CITY OF SILVERTON – PLANNING COMMISSION
WORK SESSION
Silverton City Council Chambers
421 S. Water Street
Meeting to be held in person with a virtual option
June 28, 2022 - 6:00 PM
Zoom Meeting Link
https://us02web.zoom.us/j/89759621848
Dial in
253 215 8782 US (Tacoma)

Meeting ID: 897 5962 1848
AGENDA

I.

ROLL CALL

II.

BUSINESS FROM THE FLOOR
Items not on the Agenda.

III.

AGENDA ITEM
3.1

Development Code Amendments – Housing Variety

IV.

REPORTS AND COMMUNICATIONS

V.

ADJOURNMENT

Americans with Disabilities Act – The City of Silverton intends to comply with the A.D.A.
The meeting location is accessible to individuals needing special accommodations such as a
sign language interpreter, headphones, or other special accommodations for the hearing
impaired. To participate, please contact the City at 503-874-2204 at least 48 hours prior to the
meeting.
Please submit written comments to Jgottgetreu@silverton.or.us prior to the meeting time.
Comments received will be shared with Planning Commission at the meeting and included in
the record. Comments may be mailed to City Hall at 306 S Water Street or put in the drop off
box located at the driveway exit of City Hall.

City of Silverton
Community Development Department
306 South Water Street
Silverton, OR 97381
(503) 874-2212
Jgottgetreu@silverton.or.us

MEMO
DATE:

June 23, 2022

FROM:

Jason Gottgetreu, Community Development Director

TO:

Silverton Planning Commission

RE:

Development Code Amendments

The Planning Commission and City Council have identified a number of Development Code
items to be reviewed to ensure the Code provisions are adequately promoting the goals and
objectives of Silverton and ensuring they are enforceable given the clear and objective
requirement for housing developments.
City Council Goal 7 is to address the City’s housing needs with the objective to review the 2020
Housing Needs Analysis and identify strategies for implementation. The action plan was to have
staff present the housing strategies based on the previous prioritization to the City Council during
their June 20, 2022 work session. During the June 20th meeting staff presented the prioritized
housing strategies from the 2020 Housing Needs Analysis and updated the Council on what had
been done to date. Of the top 12 priority actions the City has completed; revising the Code to
allow duplexes, increasing allowable ADU size, and developing a system to monitor the supply
of residential land.
The next steps per the previous prioritization that the Council validated at the meeting on the 20th
include; Developing criteria and process for identifying land up zone, Evaluating incentives to
encourage developers to build PUD’s, Evaluating lot characteristics and standards (such as
minimum lot size), and evaluating allowing cottage clusters, triplexes, and quadplexes in the R-1
zone. The Affordable Housing Task Force recommends evaluating reducing the minimum lot
size in the R-1 zone from 7,000 square feet to 5,000 square feet. The Housing Strategy
Implementation Plan and Council prioritized list are attached.
Staff will present an overview of the potential avenues, impacts, and issues associated with
trying to increase the variety of housing through development code updates. Staff will also
present an overview SB 458 that goes into effect in July and how that relates to duplexes built
under the new development code guidelines.

June 15, 2021

SILVERTON HOUSING STRATEGY
IMPLEMENTATION PLAN

Purpose of a Housing Strategy Implementation Plan (HISP)
The purpose of the Silverton Housing Strategy Implementation Plan (HSIP) is to incentivize the
development of needed housing. This effort includes baseline assumptions and recommends
local policies required by House Bill 2003 (2019) to ensure that cities have a sufficient land
supply to meet demand along with a proactive Housing Production Strategy.
The HSIP process and outcomes are intended to identify, analyze and recommend housing
development incentives; as well as legislative, regulatory, and policy options for the expansion
of housing opportunities for households of all income levels. The HSIP also builds upon and
complements housing expansion efforts previously undertaken by the City of Silverton (City).
HPPS Work Plan
The HSIP includes the following key elements:
•

Housing Background Report: includes findings from the Housing Needs Analysis (HNA) and
other local efforts aimed at spurring housing development; and identifies new housing
policies the city will consider along with draft policy evaluation criteria.

•

Stakeholder Interviews: with input from housing developers, affordable housing
advocates and community stakeholders, as summarized in this report (see Appendix A).

•

City code evaluation and recommendations: City staff and community members worked
with the consultant team to review local building codes and to recommend new code
strategies for consideration during the HSIP development process.

•

Advisory Committee (AC) engagement: this included two facilitated AC meetings to discuss,
review, advise, and assist with the refinement of HSIP findings and recommendations.

•

Public Involvement: this entailed one virtual meeting with the public to discuss the HSIP
process, review/refine draft findings, and to address questions from the broader
community.

Housing Stakeholder Outreach
As part of the planning process, the consultant team conducted interviews with seven
stakeholders with knowledge and expertise about Silverton’s housing market and current
regulatory practices. Stakeholder input was mainly focused on market opportunities and
regulatory barriers. The input received during these interviews and from public and committee
meetings is used to contextualize policy recommendations that are identified and addressed by
this HSIP. It should be noted that these outreach activities were conducted during COVID-19 and
that opportunities to reach the larger community were limited by that circumstance.
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Current Regulatory Barriers to Housing
•

Developers unanimously identified low-density zoning allowances and restrictive lot
dimension standards as a major barrier to the development of a wider variety of housing
types. Current low-density zoning standards tend to restrict potential for small-lot
detached housing as well as middle housing building construction (2 to 4 dwellings per
structure). Some suggested that changing current standards would result in more
naturally occurring affordable housing.

•

Developers also conveyed the need for an improved multifamily development review
process in the City, saying that there is a market for apartments but the process of
obtaining a variance to develop multifamily housing is unpredictable.

•

Other comments from developers included:
o

Relatively high system development charges (SDCs) results in higher housing costs,
and single family detached homes pay the same SDCs regardless of their lot/floor
size (small cottage homes tend to pay the same as larger estate homes).

o

Environmental restrictions associated with wetlands and hillside development can
cause delays and increase costs.

o

Buildable land in Silverton exists but there is a perception that the urban growth
boundary should be expanded to accommodate more residential development
opportunities.

Housing Policy Strategy Evaluation
To provide greater housing affordability to middle-income families, the Silverton Affordable
Housing Task Force considered new housing tools and strategies as a part of the recent HNA. Each
strategy was scored based on the interest of the Silverton Planning Commission. These strategies
were further evaluated by the consultant team and narrowed to 32 strategies or actions to be
considered as part of the HSIP process. The following criteria were applied, and a relative score
was assigned ranging from 1 (low relative score) to 3 (high relative score) were given to each
strategy. Aggregated scores were compiled based on the following criteria.
•

Community Support: Ensuring that a policy can receive support is crucial. Local support is
a difficult task in that it is not always easy to measure since it can change or evolve over
time. In the case of the policies highlighted for Silverton, this criterion takes into account
the input provided by the Housing Task Force during the HNA process, as noted above.

•

Opportunity cost: Assessing the cost to the City of a given policy, such as foregone
property tax income or staff time administration requirements is compared relative to
the number of estimated additional low or middle-income housing units supported.
3

•

Number of target housing units added: tracking changes in the local housing inventory by
housing type/price point is already a state requirement, and policies that support
additional development opportunities for low or middle-income housing units are
considered.

•

Compatibility with other City policies: The extent to which a policy dovetails with other
existing city policies is considered to ensure that a new policy does not conflict with
other City objectives.

•

Development Feasibility: The ability of a policy or incentive to enhance the financial
viability of a project improves the chance that a developer will be willing to invest private
equity and take on debt required to construct and sustain a local housing investment.

An overall score was created for each of the potential policy strategies based on the evaluation
criteria noted above. The resulting scoring (shown in the following chart) can be used to help
prioritize near-term policy actions.
The following table identifies potential Silverton housing policy strategies into two categories:
•

Action items or strategies which call for the implementation of a policy aimed at improving
the housing ecosystem in Silverton, and

•

Evaluation items which require additional analysis and input to determine if it fits in
Silverton.

These differentiations were made based on input from the advisory committee and the public. It
should be noted that the inclusion of these strategies or their relative ranking does not constitute
an obligation on the part of the City to implement the strategies listed below. Rather, these
policies are ranked based on the criteria listed above and are intended to serve as a menu of
potential housing policy solutions to the issues identified in Silverton.
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Exhibit 1: Silverton Housing Policy Action Item Evaluation Results

Action Number

G.1: Hold Public
Meetings

1.1.b: Develop
Criteria & Process
for Identifying
Land to Upzone
2.1.a: Revise
Development
Code to Allow
Duplexes

Public
Community Opportunity
Description
Support
Cost
Hold public meetings and develop materials to
provide information to the community about
Silverton’s housing needs, using information
from the Housing Needs Analysis.
Develop criteria and a process for identifying
land to up-zone (or rezone) to meet the deficit of
land for multifamily development. The criteria
may include considerations of location,
transportation access, access to and capacity of
infrastructure, site size and development
constraints, and other relevant criteria.
Revise Silverton’s Development Code to allow
duplexes where single-family dwellings are
allowed in the following zones: R-1, R-5, RM-10,
and RM-20.

1.4.a: Develop a
System to
Monitor
Residential Land
Supply

Ensure that the City’s Capital Improvement Plan
includes funding for improvements and
maintenance necessary to support residential
development.
Develop and implement a system to monitor the
supply of residential land every two years. This
includes monitoring residential development
(through permits) as well as land consumption
(e.g., development on vacant or redevelopable
lands).

2.3.e: Identify
Opportunities to
Streamline PUDs

Identify opportunities to streamline the process
and standards for planned developments to
make their development easier and less costly.

1.3.b: Ensure CIP
Includes Funding

Target Compatibility
Housing
with City Development
Creation
Policies
Feasibility

Overall
Score

3

3

3

3

1

13

3

2

3

2

3

13

3

2

3

2

3

13

3

3

1

3

2

12

3

2

2

3

2

12

3

2

2

2

3

12
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Action Number

1.1.a: Rezone
Land to Address
Deficits
1.4.b: Reevaluate
Housing Needs
Periodically

Public
Community Opportunity
Description
Support
Cost

2

2

3

3

2

12

Reevaluate Silverton’s housing needs and land
sufficiency every eight years, as required by
House Bill 2003.

3

3

1

3

1

11

2

3

1

2

2

10

2

2

2

1

2

9

1

2

1

2

3

9

1

2

2

2

2

9

2.4.c: Support
Development in
Downtown
2.4.a: Consider
Mixed-Use
Development
Requirements

Identify and consider lowering barriers to mixeduse development that includes residential
development in commercial zones.

2.4.d: Rezone
Industrial Land to
Commercial
Mixed-Use

Overall
Score

Rezone land to address the deficits of land
identified in the Housing Needs Analysis in the
Multifamily Plan Designations, specifically in the
RM-10 and RM-20 zones.

Identify areas of high priority for improving
infrastructure to support new residential
development, focusing on opportunities for new
multifamily development in areas zoned RM-10
or RM-20.
Identify opportunities to rezone industrial land
to commercial mixed-use to support multifamily
housing development, if the City has more
industrial land than needed to accommodate
growth over the next 20-years.
Support redevelopment and mixed-use
development within Silverton’s downtown to
allow a mixture of higher-density housing and
employment uses such as retail, office, and
commercial services.

1.3.a: Identify
High-Priority
Infrastructure
Projects

Target Compatibility
Housing
with City Development
Creation
Policies
Feasibility
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Action Number

2.2.a: Consider
Allowing SROs

2.3.h: Conduct
Fair Housing
Audit

2.3.a: Conduct
Barrier Audit

Public
Community Opportunity
Description
Support
Cost
In addition to the R-1 zone, evaluate allowing
single-room occupancies (SROs) in Silverton’s R5, RM-10, and RM-20 zones, which would allow
for the development or conversion of structures
with multiple bedrooms and shared common
spaces (i.e., shared kitchens and bathrooms),
with the intention of allowing more than six
unrelated persons to live in the same unit.
1
2
Conduct a Fair Housing audit of the City’s
development processes and Development Code.
An audit would look at existing definitions,
restrictions, standards that trigger conditional
use permits, and disparate impacts of policies on
protected classes.
1
2
Conduct a broader audit of Silverton’s zoning
code and development processes to identify
barriers to residential development and identify
alternatives for lowering or eliminating the
barriers.
1
2

Target Compatibility
Housing
with City Development
Creation
Policies
Feasibility

Overall
Score

2

2

1

8

1

2

1

7

1

2

1

7

7

Exhibit 2: Silverton Housing Policy Evaluation Item Evaluation Results
Evaluation Item
Number

Public
Political Opportunity
Description Feasibility
Cost

Target
Housing

Compatibility
with City Development
Policies
Feasibility

Overall
Score

2.2.d: Evaluate
Allowing
Cottages in
Clusters

Evaluate allowing cottages in clusters with shared
central amenities (such as open spaces) to allow for
the development of small single-family detached
housing clustered on a lot in the R-1, R-5, RM-10, and
RM-20 zones.

3

2

3

2

3

13

1.2.c: Evaluate
Other Lot
Characteristic
Standards

Evaluate other lot characteristic standards, such as
setback requirements, to identify and remove barriers
to the development of a wider range of housing.

3

2

2

2

3

12

2.3.c#2:
Evaluate ADU
Development
Standards

Evaluate changing development standards for
accessory dwelling units, including changing the size
limit from 40% to 60% of the primary structure, but
retaining the 800 square foot maximum size limit.

3

2

3

2

2

12

2.3.f: Evaluate
Incentives to
Encourage
Developers to
Build PUDs

Evaluate incentives for developers to build PUDs
Evaluate incentives to encourage developers to build
planned developments with a variety of housing
types, including incentives to support the
development of income-restricted affordable housing.

3

1

3

2

3

12

2.2.b: Evaluate
Allowing
Tri/Quad
Plexes in R-1

Evaluate allowing triplexes and quadplexes in singlefamily zones, possibly using a form-based code
approach to regulate the development of these units.

3

2

3

2

2

12

1.2.a: Evaluate
Reducing
Minimum Lot
Size

Evaluate reducing the minimum lot size in the SingleFamily Residential (R-1) zone from 7,000 square feet
to 5,000 square feet—possibly as low as 3,500 square
feet. At the same time, evaluate reducing minimum
lot width to allow developers to develop housing on
lots as small as 3,500 square feet.

2

2

3

2

3

12
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Evaluation Item
Number

Public
Political Opportunity
Description Feasibility
Cost

Target
Housing

Compatibility
with City Development
Policies
Feasibility

Overall
Score

2.3.b: Evaluate
Developing
Form Based
Code
2.2.c Evaluate
allowing
Courtyard
Apartments in
R-1

Evaluate developing a form-based code approach to
regulate the development of small apartments,
cottages, tiny houses, and desired multifamily housing
types in the R-1 and R-5 zones.

3

2

2

2

2

11

Evaluate allowing courtyard apartments in the R-1
zone, with a goal of having these units rent at price
points consistent with the rental rates published by
the Marion County Housing Authority.

2

2

3

2

2

11

2.3.g: Evaluate
Allowing
Housing
Clusters on a
Parcel with
Constraints

Evaluate allowing housing clusters on a parcel with
constraints that prohibit or limit development, such
as floodplains or wetlands. This would allow the
unconstrained portion of the parcel to be developed
at a higher density than the underlying zone, leaving
the constrained portion of the parcel undeveloped.

2

2

2

2

3

11

1.2.b:
Reevaluate
Maximum
Density
Standard

Evaluate removing the maximum density standard
and allowing the building height limitation, lot
coverage standard, and parking requirement to limit
density in the RM-20 zone.

1

2

3

2

3

11

1.2.d: Evaluate
Planting Strip
Requirements

Evaluate requirements for including planting strips
with new sidewalks and roads. There may be places
where planting strips are not necessary, such as quiet
residential neighborhoods. Removing the
requirement for planning strips can increase density
and lower development costs, where appropriate.

2

2

1

2

3
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2.4.b: Evaluate
allowing
Multifamily
Residential
Buildings in
Downtown

Evaluate developing a policy and development
standards to allow for the development of multifamily
residential buildings in downtown. These buildings
could be exclusively residential, or they may include a
small amount of commercial space.

1

2

3

2

2

10
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Evaluation Item
Number
2.2.f: Evaluate
Required
Dimensions of
Mfgd. Homes
2.3.d: Evaluate
Off-Street
Parking
Requirements

2.2.e: Evaluate
Allowing Tiny
Houses
2.3.c#3:
Evaluate ADU
Development
Standards
2.4.e: Evaluate
Industrial
Live/Work
Housing

Public
Political Opportunity
Description Feasibility
Cost
Evaluate removing the standard that a manufactured
home must be multi-sectional and have an enclosed
floor area of at least 1,000 square feet.

Target
Housing

Compatibility
with City Development
Policies
Feasibility

Overall
Score

1

2

3

2

2

10

1

2

2

2

2

9

1

2

2

2

2

9

Evaluate changing development standards for
accessory dwelling units, including allowing tiny
homes as ADUs.

1

2

2

2

2

9

Evaluate developing a policy and development
standards to allow live/work housing (buildings that
include both housing and areas for work) in limited
circumstances in industrial areas.

1

2

1

2

1

7

Evaluate reductions to off-street parking
requirements for multifamily housing, including for
affordable housing serving seniors and other
populations that may have lower car ownership.
Evaluate allowing tiny houses (typically units smaller
than 500 square feet) in clusters with shared central
amenities (such as open spaces) to allow for the
development of small single-family detached housing
clustered on a lot, possibly using a form-based code
approach to regulate the development of these units.
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APPENDIX A: STAKEHOLDER INTERVIEW SUMMARY
The following is a summary of the issues raised through stakeholder interviews conducted
for the Silverton Housing Strategy Implementation Plan. The purpose of stakeholder
interviews is to understand how Silverton’s zoning standards, development review
regulations, tools and practices affect housing development in the community. At the start
of the planning process, the project team (city staff and consultants) identified a list of ten
(10) potential stakeholders including for-profit and non-profit real estate developers that
are knowledgeable about Silverton’s housing market. As of January 2021, seven (7)
stakeholders were interviewed to understand the impacts of the zoning code and review
requirements on development in Silverton. The table below identified the stakeholders
interviewed as part of the planning process.
Stakeholders Interviewed
Stakeholder

Affiliation

Kristine Walter

Local developer

Gene Oster

Local Developer

Terry Caster

Local Developer

Dan Steffey

Community Development Partners

Steve Kay

Cascadia Planning + Development Services

Claudia Cantu

Farmworker Housing Development Corporation

Owen Von Flue

Nobile Built Homes

The following is a summary of the issues raised through these stakeholder interviews. The
interview findings help inform the code review findings, code concepts and housing report.
Key Issues:
•

Dimensional Standards: Many interviewees cited minimum lot size standards as a
major barrier to developing middle housing; suggesting that current large lot size
standards, require more land per lot, which increases finished home sales price.
These requirements also tend to make residential product less affordable, especially
for first time buyers and renters at median income levels.

•

Zoning: Interviewees suggested that the lack of multifamily zoning, which allows
dense residential construction by right, is another impediment to development of
middle housing. Additionally, single-family zone lot size minimums are viewed as
too high. There is a market for smaller lot size single-family lot homes.

•

Infrastructure Costs: Infrastructure development costs were often cited as a
barrier to development. Specifically, SDC costs, which developers identified as very
high compared with surrounding cities. Some requested the city consider revising
their SDCs based on the size of the structure (as is the case in Newport, Oregon).
Developers suggested that this could lead to more affordable housing.

•

Review and Permitting Process: Overall, the interviewees felt positive about
working with the City of Silverton staff in the review and permitting processes.
However, the process of obtaining a variance to develop middle housing (duplexes,
triplexes, quadplexes and apartments) is viewed as exceptionally difficult and costly,
especially at the planning commission level. Some expressed that the variance
process is so lengthy that they would never try to obtain a variance.

•

Environmental Land Use Restrictions: Wetland and hillside developments are
extremely expensive and time consuming for developers.
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Action
Action 1.1b: Develop criteria and a process for identifying land to up-zone

3
Implement
5

2
Do Later

1
Keep Option

0
Not Do

City Council
Score
15

Action 1.4.a: Develop a system to monitor the supply of residential land

5

15

Action 2.1.a: Revise Silverton’s Development Code to allow duplexes

5

15

Action 2.3.h: Conduct a Fair Housing audit of the City’s development processes

5

Action 2.3.c#2: Evaluate development standards for ADU's to increase size

4

1

14

Action 2.2.d: Evaluate allowing cottages in clusters

4

1

14

Action 2.3.b: Evaluate developing a form-based code approach

4

1

14

Action 2.3.a: Conduct a barrier audit of Silverton’s development code

4

1

14

Action 1.4.b: Reevaluate housing needs as required by House Bill 2003

3

2

13

Action 2.3.f: Evaluate incentives to encourage developers to build PUDs

4

1

13

Action 1.3.b: Ensure that the City’s CIP includes funding

3

1

1

12

Action 1.2.c: Evaluate other lot characteristic standards

3

1

1

12

Action 2.2.b: Evaluate allowing triplexes and quadplexes in R-1

3

1

1

12

Action 1.2.a: Evaluate reducing the minimum lot size

3

1

1

12

Action 2.4.a: Identify and consider lowering barriers to mixed-use development

3

1

1

12

Action 2.4.e: Evaluate allowing live/work housing in industrial areas

3

1

1

12

Action 2.2.e: Evaluate allowing tiny houses

3

1

1

12

Action G.1: Hold public meetings

3

2

11

Action 1.1.a: Rezone land to address the deficits

3

2

11

Action 2.4.c: Support redevelopment and mixed-use dev. within the downtown

3

1

Action 2.3.c#3: Evaluate changing development standards for ADU's Tiny Homes

2

2

Action 2.4.d: Rezone industrial land to commercial mixed-use

3

1

Action 1.3.a: Identify areas of high priority for improving infrastructure

2

3

Action 2.2.a: evaluate allowing single-room occupancies (SROs) in R5,10,20

2

1

1

Action 2.2.c: Evaluate allowing courtyard apartments in the R-1 zone

1

1

3

Action 2.3.g: Evaluate allowing housing clusters on a parcel with constraints

1

2

1

1

8

Action 2.4.b: Evaluate allowing multifamily residential buildings in downtown

1

2

1

1

8

3

2

1

2

Action 1.2.d: Evaluate requirements for including planting strips

1

3

Action 1.2.b: Evaluate removing the maximum density standard

1

3

Action 2.3.d: Evaluate reductions to off-street parking req. for multifamily
Action 2.3.e: Identify opportunities to streamline PUD process

1

Action 2.2.f: Evaluate removing the 1k sq ft. standard for a manu. home

2

15

1
1

11
11

1

10
9

1

9
8

8
1

7

3

6

1

5

1

5

