
AFFORDABLE 
HOUSING AND  
ANTI-DISPLACEMENT 
STRATEGIES

Image Source: The Historical Marker Database - The Buhne Building



2

DISPLACEMENT

Displacement occurs when a household is 
forced to move from its residence because of 
conditions beyond their control.

GENTRIFICATION

Gentrification occurs when investments and 
higher-income residents come into long-
time working-class neighborhoods. As this 
occurs, the added demand increases rents, 
and low-income renters are priced out of the 
neighborhood.

Table 1. Categories of Displacement
Causes Forced Responsive

Direct or 
Physical Causes

• Formal eviction
• Informal eviction (e.g., property owner 

harassment)
• Owner foreclosure
• Eminent domain
• Natural disaster
• Building condemnation

• Deterioration in housing 
quality

• Neighborhood violence or 
safety concerns

• Removing parking, utilities, 
etc.

Indirect or  
Economic 
Causes

• Foreclosure
• Condo conversion

• Rent increase
• Increased taxes
• Loss of social networks or 

cultural significance of place

Exclusionary 
Causes

• Section 8 discrimination
• Zoning policies (restriction on density or unit size)
• NIMBY resistance to development

• Unaffordable housing
• Cultural dissonance
• Lack of social networks

Source: Zuk, M., A.H. Bierbaum, K. Chapple, K. Gorska, and A. Loukaitou-Sideris. 2017. “Gentrification, Displacement, and the Role of Public Investment.” Journal of Planning 
Literature, 33(1): 31–44. https://doi.org/10.1177/0885412217716439. 

INTRODUCTION
The Waterfront Eureka Plan aims to revitalize 
the Waterfront Eureka Plan Area (Plan Area) 
while minimizing the displacement of vulnerable 
populations. 

Two major risks that are often associated with 
increased development are gentrification 
and displacement. Table 1 outlines the 
many causes of displacement and specifies the 
differences between forced and responsive 
displacement. Forced displacement is when 
a resident must relocate and responsive 
displacement is when a resident chooses 
to leave. It is important to be aware of the 
different forms of displacement when trying to 
alleviate it.

Gentrification and displacement present 
negative impacts that can build on each other. 
When a person is displaced, they can feel social, 
economic, and psychological stresses caused by 
moving to a new location. These stresses can 

add up among individuals and create community 
issues, such as labor shortages or a loss of 
community culture. As such, by preventing 
the displacement of long-standing residents, 
community needs are better met.

This section will explore the risk of 
gentrification and displacement in the Plan Area 
through data and trend analysis. This analysis 
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will uncover the specific risks and concerns for 
the Plan Area that must be overcome to achieve 
quality affordable housing. This section will 
conclude by presenting tools that can be used to 
reduce the risk of displacement and gentrification. 

EXISTING CONDITIONS

In recent years, the City of Eureka (City) has 
experienced the same housing shortage across 
all income levels that has been felt throughout 
California.1 To address the need for housing, 
the City’s 6th Cycle Housing Element update 
promotes the following five strategies to develop 
new housing:

1. Maximize development potential of the few 
remaining vacant and underutilized sites

2. Promote accessory dwelling units (ADUs)

3. Promote internal conversions

4. Promote small-lot subdivisions, urban 
lot split subdivisions, and conservation 
subdivisions

5. Promote geographically dispersed 
affordable housing through affordable-by-
design incentives and local density bonuses

The Housing Element uses goals, policies, and 
programs to address and improve housing in 
Eureka. There are several programs that range 
across the topics of housing production, availability, 
preservation, and assistance, plus homelessness 
and displacement prevention. The City’s various 
ongoing housing assistance programs are also 
important, but their implementation is highly 
dependent on funding opportunities. For example, 
the Homeownership Assistance Program’s waiting 
list has more than 190 applicants waiting for future 
funding opportunities. City staff meet regularly 
and partner with multiple agencies, including the 
County of Humboldt, to identify and secure all 
possible housing assistance funding. Many of the 
remaining 6th Cycle Housing Element programs 

1  City of Eureka. 2020. 2040 General Plan.

are in progress. As they are implemented, they 
will remove constraints to the maintenance, 
improvement, and development of housing, and 
will further the process of fair housing.2

There are also State laws that protect residents 
from displacement and promote housing 
affordability. Senate Bill 330 requires housing 
replacement by prohibiting the issuance of a 
demolition permit unless there is a proposed 
development that will replace all units being 
demolished at the affordability levels of existing 
tenants.3 This protects the existence of affordable 
housing, but also makes redevelopment more 
challenging. Assembly Bill (AB) 1482 is another 
State law that mitigates displacement by capping 
annual rent increases to 5% plus the price of 
inflation for most residential properties.4 This 
means that rents can still increase above regional 
averages and gentrification can still occur, but it 
may take longer. There are also a number of State 
and Federal laws that govern tenant and property 
owner rights and responsibilities. These laws can 
mitigate or slow displacement and gentrification, 
but they need to be supplemented by local 
regulations and programs to be more effective.

Methodology 

To address the unique characteristics of 
Eureka, economic, demographic, and housing 
characteristics of the Plan Area were reviewed 
to understand the current risk of displacement. 
In addition to income and housing data, this 
methodology considers variables that contribute 
to social vulnerability, mirroring the Center 
for Disease Control’s Social Vulnerability 
Index. The Social Vulnerability Index helps to 
identify communities that are more vulnerable 
to displacement. Table 2 lists the overall 
vulnerability categories and indicators considered, 
as well as the methodology or reasoning for 
including the indicator.

2  City of Eureka. 2021. Housing Element Annual Progress Report 2021. 

3  Housing Crisis Act, SB 330. 2019. https://leginfo.legislature.ca.gov/faces/
billTextClient.xhtml?bill_id=201920200SB330.

4  Tenant Protection Act, AB 1482. 2019. https://leginfo.legislature.ca.gov/
faces/billNavClient.xhtml?bill_id=201920200AB1482.
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Table 2. Displacement and Gentrification Risk Methodology
Categories Risk Indicator Explanation
Socioeconomic 
Factors

Rate of Renters Renters are more vulnerable to displacement than homeowners, who  
have a consistent mortgage and are less likely to be displaced if land  
value increases. 

Renter Cost 
Burden

Renters who already pay a high percent of their income to rent may be 
displaced with slight increases to rent.

Homeowner 
Cost Burden

Cost burden for homeowners can occur from changes in income, variable 
mortgage interest rates, or other causes. Pressures related to housing 
costs can lead to foreclosures and other adverse health and housing 
conditions.

Below Poverty Residents below the poverty level are more vulnerable to displacement, 
and income levels are interrelated with renter cost burden.

Unemployed Unemployment can force residents out of housing situations.

Median Income, 
Rent, and Home 
Value

Median income and housing costs are related. If costs rise faster than 
incomes, housing cost burden is increased, resulting in instability with 
housing situations, and eventual displacement.

No High School 
Diploma

Individuals with lower educational attainment are more likely to have lower 
incomes and may not be able to keep up with rising costs of housing. 

Household 
Composition

Households 
with Dependent 
Older Adults

Older adults often have limited incomes and physical conditions that make 
displacement more stressful.

Households 
with Dependent 
Children

Households with children can require larger incomes and housing to 
accommodate everyone.

Individuals with 
a Disability

Disabilities can impact individuals’ incomes, and make moving more 
physically and economically stressful.

Single-Parent 
Households

Single-parent households often have one income that supports  
multiple people.

Race, Ethnicity, and 
Language

Race and 
Ethnicity

For much of American history, public and private housing policies 
have targeted and excluded certain racial and ethnic groups from 
accessing homeownership, leading to economic inequality across races 
and ethnicities. The wealth gap created by past and present housing 
discrimination makes people of certain races and ethnicities (particularly 
Black and Hispanic people) more susceptible to displacement. Races and 
ethnicities are also considered to understand neighborhood makeup and 
trends.

Speaks English 
“Less than 
Well”

This factor is considered to understand communication needs. Receiving 
the necessary housing resources can be more difficult if a person is  
unable to speak English. In addition, there is a link between language 
proficiency, race, and ethnicity, and these can tie back to the Race and 
Ethnicity explanation, above, related to housing discrimination and 
economic inequality.

Housing Type and 
Transportation

Overcrowding This factor illuminates housing availability and residential experiences.

Habitability Habitability considers risk of redevelopment, quality of housing stock,  
and housing availability.

Multi-Unit 
Structures

Proportion of multi-unit structures is included to consider the housing  
makeup of the area.
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tracts that cover the Plan Area than in Eureka and 
the State as a whole. 

Cost of Housing

Housing cost burden is a way to consider if 
someone is spending a disproportionate amount 
on housing compared to their income. If residents 
are housing cost burdened, it can cause them to 
make costly trade-offs between their housing 
options and other regular expenses that impact 
quality of life (e.g., paying rent instead of getting 
medical care). Housing cost burden for renters 
in the census tracts that overlap the Plan 
Area is in line with State averages; however, 
in light of California’s housing crisis, meeting 
State averages for housing metrics is less than 
ideal.5 Furthermore, housing cost burden for 
homeowners is higher in Census Tracts 1 and 5 
than in Eureka or the State as a whole. 

TRENDS
In recent years, certain socioeconomic factors 
have seen major changes in the census tracts 
that overlap the Plan Area (see Table 3). In 
Census Tract 1 (overlapping the majority of the 
Commercial Bayfront and Old Town Districts), 
homeowner cost burden has spiked from 22.7% 
to 34% from 2010 to 2019. This may be due to 
income reductions for homeowners who are 
retiring, as the percentage of older adults also 
increased during this time period. Incomes have 
remained fairly stagnant in Census Tracts 1 and 5, 
especially in comparison to trends that can be seen 
in Eureka and California. In Census Tract 1, median 
income fell 17% over the last 10 years, while 
median rent increased by 39% and median home 
value increased by 12%. In comparison, Census 
Tract 5 (the Library District and surrounding 
area) and Eureka as a whole have not had such 
drastic changes to income and housing costs. 
These trends show that Census Tract 1 is seeing 
economic decline, yet housing costs continue to 
increase.

5  California Legislative Analyst’s Office. 2015. “California’s High Housing 
Costs: Causes and Consequences.” March 2015. https://lao.ca.gov/
reports/2015/finance/housing-costs/housing-costs.aspx.
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Rate of Renters Renters are more vulnerable to displacement than homeowners, who  
have a consistent mortgage and are less likely to be displaced if land  
value increases. 

Renter Cost 
Burden

Renters who already pay a high percent of their income to rent may be 
displaced with slight increases to rent.

Homeowner 
Cost Burden

Cost burden for homeowners can occur from changes in income, variable 
mortgage interest rates, or other causes. Pressures related to housing 
costs can lead to foreclosures and other adverse health and housing 
conditions.
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Diploma
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incomes and may not be able to keep up with rising costs of housing. 

Household 
Composition

Households 
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Older Adults

Older adults often have limited incomes and physical conditions that make 
displacement more stressful.

Households 
with Dependent 
Children

Households with children can require larger incomes and housing to 
accommodate everyone.

Individuals with 
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Disabilities can impact individuals’ incomes, and make moving more 
physically and economically stressful.

Single-Parent 
Households

Single-parent households often have one income that supports  
multiple people.
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For much of American history, public and private housing policies 
have targeted and excluded certain racial and ethnic groups from 
accessing homeownership, leading to economic inequality across races 
and ethnicities. The wealth gap created by past and present housing 
discrimination makes people of certain races and ethnicities (particularly 
Black and Hispanic people) more susceptible to displacement. Races and 
ethnicities are also considered to understand neighborhood makeup and 
trends.

Speaks English 
“Less than 
Well”

This factor is considered to understand communication needs. Receiving 
the necessary housing resources can be more difficult if a person is  
unable to speak English. In addition, there is a link between language 
proficiency, race, and ethnicity, and these can tie back to the Race and 
Ethnicity explanation, above, related to housing discrimination and 
economic inequality.

Housing Type and 
Transportation

Overcrowding This factor illuminates housing availability and residential experiences.

Habitability Habitability considers risk of redevelopment, quality of housing stock,  
and housing availability.

Multi-Unit 
Structures

Proportion of multi-unit structures is included to consider the housing  
makeup of the area.
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The source of the data for the indicators in 
Table 2 is the U.S. Census Bureau’s American 
Community Survey. To assess trends, data 
was pulled from the 5-year estimates for 2010 
and 2019. Since census tracts are the smallest 
geographic areas for which data is available, risk 
indicators were analyzed for both Census Tracts 
1 and 5, which overlap the Plan Area. However, 
both census tracts cover large areas of Eureka, 
and the data reflects larger trends outside of the 
Plan Area (see Figure 1). Data for each risk 
indicator is also displayed on tables throughout 
this chapter for the Plan Area, City of Eureka, and 
State to show how they compare. Major findings 
are summarized in the section titled “Factors 
Contributing to Displacement.”

DISPLACEMENT RISK IN THE 
PLAN AREA

This section details various existing conditions that 
can serve as warning signs of displacement.

Socio-Economic Factors 
 
COMMUNITY INDICATORS

Income

Poverty, unemployment, median income, and high 
school diploma achievement are all closely related 
with income. Unemployment and poverty rates 
are both particularly high for the census tracts 
that cover the Plan Area compared to Eureka 
as a whole, and are more than or nearly double 
the State’s poverty and unemployment rates (see 
Table 3). In turn, median incomes in the census 
tracts that cover the Plan Area are lower than the 
City’s median income. State median incomes are 
nearly incomparable to Eureka, as cost of living is 
much higher in the larger metropolitan areas of 
the State. High school diploma attainment rates 
in the census tracts that cover the Plan Area are 
similar to Eureka averages and are better than 
State averages. So, while educational attainment is 
relatively adequate, poverty, unemployment, and 
median incomes are all far worse in the census 
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Household Demographics

Household demographics refer to the traits of 
individuals within a household, such as age or 
disability. These traits are important because 
displacement or the threat of displacement 
can add more economic, social, and/or physical 
stress on households with certain traits. 
Household characteristic data varied between 
the two census tracts that overlap the Plan 
Area. Census Tract 1 contains fewer older 
adults and children on average than Eureka and 
California. Census Tract 5, conversely, had high 
rates of dependent older adults and children 
when compared to Eureka as a whole. See 
Table 4 for detailed household characteristics 
data.

TRENDS
In the last 10 years, the number of households 
with dependent older adults has increased in 
the census tracts that overlap the Plan Area 
beyond the increasing rates seen in California 
as a whole. Additional analysis indicates that 
people are likely deciding to both age in place 
and move to Census Tracts 1 and 5 to retire.6 

6  U.S. Census Bureau. 2022h. ACS 2010 5-Year Estimates S0101 
Age and Sex.

Figure 1. Census Tract Locations
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Table 3. Socio-Economic Factors
Characteristic Census Tract 1 Census Tract 5 Eureka California

Year 2010 2020 2010 2020 2010 2020 2010 2020

Renter Cost 
Burden 37.9% 56.1% 44.2% 39.7% 45.5% 50.4% 45.7% 44.7%

Homeowner 
Cost Burden 22.7% 34.0% 49.9% 32.9% 31.0% 26.2% 34.7% 24.1%

Below Poverty 28.1% 28.1% 18.5% 16.0% 21.1% 11.4% 13.7% 9.0%
Unemployment 5.4% 20.8% 6.2% 12.6% 5.2% 9.3% 5.8% 6.2%
Median Income $35,075 $28,958 $27,157 $36,184 $34,950 $43,199 $60,883 $78,672
No High School 
Diploma 10.7% 13.0% 16.4% 12.1% 11.6% 11.8% 19.3% 16.1%

Median Rent $653 $908 $704 $852 $764 $951 $1,147 $1,586

Median Home 
Value $260,000 $292,700 $320,700 $281,100 $288,800 $295,500 $458,500 $538,500

Sources:  
U.S. Census Bureau. 2022a. ACS 2010 5-Year Estimates DP04 Selected Housing Characteristics. 
U.S. Census Bureau. 2022b. ACS 2020 5-Year Estimates DP04 Selected Housing Characteristics. 
U.S. Census Bureau. 2022c. ACS 2020 5-Year Estimates DP03 Selected Economic Characteristics. 
U.S. Census Bureau. 2022d. ACS 2010 5-Year Estimates DP03 Selected Economic Characteristics. 
U.S. Census Bureau. 2022e. ACS 2020 5-Year Estimates DP02 Selected Social Characteristics in the United States. 
U.S. Census Bureau. 2022f. ACS 2010 5-Year Estimates DP02 Selected Social Characteristics in the United States. 
Note: The data presented was partially collected before the Covid-19 pandemic and may not reflect the most recent housing trends. 

Table 4. Household Characteristics
Characteristic Census Tract 1 Census Tract 5 Eureka California
Year 2010 2020 2010 2020 2010 2020 2010 2020

Households with Dependent 
Older Adults 11.3% 17.3% 18.5% 30.2% 18.4% 24.7% 17.5% 22.8%

Households with Dependent 
Children 24.6% 21.4% 19.2% 30.7% 28.3% 28.3% 40.1% 36.2%

Individuals with a Disability * 20.9% * 18.7% * 19.3% 9.9% 10.7%

Single Parent Households 12.2% 5.0%* 7.1% 8.8%* 11.0% 7.3%* 9.9% 6.1%*

 
Sources:  
U.S. Census Bureau. 2022e. ACS 2020 5-Year Estimates DP02 Selected Social Characteristics in the United States. 
U.S. Census Bureau. 2022f. ACS 2010 5-Year Estimates DP02 Selected Social Characteristics in the United States. 
U.S. Census Bureau. 2022g. ACS 2020 5-Year Estimates S0101 Age and Sex. 
U.S. Census Bureau. 2022h. ACS 2010 5-Year Estimates S0101 Age and Sex. 
U.S. Census Bureau. 2022e. ACS 2019 5-Year Estimates DP02 Selected Social Characteristics in the United States. 
Note: * Data not available for the year in question. 2019 data has been substituted for 2020 data where possible.
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Housing Type
COMMUNITY INDICATORS
Some housing characteristics make displacement 
more likely, such as overcrowding, habitability, 
and the presence of multifamily housing. If 
overcrowding or habitability are major issues, it 
is likely because residents cannot afford to move 
or repair their housing. Furthermore, areas with 
habitability issues have a higher chance of land 
redevelopment, which can cause displacement. See 
Table 6 for housing type data.

Homeownership is very low in the census tracts 
that overlap the Plan Area. Additionally, some 
areas, such as Census Tract 5, have relatively high 
rate of homes with habitability issues.

TRENDS

Multifamily housing has increased in the Plan 
Area in the last decade. This growth coincides 
with growth in the rate of renters in the Plan 
Area. One concerning trend has to do with 
overcrowding. Overcrowding was nearly non-
existent in the census tracts that overlap the Plan 
Area in 2010, and grew to outpace Eureka as a 
whole by 2020.
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RACE, ETHNICITY, AND 
LANGUAGE
COMMUNITY INDICATORS
A major concern of gentrification is that 
longstanding groups of residents are priced out of 
an area. Many historically minority communities 
are most at risk of gentrification. Additionally, race 
and ethnicity are both major aspects of culture 
and social connections within a community. See 
Table 5 and Figure 2 for race, ethnicity, and 
language data.

The Plan Area and Eureka are both home to a 
higher percentage of White residents than the 
State. However, Census Tract 1 is more diverse 
than Eureka as a whole, with higher rates of 
Hispanic, Native American, and African American 
residents. 

In addition to the racial and ethnic makeup of the 
community, language can be examined as it relates 
to communication, outreach, and City resources. 
Compared to the State, Eureka and the census 
tracts that overlap the Plan Area have a low rate 
of people who do not speak English very well. 

TRENDS
In the last decade, the census tracts that overlap 
the Plan Area have grown significantly more 
diverse, although racial and ethnic diversity is 
still well below the State’s averages. Rates of 
African American, Hispanic, Asian, and multiracial 
residents have grown across the census tracts 
that overlap the Plan Area. Meanwhile, Census 
Tract 1 saw nearly 1,000 White residents move 
elsewhere. All of this is within the context that 
Census Tract 1 saw nearly 500 residents leave in 
the last 10 years, while Census Tract 5 has grown 
by approximately 500 residents. 

OVERCROWDING

Homes with more than one person per room 
are considered overcrowded. 

HABITABILITY

Occupied homes without basic kitchen or 
plumbing facilities have habitability issues. 
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Sources: U.S. Census Bureau. 2022i. 2010 and 2020 ACS 5-Year Estimate. B01001A. SEX BY AGE (WHITE ALONE)  
U.S. Census Bureau. 2022j. 2010 and 2020 ACS 5-Year Estimate. B01001B. SEX BY AGE (BLACK OR AFRICAN AMERICAN ALONE) 
U.S. Census Bureau. 2022k. 2010 and 2020 ACS 5-Year Estimate. B01001C. SEX BY AGE (AMERICAN INDIAN AND ALASKA NATIVE ALONE) 
U.S. Census Bureau. 2022l. 2010 and 2020 ACS 5-Year Estimate. B01001D. SEX BY AGE (ASIAN ALONE) 
U.S. Census Bureau. 2022m. 2010 and 2020 ACS 5-Year Estimate. B01001E. SEX BY AGE (NATIVE HAWAIIAN AND OTHER PACIFIC ISLANDER ALONE) 
U.S. Census Bureau. 2022n. 2010 and 2020 ACS 5-Year Estimate. B01001F. SEX BY AGE (SOME OTHER RACE ALONE) 
U.S. Census Bureau. 2022o. 2010 and 2020 ACS 5-Year Estimate. B01001G. SEX BY AGE (TWO OR MORE RACES)  
Note: The race “Other” includes individuals with “two or more races,” “Native Hawaiian and other Pacific Islander races,” and “some other race alone.” Native 
Hawaiian and other Pacific Islander races were included in other due to the lack of presence in the Plan Area. To see further details, visit https://www.census.gov/
topics/population/race/about.html.  

Figure 2. Racial Composition

THE CITY OF EUREKA  |  WATERFRONT SPECIFIC PLAN
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Table 5. Linguistic, Ethnic, and Racial Composition
Characteristic Census Tract 1 Census Tract 5 Eureka California

Year 2010 2020 2010 2020 2010 2020 2010 2020

Speaks English “Less 
than Very Well” 6.7% 4.8% 4.8% 7.1% 5.8% 7.5% 19.9% 17.4%

Hispanic 14.1% 20.9% 11.3% 15.7% 11.6% 15.1% 37.6% 39.4%

African American 4.6% 6.0% 3.2% 4.2% 1.9% 2.3% 6.1% 5.7%

Asian American 0.3% 8.2% 0.4% 6.1% 3.2% 6.2% 13.0% 14.8%

Native American 6.1% 4.2% 4.9% 1.8% 3.6% 1.7% 0.8% 0.8%

Other 10.3% 17.9% 6.0% 14.0% 9.4% 16.9% 19.0% 22.6%

White 78.7% 63.7% 85.6% 74.0% 82.0% 72.9% 61.1% 56.1%
Sources:  
U.S. Census Bureau. 2022e. ACS 2010 and 2020 5-Year Estimates DP02 Selected Social Characteristics in the United States. 
U.S. Census Bureau. 2022f. ACS 2010 5-Year Estimates DP02 Selected Social Characteristics in the United States. 
2010 and 2020 DEC Redistricting Data (PL 94-171) P2. HISPANIC OR LATINO, AND NOT HISPANIC OR LATINO BY RACE 
U.S. Census Bureau. 2022j. 2010 and 2020 ACS 5-Year Estimate. B01001A. SEX BY AGE (WHITE ALONE) 
U.S. Census Bureau. 2022k. 2010 and 2020 ACS 5-Year Estimate. B01001B. SEX BY AGE (BLACK OR AFRICAN AMERICAN ALONE) 
U.S. Census Bureau. 2022l. 2010 and 2020 ACS 5-Year Estimate. B01001C. SEX BY AGE (AMERICAN INDIAN AND ALASKA NATIVE ALONE) 
U.S. Census Bureau. 2022m. 2010 and 2020 ACS 5-Year Estimate. B01001D. SEX BY AGE (ASIAN ALONE) 
U.S. Census Bureau. 2022n. 2010 and 2020 ACS 5-Year Estimate. B01001E. SEX BY AGE (NATIVE HAWAIIAN AND OTHER PACIFIC ISLANDER ALONE) 
U.S. Census Bureau. 2022o. 2010 and 2020 ACS 5-Year Estimate. B01001F. SEX BY AGE (SOME OTHER RACE ALONE) 
U.S. Census Bureau. 2022p. 2010 and 2020 ACS 5-Year Estimate. B01001G. SEX BY AGE (TWO OR MORE RACES)  

Table 6. Housing Type
Characteristic Census Tract 1 Census Tract 5 Eureka California

Year 2010 2020 2010 2020 2010 2020 2010 2020

Rate of Renters 76.1% 87.2% 68.3% 71.2% 53.5% 55.9% 42.6% 44.7%

Overcrowding 1.7% 4.8% 0.4% 5.8% 2.4% 4.7% 8% 8.2%

Habitability 1.1% 0.0% 2.7% 3.4% 0.9% 0.6% 1.1% 1.6%

Multi-Unit Structures 53.4% 64.9% 51.7% 57.2% 31.4% 32.5% 30.7% 31.4%
Note: Habitability was calculated by adding the percent of occupied housing units lacking complete plumbing facilities and the percent of occupied housing units lacking complete 
kitchen facilities. It should be noted that this may result in an overcount, as some of these housing units may lack both complete kitchen and plumbing facilities. Sources:  
U.S. Census Bureau. 2022a. ACS 2010 5-Year Estimates DP04 Selected Housing Characteristics. 
U.S. Census Bureau. 2022b. ACS 2020 5-Year Estimates DP04 Selected Housing Characteristics.
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Displacement from Hazards

Natural hazards present additional risks to 
residents. The low-lying portions of the Plan 
Area (Commercial Bayfront District and 
western portion of Old Town District) are 
specifically at risk of coastal flooding. Storm 
and tidal flooding will increase in frequency and 
extent due to sea-level rise (SLR). Additionally, 
groundwater levels can fluctuate closer to 
Humboldt Bay in response to tides, meaning 
that SLR may also cause the emergence of 
shallower groundwater. 

When groundwater is shallow, residents can see 
impacts to stormwater systems, underground 
utilities, and foundations.7 The combination of 
shallow groundwater with flooding can create 
extended damp conditions and recurring 

7 City of Tauranga. 2020. “The Impacts of Shallow Groundwater.” 
September 2020. https://www.tauranga.govt.nz/Portals/0/
data/living/natural_hazards/files/infograph_impacts_shallow_
groundwater.pdf.

property damage, which has the potential to 
cause forced displacement. This risk may be 
especially high for homeowners who do not 
have flood insurance but are in areas impacted 
by SLR, as existing Federal flood maps do 
not currently account for SLR projections.8 
Furthermore, low-income renters may be 
impacted because they may feel the impacts 
of flooding without receiving benefits from 
flood insurance and, due to their income, 
are less likely to have renter’s insurance. To 
better understand risk and SLR, refer to the 
Background Report.

8  Cash, A., K. Chapple, N. Depsky, R.R. Elias, M. Krnjaic, S. Manji, 
and H. Montano. 2020. “Climate Change and Displacement 
in the U.S. – A Review of the Literature.” University of 
California Berkeley Urban Displacement Project. https://www.
urbandisplacement.org/wp-content/uploads/2021/08/climate_and_
displacement_-_lit_review_6.19.2020.pdf. 

Coastal Flooding- Source Humboldt Baykeeper

THE CITY OF EUREKA  |  WATERFRONT SPECIFIC PLAN

GROUNDWATER

Water present beneath Earth’s surface in 
rock and soil pore spaces and in the fractures 
of rock formations.
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housing assistance programs. Reducing the barriers 
associated with development and producing 
affordable housing are the most important topics 
in the near term for the Plan Area, as housing 
production is not in high demand and incentivizing 
and streamlining the development process can 
act as a spark. Once housing is being developed, 
other strategies, like homeownership and resident 
protections, grow more important. At all times, 
exploring funding streams for housing programs 
remains important. Funding options may become 
more attractive as the local housing market, 
political will, and economic conditions evolve.

Affordable Housing Production

Affordable housing production is always 
important to consider, but this is especially true 
when planning for redevelopment to ensure 
gentrification and displacement do not occur as 
a result of the redevelopment. The Plan Area’s 
high rates of poverty and housing cost burden 
further necessitate the need for affordable housing 
production.

AFFORDABLE HOUSING ON CITY 
OWNED PROPERTIES
City-owned land is a well-known opportunity 
for affordable housing development. The City 
strategically releases requests for affordable 
housing development proposals on specific sites. If 
a proposal is accepted by the City, the developer 
either leases or purchases the land from the City. 

How Affordable Housing on City 
Owned Properties Connects to the 

Waterfront Eureka Plan  
In the Plan Area there are approximately 

30 City-owned parcels covering 25 acres.10 
Some of these parcels are environmentally 

constrained and not allowed or able to 
have housing, but others have potential for 

affordable housing development. 

10  City of Eureka. 2022. “City of Eureka Community Development 
Web Application.” City of Eureka Community Development Web 
Application.
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FACTORS CONTRIBUTING TO 
DISPLACEMENT

Displacement is a risk for many households in the 
Plan Area. The main reasons for displacement 
vulnerability are the high rate of poverty and low 
median incomes in the Plan Area. Based on other 
data analyzed, many residents are also coping with 
undesirable housing situations to maintain their 
housing location. The area may also be at risk of 
gentrification, as housing is more affordable for 
moderate-income households in the Plan Area 
than low-income households, and the area has not 
experienced gentrification in the past 30 years. 
However, rent increases, which are an early sign 
of gentrification, are occurring at a rate similar to 
Eureka as a whole, and gentrification is less likely 
in cities like Eureka that have lower demand for 
development.9 

The following are the key displacement factors for 
the Plan Area:

•	 Low rates of homeownership

•	 High rates of households with someone 
with a disability

•	 Large growth in overcrowding

•	 High rates of renter and homeowner cost 
burden

•	 High rates of poverty and unemployment

STRATEGY RECOMMENDATIONS

As the Plan Area is revitalized, vulnerable residents 
will need to be protected from displacement. The 
Waterfront Eureka Plan will use tools centered 
around five major housing topics: producing 
more affordable housing, reducing the barriers to 
development, facilitating pathways to ownership, 
empowering and protecting residents, and funding 

9   Thomas, T., C. Hartmann, A. Driscoll, K. Chapple, A. 
Cash, R.R. Elias, and M. Zuk. 2020. “The Urban Displacement 
Replication Project.” University of California Berkeley Urban 
Displacement Project. https://github.com/urban-displacement/
displacement-typologies/blob/main/.assets/udp_replication_project_
methodology_10.16.2020-converted.pdf.
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How Inclusionary Zoning Connects to 
the Waterfront Eureka Plan  

The City currently offers Infill Incentive 
Permits through the zoning code and 

allows incentives, concessions, and waivers 
as allowed by the State Density Bonus 

Law. The City can monitor whether these 
incentives are working, based on the 

number of affordable units developed over 
and above the number of units allowed by 

current zoning. If little to no residential and/
or affordable development is occurring in 
general, bolstering the incentives may be 
a future consideration. Strategies such as 

increased infill incentives and/or a transition 
to mandatory inclusionary zoning may 
be needed to produce more affordable 

housing. Outreach with local developers 
can also provide insight as to why voluntary 

inclusionary zoning is not generating 
affordable units. 

INCLUSIONARY ZONING
Inclusionary zoning is a broad term that refers 
to requiring and/or incentivizing developers to 
include a share of below-market-rate units in 
developments. The City adheres to the State 
Density Bonus Law that allows developers to 
build more units overall if a certain ratio of 
them are reserved for low-income tenants. 
This is a form of voluntary inclusionary zoning, 
meaning that developers can choose to opt in 
or out of this incentive.

Other cities have mandatory inclusionary 
zoning, requiring a certain percentage of units in 
larger developments to be affordable. In many 
cases, these requirements come with options 
for developers to pay into an affordable housing 
bank through in-lieu fees if they cannot 
supply the affordable housing on site.

THE CITY OF EUREKA  |  WATERFRONT SPECIFIC PLAN

CASE STUDY Fort Bragg, California

Fort Bragg, California, developed mandatory inclusionary 
housing requirements to increase the production of 
affordable housing. Under the City of Fort Bragg Zoning 
Code, for all rental and “for sale” developments with 
five or more residential units, between 10% and 20% of 
the units are required to be affordable. Affordable rent 
and sales prices are defined in Fort Bragg’s Municipal 
Code and align with definitions used by State agencies. 
In addition, there are affordability requirements related 
to allocation of units to certain income groups, and 
prioritization of tenants who are “essential public 
service employees” as defined by the zoning code. There 
are also multiple options for the developer to meet 
requirements by developing affordable units off site, 
developing secondary units (like accessory dwelling units), 

donating land, paying an in-lieu fee, or some other 
equivalent alternative, subject to City Council 
approval. Fort Bragg uses certain procedures 
related to phasing of construction, equity accrual, 
household eligibility, and monitoring to ensure that 
affordability is being maintained as required. In 
addition to benefits provided in the State Density 
Bonus Law, the city of Fort Bragg also provides 
a list of pre-approved incentives, voluntary pre-
application review, and priority processing of 
applications.11  Fort Bragg’s program is in its 
early stages, making its success difficult to judge; 
however, if Eureka were to consider some version 
of inclusionary zoning, it would be prudent to 
reach out to Fort Bragg staff for their insights.

IN-LIEU FEES

When a developer is required to build 
units onsite but allowed to pay a fee as an 
alternative. Sometimes called an impact fee 
or linkage fee
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ACCESSORY DWELLING UNITS 
Accessory dwelling units (ADUs) are additional 
units added to single-family or multifamily homes. 
ADUs vary in size, shape, and type. They can 
be attached or detached, and some may even 
be considered tiny houses, or tiny houses on 
wheels. Many ADUs are considered “affordable 
by design,” which means they often are rented 
at more affordable prices due to their smaller 
size. ADUs can also help older adults live semi-
independently and provide extra rental income 
for property owners. Eureka has been cited as a 
leader in Northern California and among small 
towns Statewide for its ADU ordinance and 
outreach efforts.11 The City’s ordinance removes 
multiple barriers to development. The City has 
also reached out to the public to promote ADUs, 
holding an ADU fair in 2018. 

11  Center for Community Innovation. 2020. “The ADU Scorecard.” 
https://www.urbandisplacement.org/wp-content/uploads/2021/09/
ADU-Scorecard-InterimReport-200201-1.pdf.

ADUs can be promoted beyond these planned 
actions to add more density and affordable housing 
to the Plan Area. The City already incentivizes 
ADUs with fee waivers for sewer and water 
hookups, but other possible incentives include 
low-interest loan programs and development 
standard flexibility, such as reduction or removal 
of open space requirements. There also may be 
potential for programs or waitlists that link ADU 
owners with populations that would especially 
benefit from affordable ADU housing, like formerly 
unhoused people, low-income households, or 
older adults. The City of Los Angeles has an 
ADU Accelerator Program that refers qualified 
older adult tenants who are interested in renting 
for up to 5 years to ADU owners who will rent 
their ADU at affordable rates. In return, the 
city’s program covers tenant screenings to ensure 
stable rental payments and limited turnover. The 
program also has case managers to provide new 
ADU owners with support and resources and to 
improve owner/tenant relationships.12 Although 
this type of program may not be feasible without 
grant funding, it is important to understand the 
resources needed for new ADU owners and the 
populations most benefitted by ADU production.

How Accessory Dwelling Units 
Connect to the Waterfront Eureka 

Plan  
The Plan Area has limited single-family 

homes, but those that are present, mainly in 
the Library District, could be prime sites for 
ADUs. Also, ADUs could provide additional 

dwelling units on several sites in the Plan 
Area with existing multifamily housing.

Reduce Development Barriers

The Plan Area does not currently have major 
demand for development, which can cause the 
housing supply to be stagnant. It can also relate to 
overcrowding, which has grown substantially in the 
past 10 years for the census tracts that overlap the 

12  City of Los Angeles. 2022. “LA ADU Accelerator Program.” https://
adu.lacity.org/.

Attached and Detached ADUs

Building upon the ADU ordinance, the City’s 
Housing Element has actions related to ADUs, 
including consideration of an unpermitted ADU 
amnesty program and an ADU ambassador 
program. The first would more easily allow 
residents with unpermitted ADUs to bring 
them into compliance without penalty. The 
second program would work with banks and 
lenders to educate the public more effectively 
on ADU financing. The Housing Element has 
also called for exploration into regulations for 
tiny houses and tiny houses on wheels to create 
more units on small lots. Currently, the City’s 
Building Code allows homes as small as 150 
square feet, but they must be on permanent 
foundations.
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Plan Area. To fuel development, the City can 
look to reduce barriers to development.

ENVIRONMENTAL REVIEW 
STREAMLINING OPPORTUNITIES 
Environmental review streamlining removes 
requirements tied to technical studies and 
special permits by performing California 
Environmental Quality Act (CEQA) review 
and permitting at a broader plan level. The 
Waterfront Eureka Plan is an example of 
environmental review streamlining, because 
it will undergo environmental review for 
developments outlined within. Environmental 
review streamlining is a key way to remove 
costs and reduce time associated with 
development. This reduction of time and 
cost encourages production of housing units, 
increasing supply and keeping housing costs 
stable. 

How CEQA Streamlining Connects 
to the Waterfront Eureka Plan  

CEQA streamlining can reduce time and 
costs for housing development and is a 
primary goal of the Waterfront Eureka 

Plan. 

 

REDUCED OFF-STREET PARKING 
AND OPEN SPACE REQUIREMENTS
Required off-street parking can take up valuable 
land and increase the cost of development. 
Off-street parking can increase rents and cause 
low-income residents who cannot afford cars 
to pay for parking they do not need. Reducing 
off-street parking requirements makes more 
land available for development. California’s State 

CEQA

The California Environmental Quality 
Act requires disclosure of significant 
environmental impacts for discretionary 
projects

THE CITY OF EUREKA  |  WATERFRONT SPECIFIC PLAN

Density Bonus Law includes provisions for off-
street parking requirement reductions in special 
circumstances (such as supportive housing in 
proximity to transit), which can reduce required 
parking ratios from 1 or more spaces per unit 
in the Plan Area to 0.5 or 0 spaces per unit.13 
However, these development circumstances are 
limited and likely would not apply for the vast 
majority of developments. 

Other requirements that can take up land and 
increase the cost of development are open 
space requirements. Reducing, removing, or 
offering other options to comply with open space 
requirements for housing could incentivize housing 
development.

In conjunction with the recommendations of the 
Downtown Parking Management Plan, updates can 
also be made to the Municipal Code to reduce 
required off-street parking ratios and allow 
parking exemptions for developments that create 
affordable housing. This update has been made 
to the inland portion of Eureka, but the Coastal 
Zone, including the Plan Area, requires additional 
regulation and approval, and thus has not received 
this update yet.

Specific to open space requirements, the Plan 
Area’s zoning currently requires dwelling units in 
the OR and CW zoning districts to provide group 
or private usable open space. Reducing private 
open space standards, would encourage adaptive 
re-use of historic structures and encourage 
activating the ample public space and Bayfront 
Trail. Lowering or removing off-street parking 
requirements is a potential option, as is reducing 
the number of off-street parking spots required in 
exchange for more affordable housing units. This 
incentive is commonly used as one of multiple 
optional incentives within a voluntary inclusionary 
housing ordinance.

13   Goetz, J., and T. Sakai. 2021. “Guide to the California Density 
Bonus Law.” https://www.meyersnave.com/wp-content/uploads/
California-Density-Bonus-Law_2021.pdf#:~:text=The%20Density%20
Bonus%20Law%20%28found%20in%20California%20Government,in%20
density%20for%20projects%20which%20are%20completely%20affo-
rdable.



16

How Development Barrier Reduction 
Through Off-Street Parking 

Reduction Connects to the Waterfront 
Eureka Plan  

Recently, the Downtown Parking 
Management Plan was developed for 

Eureka’s downtown area (which includes a 
portion of the Plan Area), which included 
recommendations for navigating parking. 

Parking recommendations from the 
Downtown Parking Management Plan that 
may allow for additional affordable housing 
include resident parking permit programs 

and the promotion and expansion of 
multimodal alternatives. Resident parking 

permit programs allow residents to purchase 
parking permits that let them park in public 

parking spaces or on the street for extended 
periods of time. This type of program could 

act in tandem with parking requirement 
reductions to incentivize the production of 
more low-income housing while still giving 
low-income renters the option to pay for 

parking in an area that has available parking. 
The Downtown Parking Management Plan 

also recommends the exploration of a shuttle 
system and additional bike infrastructure 
to reduce residents’ need for a car when 
making regular trips. These alternative 
transportation improvements could be 
funded through a parking in-lieu fee—a 

fee that developers can pay into in lieu of 
developing parking on site themselves.

UPPER FLOOR OFFICE AND SINGLE-
FAMILY HOME CONVERSIONS TO 
MULTIFAMILY HOUSING
Existing buildings can offer potential for adding 
residential space through conversions from other 
uses to residential uses, or conversions of less-
dense single-family houses to multiple units. 
Office to residential conversions are an emerging 
possibility because the COVID-19 pandemic 
sparked a work-from-home revolution that has 

created uncertainty around the future of office 
demand. However, these conversions can be 
expensive and take time, and if there is not a clear 
long-term trend of high vacancy rates, developers 
and property managers may be reluctant to 
convert their units. 

These types of conversions require adequate 
square footage and layouts. For example, interior 
portions of offices are leasable, but when a floor 
is converted to housing, the interior portions that 
lack natural light make them unable to be leased. 
So depending on the size of the office, there may 
not be enough light or windows to make housing 
conversion feasible. Plumbing infrastructure is 
another major consideration. Adding plumbing and 
kitchen amenities, especially to older structures, 
can be expensive. Because of these logistical 
reasons, hotel conversions are a more affordable 
option than office conversions.

Conversions may also trigger required retrofits 
to bring buildings up to code. Older buildings are 
often the most likely to be converted. However, 
because of their age, older buildings are more 
often out of compliance with the current building 
code, which can add further costs to conversions.

There are additional factors that can deter upper-
floor conversions that are out of the control 
of the City. Existing leases are one factor. Even 
if a building is mostly vacant, existing leases 
can require additional costs related to early 
terminations. Construction costs is another 
major factor that has become an issue recently. 
Higher construction costs act as a deterrent to 
conversions.

The Library District also has several existing 
single-family houses with potential for conversion 
into multifamily housing, such as duplexes, 
triplexes, or quadplexes. Conversions could be 
incentivized through permit streamlining, tax 
exemptions or abatements, or simply through 
outreach. Current homeowners may be interested 
in conversions but be without the knowledge or 
resources to understand the total cost-benefit or 
where to start. 
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How Development Barrier Reduction 
through Conversions Connects to the 

Waterfront Eureka Plan  
In the Plan Area, the Old Town District 
has a lot of upper-floor office space that 

has become vacant. The most direct 
way to streamline office-to-residential 

conversions is to remove the use permit 
currently required for upper-floor housing. 

Other incentives are more costly, such 
as grant funding or tax incentives for 

converted buildings or floors. These more 
costly incentives have been used by large 

cities or counties in recent years, but 
smaller cities have not traditionally been 
able to provide these types of incentives. 

Perhaps comprehensive building conversion 
incentive programs will become State or 
Federally funded in the future as working 

from home continues to grow in popularity.

 

TRANSFER OF DEVELOPMENT 
RIGHTS

Transfer of development rights (TDR) 
programs allow property owners to transfer 
their development rights to the owner of 
another property. This flexibility can provide 
environmental benefits or affordable housing 
preservation given the right circumstances. In 
the Plan Area, development rights transfers 
could be especially beneficial to preserve existing 
affordable housing and historic structures 

while still spurring development and economic 
activity. Existing affordable housing or historic 
site owners could sell their unused development 
capacity to the owner of a receiving site. Profit 
from the sale can be used to preserve the 
housing or historic structure further. Other uses 
for a TDR program could be managed retreat 
related to SLR or the expansion of park space 
along the waterfront.

A TDR program is only effective if there is 
demand for additional density. To reduce this 
dependence on demand, some cities with 
TDR programs elect to use a TDR bank. With 
TDR banks, jurisdictions or nonprofit partners 
act as intermediaries, purchasing and selling 
development rights even if a buyer or seller is 
not immediately available. This allows a city to 
facilitate time-sensitive opportunities and provide 
support for existing historic sites or affordable 
housing when they are in need. 

How Development Barrier Reduction 
through Transfer of Development 
Rights Connects to the Waterfront 

Eureka Plan  
The Plan Area is rife with historic buildings, 

especially in the Old Town District. 
Furthermore, the Commercial Bayfront 
and a portion of the Old Town Districts 

are projected to be impacted by SLR in the 
future. These constraints make for possible 
“sending” sites when it comes to transfers 
of development rights. However, there may 

not be demand for density beyond what 
is currently allowed at receiving sites. Still, 
this may be a viable strategy in the future, 
as higher-priority sites are built out and 

SLR further constrains development.

 
The Plan Area has sites that are both historic 
and at risk of SLR inundation. Historic buildings 
that fall under this criterion can be preserved 

Ten Window Williams

THE CITY OF EUREKA  |  WATERFRONT SPECIFIC PLAN
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Affordable and Creative 
Ownership Models

Homeownership is becoming a more difficult 
and expensive endeavor in the Plan Area, as 
evidenced by the high rates of homeowner 
housing cost burden. Furthermore, with the 
high rate of multifamily housing in the Plan Area, 
households that want to own their own home 
and collect some level of equity are not able to 
in many circumstances. Condominiums (condos) 
offer ownership in an area with concentrations 
of multifamily housing. However, the down 
payments for condos are a barrier that can make 
them out of reach for low-income households 
without assistance. Furthermore, if rental 
apartments are converted to condos, it can result 

in displacement of long-term low-income 
residents (see Enforcement or Enhancement 
of State Protections). Affordable and creative 
ownership models can present opportunities to 
bridge these gaps—improving the affordability 
of homeownership and providing some level 
of wealth accumulation over the course of 
ownership. 
 
COMMUNITY LAND TRUSTS

Community land trusts (CLTs) are nonprofit 
organizations that manage land to preserve 
long-term affordability of dwellings. CLTs 
can own the land for single-family homes or 
apartments. When CLTs sell dwelling units, 
they maintain long-term affordability by 
adding conditions to the land that limit resale 
to income-eligible families and balance long-
term affordability with the homeowner’s 
accumulation of wealth. Most CLTs maintain 
ownership of land and sell structures. CLTs 
maintain the right to repurchase buildings when 
the owner wishes to sell, maintain control over 
the resale price, maintain control over building 
use, and control eligibility of future purchasers. 

CLTs usually use local, State, or Federal grant 
funding to start up and subsidize housing to 
affordable standards, but can also receive 
philanthropic donations from major employers, 
religious organizations, or others. Continuing 
operations after startup can usually be 
economically sustainable using ground lease fees 
once a CLT is managing 150 to 200 dwelling 
units.14 This number of units is large for the 
Plan Area or even the City of Eureka, so an 
economically sustaining CLT may require a 
regional approach.

Cities are not usually in charge of CLTs, but 
their support and collaboration are important 
to the success of CLTs. At times, city officials 

14  Palmer, A. 2019. “Strategies for Sustainable Growth in 
Community Land Trusts.” Joint Center for Housing Studies of 
Harvard University. https://www.jchs.harvard.edu/sites/default/files/
media/imp/harvard_jchs_palmer_strategies_sustainable_growth_
community_land_trusts_2019.pdf.
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as sending sites; however, if the building is 
destroyed or regularly inundated by SLR it would 
not achieve historic preservation or affordable 
housing preservation. This means that if the City 
is considering this strategy in the Plan Area, staff 
should ensure that any programs include clear 
expectations and enforcement. The TDR program 
could clearly exclude buildings within projected 
SLR inundation zones from being sending sites. 
Alternatively, sending sites in inundation zones 
could be required to have flood insurance, or could 
be required to use a portion of the money from the 
TDR to retrofit the site relative to the SLR risks.

CASE STUDY Arlington County, Virginia

Arlington County, Virginia, has a TDR program 
meant to preserve the long-term affordability of 
historically valuable garden apartments and shift 
excess density to parts of town where the county 
is aiming to more densely develop. Historic garden 
apartments were deemed “sending” sites, and 
participating owners committed to preservation 
of the existing buildings, renovation of units, and 
maintenance of affordable rent for a percentage 
of the units for at least 30 years. Eligible receiving 
sites are along corridors and in neighborhoods 
that have been targeted for redevelopment, as well 
as areas that can accommodate additional height.15 
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OPAL Community Land Trust is a CLT for 
Orcas Island (and the greater San Juan Islands) in 
Washington state. Affordable housing is a major 
need due to the area’s high property values and 
limited incomes for essential service and tourism 
workers. The islands also present obvious 
commute issues, making affordable housing on 
the actual islands even more necessary. Currently, 
OPAL has housing in eight neighborhoods, with 
110 permanently affordable ownership homes 
and 82 permanently affordable rental apartments. 
Beyond housing, OPAL offers five office spaces 

are on CLT boards alongside other residents. 
Some ways cities can support the formation 
of CLTs is through land donations or funding 
allocations. The funds to start a CLT are often 
one of the biggest hurdles, so start-up grants are 
especially helpful. Furthermore, cities can provide 
technical assistance with the development of a 
CLT, including toolkits or connections to existing 
guidance. 

How Community Land Trust as an 
Ownership Model Connects to the 

Waterfront Eureka Plan  
The Plan Area is on land originally stewarded 
by the Wiyot people, and Tuluwat Island is   
located across the bay from the northern 

portion of the Commercial Bayfront District. 
The City of Eureka owned approximately 
202.3 acres of land on Tuluwat Island, and 
in 2004, the City of Eureka returned 40 
acres of culturally significant land on the 
southeastern tip of Tuluwat Island to the 
Wiyot Tribe. Since then, the Tribe has 

worked on restoration of this site (which 
was impacted by a ship repair facility), and 
in 2019, the City transferred the remaining 
City-owned land back to the Wiyot Tribe. 

After years of managing this land, the Wiyot 
tribe developed Dishgamu Humboldt, 

an Indigenous-led community land trust 
intended to generate positive social and 

environmental impacts.15  In recent years, 
Dishgamu Humboldt has worked on 

proposals for apartment complexes within   
the City.16  This type of development can 
provide valuable experience and increase 

revenue for Dishgamu Humboldt, which in 
turn can be leveraged into future projects. 
The City can communicate and collaborate 
with Dishgamu Humboldt to gauge interest 

and understand what level of support or 
incentives are necessary for possible future 
expansions that benefit the Wiyot people 

and the City of Eureka as a whole.

Resident Empowerment and 
Protection

The high rates of poverty and unemployment in 
the Plan Area mean many residents are likely living 
check-to-check and could be unable to pay for a 
security deposit if displaced from their current 
housing situation. Strategies related to resident 
empowerment and protection help to keep 
residents from being displaced in the first place.

MULTILINGUAL TENANT OUTREACH
Community members who are not proficient 
in English do not currently have the same level 
of access to City resources as people who are 
proficient in English. Developing multilingual 
housing resources is a program within the City’s 
6th Cycle Housing Element (IMP H-31: Foreign 
Language Housing Materials); however, it has not 
been implemented yet. As implementation occurs 
in the coming years, it is important to make sure 
both City development and planning documents, 
as well as housing assistance resources, are made 
available in multiple languages. Rent control, 
homeownership, and fair housing resources 
promoted by the City are especially important to 
prioritize because they can mitigate displacement.

15 Wiyot Tribe. 2022. “Dishgamu Humboldt Community Land Trust.” 
https://wiyot.us/350/Dishgamu-Humboldt-Community-Land-
Trust

16 Greenson, T. (2021, July). “Dishgamu Humboldt.” https://
www.northcoastjournal.com/humboldt/dishgamu-humboldt/
Content?oid=20929557
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ENFORCEMENT OR ENHANCEMENT 
OF STATE PROTECTIONS
The State has protections for low-income housing 
through housing replacement and rent regulations. 

Senate Bill 330, or the Housing Crisis Act of 
2019, developed replacement requirements to 
ensure that residents are not displaced during 
condominium conversions. To better protect 
existing tenants in these cases, some jurisdictions 
have gone beyond Senate Bill 330 by requiring 
early noticing, relocation assistance to be paid 
to the tenant, or first right of refusal. These 
requirements need to be balanced, as they can 
increase costs to the owner, which can reduce 
the investment in existing rental buildings or 
stymie the construction of new rental buildings. 
Furthermore, first right of refusal may be 
meaningless if renters do not have the necessary 
support to purchase the building or unit. Non-
profits and land trusts can be key players in helping 
tenants exercise purchase rights.

AB 1482, or the Tenant Protection Act of 2019, 
created rent increase limits to protect renters 
from egregious rent hikes without stopping new 
housing from being constructed. Most single-
family homes, condominiums, and housing built 
within the last 15 years are exempt from this rent 
increase cap. Furthermore, these protections 
only protect renters staying in their homes, 
and do not apply when a unit becomes vacant. 
Some larger cities have combatted this perceived 
loophole by expanding the applicability of the cap. 
Another potential issue with AB 1482 is that rental 
owners and tenants most commonly oversee 
implementation. A more formal tracking of rent 
increases can help to ensure AB 1482 is enforced, 
rental owners are following state regulations, and 
tenants are protected.

How Multilingual Tenants Outreach 
Connects to the Waterfront  

Eureka Plan  
Within the two census tracts overlapping 
the Plan Area, there are approximately 74 
Spanish-speaking households, 25 Asian and 

Pacific Island–language speaking households, 
and 54 non-English Indo-European language–
speaking households that have limited English 
proficiency.  So although Spanish may be the 
biggest translation need, there are needs for 

other languages as well.

 
Within the two census tracts overlapping the Plan 
Area, there are approximately 74 Spanish-speaking 
households, 25 Asian and Pacific Island–language 
speaking households, and 54 non-English Indo-
European language–speaking households that have 
limited English proficiency.17 So although Spanish 
may be the biggest translation need, there are 
needs for other languages as well. 

One way to improve people’s ability to engage 
is the use of plain language in presentations, 
resources, and documents. Using plain language 
helps everyone to understand what is being said—
not just people with limited English proficiency. 

Some best practices listed on New York City’s 
Digital Blueprint, a resource for accessible 
documents, include the following:

• Writing at or below an eighth grade level

• Using an active voice

• Using bullets and lists to break up text

• Keeping sentences short18 

 

17 US Census Bureau. 2022p. ACS 2020 5-Year Estimates S1602 Limited 
English Speaking Households. 

18 City of New York. 2018. “Plain Language and Readability.” https://
blueprint.cityofnewyork.us/content/plain-language-and-readability/.

FIRST RIGHT OF REFUSAL

If required, tenants in units being converted 
to condominiums reserve the right to buy the 
unit or building being converted.
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CASE STUDY San Francisco, California

In San Francisco, rent regulations had been in 
place long before AB 1482. These regulations 
allow rental owners to only raise a tenant’s rent 
annually by an amount tied to inflation, unless 
the owner petitions for other increases, such 
as capital improvements. To enforce many of 
its rent regulations, San Francisco uses a Rent 
Board. Among its many functions, the Rent 
Board documents and approves rent increases 
that rental owners petition for beyond the 
predetermined cap.21 This extra step ensures that 
rent regulations are enforced. 

Housing in San Francisco, CA

How Resident Empowerment 
and Protection through State 
Protections Connects to the 

Waterfront Eureka Plan 
The Plan Area is home to a high number 

of renters, so protections for renters 
are especially important. However, 

condominium conversions are uncommon 
in Eureka, and only one conversion of 

an existing residential building has been 
performed in recent years. 

LEGAL ASSISTANCE FOR AT-RISK 
RENTERS
Cities can help at-risk tenants by funding 
legal assistance or legal resources related to 
housing. Assistance may come in the form of 
free representation, counseling or assistance 
via a hotline or drop-in center, and resource 
guides provided by legal rights organizations. 
Cities can choose to fund only specific locations 
as well, for example, areas most at risk for 
displacement, like the Plan Area. Funds can also 
be specifically put toward certain housing legal 
matters, like eviction prevention, which helps 
to reduce expenses and attain the preferred 
results. These programs also generally screen 
prospective clients based on eligibility and the 
merits of their cases.

How Resident Empowerment and 
Protection through Legal Assistance 

Connects to the Waterfront  
Eureka Plan  

The Plan Area is home to a high number 
of renters, so protections for renters are 
especially important there. Legal Services 
of Northern California is an existing legal 

service provider in the Plan Area that 
provides family, housing, public benefit, 
and veterans benefit legal services to 

qualifying individuals.1

 
Funding for Housing Preservation, 
Rehabilitation, Production, and 
Assistance

Affordable housing trust funds are funds 
dedicated to financing specified affordable 
housing programs. These funds can be powerful 
tools because funding is often the limiting 
factor related to implementation of the housing 
preservation, rehabilitation, production, and 
assistance programs identified in the Housing 
Element. Furthermore, affordable housing funds 
can improve the City’s chances of receiving 
additional grant funding and/or attracting 

19  Legal Services of Northern California. 2022. “Legal Services of 
Northern California – Eureka.” https://lsnc.net/
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affordable housing developers. Federal, State, 
or private grants can assist with funding needs 
at times, but leverage funding (partial funding 
for a project provided by the grant applicant or 
outside sources) is often a required or prioritized 
component of applications. One example of a State 
grant with leverage funding considerations is the 
Affordable Housing and Sustainable Communities 
(AHSC) grant. If an affordable housing developer 
applied to the current round of AHSC funding 
(Round 6), the applicant would receive between 1 
and 4 points depending on the ratio of leveraged 
funding compared to the amount of funding being 
requested in the grant application. If 50%–99% of 
the requested funds were leveraged, the applicant 
would receive 1 point; if 100%–149% of funds 
requested were leveraged the applicant would 
receive 2 points, and so on. In total, 100 points 
are available to the AHSC grant applicant, and 
maximizing the project score through all avenues 
including leverage funding improves the chances 
of the applicant receiving funding.20 Strategies in 

20  California Strategic Growth Council. (2021, February). “Affordable 
Housing and Sustainable Communities Program.” https://sgc.ca.gov/
meetings/council/2021/docs/20210224-AHSC_Round_6_Guidelines.pdf

this section discuss potential funding sources for 
an affordable housing trust fund, should additional 
funding be desired.

TRANSIENT OCCUPANCY TAX
Short-term vacation rentals are permitted dwelling 
units that are rented for fewer than 30 consecutive 
days. Their prevalence has increased with the 
growth of online rental sites like VRBO and Airbnb 
in recent years. Many cities, including Eureka, 
have rules and guidelines for short-term vacation 
rentals to ensure guests and the public are safely 
accommodated. To improve city conditions, many 
cities also have a transient occupancy tax, which is 
a tax paid by guests staying in the City temporarily 
(for less than 30 days). Eureka’s existing transient 
occupancy tax is 10%.

Short-term vacation rentals provide options for 
visitors and tourists in Eureka, but their existence 
removes permanent dwelling units from the 
market that would otherwise be used by residents, 
effectively reducing the supply of housing. One 
option to mitigate this issue is to increase the 
rate from 10% to 11% or 12% with voter approval, 
and to dedicate the additional taxes levied to an 
affordable housing fund.

TAX INCREMENT FINANCING
Tax increment financing is a tool that can be used 
to generate funds for affordable housing and other 
public improvements in a defined tax increment 
financing district. It works by freezing tax revenues 
from an area in the base year and diverting 
projected tax revenue in future years to pay for 
improvements or pay back bonds issued to fund 
improvements. 

In California, there are multiple types of districts 
that can establish and use tax increment financing, 
including Enhanced Infrastructure Financing 
Districts (EIFDs), Affordable Housing Authorities 
(AHAs), and Community Revitalization and 
Investment Authorities (CRIAs).22  

22 California Governor’s Office of Business and Economic Development. 
2022. “Economic Development Districts.” https://opzones.ca.gov/
resources-best-practices/economic-development-districts/.

CASE STUDY East Palo Alto, California

Many cities have preexisting transient occupancy 
taxes, but only recently have cities begun to 
increase these taxes and dedicate funding to 
affordable housing specifically. The City of 
East Palo Alto had a ballot measure in 2020 
supporting a 2% increase to the transient 
occupancy tax, from 12% to 14%, implemented 
over 2 years. It was anticipated that this increase 
would raise approximately $390,000 annually. 
Funds raised by the increased rate were to be 
dedicated to affordable housing development, 
acquisition, and rehabilitation. This measure did 
not pass, needing a two-thirds (66.7%) approval 
and garnering yes votes for 64.7% of all votes.21 

21  Lee, L. (November, 2020). “Higher hotel tax for East Palo Alto 
fall below two-thirds needed to pass.” https://paloaltoonline.com/
news/2020/11/04/higher-hotel-tax-for-east-palo-alto-falls-below-
two-thirds-needed-to-pass.
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Each of these are established by a city or county 
and are public entities separate from the city or 
county that established them. Once established, 
they can exist for a 45-year term and require 
specified planning documents to guide 
operations and independent audits to ensure 
compliance with State laws. Each of these 
districts have a governing board that consists of 
city council members and community members 
who live and/or work in the district. 

EIFDs are generally focused on public 
infrastructure improvements but can also use 
funds to develop affordable housing. There 
are no affordable housing requirements or 
requirements related to the location or 
characteristics of the district, which make this 
district more flexible and able to fund a wider 
variety of projects. Funds generated are able to 
be used for construction, acquisition, planning, 
design, restoration, and rehabilitation related to 
a variety of public infrastructure improvements.

CRIAs are similar to EIFDs, but have more 
strict eligibility requirements for the location 
of the district related to a community’s level 
of disadvantage. Pursuant to AB 2492, 80% of 
the land in a CRIA must have an annual median 
household income that is less than 80% of the 
Statewide, countywide, or citywide annual 
median income. Additionally, 80% of the land in 
a CRIA must satisfy three of the following four 
criteria:

1. A non-seasonal unemployment rate 
that is at least 3% higher than Statewide 
average annual unemployment rates

2. Crime rates that are at least 5% higher 
than Statewide average crime rates for 
violent crime or property crime

3. Deteriorated or inadequate 
infrastructure (streets, sidewalks, water 
supply, sewer treatment, and/or parks

4. Deteriorated commercial or residential 
structures

CRIAs have these added requirements 
because they are intended to fund economic 
revitalization in disadvantaged communities. In 
addition to their tax increment financing power, 
CRIAs have eminent domain authority and can 
issue bonds, borrow money, receive grants, 
and accept investments from private or public 
lending agencies. Funds generated can be used 
for construction, seismic retrofits, acquisition, 
planning, design, restoration, rehabilitation, 
property purchase and sale, direct business 
assistance, and provision of loans or grants. 
Eligible projects include public infrastructure 
improvements, affordable housing, business 
assistance, brownfield remediation, and more. 

AHAs are another district with tax increment 
financing power specific to the development 
of housing. AHAs are separate from housing 
authorities. AHA funds are only able to be used 
for construction, expansion, or rehabilitation. 
Eligible projects include very-low, low-, and 
moderate-income affordable housing; workforce 
housing; transitional housing; supportive 
housing; and emergency shelters. AHAs also 
are unique because their financing source can 
be from property tax and/or sales and use tax. 
AHAs also have eminent domain authority.

How Housing Funding through Tax 
Increment Financing Connects to 

the Waterfront Eureka Plan. 
Tax increment financing is a unique tool 
that could be useful for the Plan Area 

because it could be used to expeditiously 
make public improvements that stimulate 

private development and assist in 
implementing the Waterfront Eureka 

Plan. Determining whether a CRIA, EIFD, 
or AHA is the right fit would require 

further analysis to ensure eligibility, garner 
support, and develop boundaries. A 

CRIA may be the most applicable entity, 
and initial unemployment and average 

household income data suggest that CRIA 
eligibility is possible. However, CRIAs 
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are new—the City of Victorville approved 
the first CRIA in California in August 2021.3 

EIFDs and AHAs have fewer boundary 
requirements, so if CRIA eligibility is not 

possible, an AHA or EIFD may be the next 
best option. As discussed above, AHAs 

have more power related to funding, but 
their funds are only allowed to go toward 

affordable housing, whereas EIFDs can fund 
housing and/or other public infrastructure. 

State planning grant funding, such as 
potential future rounds of Local Early Action 

Planning (LEAP) grants, may be ideal to 
determine the feasibility of these districts.

24  City of Victorville. 2021. “Community Revitalization Investment 
Authority Board.” https://www.victorvilleca.gov/government/city-
departments/development/planning/cria.

CONCLUSION
Displacement is a risk for many households 
in the Plan Area. Poverty and unemployment 
are relatively common in the census tracts 
that overlap the Plan Area, and when 
considering housing factors like cost burden 
and overcrowding, it is likely that residents are 
being forced to make trade-offs, which can 
negatively impact their quality of life or housing 
situation. Vulnerable residents will need to be 
protected from displacement as the Plan Area 
is revitalized. The City can use different policies 
and programs to establish these protections, 
depending on different internal and external 
factors. To quickly understand the initial actions 
that can be taken, see Table 8. 

Table 7. City of Vancouver Affordable Housing Fund Results
Project Types Projects Completed 

2017–2019
Projects in 

Progress as of 2020
2023 Goal

Housing Units Created for Low-
Income Households

137 175 336 (92% completed 
or in progress)

Housing Units Preserved for 
Low-Income Households

7 172 454 (39% completed 
or in progress)

Households Prevented from 
Eviction

549 62 1,500 (40% 
completed or in 

progress)
Shelter Beds Created 30 128 Not set

Source: City of Vancouver. 2020. “2017-2019 Affordable Housing Fund Report.” https://www.cityofvancouver.us/sites/default/files/fileattachments/community_and_
economic_development/page/28951/2017-2019_ahf_report_-_final_-_9.14.20.pdf.

CASE STUDY Vancouver, Washington

Because they are relatively new regulations, 
tax increment financing programs in California 
are not ideal case studies. However, the City of 
Vancouver, Washington, developed a property 
tax system that can at least show the potential 
results from something similar.  Recently, 
Vancouver experienced high rates of housing 
cost burden and homelessness, and intense 
housing demand resulting in gentrification and 
low-income households being displaced. In early 
2016, the city’s Affordable Housing Task Force 
prioritized the creation of a locally controlled 
affordable housing fund. A property tax levy 
was determined to be the best option for the 
fund, and an outreach campaign was developed 
to raise awareness of the housing crisis and 
advocate for the tax measure. In November 
2016, the tax measure passed. The levy is 
temporary (7 years) and has a set amount of 
funds that will be generated ($6 million annually 
or $42 million total). Because the levy rate is 
capped, the amount charged to each property 
owner can adjust downward if there is an 
overall increase in property values citywide. 
Funds from the levy are specifically outlined 
for housing production, housing preservation, 
homelessness prevention, and program 
implementation. See Table 7 for an update on 
the affordable housing fund’s progress.26 
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Table 8. Affordable Housing and Anti-Displacement Strategy Roadmap
Category Strategy Relation to Plan Area and Recommendations
Affordable Housing 
Production

City Land Donations for Affordable 
Housing

Continue to solicit requests for proposals, as outlined 
in the Housing Element.

Inclusionary Zoning Consider bolstering voluntary incentives. 

If development is in demand in the future but low-
income housing is not being developed, consider a 
mandatory inclusionary zoning program.

Accessory Dwelling Units (ADUs) Continue to implement ADU policies, as outlined in 
the Housing Element.

Reduce 
Development 
Barriers

Environmental Review Streamlining 
Opportunities

Occurring in conjunction with the Waterfront Eureka 
Plan.

Reduced Off-Street Parking and 
Open Space Requirements

Reduce parking requirements similar to the Inland 
Zoning Code in tandem with a resident parking permit 
program and other Downtown Parking Management 
Plan recommendations. Consider Open Space 
requirement reductions, removal, or potentially a 
hybrid that incentivizes affordable units.

Upper-Floor Office and Single-
Family Home Conversions to 
Multifamily Housing

Remove use permits required for upper-floor housing. 
Consider outreach related to multifamily conversions. 
Owners of older buildings and homes may be ideal for 
targeted outreach.

Transfers of Development Rights Consider this strategy in the future as higher-priority 
sites are built out and sea-level rise further constrains 
development.

Affordable and 
Creative Ownership 
Models

Community Land Trusts Communicate and collaborate with Dishgamu 
Humboldt and any other local or regional Community 
Land Trusts that may be established.

Resident 
Empowerment and 
Protection

Multilingual Tenants Outreach Implement a foreign language housing materials 
program, as outlined in the Housing Element. Consider 
other best practices for accessible documents, as 
possible.

Enforcement or Enhancement of 
State Protections

Consider further protections if rent is excessively 
increasing. 

Legal Assistance for At-Risk 
Renters

Refer residents with inquiries to Legal Services of 
Northern California. Consider funding collaboration 
with local legal services if demand is high and grant 
funding is available.

Funding for Housing 
Preservation, 
Rehabilitation, 
Production, and 
Assistance

Tax Increment Financing If new funding streams are in demand related to a 
Housing Trust Fund, this strategy may be ideal. Public 
engagement should be sought out to decide what is 
politically favorable. At that point, City staff could 
consider applying for a planning grant, such as a Local 
Early Action Planning (LEAP) grant, to assist in funding 
the necessary feasibility study.
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