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Emmons and Walsh - Kah San Chako Haws, Crane Building, Guardian Management

other selected Walsh



Goals: 
1. Build Walsh CEDC Project  
      a. Cost Efficient Design & Construction of Affordable Housing 
2. In Clatsop County 
3. Affordable Workforce Housing - Jobs in Clatsop County 
4. 40 - 60 dwelling units (1.25 - 2 acres) 
5. Family Housing 

a. w/ amenities: playground, community garden, services 
b. near jobs, services, transit  

6. Use State Funding to reduce rents to 30% of Family Income 
   a. LIFT (Local Innovation and Fast Track Housing Program) 
   b. 9% (9% Low Income Housing Tax Credits) 
       1. Competitive 
        2. Rural set asides 
        3. Complexity of Applications / Resources for Pre Development 



Hourly Annual Monthly 30%
Walmart starting wage (est) $11 $22,880 $1,907 $572
Pacific Seafood starting wage $13 $27,040 $2,253 $676

$15 $31,200 $2,600 $780
$13 $27,040 $2,253 $676

Hampton Mills starting wage $19 $39,520 $3,293 $988



State funding applications need expertise



State funding applications need expertise



Land: 
   Size 

Availability 
Neighborhood, Accessibility 
Environmental, Elevation, Dry Land 

Private Ownership 
Brokers 
Timing (extended due to use of State funding) 

Public Ownership 
State 
County 
City
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astoria . warrenton . gearhart . seaside . cannon beach . arch cape . manzanita 

WCC N Coast Housing 
Maps, V5

scale:  
october 26, 2019

Astoria Overview 
A0

Astoria - West 
Page A1

Astoria - East 
Page A2
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astoria . warrenton . gearhart . seaside . cannon beach . arch cape . manzanita 

WCC N Coast Housing 
Maps, V5

scale:  
october 26, 2019

Warrenton Zoning
Overview W0

Warrenton - Hammond 
Page W3

Warrenton - Downtown 
Page W1

WWaarrrreennttoonn RM RH C1 C-MU RC
Med. Density Residential High Density Residential General Commercial Commercial Mixed-Use Recreational Commercial

Permitted Uses No Multi-family Multi-family Multi-family
Conditional Uses Multi-family Multi-family

Density 1600 SF/Unit
Lot Coverage 55% 55% 75%
Max. Height (feet) 40 45 40 40
Open Space 
(Includes setbacks) 20% 20% 20% 20% 20%

Warrenton - Southeast 
Page W2
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SSeeaassiiddee R2 R3 RR RC C3
Med. Density Residential High Density Residential Resort Residential Residential Commercial General Commercial

Permitted Uses No Multi Family Multi Family Multi Family No Multi Family
Conditional Uses Multi Family

Density 20 DU/acre max. 30 DU/acre max. No limit
Lot Coverage 55% No limit
Max. Height 45' 45' 45'
Setbacks (Front, Side, Rear) Front: 15', Side: 5-10', 

Rear: 15'
Front: 15', Side: 5-10', 

Rear: 15'
Front: None, Side: None-

5', Rear: None-15'

architecture and planning . www.emmonsdesign.com 

astoria . warrenton . gearhart . seaside . cannon beach . arch cape . manzanita 

WCC N Coast Housing 
Maps, V5

scale:  
october 26, 2019

Seaside Zoning
Overview S0



Astoria R2 R3 C3 S2A
Note: overlay zones Med. Density Residential High Density Residential General Commercial Tourist Oriented Shoreland
Permitted Uses Multi Family Multi Family
Conditional Uses Multi Family Multi Family

Density
Lot Coverage 40% 50% 90%
Max. Height 28' 35' 45' 28'
Setbacks (Front, Side, Rear) Front 20', Side 5', Rear 15'
Other Reference Columbia Riv Est-Article 4

Warrenton RM RH C1 C-MU RC
Med. Density Residential High Density Residential General Commercial Commercial Mixed-Use Recreational Commercial

Permitted Uses No Multi-family Multi-family Multi-family
Conditional Uses Multi-family Multi-family

Density 1600 SF/Unit
Lot Coverage 55% 55% 75%
Max. Height (feet) 40 45 40 40
Open Space 
(Includes setbacks) 20% 20% 20% 20% 20%

Seaside R2 R3 RR RC C3
Med. Density Residential High Density Residential Resort Residential Residential Commercial General Commercial

Permitted Uses No Multi Family Multi Family Multi Family No Multi Family
Conditional Uses Multi Family

Density 20 DU/acre max. 30 DU/acre max. No limit
Lot Coverage 55% No limit
Max. Height 45' 45' 45'
Setbacks (Front, Side, Rear) Front: 15', Side: 5-10', 

Rear: 15'
Front: 15', Side: 5-10', 

Rear: 15'
Front: None, Side: None-

5', Rear: None-15'





How we found land: 
• Real Estate Brokers 
• City staff members 
• Landowners 
• Word of Mouth 





Astoria
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scale: A4.2
Block 2 Proposed 
Site Plan

SSIITTEE BLOCK 2 - V19
Existing Area(SF) Area(ac)
Home Depot 68,389 1.57

OOFFFF--SSIITTEE  AARREEAASS SF
Total 9,404
Roads 3,268 (20' @ Galena Ct.)
Ped/Bike Paths 2,139
Driveways 238
Parking 0
Landscape 3,759
Curbs/Gutter (LF) 0

OONN--SSIITTEE  AARREEAASS SF
Ped/Bike Paths 5,198
Trike Track 0
Driveways 244
Parking 21,240
Building Footprints 15,440
Accessory Structures 895
Landscape/Play/Garden 25,372

HHOOUUSSIINNGG
# Units % @ Unit Total #Flr 1 Area

1 BR 12 26% 600 7,200 4 2400
2 BR 24 51% 800 19,200 8 6,400
3 BR 11 23% 1,000 11,000 5 5,000
Total 47 37,400 13,800

Stairways 8 410 3,280 8 1,640
Totals 15,440
Unit/Site SF 1,455

HOUSING SUPPORT STRUCTURES
Laundry/Office/Meeting (in 3 BR) 1000
Trash/Recycle 200
Bike Parkng 320
Tool Shed 75
Accessory Buildings 595
Community Pavilion (Covered Gathering) 300

PPAARRKKIINNGG
HOUSING
Studio
1 BR 1.5 18 1.25 15
2 BR 1.75 42 1.5 36
3 BR 2 22 1.75 19.25
Total 82 70.25

Proposed 71
Reduction Possibilities: Bike Parking, Transit Stop, Car Pool

Req'd Bike Parking Long T. Short T.
Dwelling Units 1/4 DU 75% 25%

47 12 9 3

Unit Net Area Footprint

City Dev Code Proposed Ratios

Warrenton
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astoria . warrenton . gearhart . seaside . cannon beach . arch cape . manzanita 

WCC N Coast Housing 
Sites, V6november 6, 2019

Seaside 
Gray Log Site

Structures and Parking

To be verified:

Infrastructure required on 101 (sidewalks, etc.)

Entry, exit on 101 - ODOT

Sewer availability

Environmental

Regulatory:

Zone: C3 General Commercial

Multi Family allowable with Conditional Use

 • precedent on Ave M

 • Workforce a priority for City

Parking ratio is in transition (currently 2/2/2) 

Site Status

For Sale: $890,000 approx.

1” = 80’
S1 . 2
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Table of Contents 
A2.1 District - Existing - Land Ownership 
A2.2 District - Existing - Utilities  
A2.3 District - Proposed Infrastructure 
A2.5 District - Development Concept - Phase 2 
A4.1c Block 1c - Site Plan 
A4.1cu Block 1c - Utilities 
A4.1cs Block 1c - Survey 
 

Chelsea Gardens
        warrenton

Block 1c
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Ownership Challenges



e
emmons design

Lorem ipsum

SE 14TH ST.

HOME DEPOT

CASH & CARRY

BLOCK 1

BLOCK 2

BLOCK 3

BLOCK 4

BLOCK 5

BLOCK 6

BLOCK 7

WETLANDS

NEIGHBORHOOD
PARKSENIORS

RETAIL OR
CLINIC
20,000 SF

ACTIVE SENIORS

SE 13TH PL.

SE 13TH ST.

BIK
E/P

ED P
ATH (6

')

SE
 G

AL
EN

A 
C

T

SE 14TH PL.

BI
KE

 P
AT

H
 (6

')

BI
KE

 P
AT

H
 (6

')

B
IK

E 
PA

TH
 (

6'
)

GOODWILL

WATERWAY

STORAGE

DAY
CARE

BIK
E/P

ED P
ATH (6

')

TINY
HOUSES

TO BE DETERMINED
MULTI-FAMILY HOUSING

TO BE DETERMINED
MULTI-FAMILY HOUSING

TO BE DETERMINED
CLINIC

HOUSING
4STORY

HOUSING
4STORY

SE EN
SIG

N
 LA

N
E

H
IG

H
W

AY
 1

01

HW
Y 10

4 S
PUR

H
O

U
SI

N
G

47
D

U
4S

TO
RY

HOUSING
47DU
3STORY

COTTAGE CLUSTER

COTTAGE CLUSTER

N

architecture and planning . www.emmonsdesign.com 
astoria . warrenton . gearhart . seaside . cannon beach . arch cape . manzanita 

Chelsea Gardens, Warrenton 
Development Conceptv20, february 20, 2020

5

scale: A2.51” = 160’

District - Development Concept 
Phase 2



e
emmons design

Lorem ipsum

SE 14TH PLACE

PR
O

PO
SE

D
 N

EW
 P

RO
PE

RT
Y 

LI
N

E

NEW SIDEWALK

WEST YUILL
SPUR 104 FRONTAGE PROPERTIES

HOUSING
4 STORY

1.67 ACRES
72,763 SF

TRASH

TO
O

LS

SE
 G

AL
EN

A 
C

O
U

RT

5'
-0

"
5'

-0
"

24
'-0

"

70
 P

AR
KI

N
G

 S
PA

C
ES

40
%

 C
O

M
PA

C
T 

(2
8)

15
'-0

"

HW
Y 10

4 S
PUR

SE
 G

AL
EN

A 
C

O
U

RT

(18)

LA
U

N
D

RY
, M

G
R,

M
EE

T-
FI

RS
T 

FL
R

(10)

COMMUNITY
GARDEN

CURB AND GUTTER

SITE STORMWATER TO DISCHARGE TO

EXISTING WATERWAY

(22)

(20)

PLAYYARD

EX
IS

TI
N

G
 P

RO
PE

RT
Y 

LI
N

E

35
8'

-1
0"

FI
RE

 A
C

C
ES

S 
RO

AD

26'-0" 5'-0"

70
'-0

"

70'-0"

EX
IS

TI
N

G
 T

RE
ES

19'-0"

99
'-1

1"

C

C

C
C
C
C
C
C
C
C
C
C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

C

28'R

56'-0"

28'R

NEW SIDEWALK

43
'-0

"

13'-8" 193'-9"

NO CURB
NEW ASPHALT STREET

HOME DEPOT PARKING

HOME DEPOT PROPERTY

SHORTS  PROPERTY

HANNA  PROPERTY

EAST YUILL
SITE
1.37 ACRES
59,466 SF

28'R

88'-8"

BI
KE

S

EXST'G GRAVEL STREET

36
1'

-4
"

160'-4"

21
7'

-4
"

311'-3"

N

architecture and planning . www.emmonsdesign.com 
astoria . warrenton . gearhart . seaside . cannon beach . arch cape . manzanita 

Chelsea Gardens, Warrenton 
Development Conceptv20, february 20, 2020

6

scale:1” = 60’

Block 1c Proposed 
Site Plan A4.1c

SSIITTEE BLOCK 1c - V20
Existing Area(SF) Area(ac)
East Yuill (site) 59,466 1.37
West Yuill (remaining) 72,763 1.67
TOTAL 132,229 3.04

OOFFFF--SSIITTEE  AARREEAASS SF
Total 11,643
Roads 7,751 (24' wide @ 14th Place)
Ped/Bike Paths 771
Driveways 590
Parking 0
Landscape 2,531
Curbs/Gutter (LF) 229

OONN--SSIITTEE  AARREEAASS SF
Ped/Bike Paths 2,796
Driveways 526
Parking 24,800
Building Footprints 11,948
Accessory Structures 595
Landscape/Play/Garden 18,801

HHOOUUSSIINNGG
# Units % @ Unit Total #Flr 1 Area

1 BR 12 26% 600 7,200 4 2400
2 BR 24 51% 800 19,200 8 6,400
3 BR 11 23% 1,000 11,000 5 5,000
Subtotal 47 37,400 13,800
Circulation 78%
Gross Area 47,792 11,948
Unit/Site SF 1,265

HOUSING SUPPORT STRUCTURES
Laundry/Office/Meeting (in 3 BR) 1000
Trash/Recycle 200
Bike Parkng 320
Tool Shed 75
Accessory Buildings 595

PPAARRKKIINNGG
HOUSING
Studio
1 BR 1.5 18 1 12
2 BR 1.75 42 1.6 38.4
3 BR 2 22 1.75 19.25
Total 82 69.65

Proposed 70
Reduction Possibilities: Bike Parking, Transit Stop, Car Pool

Req'd Bike Parking Long T. Short T.
Dwelling Units 1/4 DU 75% 25%

47 12 9 3

Unit Net Area

Proposed Ratios

Footprint

City Dev Code
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Challenges for Affordable Housing: 
	 	1. Suitable Land:  
       availability 
       size (1.5 acre - 5.5 acre optimal) 
       zoning 
       cost (land cost, infrastructure cost) 
       neighborhood character and amenities,  
       geotech/flood hazard/environmental/wetland, etc.  
	 	2. Capital for projects 
       State funds 
       Tax Credits 
       Federal funds 
       Commercial banks 
       Private capital 
       (Rural areas have challenges securing State and Federal funding due to capacity)  



Making our affordable housing project less competitive 

1. Lack of Local Financial Support 
1. No help with off-site infrastructure (no URA money) 
2. other support 

2. Land Cost 
3. Density (1600 SF / Dwelling Unit maximum) 



How County Can Help 

SHORT TERM - Chelsea Gardens - Block 1c 
1. Letter of Support 
2. Local Financial Support makes projects more competitive 
3. Connections to Service Providers 

1. NOHA 
2. LCHC (Lower Columbia Hispanic Council) 
3. Clatsop Behavioral Healthcare 
4. NW Senior Services  

4. Connections related to Racial Equity for underserved populations 
5. Daycare, Health Clinic proximity 



How County Can Help 

LONG TERM 
Primary 
1. Land Acquisition 
2. Local Financial Participation 

Other possibilities.  
2. Tax Increment Financing (Urban Renewal) (#6 Housing Strategies Report) 
3. Construction Excise Tax (#6 Housing Strategies Report) 
4. Housing Bond (#6 Housing Strategies Report) 
5. Marketing analysis/survey/study of underserve populations in Clatsop County 
6. Limited tax abatement 
7. SDC fee waivers 
8. Parking regulations reduced 
9. Zoning/development standards reviewed to help affordable housing projects 
10. Coordinated effort with all Cities 


