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ARCHITECTURAL FEATURES:
1 - EYEBRROW EAVE IN GABLES
2 - CROWN MOULDING DETAIL AT GARAGE DOOR
3 - 6 PANEL FRONT DOOR
4 - WRAPPED PILLAR BY ENTRY
5 - GRID STYLE WINDOWS ON STREET SIDES
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Seagulls Rest – Executive Summary 

 12 Unit Multifamily Workforce Housing Development - Bay City, Oregon 

Housing Overview 

• Six duplex-style buildings, for a total of twelve units. All units are 2 Bedroom and 1.5 Baths. 
• Workforce housing commitment. A median income household in Tillamook can afford these units. 

Units priced at 100% AMI with a 10 year commitment. This income segment is underserved.  
• Each unit provides a garage parking space as well as an additional driveway parking space. 
• All units are well-sized at 800 sqft, with in-unit laundry and private patios. 
• Provides a large communal backyard area - increasing the community-centered aspect of the 

development, while still providing individual separated living spaces with very few common walls.  
• Across from the city park - with basketball and tennis courts, skate park, and playground equipment 
• A high intensity residential development is well-suited on this parcel as it is in the North High 

Intensity zone in Bay City.  
 

Partnership Background 

• Scott Imholt is a general contractor and developer, living in Nehalem Oregon for 25 years, as well as 
an investor in Seagulls Rest. He has completed 7 multi-unit housing ground up construction projects 
between 2-8 units. Scott has a 30+ year career as general contractor, with the majority of 
construction in Tillamook County.  

• Nate Palmer is developer and investor in Seagulls Rest. Nate has 14 years of experience in housing 
development from multifamily, commercial, and single-family rental investment experience in New 
Jersey and Manzanita. Nate has a 20-year career in banking and is a residential and commercial 
lender for First Republic Bank. Scott and Nate are currently working on a 26-unit single family home 
development in Manzanita, and they have maintained a business a partnership for the past 8 years. 

 

Development Philosophy and Goals 

• Promote an environment for long-term tenancy   
o Our first and foremost goal is to provide a high-quality workforce housing development 

where residents want to stay long-term; If the residents are happy, they will want to stay. To 
achieve this, we must promote tenant satisfaction and well-being. Occupants desire their 
own private space, but still be a part of a vibrant community. The remaining goals below 
support this greater and overarching goal - We want long-term and happy residents. 

• Build a vibrant community 
o A large common area open space encourages community building, while still providing 

residents of the units many privacy features of a single-family style home, such as separated 
entrances, individuals garages, and outdoor patios. 

• Instill pride in their home 
o Each building appears more like a traditional single-family home with a 2–car garage. This is 

one of many features to inspire residents with a sense of pride in their residence. 
• Affordable to the average citizen 

o Workforce housing is workforce priced. This is greatly needed on the Oregon Coast. Our goal 
is to design a financially feasible development but not compromise on the livability of the 
development.  

• Design housing for a wide variety of applicants 
o By providing more parking than what is required and by providing well-sized 2-bedroom 

units, we believe we expand the potential rental pool of future Bay City workforce housing 
citizens and families. 



Valuation Gap 

 

*All financial underwriting above assumes rents at 100% AMI.  

Majority of funding for this project is coming from the partners on the project, along with 1.8MM in 
private bank funding. As the rents are below market, there exists a valuation gap between the total 
project costs (land, soft costs, hard costs, etc.) and the valuation based upon investor/appraisal opinion.  

Part of this gap will be filled once Bay City adopts a look-a-like ordinance to Tillamook County’s multi-
family 10-year tax abatement ordinance. In addition, Tillamook County has earmarked $40,000 in 
funding towards the project.  

There still exists a gap of $267,475.  

Some specific items in the total cost budget can be identified for potential funding assistance. 

1. Sidewalk – Bay City requires a 5’ sidewalk along the 3 sides of the property per zoning code. This 
sidewalk has a public benefit beyond the residents of the development itself. As the project is 
located in the heart of Bay City commercial zone, it is anticipated that it will be used extensively. 
This cost is currently budgeted at $55,000.  

2. System Development Charges (SDC’s). SDC’s are assessed per dwelling unit no matter the size of 
the unit. A 6,000 sqft home would incur the same SDCs as a 800 sqft home. These six duplex 
buildings will be assessed 12 water and sewer SDC fees. This works out to $203,700.  

3. Electrical Connection Fee – Estimated at $30,000 
4. Building Permits – Estimated at $45,000 

 

Overall, our hard + permit cost building budget is $215/ft, which is very reasonable given the increasing 
costs for labor and materials nationwide.  

Valuation Analysis Untrended Stabilized 
(Trended)

Maturity (Trended, 
NTM)

Cost/Valuation Gap Year 1 Year 3 Year 10
Net Operating Income 162,334 172,220 238,796
Implied Cap Rate 6.00% 6.00% 6.50%

Cost 3,267,993
Value (w/o tax abatement) 2,705,562
Value (includes 10y Tax abatement) 2,960,518 3,125,287 3,673,790
Tillamook Grant (3.3k/Unit) 40,000
Cost vs. Value Gap (267,475)
Loan Request Per Unit Total ($)
Total Loan Request 150,000 1,800,000
Term 10 Years
Interest Only 2.0 Years
Amortization 30 Years
All-In Rate 5.95%

Annual Debt Service (Interest Only) 107,100
Annual Debt Service (Amortizing) 128,809
Loan Ratios Untrended Stabilized 

(Trended)
Maturity (Trended, 

NTM)
Return on Cost 4.97% 5.27% 7.31%
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