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Executive Summary 

Newport has changed considerably since the City of Newport last adopted its Housing Element 

of its Comprehensive Plan in 2011. Newport grew from 9,989 people in 2010 to 10,591 people in 

2021, an addition of 602 people or 6% growth. Between 2012 and 2021 the City of Newport 

permitted 396 new units, of which 45 % were for single-family units and 55% were for 

multifamily units.  

Housing has long been unaffordable for many  in Newport and the surrounding region and has 

become harder to afford for many people over the last decade. In 2000, 36% of households in 

Newport were cost burdened and by 2016-2020, 40% of households were cost burdened. Cost 

burden was most common among renters, 53% of whom were cost burdened in 2016-2020 and 

27% of whom were severely cost burdened. 

Homeownership is also becoming less affordable in Newport and the surrounding region. The 

median sales price of housing in Newport in December 2021 was $403,500. Between December 

2016 to December 2021, the median sales price in Newport increased by $198,000 (96%).  

This report presents NewportɀÚɯ'ÖÜÚÐÕÎɯ"È×ÈÊÐÛà Analysis for  the 2022 to 2042 period . It 

considers these issues and is intended to comply with statewide planning policies that govern 

planning for housing and residential development, including Goal 10 (Housing) and OAR 660 

Division 8. The methods used for this study generally follow the Planning for Residential Growth 

guidebook, published by the Oregon  Transportation and Growth Management Program (1996). 

3ÏÐÚɯÙÌ×ÖÙÛɯÍÖÊÜÚÌËɯÖÕɯÛÏÌɯÛÌÊÏÕÐÊÈÓɯÈÕÈÓàÚÐÚɯÛÖɯÜÕËÌÙÚÛÈÕËɯ-ÌÞ×ÖÙÛɀÚɯÏÖÜÚÐÕÎɯÕÌÌËÚɯÖÝÌÙɯÛÏÌɯ

next 20 years. It presents information about buildable land and residential capacity in Newport, 

as well as expected population and housing growth. It identifies key housing needs and 

×ÙÖÝÐËÌÚɯÐÕÍÖÙÔÈÛÐÖÕɯÕÌÊÌÚÚÈÙàɯÛÖɯËÌÝÌÓÖ×ɯ×ÖÓÐÊàɯÙÌÚ×ÖÕÚÌÚɯÛÖɯ-ÌÞ×ÖÙÛɀÚɯÏÖÜÚÐÕÎɯÕÌÌËÚȭɯ3ÏÌɯ

Newport Housing Production Strategy proposes policies and actions to meet those housing needs.  

The technical analysis, which is the focus of this report,  required a broad range of assumptions 

that influenced the outcomes. The City of Newport  and ECONorthwest solicited input about 

these assumptions ÍÙÖÔɯÛÏÌɯ"ÐÛàɀÚɯProject Advisory Committee, Planning Commission, City 

Council, and the public . Local review and community input were essential to developing a 

locally appropriate and politically viable housing capacity analysis that will feed into the 

Newport Housing Production Strategy report.  
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How much population growth is Newport planning for? 

NewportɀÚɯ×Ö×ÜÓÈÛÐÖÕɯÞÐÛÏÐÕɯÐÛÚɯurban growth boundary (UGB) is expected to grow by  around 

1,348 people between 2022 and 2042, at an average annual growth rate of 0.5% This is based on 

-ÌÞ×ÖÙÛɀÚɯÏÐÚÛÖÙÐÊÈÓ growth rate over the 2000 to 2021 period.1 

Exhibit 1. Forecast of Population Growth, Newport UGB, 2022 to 2042 
Source: ECONorthwest based on US Decennial Census 2000, and Portland State University, Population Research Center 

2021. 

12,010  13,358  1,348  11% increase  

Residents in 

2022 

Residents in 

2042  

New Residents 

2022 to 2042 

0.5% AAGR 

How much housing will Newport need? 

3ÖɯÈÊÊÖÔÔÖËÈÛÌɯÛÏÌɯÊÐÛàɀÚɯÍÖÙÌÊÈÚÛÌËɯ×Ö×ÜÓÈÛÐÖÕɯÎÙÖÞÛÏɯÖÍɯ1,348 people, Newport needs to 

plan for 626 new dwelling units or about 31 new dwelling units per year over the 20 -year 

planning period. 2 About 50% of new housing will be single -family detached ; 10% will be single-

family attached ; 15% will be duplexes, triplexes, and quadplexes; and 25% will be multifam ily 

housing (with five or more units per structure).  

How much buildable residential land does Newport currently have? 

Newport has 863 acres of vacant or partially vacant land which can accommodate over 6,800 

dwelling units . When removing land included in the Constructability Analysis (which includes 

land that the City identified as potentially being difficult to serve with infrastructure), Newport 

still has 413 acres of vacant or partially vacant unconstrained land which can accommodate 

nearly 3,800 dwelli ng units . Newport has sufficient land to accommodate population growth. 

"ÏÈ×ÛÌÙɯƚɯÌÚÛÐÔÈÛÌÚɯ-ÌÞ×ÖÙÛɀÚɯÊÈ×ÈÊÐÛàɯÍÖÙɯÕÌÞɯÏÖÜÚÐÕÎɯÉÈÚÌËɯÖÕɯ-ÌÞ×ÖÙÛɀÚɯÜÕÊÖÕÚÛÙÈÐÕÌËɯ

buildable acres.  

  

                                                      
1 -ÌÞ×ÖÙÛɀÚɯÖÍÍÐÊÐÈÓɯ×Ö×ÜÓÈÛÐÖÕɯÍÖÙÌÊÈÚÛɯÍÙÖÔɯÛÏÌɯ.ÙÌÎÖÕɯ/Ö×ÜÓÈÛÐÖÕɯ%ÖÙÌÊÈÚÛɯ/ÙÖÎÙÈÔɯÛÏÙÖÜÎÏɯ/ÖÙÛÓÈÕËɯ2ÛÈÛÌɯ

University (PSU) projects that Newport will increase by 248 p eople between 2022 and 2042, at an annual average 

growth rate of 0.1%. Newport considered this growth for the official analysis of land sufficiency within the Newport 

UGB, as required by Goal 10, OAR 660-008, and OAR 660-032. 

&ÐÝÌÕɯÛÏÈÛɯ-ÌÞ×ÖÙÛɀÚɯÎÙÖÞÛÏɯÙÈte over the past 20 years has been much greater than the current official forecast, it is 

reasonable to assume that the official forecast may be under projecting the future population. For planning purposes, 

this report relies on the historical growth rate  rather than the official population forecast , which will allow the City to 

better prepare for an uncertain future. Even when using the historical growth rate to project future population 

growth, Newport has sufficient land capacity to accommodate growth.  

2 -ÌÞ×ÖÙÛɀÚɯÖÍÍÐÊÐÈÓɯ×Ö×ÜÓÈÛÐÖÕɯÍÖÙÌÊÈÚÛɯÍÙÖÔɯÛÏÌɯ.ÙÌÎÖÕɯ/Ö×ÜÓÈÛÐÖÕɯ%ÖÙÌÊÈÚÛɯ/ÙÖÎÙÈÔɯÛÏÙÖÜÎÏɯ/ÖÙÛÓÈÕËɯ2ÛÈÛÌɯ

University (PSU) projects that Newport will increase by 248 people between 2022 and 2042. The City would need 

about 115 new dwelling units to accommodate this growth.  
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What are the key housing needs in Newport? 

Á Newport ɀÚɯÌßÐÚÛÐÕÎɯÏÖÜÚÐÕÎɯÔÐßɯÐÚ predominately single -family detached . In the 2015-

2019 period, 64% of NewportɀÚɯÏÖÜÚÐÕÎɯÞÈÚɯÚÐÕÎÓÌ-family detached , 7% was single-

family  attached, 13% was multifamily housing (with two to four units per structure),  

and 16% was multifamily  housing (with fi ve or more units per structure) . Between 2012 

and 2021, Newport issued building permits for 396 units, of which 45% were single -

family units (both single -family detached and attached) and 55% were multifamily of all 

types. 

Á Demographic changes across Newpor t suggest increases in demand for single -family 

attached housing and multifamily housing.  The key demographic and socioeconomic 

trends that will affect NewportɀÚɯÍÜÛÜÙÌɯÏÖÜÚÐÕÎ needs are an aging population, 

increasing housing costs, and housing affordabil ity concerns for millennials , Generation 

Z, and Latino populations . The implications of these trends are increased demand from 

smaller, older (often single-person) households and increased demand for affordable 

housing for families, both for ownership and rent.  

Á Newport  needs more affordable housing types for homeowners.  Housing sales prices 

increased in Newport over the last four years. Between 2016 and 2021, the median sales 

price in Newport  increased by $198,000 (96%).  

A household earning 100% of NewportɀÚɯÔÌËÐÈÕɯÏÖÜÚÌÏÖÓËɯÐÕÊÖÔÌɯȹȜ57,400) could 

afford a home valued between about $201,000 and $230,000, which is less than 

-ÌÞ×ÖÙÛɀÚɯmedian home sales price of $403,500. A household can start to afford median 

home sales prices in Newport  at about 186% of NewportɀÚɯÔÌËÐÈÕɯÏÖÜÚÌÏÖÓËɯÐÕÊÖÔÌȭ  

Á Newport  needs more affordable housing types for renters.  To afford the average 

asking rent of $1,360 (which does not include basic utility costs), a household would 

need to earn about $54,400 or 95% of MFI. About 54% of -ÌÞ×ÖÙÛɀÚ households earn less 

ÛÏÈÕɯȜƙƘȮƔƔƔɯÈÕËɯÊÈÕÕÖÛɯÈÍÍÖÙËɯÛÏÌÚÌɯÙÌÕÛÚȭɯ(ÕɯÈËËÐÛÐÖÕȮɯÈÉÖÜÛɯƕƚǔɯÖÍɯ-ÌÞ×ÖÙÛɀÚɯ

households have incomes of less than $17,220 (30% of MFI) and are at risk of becoming 

homeless. 
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What are the key findings of the Housing Capacity Analysis? 

The key findings and conclusions of the -ÌÞ×ÖÙÛɀÚ Housing Capacity Analysis are that:   

Á Newport may grow faster than the official population forecast from Portland State 

University.   ÊÊÖÙËÐÕÎɯÛÖɯ-ÌÞ×ÖÙÛɀÚ official population forecast from Portland State 

4ÕÐÝÌÙÚÐÛàȮɯ-ÌÞ×ÖÙÛɀÚɯUGB is forecast to grow by 248 people between 2022 and 2042, 

resulting in the demand for 115 new dwelling units over the 20 -year planning period. 

However, if Newport grew at the same pa ce it did between 2000 and 2021, it would add 

ƕȮƗƘƜɯÕÌÞɯ×ÌÖ×ÓÌɯÈÕËɯƚƖƚɯÕÌÞɯËÞÌÓÓÐÕÎɯÜÕÐÛÚȭɯ&ÐÝÌÕɯÛÏÈÛɯ-ÌÞ×ÖÙÛɀÚɯÎÙÖÞÛÏɯÙÈÛÌɯÖÝÌÙɯ

the past 20 years has been much greater than current projections, it is reasonable to 

assume that the official forecast may be under projecting  the future population. For 

planning purposes, this report relies on the historical growth rate rather than the official 

population forecast.  

Á Newport has sufficient land to accommodate population growth over the 20 -year 

planning period . Even using the historical growth rate which is greater than the official 

population forecast from Portland State University, Newport has sufficient  land to 

accommodate population growth. The barriers to growth in Newport are more about 

infrastructure deficien cies, ability to build housing that is affordable, and other issues 

discussed below.  

Á -ÌÞ×ÖÙÛɀÚɯÕÌÌËÌËɯÏÖÜÚÐÕÎɯÔÐßɯÐÚɯÍÖÙɯÈÕɯÐÕÊÙÌÈÚÌɯÐÕɯÏÖÜÚÐÕÎɯÈÍÍÖÙËÈÉÓÌɯÛÖɯÙÌÕÛÌÙÚɯÈÕËɯ

homeowners, with more attached and multifamily housing types . Historically, about 

64% of -ÌÞ×ÖÙÛɀÚ housing was single-family detached. While 50% of new housing in 

Newport  is forecast to be single-family detached, the City will need to provide 

opportunities for the development of new single -family attached housing (10% of new 

housing); dupl exes, triplexes, quadplexes (15% of new housing); and multifamily 

structures with 5 or more units (25% of new housing).  

Á The factors driving the shift in types of housing needed in Newport  include changes 

in demographics and decreases in housing affordability. The aging of baby boomers 

and the household formation of millennials  and Generation Z will drive demand for 

renter and owner -occupied housing, such as single-family detached housing, 

accessory dwelling units, townhouses, cottage housing, duplexes, tri plexes, 

quadplexes, and multifamily structures . These groups may prefer housing in 

walkable neighborhoods, with access to services.  

Á Newport complied  with the requirements of House Bill 2001 to allow duplexes on 

lots where single-family detached housing is  allowed. Newport also allows other 

missing middle housing types, such as cottage housing, townhouses, duplexes, 

triplexes, and quadplexes. Allowing this wider range of housing in more areas will 

likely result in a change in mix of housing developed over t he next 20 years, 

especially in areas with large areas of vacant buildable land. 

Á Without diversification of housing types and policies to support  development of 

housing affordable to households with incomes below 80% of MFI ($57,400), lack of 



ECONorthwest Newport Housing Capacity Analysis  v 

affordability  will continue to be a problem, possibly growing in the future if  incomes 

continue to grow at a slower rate than housing costs. About 40% of -ÌÞ×ÖÙÛɀÚ 

households are cost burdened (paying more than 30% of their income on housing), 

including a cost burden r ate of 53% for renter households.  

Á Newport has a need for additional housing affordable to lower and middle -income 

households. Newport  has a need for additional housing affordable to households with 

extremely low  incomes and very low  incomes, people experiencing homelessness, and 

households with low  and middle incomes. These needs include existing unmet housing 

needs and likely housing needs for new households over the 20-year planning period.  

Á About 33% of -ÌÞ×ÖÙÛɀÚ households have extremely low incomes or very low  

incomes, with household income s below $28,700. At most, these households can 

afford $720 in monthly housing costs. Median gross rent in Newport  was $896 in the 

2015-2019 period and has increased since, but rents were generally closer to $1,360 

(or more) for currently available rental properties. Development of housing 

affordable to these households (either rentals or homes for sale) rarely occurs 

without government subsidy or other assistance. Meeting the housing needs of 

extremely lowɬincome and very  lowɬincome households will be a significant 

challenge to Newport . 

Á About  33% of -ÌÞ×ÖÙÛɀÚ households have low or middle incomes, with household 

incomes between $28,700 and $68,900. These households can afford between $720 to 

$1,720 in monthly housin g costs. Households at the lower end of this income 

category may struggle to find affordable rental housing, especially with growing 

costs of rental housing across Oregon. Some of the households in this group are 

likely part of the 4 0% of all households that are cost burdened. Development of 

rental housing affordable to households in this income category (especially those 

with  middle  incomes) can occur without government subsidy .  

Á 3ÏÌɯÕÌÌËɯÍÖÙɯÛÏÌÚÌɯÛà×ÌÚɯÖÍɯÈÍÍÖÙËÈÉÓÌɯÏÖÜÚÐÕÎɯÏÈÝÌɯÐÔ×ÈÊÛÚɯÖÕɯ-ÌÞ×ÖÙÛɀÚɯÌÊÖÕomy 

if people who live in Newport cannot find housing, much less affordable housing, to 

locate in Newport. People working in Newport frequently commute from places like 

Toledo, Lincoln City, Waldport, Corvallis, and unincorporated areas of Lincoln 

County.  

Á Housing for people experiencing homelessness is an increasingly pressing problem.  

The Point-in-Time count for Lincoln County in 2021 estimated 460 people experiencing 

homelessness, up from 260 people in 2019. The Point-in-Time count is acknowledged to 

be an undercount of homelessness, suggesting that the number of people in Lincoln 

County is higher, not lower, than the 2021 estimate.  
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Á -ÌÞ×ÖÙÛɀÚɯÏÖÜÚÐÕÎɯÔÈÙÒÌÛɯÐÚɯÈÍÍÌÊÛÌËɯÉàɯÎÙÖÜ×ÚɯÖÍɯ×ÌÖ×ÓÌɯÞÏÖɯÓÐÝÌɯ×ÈÙÛɯÖÍɯÛÏÌɯàÌÈÙɯÐÕɯ

Newport. These include: 

Á Second homeowners. Second homes are likely to continue to grow in Newport.  It is 

reasonable to expect that Newport may add about 100 new second homes over the 

20-year period. Possibly more if Newport attracts more second homeowners. In 

addition, some existing housing may convert to second homes over time. Second 

homes are most likely to be in areas with views of the ocean, especially in areas with 

lower development densities.  

Á Vacation rentals. Newport regulates vacation rentals, requiring conditional use 

permits to authorize vacation rentals and regulating where they are allowed to 

locate. Newport caps the number of vacation rentals to 176 throughout the city. As a 

result, there should not be growth in the number of new, legal  vacation rentals in 

Newport.  

Á Student ho using.  OSU expects the number of students present in Newport to grow 

from 100 students in summer (when most students are present) to between 200 and 

250 students. OSU owns land in the Wilder area and plans to build 50 to 80 dwelling 

apartment units, with a  mix of studios to four -bedroom units. OSU expects to have 

two students per dwelling unit and that development of this housing will be 

completed in 2023. 

Á Seasonal employees. The number of seasonal employees who need housing 

increases substantially in the summer with increased tourism and the summer 

fishing season. Seasonal employees in tourism-related industries typically need to 

seek out their own lower -cost housing during their time in Newport. Seasonal 

employees in the fishing/seafood processing industri es often rely on employer-

provided workforce housing. However, employers have struggled to acquire 

property in Newport that is affordable and meets their workforce housing needs, 

instead renting rooms for their seasonal workforce in local hotels.  

Temporary housing that could meet the needs of seasonal workers includes smaller 

shared units, such as dormitory housing, studio apartments, accessory dwelling 

units, student housing, and other small, less costly housing. Some of these types of 

development could b e employer-supplied workforce housing.  

Á Newport has sufficient land to accommodate growth but there are key barriers to 

growth in Newport. The constructability analysis examined the financial feasibility of 

different development types given costs of develo pment and the estimated costs of 

building infrastructure necessary for housing. This analysis found:  

Á Infrastructure  deficiencies . Many areas within Newport have significant 

infrastructure deficiencies, such as the need for collector and local roads, bridges, 

culverts, water pipes and pump stations, water storage tanks, wastewater pipes and 

lift stations, and other types of infrastructure. The areas with the highest costs and 

largest infrastructure deficiencies were in northern Newport to the east of Highway  
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101 and areas around Highway 20 above the Bay Front. Infrastructure cost 

limitations could impact close to 300 acres of buildable land, which has capacity for 

more than 2,000 dwelling units.  

Á Development costs. Development costs are higher in Newport.  Local developers 

report that lack of local contractors for certain types of work, limited suppliers for 

building materials, requirements for deep foundations and special materials and 

design to meet building code, the need for geotechnical reports, and the need for 

more extensive grading and retaining walls in hilly areas all contribute to higher 

development costs. Builders and developers estimated roughly 10-20% higher 

construction costs than in the mid-Willamette Valley.  

Á Areas of greater development feasibil ity.  Areas in South Beach, such as the Wilder 

area or the adjacent land south of the Oregon Coast Community College, appear to 

have greater financial feasibility for development. In these areas, a mix of housing 

types appears financially feasible. These areas may provide better opportunities for 

development over the next 5 to 10 years, including for development of housing 

affordable to people who live and work in Newport.  

Á There is potential for infill, but costs can still be problematic.  The smaller infill  

areas studied in the constructability analysis did not have major infrastructure 

needs, but with small sites, even the need for extending local streets, making 

frontage improvements, or upgrading existing pump capacity could make 

development challenging.  

Á Challenges in other areas.  The constructability analysis did not include all land in 

Newport. It is probable that lands not included in the constructability analysis also 

have a range of developability status and similar issues with infrastructure 

deficiencies in some places.  

Á Addressing the infrastructure gap.  Given the estimated cost of infrastructure 

development from the constructability analysis (over $100 million, excluding the cost 

of local roads, across the nine areas examined), Newport is not going to be able to 

address the infrastructure gap without outside assistance.  

The Newport Housing Production Strategy will include recommendations for a wide range of 

policies to support the development of housing for people experiencing homelessness and 

housing for extremely low to middle -income households. The Housing Production Strategy will 

also include recommendations that are intended to improve equitable outcomes for housing 

development, as well as strategies to support the development of all types of housing.  
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1. Introduction  

Newport has long had a housing affordability problem. Newport is home to many industries, 

from fisheries to research to services for visitors and residents of Newport. The people working 

at these businesses need affordable places to live. Newport is also home to retir ees, students, 

and many other long -term residents. In addition, Newport has second homes and housing used 

for short -term rentals by vi sitors.  

Housing has become increasingly difficult for many residents in Newport  to afford . Rental costs 

increased by 27% between 2011 and 2021, while  household income changed little  during that 

10-year period. Homeownership is also becoming less affordable in Newport. The median sales 

price of housing in Newport in December 2021 was $482,000. Between December 2016 to 

December 2021, the median sales price in Newport  increased by $198,000 (96%). 

Increases in housing costs along with  limited  income growth  is driving decreasing housing 

affordability . In 2000, 36% of households in Newport were cost burdened3 and by 2016-2020, 

40% of households were cost burdened. Cost burden was most common among renters, 53% of 

whom were cost burdened in 2016-2020 and 27% of whom were severely cost burdened. Some 

groups of people have higher rates of cost burden than the average, such as seniors or People of 

Color. 

The City of Newport  last updated the Housing Element of its Comprehensive Plan in 2011. 

Since then, Newport has had  several policy changes that affect residential development, 

including:  

Á Regulatory changes to allow and encourage development of a wider range of housing 

types, such as accessory dwelling units, cottage housing, duplexes, and other potentially 

more affordable housing types. 

Á Regulated the number of short -term rental units allowed in Newport.  

Á Updated policies that guide  systems development charges (SDCs) to encourage 

development of smaller, more affordable housing.  

Á Adopted property tax abatements to support development of affordable housing.  

Á Provided support to partners to create affordable home ownership opportunities and 

help keep low-income owners in their homes 

Á Implemented a construction excise tax (CET) to pay for policies that support 

development of af fordable housing.  

                                                      
3 3ÏÌɯ#Ì×ÈÙÛÔÌÕÛɯÖÍɯ'ÖÜÚÐÕÎɯÈÕËɯ4ÙÉÈÕɯ#ÌÝÌÓÖ×ÔÌÕÛɀÚ guidelines indicate that households paying more than 30% 

ÖÍɯÛÏÌÐÙɯÐÕÊÖÔÌɯÖÕɯÏÖÜÚÐÕÎɯÌß×ÌÙÐÌÕÊÌɯɁÊÖÚÛɯÉÜÙËÌÕɂɯÈÕËɯÏÖÜÚÌÏÖÓËÚɯ×ÈàÐÕÎɯÔÖÙÌɯÛÏÈÕɯƙƔǔɯÖÍɯÛÏÌÐÙɯÐÕÊÖÔÌɯÖÕɯ

housing experience ɁÚÌÝÌÙÌɯÊÖÚÛɯÉÜÙËÌÕȭɂ 
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Á Used Urban Renewal financing to catalyze redevelopment in key areas, including 

supporting new housing development.  

These and other policy changes will be discussed in depth in the Newport Housing Production 

Strategy report, which builds o n the information in this report.  

These changes make this a good time to update -ÌÞ×ÖÙÛɀÚ Housing Capacity Analysis (HCA), 

allowing the City to plan to meet the housing needs of its residents over the next 20 years. This 

report provides Newport  with a facÛÜÈÓɯÉÈÚÐÚɯÛÖɯÜ×ËÈÛÌɯÛÏÌɯ'ÖÜÚÐÕÎɯ$ÓÌÔÌÕÛɯÖÍɯÛÏÌɯ"ÐÛàɀÚɯ

Comprehensive Plan and zoning code, as well as support s future planning efforts related to 

housing and options for addressing unmet housing needs in Newport . It provides the city  with 

newer information  about the housing market in Newport  and describes the factors that will 

affect future housing demand in the city, such as changing demographics.  

This report presents NewportɀÚɯ'ÖÜÚÐÕÎɯ"È×ÈÊÐÛà Analysis  (HCA)  for  the 2022 to 2042 period . It 

is intended to comply with statewide planning policies that govern planning for housing and 

residential development, including Goal 10 (Housing) and OAR 660 Division 8.  

This analysis will help decision makers understand whether Newport  has enough land to 

accommodate growth over the next 20 years. The HCA includes analysis about need for 

infrastructure to support housing in selected areas of Newport, which has implications for 

future development in these areas. In addition, it provides information used  in developing the 

City of Newport Housing Production Strategy, which is an action plan intended to support the 

development of needed housing in Newport  over the next eight years. 

Framework for a Housing Capacity Analysis 

Housing is a bundle of services for which people are willing to pay, shelter certainly, but also 

proximity to other attractions (employment, shopping, recreation), amenities (type and quality 

of fixtures and appliances, landscaping, views), prestige, and access to public services (quality 

of schools). Because it is impossible to maximize all these services and simultaneously minimize 

costs, households must, and do, make trade-offs. What they can get for their money is 

influenced both by economic forces and government policy. Moreover, diffe rent households 

will value what they can get differently. They will have different preferences, which in turn are 

a function of many factors like income, age of household head, number of people and children 

in the household, number of workers and job locations, number of automobiles, and so on. 

Most of the housing in the United States is built by  the private market and, therefore, responds 

to economic and market factors. These economic and market forces have resulted in the 

×ÙÖËÜÊÛÐÖÕɯÖÍɯÜÕÐÛÚɯÛÏÈÛɯÏÈÝÌɯÏÖÜÚÌËɯÔÖÚÛɯÖÍɯÖÜÙɯÕÈÛÐÖÕɀÚɯÏÖÜÚÌÏÖÓËÚȭɯ!ÜÛ they have 

consistently left lower -income communities and communities of color with fewer housing 

options, competing for a limited supply of affordable housing  units. The last two decades have 

seen significant increases in housing costs, with much slower growth in household income, 

resulting in increasing unmet need for affordable housing.  
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This report provides information about how the choices of individual house holds and the 

housing market in Lincoln County and Newport have interacted, focusing on implications for 

future housing need in Newport over the 2022 to 2042 period. The Newport Housing Production 

Strategy provide s policy options that can influence future housing development, considering 

opportunities to increase access to affordable housing for lower-income communities and 

communities of color, as well as housing needs for all residents of Newport .  

Statewide Planning Goal 10 

Oregon has long been a national leader in planning to accommodate growth. The state 

mandates local government compliance with 19 statewide planning goals, which include public 

engagement, planning for natural areas, planning for housing, and planning for a dequate land 

ÛÖɯÚÜ××ÖÙÛɯÌÊÖÕÖÔÐÊɯËÌÝÌÓÖ×ÔÌÕÛɯÈÕËɯÐÕËÜÚÛÙàɯÎÙÖÞÛÏȮɯÈÔÖÕÎɯÖÛÏÌÙÚȭɯ.ÙÌÎÖÕɀÚɯ&ÖÈÓɯƕƔɯ

requires each city to develop a housing capacity analysis, which must tie twenty years of 

projected household growth to units of varying densities and then det ermine whether there is 

ÈËÌØÜÈÛÌɯÓÈÕËɯÐÕÚÐËÌɯÛÏÌɯÊÐÛàɀÚɯÜÙÉÈÕɯÎÙÖÞÛÏɯÉÖÜÕËÈÙàɯÛÖɯÈÊÊÖÔÔÖËÈÛÌɯÛÏÖÚÌɯÜÕÐÛÚȭɯ&ÖÈÓɯƕƔɯ

ËÐÙÌÊÛÚɯÊÐÛÐÌÚɯÛÖɯ×ÓÈÕɯÍÖÙɯɁÏÖÜÚÐÕÎɯÛÏÈÛɯÔÌÌÛÚɯÛÏÌɯÏÖÜÚÐÕÎɯÕÌÌËÚɯÖÍɯÏÖÜÚÌÏÖÓËÚɯÖÍɯÈÓÓɯÐÕÊÖÔÌɯ

ÓÌÝÌÓÚȭɂɯ.ÙÌÎÖÕɀÚɯÚÛÈÛÌÞÐËÌɯÓÈÕËɯÜÚÌɯ×ÓÈÕÕÐÕÎɯÚàÚtem requires one of the most comprehensive 

approaches to planning for housing in the country.  

Goal 10 provides guidelines for local governments to follow in developing their local 

comprehensive land use plans and implementing policies. At a minimum, local housing policies 

must meet the requirements of Goal 10 and the statutes and administrative rules that 

implement it (ORS 197.295 to 197.314, ORS 197.475 to 197.490, and OAR 600-008). Goal 10 

requires incorporated cities to complete an inventory of buildable  residential lands. Goal 10 also 

requires cities to encourage the numbers of housing units in price and rent ranges 

commensurate with the financial capabilities of its households.  

&ÖÈÓɯƕƔɯËÌÍÐÕÌÚɯÕÌÌËÌËɯÏÖÜÚÐÕÎɯÛà×ÌÚɯÈÚɯɁall housing on land zoned for resi dential use or 

mixed residential and commercial use that is determined to meet the need shown for housing 

within an urban growth boundary at price ranges and rent levels that are affordable to 

households within the county with a variety of incomes, includi ng but not limited to 

households with low -incomes, very low -incomes and extremely low -incomes.ɂɯORS 197.303 

defines needed housing types: 

(a) Housing that includes, but is not limited to, attached and detached single -family housing 

and multifamily housing for both owner and renter occupancy.  

(b) Government-assisted housing.4 

(c) Mobile home or manufactured dwelling parks as provided in ORS 197.475 to 197.490. 

(d) Manufactured homes on individual lots planned and zoned for single -family residential 

use that are in addition to lots within designated manufactured dwelling subdivisions.  

                                                      
4 Government-assisted housing can be any housing type listed in ORS 197.303 (a), (c), or (d). 
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(e) Housing for farmworkers.  

Newport must identify needs for all  the housing types listed above as well as adopt policies that 

increase the likelihood that needed housing types w ill be developed. This Housing Capacity 

Analysis was developed to meet the requirements of Goal 10 and its implementing 

administrative rules and statutes.  

Public Process 

At the broadest level, the purpose of the project was to understand how much Newport  w ill 

grow over the next 20 years. This project focused on the technical analysis to understand 

-ÌÞ×ÖÙÛɀÚɯÏÖÜÚÐÕÎɯÕÌÌËÚɯÖÝÌÙɯÛÏÌɯÕÌßÛɯƖƔɯàÌÈÙÚȭɯ3ÏÌɯNewport Housing Production Strategy 

proposes policies and actions to meet those housing needs. The technical analysis, which is the 

focus of this report,  required a broad range of assumptions that influenced the outcomes; the 

housing strategy is a series of high-level policy choices that will affect Newport  residents. 

The intent of the public process was to establish broad public engagement throughout the 

project as work occurs and to get input from stakeholders and decision makers in Newport . 

Public engagement was accomplished through various avenues, discussed below.  

Project  Advisory Committee Engagement 

The City of Newport  and ECONorthwest solicited public input from the Project Advisory 

Committee (PAC) to develop both the Housing Capacity Analysis and Housing Production 

Strategy. The PAC was composed of Newport community members, people involved in 

development, agency partners, service providers and employees, faith-based organizations, and 

elected/appointed officials . During the development of the Housing Capacity Analysis , the PAC 

met four  times5 to discuss project assumptions, results, and implications . Future PAC meetings 

will focus on the Housing Production Strategy.  

The project relied on the Project Advisory Committee to review draft products and provide 

input at key points (e.g. , before recommendations and decisions were made and before draft 

work products were finalized).  

Broader Public Engagement 

During the development of the Housing Capacity Analysis, members of the PAC hosted 

Community Conversations  with community members from  different backgrounds.  Participants 

were encouraged to (1) share their perspectives on housing needs and preferences in Newport 

as well as (2) provide input on potential actions that the City could take to promote the 

development of needed housing in a fair and equitable way.  

                                                      
5 Project Advisory Committee meeting dates: April  7, 2022; May 12, 2022; June 8, 2022; and August  25, 2022. 
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These conversations are part of a broader public engagement process which includes one-on-

one interviews, public events, advisory committee meetings, and public meetings. Many of 

these engagement processes span the entire Housing Capacity Analysis and Housing 

Production Strategy project. However, since engagement is primarily focused on understanding 

housing needs and the actions the City can take to address these housing needs, engagement 

findings have  stronger implications for the development of the Housing Production Strategy.  

Planning Commission and City Council Engagement 

ECONorthwest will present results of this analysis, in combination with information from the 

Newport Housing Production Strategy, at meetings with the  Planning Commission and City 

Council  in 2023.  

Organization of This Report 

The rest of this document is organized as follows: 

Á Chapter 2. Residential Buildable Lands Inventory presents the methodology and results 

of -ÌÞ×ÖÙÛɀÚ inventor y of residential land.   

Á Chapter 3. Historical and Recent Development Trends  summarizes the state, regional, 

and local housing market trends affecting -ÌÞ×ÖÙÛɀÚ housing market.  

Á Chapter 4. Demographic and Other Factors Affecting Residential Development in 

Newport  presents factors that affect housing need in Newport , focusing on the key 

determinants of housing need: age, income, and household composition. This chapter also 

describes housing affordability in Newport  relative to the larger region.  

Á Chapter 5. Housing Need in Newport  presents the forecast for housing growth in 

Newport , describing housing need by density ranges and income levels. 

Á Chapter 6. Residential Land Sufficiency in Newport  estimates -ÌÞ×ÖÙÛɀÚ residential 

land sufficiency needed to accommodate expected growth over the planning period.  
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2. Residential Buildable Lands Inventory 

This chapter presents the Buildable Lands Inventory for the City of Newport. The methods used 

for this study are consistent with many others completed by ECONorthwest that have been 

acknowledged by DLCD and LCDC. A detailed discussion of the methodology used in this 

study is provided in Appendix A.  

The BLI for Newport  include s all residential land designated in the comprehen sive plan within 

the Newport  UGB. From a practical perspective, this means that all lands within tax lots 

identified by the Lincoln  "ÖÜÕÛàɯ ÚÚÌÚÚÖÙɀÚɯ.ÍÍÐÊÌɯÛÏÈÛɯÍÈÓÓɯÞÐÛÏÐÕɯÛÏÌɯ4&!ɯwere inventoried. 

ECONorthwest used the most recent tax lot shapefile from Lincoln  County for the analysis. The 

inventory then builds from the tax lot ɬlevel database to estimate buildable land by plan 

designation.  

Residential Buildable Lands Inventory Results  

Land Base 

The land base for the Newport residential BLI includes all  tax lots in the urban growth 

boundary (UGB) in residential plan designations  or plan designations where housing 

development is allowed with clear and objective standards . Exhibit 2 shows the land base by 

plan designation in the UGB. 

Exhibit 2. Land Base by Plan Designation, Newport UGB, 2022  
Source: Lincoln County, ECONorthwest analysis.  

Note: The number of tax lots represented is greater than the actual total number of tax lots in 

the analysis due to split plan designations.  

 

 

  

Plan Designation
Number of 

taxlots
Percent

Total taxlot 

acreage
Percent

Low Density Residential 2905 46% 1,657 48%

High Density Residential 2379 37% 711 21%

Planned Destination Resort Overlay 67 1% 743 22%

Commercial 997 16% 319 9%

Total 6,348 100% 3,430 100%
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Development Status 

Exhibit  3 shows the total acres of residential tax lots classified by development status. We used 

a rule-based classification (described in Appendix A) to define an initial development status. 

We confirmed development status through a series of reviews by ECONorthwest and City staff, 

based on local knowledge and review of aerial maps.  

Exhibit 3. Development Status, Constraints Not Applied by Plan Designation, Newport UGB, 2022  
Source: Lincoln County, ECONorthwest analysis. 

 
 

Development Constraints 

The buildable lands inventory identifies the following conditions as constraints that prohibit 

development: FEMA 100-Year Floodplains and Regulatory Floodway, slopes greater than 40%, 

dune and bluff erosion zones identified as Active or High Hazard Zones (Combined Geologic 

Hazards), parks and natural areas, and significant habitats (Natural Resource Protection Areas). 

Exhibit 4 shows these constraints for the entire city, with detail shown in areas of the city in 

Exhibit 5 to Exhibit 7. 

Next, we apply the constraints to the development status shown in Exhibit  3, to show areas that 

are vacant or partially vacant with constraints shown. Exhibit 8 shows development status with 

constraints applied, with details shown in Exhibit 9 to Exhibit 11. Vacant or partially vacant 

land with these constraints is considered unavailable for development and removed from the 

inventory of buildable land .  

  

Plan Designation Total acres
Committed 

acres

Constrained 

acres

Buildable 

unconstrained 

acres

Low Density Residential 1,657 465 501 691

High Density Residential 711 358 198 155

Planned Destination Resort Overlay 743 25 179 539

Commercial 319 228 32 59

Total 3,430 1,076 911 1,444
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Exhibit 4. Development Constraints, Newport UGB, 2022 
Source: Lincoln County, ECONorthwest analysis. 
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Exhibit 5. Development Constraints, Northern Newport, Newport UGB, 2022 
Source: Lincoln County, ECONorthwest analysis. 

 






















































































































































































































































































































