historic
landmarks committee on preparing a successful nomination of the plaza onto the national register
of historic places.
OTHER PROJECTS




Staff will work with LAFCo to update the City’s Municipal Service Review, a comprehensive
assessment of the ability of existing local government agencies to effectively and efficiently provide
municipal services to residents and users.
Staff will continue to monitor and report on the County’s large cannabis projects that are near or
adjacent to City limits that might impact City utilities, transportation corridors or other important
City features (visual impacts, smell, water supply, stormwater, etc.)
The Environmental Services Department is working on establishing a Western Greenbelt program
that will be presented to the Planning Commission for General Plan Consistency in the near future.
This program is designed to protect unincorporated, agricultural and open space lands and
maintain agricultural and open space uses within such lands that are contiguous to the
incorporated City of Arcata.
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2. Planning Commission Goals for 2018 ‐
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