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NWOHA Status Update 
Elissa Gertler, NWOHA Director







• Two and a half months on the job

• NWOHA getting things back on track

• NWOHA owns and operates hundreds of very low-income units

• Part of housing spectrum

• NWOHA currently has four people serving three counties

• Seeking to partner to broaden their efforts to provide housing expertise to region
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HomeWork: Scenario One
Guerrilla Development’s Jolene’s First Cousin SRO
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HomeWork: Scenario Two
New Apartments planned for Seaside
Developer intends to convert wrecking yard, By R.J. Marx, The Astorian

SEASIDE – Two properties used as a wrecking yard off U.S. Highway 101 could be converted into a 10-unit apartment
Complex with open space or a playground for residents.

Randy Stemper, representing the property owners, went before the Planning Commission last week to seek a 
Zoning change from medium-density residential to high-density residential to help meet the region’s need for housing.

“One of my goals that I’ve been working on for a long time is to try and find a way to get housing that isn’t 
Incredibly expensive,” Stemper said. “One of the ways to do that is to increase the density on the property.”

The units, a mixture of two- and three-bedroom apartments, would rent for market rate. According to Kim
Seaberg of North Coast Rentals and Illume Property Partners, market rate averages about $1,500 to $1,650 a month for
A two-bedroom apartment.

According to draft plans, there will be 20 parking spaces – two spaces per unit.
{…}
“I think anything we can do to get more workforce housing is great, [Planning Commissioner Seth] Morrisey said. “I’m all 

for it.”
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HomeWork: Scenario Three
Arch Cape Community Forest 



Scenario Three
Chet Moritz, Northwest Housing Solutions



Arch Cape Community Forest
Housing the working members of our community
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• 13 tax parcels, 11 acres

• Access to southern edge of 
property via paved 3rd Rd. and 
Raven Hill Rd.

• Utilities to southern edge

• 70-year-old forest

• Gentle slope on southern lots, 
steeper slope on northern lots
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Arch Cape 
Community 

Forest

Surplus Lands



Arch Cape 
Community 

Forest    

Elevations & 
Wetlands

• Elevations: ~40-200 ft ASL

• Slope: Southern lots slope 
gradually up to the east, 
with several flat plateaus 
and ridge tops to the west

• Wetlands: Only present 
on Fire Rock Rd easement



Arch Cape Cottage Clusters among the Forest

● Ross Chapin Architects   ● Stastny Architects ● Renovate PDX



Arch Cape 
Community 

Forest    

Floor Plans

440 ft2 Studios as 
Cottage Duos



Arch Cape Community Forest
Housing the working members of the north coast
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HomeWork: Scenario Three

Survey Says?
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"lack of available land"

"Land"

"land use and zoning"

"Yes. Surrounding property owners."

"Environmental and NIMBY"

“Our community has no provisions for cluster 
housing development. The minimum lot size for each 
dwelling is 10,000 SF. Two parking spaces per 
dwelling unit required. A zone code text amendment 
would be required to accommodate the use."

"This is a tough one to answer as they would be required 
to improve access for ingress/egress as well as connection 
to the cities utilities. Without more specificity on the type 
of housing we could not calculate an exact parking 
demand. Depending on the zoning, only one structure for 
dwelling purposes would be allowed per lot. "

"I believe going through the paperwork and approvals 
process with the powers that decide whether variances or 
changes can be made. This costs lots of time and money 
and some developers may be scared off with this in mind."

"Public opposition"
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“No” 3

“Not yet” 2

“?” 2

“Land”

“No” 7
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HomeWork: Scenario Four
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HomeWork: Scenario Four

Survey Says?
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"Lack of buildable high density residential land that can be 
developed in a cost effective manner. "

"available land; rules for development in tsunami zones"

"Septic systems constrain density opportunities. Low inventory 
of multi-family housing zone sites or opportunities. No 
provisions for ADU's or minimum densities. Outdated parking 
requirements. No design review and no streamlined permitting 
or review processes."

"Finding contiguous undeveloped or under-developed sites 
without environmental constraints and matching it to a 
developer."

"Limited space. Housing must be a regional action where lower value 
lands can support the needs of the region . The five cities can not bear 
the weight with a scattering of effort ."

"I believe its finding people that want to take on that responsibility of 
purchasing property without the knowledge of whether it will or will 
not be able to be developed, and how long that process of getting 
approval will take. I believe a piece of property that has already been 
approved for high density affordable housing would be more enticing 
to a potential owner/developer than a piece of property that may end 
up being essentially valueless if housing at higher densities will not be 
approved."

"Available lands and infrastructure."
"Development outside UGBs is strictly limited by state statute. 
Rural residential lands are required to be a minimum of 2 acres. 
The County's zoning ordinance could be amended to allow 
housing in commercial areas. Rural ADUs have been put on hold 
pending completion of the wildfire risk map by ODF. NIMBY-ism. 
The list goes on and on."

"Buildable land, zoning, OR & FEMA hazard mapping/regulations. Look 
at the Hawaiian islands for example - you can't produce more 
buildable land, we must work with what we have. If folks can't afford 
to live here then they shouldn't live here. "



Asset Mapping in Cannon Beach

Opportunities

Constraints



Terms of use
Affordable Housing

• Housing in considered “affordable” by HUD when a household spends no more than 30% of 
its annual income on housing costs.

• Mortgage lenders typically require that households spend no more than a set percentage of 
income on mortgage payments, taxes, and insurance.

• HUD guidelines are directed to serve households at or below the 60% Area Median Income 
level.

Workforce Housing
• Homeownership and rental housing that is reasonably affordable to middle income 

employees including retail salespeople, office and service workers, and public employees 
such as police officers, firefighters, and teachers who are integral to a community but too 
often cannot afford to live in the communities they serve.

• Urban Land Institute defines workforce housing as being affordable to households earning 
between 60 and 120 percent of the area median income.

Clatsop Regional Housing Taskforce



Terms of use
Affordable Housing

(1) As used in this section, “affordable housing” means residential property:

(a) In which:

(A) Each unit on the property is made available to own or rent 
to families with incomes of 80 percent or less of the area 
median income as determined by the Oregon Housing Stability 
Council based on information from the United States 
Department of Housing and Urban Development; or

(B) The average of all units on the property is made available to 
families with incomes of 60 percent or less of the area median 
income; and

(b) Whose affordability is enforceable, including as described in ORS 
456.270 to 456.295, for a duration of no less than 30 years.

Clatsop Regional Housing Taskforce



Terms of use
Affordable Housing

(2) A local government shall allow affordable housing, and may not require a 
zone change or conditional use permit for affordable housing on property if:

(a) The housing is owned by:

(A) A public body, as defined in ORS 174.109; or

(B) A nonprofit corporation that is organized as a religious 
corporation; or

(b) The property is zoned:

(A) For commercial uses;

(B) To allow religious assembly; or

(C) As public lands.
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Terms of use
Affordable Housing

(3) Subsection (2) of this section:

(a) Does not apply to the development of housing not within an urban growth boundary. 

(b) Does not trigger any requirement that a local government consider or update an analysis as required by a statewide planning
goal relating to economic development. 

(c) Applies on property zoned to allow for industrial uses only if the property is:

(A) Publicly owned;

(B) Adjacent to lands zoned for residential uses or schools; and

(C) Not specifically designated for heavy industrial uses.

(d) Does not apply on lands where the local government determines that:

(A) The development on the property cannot be adequately served by water, sewer, storm water drainage or streets, 
or will not be adequately served at the time that development on the lot is complete;

(B) The property contains a slope of 25 percent or greater;

(C) The property is within a 100-year floodplain; or

(D) The development of the property is constrained by land use regulations based on statewide land use planning 
goals relating to:

(i) Natural disasters and hazards; or

(ii) Natural resources, including air, water, land or natural areas, but not including open spaces or historic 
resources.
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Terms of use

Clatsop Regional Housing Taskforce

Needed Housing

(1) The availability of affordable, decent, safe and sanitary housing opportunities for persons of lower, middle and 
fixed income, including housing for farmworkers, is a matter of statewide concern.

(2) Many persons of lower, middle and fixed income depend on government assisted housing as a source of 
affordable, decent, safe and sanitary housing.

(3) When a need has been shown for housing within an urban growth boundary at particular price ranges and rent 
levels, needed housing shall be permitted in one or more zoning districts or in zones described by some 
comprehensive plans as overlay zones with sufficient buildable land to satisfy that need.

(4) Except as provided in subsection (6) of this section, a local government may adopt and apply only clear and 
objective standards, conditions and procedures regulating the development of housing, including needed 
housing. The standards, conditions and procedures:

(a) May include, but are not limited to, one or more provisions regulating the density or height of a 
development.

(b) May not have the effect, either in themselves or cumulatively, of discouraging needed housing through 
unreasonable cost or delay.



Terms of use

Clatsop Regional Housing Taskforce

Needed Housing

(6) In addition to an approval process for needed housing based on clear and objective 
standards, conditions and procedures as provided in subsection (4) of this section, a 
local government may adopt and apply an alternative approval process for applications 
and permits for residential development based on approval criteria regulating, in whole 
or in part, appearance or aesthetics that are not clear and objective if:

(a) The applicant retains the option of proceeding under the approval process 
that meets the requirements of subsection (4) of this section;
(b) The approval criteria for the alternative approval process comply with 
applicable statewide land use planning goals and rules; and
(c) The approval criteria for the alternative approval process authorize a density 
at or above the density level authorized in the zone under the approval process 
provided in subsection (4) of this section.



Northside



Northside: Steep Slopes



Northside: Floodplain



Northside: Wetlands



Northside: Wetland Lots of Record



Northside: Tsunami Small & Medium Inundation Areas



Northside: Vacant Lands



Northside: Vacant and Zoned Multi-Family Lands 



Northside: Publicly Owned Lands



Downtown: Vacant Lands



Downtown: Vacant and Zoned Multi-Family Lands 



Downtown: Publicly Owned Lands



Presidentials: Vacant Lands



Presidentials: Vacant and Zoned Multi-Family Lands 



Presidentials: Publicly Owned Lands



Haystack: Vacant Lands



Haystack: Vacant and Zoned Multi-Family Lands 



Haystack: Publicly Owned Lands



North Tolovona: Vacant Lands



North Tolovona: Vacant and Zoned Multi-Family Lands 



North Tolovona: Publicly Owned Lands



Tolovona: Vacant Lands



Tolovona: Vacant and Zoned Multi-Family Lands 



Tolovona: Publicly Owned Lands



South Tolovona: Vacant Lands



South Tolovona: Vacant and Zoned Multi-Family Lands 



South Tolovona: Publicly Owned Lands

A dozen or so total properties 



Blaine County/Sun Valley, ID Public Lands



Blaine County/Sun Valley, ID Public Lands, with Zoning



Blaine County/Sun Valley, ID Public Lands, with Zoning & Constraints



Foundational Documents
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Sea Lark Development Agreement

• Eight ‘affordable’ units

• Restricted to 80% AMI

• Utilities not included

• Building permit fees and SDCs waived

• No STRs
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DRAFT Regional Development Agreement
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Eagle County, CO
Affordable Housing Guidelines
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DRAFT Clatsop Regional Affordable 
& Workforce Housing Guidelines
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Gunnison Valley Regional Housing Authority
Intergovernmental Agreement
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DRAFT
Clatsop Regional Housing Authority
Intergovernmental Agreement



Affordable & Workforce Housing Model Communities
Courtney McEleney, San Miguel Regional Housing Authority
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Taskforce Timeline



Timeline

Clatsop Regional Housing Taskforce

JanuaryDecemberNovemberOctober

2022/23

Organizational
Alignment

Operational
Action Plan

Scope of Work:
Asset Mapping

Mapping
Growth



Next Steps





Meeting Five: 
Organizational Alignment



Meeting Five: Wednesday
November 23 or 30th?
1-3 PM


