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Executive Summary 
 
Humboldt County is currently engaged in the process of updating their comprehensive land-use 
plan. This General Plan update will play a large role in determining how the county will develop 
in the next twenty-five years.  
 
This study was conducted in order to better understand how alternative residential development 
scenarios will affect the future of the county by the year 2025. For illustrative purposes, one part 
of the county - the McKinleyville Community Planning Area (CPA) - was chosen for analysis. 
The McKinleyville CPA was chosen because it is the largest unincorporated community and the 
fastest growing area in the county. Between 1980 and 2000, the population of the McKinleyville 
CPA nearly doubled from 7,765 to 13,599 residents. According to California Department of 
Finance population projections, the McKinleyville CPA is expected to continue to attract the 
highest rate of population growth in the county for the next few decades. 
 
When planning for new growth, one of the most important factors land use planners must take 
into account is the density at which residential development will take place. Developing at lower 
densities in primarily urbanized areas will necessitate the construction of more homes in the open 
spaces and agricultural lands surrounding these urbanized areas. The focus of this analysis is 
therefore a quantitative and visual assessment of various development options in the 
McKinleyville CPA. 
 
The computer models and simulations used in this analysis were generated using the computer 
software package ArcGIS© 9.1 in conjunction with the CommunityViz® extension. This 
software package allows for a powerful quantitative analysis of various development scenarios 
and the generation of advanced realistic looking 3-Dimensional Models to allow for 
visualization. 
 
The purpose of this analysis is not to recommend a particular scenario for how population 
growth and development should occur in McKinleyville in the next few decades. Rather, it is to 
illustrate the implications of various assumptions and hypothetical planning decisions and to 
demonstrate the potential that the CommunityViz® modeling software has to assist planners, 
policy makers, and the public in making more-informed decisions involving future development 
patterns in McKinleyville and throughout Humboldt County.  
 
We examine six hypothetical but plausible scenarios for this analysis. These scenarios represent 
a reasonable range of development options. Each scenario models residential development at a 
specific density in areas where considerable urban development already exists the McKinleyville 
Urban Development Area (UDA) and Urban Expansion Area (UEA), and subsequently 
demonstrates how development at these densities will impact:  
 

• The character of the remaining undeveloped land in McKinleyville.  
 
• The capacity of these areas (the UDA and UEA) to accommodate the projected 

population growth by the year 2025. 
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• The number of homes and the density at which development would need to occur in the 
open spaces and agricultural lands in the remainder of the CPA in order to fully 
accommodate the 2025 projected population growth. 

 
The results of the analysis indicate that in order to accommodate the projected population growth 
by the year 2025 for McKinleyville entirely within the Urban Development Area (UDA), 
development in this zone would need to occur at a density of 7.9 dwelling units per acre on 
vacant, residentially zoned parcels (and parcels known to be considered for development). Under 
this scenario, parcels with homes already existing on them would not need to be developed 
further, nor would any additional development be required in the UEA or the remaining CPA in 
order to accommodate the projected population growth by the year 2025. 
 
As the density at which development occurs in the UDA and UEA decreases, the number of new 
homes required in the remainder of the CPA increases proportionately. Conversely, developing 
at densities greater than 7.9 dwelling units per acre in the UDA ensures a surplus of vacant, 
residentially zoned parcels within the UDA, which would then be available to accommodate 
population growth beyond the year 2025. 
 
Use of the CommunityViz® software package for this analysis provides a transparent method for 
analyzing various growth and development scenarios. Although every effort has been made to 
provide detail and specificity about the methods and data used, a model is by its very nature a 
representation of reality and will not always be in accordance with reality itself. If our use of 
certain data, methods, and assumptions is disputed by readers and reviewers of this report, we 
would like to take that information into consideration, and modify the computer model 
accordingly. It is our hope that we will be able to use the software to work with planners, policy-
makers, and interested groups and individuals to illustrate the implications of different 
assumptions and hypothetical planning decisions. Thus, we hope that the results presented here 
will lead to future productive discussions on how to balance the need to accommodate future 
population growth with the desire to provide more affordable housing opportunities for existing 
and future residents and the desire to protect the rural landscape qualities that make 
McKinleyville and the rest of Humboldt County such a special place. 
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Introduction 
 
Humboldt County is currently engaged in the process of updating their comprehensive land-use 
plan. This General Plan update will play a large role in determining how the county will develop 
in the next twenty-five years. 
 
This study was conducted in order to better understand how alternative residential development 
scenarios will affect the future of the county. For illustrative purposes, one part of the county - 
the McKinleyville Community Planning Area (CPA)1 - was chosen for analysis (Figure 1). The 
McKinleyville CPA was chosen because it is the largest unincorporated community and the 
fastest growing area in the county. Between 1980 and 2000, the population of the McKinleyville 
CPA nearly doubled from 7,765 to 13,599 residents. According to California Department of 
Finance population projections, the McKinleyville CPA is expected to continue to attract the 
highest rate of population growth in the county for the next few decades. 
 
When planning for new growth, one of the most important factors land use planners must take 
into account is the density at which residential development will take place. Developing at lower 
densities in primarily urbanized areas will necessitate the construction of more homes in the open 
spaces and agricultural lands surrounding these urbanized areas. The focus of this analysis is 
therefore a quantitative and visual assessment of various development options. 
 
We examined six hypothetical, but plausible, scenarios for this analysis. These scenarios 
represent a reasonable range of development options. Each scenario simulates residential 
development at a specific density in areas where considerable urban development already exists 
(the McKinleyville Urban Development Area (UDA)2 and Urban Expansion Area (UEA)3), and 
subsequently demonstrates how development at these densities will affect:  
 

• The character of the remaining undeveloped land in McKinleyville. 
 
• The capacity of these areas (the UDA and UEA) to accommodate the projected 

population growth by the year 2025. 
 

• The number of homes and the density at which development would need to occur in the 
open spaces and agricultural lands in the remainder of the CPA in order to fully 
accommodate the 2025 projected population growth. 

 
Figure 2 illustrates the relationship between the McKinleyville CPA, the UDA and the UEA. 

 
1 Community planning areas (CPA) are designated in various areas of the County to allow for expanded public 
participation in the planning process. These areas contain the bulk of the County's population and urbanized land 
area. They also contain important agricultural and timberlands surrounding the developing areas 
2 An urban development area (UDA) contains land developed to a density of one or more dwelling units per acre. 
This area is typically provided with public water or sewer services and constitutes an identifiable urban community, 
substantially more developed than surrounding lands. Urban density requirements and land use designations apply to 
the urban development area. The basic premise behind the establishment of such an area is to concentrate physical 
development in a region that can be most effectively and economically provided with necessary public services. 
3 The urban expansion area (UEA) can be viewed as a phased extension of urban development. The concept is to 
hold land within the expansion area in reserve at rural densities until necessary facilities and services are provided 
that can support urban level development. 



 
 Figure 1. The location of the McKinleyville, Community Planning Area (CPA) in Humboldt County, California

is depicted by the green polygon.  
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The following is a summary description of the six scenarios analyzed for this study:  

Scenario Descriptions 
 
Scenario Description 

1 The future housing density required within vacant residentially zoned parcels within the 
UDA in order to accommodate the 2025 projected population growth. At this density 
(calculated to be 7.9 DU/Acre), residential development would not be necessary in the 
UEA or the rest of the CPA.  

2 The future housing density required in the remaining CPA (outside the UDA and UEA) 
under a scenario in which vacant residentially zoned parcels within the UDA were 
developed at 5 DU/Acre and vacant residentially zoned parcels within the UEA were 
developed at 3 DU/Acre. The amount of anticipated growth which cannot be 
accommodated in the UDA / UEA was randomly distributed within the remaining CPA at 
current zoning densities.  

3 Calculates the future housing density required in the remaining CPA (outside the UDA and 
UEA) under a scenario in which vacant residentially zoned parcels within the UDA were 
developed at 3 DU/Acre and vacant residentially zoned parcels within the UEA were 
developed at 1 DU/Acre. The amount of anticipated growth which cannot be 
accommodated in the UDA / UEA was randomly distributed within the remaining CPA at 
current zoning densities.  

Figure 2. Representations of the Urban Development Area (UDA) which includes regions with existing service 
lines for water and/or sewer, represented by the dashed line in the figure above and in green in the figure of the 
McKinleyville on the right. The Urban Expansion Area (UEA) which is adjacent to, but not served by existing 
infrastructure, represented by the solid line, and the yellow color in the figure on the right. And the Community 
Planning Area (CPA) which includes outlying areas that are considered in the planning process, represented by 
the outer solid line in the figure above and in pink on the figure on the right. 

CCPPAA  
RReemmaaiinnddeerr  

UUDDAA  

MMccKKiinnlleeyyvviillllee  CCPPAA  

UUEEAA  
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4 Calculates the future housing density required in the remaining CPA (outside the UDA and 

UEA) under a scenario in which vacant residentially zoned parcels within the UDA were 
developed at 3 DU/Acre and vacant residentially zoned parcels within the UEA were 
developed at 3 DU/Acre. The amount of anticipated growth which cannot be 
accommodated in the UDA / UEA was randomly distributed within the remaining CPA at 
current zoning densities.  

5 Calculates the surplus of available lots within the UDA which would remain available to 
accommodate future growth if the UDA were developed at 12 DU/Acre and no 
development occurs in the UAE or the remainder of the CPA lands outside the UDA and 
the UEA 

6 Calculates the infill potential of the UDA/UEA. This scenario evaluates the development 
potential of vacant as well as underdeveloped land within the UDA/UEA 

 
With the exception of Scenario 6, all computer-generated development occurred within the 
following land-use categories: 
 
COASTAL ZONE 

• Vacant, residentially zoned parcels. 
 
UDA 

• Vacant, residentially zoned parcels. 
• Parcels that were known to be under consideration for residential development. 

 
UEA 

• Vacant, residentially zoned parcels. 
• Parcels that were known to be under consideration for residential development. 
• Vacant, agriculturally zoned parcels (Non-Agricultural. Exclusive). 

 
CPA REMAINDER 

• Vacant, residentially zoned parcels. 
• Vacant, agriculturally zoned parcels (Non-Agricultural. Exclusive). 

Scenario Summary Table 
 
The following is a summary of the densities at which development was modeled for each 
scenario in each CPA zone (and the coastal zone, excluded in these Scenarios by maintaining a 
constant value of 1 in the model): 
 

Scenario Coastal Zone 
(DU/Parcel) 

UDA Density 
(D.U./Acre) 

UEA Density 
(D.U./Acre) 

1 1 7.9 0 
2 1 5 3 
3 1 3 1 
4 1 3 3 
5 1 12 0 
6 1 Current maximum 

allowable densities 
Current maximum 
allowable densities 



The CommunityViz® Analysis 
 
The computer models and simulations used in this analysis were generated using the computer 
software package ArcGIS© 9.1 in conjunction with the CommunityViz® extension. This 
software package allows for a powerful quantitative analysis of various development scenarios 
and the generation of advanced realistic looking 3-Dimensional Models to allow for 
visualization. 
 
This section describes how the CommunityViz® software package was used to create 
hypothetical future growth scenarios using updated parcel, population, and population growth 
projection data. The core module of the CommunityViz® software package is called Scenario 
360. Through the use of this application the analysis of a virtually infinite number of 
hypothetical development scenarios is possible. 
 
The software, originally developed by the Vermont-based Orton Family Foundation, uses aerial 
photographs, global positioning data, population growth projections, Geographic Information 
Systems (GIS) layers, and existing development policies to analyze various development 
scenarios and display them in a two and three-dimensional format. Numerous rural counties and 
towns throughout the country have used the software in similar modeling analyses in recent 
years. 
 
The data used for this analysis were provided by the Humboldt County Department of 
Community Development Services, and represented the most up to date datasets at the time of 
analysis.  

Assumptions  
 
When creating an analysis using Scenario 360, one of the initial steps is the creation of 
assumptions. An assumption is a value that is used as input to an analysis. Once created, these 
assumptions may be changed “on the fly.”  
 
In order to analyze these hypothetical scenarios, a number of assumptions had to be made 
regarding current and projected demographic figures. These assumptions were based on the most 
recent U.S. Census and California Department of Finance data. These assumptions are not static. 
They may be changed by the user using the interface (Figure 3). For the purpose of this study the 
following assumptions were used for each of the scenarios: 
 

 

Assumptions  
Current Household Population 13,599

Annual Population Growth Rate 2%
Projection Year 2025

Persons Per Household 2.3
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Figure 3: A view of the model assumptions sliders for the McKinleyville CPA analysis model. Adjusting these 
sliders allows for rapid recalculation of the model output values. 
 
 
Indicators 
 
Changing an assumption will either directly affect the indicators (impact or performance 
measures), or affect a dynamic attribute within a feature class in a database which in turn may 
affect one or more indicators (a dynamic attribute is an attribute that is automatically updated as 
changes are made in the analysis). For example changing the growth rate assumption will 
directly affect the future household population increase, which will, in turn, affect the number of 
homes required (which will also be affected by the assumption made regarding the persons per 
household).  
 
The number of new homes required (Column 5 in Figure 4 below) will then affect the number of 
homes and the density at which development would need to occur in the open spaces and 
agricultural lands in the remainder of the Community Planning Area (CPA) in order to fully 
accommodate the 2025 projected population growth (Column 6 in Figure 4 below). 
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Figure 4: The assumptions made will affect the number of 
dwelling units required and hence the building shortage or 
surplus. 

 
 
The future household population increase for McKinleyville by the year 2025 was calculated 
to be 6,212. That is, 6,212 new people are projected to move to McKinleyville by the year 2025 
given a 2% annual population growth rate. This calculation is based on the following formulas 
which were programmed into the CommunityViz® analysis:  
 

 
Future household Population =  
 
[ Assumption:Current Household Population ] * ( 1 + [ Assumption:Growth Rate ] / 100 ) ^ 
 ( [ Assumption:Projection Year ] - [ Assumption:Current Year ] ) 
 
Future household population increase =  
 
( [ Indicator:Future Household Population ] - [ Assumption:Current Household Population ] ) 
 

 
 
The number of new homes that would be needed in order to accommodate this projected 
population growth is 2,701, based on an assumption of 2.3 people per household. This 
calculation is based on the following formula: 

 
 
Dwelling units required =  
 
[ Indicator:Future Household Population Increase ] / [ Assumption:Persons Per Household ] 
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The following table summarizes these and other indicators:  

 

Indicators 
Future Household Population (2025) 19,811

Future household population increase (2025) 6,212
Dwelling units required (2025) 2,701

Buildable Area 
Land-use Designation Gross Buildable Area 

 (sq meters) 
Net Buildable Area  
(sq meters) 

Difference4 
(sq meters) 

Coastal Zone 609,408 547,322 62,086
UDA 1,451,339 1,409,157 42,182
UEA 1,163,296 1,028,482 134,814

The model homes used in each scenario to represent existing and future homes were generated 
using the build out functionality of CommunityViz®. Through the use of this component of 
CommunityViz®, model homes can be generated within specified parcels at the desired density. 
An indicator is then used to indicate the number of homes that were generated in each zone 
during the build out analysis (Figure 4; columns 1-3). The sum total of those homes (Figure 4; 
column 4) is then compared to the number of homes that are required in order to accommodate 
the projected population growth (Figure 4; column 5). The difference, then, represents the 
building shortage or surplus (Figure 4; column 6). If this number is negative for a particular 
scenario, model homes were generated in the remaining CPA corresponding to the absolute value 
of that number.  
 
Constraints 
 
In addition to those assumptions listed in the Assumptions table above, there were some 
additional physical and legal constraints imposed, which restricted the placement of computer 
generated model homes. The following table summarized these constraints: 
 
Constraints 

Slope < 20%5

Minimum Parcel Size 5000 sq ft
Minimum Spacing 

Between Points
50 ft (Scenarios 1,2,3,4) 

10 ft (Scenarios 5,6)6 

 
 

 13

                                                 
4 The difference between the Gross Buildable Area and the Net Buildable Area is primarily due to constraint that 
was implemented in order to prevent development on slopes greater than 20%  
5 While it is legally permissible to build on slopes greater than 20% we selected a cutoff of 20% to provide a 
somewhat more conservative estimate. This constraint acknowledges the potential difficulty and lack of desirability 
to build on parcels at steeper slopes. 
6 50 ft spacing was used in scenarios 1-4 because 50ft represents a realistic minimum separation between the centers 
of single family homes. In scenarios 5 and 6 the spacing was reduced to 10 since many of the homes would be 
assumed to multi-family dwelling units. Thus 4 points may represent a multi-family home with perhaps 2 stories.  
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Results 
 
The results of the analysis indicate that in order to accommodate the projected population growth 
for McKinleyville entirely within the Urban Development Area (UDA), development in this 
zone would need to occur at a density of 7.9 dwelling units per acre on vacant, residentially 
zoned parcels (or parcels known to be considered for development). Under this scenario, parcels 
with homes already existing would not need to be developed further, nor would any additional 
development be required in the UEA or the remaining CPA in order to accommodate the 
projected population grow through the year 2025. 
 
As the density at which development occurs in the UDA and UEA decreases, the number of new 
homes required in the remainder of the CPA increases proportionately. Conversely, developing 
at densities greater than 7.9 dwelling units per acre in the UDA ensures a surplus of vacant, 
residentially zoned parcels within the UDA, which would then be available to accommodate 
population growth beyond the year 2025. 
 
The following section illustrates results that were generated for each scenario. In the table below 
there are four fields presented:  
 
1. The first column indicates the scenario number designation. 

2. The second column indicates the density at which points were randomly distributed within each CPA zone. 

3. The third column shows a graph indicating the numeric results for each scenario.  

I. The first column (blue) indicates the number of homes that were placed on vacant, residentially zoned 
parcels within the coastal zone.  

II. The second column (green) indicates the number of homes that were placed on vacant, residentially zoned 
parcels (or other parcels which are being considered for development) in the UDA at the density specified 
in column two.  

III. The third column (maroon) indicates the number of homes that were placed on vacant, residentially or 
agricultural zoned parcels (or other parcels which are being considered for development) in the UEA at the 
density specified in column two.  

IV. The forth column (blue) indicates the total number of homes that were “built” in the Coastal Zone, the 
UDA, and UEA for that particular scenario.  

V. The fifth column (red) indicates the total number of homes that would be required in order to accommodate 
the projected population growth by the year 2025 based on a 2% growth rate and an average of 2.3 persons 
per household. 

VI. The sixth column (orange) indicates the shortage or surplus of homes. If this number is positive than the 
entire projected population growth could be accommodated in the Coastal Zone and the UDA, or in the 
Coastal zone and both the UDA and UEA, given the densities indicated in column two. If this number is 
negative, then the absolute value of this number represents the number of new homes that would need to be 
constructed in the remainder of the CPA in order to accommodate the entire projected population growth.  

4. The fourth column represents a two-dimensional  map showing the spatial results of the build out analysis. 
Below the map in the fourth column is an assessment of the number of homes and the density at which 
development would need to occur in the open spaces and agricultural lands in the remainder of the CPA in order 
to fully accommodate the 2025 projected population growth, along with other relevant details specific to each 
scenario.  



 

Scenario Density 
(DU/ACRE) 

Numeric Results Spatial Results 

 

1 UDA: 7.9 
 
UEA: 0 
 

 
Homes required in remaining CPA: 0 

 

2 UDA: 5 
 
UEA: 3 
 

 
Homes required in remaining CPA: 176 
Density required in remaining CPA: .05 

 

3 UDA: 3 
 
UEA: 1 
 

 Homes required in remaining CPA: 1,316 
Density required in remaining CPA: .33 
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4 UDA: 3 
 
UEA: 3 
 

 
Homes required in remaining CPA: 822 
Density required in remaining CPA: .18 

 

5 UDA: 12 
 
UEA: 0 
 

 
Homes required in remaining CPA: 0 
Density required in remaining CPA: 0 
Surplus Parcels in UDA: 309  

 

6 AR: 0.2 

AR (10AC): 0.1 

AR (5 AC): 0.2 

AS: 0.4 

AS( 3AC): 0.33 

RL: 7 

RL(.5AC): 2 

RL (1AC): 1 

RM: 30 

T: 0.05 

 

 

Homes required in remaining CPA: 0 
Density required in remaining CPA: 0 
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The following table summarizes the results of the analysis:  

 

Remaining CPA Scenario UDA Density 
(D.U./Acre) 

UEA Density 
(D.U./Acre) Density Num Homes 

Surplus 

1 7.9 0 0.0  0 18 D.U. in 
UDA 

2 5 3 0.05  176 0 
3 3 1 0.33  1,316 0 
4 3 3 0.18  822 0 
5 12 0 0.0  0 309 Parcels in 

UDA 
6 Current 

maximum 
allowable 
densities 

Current 
maximum 
allowable 
densities 

0.0 0 6,409 D.U. in 
UDA/UEA 

3D Visualization 
 
In order to aid in the visualization of each of these scenarios, 3-Dimensional models were 
constructed. The following images illustrate what a hypothetical development might look like on 
a vacant parcel at three different densities (12, 7.9 & 3 dwelling units per acre). These were the 
densities used in the UDA for Scenarios Five, One, and Three, respectively.  
 
It is important to note that these densities represent an average density of development for all 
parcels considered developable. Some parcels will likely be built at a higher level of density 
(such as with duplexes or apartment complexes) and other parcels may have lower densities of 
development (such as one house on a one acre parcel). The 3-Dimensional models presented in 
the analysis depict development that includes a mixture of structure sizes and types that model an 
average density of development across the entire analysis area. 
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12 DU/ACRE 7.9 DU/ACRE 3 DU/ACRE 

Scenario five (UDA) 
67 Dwelling Units 

5.7 Acres 

Scenario one (UDA) 
44 Dwelling Units 

5.7 Acres 

Scenario Three (UDA) 
16 Dwelling Units 

5.7 Acres 

   

  

Actual Photo (13-16 D.U./Acre) Actual Photo (8-10 D.U./Acre) Artist’s Depiction (5 D.U./Acre) 
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3D Scenario Comparison 
 
The following series of tables will illustrate the differences between the six scenarios from a 3D 
perspective with the majority of the study area in view: 

 
Legend

Computer Generated Homes Parcels Developed Under Each Scenario 
     

Coastal 
Zone 

UDA UEA CPA 
Remainder 

Scenario 1 
Densities (D.U./Acre) Comments 

 

UDA UEA Remaining 
CPA 

7.9 0 0 

All 2025 projected population growth is 
accommodated within the UDA (and vacant 

parcels in the coastal zone). No new 
development required in the UEA or remaining 

CPA. 

Remaining 
CPA

UEA 

UDA 

CZ 
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Scenario 2
Densities (D.U./Acre) Comments 

UDA UEA Remaining 
CPA 

5 3 .05  
(176 homes) 

Most 2025 projected population 
growth is accommodated within 

the UDA and UEA. 176 new 
homes required in the remaining 

CPA. 

Scenario 3 
Densities (D.U./Acre) Comments 

UDA UEA Remaining 
CPA 

3 1 

 
.33 

(1,316 homes) 

With a drop in densities from the 
previous scenario in the 

UDA/UEA, there becomes a 
significant increase in the number 
of additional homes required in the 

remaining CPA. 
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Scenario 4
Densities (D.U./Acre) Comments 

UDA UEA Remaining 
CPA 

3 3 .18  
(822 homes) 

Similar to scenario 3, except with a 
slight increase in the density used 
within the UEA. This results in a 
slight decrease in the number of 
homes required in the remaining 

CPA. 

Scenario 5 
Densities (D.U./Acre) Comments 

UDA UEA Remaining 
CPA 

12  
0 0 

With a higher density in the UDA, 
no additional homes are needed in 
the UEA and the Remaining CPA. 
In addition, if the larger parcels are 

developed, it would result in a 
surplus of 309 parcels in the UDA. 
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Scenario 6
Densities (D.U./Acre) Comments 

UDA UEA Remaining 
CPA 

Allowable Densities Allowable Densities 0 

Under this scenario, with 
development occurring on both 

vacant and underdeveloped parcels 
at current allowable densities, there 
would be room for the development 
of 6,509 additional homes. That is, 

6,509 homes above and beyond 
what would be required to 

accommodate the 2025 projected 
population increase.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



3D Detail 
 
The following series of tables present detailed screen captures of several of the 3D models 
created for each scenario in order to simulate what development might look like under each 
scenario7. The red triangle on the “2D Locational Reference” field (right hand column) 
represents the vantage point for the “3D Detail” image in the left hand column.  
 

Scenario 1 
3D Detail  2D Locational Reference 
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UDA 

Remainder 
CPAUEA 

UDA 

                                                 
7 Detailed 3D models were not created for scenario 6, due to computer resource constraints. There were simply too 
many homes generated for this scenario to model in 3D. 



 
Scenario 1 

3D Detail (7.9 D.U./Acre Detail) 3D Detail (7.9 DU/Acre Detail) 
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Scenario 2
3D Detail  2D Locational Reference 

 

UDA 

Remaining 
CPA

UDA 

Remaining 
CPA

UEA 

UEA 
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Scenario 2 
3D Detail  2D Locational Reference 

 

 

Remaining 
CPA

UEA

UEA 

Remaining 
CPA
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Scenario 3
3D Detail (3 D.U./Acre) 2D Locational Reference 

  

 

UEA 

Remaining 
CPA

UDA 

UDA 

 
 
 
 
 

 27



 

Scenario 3 
3D Detail (3 D.U./ Acre) 3D Detail (3 D.U./Acre) 
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Scenario 4
3D Detail  2D Locational Reference 

 

 

 

UDA 

Remaining 
CPA

UEA 

UDA 
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Scenario 5
3D Detail  2D Locational Reference 

 

 
 

UDA 
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Scenario 5 
3D Detail (12 D.U./Acre) 3D Detail (12 D.U./Acre) 
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Discussion  
 
The results of this study clearly indicate that the density at which future development occurs 
from now until the year 2025 will have a significant impact on the community character and the 
amount of open space that will be preserved in the near future in the McKinleyville Community 
Planning Area.  
 
Scenarios 1, 2, and 5 represent realistic scenarios in which all or most of the projected population 
growth could be accommodated within the Urban Development Area (UDA), or the UDA and 
Urban Expansion Area (UEA). As Scenario 1 illustrates, developing at a density greater than 7.9 
dwelling units per acre on vacant residentially zoned parcels (or parcels known to be considered 
for development) in the UDA, would ensure that the vast majority of the projected population 
growth could be accommodated in the UDA. This would preserve the open space and 
agricultural lands in the surrounding areas. Developing at densities greater than 7.9 dwelling 
units per acre in the UDA would ensure a surplus of land on vacant, residentially zoned parcels 
within the UDA, which would then be available to accommodate population growth beyond the 
year 2025 without developing additional open space and agricultural lands in that future period.  
 
Scenarios 3 and 4 illustrate that as the density at which development occurs in the UDA and 
UEA decreases, the number of new homes required in the remainder of the CPA increases 
proportionately.  
 
The table below illustrates a close up of the build out results for Scenario 3 in the UDA where 
development is being modeled at 3 dwelling units per acre. The dark green polygons represent 
vacant parcels and the light green polygons represent developed parcels.  
 
Scenario 3 Build Out Example  

 Existing homes randomly placed on parcels where a home is currently believed to exist. 
 Homes placed on vacant parcels at 3 D.U./Acre in the UDA 

 Vacant Parcels 

 
The purpose of Scenario 6 was to determine the infill potential of the UDA/UEA. That is, in 
addition to vacant parcels, underdeveloped parcels within the UDA/UEA were also considered 
for development at current allowable densities. Thus, if an existing one acre parcel was zoned 
Residential Low Density (RL) (1-7 Dwelling Units / Acre), and there was currently one dwelling 
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unit on that parcel, the computer generated six additional homes on that parcel. While this is 
useful in showing the development capacity of the UDA/UEA, the results assume that every 
underdeveloped parcel would be developed to the maximum allowable density. This results in a 
significant number of computer generated homes that would far exceed that which would be 
required to accommodate the 2025 population growth. It assumes that every landowner would 
want to develop their parcel to the maximum allowable capacity, which is highly unlikely. Thus, 
this scenario was developed for illustrative purposes only.  
 
The illustration below shows a close up of the build out results for Scenario 6 in one randomly 
selected area. The white points are points that were generated and randomly distributed on 
parcels where one or more homes currently exist. In parcels that were significantly larger in size 
relative to the estimated number of existing homes on each parcel, the computer model randomly 
placed green points until the maximum allowable density was reached. On smaller parcels with 
existing homes (for example, in the upper left hand corner), the computer did not place any new 
homes. 
 
The results of Scenario 6 are revealing, but a significant amount of ground truthing would need 
to be conducted in order to increase the confidence of the results for this scenario.  
 

 Scenario 6 Build Out Example (10 ft spacing enforced)  
 
 Existing homes randomly placed on parcels where a home is currently believed to exist. 
 Homes placed on vacant and underutilized parcels at allowable densities. 
 Vacant Parcels 
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In conclusion, this analysis illustrates the consequences of various choices about how to develop 
residential property in the face of future of population growth in the McKinleyville Community 
Planning Area (CPA). Although the McKinleyville CPA has been the fastest-growing 
unincorporated community in Humboldt County in the past few decades and is projected to 
continue that trend in the future, this analysis is useful for all areas of the county that will 
experience growth in the coming years. 
 
The results show that if future development in the area of the McKinleyville CPA that already 
has water and/or sewer connections (the UDA) occurs at an average density of approximately 8 
units per acre, than no development would be required in either the UEA or other lands in the 
CPA to accommodate the projected population growth by the year 2025. The results also 
illustrate that if a lower density of development is chosen for the UDA, than development will 
have to expand to open space areas outside of the existing water and sewer-serviced areas. 
Finally, the analysis reveals that if a higher density of development is chosen for the UDA and 
UEA, then an additional surplus of housing capacity will be created to accommodate 
development beyond the year 2025 without expanding into open space lands at that time. 
 
As stated previously, the purpose of this analysis is not to recommend a particular solution to 
accommodate future growth in McKinleyville or anywhere else in the county. Rather, it is to 
illustrate the implications of various assumptions and choices and to demonstrate the power of 
the CommunityViz® modeling software to assist planners, policy makers, and the public in 
making more informed decisions involving future development in Humboldt County. 
 
We hope that this analysis will provide an impetus for productive future discussions about how 
best to accommodate future population growth in Humboldt County while protecting the rural 
and community quality-of-life attributes that residents value so highly. 
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